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Art Simonian, Sepulveda 
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Applicant:

Representative:

Expiration Date: 
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PROJECT
LOCATION:

8811 - 8845 North Sepulveda Boulevard
(15430 West Rayen Street, 8832 - 8840 North Langdon Avenue)

PROPOSED
PROJECT:

The demolition of existing structures and the construction of a new 364-unit apartment 
building, with eleven (11) percent set aside for affordable housing. The project will vary in 
height from two- to three-stories of dwelling units above one-level of on-grade parking near 
Langdon Avenue to four- and five-stories of dwelling units above two-levels of on-grade 
parking near Sepulveda Boulevard. The project will provide a total of 557 automobile parking 
spaces, 368 long term bicycle parking spaces, and 37 short term bicycle parking spaces.

REQUESTED
ACTION:

1) Pursuant to CEQA Guidelines Section 15074(b), consideration of the whole of the 
administrative record, including the Mitigated Negative Declaration, No. ENV-2016-2752- 
MND ("Mitigated Negative Declaration”), all comments received, the imposition of 
mitigation measures and the Mitigation Monitoring Program prepared for the Mitigated 
Negative Declaration.

2) Pursuant to LAMC Section 12.32-F and Q, a Zone Change from RA-1 to R3-1;

3) Pursuant to Section 12.22-A,25 of the Los Angeles Municipal Code (LAMC), a set aside of 
11 percent (44 units) reserved for Very Low Income Households, to permit the 
construction of 364 residential units, utilizing Parking Option 1 and requesting two on- 
menu incentives:
a. a Floor Area Ratio (FAR) of 3:1 on the portion of the site which is zoned C2-1 and is 

located within 1,500 feet of a rapid bus stop;
b. to permit vehicular and pedestrian travel from the less restrictive to more restrictive 

zone; and

4) Site Plan Review for the construction of 50 or more dwelling units.
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RECOMMENDED ACTIONS:

1) Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the 
administrative record, including the Mitigated Negative Declaration, No. ENV-2016-2752-MND (“Mitigated 
Negative Declaration”), and all comments received, with the imposition of mitigation measures, that the 
project was assessed as part of Mitigated Negative Declaration and that there is no substantial evidence 
that the project will have a significant effect on the environment; FIND the Mitigated Negative Declaration 
reflects the independent judgment and analysis of the City; FIND the mitigation measures have been 
made enforceable conditions on the project; and ADOPT the Mitigated Negative Declaration and the 
Mitigation Monitoring Program prepared for the Mitigated Negative Declaration;

2) Approve and Recommend that the City Council adopt a Zone Change from RA-1 to (T)(Q)R3-1;

3) Approve two (2) On-Menu Incentives in conjunction with a set aside of 11 percent of the permitted 
density, 44 units, for Very Low Income Households:

a. a Floor Area Ratio (FAR) of 3:1 on the portion of the site which is zoned C2-1 and is located within 
1,500 feet of a rapid bus stop;

b. to permit vehicular and pedestrian travel from the less restrictive to more restrictive,zone; and 

Approve the Site Plan Review for the construction of 50 or more dwelling units.
t!

4)

5) Adopt the attached Findings;

6) Advise the applicant that, pursuant to California State Public Resources Code Section 21081.6, the City 
shall monitor or require evidence that mitigation conditions are implemented and maintained throughout 
the life of the project and the City may require any necessary fees to cover the cost of such monitoring;
and

VINCENT P. BERTONI, AICP 
Director of Planning

it
Nicholas Hendricks 
Senior City Planner

Charles J. Rauscn, Jr.
Interim Chief Zoning Administrator

May Smnopfoe^s^gon, Hearing Officer 
City Plarmer

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 Commission Secretariat, Room 532, City Hall, 200 North Spring 
Street, 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 week 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 these 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
1295.
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PROJECT ANALYSIS

Project Summary

The project site is an irregularly shaped site with frontage along Sepulveda Boulevard to the 
east, Rayen Street to the north, and Langdon Avenue to the west. The site is presently 
developed with a vacant nursery, which was in operation since the 1950s. The project would 
demolish the existing structures on the site for the construction, use, and maintenance of a new 
364-unit apartment building. The project will set aside 11 percent of the permitted density (44 
dwelling units) for Very Low Income Households. The project proposes to provide a mix of unit 
types which will include: 129 one-, 218 two-, and 17 three-bedroom units. The project will vary in 
height from two- to three-stories of dwelling units above one-level of on-grade parking near 
Langdon Avenue to four- and five-stories of dwelling units above two-levels of on-grade parking 
near Sepulveda Boulevard. The project will provide a total of 557 automobile parking spaces, 
368 long term bicycle parking spaces, and 37 short term bicycle parking spaces.

In conjunction with the request zone change, Case No. VTT-74705 was approved by the 
Advisory Agency on April 14, 2017 for the merger of nine parcels into one lot. The map has 
been conditioned to comply with the incidental zone change and would require the modification 
of the map should CPC-2016-2751-VZC-DB-SPR not be approved for the requested zone 
change from RA-1 to the R3-1 Zone.

Background

The project application was submitted to the Department of City Planning on August 2, 2016 
with a request for a Vesting Zone Change, Density Bonus, and Site Plan Review. The 
application was reviewed and deemed complete for processing on October 21, 2016. An 
incidental Vesting Tentative Tract Map was submitted on October 27, 2016. The application was 
reviewed and deemed complete for processing on November 23, 2016. As clarified in the 
Department of City Planning Memo dated December 13, 2016, the project is exempt from 
Measure JJJ because the application, which included a Vesting Tentative Tract Map, was 
deemed complete prior to December 13, 2016.

The project site is an irregularly shaped site, consisting of nine parcels, and approximately 4.35 
acres of lot area. The site has approximately 508 feet of frontage along the western side of 
Sepulveda Boulevard, approximately 224 feet of noncontiguous frontage along the southern 
side of Rayen Street, and 183 feet of frontage along the eastern side of Langdon Avenue. The
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site is developed with a nursery, known as Green Arrow Nursery, which will be demolished as 
part of the proposed project. On April 14, 2017, the Advisory Agency approved related Case No. 
VTT-74705 for the merger of the nine parcels into one lot. Due to the site’s configuration, land 
use designation, and zoning, the project site will be referenced as:

Westerly Portion: Consisting of 1.35 acres (58,696 square feet), with 50 feet of frontage 
along Rayen Street and 183 feet of frontage along Langdon Avenue.

Easterly Portion: Consisting of 2.99 acres (130,458 square feet), with 174 feet of frontage 
along Rayen Street and 508 feet of frontage along Sepulveda Boulevard.

The project site is located within the Mission Hills - Panorama City - North Hills Community 
Plan. The Westerly Portion of the site is designated by the Community Plan with the Medium 
Residential land use designation and is zoned RA-1. The Applicant has requested a zone 
change from RA-1 to R3-1. The Easterly Portion of the site is designated by the Community 
Plan with the Community Commercial land use designation and is zoned C2-1. The Applicant 
has not requested a zone change for this portion of the site.

The project will be developed over on-grade parking that will be accessible from all three street 
frontages. The Westerly Portion of the site will be developed with one level of on-grade parking 
and two to three stories of residential dwelling units. The Easterly Portion of the site will be 
developed with two levels of above grade parking and four to five stories of the residential 
dwelling units. The Westerly Portion of the site will include fire lane access from Rayen Street, 
as well as access to guest parking. The first and second levels of the parking located within the 
Easterly Portion of the site will be wrapped with dwelling units and other residential amenities 
and services. As designed the parking level will be screened from Sepulveda Boulevard. On the 
Langdon Avenue side, the proposed parking level will be setback 52 feet from the western 
property line and will be screened with the proposed first floor of the building that will consist of 
a residential lobby and indoor recreational area.

As designed, residential and vehicular entryways will be located at each of the three street 
frontages. Bicycle parking spaces have also been located to be easily accessible at the ground 
level from each of the three streets as well. The project proposes to provide and install the 
equivalent of one solar panel per dwelling unit. Additionally, the project proposes to provide 15 
percent of the parking spaces to be wired for future EV charges and 5 percent to be installed 
with chargers.

The project site is located within 1500 feet of the Metro Rapid Bus Line 734, which has a stop 
located at the northwest corner of Sepulveda Boulevard and Parthenia Street.

Surrounding Properties

Located directly across the project site, on the western side of Langdon Avenue is Langdon 
Avenue Elementary School. With the exception of one property, properties to the west, across 
Langdon Avenue, generally have a land use designation of Medium Residential and are zoned 
R3-1 and are developed with multi-family developments. The school site is designated and 
zoned for Public Facility uses. The adjacent properties to the north of the project site have a 
land use designation of Medium Residential and are zoned RA-1 or R3P-1. The properties are 
developed with single- and multi-family developments. The property located on the northern 
side of Rayen Street is developed with a church. The adjacent properties on the eastern side of 
the project site are zoned C2-1 and are developed with various commercial uses.

Streets and Circulation
Sepulveda Boulevard is a designated Boulevard II, dedicated to a varying width of 135 to 
145 feet at the project’s street frontage and is improved with curb, gutter, and sidewalk.
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Rayen Street is a designated Collector Street, dedicated to a width of 50 feet and is 
improved with curb, gutter, and sidewalk.

Langdon Avenue is a designated Local Street - Standard, dedicated to a width of 60 feet 
and is improved with curb, gutter, and sidewalk.

Relevant Cases

Subject Property:

Case No. VTT-74705: On April 14, 2017, the Advisory Agency approved Vesting Tentative 
Tract Map No. 74196 for the merger of nine parcels into one lot.

Surrounding Properties:

There are no relevant cases on the surrounding properties.

Public Hearing

A joint public hearing on this matter with the Deputy Advisory Agency and Hearing Officer was 
held at Marvin Braude San Fernando Valley Constituent Services Center on Tuesday, January 
17, 2017 (see Public Hearing and Communications, Page P-1).

Issues

Zoning

The project site consists of 4.34 acres of lot area, of which the westerly 1.35 acres is designated 
by the Mission Hills - Panorama City - North Hills Community Plan for Medium Residential land 
uses. The Medium Residential land use designation lists the R3 Zone as a corresponding zone. 
The site is currently zoned RA-1, which is a low density, single-family zone that would permit 
one dwelling per 17,500 square feet of lot area. The recommended zone change to (T)(Q)R3-1 
would establish a zone with a residential density that is not only consistent with the land use 
designation, but would permit the development of the underutilized project site with market rate 
and restricted affordable housing.

The easterly 2.99 acres of the project site, which has frontage along the western side of 
Sepulveda Boulevard and the southern side of Rayen Street, has a land use designation of 
Community Commercial. The land use designation lists the CR, C2, C4, RAS3, RAS4P, and PB 
Zones as corresponding zones. The Easterly Portion of the site is zoned C2-1, which is 
consistent with the land use designation. The Applicant has not requested a zone change for 
the Easterly Portion of the site.

Although the Applicant has not requested a zone change for the portion of the site that is zoned 
C2-1, the Applicant has requested two On-Menu Incentives. In the C2 Zone, Height District 1 
restricts the maximum Floor Area Ratio (FAR) to one and a half times the buildable area of the 
lot. In order to develop the site with the proposed density and to ensure the habitability of the 
dwelling units, the applicant has requested an incentive to permit a maximum FAR of 3:1 for the 
Easterly Portion of the site. The requested R3 Zone in Height District 1 would permit a 
maximum FAR of 3:1. As the project site would have a dual zone, the proposed building would 
be subject to different development standards. As proposed, the building has been designed to 
conform to the regulations of the requested R3 Zone and the existing C2 Zone. However, in 
order to provide efficient use of the space and circulation, the Applicant has requested a second
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incentive to permit access from the less restrictive C2 Zone to the more restrictive R3 Zone, as 
prohibited by the Zoning Code.

Density and Affordability

The recommended R3 Zone for the westerly 1.35 acres (58,696 square feet) of the project site 
would permit a maximum of 73 dwelling units. The existing C2-1 Zone would permit a maximum 
of 326 dwelling units on the easterly 2.99 acres (130,458 square feet) of the project site. 
Combined, the project site would be permitted a maximum of 399 dwelling units; however, the 
project proposes to construct a maximum of 364 dwelling units.

Pursuant to LAMC Section 12.22-A,25, the project may qualify for up to a 35 percent density 
bonus by setting aside a percent of the units for restricted affordable housing. While the project 
qualifies for a 35 percent density bonus, the applicant has elected to not utilize the density 
bonus for an increase in the number of units, but has requested two on-menu incentives 
pursuant to LAMC Section 12.22-A,25. Pursuant to LAMC Section 12.22-A,25(e), the project 
would be required to set aside 10 percent of the proposed units to qualify for two on-menu 
incentives. The Applicant has proposed to set aside 11 percent of the 399 dwelling units, or 44 
dwelling units, for Very Low Income Households. This would be equivalent to setting aside 12 
percent of the proposed 364 dwelling units for Very Low Income Households.

Parking

At the public hearing, local residents cited concerns over the existing parking issues in the area 
during the construction of the project and during its operations. Local residents stated that on
street parking was already limited and the addition of 364 dwelling units would worsen the 
parking problems in the area. A representative of the Our Lady of Peace Catholic Church 
located at 15444 Nordhoff Street cited concerns of the loss of parking and closures of streets 
and sidewalks during construction. The representative requested notification prior to the 
beginning of construction. At the public hearing, the Representative indicated that although not 
required to, the project would be providing guest parking spaces and would work with the 
church to ensure that the construction of the project would not impact the its operations. The 
Deputy Advisory Agency approved the incidental tract map, Case No. VTT-74705, with a 
condition to provide a minimum of 10 guest parking spaces and modified the mitigation measure 
to require notification of the church in addition to Langdon Avenue Elementary School prior to 
the start of the demolition, grading, and construction phases of the project.

Security and Privacy

At the public hearing, local residents cited concerns over the existing crime in the area and 
expressed concerns regarding security. One resident cited concerns over the loss of privacy 
due to the proposed project being located across from her apartment unit.

In regards to the existing crime and security, the project site is currently developed with a 
nursery which is no longer in operation. The proposed project would remove the existing 
structures and construct a new 364 unit apartment building. As proposed, the dwelling units are 
distributed throughout the entire 4.34 acre site and the project proactively treats each of the 
three frontages as the front entryway of the project. The ground floor along Sepulveda 
Boulevard will be utilized for lobby entrance, bicycle parking, office, mail room, and indoor 
recreational areas. Although the project does not include a commercial component, the frontage 
along Sepulveda Boulevard has been design to allow for constant activity. The ground floor 
along Rayen Street is designed with vehicular driveways, as well as a bike kitchen. The ground 
floor along Langdon Avenue has been designed with a lobby and indoor and outdoor 
recreational areas. As proposed, the project would eliminate a substantially large vacant area 
and would develop the project site with environmental design techniques to eliminate
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unprotected, unutilized space to improve the site. In regards to privacy, the City does not 
directly regulate privacy; however, provisions regulating minimum front, side, and rear yards 
helps to address the issue of privacy. As proposed, the project complies with the setback 
requirements of the requested R3 Zone and the existing C2 Zone.

Professional Volunteer’s Program

The project was reviewed by the Professional Volunteer’s Program (PVP) on October 18, 2016. 
The volunteer committee generally had positive comments regarding the overall concept, site 
layout and design of the project. The committee praised the configuration of the project given 
the project site’s irregular shape. Comments included a more distinct parking entrance along 
Sepulveda Boulevard given the width of street and the speeds of vehicles traveling on the 
street, incorporation of additional landscaping to create an additional buffer from Sepulveda 
Boulevard, and remove an architectural "comb” as it takes away from the design. In response to 
comments from PVP, the applicant revised the design to remove the architectural "comb” and to 
enhance the entrance to the parking with the use of accent colors and architectural recesses. 
Landscaping within the public rights-of-way will be provided as approved by the Bureau of 
Public Works.

Conclusion

Based on the public hearing, information submitted to the record, and the surrounding uses and 
zones, staff recommends that the City Planning Commission approve and recommend the 
adoption of a zone change from RA-1 to (T)(Q)R3-1 and the approval of the requested On- 
Menu Density Bonus Incentives and Site Plan Review. Additionally, staff recommends that the 
City Planning Commission find, based on its independent judgement, after consideration of the 
entire administrative record, that the project was environmentally assessed under ENV-2016- 
2482-MND for the above referenced project.
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CONDITIONS FOR EFFECTUATING (T) 
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32-G of the Municipal Code, the (T) or [T] Tentative Classification shall 
be removed by the recordation of a final parcel or tract map or by posting of guarantees through 
the B-permit process of the City Engineer to secure the following without expense to the City of 
Los Angeles, with copies of any approval or guarantees provided to the Department of City 
Planning for attachment to the subject planning case file.

1. Responsibilities/Guarantees.

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

a.

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

2. Dedication(s).

Sepulveda Boulevard (Boulevard II) - Dedicate a 20-foot radius property line return be 
dedicated at the corner of Sepulveda Boulevard and Rayen Street adjoining the tract 
along with a variable width sidewalk easement along the property frontage to allow for 
construction of a 10-foot full width sidewalk.

a.

Rayen Streeet (Collector Street) - Dedicate a 13-foot wide strip of land be dedicated 
along Rayen Street adjoining the property frontage to complete a 33-foot wide half 
right-of-way in accordance with Collector Street standards of Mobility Plan 2035.

b.

Langdon Avenue (Local Street) - None.c.

3. Improvement(s).

Sepulveda Boulevard - Reconstruct the existing sidewalk to provide a new 10-foot 
wide full width concrete sidewalk. Repair all broken, off-grade or bad order concrete 
curb and gutters. Upgrade all driveways to standards to comply with ADA 
requirements. Close all unused driveways with full height curb, 2-foot gutter, and 
sidewalk. Repair or replace other existing public improvements that may get damaged 
during construction of the proposed project. These improvements should suitably 
transition to join the existing improvements.

a.

Rayen Street - Construct additional surfacing to join the existing improvements to 
provide a 18-foot half roadway in accordance with Collector Street standards of 
Mobility Plan 2035, including asphalt concrete pavement, integral concrete curb, 2-foot 
wide gutter, and a 15-foot wide concrete sidewalk. Upgrade all driveways to comply 
with ADA requirements. Protect in place the existing 20-foot radius curb return at the 
corner of Sepulveda Boulevard and Rayen Street and install ADA access ramp. Repair

b.
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or replace existing public improvements that may get damaged during construction of 
the proposed project. These improvements should suitably transition to join the 
existing and proposed improvements.

c. Langdon Street - Reconstruct the existing sidewalk to provide a new 10-foot wide full 
width concrete sidewalk. Repair all broken, off-grade or bad order concrete curb and 
gutters. Upgrade all driveways to standards to comply with ADA requirements. Close 
all unused driveways with full height curb, 2-foot gutter, and sidewalk. Repair or 
replace other existing public improvements that may get damaged during construction 
of the proposed project. These improvements should suitably transition to join the 
existing improvements.

d. Install tree wells with root barriers, plant street trees, and trim existing tree roots 
satisfactory to the City Engineer and the Urban Forestry Division of the Bureau of 
Street Services. The applicant should contact the Urban Forestry Division for further 
information (213) 847-3077.

e. Trees: Board of Public Works approval shall be obtained prior to the issuance of the 
Certificate of Occupancy of the development project, for the removal of any tree in the 
existing or proposed public right-of-way area associated with the improvement 
requirements outlined herein. The Bureau of Street Services Urban Forestry Division is 
the lead agency for obtaining Board of Public Works approval for the removal of such 
trees.

Bureau of Street Services, Urban Forestry Division:4.

a. Plant street trees and remove any existing trees within dedicated streets or proposed 
dedicated streets as required by the Urban Forestry Division of the Bureau of Street 
Services. All street tree plantings shall be brought up to current standards. When the 
City has previously been paid for tree plantings, the sub divider or contractor shall 
notify the Urban Forestry Division (213-847-3077) upon completion of construction to 
expedite tree planting. If Street tree removal is required call 311 or 1 800 996-2489 to 
initiate the permitting process.

Bureau of Street Lighting: Prior to the recordation of the final map or issuance of the 
Certificate of Occupancy (C of O), street lighting improvement plans shall be submitted for 
review and the owner shall provide a good faith effort via a ballot process for the formation 
or annexation of the property within the boundary of the development into a Street Lighting 
Maintenance Assessment District. Construct new street lights:

5.

a. Two (2) on Rayen Street,

b. If street widening per BOE improvement conditions, relocate and upgrade street lights; 
four (4) on Sepulveda Boulevard.

6. Department of T ransportation.

a. All requirements and conditions listed in the DOT traffic assessment letter dated July 
14, 2016, and all subsequent revisions to this traffic assessment, be applied to the 
tract map.

b. A parking area and driveway plan should be submitted to the Citywide Planning 
Coordination Section of the Department of Transportation for approval prior to 
submittal of building permit plans for plan check by the Department of Building and
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Safety. Transportation approvals are conducted at 6262 Van Nuys Blvd., Room 320, 
Van Nuys, CA 91401.

7. Fire Department. Prior to the issuance of building permit, a plot plan shall be submitted to 
the Fire Department for approval.

Notice: If conditions dictate, connections to the public sewer system may be postponed until 
adequate capacity is available.

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

Pursuant to Section 12.32 G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the "Q” Qualified classification.

1. Development. The use and development of the subject property shall be in substantial 
conformance with the site plan, floor plans, elevations, and renderings labeled Exhibit "A” 
dated April 17, 2017 and the Conditions of Approval of Case No. CPC-2016-2751-VZC-DB- 
SPR. Minor deviations may be allowed in order to comply with provisions of the Municipal 
Code.
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CONDITIONS OF APPROVAL

Pursuant to Sections 12.22-A.25, and 16.05 of the Los Angeles Municipal Code, the following 
conditions are hereby imposed upon the use of the subject property:

A. Development Conditions:

Site Development. Except as modified herein, the project shall be in substantial 
conformance with the architectural plans, renderings, and materials submitted by the 
Applicant, stamped "Exhibit A,” dated April 17, 2017 and attached to the subject case

1.

file.

2. Residential Density. The project shall be limited to a maximum density of 364 
residential dwelling units, consisting of 44 units set aside for Very Low Income 
Households.

The density allocated in the (T)(Q)R3-1 and C2-1 Zones may be redistributed provided 
that the overall density of the project does not exceed 364 dwelling units and does not 
exceed the base density permitted in each zone.

3. Affordable Units.

A minimum of fourty-four (44) units, that is 11 percent of the base dwelling units 
permitted in the (T)(Q)R3-1 and C2-1 Zone, shall be reserved as Very-Low Income 
units, as defined by the State Density Bonus Law 65915 (C)(2).

a.

Changes in Restricted Units. Deviations that increase the number of restricted 
affordable units or that change the composition of units or change parking numbers 
shall be consistent with LAMC Section 12.22-A,25.

b.

4. Housing Requirements. Prior to issuance of a building permit, the owner shall execute 
a covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make fourty-four (44) units available to Very-Low Income 
Households, for sale or rental as determined to be affordable to such households by 
HCIDLA for a period of 55 years. Enforcement of the terms of said covenant shall be the 
responsibility of HCIDLA. The applicant will present a copy of the recorded covenant to 
the Department of City Planning for inclusion in this file. The project shall comply with 
the Guidelines for the Affordable Housing Incentives Program adopted by the City 
Planning Commission and with any monitoring requirements established by the HCIDLA. 
Refer to the Density Bonus Legislation Background section of this determination.

5. Incentives.

a. Floor Area Ratio (FAR). The easterly portion of the project site located within the 
C2-1 Zone may be permitted a maximum FAR of 3:1.

b. Access. The project may permit pedestrian and vehicular access between the C2-1 
Zone and (T)(Q)R3-1 Zone.

Open Space. The project shall provide open space in accordance with LAMC Section
12.21-G. Planting of required trees within the public right-of-way shall obtain approval 
from the Urban Forestry Division prior to obtaining approval from the Department of City 
Planning.

6.
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Landscaping. Any trees that are required pursuant to LAMC Section 12.21-G and are 
planted on any rooftop or podium shall be planted in a minimum three (3) foot planter.

7.

Air Quality. 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 11 for the west facing dwelling units located along Langdon Avenue and are located 
within 1,000 feet of the San Diego Freeway (405 Freeway). The air filtration system shall 
be installed to the satisfaction of the Department of Building and Safety.

8.

During operation, the Applicant or its successor shall verify that all air filters are properly 
maintained through inspection, self-certification, survey, or other equally effective 
measure. In addition, the Applicant or its successor shall be responsible for the 
replacement of all air filters at intervals to be established by the heating, ventilation and 
air conditioning (HVAC) system manufacturer. The Applicant or its successor shall 
retain, and make available to the City upon request, maintenance records related to the 
inspection and replacement of all air filters for at least 5 years after the recorded 
inspection date. The Applicant or its successor shall also ensure that long term funding 
for air filter maintenance and replacement is available.

Sustainability.9.

a. The project shall comply with the Los Angeles Municipal Green Building Code, 
Section 99.05.211, to the satisfaction of the Department of Building and Safety.

b. The project shall install one solar panel per dwelling unit prior to the issuance of a 
Certificate of Occupancy.

10. Parking.

Residential automobile parking shall be provided consistent with LAMC Section
12.22-A,25. Reductions in the required automobile parking shall be consistent with 
the requirements of bicycle replacement pursuant to LAMC Section 12.21-A,4.

a.

b. Tenants of the market rate residential dwelling units shall have the option to lease 
parking spaces separately from the residential dwelling units. Parking spaces for 
Restricted Affordable Units shall be sold or rented consistent with LAMC Section
12.22-A,25(d).

Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i.e. the number of 
bedrooms), or the applicant selects another Parking Option (including Bicycle 
Parking Ordinance) and no other Condition of Approval or incentive is affected, then 
no modification of this determination shall be necessary, and the number of parking 
spaces shall be re-calculated by the Department of Building and Safety based upon 
the ratios set forth pursuant to LAMC Section 12.22-A,25.

c.

d. Electric Vehicle Parking. The project shall include at least fifteen percent (15%) of 
the total Code-required parking spaces provided for all types of parking facilities, but 
in no case less than one location, shall be capable of supporting future electric 
vehicle supply equipment (EVSE). Plans shall indicate the proposed type and 
location(s) of EvSe and also include raceway method(s), wiring schematics and 
electrical calculations to verify that the electrical system has sufficient capacity to 
simultaneously charge all electric vehicles at all designated EV charging locations at
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their full rated amperage. Plan design shall be based upon Level 2 or greater EVSE 
at its maximum operating capacity. Of the 15% EV Ready, five (5) percent of the total 
Code-required parking spaces shall be further provided with EV chargers to 
immediately accommodate electric vehicles within the parking areas. When the 
application of either the 15% or 5% results in a fractional space, round up to the next 
whole number. A label stating "EVCAPABLE” shall be posted in a conspicuous place 
at the service panel or subpanel and next to the raceway termination point.

e. Bicycle Parking. Residential bicycle parking shall be provided consistent with LAMC 
12.21-A,16.

11. Construction. The project contractor shall use power construction equipment with state- 
of-the-art noise shielding and muffling devices. On-site power generators shall either be 
plug-in electric or solar powered.

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

B. Environmental Conditions:

13. Aesthetics (Light). 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.

14. Biological Resources (Habitat Modification: Nesting Native Birds, Non-Hillside or 
Urban Areas). Project activities (including disturbances to native and nonnative 
vegetation, structures, and substrates) should take place outside of the breeding 
season for birds, which generally runs from March 1 to August 31 (and as early as 
February 1 for raptors) to avoid take (including disturbances which would cause 
abandonment of active nests containing eggs and/or young). Take means to hunt, 
pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture of kill (Fish and 
Game Code, Section 86).

If Project activities cannot feasibly avoid the breeding season, beginning 30 days 
prior to the disturbance of suitable nesting habitat, the Project 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.

a.

b. If a protected native bird is found, the Project 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 to locate any nests. If 
an active nest is located, clearing and construction (within 300 feet of the nest or as

c.
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determined by a qualified biological monitor) shall be postponed until the nest is 
vacated and juveniles have fledged, and when there is no evidence of a second 
attempt at nesting. The buffer zone from the nest shall be established in the field with 
flagging and stakes. Construction personnel shall be instructed on the sensitivity of 
the area.

d. The Project Applicant shall record the results of the recommended protective 
measures described previously 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.

15. 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 Board of 
Public Works. All trees in the public right-of-way shall be provided per the current 
standards of the Department of Public Works, Urban Forestry Division, Bureau of Street 
Services.

16. The plans shall incorporate the Design Guidelines (defined in the following sentence) 
relative to security, semipublic 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.

17. Increase Noise Levels (Demolition, Grading and Construction Activities).

Construction-related equipment, including heavy-duty equipment, motor vehicles, 
and portable equipment, must be turned off when not in use for more than 
30 minutes.

a.

b. Place noise-generating construction equipment and locate construction staging 
areas away from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or compressors, 
must be placed as far from noise sensitive uses as feasible during all phases 
of project construction.

c.

d. Implement noise attenuation measures to the extent feasible, which may include, but 
are not limited to, temporary noise barriers, sound walls, or noise blankets around
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stationary construction noise sources.

18. Traffic (Work Area Traffic Management Plan) The Project Applicant shall submit a 
formal Work Area Traffic Control Plan for review and approval by the Department of 
Building and Safety prior to the issuance of any construction permits. This plan 
shall incorporate safety measures around the site to reduce the risk to pedestrian traffic 
near the work area. This plan shall identify traffic control measures, signs, delineators, 
and work instructions to be implemented by the construction contractor through the 
duration of demolition and construction activity.

19. Traffic (School access and safety coordination)

The developer and contractors shall maintain ongoing contact with administrator of 
Langdon Avenue Elementary School and Our Lady of Peace Catholic Church. The 
administrative offices shall be contacted when demolition, grading and construction 
activity begin on the project site so that students and their parents will know when 
such activities are to occur. The developer shall obtain school walk and bus routes to 
the schools from either the administrators or from the LAUSD's Transportation 
Branch (213)580-2950 or (213)580-2900 and guarantee that safe and convenient 
pedestrian and bus routes to the school be maintained.

a.

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

There shall be no staging or parking of construction vehicles, including vehicles to 
transport workers on Langdon Avenue, or any streets adjacent to the school.

c.

d. Due to noise impacts on the schools, no construction vehicles or haul trucks shall be 
staged or idled on any streets adjacent to the school.

C. Administrative Conditions

20. Approvals, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, reviews or approval, plans, etc, as may be required by the 
subject conditions, shall be provided to the Department of City Planning for placement in 
the subject file.

21. Code Compliance. All area, height and use regulations of the zone classification of the 
subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise.

22. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded in the 
County Recorder’s Office. The agreement shall run with the land and shall be binding 
on any subsequent property owners, heirs or assign. The agreement must be submitted 
to the Department of City Planning for approval before being recorded. 
recordation, a copy bearing the Recorder’s number and date shall be provided to the 
Department of City Planning for attachment to the file.

After

23. Definition. Any agencies, public officials or legislation referenced in these conditions 
shall mean those agencies, public offices, legislation or their successors, designees or 
amendment to any legislation.
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24. Enforcement. Compliance with these conditions and the intent of these conditions shall 
be to the satisfaction of the Department of City Planning and any designated agency, or 
the agency’s successor and in accordance with any stated laws or regulations, or any 
amendments thereto.

25. Building Plans. A copy of the first page of this grant and all Conditions and/or any 
subsequent appeal of this grant and its resultant Conditions and/or letters of clarification 
shall be printed on the building plans submitted to the Development Services Center and 
the Department of Building and Safety for purposes of having a building permit issued.

26. Corrective Conditions. The authorized use shall be conducted at all times with due 
regard for the character of the surrounding district, and the right is reserved to the City 
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal 
Code, to impose additional corrective conditions, if, in the Commission’s or Director’s 
opinion, such conditions are proven necessary for the protection of persons in the 
neighborhood or occupants of adjacent property.

27. Expedited Processing Section. Prior to the clearance of any conditions, the applicant 
shall show proof that all fees have been paid to the Department of City Planning, 
Expedited Processing Section.

28. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.

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.

a.

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.

b.

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 $50,000. 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).

c.

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).

d.
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e. 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, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.

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

For purposes of this condition, the following definitions apply:

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

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

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

General Plan/Charter Findings

General Plan Land Use Designation.1.

The project site, located generally at 8811 North Sepulveda Boulevard, is located within 
the Mission Hills - Panorama City - North Hills Community Plan, which was adopted by 
the City Council on June 9, 1999. The project site is an irregularly shaped site consisting 
of approximately 4.34 acres of lot area, and is located, generally, at the southwest corner 
of Sepulveda Boulevard and Rayen Street. The westerly 1.35 acres (Westerly Portion) of 
the site has frontage, midblock, along the southern side of Rayen Street and frontage, 
midblock, along the eastern side of Langdon Street. The easterly 2.99 acres (Easterly 
Portion) has frontage along the southern side Rayen Street and along the western side of 
Sepulveda Boulevard.

The Community Plan designates the Westerly Portion with a land use designation of 
Medium Residential, which lists the R3 Zone as a corresponding zone. The Westerly 
Portion of the site is currently zoned RA-1 and the applicant has requested a zone change 
to R3-1. As recommended, (T)(Q)R3-1 Zone would be consistent with the land use 
designation. The Easterly Portion of the site has a land use designation of Community 
Commercial, which lists the following corresponding zones: CR, C2, C4, RAS3, RAS4P, 
and PB. The site is currently zoned C2-1 and is consistent with the land use designation. 
The applicant has not requested a zone change for this portion of the site. 
recommended, the zone change to (T)(Q)R3-1 would allow for the development of multi
family residential dwelling units in an area which has been designation for higher density 
development. Additionally, the recommended zone change would allow for the irregularly 
shaped and large site to be developed with a density and height that is compatible with the 
existing community.

As

General Plan Text. The Mission Hills - Panorama City - North Hills Community Plan text 
includes the following relevant provision:

2.

Objective 1-1: To provide for the preservation of existing and the development of new 
housing to meet the diverse economic and physical needs of the existing residents and 
projected population of the Plan area.

Policy 1-1.1: Designate specific lands to provide for adequate multi-family 
residential development.

Policy 1-1.4: Protect the quality of the residential environment through attention to 
the appearance of communities, including attention to building and site design.

Objective 1-5: To promote and insure the provisions of adequate housing for all 
persons regardless of income, age, or ethnic background.

Policy 1-5.1: Promote greater individual choice in type, quality, price, and location 
of housing.

Policy 1-5.3: Ensure that new housing opportunities minimize displacement of the 
residents.
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The project site is a 4.34 acre site that has been developed with as a nursery. The project 
would remove the vacant structures on the site for the construction of a 364-unit 
residential building. As the project site is currently developed with a nursery, the project 
would not require the displacement of existing residents in order to provide the additional 
housing. The Westerly Portion of the site is zoned RA-1; however, the Community Plan 
contemplated the development of the site and surrounding areas for multi-family housing. 
The Community Plan designated the Westerly Portion with the Medium Residential land 
use designation, which lists the R3 Zone as a corresponding zone.

The recommended zone change to (T)(Q)R3-1 would permit the development of the 
underutilized and underdeveloped site with multi-family housing, consistent with 
designation by the Community Plan and Policy 1-1.1. In conjunction with the Easterly 
Portion of the site, which is zoned C2-1, the project proposes to develop the site with 364 
residential dwelling units, of which 44 units will be set aside for Very Low Income 
Households. Although the project will not be utilizing the 35 percent density bonus, the 
project proposes to set aside dwelling units, consistent with LAMC Section 12.22-A,25, for 
Very Low Income Households. The incorporation of affordable housing units will ensure 
that the development will provide new housing opportunities and choices for any income, 
age, or ethnic background. As such, the project is consistent with Objective 1-5 and 
Policies 1-5.1 and 3.

The Framework Element for the General Plan (Framework3. Framework Element.
Element) was adopted by the City of Los Angeles in December 1996 and re-adopted in 
August 2001. The Framework Element provides guidance regarding policy issues for the 
entire City of Los Angeles, including the project site. The Framework Element also sets 
forth a Citywide comprehensive long-range growth strategy and defines Citywide polices 
regarding such issues as land use, housing, urban form, neighborhood design, open 
space, economic development, transportation, infrastructure, and public services. The 
Framework Element includes the following goals, objectives and policies relevant to the 
instant request:

GOAL 3C: Multi-family neighborhoods that enhance the quality of life for the City’s existing 
and future residents.

Objective 3.7: Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow growth in areas where there is sufficient public 
infrastructure and services and the residents’ quality of life can be maintained or 
improved.

GOAL 4A: An equitable distribution of housing opportunities by type and cost accessible to 
all residents of the City.

Objective 4.1: Plan the capacity for and develop incentives to encourage production 
of an adequate supply of housing units of various types within each City subregion to 
meet the projected housing needs by income level of the future population.

The project site is bounded by Sepulveda Boulevard to the east, Rayen Street to the north, 
and Langdon Avenue to the west. The properties located to the north, south, and west of 
the Westerly Portion of the project site are designated for Medium Residential land uses 
and are zoned R3-1 and R3P-1. With the exception of a school and church, the 
surrounding properties are developed with multi-family housing. The recommended zone 
change to (T)(Q)R3-1 would permit the development of the Westerly Portion of the site 
multi-family housing that is consistent with land use designation and existing multi-family 
development in the area. The Easterly Portion of the site is designated for Community
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Commercial land uses and is zoned C2-1. The Easterly Portion of the site has frontage 
along Sepulveda Boulevard which is a commercial corridor; however, this portion of 
Sepulveda Boulevard has seen very few improvements or new development. Although the 
project does not propose to provide a commercial component, the proposed ground floor 
along Sepulveda Boulevard has been designed with characteristics of commercial 
buildings. The ground floor has been designed to provide window transparency at the 
corner of Sepulveda Boulevard and Rayen Street and has located residential amenities 
along Sepulveda Boulevard.

The project would improve the underutilized and underdeveloped site, which has not been 
improved since the 1960s, with a new and thoughtfully plan residential development that 
takes into consideration the existing development in the area. The project will set aside 44 
dwelling units for Very Low Income Households, providing new housing opportunities for 
individuals or families with restricted incomes. As proposed, the project would not only 
provide new and improved housing for mixed-incomes, but would provide amenities that 
would improve the quality of life for existing and future residents, consistent with the 
aforementioned goals and objectives.

Housing Element. The Housing Element of the General Plan will be implemented by the 
recommended action herein. The Housing Element is the City’s blueprint for meeting 
housing and growth challenges. It identifies the City’s housing conditions and needs, 
reiterates goals, objectives, and policies that are the foundation of the City’s housing and 
growth strategy, and provides the array of programs the City has committed to implement 
to create sustainable, mixed-income neighborhoods across the City. The Housing Element 
contains the following goals and objectives:

4.

GOAL 1: Housing Production and Preservation.

Objective 1.1: Produce an adequate supply of rental and ownership housing in order to 
meet current and projected needs.

Policy 1.1.2: Expand affordable rental housing for all income groups that need 
assistance.

Policy 1.1.3: Facilitate new construction and preservation of a range of different 
housing types that address the particular needs of the city’s households.

GOAL 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.1: Promote safety and health within neighborhoods.

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing, 
jobs, amenities, services, and transit.

Objective 2.3: Promote sustainable buildings, which minimize adverse effects on the 
environment and minimize the use of non-renewable resources.

Policy 2.3.3: Promote and facilitate the reduction of energy consumption in new 
and existing housing.

The recommended zone change from RA-1 to (T)(Q) R3-1 would allow for the 
development of the Westerly Portion of the site with multi-family density as contemplated 
by the Community Plan. The project would develop the 4.34 acre site with 364 dwelling 
units and will set aside 44 units for Very Low Income Households. The project would



Case No. CPC-2016-2751-VZC-DB-SPR F-4

develop the underutilized site with additional housing opportunities for individuals and 
families, but for varying incomes as well. As proposed, the project would be consisting with 
Goal 1, as well as the objective and policies referenced above. The project will include a 
mix of market rate and restricted affordable units along a commercially developed corridor 
and within proximity to transit. Additionally, the project proposes to install one solar panel 
per dwelling unit and to provide a minimum of 5 percent of installed EV chargers and 15 
percent wired for installation of future EV chargers. Additionally, the project would comply 
with existing Green Building codes, which were adopted to help facilitate the reduction of 
energy consumption. As the project proposes to construct residential dwelling units along 
a designated Boulevard II and within 1,000 feet of a freeway, the project has been 
condition to provide air filtration systems and construction of sound proof windows to 
reduce noise from the street. As such, the project is consistent with Goal 2 of the Housing 
Element and aforementioned objectives and policies.

The Mobility Element. The Mobility Element (Mobility Plan 2035) of the General Plan is 
not likely to be affected by the recommended action herein. The project proposes to merge 
the nine parcels into one lot for the development of a 364 unit residential building. In 
conjunction with the proposed zone change and merger, the project would be required to 
comply with dedication, merger, and improvement requirements along Sepulveda 
Boulevard, Rayen Street, and Langdon Avenue. At the public hearing, the Bureau of 
Engineering and the Deputy Advisory Agency approved modifications to the dedication 
and improvement requirements along Sepulveda Boulevard and Rayen Street. While the 
width of the dedication and improvement requirements were modified, the overall 
dedication and improvements would be consistent with the intent and would not affect the 
Mobility Element. The Mobility Element contains the following policy:

5.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, 
new mobility technologies, and supporting infrastructure.

As proposed and conditioned herein, a minimum of 15 percent of the Code-required 
parking spaces shall be capable of supporting future electric vehicle supply equipment 
(EVSE) and 5 percent will be equipped with EV chargers to immediately accommodate 
electric vehicles within the parking areas.

The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action. While the sewer system might be able to accommodate the total 
flows for the proposed project, further detailed gauging and evaluation may be needed as 
part of the permit process to identify a specific sewer connection point. If the public sewer 
has insufficient capacity then the developer will be required to build sewer lines to a point 
in the sewer system with sufficient capacity. A final approval for sewer capacity and 
connection permit will be made at that time. Ultimately, this sewage flow will be conveyed 
to the Hyperion Treatment Plant, which has sufficient capacity for the project.

6.

Entitlement Findings

Vesting Zone Change Findings.7.

a. Pursuant to Section 12.32-C and Q of the Municipal Code, and based on these 
findings, the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.
Public Necessity, Convenience, and General Welfare

The project site is located within the Mission Hills - Panorama City - North Hills 
Community Plan. As it relates to residential development in the Plan Area, the
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Community Plan identifies a lack of open space in apartment projects and a scarcity of 
affordable housing as issues in the Plan Area. The recommended zone change to 
(T)(Q)R3-1 would allow the development of the westerly 1.35 acres of the site with 
multi-family housing, which would not be permitted with the current RA-1 Zone. In 
conjunction with the remaining 2.99 acres of the site, the project would develop the 
underutilized 4.34 acre site with 364 residential dwelling units, with 44 units set aside 
for Very Low Income Households. The project would not only provide much needed 
housing, but would provide a range of unit types and affordability for future residents.

The project site has been developed with a nursery since the 1950s and was last 
improved in the 1960s. Due to the size of the site and unoccupied areas, the area 
could easily attract unsafe activities to the existing residential neighborhood. The 
proposed project would develop the site with four residential buildings located on a 
one- to two-level parking structure over the entirety of the site. As designed, the project 
would provide multiple access points for residents and vehicles, and provides for 
indoor and outdoor recreational spaces throughout the site. The project utilizes 
environmental design techniques to create physical attributes that distinguish the 
private and public realm, while eliminating large, unoccupied open areas.

The project site, which is located on the western side of Sepulveda Boulevard is 
generally located across from the North Hills Community Park, which is located at 
8756 North Parthenia Place. Although, the site is located within close proximity of the 
park, the project has proposed to provide a number of common and private open 
space amenities in excess of what is required by the LAMC Section 12.21-G. The 
project would provide approximately 49,883 square feet of outdoor common open 
space, which has been program to include a recreational garden area along Langdon 
Avenue and courtyard at the 2nd story podium level. The courtyard is proposed to 
include landscaping, seating areas, swimming pools, outdoor kitchen, and game area. 
In addition to the outdoor common open area, the project would provide indoor 
recreational areas such as a game room, play room, and fitness area. Additionally, the 
dwelling units have been designed to include private balconies. As proposed, the 
recommended zone change to (T)(Q)R3-1 would facilitate the improvement of a 
vacant, underutilized site with a project that not only addresses the issues identified by 
the Community Plan, but is consistent with the public necessity, convenience, and 
general welfare.

Good Zoning Practice

As described above, the recommended zone change to (T)(Q)R3-1 would facilitate the 
development of the westerly 1.35 acres of the project site with multi-family housing. As 
the RA-1 Zone is a low density, single-family zone, which would not permit the 
development of the Westerly Portion with higher density multi-family housing that is 
consistent with the Medium Residential land use designation of the surrounding 
properties. The recommended zone change would permit a maximum of 73 dwelling 
units, or 99 dwelling units pursuant to LAMC Section 12.22-A,25, as oppose to the 3 
single family lots permitted by the RA-1 Zone. The recommended (T)(Q)R3-1 would be 
consistent with the zoning of a majority of the surrounding properties to the west and 
south of the site. With the exception of the PF Zoned site that is developed with a 
school, these properties are zoned R3-1 and are developed with multi-family housing.

The project proposes to develop the Westerly Portion of the site in conjunction with the 
easterly 2.99 acres of the project site which is zoned C2-1. Although the 
recommended zone change would maintain a dual zone over the project site, it would 
ensure and maintain a transition from the higher density permitted in the C2 Zone to
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the R3 Zone neighborhood. While the project has requested an On-Menu Incentive to 
permit access from the less restrictive C2 Zone to the R3 Zone, the project has been 
designed in a manner that the maximum permitted density and floor area does not 
exceed what is permitted in the respective zones.

b. Pursuant to Section 12.32-G and Q of the Municipal Code “T
Classification Findings. The current action, as recommended, has been made 
contingent upon compliance with new “T” and “Q” conditions of approval imposed 
herein for the proposed project. The “T” Conditions are necessary to ensure the 
identified dedications, improvements, and actions are undertaken to meet the public’s 
needs, convenience, and general welfare served by the actions required. These 
actions and improvements will provide the necessary infrastructure to serve the 
proposed community at this site. The “Q” conditions that limit the scale and scope of 
future development on the site are also necessary to protect the best interests of and 
to assure a development more compatible with surrounding properties and the overall 
pattern of development in the community, to secure an appropriate development in 
harmony with the General Plan, and to prevent or mitigate the potential adverse 
environmental effects of the subject recommended action.

and “Q

Density Bonus/Affordable Housing Incentives Compliance Findings. 
a. Pursuant to LAMC Section 12.22 A.25 (e)(2), in order to be eligible for any on- 

menu incentives, a Housing Development Project (other than an Adaptive Reuse 
Project) shall comply with the following criteria, which it does:

8.

i. The fagade of any portion of a building that abuts a street shall be articulated 
with a change of material or a break in plane, so that the fagade is not a flat 
surface.
The project site is an irregularly shaped site, consisting of nine parcels, and 
approximately 4.35 acres of lot area. The site has approximately 508 feet of 
frontage along the western side of Sepulveda Boulevard, approximately 224 feet of 
noncontiguous frontage along the southern side of Rayen Street, and 183 feet of 
frontage along the eastern side of Langdon Avenue.

The eastern fagade facing Sepulveda Boulevard has been designed with a 
continuous frontage along the first and second floors of the building. While the 
project proposes to provide two levels of above grade parking, the parking levels 
will be wrapped with dwelling units and other accessory uses to the residential 
building such as the lobby, leasing office, mail room, and indoor recreational uses. 
Although the proposed project will be connected through the proposed parking 
levels, the dwelling units have been designed to be located within four buildings. 
Three of the buildings will be located along the Sepulveda Boulevard frontage and 
will be connected by pedestrian bridges at the third floor and above. The fourth 
building is located on the Westerly Portion of the site with frontage on Langdon 
Avenue. The lobby and proposed indoor recreational area will be setback 15 feet 
from the property line and the proposed parking and three-story portion of the 
building will be setback 52 feet from the property line. As shown in the plans 
stamped Exhibit A, the facades of each of the buildings have been designed with 
changes in materials and colors, as well as breaks in the plane to give the illusion 
of multiple buildings with varying heights.

ii. All buildings must be oriented to the street by providing entrances, windows 
architectural features and/or balconies on the front and along any street 
facing elevation.
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As previously described, three of the buildings have frontage along Sepulveda 
Boulevard. One of the three buildings is located at the corner of Sepulveda 
Boulevard and Rayen Street. The fourth building has frontage along Langdon 
Avenue. As indicated in the plans stamped Exhibit A, pedestrian and vehicular 
entryways have been located on all three street frontages to provide access to the 
parking area and the individual residential buildings. The buildings have been 
designed to consider each of the three streets, with windows and balconies facing 
not only the street facing the public right of way and the interior elevations as well.

iii. The Housing Development Project shall not involve a contributing structure 
in a designated Historic Preservation Overlay Zone (HPOZ) and shall not 
involve a structure that is a City of Los Angeles designated Historic-Cultural 
Monument (HCM).

The proposed project is not located within a designated Historic Preservation 
Overlay Zone, nor does it involve a property that is designated as a City Historic- 
Cultural Monument.

iv. The Housing Development Project shall not be located on a substandard 
street in a Hillside Area or in a Very High Fire Hazard Severity Zone as 
established in Section 57.25.01 of the LAMC.

The project site is a 4.34 acre site that is bounded by Sepulveda Boulevard to the 
east, Rayen Street to the north, and Langdon Avenue to the west. Sepulveda 
Boulevard is a designated Boulevard II and is dedicated to a varying width of 130 
to 130 feet at the project’s street frontage. Rayen Street is a designated Collector 
Street, dedicated to a width of 50 feet at the project’s street frontage. Langdon 
Avenue is a designated Local Street - Standard, dedicated to a width of 60 feet. 
The site is not located on a substandard street in a Hillside area or in a Very High 
Fire Hazard Severity Zone as established in Section 57.25.01 of the LAMC.

b. Pursuant to Section 12.22 A.25(g) of the LAMC and Government Code 65915(d), 
the Commission shall approve a density bonus and requested incentive(s) 
unless the Commission finds that:
i. The incentives does not result in identifiable and actual cost reductions to 

provide for affordable housing costs as defined in California Health and 
Safety Code Section 50052.5 or Section 50053 for rents for the affordable 
units.

The record does not contain substantial evidence that would allow the Director to 
make a finding that the requested incentives do not result in identifiable and actual 
cost reductions to provide for affordable housing costs per State Law. The 
California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable housing costs for very low, low, and moderate income 
households. Section 50052.5 addresses owner-occupied housing and Section 
50053 addresses rental households. Affordable housing costs are a calculation of 
residential rent or ownership pricing not to exceed 25 percent gross income based 
on area median income thresholds dependent on affordability levels.
The list of on-menu incentives in 12.22-A.25 were pre-evaluated at the time the 
Density Bonus Ordinance was adopted to include types of relief that minimize 
restrictions on the size of the project. As such, the Director will always arrive at the 
conclusion that the density bonus on-menu incentives and do not result in 
identifiable and actual cost reductions, and are required to provide for affordable
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housing costs because the incentives by their nature increase the scale of the 
project.
The requested incentives, an increase in the allowable Floor Area Ratio (FAR) to a 
maximum of 3:1 for the portion of the site which is zoned C2-1 and to permit 
access from the less restrictive zone to the more restrictive zone, are expressed in 
the Menu of Incentives per LAMC Section 12.22-A,25(f) and, as such, permit 
exceptions to the zoning requirements that result in building design or construction 
efficiencies that provide for affordable housing costs. The requested incentives 
allow the developer to expand the building envelope so the additional affordable 
units can be constructed and the overall space dedicated to residential uses is 
increased. These incentives support the applicant’s decision to set aside 44 
dwelling units for Very Low Income households for 55 years.
Floor Area Ratio Increase. The easterly 2.99 acres of the 4.34 acre site is zoned 
C2-1 which would permit a maximum FAR of 1.5:1, or 130,458 square feet of floor 
area. The FAR incentive permits an increase of the FAR not to exceed 3:1 for 
project sites which are located along a Major Highway and are located within 1,500 
feet of a Transit Stop/Major Employment Center. The project site has 
approximately 508 feet of frontage along the western side of Sepulveda Boulevard, 
a designated Boulevard II, or Major Highway Class II, and is located within 800 feet 
of the Metro Bus stop for Rapid Line 734, which runs every 15 minutes and is 
considered to be a Transit Stop. The proposed 3:1 FAR would permit a maximum 
of 391,374 square feet of floor area on the Easterly Portion of the project site. The 
project proposes a maximum of 371,904 square feet of floor area or a 2.85:1 FAR 
for the Easterly Portion of the site. As designed, the FAR and density for the 
recommended (T)(Q)R3-1 and existing C2-1 Zone will not be averaged between 
the two zones. The granting of the additional 241,446 square feet within the 
Easterly Portion of the site would allow for the development of the 315 dwelling 
units, as well as, ensuring that the all the dwelling units are of a habitable size.
To Permit Vehicular Access from a Less Restrictive Zone to a More Restrictive 
Zone: The 4.34 acre site is designated by the Community Plan with two land use 
designations, Medium Residential for the Westerly Portion of the site and 
Community Commercial for the Easterly Portion of the site. As the Westerly Portion 
of the site is zoned RA-1, the Department has recommended a zone change to 
(T)(Q)R3-1 for consistency with the land use designation. Currently, the project site 
consists of nine parcels and is an irregularly shaped site with frontage and access 
along three streets. The project proposes to develop the site with one building that 
is connected by the proposed above grade parking levels that are accessible from 
Sepulveda Boulevard, Rayen Street, and Langdon Avenue. Due to the irregular 
shape of the project site, permitting vehicular access between the recommended 
(T)(Q)R3-1 and existing C2-1 Zone would allow for a practical design and 
configuration of the parking layout in the most efficient manner for the proposed 
building.

ii. The Incentive will have a specific adverse impact upon public health and 
safety or the physical environment, or on any real property that is listed in 
the California Register of Historical Resources and for which there are no 
feasible method to satisfactorily mitigate or avoid the Specific Adverse 
Impact without rendering the development unaffordable to Very Low, Low 
and Moderate Income households. Inconsistency with the zoning ordinance 
or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety.
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There is no substantial evidence that the proposed incentive will have a specific 
adverse impact. A "specific adverse impact” is defined as, "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written 
public health or safety standards, policies, or conditions as they existed on the date 
the application was deemed complete” (LAMC Section 12.22-A.25(b)). The 
proposed Project and potential impacts were analyzed in accordance with the 
City’s Environmental Quality Act (CeQA) Guidelines and the City’s L.A. CEQA 
Thresholds Guide. These two documents establish guidelines and thresholds of 
significant impact, and provide the data for determining whether or not the impacts 
of a proposed Project reach or exceed those thresholds. Analysis of the proposed 
Project involved the preparation of a Mitigated Negative Declaration (MND) (ENV- 
2016-2752-MND), and it was determined that the proposed Project may have an 
impact on the following environmental factors: Aesthetics, Biological Resources, 
Noise, Transportation and Traffic. As analyzed in the MND, potential impacts would 
be less than significant with the implementation of the identified mitigation 
measures. At a public hearing, the Deputy Advisory Agency modified a mitigation 
measure that would reduce impacts for Transportation and Traffic. The 
modification would require that the Applicant notify and maintain contact with a 
local church during the demolition, grading, and construction phases of the project. 
Pursuant to Section 15074.1 of the CEQA Guidelines, the modification of the 
mitigation measure does not require recirculation of the MND as the mitigation 
measure is "equivalent or more effective” in reducing potential impacts. The 
mitigation measures have been incorporated as Conditions of Approval herein 
(Conditions B. 13 through 19). Therefore, there is no substantial evidence that the 
proposed Project will have a specific adverse impact on the physical environment, 
on public health and safety, and on property listed in the California Register of 
Historic Resources.

Site Plan Review Findings. In order for the site plan review to be granted, all three of 
the legally mandated findings delineated in Section 16.05-F of the Los Angeles 
Municipal Code must be made in the affirmative:

9.

a. The project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any applicable 
specific plan.

The project site is located within the Mission Hills - Panorama City - North Hills 
Community Plan. The site is not located within a specific plan area. The project site is 
a 4.34 acre site that is comprised of nine parcels. Of the 4.34 acres, the westerly 1.35 
acres of the site is designated by the Community Plan with a land use designation of 
Medium Residential, which lists the R3 Zone as a corresponding zone. The 
recommended zone change from RA-1 to (T)(Q)R3-1 would be effectuate a zone that 
is not only consistent with, but corresponds to the land use designation. The remaining 
2.99 acres of the site, referred to as the Easterly Portion, has a land use designation of 
Community Commercial. The Community Commercial land use designation lists the 
following corresponding zones: CR, C2, C4, RAS3, RAS4P, and PB. The Easterly 
Portion of the site is zoned C2-1 and is consistent with the land use designation. A 
zone change has not been requested or recommended for the Easterly Portion of the 
site.

The project site is developed with a nursery which was in operation since the 1950s. 
The project would remove the existing structures and develop the site with a 364-unit 
residential building that would include 44 units designated for Very Low Income 
Households. As discussed in Finding No. 2, the project would be in conformance with
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the goals, objectives, and policies of the Community Plan by improving an 
underutilized site with a mixed-income residential development that would provide a 
range of one to three bedroom units, effectively providing different housing types to 
meet the needs of the Community. Additionally, the project would be required to 
dedicate and improve the public rights-of-way, which would be consistent with the 
intent of the Mobility Element of the General Plan. As such, the project is in substantial 
conformance with the General Plan and Community Plan.

b. The project consists of an arrangement of buildings and structures (including 
height, bulk and setbacks), off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements, that is or 
will be compatible with existing and future development on adjacent properties 
and neighboring properties.

The project will develop the site with 364 residential dwelling units to be contained 
within four proposed buildings that will be located on one to two levels of above grade 
parking. The parking levels will be wrapped with residential dwelling units, as well as 
various residential amenities and services. Visibility of the parking levels will be 
minimal from the public rights-of-way. Parking will be accessible through driveways 
located along Sepulveda Boulevard, Rayen Street, and Langdon Avenue. Additionally, 
fire lane access will be provided from Rayen Street on the Western Portion of the site. 
This portion of the site has also been designed to provide a loading and service area. 
The Westerly Portion of the site, which has frontage along Langdon Avenue and 
Rayen Street, will be developed with one level of parking and one building that will 
range from two to three stories of residential dwellings. The building will be setback 34 
feet from the northern property line on the Western Portion of the site. As proposed, 
the area will be designated for recreational or garden area. The Easterly Portion of the 
site, which has frontage along Sepulveda Boulevard and Rayen Street will be 
developed with two levels of parking and four to five stories of residential dwellings. 
The three buildings proposed on the Easterly Portion will be connected through 
pedestrian bridges located at the third story and above. The proposed project will 
observe all the required setbacks and has proposed to landscape the ground floor and 
podium level for the purposes of common open space. As proposed, the project would 
be compatible with existing and future development on adjacent properties and 
neighboring properties.

c. Any residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties.

The proposed project will develop the site with 364 residential dwelling units that will 
consist of one to three bedroom dwelling units. As required by LAMC Section 12.21-G, 
the project is required to provide 43,125 square feet of open space that may be 
provided as common or private open space. The project proposes to provide a 49,883 
square feet of outdoor common open space located on the ground floor and podium 
level of the project. Of the 49,883 square feet of common open space, 29,575.8 
square feet will be landscaped. The common areas located on the podium level has 
been designed to provide landscaping and separated areas for different types of 
recreational uses. These areas include: lounge garden, outdoor kitchen, dining area, 
pool terrace, game area, and play area. In addition to the outdoor common open 
space, the project will provide interior common open space that will include a fitness 
room along Sepulveda Boulevard and a game room along Langdon Avenue, adjacent 
to the proposed community park. Two of the buildings will feature indoor residential 
amenity areas on the third and fourth floors. Although not required, the project 
proposes to provide private balconies throughout the development. As proposed, the



Case No. CPC-2016-2751-VZC-DB-SPR F-11

project has provided open space in excess of what is required by the zoning code and 
has programed the open space to take into consideration the varying recreational 
needs of the future residents. As such, the project has provided recreational and 
service amenities to improve the habitability for its residents and minimize impacts on 
neighboring properties.

Environmental Findings

10. Environmental Finding. A Mitigated Negative Declaration (MND), along with mitigation 
measures and a Mitigation Monitoring Program (ENV-2016-2752-MND), was prepared for 
the proposed project in compliance with the California Environmental Quality Act (CEQA). 
Comments were received during the public comment period of the MND in regards to 
impacts related to information regarding the construction phase of the project, impacts on 
air quality, utilities and wastewater facilities, and greenhouse gases. The Advisory Agency 
considered comments submitted during the comment period, at and after the public 
hearing regarding the MND. Pursuant to Section 15074.1 of the CEQA Guidelines, the 
Advisory Agency modified a mitigation measure to further the effectiveness of the measure 
to reduce impacts and incorporated the modified measures as part of the conditions of 
approval. The MND, modified mitigation measures, and Mitigation Monitoring program 
were adopted by the City’s Advisory Agency on April 14, 2017 in connection with the City’s 
action in Case No. VTT-74705. On the basis of the whole of the record before the lead 
agency including any comments received, the lead agency finds in its independent 
judgment and analysis that this project was environmentally assessed in Case No. ENV- 
2016-2751-MND. The records upon which this decision is based are with the 
Environmental Review Section of the Planning Department in Room 750, 200 North Spring 
Street.

11. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of 
the Flood Hazard Management Specific Plan adopted by the City Council by Ordinance 
No. 172,081, have been reviewed and it has been determined that this project is located in 
Zone C, areas of minimal flooding.
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PUBLIC HEARING AND COMMUNICATIONS

A joint public hearing on this matter with the Deputy Advisory Agency and Hearing Officer was 
held at the Marvin Braude Building on Tuesday, January 17, 2017 for Case Nos. VTT-74705 
and CPC-2016-2751-VZC-DB-SPR.

1. Attendees

The hearing was attended by the applicant, the applicant’s representative, the project 
architect, a few members of the public, and a representative from the Council Office.

2. Testimony
a. Mr. Benjamin Fiss, the applicant’s representative, gave an overview of the project, 

stating the following:
• There has been few new developments in the area
• The project would be providing 11 percent of the permitted density for affordable 

housing
• Merger of the lots would provide clarity of the setbacks
• No displacement of housing as the site was previously developed as a nursery
• The proposed building transitions height through the project from Langdon 

Avenue to Sepulveda Boulevard.
• Providing a variety of indoor and outdoor open space
• Requested modification to the dedication and improvement requirements along 

Sepulveda Boulevard and Rayen Street.
b. The following comments were made from members of the public:

• Concern regarding parking during construction and how it would effect 
surrounding neighborhood

• Project is exciting for the area, but bicycles are not really used in the area, 
automobile parking is an issue

• Lighting Langdon Avenue and Rayen Street is a concern
• Concern regarding crime activity across the street
• Concern regarding the loss of privacy

c. Mr. Ackley Padilla, representative for Councilwoman Nury Martinez, stated that the 
Council Office was in support of the project, modifications to the dedication and 
improvement requirements along Sepulveda Boulevard and Rayen Street, that the 
project would provide needed housing, and that the project was design with respect to 
the neighborhood.

At the public hearing, the Advisory Agency modified a mitigation measure to require notification 
of the Our Lady of Peace Catholic Church during the demolition, grading, and construction 
phases of the project. The Bureau of Engineering agreed with the modification request for 
dedication and improvements, and the Advisory Agency was inclined to approve the request.



SEPULVEDA APARTMENTS
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

\
\
\

/'•

■

April 14, 2017 
Project Number 151068

■
V ■

JXI
:

\\:

.A-T"
\

■'

-

■' ,

L - ■«

[Ilit
Ii r :

c U. ill45 IPI
IIX LI

FT Jl
—4|. LB— i _rr __ . j -Mil

1
i1i ■■4j

I' -T«jiImT ' i>V A l)
M,

F
n ■ •_ *4

R ■ry ■'•vr: i*.

\ 7;!* cm
...

DEVELOPMENT TEAM DESIGN TEAM Exhibit A
LANDSCAPE ARCHITECT: DUANE BORDER DESIGN

DUANE BORDER DESIGN
ARCHITECT: KTGY GROUP,INC.PASSCOi METRO INVESTMENTS PASSCO 12555 WEST JEFFERSON BLVD. 

SUITE 100
LOS ANGELES, CA 90066
310.394.2623
www.ktgy.com

501 WESTGLENOAKS BLVD. 
SUITE #556 
GLENDALE, CA, 91202 
818.246.0092

12050 MAIN STREET 
SUITE 650 
IRVINE, CA 92614 
949.442.1000

LANDSCAPE ARCHITECTURE

448 SOUTH HILL STREET 
LOS ANGELES, CA 90013

213.265.7246
www.duaneborder.comMetro

Investments www.metinvestments.com www.passco.com
Re-Submittal April 14, 2017

http://www.ktgy.com
http://www.duaneborder.com
http://www.metinvestments.com
http://www.passco.com


NORTH HILLS 
COMMUNITY 

PARK

234,734 0 DASH Q

PARTHENIA STREET
aDASH

DASH a 8 234,734 
DASH

8 234
RAYEN STREET

LANGDON 
ELEMENTARY 

SCHOOL__

■sr

X<.<p
-A

AtP

CHASE
) ?? ii gII

;

8 234,734
166/364 8

NORDHOFF STREET
8166/364

166/364 8

8166/364 
VALOR

ACADEMY
MIDDLE
SCHOOL

[ i S t:

aL-J

8166/364

166/364 8

Hon

J

DASH 8

8 DASH

1000',0 250' 500’

8166/364

JAMES MONROE 
HIGH SCHOOL

166/364 8

8 166/364

SEPULVEDA APARTMENTS VICINITY MAP
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

Architecture + Planning
12555 West Jefferson Blvd. 
Suite 100
Los Angeles, CA 90066
310.394.2623
ktgy.com

Metro oo/^i^
Investments rAcoCO

A „

APRIL 14, 2017 
KTGY# 20151068

-j.

Re-Submittal 2017

SE
PU

LV
ED

A B
O

U
LE

VA
R

D

m

co

LA
N

G
D

O
N

 AV
EN

U
E

I-4
05

 SA
N

 DI
EG

O
 FR

EE
W

AY

/M
ar

sh
al

ls

a
4̂

co

-~
vl4̂

C
O

eg

O
U

R
 LA

D
Y O

F 
PE

AC
E S

C
H

O
O

L

BU
R

N
ET

 A
VE

N
U

E

d!

SE
PU

LV
ED

A R
EC

R
EA

TI
O

N
 

C
EN

TE
R

xC
O>

%
0

o

^c

Y>

&
H

AS
KE

LL
 A

VE
N

U
E



□
Q1

SITE * NORTH HILLS 
COMMUNITY PARK

A
o

<3<
CO

Q

Q_

CO

LANGDON
ELEMENTARY

SCHOOL

RAYEN STREET

>4

SEPULVEDA BLVD EXISTING SITE CONDITION FROM SEPULVEDA LANGDON AVENUE
I

5
\N,

>

_____ i

iiTil la, m?>•r: i

a

LB

W

* i*.t■ ■■

wnfeilr’;
pi

6
tm

11 If
m¥

! !

3 7
I

4
A

-■r
111! .mJL I'' *m : Ja■si S3rd o ei & rt- -T r K;" .5-" VI,..HT-HI... '■b a »J ■auii<w

ISiyj—®
wmimniiwnmn liiiimnr.T .

[’“I

SEPULVEDA APARTMENTS EXISTING SITE CONTEXT
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

Architecture + Planning
12555 West Jefferson Blvd. 
Suite 100
Los Angeles, CA 90066
310.394.2623
ktgy.com

Metro oo/^i^
Investments rAdbCCJ

4%.

APRIL 14, 2017
KTGY# 20151068

Re-Submittal 2017

8V,
l; E*'y

3, *•Vv
OS

: ■■ ■,T/VT

..■tvi 111!

□

far
: - J

.1■gii

□

T
1 14

i-U.IUIfm, L.'liL-UaU

□
/

1

1

5^
I

iMWIt • V”
iWr,,

-**1-- . <n»i W llH'P-I*!*

cn
 L^1

LA
N

G
D

O
N

 AV
EN

U
E

00



LANGDON
ELEMENTARY

SCHOOL

NORTH HILLS 
COMMUNITY PARK

Jl5 ^RAYEN STREET

16
'S.[\

12

v

lip gr s • -r'.
I“!!i«:i;

,Ytg«
-.-X

SEPULVEDA APARTMENTS EXISTING SITE CONTEXT
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

Architecture + Planning
12555 West Jefferson Blvd. 
Suite 100
Los Angeles, CA 90066
310.394.2623
ktgy.com

Metro -pv a

Investments rAcoCO
4%.

APRIL 14, 2017
KTGY# 20151068

Re-Submittal 2017

'SITE EXTENSION TO RAYEN*

11 1H>
::

- — 
II '' ca

SOUTH SIDE OF RAYEN NORTH SIDE OF RAYENEXISTING SITE CONDITION FROM RAYEN

r v 13

-

ALEXAW.VAK Fixtures mm
4

i to ; S?.
%;4 w

7///W
mm <4

r ^

‘

■

15
~\

*■
J

lit»

£3

10
A

for H*SEa' ' ■ I■ ■l"1'ai
til l!M.

=r
I BI * I!(I

f>

1311»
i

IFI

: M •

' * ; '. ■:.; <'

141 fpfc <\
1<*v §5c*

II4'

| l1 ! I
J.

iiiwa

.V
itaaSnSsas!

LU</)

LA
N

G
D

O
N

 AV
EN

U
E

SE
PU

LV
ED

A B
O

U
LE

VA
R

D



■
jyb§ RA-1 ri

PJBSB*Z_

' - :•„,

Sf • ft 1C2-1 V I

3
"1*

a ' i JC' i' *

RAYEN STREET
■b h */r £f i »,|y r‘r 1

ti **^*P*m-/ V

-Vm
,

i* A ■VBwI

*gte, ^Pl
/ * R3P-1~\r (J IjF ?3C'//

^r.RA-1/ /
spjr0 \t 0 0# * nmi&R3-1 :• W r*j ■ - j®

\
\

I * r w , •S
#j

1■ r* 1

%
4✓ -3V 4s

.* I- HN>m m& UM-V*
X'T-1Quip -j ii ■-

rr r m
■ i13 * P 7 ;S* W 31CP HA\1

« 7e
rr\srW // 1' \ "O

v
(f"

C2-1 - Commercial 
GP LAND USE- Community Commercial

2.99 acres 
130,458 sqft

LANGDON
ELEMENTARY

SCHOOL

RA-1 - Agricultural Suburban 
GP LAND USE - Medium Multifamily

1.35 acres 
58,696 sqft

l •> *

NCks s|
Y

o
\

a
I

Im ^ ~y
CPti oo I

•4i«, i*i K '<5 r~tx r m'f
R3-1 m| A*i i

~y
«lr

o
%m

Wi W
* v

/ 1 « ft *
-

ft ft

%
ii-ff C2-1yy iI' r //

SEPULVEDA APARTMENTS
r Ml IP

PROJECT SITE ZONING
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

Architecture + Planning
12555 West Jefferson Blvd. 
Suite 100
Los Angeles, CA 90066
310.394.2623
ktgy.com

Metro -pv * oo/^,^
Investments rAeoCO

4%.

APRIL 14, 2017
KTGY# 20151068

Re-Submittal 2017



VARIESt

13

10■pcoss (S)30 CO
Qo•■o tora CO *oo "4

"J

SEPULVEDA APARTMENTS

mM e t r o

Investments rAooCO

Site Information C2 Parcels RA Parcels Parcel Totals
Assessor Parcel Nos 2654-013-001,035, 005, 006 

C2 - 130,458 sqft 
C2 - 2.99

2654-013-028, 025, 026 
RA - 58,696 sqft 
RA -1.35

Lot Area (sf)
Lot Area (acres)

Total Lot Area - 189,154 sqft 
Total Acres-4.34

C2Existing Zoning 
Proposed Zoning 
Height District 
Zoning Information (Zl)

RA
C2 R3
1 1
< 1500' to Metro Rapid Bus 734

General Plan Land Use Designation 
General Plan Street Designations

Community Commercial 
Sepulveda - Major Highway II 
Rayen - Collector

Medium Multifamily 
Langdon - Local 
Rayen - Collector

Summary of Development Standards
C2 - 400 sq/DU R3 - 800 sq/DUMinimum Lot Area Per Dwelling Unit 

Maximum Units
Maximum Units w/ 35% Affordable Bonus

326 73 Total Units - 399 
Total Units - 539440 99

Floor Area Ratio (Allowed)
Buildable Area (Per LAMC 12.03) 
Max. Floor Area

C2 1.5:1, AFF increase to 3 
C2 - 130,458 sqft 
391,374

R3 - 3:1
R3 - 47,250 sqft 
141,750 Total FAR- 533,124 sqft

C2 - Unlimited w/ transitions as applicableHeight R3 - 45'
Required Yards 

Front C2 - none
C2 - none; res. floors 5'+T for all stories over 2; 
example 10' for res. floors up to 7 stories from grade

R3-15'
R3 - 5'+T for all stories over 2; 
example 7' up to 4 stories from gradeSide

C2 - none; res. floors 15'+1' for all stories over 3; 
example 19' for res. floors up to 7 stories from gradeRear R3-15'

Usable Open Space
< 3 habitable rooms (studio -1 bedroom)
= 3 habitable rooms (2 bedroom)
> 3 habitable rooms (3 bedroom)

Common Open Space to count must be 
Common Open Space must constitute 

may include recreation room 600 sf min 
Private Open Space, not required but to count towards 
required usable open space shall be:

100 sf/unit 
125 sf/unit 
175 sf/unit
min. 400 sf, 15' min. dimension 
50% of required usable open space 
max. 25% of usable open space

100 sf/unit 
125 sf/unit 
175 sf/unit
min. 400 sf, 15' min. dimension 
50% of required usable open space 
max. 25% of usable open space

50 sf/unit, 6' min. dimension 50 sf/unit, 6' min. dimension
W/ Affordable 
1 space/unit
1 space/unit
2 spaces/unit

Parking Spaces Required 
< 3 habitable rooms (studio)
= 3 habitable rooms (1 bedroom)
> 3 habitable rooms (2+ bedroom)

Base City
1 space/unit 
1.5 space/unit
2 spaces/unit

Bike Parking Required 
Residential, long-term 
Residential, short-term 
Long-term space dimension

1/unit 
1/10 units
4'd x 18" wide vertical racks 
+ 100 sf workspace if > 20 bikes 
10%, up to 15% within 1,500' of transit 
1 auto/4 bikes, up to 30%

Bike Parking Offset - Residential 
Bike Parking Offset - Commercial

ASSESSOR’S PARCEL MAP AND ZONING SUMMARY
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343

Architecture + Planning
12555 West Jefferson Blvd. 
Suite 100
Los Angeles, CA 90066
310.394.2623
ktgy.com
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Sepulveda Project Summary
C2 R3 Total

4.34 acres 
189,154 sqft 

364 units 
84 units/acre

Site Area (acres)
Site Area (sqft)
Total Units 
Density
Gross Building Floor Area 
Total FAR Area 
Floor Area Ratio 
Building Heights 
Stories

1.35
130,458 58,696

315 49
105 36

617,518
371,904

105,871
72,356

723,389
444,260

2.85 1.23 2.35
61’-85' 45'

3 & 4
6T at C2 Parcels 151 '-199' from RA at Rayen and Langdon 
85' at high corner of Rayen and Sepulveda

6 & 7

Units
One Bed 
Two Bed 
Three Bed 
Total Units

126 3 129 35%
172 46 218 60%

17 17 5%0
315 49 364

Vehicle Parking
Required w / Affordable 
Required w/10% for Bike Parking 
Standard Space 
Compact Space 
Tandem Standard Space 
Tandem Compact Space 
Surface
Total Vehicle Parking

504 95 599
454 86 540
333 34 367
48 9 57
72 0 72
10 34 44

10 100
463 87 550

Bike Parking
Required Short Term 
Required Long Term 
Short Term 
Long Term 
Total Bike Parking

32 365
315 36449

32 5 37
316 52 368
348 57 405

Open Space
Required Open Space 
Provided Open Space

43,12537,075 6,050
39,169

(Interior recreation rooms have not been included in open space calculation)
10,714 49,883

PROJECT OVERVIEW
8811-8845 N. SEPULVEDA BOULEVARD 
15430 W. RAYEN STREET 
8832-8840 N. LANGDON AVENUE 
LOS ANGELES, CA. 91343
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Buildable Area Respecting Neighbors Public Outdoor Space
(3) Increase side-yards beyond minimum required 

adjacent to residential neighbors to increase buffer 
and access to natural light and air flow.

@ Pull height and density away from adjacent 
residential and towards corner

© R3 Massing-Maximum 45 ft. height with applicable 
set backs

Passive residential landscape

Residential garden open space
C2 Massing-Unlimited height along Sepulveda; 
Maximum 61 ’ at rear of lot for transitional zoning Urban plaza

'a i>

\
>

Internal Outdoor Space Community Connectivity Conceptual Massing
(§) Open up massing for access to natural light and 

air, by implementing internal residential courtyards 
and outdoor space for safe enjoyment by residents.

Connect public and private outdoor spaces

Breaking through mass for pedestrian 
accessibility

Create visual corridors through the site and fluid 
circulation to adjacent neighborhood

Improved airflow through the site

SEPULVEDA APARTMENTS SITE DIAGRAM
8811-8845 N. SEPULVEDA BOULEVARD 
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TREE COUNT
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31
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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
XtosX. 

a X....DAVID H. J. AMBROZ 
president

0RENEE DAKE WILSON 
vice-president KEVIN J. KELLER, AICP

DEPUTY DIRECTOR

(213) 978-1272
Caroline choe 

richard katz 
JOHN w. mack 

samantha millman 
marc mitchell 

veronica padilla-campos 
dana m. perlman

'-V/V............ft*
YVoeo v. LISA M. WEBBER, AICP

DEPUTY DIRECTOR

(213) 978-1274eric garcetti
mayor jan zatorski

DEPUTY DIRECTOR

(213) 978-1273rocky wiles
commission office manager 

(213) 978-1300
http://planning.lacity.org

Decision Date: April 14, 2017

Appeal Period Ends: April 24, 2017

Art Simonian (A)
Sepulveda Apartments, LLC 
501 West Glenoaks Blvd #556 
Glendale, CA 91202

RE: Vesting Tentative Tract Map No. 74705 
Related Case(s): CPC-2016-2751-VZC-DB-

SPR
Address(s): 8811-8845 North Sepulveda

Boulevard (15430 West Rayen Street, 
8832-8840 North Langdon Avenue)

Plan Area: Mission Hills - Panorama City - 
North Hills

Zone : C2-1, RA-1 
D. M. : 195B145 
C. D. : 6
CEQA : ENV-2016-2752-MND

R.D.B Family Properties, LP (O) 
26952 North Granite Ridge Ct 
Valencia, CA 91381

M.D.B Family Properties, LP (O) 
3459 Brokenhill Street 
Newbury Park, CA 91320

Steve Nazemi (E)
DHS & Associates, Inc 
275 Centennial Way, Suite 205 
Tustin, CA 92780

Benjamin Fiss (R)
Pacific Zoning, LLC 
11601 De Celis Place 
Granada Hills, CA 91344

In accordance with provisions of Los Angeles Municipal Code (LAMC) Sections 17.06 and 
17.15, the Advisory Agency approved Vesting Tentative Tract Map No. 74705, located at 8811
8845 N. Sepulveda Boulevard (15430 W. Rayen Street, and 8832-8840 N. Langdon Avenue) for 
the merger of nine parcels into one lot as shown on map stamp-dated October 31, 2016 in the 
Mission Hills - Panorama City - North Hills Community Plan. This unit density is based on the 
C2-1 Zone and the requested R3-1 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 for legal interpretation of the Zoning Code as it applies to this 
particular property.) For an appointment with the Development Services Center call (213) 482
7077 or (818) 374-5050. 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.

Exhibit C

http://planning.lacity.org


VESTING TENTATIVE TRACT MAP NO. 74705 PAGE 2

BUREAU OF ENGINEERING - SPECIFIC CONDITIONS

1. That a 20-foot radius property line return be dedicated at the corner of Sepulveda Boulevard 
and Rayen Street adjoining the tract along with a variable width sidewalk easement along 
the property frontage to allow for construction of a 10-foot full width sidewalk.

2. That a 13-foot wide strip of land be dedicated along Rayen Street adjoining the property 
frontage to complete a 33-foot wide half right-of-way in accordance with Collector Street 
standards of Mobility Plan 2035.

3. That any fee deficit under Work Order No. EX200096 expediting this project be paid.

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.

DEPARTMENT OF BUILDING AND SAFETY, GRADING DIVISION

4. That prior to issuance of a grading or building permit, or prior to recordation of the final map, 
the subdivider shall make suitable arrangements to assure compliance, satisfactory to the 
Department of Building and Safety, Grading Division, with all the requirements and 
conditions contained in Inter-Departmental Letter dated August 16, 2016, Log No. 94100 
and attached to the case file for Tract No. 74705.

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

5. 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:

Obtain permits for the demolition or removal of all existing structures on the site. 
Accessory structures and uses are not permitted to remain on lots without a main 
structure or use. Provide copies of the demolition permits and signed inspection cards 
to show completion of the demolition work.

a.

Provide a copy of affidavit AFF-1576, and AFF-30202. Show compliance with all the 
conditions/requirements of the above affidavit(s) as applicable. Termination of above 
affidavit(s) may be required after the Map has been recorded. Obtain approval from the 
Department, on the termination form, prior to recording.

b.

Provide a copy of CPC case CPC-2016-2751-VZC-DB-SPR. Show compliance with all 
the conditions/requirements of the CPC case(s) as applicable.

c.

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

Show all street dedication(s) 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. Front, side and rear yard requirements shall be required to 
comply with current code as measured from new property lines after dedication(s).

e.

Notes:

Proposed density shall comply with the maximum allowable units within each zone.

The submitted Map may not comply with the number of parking spaces required by
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Section 12.21 A 4 (a) based on number of habitable rooms in each unit. If there are 
insufficient numbers of parking spaces, obtain approval from the Department of City 
Planning.

The submitted Map may not comply with the number of guest parking spaces required 
by the Advisory Agency.

The existing or 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.

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 Eric Wong at (213) 482-6876 to 
schedule an appointment.

DEPARTMENT OF TRANSPORTATION

6. Prior to recordation of the final map, satisfactory arrangements shall be made with the 
Department of Transportation to assure:

All requirements and conditions listed in the DOT traffic assessment letter dated July 14, 
2016, and all subsequent revisions to this traffic assessment, be applied to the tract 
map.

a.

Sepulveda Boulevard is a designated Boulevard II in the City of Los Angeles Mobility 
Plan 2035. Vehicles may not back out onto Sepulveda Boulevard.

b.

A minimum 20-foot reservoir space is required between any security gate and property 
line, to the satisfaction of DOT.

c.

d. Driveway width of W=30 feet is required for two-way driveways, and W=16 feet is 
required for one-way driveways.

A parking area and driveway plan be submitted to the Citywide Planning Coordination 
Section of the Department of Transportation for approval prior to submittal of building 
permit plans for plan check by the Department of Building and Safety. Transportation 
approvals are conducted at 6262 Van Nuys Blvd. Room 320, Van Nuys, CA 91401.

e.

f. That subdivision report fee and condition clearance fee be paid to the Department of 
Transportation as required per Ordinance No. 183270 and LAMC Section 19.15 prior to 
the recordation of the final map. Note: the applicant may be required to comply with any 
other applicable fees per this new ordinance.

Please contact this section at (818) 374-4691 for any questions regarding the above.

FIRE DEPARTMENT

7. 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:
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Submit plot plans for Fire Department approval and review prior to recordation of City 
Planning Action.

a.

b. Where above ground floors are used for residential purposes, the access requirements 
shall be interpreted as being the horizontal travel distance from the street, driveway, 
alley, or designated fire land to the main entrance of individual units.

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.

Policy Exception:

L.A.M.C. 57.09.03.B Exception:

When this exception is applied to a fully fire sprinklered residential building equipped 
with a wet standpipe outlet inside an exit stairway with at least a 2 hour rating the 
distance from the wet standpipe outlet in the stairway to the entry door of any 
dwelling unit or guest room shall not exceed 150 feet of horizontal travel AND the 
distance from the edge of the roadway of an improved street or approved fire lane to 
the door into the same exit stairway directly from outside the building shall not 
exceed 150 feet of horizontal travel.

It is the intent of this policy that in no case will the maximum travel distance exceed 
150 feet inside the structure and 150 feet outside the structure. The term “horizontal 
travel” refers to the actual path of travel to be taken by a person responding to an 
emergency in the building.

This policy does not apply to single-family dwellings or to non-residential buildings.

d. The Fire Department may require additional roof access via parapet access roof ladders 
where buildings exceed 28 feet in height, and when overhead wires or other obstructions 
block aerial ladder access.

Building designs for multi-storied residential buildings shall incorporate at least one 
access stairwell off the main lobby of the building; but, in no case greater than 150 feet 
horizontal travel distance from the edge of the public street, private street or Fire Lane. 
This stairwell shall extend unto the roof.

e.

f. Entrance to the main lobby shall be located off the address side of the building.

Any required Fire Annunciator panel or Fire Control Rooms shall be located within 50 
feet visual line of the site of the main entrance stairwell or to the satisfaction of the Fire 
Department.

g.

h. Where rescue window access is required, provide conditions and improvements 
necessary to meet accessibility standards as determined by the Los Angeles Fire 
Department.

The entrance to a Residential lobby must be within 50 feet of the desired street address 
curb face.

i.

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.

j.
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k. 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.

l. 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.

m. 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.

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

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

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

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

r. FPB #105 SECTION 510 EMERGENCY RESPONDER RADIO COVERAGE 5101.1 
Emergency responder radio coverage in new buildings. All new buildings shall have 
approved radio coverage for emergency responders within the building based upon the 
existing coverage levels of the public safety communication systems of the jurisdiction at 
the exterior of the building. This section shall not require improvement of the existing 
public safety communication systems.

s. Adequate off-site public and on-site private fire hydrants may be required. Their number 
and location to be determined after the Fire Department’s review of the plot plan.

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

u. Any roof elevation changes in excess of three feet may require installation of ships 
ladders.

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 (818) 374-4351. You should advise any consultant 
representing you of this requirement as well.

DEPARTMENT OF WATER AND POWER

8. 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).)
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BUREAU OF STREET LIGHTING

9. Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C of O), 
street lighting improvement plans shall be submitted for review and the owner shall provide 
a good faith effort via a ballot process for the formation or annexation of the property within 
the boundary of the development into a Street Lighting Maintenance Assessment District.

BUREAU OF SANITATION

10. 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

11. To assure that cable television facilities will be installed in the same manner as other 
required improvements, please email cabletv.ita@lacity.org that provides an automated 
response with the instructions on how to obtain the Cable TV clearance. The automated 
response also provides the email address of 3 people in case the applicant/owner has any 
additional questions.

DEPARTMENT OF RECREATION AND PARKS

12. That the Quimby fee be based on the R3 and C2 Zone.

URBAN FORESTRY DIVISION

13. Plant street trees and remove any existing trees within dedicated streets or proposed 
dedicated streets as required by the Urban Forestry Division of the Bureau of Street 
Services. All street tree plantings shall be brought up to current standards. When the City 
has previously been paid for tree plantings, the subdivider or contractor shall notify the 
Urban Forestry Division (213-847-3077) upon completion of construction to expedite tree 
planting.

Note: All protected tree removals must be approved by the Board of Public Works. Contact 
Urban Forestry Division at 213-847-3077.

DEPARTMENT OF CITY PLANNING-SITE SPECIFIC CONDITIONS

14. 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:

a. The proposed development shall be limited to a maximum density of 364 dwelling units.

b. Parking shall be provided in compliance with 12.22-A,25 and 12.21-A,4 and 16.

c. A minimum of 10 guest parking spaces shall be provided. All guest spaces shall be 
readily accessible, conveniently located, specifically reserved for guest parking, posted 
and maintained satisfactory to the Department of Building and Safety.

mailto:cabletv.ita@lacity.org
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If guest parking spaces are gated, a voice response system shall be installed at the 
gate. Directions to guest parking spaces shall be clearly posted. Tandem parking 
spaces shall not be used for guest parking.

d. 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 considers the use of natural gas and/or solar energy and consults 
with the Department of Water and Power and Southern California Gas Company 
regarding feasible energy conservation measures.

Recycling bins shall be provided at appropriate locations to promote recycling of paper, 
metal, glass, and other recyclable material.

g.

15. Prior to the issuance of the building permit or the recordation of the final map, a copy of 
CPC-2016-2751-VZC-DB-SPR shall be submitted to the satisfaction of the Advisory Agency. 
In the event that CPC-2016-2751-VZC-DB-SPR is not approved or is modified by the City 
Planning Commission or City Council, the subdivider shall submit a tract modification.

16. Prior to issuance of a building permit, the owner shall execute a covenant to the satisfaction 
of the Los Angeles Housing and Community Investment Department (HCIDLA) to make 
fourty-four (44) units available to Very-Low Income Households, for sale or rental as 
determined to be affordable to such households by HCIDLA for a period of 55 years. 
Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The 
applicant will present a copy of the recorded covenant to the Department of City Planning for 
inclusion in this file. The project shall comply with the Guidelines for the Affordable Housing 
Incentives Program adopted by the City Planning Commission and with any monitoring 
requirements established by the HCIDLA. Refer to the Density Bonus Legislation 
Background section of this determination.

17. Prior to the clearance of any tract map conditions, the applicant shall show proof that all fees 
have been paid to the Department of City Planning, Expedited Processing Section.

18. Indemnification and Reimbursement of Litigation Costs.

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.

a.

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.

b.
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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 $50,000. 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 (b).

c.

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. (b)

d.

If the City determines it necessary to protect the City’s interests, execute an indemnity 
and reimbursement agreement with the City under terms consistent with the 
requirements of this condition.

e.

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

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

For purposes of this condition, the following definitions apply:

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

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

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

DEPARTMENT OF CITY PLANNING-ENVIRONMENTAL MITIGATION MEASURES

19. 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:

MM-1. Aesthetics (Lighting). Lighting shall be designed and installed with shielding, 
such that the light source does not directly illuminate adjacent residential 
properties, the public right-of-way, or the atmosphere above.
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MM-2. Biological Resources (Habitat Modification: Nesting Native Birds, Non
Hillside or Urban Areas). Project activities (including disturbances to native 
and nonnative vegetation, structures, and substrates) should take place outside 
of the breeding season for birds, which generally runs from March 1 to August 31 
(and as early as February 1 for raptors) to avoid take (including disturbances which 
would cause abandonment of active nests containing eggs and/or young). Take 
means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, 
capture of kill (Fish and Game Code, Section 86).

If Project activities cannot feasibly avoid the breeding season, beginning 30 
days prior to the disturbance of suitable nesting habitat, the Project 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.

a.

b. If a protected native bird is found, the Project 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 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.

d. The Project Applicant shall record the results of the recommended 
protective measures described previously 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-3. 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 
Board of Public Works. All trees in the public right-of-way shall be provided per the 
current standards of the Department of Public Works, Urban Forestry Division, 
Bureau of Street Services.
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The plans shall incorporate the Design Guidelines (defined in the following 
sentence) relative to security, semipublic 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.

MM-4.

20. 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:

CM-1. Increase Noise Levels (Demolition, Grading and Construction Activities).

Construction-related equipment, including heavy-duty equipment, motor 
vehicles, and portable equipment, must be turned off when not in use 
for more than 30 minutes.

a.

b. Place noise-generating construction equipment and locate construction 
staging areas away from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or 
compressors, must be placed as far from noise sensitive uses as 
feasible during all phases of project construction.

c.

d. Implement noise attenuation measures to the extent feasible, which may 
include, but are not limited to, temporary noise barriers, sound walls, or noise 
blankets around stationary construction noise sources.

CM-2. Traffic (Work Area Traffic Management Plan) The Project Applicant shall submit 
a formal Work Area Traffic Control Plan for review and approval by the 
Department of Building and Safety prior to the issuance of any construction 
permits. This plan shall incorporate safety measures around the site to reduce the 
risk to pedestrian traffic near the work area. This plan shall identify traffic control 
measures, signs, delineators, and work instructions to be implemented by the 
construction contractor through the duration of demolition and construction activity.

CM-3. Traffic (School access and safety coordination)

The developer and contractors shall maintain ongoing contact with 
administrator of Langdon Avenue Elementary School and Our Lady of Peace 
Catholic Church. The administrative offices shall be contacted when 
demolition, grading and construction activity begin on the project site so that 
students and their parents will know when such activities are to occur. The 
developer shall obtain school walk and bus routes to the schools from either 
the administrators or from the LAUSD's Transportation Branch (213)580- 
2950 or (213)580-2900 and guarantee that safe and convenient pedestrian 
and bus routes to the school be maintained.

a.
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b. The developer shall install appropriate traffic signs around the site to ensure 
pedestrian and vehicle safety.

There shall be no staging or parking of construction vehicles, including 
vehicles to transport workers on Langdon Avenue, or any streets adjacent to 
the school.

c.

d. Due to noise impacts on the schools, no construction vehicles or haul trucks 
shall be staged or idled on any streets adjacent to the school.

DEPARTMENT OF CITY PLANNING-STANDARD CONDITIONS

SC-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.

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

2.

SC-2. Prior to obtaining any grading or building permits before the recordation of the final map, 
a landscape plan shall be prepared by a licensed landscape architect, be submitted to 
and approved by the Advisory Agency in accordance with Cp-6730. 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 and shall include the following features.

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 LAMC.

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

(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.

(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.

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

(l) That any necessary additional street dedications be provided to comply with the 
Americans with Disabilities Act (ADA) of 2010.

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 setting of boundary 
monuments requires that other procedures be followed.

(a)

(b) Make satisfactory arrangements with the Department of Transportation with 
respect to street name, warning, regulatory and guide signs.

(c) 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.

(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.

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

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

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

Construct any necessary drainage facilities.(b)

Construct new street lights: two (2) on Rayen St. If street widening per BOE(c)
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improvement conditions, relocate and upgrade street lights; four (4) on 
Sepulveda Bl.

(d) Plant street trees and remove any existing trees within dedicated streets or 
proposed dedicated streets as required by the Urban Forestry 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 Forestry Division (213-485-5675) 
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)

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

Construct any necessary additional street improvements to comply with the 
Americans with Disabilities Act (ADA) of 2010.

(h)

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

Improve Rayen Street being dedicated and adjoining the subdivision by the 
construction of the following per Council Office request:

i.

(1) A concrete curb, a concrete gutter, and a 15-foot full-width concrete 
sidewalk with tree wells.

Suitable surfacing to join the existing pavement and to complete an 
18-foot half roadway.

(2)

(3) Any necessary removal and reconstruction of existing improvements.

(4) The necessary transitions to join the existing improvement.

Improve Sepulveda Boulevard and the cut corner area being 
dedicated and adjoining the tract by the construction of a new concrete 
sidewalk to complete a 10-foot wide full-width concrete sidewalk with tree 
wells including any necessary removal and reconstruction of the existing 
improvements satisfactory to the City Engineer.

ii.

Improve Langdon Street by construction of a new full-width concrete 
sidewalk with tree wells including any necessary removal and 
reconstruction of the existing improvements satisfactory to the City 
Engineer.

iii.

Construct the necessary on-site mainline sewers satisfactory to the City 
Engineer.

iv.

Protect in place the existing 20-foot radius curb return at the corner of 
Sepulveda Boulevard and Rayen Street and install ADA access ramp per 
Council Office request.

v.

NOTES:
The Advisory Agency approval is the maximum number of units permitted under the tract action.
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However the existing or proposed zoning may not permit this density.

Approval from Board of Public Works may be necessary before removal of any street trees in 
conjunction with the improvements in this tract map through Bureau of Street Services Urban 
Forestry Division.

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 LAMC Section 17.05N.

The final map must record 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 No. ENV-2016-2752- 
MND on January 5, 2017. The Department found that potential negative impact could occur 
from the project’s implementation due to:

Aesthetics (light);
Biological Resources (tree removal); 
Noise;
Traffic

At the public hearing, a representative of a church located at 15444 West Nordhoff Street, Our 
Lady of Peace Catholic Church, testified regarding concerns about traffic impacts and the loss 
of off-site parking during construction. Subsequent to the public hearing, a letter dated January 
25, 2017 (the letter is incorrectly dated as 2016) was received from CreedLA with comments 
regarding the analysis of the MND. The letter states that the MND fails to adequately analyze 
the impacts of the project on air quality, greenhouse gases, and utilities - wastewater facilities 
and that there is substantial evidence and a fair argument that an EIR should be required. 
Meridian Consultants, on behalf of the Applicant, submitted a letter dated February 9, 2017 
which responds to the comments submitted by CreedLA regarding the analysis contained within 
the MND. The Advisory Agency considered the comments submitted during the comment 
period, at and after the public hearing regarding the MND. In consideration of the comments 
received and pursuant to Section 15074.1 of the CEQA Guidelines, the Advisory Agency 
modified a mitigation measure, Condition 20.CM-3(a), to include notification of Our Lady of 
Peace Catholic Church during the demolition, grading, and construction phase of the project.

In consideration of the analysis prepared as part of the Mitigated Negative Declaration and 
comments received, on the basis of the whole of the record before the lead agency, the 
Advisory Agency finds in its independent judgment and analysis that this project was 
environmentally assessed in Case No. ENV-2016-2752-MND and that an EIR is not required. 
The Advisory Agency hereby adopts the Mitigated Negative Declaration, Case No. ENV-2016- 
2752-MND, and the modified mitigation measures and determined that this project would not 
have a significant effect upon the environment provided that the potential impacts identified
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above are mitigated to a less than significant level through implementation of Condition Nos. 19, 
20, and C-3 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, Stormwater 
Ordinance, etc.) which are specifically intended to mitigate such potential impacts on all 
projects.

The project site, as well as the surrounding area are presently developed with structures and do 
not provide a natural habitat for either fish or wildlife.

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 adopting the attached Mitigation Monitoring Program of ENV-2016-2752-MND.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Vesting Tentative Tract Map No. 74705, the Advisory Agency 
of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, .61 and .63 of the State of 
California Government Code (the Subdivision Map Act), makes the prescribed findings as 
follows:

THE PROPOSED MAP WILL BE CONSISTENT WITH APPLICABLE GENERAL AND 
SPECIFIC PLANS.

(a)

The project site is located within the Mission Hills - Panorama City - North Hills 
Community Plan, one of 35 Community Plans that make up the Land Use Element of the 
General Plan. The subject site is comprised of nine contiguous lots containing a total of 
4.34 acres with frontage on Sepulveda Boulevard to the east, Rayen Street to the north 
and Langdon Avenue to the west. The Community Plan designates the western portion 
of the site fronting on Rayen Street and Langdon Avenue with a Medium Residential 
land use designation with a corresponding zone of R3. The western portion of the site is 
presently zoned RA-1 and is limited to single-family uses. The eastern portion of the site 
fronting on Sepulveda Boulevard is designated for Community Commercial land uses 
with corresponding zoned of CR, C2, C4, RAS3, RAS4, P, and PB. The eastern portion 
of the site is zoned C2-1 which permits a residential density consistent with the R4 Zone.

The project proposes to merge the nine parcels into one lot with a maximum of 364 
dwelling units. The applicant has requested a zone change to R3-1 for the westerly 
portion of the site under related Case No. CPC-2016-2751-VZC-DB-SPR being 
processed concurrently with VTT-74705. The proposed zone change is under the 
jurisdiction of the City Planning Commission and the City Council and the Deputy 
Advisory’s jurisdiction is limited to the design of the proposed map as regulated by the 
State Subdivision Map Act and the City’s Division of Land regulations pursuant to Article 
7 of the LAMC. Specifically, Section 17.05 requires that a tentative map shall be 
designed in compliance with the zoning applying to the property or approved by the City 
Council for a change or shall be subject to a condition requiring compliance with such 
zoning prior to recordation of the final map.

As defined by the Subdivision Map Act and LAMC Section 17.02, design includes, but is 
not limited to, street alignments (grades and widths), utilities, location of easements, and 
lot size and configuration. The tract map has been reviewed by the Subdivision 
Committee and was recommended for approval subject to the recommended conditions 
of approval attached to this determination. The map indicates the location of vehicular 
access and meets the minimum lot size and width requirements of LAMC Section 12.10 
and 12.14. Additionally the map indicates the location of utilities and public right-of-ways.
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As such, the Deputy Advisory Agency finds that the proposed map conforms to the 
requirements of the Subdivision Map Act and the City’s Division of Land regulations.

The proposed development of 364 dwelling units over the entire site is consistent with 
the site’s Community Commercial and Medium Residential land use designations. The 
Medium Residential portion of the site contemplates multiple-family residential uses on 
the site corresponding to the R3-1 Zone. Therefore, the requested zone change to R3 is 
consistent with the site’s Medium Residential land use designation. Approximately 2.99 
acres (130,458 square feet) are within the C2 Zone and approximately 1.35 acres 
(58,696 square feet) are within the RA Zone. A maximum of 326 dwelling units are 
permitted by-right within the C2 Zone and a maximum of 73 dwelling units will be 
permitted in the proposed R3 Zone if related Case No. CPC-2016-2751-VZC-DB-SPR is 
approved by the City Planning Commission and City Council. Thus, a combined total of 
399 units would be permitted on the site. As designed, the proposed development 
would conform to the zoning on each portion of the site. A total of 315 units will be sited 
within the C2 Zone (less than the 326 dwelling units permitted by-right), and 49 units will 
be sited within the proposed R3 Zone (less than the 73 units permitted).

In addition, the site is eligible for a density bonus up to 35% pursuant to Section 12.22- 
A,25 of the L.A.M.C. provided the requisite number of dwelling units are set aside for 
Low or Very Low Income Households. Thus, a maximum density of 539 dwelling units 
would be permitted by-right with a 35% Density Bonus over the entire site with the 
approval of related Case No. CPC-2016-2751-VZC-DB-SPR (440 units within the C2 
Zone and 99 units within the proposed R3 Zone). In this case, the applicant has opted 
to set-aside the requisite number of affordable units to be eligible for two on-menu 
incentives as detailed under Finding (d) below; however, no density bonus has been 
requested.

Condition No. 15 of the tract’s approval requires that prior to issuance of a building 
permit or prior to the recordation of the final map, related Case No. CPC-2016-2751- 
VZC-DB-SPR be approved and in the event this related case is not approved or is 
modified by the City Planning Commission or City Council, the subdivider shall file a tract 
modification. Pursuant to Section 17.03-A of the L.A.M.C., if the final decision-maker 
imposes a condition as part of an action on a related application that differs from a 
condition of approval on a tentative tract map, then the Advisory Agency shall have the 
authority to make the tract map conditions consistent with the final decision-maker's 
action. Therefore, as conditioned, the proposed map will be consistent with the General 
Plan.

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

(b)

The design and improvement of the proposed subdivision are consistent with the 
Mission Hills - Panorama City - North Hills Community Plan and are not subject to any 
Specific Plan requirements. The site has approximately 508 feet of frontage along 
Sepulveda Boulevard, noncontiguous frontage of approximately 224 feet along Rayen 
Street, and 183 feet of frontage along Langdon Avenue. The project has been 
conditioned to comply with the recommendations of the Bureau of Engineering as it 
relates to dedication and improvements of the public right-of-ways for compliance with 
the Mobility Element.

For the purposes of approving a subdivision, as defined by the Subdivision Map Act and 
LAMC Section 17.02, the "design” of the tract or parcel map refers to, but is not limited 
to, street alignments (grades and widths), utilities, location of easements, and lot size 
and configurations. Easements and/or access and "improvements” refers to the
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infrastructure facilities serving the subdivision. The project was reviewed by various city 
agencies that have the authority to make improvement recommendations. The Bureau of 
Engineering has recommended dedication and improvement requirements for 
Sepulveda Boulevard, Rayen Street, and Langdon Avenue, consistent with the 
standards of the Mobility Element. At the public hearing, the Applicant requested a 
modification of the recommended dedication and improvement conditions, due to 
existing improvements along Sepulveda Boulevard and Rayen Street. The Bureau of 
Engineering and the Deputy Advisory Agency concurred that the existing improvements 
should be taken into consideration and modified the dedication and improvement 
requirements. In addition, the Bureau of Engineering has recommended the construction 
of the necessary on-site mainline sewers and all necessary street improvements will be 
made to comply with the Americans with Disabilities Act (ADA) of 2010. The Bureau of 
Street Lighting has recommended the installation of street lights along Rayen Street and 
the relocation and upgrade of lights on Sepulveda Boulevard. As conditioned, the design 
and improvements of the proposed subdivision are consistent with the applicable 
General Plan.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT.

(c)

The project site consists of approximately 189,154 square feet of land and is currently 
improved with a garden center, nursery, and surface parking. The existing buildings 
would be removed for the construction of a new apartment building with a maximum of 
364 dwelling units. The project site is located 4.5 km of the Northridge Fault, but is not 
located within the Alquist-Priolo Fault Zone. The site is not located within a designated 
hillside area or BOE Special Grading Area. The site is not located within a high fire 
hazard severity zone, but is located within Fire District No. 1. The site is not located 
within a flood zone, landslide, liquefaction, tsunami inundation zone, or methane zone. 
Prior to the issuance of any permits, the project would be required to be reviewed and 
approved by the Department of Building and Safety and the Fire Department. The site is 
not identified as having hazardous waste or past remediation. The site is within Flood 
Zone Type C, which denotes areas of minimal flooding.

The tract has been approved contingent upon the satisfaction of the Department of 
Building and Safety, Grading Division prior to the recordation of the map and issuance of 
any permits. Therefore, the site will be physically suitable for the proposed type of 
development.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT.

(d)

With the exception of the existing school, the properties located to the west, northwest, 
and southwest have a land use designation of Medium Residential and are zoned R3-1, 
R3P-1, or RA-1. A property located to the north across Rayen Street is developed with a 
church. The property which is developed as a school, located directly across from the 
site on Langdon Avenue is designated for Public Facility uses and is zoned [Q]PF-1XL. 
All other properties to the west, northwest, and southwest are generally developed with 
multi-family dwellings. Properties to the east, northeast, and southeast are zoned C2-1 
and are developed with commercial uses.

The project site consists of 189,154 square feet of lot area, with the western 58,696 
square feet having a land use designation of Medium Residential and is zoned RA-1. 
The eastern 130,458 square feet has a land use designation of Community Commercial 
and is zoned C2-1. In conjunction with the requested merger, the applicant has 
requested a zone change from RA-1 to R3-1. Approval and adoption of the requested
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zone change would be consistent with the land use designation. The R3 Zone would 
permit a maximum of 73 dwelling units while the C2 Zone would permit a maximum of 
326 dwelling units, for a total maximum of 399 dwelling units. As the project proposes a 
maximum of 364 dwelling units, the density would be consistent with the existing C2-1 
Zone and requested R3-1 Zone. Height District 1 would permit a maximum floor area 
ratio of three to one and a height of 45 feet in the R3 Zone and a maximum floor area 
ratio of one and a half to one in the C2, with no height limit. The project has set aside 44 
dwelling units or (eleven percent of the maximum density), and has requested two on- 
menu incentives. One of the incentives would permit a maximum floor area ratio of three 
to one in the C2 Zone and the second incentive would permit access from the more 
restrictive zone to less restrictive zone. With the approval of the incidental zone change 
and density bonus incentives, the site would be physically suitable for the proposed 
density.

Additionally, prior to the issuance of a demolition, grading, or building permit, the project 
would be required to comply with conditions herein and applicable requirements of the 
LAMC. As conditioned the proposed tract map is physically suitable for the proposed 
density of the development.

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.

(e)

The project site, as well as the surrounding area are presently developed with structures 
and do not provide a natural habitat for either fish or wildlife.

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

(f)

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.

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.

(g)

No such easements are known to exist. Needed public access for roads and utilities will 
be acquired by the City prior to the recordation of the proposed tract.

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)

(h)

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
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consider the local climate, contours, configuration of the parcel(s) to be subdivided and 
other design and improvement requirements. 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.

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

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.

These findings shall apply to both the tentative and final maps for Vesting Tentative Tract Map 
No. 74705.

Vincent P. Bertoni, AICP 
Advisory Agency

FERNANDO TOVAR 
Deputy Advisory Agency

FT: MS

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 N. Figueroa St., 4th Floor 
Los Angeles, CA 90012 
213 482-7077

Marvin Braude San Fernando Valley 
Constituent Service Center 

6262 Van Nuys Blvd., Room 251 
Van Nuys, CA 91401 
818 374-5050

Forms are also available on-line at http://cityplanning.lacity.org/.

If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must 
be filed no later than the 90th day following the date on which the City's decision became 
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review.

If you have any questions, please call Development Services Center staff at (213) 482
7077 or (818) 374-5050.

http://cityplanning.lacity.org/
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INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
MISSION HILLS-PANORAMA CITY-NORTH HILLS COMMUNITY PLAN AREA

Sepulveda LLC Apartments Project
Case Number: ENV-2016-2752-MND

Project Location: The Project site is located within the Mission Hills-Panorama City-North Hills Community Plan area of 
the City of Los Angeles. Specifically, the site is within the North Hills neighborhood and is bound by W Rayen Street on the 
north, N Sepulveda Boulevard on the east, N Langdon Avenue on the west, and by existing properties on the south 
("Project Site"). The project addresses are 8811-8845 N. Sepulveda Boulevard, 15430 W. Rayen Street and 8832-8840 N. 
Langdon Avenue. The site is generally located at the South-West corner of Sepulveda Boulevard and Rayen Street and a 
portion of the site goes through to Langdon Avenue (Assessor's Parcel Numbers 2654-013-001, 2654-013-035, 2654-013
005, 2654-013-006, 2654-013-025, 2654-013-028, and 2654-013-026).

Council District: CD-6 - Nury Martinez

Project Description: The proposed Project would involve the demolition of a former commercial plant nursery and 
associated surface parking for the construction of a multi-story residential apartment complex. The base of the Project 
would contain parking, providing approximately 557 automobile spaces and approximately 405 bicycle parking spaces. 
Rising from this podium would be four apartment structures that would contain a total of 364 dwelling units. The Applicant 
has proposed to set aside 44 of the units as affordable at the very-low income level. The buildings would range from 45
85 feet in height. The proposed Floor Area Ratio (FAR) would not exceed 3:1.

In addition to the existing buildings, the site includes ten (10) trees that would be removed. There are also three (3) street 
trees along the Langdon Avenue frontage that could be affected. None of these trees are protected species.

The Project site is divided into two portions, the west side which fronts along N Langdon Ave and the east side which 
fronts on N Sepulveda Boulevard. The east side of the Project site is zoned C2-1, and has a Community Commercial General 
Plan Land Use Designation and the west side is zoned RA-1, with a Medium Residential General Plan Land Use Designation.

The applicant is seeking (1) a Vesting Zone Change for the west side of the Project site to R3-1 (consistent with the current 
Medium Residential General Plan Land Use Designation), (2) two on-menu density bonus incentives that would allow for 
development of not more than 3:1 FAR within the C2 zoned portion of the site and to allow access from a less to more 
restrictive zone, (3) a Vesting Tentative Tract Map that would consolidate the existing property into a unified lot and could 
include any dedications or mergers necessary to meet the City's right-of-way standards, and (4) Site Plan Review for the 
construction of 50 or more dwelling units. In addition, the Project Applicant would request approvals and permits, as 
required, from the Department of Building and Safety (and other municipal agencies) for construction activities, including 
demolition, excavation, shoring, grading, hauling, foundation, and other building improvements.

APPLICANTS:
Sepulveda Apartments LLC 

501 W Glendale Blvd, Suite 556 
Glendale, CA 91202

ON BEHALF OF:
City of Los Angeles 

Department of City Planning 
Expedited Processing Section

PREPARED BY:
Meridian Consultants LLC 
910 Hampshire Rd., Ste. V 

Westlake Village, CA 91361

Exhibit DDecember 2016
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CITY OF LOS ANGELES 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

PROPOSED MITIGATED NEGATIVE DECLARATION
LEAD CITY AGENCY:
City of Los Angeles, Department of City Planning

COUNCIL DISTRICT:
CD 6 - Nury Martinez

PROJECT
Sepulveda LLC Apartment Project

TITLE: ENVIRONMENTAL CASE:
ENV-2016-2752-MND

CASE NOS:
CPC-2016-2751-VZC-DB-SPR
VTT-74705

PROJECT LOCATION:
The Project site is bound by W Rayen Street on the north, N Sepulveda Boulevard on the east, N Langdon Avenue 
on the west, and by existing properties on the south located in the City of Los Angeles, CA 91S43 The project 
addresses are 8811-8845 N. Sepulveda Boulevard, 15430 W. Rayen Street and 8832-8840 N. Langdon Avenue. The 
site is generally located at the South-West corner of Sepulveda Boulevard and Rayen Street and a portion of the 
site goes through to Langdon Avenue (Assessor's Parcel Numbers 2654-013-001, 2654-013-035, 2654-013-005,
2654-013-006, 2654-013-025, 2654-013-028, and 2654-013-026). ("Project Site"). ___________________
PROJECT DESCRIPTION:
The proposed Project would involve the demolition of a former commercial nursery and associated surface parking, 
including the removal of ten trees, for the construction of multi-story residential apartment complex that would 
include 364 dwelling units. The base of the buildings would contain parking, providing 557 automobile spaces and 
405 bicycle spaces. The proposed Floor Area Ratio (FAR) would not exceed 3:1. The Project would include a Vesting 
Zone Change for the west side of the Project site to R3-1, two on-menu density bonus incentives that would allow 
for development of not more than 3:1 FAR within the C2 zoned portion of the site and to allow vehicular access 
from a less to more restrictive zone, a Vesting Tentative Tract Map that would consolidate the existing property 
into a unified lot and could include any dedications or mergers necessary to achieve the City's right-of-way 
standards, and Site Plan Review for the construction of 50 or more dwelling units.

NAME AND ADDRESS OF APPLICANT IF OTHER THAN CITY AGENCY:
Sepulveda Apartments, LLC
501 West Glendale Boulevard, Suite 556
Glendale, CA 91202
Attn: ArtSimonian
FINDING:
The Department of City Planning of the City of Los Angeles has proposed that a mitigated negative declaration be 
adopted for this project. The mitigation measures outlined on the attached pages will reduce any potentially
significant adverse effects to a level of insignificance._______________________________________________
SEE ATTACHED SHEET(S) FOR ANY MITIGATION MEASURES IMPOSED
Any written comment received during the public review period is attached together with the response of the Lead 
City Agency. The project decision-maker may adopt the mitigated negative declaration, 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 FORM
May Sirinopwongsagon_____ ______

TITLE
City Planner

TELEPHONE NUMBER
(213)978-1372

ADDRESS
200 N. Spring Street 
Los Angeles, CA 90012

ifficjal)SIGNATI DATE



SUMMARY OF MITIGATION MEASURES

Aesthetics:

MM-AES-1: Nighttime Lighting

Lighting shall be designed and installed with shielding, such that the light source does not directly 

illuminate adjacent residential properties, the public right-of-way, or the atmosphere above.

Agriculture and Forestry Resources: No mitigation measures are required.

Air Quality: No mitigation measures are required.

Biological Resources:

MM-BIO-1: Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)

Project activities (including disturbances to native and nonnative vegetation, structures, and 

substrates) should take place outside of the breeding season for birds, which generally runs from 

March 1 to August 31 (and as early as February 1 for raptors) to avoid take (including disturbances 

which would cause abandonment of active nests containing eggs and/or young). Take means to 

hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture of kill (Fish and 

Game Code, Section 86).

If Project activities cannot feasibly avoid the breeding season, beginning 30 days prior to the 

disturbance of suitable nesting habitat, the Project 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 Project 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 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 Project Applicant shall record the results of the recommended protective measures 

described previously 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 Development Project.

MM-BIO-2: Tree Removal (Non-Protected Trees)

Prior to the issuance of any permit for the Project, 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 multitrunked, 

as measured 54 inches above the ground) nonprotected trees on the Project 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 of the Project Site, 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. All trees in the public right-of-way shall conform to the current standards of the 

Department of Public Works, Urban Forestry Division, Bureau of Street Services.

Cultural Resources: No mitigation measures are required.

Geology and Soils: No mitigation measures are required.

Greenhouse Gas Emissions: No mitigation measures are required.

Hazards and Hazardous Materials: No mitigation measures are required.

Hydrology and Water Quality: No mitigation measures are required.

Land Use and Planning: No mitigation measures are required.

Mineral Resources: No mitigation measures are required.

Noise:

Increased Noise Levels (Demolition, Grading and Construction Activities)MM-NOI-1

Construction-related equipment, including heavy-duty equipment, motor vehicles, and 

portable equipment, must be turned off when not in use for more than 30 minutes.

Place noise-generating construction equipment and locate construction staging areas away 

from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or compressors, must be 

placed as far from noise sensitive uses as feasible during all phases of project construction.



Implement noise attenuation measures to the extent feasible, which may include, but are not 

limited to, temporary noise barriers, sound walls or noise blankets around stationary 

construction noise sources.

Population and Housing: No mitigation measures are required.

Public Services: No mitigation measures are required.

Recreation: No mitigation measures are required.

Transportation and Traffic:

MM-TRAF-1: Work Area Traffic Management Plan

The Project Applicant shall submit a formal Work Area Traffic Control Plan for review and 

approval by the Department of Building and Safety prior to the issuance of any construction 

permits. This plan shall incorporate safety measures around the site to reduce the risk to 

pedestrian traffic near the work area. This plan shall identify traffic control measures, signs, 

delineators, and work instructions to be implemented by the construction contractor through 

the duration of demolition and construction activity.

MM-TRAF- 2: School access and safety coordination

The developer and contractors shall maintain ongoing contact with administrator of Langdon 

Avenue Elementary School. The administrative offices shall be contacted when demolition, 

grading and construction activity begin on the project site so that students and their parents 

will know when such activities are to occur. The developer shall obtain school walk and bus 

routes to the schools from either the administrators or from the LAUSD's Transportation 

Branch (213)580-2950 or (213)580-2900 and guarantee that safe and convenient pedestrian 

and bus routes to the school be maintained.

The developer shall install appropriate traffic signs around the site to ensure pedestrian and 

vehicle safety.

There shall be no staging or parking of construction vehicles, including vehicles to transport 

workers on any of the streets adjacent to the school.

Due to noise impacts on the schools, no construction vehicles or haul trucks shall be staged 

or idled on these streets during school hours.

Tribal Cultural Resources: No mitigation measures are required.

Utilities and Service Systems: No mitigation measures are required.

Mandatory Findings of Significance: Applicable mitigation measures have been stated above.
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1.0 INTRODUCTION

Project Title: Sepulveda LLC Apartments Project

Project Location: 8811-8845 N. Sepulveda Boulevard, 15430 W. Rayen Street and 8832-8840 N. 

Langdon Avenue in the City of Los Angeles, CA 91343.

Project Applicants: Sepulveda Apartments, LLC
501 West Glendale Boulevard, Suite 556
Glendale, CA 91202
Attn: Art Simonian

Lead Agency: City of Los Angeles, Department of City Planning 
6262 Van Nuys Blvd, Room 351 
Van Nuys, CA 91401

PROJECT SUMMARY

The Project is located in the Mission Hills-Panorama City-North Hills Community Plan area of the City of 

Los Angeles, specifically within the North Hills neighborhood. The Project site consists of property bound 

by W Rayen Street on the north, N Sepulveda Boulevard on the east, N Langdon Avenue on the west, and 

by existing properties on the south ("Project Site"). The site is generally located at the South-West corner 

of Sepulveda Boulevard and Rayen Street and a portion of the site goes through to Langdon Avenue 

(Assessor's Parcel Numbers 2654-013-001, 2654-013-035, 2654-013-005, 2654-013-006, 2654-013-025, 

2654-013-028, and 2654-013-026). ("Project Site").

The Project would involve demolition of a former garden center with associated surface parking, including 

the removal of ten trees, and the construction of an apartment complex that would contain 364 dwelling 

units. The Applicant has proposed to set aside 44 of the units as affordable at the very-low income level. 

Parking levels at the base of the project would contain 557 automobile spaces and 405 bicycle spaces. The 

structure would not exceed a Floor Area Ratio (FAR) of 3:1. The buildings will range from 45-85 feet in 

height.

The Project site is divided into two portions, with the east side of the Project site zoned C2-1, with a land 

use designation of Community Commercial and the west side is zoned RA-1, with a land use designation 

of Medium Residential. The applicant has requested that the City rezone the west side of the Project Site 

to R3-1 consistent with the current Medium Residential General Plan Land Use Designation. The Applicant 

is also requesting two on-menu density bonus incentives that would allow for development of not more 

than 3:1 FAR within the C2 zoned portion of the site and to allow accessory uses including vehicular access 

from a more restrictive zone to a less restrict zone, a Vesting Tentative Tract Map that would consolidate

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016
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1.0 Introduction

the existing property into a unified lot, and Site Plan Review. Furthermore, the Project Applicant would 

request approvals and permits, if required, from the Department of Building and Safety (and other 

municipal agencies) for construction activities such as demolition, excavation, shoring, grading, 

foundation, and other building improvements.

ENVIRONMENTAL REVIEW PROCESS

This Initial Study is a preliminary analysis, prepared by and for the City of Los Angeles as the Lead Agency 

and in compliance with the California Environmental Quality Act (CEQA), to determine whether an 

Environmental Impact Report (EIR), a Negative Declaration (ND), or a Mitigated Negative Declaration 

(MND) should be prepared for the Project. An MND is prepared when the Initial Study has identified 

potentially significant effects on the environment but (1) revisions in the project plans or proposals made 

by, or agreed to by, the Applicant before the proposed MND and Initial Study are released for public 

review would avoid the effects or mitigate the effects to a point where clearly no significant effect on the 

environment would occur; and (2) there is no substantial evidence in light of the whole record before the 

public agency that the project, as revised, may have a significant effect on the environment. Consequently, 

the analysis contained herein concludes that an MND should be prepared for the Project.

ORGANIZATION OF THE INITIAL STUDY

This Initial Study is organized into six sections as follows:

Section 1.0, Introduction, provides introductory information such as the Project title, the Project 

Applicants, and the lead agency for the Project.

Section 2.0, Proj'ect Description, provides a detailed description of the Project, including the 

environmental setting, Project characteristics, related Project information, Project objectives, and 

environmental clearance requirements.

Section 3.0, Initial Study Checklist includes the City of Los Angeles Initial Study Checklist showing the 

determination of the significance of potential environmental impacts of the Project.

Section 4.0, Environmental Analysis, provides analysis for each environmental topic and threshold listed 

in the checklist.

Section 5.0, List of Preparers, identifies the individuals who prepared this report.

Section 6.0, References, identifies all printed references cited in this Initial Study.

In addition, the Appendices include reports and data used to support the analysis in the Initial Study.
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2.0 PROJECT DESCRIPTION

2.1 PROJECT LOCATION

The Project is located within the Mission Hills-Panorama City-North Hills Community Plan area of the City 

of Los Angeles, specifically within the North Hills neighborhood. The regional location is shown in Figure 

2.0-1, Regional Location Map. The Project site is bound on the north by W Rayen Street, by N Sepulveda 

Boulevard to the east, N Langdon Avenue to the west, and existing properties to the south ("Project Site"), 

shown in Figure 2.0-2, Proj'ect Vicinity Map.

2.2 EXISTING SITE CONDITIONS

The Project site is approximately 189,154 square feet (4.35 acres) in area and is currently developed with 

a closed garden center and plant nursery. The site contains six buildings and ancillary structures such as 

gazebos and sheds as well as plant yard and surface parking. Landscaping on the Project site is 

characterized by minimal vegetation with a few scattered trees. As shown in Figure 2.0-3, View of Project 

Site from the intersection of N Sepulveda Boulevard and W Rayen Street, the site is bordered by a metal 

fence. Vehicular access to the Project site is provided through driveways along N Sepulveda Boulevard, W 

Rayen Street and N Langdon Avenue.

As shown in Figure 2.0-4, Parcel map of Project Site, the Project Site consists of the following parcels:

Parcel 1 - 8840 N Langdon Avenue (APN 2654013026, Lot FR344, Tract TR 2899)

This 7,974.7 square-foot property is located on the east side of Langdon Avenue. It has a land use 

designation of Medium Residential and is zoned RA-1. This lot is a vacant dirt lot.

Parcel 2 - 8832 N Langdon Avenue (APN 2654013025, Lot FR343, Tract TR 2899)

This 37,758.5 square-foot property is located on the east side of Langdon Avenue. It has a land 

use designation of Medium Residential and is zoned RA-1. This lot is part of the nursery yard.

Parcel 3 & 4 -15430 W Rayen Street (APN 2654013028, Lot FR344 and FR345, Tract TR 2899)

Each of these parcels are 6,463.7 square-feet, with a combined total of 12,927.4 square feet. 

These properties are located on the south side of Rayen Street. They share the same APN number 

and have a land use designation of Medium Residential and are zoned RA-1. The northern parcel 

of this is vacant; the southern parcel contains a greenhouse.
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2.0 Project Description

Parcel 5 - 15408 W Rayen Street/8861 N Sepulveda Boulevard (APN 2654013001, Lot FR298, Tract 

TR 2899)

This 22,505 square-foot property is located on the southwest corner of N Sepulveda Boulevard 

and Rayen Street. It has a land use designation of Community Commercial and is zoned C2-1. This 

lot is developed with a 1-story warehouse building constructed in 1948 and with surface parking.

Parcel 6 - 8845 N Sepulveda Boulevard (APN 2654013035, Lot FR299, Tract TR 2899)

This 36,411.7 square-foot property is located on the west side of N Sepulveda Boulevard. It has a 

land use designation of Community Commercial and is zoned C2-1. This parcel contains the main 

retail building, that also extends over the next parcel, and associated surface parking. The single 

story metal building was constructed in 1961 and expresses a utilitarian style.

Parcel 7 - 8835 N Sepulveda Boulevard (APN 2654013035, Lot FR300, Tract TR 2899)

This 35,672.6 square-foot property is located on the west side of N Sepulveda Boulevard. It has a 

land use designation of Community Commercial and is zoned C2-1. The parcel is developed with 

the main retail building that also extends over the preceding parcel.

Parcel 8 - 8825 N Sepulveda Boulevard (APN 2654013005, Lot FR301, Tract TR 2899)

This 14,235.9 square-foot property is located on the west side of N Sepulveda Boulevard. It has a 

land use designation of Community Commercial and is zoned C2-1. This lot is developed as surface 

parking and also contains a portable-trailer structure that was used for administrative purposes 

associated with the Garden Center and a storage shed.

Parcel 9 - 8811 N Sepulveda Boulevard (APN 2654013006, Lot FR301, Tract TR 2899)

This 22,207.3 square-foot property is located on the west side of N Sepulveda Boulevard. It has a 

land use designation of Community Commercial and is zoned C2-1. This lot is developed with a 

single-story warehouse building that was constructed in 1960.

2.3 SURROUNDING LAND USES

The Project Site is located in a residential and commercial area of Los Angeles. Surrounding uses include 

a mix of multifamily residential uses, public facilities, a church, and commercial uses. To the north is a 2- 

story community commercial retail complex and a church. To the west there are multi-family apartment 

complexes and Langdon Avenue Elementary School. To the east there is an auto sales/repair lot and North 

Hills Community Park. To the south there is a truck depot and a multi-family apartment complex.
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2.0 Project Description

2.4 EXISTING ZONING AND LAND USE DESIGNATIONS

Land Use

The Project is located in Mission Hills-Panorama City-North Hills Community Plan. Figure 2.0-5, Mission 

Hills-Panorama City-North Hills Community General Land Use Map, depicts the Land Use Designations 

for the Project Site and the surrounding area. The Community Plan Map designates eastern portion of the 

site as Community Commercial and the western portion of the site as Medium Residential land uses.1 As 

noted on the community plan map, the Community Commercial designation corresponds with a range of 

commercial and residential zoning including C2. The Medium Residential designation lists the R3 zone as 

the corresponding zone.

Zoning

As shown in Figure 2.0-6, Existing Zoning, the eastern portion of the site is zoned C2-1 and the western 

portion of the site is zoned RA-1. The C2 zone permits a wide variety of commercial uses as well as 

multifamily residential uses. The RA zone permits limited agricultural uses, single family dwellings, and 

home occupations. The entire site is within Height District 1 which limits the Floor Area Ratio (FAR) to 

1.5:1 within the C2 zone and 3:1 within residential zones.

2.5 REGIONAL AND LOCAL ACCESS

Primary regional access to the Project Site is provided by Interstate 405 which runs in a north-south 

direction to the west of the Project Site. Local street access is provided by a grid roadway network. N 

Sepulveda Boulevard, which runs in a north-south direction along the east side of the Project Site, and 

Parthenia Street, which runs in an east-west direction to the south of the Project Site are arterial streets, 

linking the Project Site with other neighborhoods.

Public transit is provided by the Los Angeles County Metropolitan Transportation Authority (Metro) and 

the Los Angeles Department of Transportation (LADOT). Metro Bus lines 234, 734, 166 and 364 and 

LADOT's Panorama City/Van Nuys DASH have stops within 1,500 feet of the Project site. Metro Bus Lines 

234 and 734 run along Sepulveda Boulevard with a stop located at the northwest corner of Sepulveda 

Boulevard and Parthenia Street. The Panorama City/Van Nuys DASH bus also stops at the corner of 

Sepulveda Boulevard and Parthenia Street. Additionally, Metro Bus lines 166 and 364 run along Nordhoff 

Street, with stops at Sepulveda Boulevard and Nordhoff Street one block north of the Project Site.2

City of Los Angeles Department of City Planning, Mission Hills-Panorama City-North Hills Community Plan (1999). 
Metro, "Maps & Timetables," http://www.metro.net/riding/maps/, accessed July 2016.

1
2

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

2.0-7

http://www.metro.net/riding/maps/


*•ft ■-ft
*

4

&
■

44
s*// 4U44

404+i I ■iv.4
RINALDI ST 4 O*4 k- V4,

,: o. 1
V54/

cT \ft4J
4j Ml WjA <PSAN FERNANDO MISSION * -------—/ / iL,4
4 |tC /4
4

■-4 1
4
4

SAN FERNANDO - SIMI VALLEY FWY *
' *ft ft Ar ft ft* 'ft ftSLLCHATSWORTH *

*
I

C£
w' rT M LuiL-Lft

=: /v4
DEVONSHIRE ST 4 T■ tt,t$ cSEft ou /0MAYALL ST *

— 4c ft*5 5u *
/I Ts»■

o
/LASSEN ST •AI

A*”Project
Location

/ SUPERIOR
SI *14 n

rr $/PLUMMER ST 1 4?*

ti I4
TUPPERST

F c»I *H &4 O

\ A

I
NORDHOFF ST

i <c^A,

V *
L \

fa.
\ 4'7zt?

R/YEN ST *

/ 9
&i i■Vs iPAR’

PARTHENIA ST f" 95
L \

in i
1 J 23 4CHASE ST / O' ZNTa,

p>RR ITT ■1R/tyKos GBLVD<o,
r\m m>-

£ ^

sg
i£s
5°

n CANTARASTS* 3£ /fcq ^ 2 ■UlD <U T^ O o£ I r.c xt: JBo ^ STRATH ERN ST0i ou ■zLj z I
<> \

cq ^
1/5 <3

-Tx
> r U-l

^ *
3

&, Er

si
i-

3
a_

c >
SA"<Oy

HR K/w

s
S7■

mta>
_LEGEND z

Q z z<0 Kj 5 <
—Residential 

Single Family

Residential 
Multiple Family

Commercial

Industrial =- Q0
sOpen

Space

PubUc
Facilities N

SOURCE: City of Los Angeles, Department of City Planning - July 2010
FIGURE 2.0-5

Mission Hills-Panorama City-North Hills 
Community General Land Use MapMeridian

Consultants
138-001-16



RA-1 fl isma ■ ■ftv I (**■—a.i
C2-1

Jf- JL■ N
i 1M \

RAVEN street ,r/
VI//

.F
I• A I/ .

R3P-1life %RA-1*/,* t ■ awr// A V
R3-1 iox_

IM»
V

■u:
••• l %

mm i
J0 I lim ■■

f
CP
CP
-o
(T

r
C2-1 - Commercial

GP LAND USE- Community Commercial
2.99 acres 

130,458 sqft

LANGDON
ELEMENTARY

SCHOOL

RA-1 - Agricultural Suburban 
GP LAND USE - Medium Multifamily

1.35 acres 
58,696 sqft

F r'
it

' CP
<</ o

■

TP"
CP1

OV:/4 o 1ju

CD _ u
cpR3-1

v
l

TP"V »A!™-

O/ r
j

Ji // 
p,,45

1 ■ Ii rffl■

sV C2-1fj> [!s|M
Iff 11

SOURCE: KTGY Group, Inc. - August 2016
FIGURE 2.0-6

Meridian
Consultants

Existing Zoning Map
138-001-16



2.0 Project Description

2.6 PROPOSED DEVELOPMENT

The proposed Project would involve the demolition of a former commercial plant nursery and associated 

surface parking, including the removal of ten trees, for the construction of a multi-story residential 

apartment complex. The base of the Project would contain parking and residential lobby and amenity 

spaces. Rising from this podium would be four apartment structures that would contain a total of 364 

dwelling units. The buildings will range from 45-85 feet in height. The proposed Floor Area Ratio (FAR) 

would not exceed 3:1.

Figure 2.0-7, Ground Floor/L1 Plan, depicts the first level of the parking garage as well as some of the 

residential amenity spaces. The Project would include approximately 557 automobile parking spaces and 

405 bicycle parking spaces. As shown in Figure 2.0-8Level 2 Floor Plan, the second floor would contain 

the upper level of parking and 25 residential "liner" units with amenity deck space on the western portion 

of the site. The third level, shown in Figure 2.0-9, Level 3 Floor Plan, would consist of residential units and 

courtyards with outdoor amenities for resident use. Within the first three levels there would be 49,883 

square feet of common open space. The upper levels, shown in Figure 2.0-10, Level 4 Floor Plan. Figure 

2.0-11, Level 5/6th Floor Plan and Figure 2.0-12, Level 7 Floor Plan, would consist of residential units.

Figure 2.0-13, Rendering - Street Level View - N Sepulveda Boulevard presents an illustration of what 

the Project could look like from N Sepulveda Boulevard. The facade would be articulated with varying 

color, material and shape elements. The sidewalk would be adorned with street trees and planters.

2.7 APPROVAL ACTIONS

The following actions would be necessary to implement the Project:

Vesting Zone Change for the western portion of the site from RA to R3.

Two on-menu density bonus incentives, pursuant to the provisions of LAMC Section 

12.22.A.25, that would a) to permit an increase in the FAR to not more than 3:1 for the portion 

of the site zoned C2 and b) to allow for accessory uses including vehicular access from a less 

to more restrictive zone.

Vesting Tentative Tract Map to consolidate the existing property into a unified lot and may 

also include any dedications or mergers necessary to meet the City's right-of-way standards.

Site Plan Review, pursuant to the provisions of LAMC Section 16.05.C.1(b), to permit a 

proposed project that creates or results in an increase of 50 or more dwelling units.

Demolition, excavation, grading, hauling and any other permits as necessary for construction.

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

2.0-10



2.0 Project Description

Construction2.8

The construction of the Project, including demolition, is expected to take approximately 18-20 months. 

Construction activities associated with the Project would be undertaken in three main steps: (1) 

demolition/site clearing, (2) site preparation, and (3) building construction.

Construction of the Project would commence with demolition and site-clearing activities. All existing 

improvements on the Project site would be removed. Construction and demolition debris would be 

recycled to the extent feasible.

After the completion of site clearing, approximately 30,000 cubic yards of soil would be removed from 

the Project site and taken to an approved landfill. The Project would require a haul route permit that 

would specify the truck route to and from the Project site. The anticipated haul route would direct trucks 

to reach the Project Site via the Nordhoff Street exit on Interstate 405, then east along Nordhoff Street 

and south on N Sepulveda Boulevard. Similarly, trucks would be directed from the Project Site traveling 

South on Sepulveda Boulevard and west on Roscoe Boulevard to Interstate 405.

Construction activities may necessitate temporary lane closures on streets adjacent to the Project site on 

an intermittent basis for utility relocations/hookups, delivery of materials, and other construction 

activities as needed. Site deliveries and staging of all equipment and materials would be organized in the 

most efficient manner possible on site to mitigate any temporary impacts to the neighborhood and 

surrounding traffic. Construction equipment would be staged on site for the duration of construction 

activities. Traffic lane and right-of-way closures, if required, will be properly permitted by the City and will 

conform to City standards.

Unless stated otherwise, all construction activities would be performed in accordance with all applicable 

State and federal laws and City codes and policies with respect to building construction and activities. As 

stated in Section 41.40 of the Los Angeles Municipal Code (LAMC), the permissible hours of construction 

involving noise-generating equipment within the City are 7:00 AM to 9:00 PM Monday through Friday, 

and between 8:00 AM and 6:00 PM on any Saturday or national holiday. No construction activities are 

permitted on Sundays. The Project would comply with these restrictions.
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3.0 INITIAL STUDY CHECKLIST

CITY OF LOS ANGELES 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

INITIAL STUDY and CHECKLIST 
_______(CEQA Guidelines Section 15063)_______

LEAD CITY AGENCY: City of Los Angeles COUNCIL DISTRICT:
CD 6 - Nury Martinez

DATE:

RESPONSIBLE AGENCIES: Department of City Planning

PROJECT TITLE:
Sepulveda LLC Apartment Project

ENVIRONMENTAL CASE: CASE NOS:

ENV-2016-2752-MND CPC-2016-2751-VZC-DB-SPR

VTT-74705

PREVIOUS ACTIONS CASE NO. 1X1 DOES have significant changes from previous actions.

I | DOES NOT have significant changes from previous 
actions

PROJECT LOCATION: The Project site is bound by W Rayen Street on the north, N Sepulveda Boulevard 
on the east, N Langdon Avenue on the west, and by existing properties on the south located in the City 
of Los Angeles, CA 91343 The project addresses are 8811-8845 N. Sepulveda Boulevard, 15430 W. 
Rayen Street and 8832-8840 N. Langdon Avenue. The site is generally located at the South-West corner 
of Sepulveda Boulevard and Rayen Street and a portion of the site goes through to Langdon Avenue 
(Assessor's Parcel Numbers 2654-013-001, 2654-013-035, 2654-013-005, 2654-013-006, 2654-013
025, 2654-013-028, 2654-013-026). ("Project Site")._____________________________________________

PROJECT DESCRIPTION: See Section 2.0 of this Initial Study.

ENVIRONMENTAL SETTING: See Section 2.0 of this Initial Study.

COMMUNITY PLAN AREA:
Mission Hills-Panorama City-North Hills 
STATUS:
I | Preliminary 

I |Proposed 

1X1 Adopted in 1999

CERTIFIED
NEIGHBORHOOD
COUNCIL:
North Hills East

AREA
PLANNING
COMMISSION:
North ValleyIX Does Conform to Plan 

I | Does NOT Conform to Plan

LA River Adjacent:EXISTING ZONING:
C2-1 and RA-1

MAX DENSITY ZONING:
C2: 1.5:1 commercial (1 
du / 400 sf lot area) 
RA-1: 1 du / 17,500 sf lot 
area

No

GENERAL PLAN LAND USE:
Community Commercial and 
Medium Residential

MAX. DENSITY PLAN:
Same as zoning

PROPOSED PROJECT DENSITY:
C2 - 1 du/400 sf lot area; R3 - 1 du/800 
sf lot area

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016
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3.0 Checklist

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.

(213)978-1372[May Sirinopwongsagon] City Planner
Signature Title Phone

Meridian Consultants
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3.0 Checklist

Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

EACH DETERMINATION IN THIS INITIAL STUDY CHECKLIST IS BASED UPON SECTION 4.0, ENVIRONMENTAL ANALYSIS. PLEASE REFER TO 
THE APPLICABLE SECTION THEREIN FOR A DETAILED DISCUSSION OF THE CHECKLIST DETERMINATIONS.

1 AESTHETICS

Would the project:

□ □ □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, 
or other locally recognized desirable aesthetic natural 
feature within a city-designated scenic highway?

□ □ □b.

Substantially degrade the existing visual character or 
quality of the site and its surroundings? □ □ □c.

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

2 AGRICULTURE AND FOREST RESOURCES

Would the project:

Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance, as shown on the maps prepared 
pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non- 
agricultural use?

□ □ □a.

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

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.

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016
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3.0 Checklist

Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

3 AIR QUALITY

Would the project:

Conflict with or obstruct implementation of the SCAQMD 
or congestion management 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 air basin 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? □ □ □d.

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

4 BIOLOGICAL RESOURCES

Would the project:

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

□ □ □a.

Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in the city or 
regional plans, policies, regulations by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
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?

□ □ □c.

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?

□ □ □d.

Meridian Consultants
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3.0 Checklist

Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

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

□ □ □e.

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.

5 CULTURAL RESOURCES

Would the project:

Cause a substantial adverse change in significance of a 
historical resource as defined in State CEQA Section 
15064.5?

□ □ □a.

Cause a substantial adverse change in significance of an 
archaeological resource pursuant to State CEQA Section 
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 dedicated cemeteries? □ □ □d.

6 GEOLOGY AND SOILS

Would the project:

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.

□ □ □b. Strong seismic ground shaking?

□ □ □Seismic-related ground failure, including liquefaction?c.

□ □ □d. Landslides?

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

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

□ □ □f.

Meridian Consultants
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Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

□ □ □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.

□ □ □h. 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?

7 GREENHOUSE GAS EMISSIONS

Would the project:

□ □ □Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment?

a.

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

8 HAZARDS AND HAZARDOUS MATERIALS

Would the project:

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

a.

□ □ □b. 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?

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

c.

□ □ □d. 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?

□ □ □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?

e.

□ □ □f. For a project within the vicinity of a private airstrip, would 
the project result in a safety hazard for the people residing 
or working in the project area?
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Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

□ □ □Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan?

g.

□ □ □h. 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?

9 HYDROLOGY AND WATER QUALITY

Would the project:

□ □ □Violate any water quality standards or waste discharge 
requirements?

a.

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

□ □ □Substantially 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 offsite?

c.

□ □ □d. 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 offsite?

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

e.

□ □ □f. Otherwise substantially degrade water quality?
□ □ □Place housing within a 100-year flood plain as mapped on 

federal flood hazard boundary or flood insurance rate map 
or other flood hazard delineation map?

g.

□ □ □h. Place within a 100-year flood plain 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?

i.

□ □ □Inundation by seiche, tsunami, or mudflow?j.
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Less than 
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Mitigation
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Less than 
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No
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10 LAND USE AND PLANNING

Would the project:

□ □ □Physically divide an established community?a.

□ □ □b. Conflict with 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?

□ □ □Conflict with any applicable habitat conservation plan or 
natural community conservation plan?

c.

11 MINERAL RESOURCES

Would the project:

□ □ □Result in the loss of availability of a known mineral resource 
that would be of value to the region and the residents of the 
State?

a.

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

12 NOISE

Would the project:

□ □ □Exposure of persons to or generation of noise in level in 
excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies?

a.

□ □ □b. Exposure of people to or generation of excessive 
groundborne vibration or groundborne noise levels?

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

c.

□ □ □d. A substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing 
without the project?

□ □ □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 
expose people residing or working in the project area to 
excessive noise levels?

e.
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Less than 
Significant with 

Project 
Mitigation
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Significant

Impact

Less than 
Significant 

Impact
No

Impact

□ □ □f. 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?

13 POPULATION AND HOUSING

Would the project:

□ □ □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)?

a.

□ □ □b. Displace substantial numbers of existing housing 
necessitating the construction of replacement housing 
elsewhere?

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

c.

14 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:

a.

□ □ □i. Fire protection?

□ □ □ii. Police protection?

□ □ □iii. Schools?

□ □ □iv. Parks?

□ □ □v. Other public facilities?

15 RECREATION

Would the project:

□ □ □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.
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Less than 
Significant with 

Project 
Mitigation

Potentially
Significant

Impact

Less than 
Significant 

Impact
No

Impact

□ □ □b. 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?

16 TRANSPORTATION AND TRAFFIC

Would the project:

□ □ □Conflict 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.

□ □ □b. 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?

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

c.

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

d.

□ □ □Result in inadequate emergency access?e.

□ □ □f. Conflict with adopted policies, plans or programs regarding 
public transit, bicycle, or pedestrian facilities, or otherwise 
decrease the performance or safety of such facilities?

17 TRIBAL CULTURAL RESOURCES

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

I.
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Less than 
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Project 
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Less than 
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Impact
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Impact

□ □ □Listed or eligible for listing in the California Register of 
Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code section 
5020.1(k), or

a.

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

18 UTILITIES & SERVICE SYSTEMS

Would the project:

□ □ □Exceed wastewater treatment requirements of the 
applicable regional water quality control board?

a.

□ □ □b. 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 stormwater 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects?

c.

□ □ □d. Have sufficient water supplies available to serve the project 
from existing entitlements and resource, or are new or 
expanded entitlements needed?

□ □ □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?

g.
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Less than 
Significant with 

Project 
Mitigation
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Significant

Impact

Less than 
Significant 

Impact
No

Impact

19 MANDATORY FINDINGS OF SIGNIFICANCE

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

a.

□ □ □b. Does the project have impacts which are individually 
limited, but cumulatively considerable? ("Cumulatively 
considerable" means that the incremental effects of an 
individual 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).

□ □ □Does the project have environmental effects which cause 
substantial adverse effects on human beings, either directly 
or indirectly?

c.
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4.0 ENVIRONMENTAL ANALYSIS

This section contains an assessment of impacts associated with the issues and subject areas identified in 

the Initial Study Checklist. The thresholds of significance are based on the L.A. CEQA Thresholds Guide.

AESTHETICS4.1

Impact Analysis

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

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur 

if the Project introduced incompatible visual elements within a field of view containing a scenic vista or 

substantially blocked views of a scenic vista. Scenic vistas are generally described in two ways: panoramic 

views (visual access to a large geographic area, for which the field of view can be wide and extend into 

the distance) and focal views (visual access to a particular object, scene, or feature of interest). Based on 

the City of Los Angeles L.A. CEQA Thresholds Guide, the determination of whether a project would result 

in a significant impact on a scenic vista is made considering the nature and quality of recognized or valued 

views; whether a project affects views from a designated scenic highway, corridor, or parkway; the extent 

of obstruction; and the extent to which a project affects recognized views available from a length of a 

public roadway, bike path, or trail, as opposed to a single, fixed vantage point.

The Project Site is located within the Mission Hills-Panorama City-North Hills Community Plan area of the 

City of Los Angeles. Specifically, the site is within the North Hills neighborhood of the City of Los Angeles, 

approximately 0.2 miles east of the 405 freeway, and approximately 2.5 miles south of the 118 Freeway 

(US 118). Based on the City of Los Angeles General Plan as well as State scenic highway designations, the 

Project Site is not located within or along a designated scenic corridor or roadway. The Project Site is 

within the field of view of surrounding mountain ranges. However, the existing level of development on 

the site and in the surrounding area limits views across and beyond the site from surrounding roadways. 

As such, the Project would not obstruct any scenic vistas. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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b. Would the project substantially damage scenic resources, including, but not limited to, 

trees, rock outcroppings, and historic buildings within a state scenic highway?

Less than Significant Impact. The existing structures on the Project site have not been identified as a 

scenic resource. The Project site is not bordered by or within the viewshed of a designated scenic highway. 

No historic buildings, rock outcroppings, or unique geologic features exist on the Project site or within the 

Project Site. The Project's impacts on scenic resources would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Would the project substantially degrade the existing visual character or quality of the site 

and its surroundings?

c.

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur 

if the Project were to introduce incompatible visual elements on the Project Site or visual elements that 

would be incompatible with the character of the area surrounding the Project Site.

Building Heights and Massing

With respect to building mass and height, land uses within the Project vicinity vary in use and height. 

Within the Mission Hills-Panorama City-North Hills area are commercial retail, office, restaurant, parking, 

residential, and mixed-use land uses ranging in various heights. Development within the proximity of the 

Project Site ranges from low- to medium-rise in height, with buildings ranging from 1 to 6 stories in height 

close to the Project Site. The proposed project will be lower on the Langdon Avenue side at 2- and 3- 

stories above a one story (at grade) parking deck, rising up to 4-stories above 2 levels of semi

subterranean parking on the south end of the site along the Sepulveda Boulevard frontage and rising to 

5-stories above 2 levels of parking at the corner of Sepulveda Boulevard and Rayen Street. Therefore, the 

massing and height of the proposed Project would be consistent with the visual character of the area.

Views

The proposed apartment building may be visible from private viewpoints within commercial or residential 

buildings in the North Hills neighborhood. Existing views across the San Fernando Valley toward 

surrounding mountain Range from these vantage points may be obstructed as a result of the proposed 

Project. However, it should be noted that private views are not protected by any viewshed protection 

ordinance, and the alteration of private views would not constitute a significant impact under CEQA. The 

visual impact of one building blocking another building is not considered a significant impact because the 

general characteristics of the urban setting would not be altered.
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4.0 Environmental Analysis

Streetscape

The street perimeter of the proposed Project would feature new street trees and improved sidewalks. As 

shown in Figure 2.0-3 Rendering—Street-Level View, the facade of the proposed building would be 

articulated with geometric forms and variations in color. N Sepulveda Boulevard would feature an entry 

plaza. These design elements are intended to create visual interest. As such, and since no change in the 

other buildings within the Project site are currently being proposed or contemplated, the Project's impact 

on the visual character of the streetscape would be positive. Impacts would be less than significant.

Shade and Shadow

Based on solar orientation, shadows are generally cast in a northward direction, moving from northwest 

in the morning to northeast in the evening. Based on the L.A. CEQA Thresholds Guide, a shading impact 

would normally be considered significant if a structure greater than 60 feet in height cast shadows on 

shade sensitive uses for more than 3 hours each day between the hours of 9:00 AM and 3:00 PM during 

winter months, or for more than 4 hours each day between the hours of 9:00 AM and 5:00 PM during the 

summer months. Shade sensitive uses include routinely useable outdoor spaces associated with 

residential, recreational, or institutional land uses; commercial uses such as pedestrian-oriented outdoor 

spaces or restaurants with outdoor eating areas; nurseries; and existing solar collectors.

The portion of the Project along Langdon Avenue would be less than 60 feet in height and therefore below 

the City's screening criteria for shadow impacts. The portion of the Project along Sepulveda Boulevard 

would be as tall as 85 feet. As such, it could cast shadows as long as 250 feet at the winter solstice.3 As 

shown in Figure 4.1-1, Shadow Analysis, the Project would cast shadows on neighboring property, such 

as the shopping center on the north side of Rayen Street at Sepulveda Boulevard and on the parking lot 

of the Sepulveda United Methodist Church. In addition, the towing business on Rayen Street adjacent to 

the Project Site would be shaded by the Project throughout the morning during winter. However, no 

specific useable outdoor spaces or other shade sensitive uses would be effected. Shadows would primarily 

be cast on surface parking and retail and automotive uses. Therefore, shade/shadow impacts would be 

less than significant.

Based on the above, impacts on the visual character or quality of the site and its surroundings would be 

less than significant.

Mitigation Measures: No mitigation measures are necessary.

3 L.A. CEQA Thresholds Guide Exhibit A.3-2
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4.0 Environmental Analysis

d. Would the project create a new source of substantial light or glare, which would adversely 

affect day or nighttime views in the area?

Less than Significant With Project Mitigation. Based on the L.A. CEQA Thresholds Guide, a significant 

impact could occur if the Project introduces new sources of light or glare on or from the Project Site that 

would be incompatible with the areas surrounding the Project Site, or which pose a safety hazard to 

motorists utilizing adjacent streets or freeways. Based on the L.A. CEQA Thresholds Guide, the 

determination of whether the Project results in a significant nighttime illumination impact shall be made 

considering the following factors: (a) the change in ambient illumination levels as a result of Project 

sources; and (b) the extent to which Project lighting would spill off the Project Site and affect adjacent 

light-sensitive areas.

Light

Night lighting for the Project site would be provided to illuminate the building entrances and common 

open space areas, and largely to provide adequate night visibility for residents and visitors and to provide 

a measure of security. It should be noted that lights associated with the commercial buildings and surface 

parking lots and on the Project site currently exist. The existing nighttime security lighting associated with 

the surface parking lot on the Project site would be removed. The Project site would include nighttime 

lighting along the building's frontages on N Sepulveda Boulevard, W Rayen Street and N Langdon Avenue. 

Lighting would also be placed at the building's pedestrian entrances and the vehicle driveways. In addition 

to the exterior ground-level nighttime security lighting, interior lighting associated with the Project site 

would provide an additional source of nighttime illumination. This change in ambient illumination could 

spill off the Project Site and affect adjacent residences. As such, impacts could be significant unless 

mitigated.

Glare

Potential reflective surfaces in the Project site vicinity include automobiles traveling and parked on 

streets, exterior building windows, and surfaces of brightly painted buildings. Excessive glare not only 

restricts visibility, but also increases the ambient heat reflectivity in a given area. The Project site's 

architectural materials would include a mix of fiber cement panels and siding, exterior cement plaster in 

various colors, metal guardrails, exposed concrete walls, and glass, which would be constructed to 

minimize glare and reflected heat. Landscaping in the form of street trees would be provided along all 

street edges of the Project site to buffer and partially screen the building from public view. The parking 

area on the second level of the building would be designed with exterior screening features in order to 

minimize potential glare of headlights from motor vehicles onto adjacent light-sensitive areas. As such,
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4.0 Environmental Analysis

the Project site would not introduce any new sources of glare that are incompatible with the surrounding 

areas. As such, potential glare impacts would be less than significant.

Mitigation Measures: The Project Applicant shall incorporate the following mitigation measure in the 

project to reduce potential impacts from nighttime illumination to a less than significant level.

MM-AES-1: Nighttime Lighting

Lighting shall be designed and installed with shielding, such that the light source does not directly 

illuminate adjacent residential properties, the public right-of-way, or the atmosphere above.
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4.0 Environmental Analysis

4.2 AGRICULTURE AND FORESTRY RESOURCES

Impact Analysis

a. Would the project 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 non-agricultural use?

No Impact. The Project Site is located within a developed area of the City of Los Angeles. According to the 

California Department of Conservation "Los Angeles County Important Farmland 2012" map, the Project 

Site not designated as Farmland of Statewide Importance, Unique Farmland, or Farmland of Local 

Importance.4 No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with existing zoning for agricultural use, or a Williamson Act 

contract?

No Impact. The Project Site is located within the jurisdiction of the City of Los Angeles and is subject to 

the applicable land use and zoning requirements of the Los Angeles Municipal Code (LAMC). The west side 

of the Project site is zoned C2 (Commercial) which is not a zone for agricultural use. The east side of the 

Project Site is zoned RA (Suburban) which does permit limited agricultural uses. However, that portion of 

the Project Site has a land use designation of Medium Residential, a designation intended to support 

multi-family development. As part of the Project, the western portion of the site would be rezoned to R3, 

which conforms to the Community Plan land use designation. In addition, no Williamson Act Contracts are 

in effect for the Project Site.5 No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

California Department of Conservation, Division of Land Resource Protection, Los Angeles County Important Farmland 2012, 
map published January 2015, ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/2012/los12.pdf.
California Department of Conservation, Division of Land Resource Protection, "The Land Conservation (Williamson) Act" 
(2013), http://www.conservation.ca.gov/dlrp/lca/Pages/Index.aspx.

4

5
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4.0 Environmental Analysis

Would the project 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.

No Impact. The Community Plan designates the project site for Medium Residential and Community 

Commercial land uses. The project site is zoned C2-1 and RA-1, which permits limited agricultural uses, 

and is thus not zoned for forest land or timberland. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project result in the loss of forest land or conversion of forest land to non-forest 

use?

No Impact. The Project site is currently developed with a commercial nursery and related surface parking. 

No forested lands exist on or near the Project Site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project involve other changes in the existing environment, which, due to their 

location or nature, could result in conversion of Farmland, to non-agricultural use?

No Impact. Neither the Project Site, nor nearby properties, are currently utilized for agricultural or 

forestry uses. The Project Site is not classified in any "Farmland" category designated by the State of 

California. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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4.3 AIR QUALITY

Impact Analysis

Would the project conflict with or obstruct implementation of the applicable air quality 

plan?

a.

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant air quality impact 

could occur if the Project is not consistent with the applicable Air Quality Management Plan (AQMP) or 

would in some way represent a substantial hindrance to employing the policies or obtaining the goals of 

that plan. The South Coast Air Management District (SCAQMD) is the agency principally responsible for 

comprehensive air pollution control in the South Coast Air Basin ("Basin"). To that end, the SCAQMD, a 

regional agency, works directly with the Southern California Association of Governments (SCAG), county 

transportation commissions, and local governments, and cooperates actively with all State and federal 

government agencies to develop rules and regulations, establishes permitting requirements, inspects 

emissions sources, and enforces such measures though educational programs or fines, when necessary. 

Projects that are consistent with the projections of employment and population forecasts identified in the 

Growth Management chapter of the Regional Comprehensive Plan (RCP) are considered consistent with 

the AQMP growth projections because the Growth Management chapter forms the basis of the land use 

and transportation control portions of the AQMP. Because impacts with respect to population, housing, 

and employment would be less than significant (see Section 4.13 below), the Project would not conflict 

with the AQMP. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project violate any air quality standard or contribute substantially to an existing 

or projected air quality violation?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, the Project could have a significant 

impact where Project-related emissions would exceed Federal, State, or regional standards or thresholds, 

or where Project-related emissions would substantially contribute to an existing or projected air quality 

violation. The Project would contribute to regional and localized air pollutant emissions during 

construction and Project operation. The applicable air quality standards and the calculated emissions 

associated with the Project are discussed in the Air Quality and Greenhouse Gas Technical Report included 

as an Appendix to this Initial Study. Table 4.3-1, Maximum Construction Emissions, identifies daily 

emissions that are estimated for peak construction days for each construction phase.
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Table 4.3-1
Maximum Construction Emissions (pounds/day)

ROG NOx CO SOx PM10 PM2.5Source
pounds/day

Year 2017 64.94 51.01 53.38 0.11 8.21 4.89

Year 2018 67.72 33.90 50.67 0.11 6.74 2.62

Maximum 67.72 51.01 53.38 0.11 8.21 4.89

SCAQMD Mass Daily Threshold 75 100 550 150 150 55

Threshold exceeded? No No No No No No

Source: CalEEMod. Refer to Modeling Data in Appendix.

Includes implementation of fugitive dust control measures required by SCAQMD under Rule 403 and 403.1, including watering disturbed 

areas a minimum of 3 times per day, replacing ground covers, and utilizing Tier 2 equipment.

CO = carbon monoxide; NOx = nitrogen oxides; PM10 = particulate matter less than 10 microns; PM2.5 = particulate matter less than 2.5 

microns; ROG = reactive organic gas; SOx = sulfur oxides.

The proposed Project would contribute to regional and localized air pollutant emissions during 

construction (short term) and proposed Project occupancy (long term). These construction activities 

would create emissions of dusts, fumes, equipment exhaust, and other air contaminants. Construction 

activities during demolition/site clearing and site preparation/excavation would primarily generate 

particulate matter less than 10 microns (PM10) and particulate matter less than 3.0 microns (PM2.5) 

emissions. Mobile sources (such as diesel-fueled equipment on site and traveling to and from the Project 

Site) would primarily generate nitrogen oxide (NOx) emissions. The application of architectural coatings 

would primarily result in the release of reactive organic gas (ROG) emissions. The amount of emissions 

generated on a daily basis would vary, depending on the amount and types of construction activities 

occurring at the same time. In addition, these calculations assume that appropriate dust control measures 

would be implemented as part of the proposed Project during each phase of development, as required by 

SCAQMD Rule 403—Fugitive Dust; South Coast Air Quality Management District Rule 1113 limiting the 

volatile organic compound content of architectural coatings; and other related SCAQMD rules.

Operational emissions generated by both stationary and mobile sources would result from normal day- 

to-day activities of the Project. Area-source emissions would be generated by the consumption of natural 

gas and landscape maintenance. Mobile emissions would be generated by the motor vehicles traveling to 

and from the Project site. The analysis of daily operational emissions associated with the Project has been 

prepared utilizing CalEEMod, as recommended by the SCAQMD. The estimated emissions from exiting 

uses on the site were subtracted from the estimated emissions resulting from the Project in order to 

calculate a potential net change in emissions. The results of these calculations are presented in Table 4.3

2, Maximum Operational Emissions.
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Table 4.3-2
Maximum Operational Emissions (pounds/day)

Source ROG NOx CO SOx PM10 PM 2.5
Area 16.46 0.38 32.75 0.002 0.18 0.18

Energy

Mobile

0.07 0.63 0.27 0.004 0.05 0.05

6.58 16.06 65.41 0.19 13.24 3.71

Total 23.11 17.07 98.43 0.20 13.47 3.94

(4.09) (7.46) (31.86) (0.06) (4.25) (1.20)Existing

Net Total

SCAQMD Mass Daily Threshold 

Threshold exceeded?

19.02 9.61 66.57 0.14 9.22 2.74

55 55 550 150 150 55

No No No No No No

Source: CalEEMod.

Notes: Refer to Modeling in Appendix.
Totals in table may not appear to add exactly due to rounding in the computer model calculations.

The emissions of the Project represent the net difference between the existing operational generated uses that would be 

removed and the Project operational emissions.

Note that the results reflect the net difference between the existing operational emissions generated by 

uses that would be removed from the Project site and the Project's operational emissions. As shown in 

Table 4.3-2, the operational emissions generated by the Project would not exceed the regional thresholds 

of significance set by the SCAQMD. As such, impacts would be less than significant.

Based on the above, air quality impacts from the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Would the project 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.

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur if 

the Project would add a considerable cumulative contribution to Federal or State nonattainment 

pollutants. The Basin is currently in State nonattainment for ozone, PM10 and PM2.5. 6 In regard to 

determining the significance of the Project contribution, the SCAQMD neither recommends quantified 

analyses of construction and/or operational emissions from multiple development projects nor provides 

methodologies or thresholds of significance to be used to assess the cumulative emissions generated by

Maps/State andCalifornia
http://www.arb.ca.gov/desig/adm/adm.htm.

Board (CARB), National,'Air Designation6 Resources Area
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4.0 Environmental Analysis

multiple cumulative projects. Instead, the SCAQMD recommends that a project's potential contribution 

to cumulative impacts be assessed utilizing the same significance criteria as those for project-specific 

impacts. Furthermore, SCAQMD states that "projects that do not exceed the project-specific thresholds 

are generally not considered to be cumulatively significant."7 Therefore, if a project generates less than 

significant construction or operational emissions, then the project would not generate a cumulatively 

considerable increase in emissions for those pollutants for which the Basin is in nonattainment.

As discussed before, the Project would not generate construction or operational emissions that exceed 

the SCAQMD's recommended regional thresholds of significance. The Project would not generate a 

cumulatively considerable increase in emissions of the pollutants for which the Basin is in nonattainment. 

Therefore, impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project expose sensitive receptors to substantial pollutant concentrations?

Less than Significant Impact. Project construction activities and operations, as described previously, may 

increase air emissions above current levels. Also, concentrations of pollutants may have the potential to 

impact nearby sensitive receptors. Sensitive receptors are defined as schools, residential homes, 

hospitals, resident care facilities, daycare centers, or other facilities that may house individuals with health 

conditions that would be adversely impacted by changes in air quality.

The SCAQMD has developed localized significance thresholds (LSTs) based on the pounds of emissions per 

day that can be generated by a project that would cause or contribute to adverse localized air quality 

impacts. These localized thresholds, which are found in the mass rate lookup tables in the Final Localized 

Significance Threshold Methodology document prepared by the SCAQMD,8 apply to projects that are less 

than or equal to 5 acres in size and are only applicable to the following criteria pollutants: NOx, CO, PM10, 

and PM2.5. LSTs represent the maximum emissions from a project that are not expected to cause or 

contribute to an exceedance of the most stringent applicable federal or State ambient air quality 

standards, and are developed based on the ambient concentrations of that pollutant for each Source 

Receptor Area (SRA). For PM10, the LSTs were derived based on requirements in SCAQMD Rule 403— 

Fugitive Dust. For PM2.5, LSTs were derived based on a general ratio of PM2.5 to PM10 for both fugitive 

dust and combustion emissions.

South Coast Air Quality Management District (SCAQMD), White Paper on Potential Control Strategies to Address Cumulative 
Impacts from Air Pollution (2003), Appendix A.
SCQAMD, Final Localized Significance Threshold Methodology (June 2003; rev. July 2008).

7

8
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LSTs are provided for each of SCAQMD's 38 SRAs at various distances from the source of emissions. The 

Project Site is located within SRA 7, which covers the East San Fernando Valley area. The nearest sensitive 

receptors that could potentially be subject to localized air quality impacts associated with construction of 

the Project are the multifamily residential units adjacent to the Project site. Given the proximity of these 

sensitive receptors to the Project site, the LSTs with receptors located within 25 meters (82 feet) have 

been used to address the potential localized air quality impacts associated with the construction-related 

NOx, CO, PM10, and PM2.5 emissions for each construction phase.

Project Construction Emissions

Emissions from construction activities have the potential to generate localized emissions that may expose 

sensitive receptors to harmful pollutant concentrations. However, as shown in Table 4.3-3, Localized 

Significance Threshold (LST) Worst-Case Emissions, which shows the net difference between the 

emissions from current uses at the Project site and the peak daily emissions that would be generated 

within the Project site during construction activities for each phase, net new emissions would not exceed 

the applicable construction LSTs for a 4.34-acre site in SRA 7. Therefore, localized air quality impacts from 

construction activities to the off-site sensitive receptors would be less than significant.

Toxic Air Contaminants (TAC)

Though uses that make up the Project may store and use cleaning products and other chemicals that could 

be toxic if improperly used, the normal operations of the Project are not associated with the use, storage, 

or processing of carcinogenic or noncarcinogenic toxic air contaminants (TACs), and no toxic airborne 

emissions would typically result from Project implementation. Additional, no changes in the uses at the 

remaining properties within the Project Site are proposed or contemplated at this time and, therefore, no 

new toxic airborne emissions are expected from these properties. TACs are typically associated with uses 

such as automotive repair, dry cleaners, painting operations, and manufacturing facilities, none of which 

are located within the Project Site nor part of the Project.

In addition, construction activities associated with the Project would be typical of other development 

projects in the City, and would be subject to the regulations and laws relating to TACs at the regional, State, 

and federal levels that would protect sensitive receptors from substantial concentrations of these emissions. 

Therefore, given the proposed uses and regulatory compliance, the Project would not generate substantial 

pollutant concentrations. Impacts associated with the release of TACs would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Table 4.3-3
Localized Significance Threshold (LST) Worst-Case Emissions1 (pounds/day)

Source NOx CO PM10 PM2.5
Construction
Total mitigated maximum
emissions
LST threshold

34.42 25.26 8.01 4.83

159.43 1,293.60 12.48 7.13

Threshold Exceeded? 
Operational

Project Area/energy 
emissions

Existing Area/energy 
emissions
Net Area/energy emissions 
LST threshold

No No No No

1.01 33.02 0.23 0.23

(-1) (-1)(0.007) (0.008)

1.00 33.01

1,293.60
0.23 0.23

159.43 3.57 1.78

Threshold Exceeded? No No No No

Notes: Emission calculations are provided in Appendix.
Totals in table may not appear to add exactly due to rounding in the computer model calculations.

The operational emissions of the Project represent the net difference between the existing operational uses that would be removed and the 

Project operational emissions.

CO = carbon monoxide; NOx = nitrogen oxide; PM10 = particulate matter less than 10 microns; PM2.5 = particulate matter less than 2.5 

microns.

LST for a 4.34-acre site, LST values were interpolated between the 2-acre and 5-acre values accordingly, then rounded down to the nearest 

whole number.

1 Results are negligible.

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

Less than Significant Impact. A significant impact could occur if a project generated objectionable odors 

occur that adversely affected sensitive receptors. Odors are typically associated with industrial projects 

involving the use of chemicals, solvents, petroleum products, and other strong-smelling elements used in 

manufacturing processes, as well as sewage treatment facilities and landfills. As the Project involves no 

elements related to these types of activities, no odors are anticipated.

During the construction phase for the Project, activities associated with the operation of construction 

equipment, the application of asphalt, the application of architectural coatings, and other interior and 

exterior finishes may produce discernible odors typical of most construction sites. Although these odors 

could be a source of nuisance to adjacent receptors, they are temporary and intermittent in nature. As 

construction-related emissions dissipate from the construction area, the odors associated with these 

emissions would also decrease, dilute, and become unnoticeable.
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Additionally, as the Project will include residential uses that do not create the type of objectionable odors 

associated with industrial uses. Good housekeeping practices, such as the use of trash receptacles, would 

be sufficient to prevent nuisance odors. Adherence with SCAQMD Rule 402 (Nuisance), and SCAQMD Best 

Available Control Technology Guidelines would limit potential objectionable odor impacts from the 

proposed uses. Therefore, impacts from the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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BIOLOGICAL RESOURCES4.4

Impact Analysis

a. Would the project 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 Game or U.S. Fish and Wildlife Service?

Less than Significant Impact with Project Mitigation. Based on the criteria established in the L.A. CEQA 

Thresholds Guide, a project could have a significant impact on biological resources if it would result in (a) 

the loss of individuals, or the reduction of existing habitat of a State- or federal-listed endangered, 

threatened, rare, protected, candidate, or sensitive species or a Species of Special Concern; (b) the loss of 

individuals or the reduction of existing habitat of a locally designated species or a reduction in a locally 

designated natural habitat or plant community; or (c) interference with habitat such that normal species 

behaviors are disturbed (e.g., from the introduction of noise or light) to a degree that may diminish the 

chances for long-term survival of a sensitive species.

The Project site is currently developed with retail and related structures and surface parking that were 

previously used as a commercial plant nursery. The Project site is not known to contain any critical habitat 

or support 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 (CDFW) or US Fish and 

Wildlife Service (USFWS). There are several street and ornamental trees on and around the Project site 

that would be removed during construction. Nesting birds are protected under the federal Migratory Bird 

Treaty Act (MBTA)9 and the California Department of Fish and Wildlife Code10, and the removal of trees 

could impact bird nests. As such, the potential exists for disruption of nesting habitat.

Mitigation Measures: The Project Applicant shall incorporate the following mitigation measure in the 

project in order to reduce potential impacts from the Project to a less than significant level.

MM-BIO-1: Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)

Project activities (including disturbances to native and nonnative vegetation, structures, and 

substrates) should take place outside of the breeding season for birds, which generally runs from 

March 1 to August 31 (and 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

United States Code, tit. 33, sec. 703 et seq.; see also Code of Federal Regulations, tit. 50, pt. 10. 
10 California Department of Fish and Wildlife Code, sec. 3503.
9
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hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture of kill (Fish and 

Game Code, Section 86).

If Project activities cannot feasibly avoid the breeding season, beginning 30 days prior to the 

disturbance of suitable nesting habitat, the Project 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 Project 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 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 Project Applicant shall record the results of the recommended protective measures 

described previously 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.

Would the project 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 Game or U.S. Fish and Wildlife Service?

b.

No Impact. The Project site is currently developed with commercial and related structures and surface 

parking that were previously used as a retail plant nursery. No riparian or other sensitive natural 

community is located on or adjacent to the Project Site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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c. Would the project 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?

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project could have a 

significant impact on biological resources if it would result in the alteration of an existing wetland habitat. 

The Project Site is developed and covered with impermeable surfaces. The Project Site does not contain 

any wetlands or natural drainage channels. The Project Site does not have the potential to support any 

riparian or wetland habitat as defined by Section 404 of the Clean Water Act. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Would the project 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?

d.

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project could have a 

significant impact on biological resources if it would interfere with wildlife movement/migration corridors 

that may diminish the chances for long-term survival of a sensitive species. Due to the urbanized 

surroundings, there are no wildlife corridors or native wildlife nursery sites on or near the Project site. No 

impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Would the project conflict with any local policies or ordinances protecting biological 

resources, such as a tree preservation policy or ordinance?

e.

Less than Significant Impact with Project Mitigation. Based on the criteria established in the L.A. CEQA 

Thresholds Guide, a project-related, significant adverse effect could occur if the Project were to cause an 

impact that is inconsistent with local regulations pertaining to biological resources, such as the City of Los 

Angeles Protected Tree Ordinance 

below, a tree survey identified 10 trees within the Project site and 3 trees along the public right of way 

adjacent to the site. All of the onsite trees would be removed as part of the Project. The street trees will 

be preserved to the extent feasible. None of the trees are covered by the Protected Tree Ordinance. 

Nonetheless, the Project Applicant shall comply with the Mitigation Measure below to ensure that 

impacts would be less than significant. 11

11 or the City's adopted street tree policies. As summarized in the table

11 City of Los Angeles Department of City Planning, Los Angeles Tree Ordinance (No. 177404), LAMC, sec. 12.21
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Table 4.4-1
Trees on or adjacent to the Project Site

Size (dbh) Protected Status?Specie Outcome
On-Site Trees
Mallet Flower // To be removed7 No
Mallet Flower // To be removed9 No
Mallet Flower // To be removed9 No
Mexican Fan Palm n To be removed15 No
Mexican Fan Palm // To be removed10 No
Mexican Fan Palm // To be removed12 No
Windmill Palm // To be removed7 No
Siberian Elm U To be removed10 No
Chinese Elm U To be removed20 No
Tree of Heaven U To be removed9 No
Street Trees

U Preserved if feasibleSweet Gum 14 No
// Preserved if feasibleSweet Gum 12 No
U Preserved if feasibleSweet Gum 12 No

Source: Tree Report for 8811-8857 Sepulveda Blvd., North Hills CA 91343 prepared 

by Harmony Gardens, July 11, 2016

Dbh = diameter at breast height_____________________________________________________

Mitigation Measures: The following mitigation measure is proposed to reduce impacts from the Project 

to a less than significant level.

MM-BIO-2: Tree Removal (Non-Protected Trees)

Prior to the issuance of any permit for the Project, 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 multitrunked, 
as measured 54 inches above the ground) nonprotected 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. All trees in the public right-of-way shall conform to the current standards of the 

Department of Public Works, Urban Forestry Division, Bureau of Street Services.
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f. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, 

Natural Community Conservation Plan, or other approved local, regional, or state habitat 

conservation plan?

No Impact. A significant impact could occur if the Project would be inconsistent with mapping or policies 

in any conservation plans of the types cited. The Project Site is not part of any draft or adopted Habitat 

Conservation Plan, Natural Community Conservation Plan, or other approved local, regional or State 

habitat conservation plan. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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CULTURAL RESOURCES4.5

Impact Analysis

a. Would the project cause a substantial adverse change in the significance of a historical 

resource as defined in §15064.5?

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a significant impact could 

occur if the Project would disturb historic resources that presently exist within the Project Site. Section 

15064.5 of the CEQA Guidelines generally defines a historic resource as a resource that is: (1) listed in, or 

determined to be eligible for listing in the California Register of Historical Resources (California Register); 

(2) included in a local register of historical resources (pursuant to Section 5020.1(k) of the Public Resources 

Code); or (3) identified as significant in an historical resources survey (meeting the criteria in Section 

5024.1(g) of the Public Resources Code). Additionally, any object, building, structure, site, area, place, 

record, or manuscript which a lead agency determines to be historically significant or significant in the 

architectural, engineering, scientific, economic, agricultural, educational, social, political, military, or 

cultural annals of California may be considered to be an historical resource, provided the lead agency's 

determination is supported by substantial evidence in light of the whole record. Generally, a resource 

shall be considered by the lead agency to be "historically significant" if the resource meets the criteria for 

listing on the California Register. The California Register automatically includes all properties listed in the 

National Register of Historic Places (National Register) and those formally determined to be eligible for 

listing in the National Register.

The Project site is currently developed with a commercial retail garden center building and related surface 

parking. The following section summarizes and incorporates by reference information from the Historic 

Resource Assessment: Green Arrow Nursery, prepared by the Historic Resources Group, on July 2016. This 

historic assessment of the site concluded that the nursery and other features on the site would not be 

considered historic resources under CEQA whether it is a unique resource. With regulatory compliance, 

any potential paleontological impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project disturb any human remains, including those interred outside of formal 

cemeteries?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a 

Project-related significant adverse effect could occur if grading or excavation activities associated with the 

proposed Project would disturb previously interred human remains. The Project Site is located in an 

urbanized area and has been subject to grading and development in the past. No known burial sites are
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located on or adjacent to the Project site. Furthermore, the Project Applicant shall be required to comply 

with existing regulations, including State Health and Safety Code Section 7050.5 and Public Resources 

Code Section 5097.98 (discovery of Native American human remains) that specify the protocol if human 

remains are discovered during excavation, grading, or construction activities. With regulatory compliance, 

any potential impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.6 GEOLOGY AND SOILS

Impact Analysis

Would the project expose people or structures to potential substantial adverse effects, 

including the risk of loss, injury, or death involving:

a. 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.

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a 

significant impact could occur if a project is located within a State-designated Alquist-Priolo Zone or other 

designated fault zone. The Project Site is not located within a seismic hazard zone for liquefaction, 

landsliding, or an Alquist-Priolo Fault Zone.12 The nearest fault is the Northridge Hills Fault, approximately 

1,300 feet north of the Project site. This fault does not pose a surface rupture hazard at the site. As such, 

impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Strong seismic ground shaking?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a 

significant impact could occur if a project represents an increased risk to public safety or destruction of 

property by exposing people, property, or infrastructure to seismically induced ground-shaking hazards 

that are greater than the average risk associated with other locations in Southern California.

The Project would conform to all applicable provisions of the California Building Code seismic standards 

with respect to new construction, as approved by the Department of Building and Safety. Adherence to 

current building codes and engineering practices would ensure that the Project would not expose people, 

property, or infrastructure to seismically induced ground-shaking hazards that are greater than the 

average risk associated with locations in the Southern California region. As such, impacts would be less 

than significant.

Mitigation Measures: No mitigation measures are necessary.

12 Parcel Profile Report, City of Los Angeles Department of City Planning, August 2016.
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Seismic-related ground failure, including liquefaction?c.

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a 

significant impact could occur if a project site is located within a liquefaction zone. As noted in the City's 

parcel information reports, the Project Site is not located within an area identified as having a potential 

for liquefaction. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Landslides?

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project could have a 

significant geologic hazard impact if it would cause or accelerate geologic hazards that would result in 

substantial damage to structures or infrastructure, or expose people to substantial risk of injury. A project- 

related, significant adverse effect may occur if the project is located in a hillside area with soil conditions 

that would suggest a high potential for sliding. The Project Site is located on relatively level terrain and is 

not located in a designated earthquake-induced landslide hazard zone. Therefore, the probability of 

landslides is considered to be very low. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Would the project result in substantial soil erosion or the loss of topsoil?e.

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have significant sedimentation or erosion impacts if it would (a) constitute a geologic hazard to 

other properties by causing or accelerating instability from erosion; or (b) accelerate natural processes of 

wind and water erosion and sedimentation, resulting in sediment runoff or deposition that would not be 

contained or controlled on site.

Although development of the Project site has the potential to result in the erosion of soils during site 

preparation and construction activities, erosion would be reduced by implementation of stringent erosion 

controls imposed by the City of Los Angeles through grading and building permit regulations. Minor 

amounts of erosion and siltation could occur during grading. The potential for soil erosion during the 

ongoing operation of the Project is extremely low due to the predominantly level topography of the site; 

furthermore, the Project site would be almost entirely built upon, with little or no soil exposed.
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The Applicant has submitted a geotechnical study which the Department of Building and Safety (LADBS) 

reviewed and approved, subject to conditions that include incorporating all recommendations of the 

report into the Project and complying with code requirements for grading, excavations and fills.13,

For all these reasons, Project impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. Would the project 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?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant geologic hazard impact if it could cause or accelerate geologic hazards causing 

substantial damage to structures or infrastructure, or expose people to substantial risk of injury. For the 

purpose of this specific issue, a significant impact could occur if the Project is built in an unstable area 

without proper site preparation or design features to provide adequate foundations for buildings, thus 

posing a hazard to life and property.

The Applicant has submitted a geotechnical study for review and approval by the Department of Building 

and Safety (LADBS). This study documents soil characteristics and recommends foundation and other 

design treatments to ensure that spreading, subsidence, or collapse do not occur.14 LADBS has approved 

the report subject to conditions that include incorporating all recommendations of the report into the 

Project and complying with code requirements for grading, excavations and fills. Project Impacts would 

less than significant.

Mitigation Measures: No mitigation measures are necessary.

g. Would the project 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?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant geologic hazard impact if it would cause or accelerate geologic hazards that would 

result in substantial damage to structures or infrastructure, or expose people to substantial risk of injury. 

For the purpose of this specific issue, a significant impact could occur if a project is built on expansive soils 

without proper site preparation or design features to provide adequate foundations for buildings, thus

13 Geotechnical Engineering Investigation for Proposed Mixed-Use Development, 8813-8845 Sepulveda Boulevard, 15408 to 
15430 Rayen Street and 8832 and 8840 Langdon Street, Los Angeles California, Geotechnologies Inc, July 2016.

14 Geotechnical Engineering Investigation for Proposed Mixed-Use Development, 8813-8845 Sepulveda Boulevard, 15408 to 
15430 Rayen Street and 8832 and 8840 Langdon Street, Los Angeles California. Geotechnologies Inc, July 2016.

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

4.0-25



4.0 Environmental Analysis

posing a hazard to life and property. Expansive soils contain significant amounts of clay particles that swell 

considerably when wetted and that shrink when dried. Foundations constructed on these soils are subject 

to uplifting forces caused by the swelling. Without proper mitigation measures, heaving and cracking of 

both building foundations and slabs-on-grade could result.

The Applicant has submitted a geotechnical study for review and approval by the Department of Building 

and Safety (LADBS). This study documents soil characteristics and recommends foundation and other 

design treatments to ensure that spreading, subsidence, or collapse do not occur.15 LADBS has approved 

the report subject to conditions that include incorporating all recommendations of the report into the 

Project and complying with code requirements for grading, excavations and fills. Project Impacts would 

less than significant.

Mitigation Measures: No mitigation measures are necessary.

15 Geotechnical Engineering Investigation for Proposed Mixed-Use Development, 8813-8845 Sepulveda Boulevard, 15408 to 
15430 Rayen Street and 8832 and 8840 Langdon Street, Los Angeles California, Geotechnologies Inc, July 2016.
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h. Would the project have soils incapable of adequately supporting the use of septic tanks or 

alternative wastewater disposal systems where sewers are not available for the disposal of 

wastewater?

No Impact. The Project Site is located in a developed area that is served by the wastewater collection, 

conveyance, and treatment system operated by the City of Los Angeles. The Project's wastewater demand 

would be accommodated via connections to this existing wastewater infrastructure. No septic tanks or 

alternative disposal systems would be utilized. For all these reasons, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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GREENHOUSE GAS EMISSIONS4.7

Impact Analysis

a. Would the project generate greenhouse gas emissions, either directly or indirectly, that may 

have a significant impact on the environment?

Less than Significant Impact. A significant impact could occur if a project would generate greenhouse gas 

(GHG) emissions, either directly or indirectly, that may have a significant impact on the environment. GHG 

emissions refer to a group of emissions that are believed to affect global climate conditions. These gases 

trap heat in the atmosphere, and the major concern is that increases in GHG emissions are causing global 

climate change. Global climate change is a change in the average weather on earth that can be measured 

by wind patterns, storms, precipitation, and temperature. The background and regulatory context of GHG 

emissions is discussed in the Air Quality and Greenhouse Gas Technical Report included as an Appendix 

to this Initial Study.

As detailed therein, construction and operational GHG emissions were modeled using CalEEMod for each 

year of construction of the Project and for the typical year of operation. The estimated emissions from 

existing uses on the site were subtracted from the estimated emissions resulting from the Project in order 

to calculate a potential net change in emissions. The results of this analysis are presented in Table 4.7-1, 

Proposed Project Construction-Related Greenhouse Gas Emissions and Table 4.7-2, Proposed Project 

Operational Greenhouse Gas Emissions. As shown the greatest annual increase in GHG emissions from 

construction activities would be 625.73 metric tons in 2018 while the net increase in GHG emissions 

generated by the Project would be 3,033.43 MTCO2e per year.

Because the net increase is greater than the SCAQMD's 3,000 MTCO2e per year screening threshold for 

residential land use projects, the Tier 4 performance standard threshold was applied to evaluate whether 

the Project would achieve a 15 percent reduction in GHG emissions by 2020 compared to a business as 

usual scenario. The business as usual scenario (without Title 24 efficiencies, Project Design Features, or 

Mitigation Measures) would result in GHG emissions of 5,373.66 MTCO2e per year. As such, the calculated 

Project emissions shown in Table 4.7-2 represent a 43.6 percent reduction from business as usual. 

Therefore, the Project would not result in a cumulatively considerable contribution to GHG emissions. 

Impacts would be less than significant.
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Table 4.7-1
Proposed Project Construction-Related Greenhouse Gas Emissions

CO2e Emissions 
(Metric Tons per Year)aYear

2017 573.06

2018 625.73

Total Construction GHG Emissions 1,198.79

Annualized over Project's Lifetime 39.96

a Construction CO2 values were derived using CalEEMod Version 2013.2.2.

Note: Calculation data and results are provided in Appendix of this Initial Study.

For comparative purposes, SCAQMD recommends that construction-related GHG emissions be amortized over the 

assumed operational lifetime of a project, which is recommended by SCAQMD as 30-years.

N2O emissions account for 0.05 MTCO2e/year.*

To demonstrate the efficacy of measures required under applicable GHG reduction plans and policies and 

consistency with AB 32, the analysis also compares emissions that would be generated by the Project in 

the absence of any GHG emission reduction measures, known as the no action taken (NAT) scenario. 

Under the NAT scenario, GHG emissions would be approximately 2,695.49 MTCO2e per year, also below 

SCAQMD's screening threshold. This estimate represents a reduction of 170.30 MTCO2e per year (6.3 

percent) in comparison to the NAT scenario.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with an applicable plan, policy or regulation adopted for the 

purpose of reducing the emissions of greenhouse gases?

Less than Significant Impact. The goal of AB 32 is to reduce Statewide GHG emissions to 1990 levels by 

2020. As previously noted, in 2014, the CARB updated the Scoping Plan, which details strategies to meet 

that goal. In addition, Executive Order S-3-05 aims to reduce Statewide GHG emissions to 80 percent 

below 1990 levels by 2050. On September 8, 2016, Governor Brown enacted SB 32 that extends AB 32 

another ten years to 2030 and increase the State's objectives. SB 32 calls on Statewide reductions in GHG 

emissions to 40 percent below 1990 levels by 2030. In addition, AB 197 requires ARB to approve a 

statewide GHG emissions limit equivalent to the statewide GHG emission level in 1990 to be achieved by 

2030. SB 32 requires ARB to prepare and approve a scoping plan for achieving the maximum 

technologically feasible and cost-effective reductions in GHG emissions.

Executive Orders S-3-05 and B-30-15, SB 375, and SCAG's Sustainable Communities Strategy all apply to 

the Project and are all intended to reduce GHG emissions to meet the statewide targets set forth in AB

32.
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Table 4.7-2
Proposed Project Operational Greenhouse Gas Emissions

Emissions
(MTCO2e/year)GHG Emissions Source

Construction (amortized)

Operational (mobile) sources

Area sources

Energy

Waste

Water

39.96
* 2,403.13

6.80

1,427.77

24.80

250.43

Annual Total 4,152.89

(1,119.46)Existing

Net Total 3,033.43

Source: CalEEMod.

Notes: Emissions calculations are provided in Appendix

Totals in table may not appear to add exactly due to rounding in the computer model calculations.

The emissions of the Project represent the net difference between the existing greenhouse generated uses that would be 

removed and the Project greenhouse gas emissions.

MTCO2e = metric tons of carbon dioxide emissions.

N2O emissions account for 0.10 MTCO2e/year.*

Sustainable Communities and Climate Protection Act (SB 375)

SB 375, signed into law in September 2008, aligns regional transportation planning efforts, regional GHG 

reduction targets, and land use and housing allocations. This act requires metropolitan planning 

organizations (MPOs) to adopt a Sustainable Communities Strategy (SCS) or Alternative Planning Strategy 

(APS) that prescribes land use allocation in that MPO's regional transportation plan (RTP). CARB, in 

consultation with MPOs, provided regional reduction targets for GHGs for the years 2020 and 2035.

California Green Building Standards (CALGreen) Code

In November 2008, the California Building Standards Commission established the California Green 

Building Standard Code (CALGreen Code), which sets performance standards for residential and 

nonresidential development to reduce environmental impacts and encourage sustainable construction 

practices. As of January 1, 2011, the CALGreen Code is mandatory for all new building construction in the 

State. The CALGreen Code addresses energy efficiency, water conservation, material conservation, 

planning and design, and overall environmental quality.

In December 2010, the Los Angeles City Council adopted various provisions of the CALGreen Code as part 
of Ordinance No. 181,480, thus codifying certain provisions of the CALGreen Code as the new Los Angeles 
Green Building Code (LA Green Building Code). The LA Green Building Code imposes more stringent green
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building requirements than those contained within the CALGreen Code, and is applicable to the 
construction of every new building, every new building alteration with a permit valuation of over 
$200,000, and every building addition unless otherwise noted. Specific mandatory requirements and 
elective measures are provided for three categories: (1) low-rise residential buildings; (2) nonresidential 
and high-rise residential buildings; and (3) additions and alterations to nonresidential and high-rise 
residential buildings. In 2013, the Los Angeles City Council adopted the 2014 Los Angeles Green Building 
Code, which is in effect as of January 1, 2014. The 2014 Los Angeles Green Building Code incorporates by 
reference the 2013 Edition of the CALGreen Code and makes various technical changes to the Los Angeles 
Municipal Code. The GHG emissions resulting from operation of the proposed Project, which involves the 
use of on-road motor vehicles, energy (electricity and natural gas), area sources (hearth and landscaping), 
water, and generation of solid waste and wastewater, were estimated with the incorporation of the 
following GHG reduction measures:

Project compliance with the LA Green Code and CALGreen Code would result in 30 percent 
energy savings for non-residential uses

Project would reduce water demand by at least 20 percent due to low-flow and/or high 
efficiency water fixtures such as low-flow toilets, urinals, showerheads, faucets, and high- 
efficiency clothes-washers and dishwashers;

Due to the Project's mixed-use nature and urban location within a Transit Priority Area, GHG 
emissions attributed to the Project's motor vehicles would be reduced by at least 15 percent.

City of Los Angeles Sustainable City pLAn

On April 8, 2015, the City of Los Angeles released the Sustainable City pLAn ("pLAn") which defines a 

roadmap for actions to be taken by the City over the next 20 years to create a City that is environmentally 

healthy, economically prosperous, and equitable in opportunity. The pLAn addresses increasing local 

water and solar energy resources, energy efficiency in new buildings, carbon and climate leadership and 

waste and landfills. The pLAn also addresses the housing shortage in the City by calling for 100,000 new 

housing units by 2021, leading to 150,000 new housing units by 2035, with policies to encourage that 57 

percent of these units be built near transit in 2025 and 65 percent by 2025 to help the City meet its GHG 

reduction goals. In 2014, 43 percent of new housing units in the City were built near transit.

On carbon and climate leadership, the pLAn states that the City will reduce GHG emissions below the 1990 

levels called for by state law by 2020. The City's objectives are to reduce GHG emissions below 1990 

baseline by at least 45 percent by 2025, 60 percent by 2035 and 80 percent by 2050. By 2017, the City will 

develop a comprehensive climate action and adaptation plan. Strategies and policy initiative include 

creating a benchmarking policy for building energy use, and incentivizing or requiring Leadership in Energy 

and Environmental Design (LEED) Silver or better for new construction.
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The Project would be consistent with the planned land use and population growth for the Mission Hills- 

Panorama City-North Hills Community Plan area and would not conflict with the AQMP. As described 

previously, through required implementation of the LA Green Building Code, the Project would be 

consistent with local and Statewide goals and policies aimed at reducing the generation of GHGs. The 

Project's generation of GHG emissions would not make a cumulatively considerable contribution to or 

conflict with an applicable plan, policy, or regulation for the purposes of reducing the emissions of 

greenhouse gasses. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.8 HAZARDS AND HAZARDOUS MATERIALS

Impact Analysis

a. Would the project create a significant hazard to the public or the environment through the 

routine transport, use, or disposal of hazardous materials?

Less than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a 

project could have a significant impact to hazards and hazardous materials if: (a) the project involved a 

risk of accidental explosion or release of hazardous substances (including, but not limited to oil, pesticides, 

chemicals or radiation); or (b) the project involved the creation of any health hazard or potential health 

hazard. The types and amounts of hazardous materials that would be used in connection with the Project 

would include typical household products either uses by the residents or sold at the grocery store (e.g., 

cleaning solutions, solvents, pesticides for landscaping, painting supplies, and petroleum products). The 

routine use and disposal of normal household products is not considered to create a significant hazard to 

the public or the environment. Construction of the Project would also involve the temporary use of 

potentially hazardous materials, including vehicle fuels, paints, oils, transmission fluids, solvents, and 

other acidic and alkaline solutions that would require special handling, transport, and disposal. However, 

all potentially hazardous materials would be used and stored in accordance with applicable Federal, State, 

and Local regulations. As such, the Project would not create a significant hazard to the public or the 

environment. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project 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?

Less than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a 

project could have a significant impact to hazards and hazardous materials if (a) A project involved a risk 

of accidental explosion or release of hazardous substances (including, but not limited to oil, pesticides, 

chemicals or radiation); or (b) A project involved the creation of any health hazard or potential health 

hazard. A common list of potentially hazardous materials that may be found at the Project Site could 

consist of, but are not limited to, the following:

Household Products

By far the most common hazardous materials are those found or used in the home for such activities as 

cleaning, painting, and pest control. However, it is expected that household products would be used and 

stored in accordance with applicable federal, State, and local regulations.
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Asbestos-Containing Materials

Asbestos is a crumbly material often found in older buildings, typically used as insulation in walls or 

ceilings. It was formerly popular as an insulating material because it had the desirable characteristic of 

being fire resistant. However, it can pose a health risk when very small particles become airborne. These 

dust-like particles can be inhaled, where their microscopically sharp structures can puncture the tiny air 

sacs in the lungs, resulting in long-term health problems. The Department of Toxic Substance Control 

(DTSC) classifies asbestos waste as potentially hazardous if it is greater than 1 percent and easily crumbled 

(friable). Based on the age of the on-site building, the potential for asbestos-containing building materials 

at the Project site is possible. The Project Applicant would be required to comply with the South Coast Air 

Quality Management District's Rule 1403 as well as all other applicable State and Federal rules and 

regulations regarding the disposal of asbestos-containing materials (ACMs).

Lead-Based Paint

While lead-based paint was taken off the market, it is estimated that 80 percent of existing buildings built 

prior to 1978 contain lead paint. Based on the age of the existing on-site building, there is a potential for 

lead-based paint at the Project Site. However, the Project Applicant would be required to comply with the 

applicable OSHA regulations regarding the handling and disposal of lead based paint.

Polychlorinated Biphenyls

Polychlorinated Biphenyls (PCBs) are man-made organic chemicals that were formerly manufactured for 

use in various industrial and commercial applications as a result of their nonflammability, chemical 

stability, high boiling point, and electrical insulating properties. While the manufacture of PCBs was 

banned in 1979, these hazardous materials may be found in products associated with transformers, 

electrical equipment, motor oil, hydraulic systems, cable and thermal insulation, adhesives and tapes, oil- 

based paint, caulking, plastics, and floor finish.16 Based on the age of the existing on-site building, there 

is potential for the presence of PCBs on the Project site. However, the Project Applicant would be required 

to comply with applicable State and federal rules and regulations governing PCB removal and disposal.

Based on the above, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

16 US Environmental Protection Agency (USEPA), "Polychlorinated Biphenyls,"
http://www.epa.gov/wastes/hazard/tsd/pcbs/about.htm (accessed January 2015).

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

4.0-34

http://www.epa.gov/wastes/hazard/tsd/pcbs/about.htm


4.0 Environmental Analysis

Would the project emit hazardous emissions or handle hazardous or acutely hazardous 

materials, substances, or waste within one-quarter mile of an existing or proposed school?

c.

Less than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a 

project could have a significant impact to hazards and hazardous materials if: (a) the project involved a 

risk of accidental explosion or release of hazardous substances (including, but not limited to oil, pesticides, 

chemicals, or radiation); or (b) the project involved the creation of any health hazard or potential health 

hazard. According to the L.A. CEQA Thresholds Guide, the determination of significance shall be made on 

a case-by-case basis considering the following factors: (a) the regulatory framework for the health hazard; 

(b) the probable frequency and severity of consequences to people or property as a result of a potential 

accidental release or explosion of a hazardous substance; (c) the degree to which project design will 

reduce the frequency or severity of a potential accidental release or explosion of a hazardous substance; 

(d) the probable frequency and severity of consequences to people from exposure to the health hazard; 

and (e) the degree to which project design would reduce the frequency of exposure or severity of 

consequences to exposure to the health hazard.

Though an existing school is located across Langdon Avenue from the Project Site, no hazardous materials 

other than modest amounts of typical cleaning supplies and solvents used for housekeeping and janitorial 

purposes would be present at the Project site, and use of these substances would comply with State health 

codes and regulations. Therefore, the Project would not create a significant hazard through hazardous 

emissions or the handling of hazardous or acutely hazardous materials, substances, or waste within one- 

quarter mile of an existing or proposed school. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project 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?

Less than Significant Impact. On behalf of the Applicant, a Phase 1 Environmental Site Assessment was 

conducted for the site by AEI Consultants. The research conducted for this assessment identified a history 

of several underground storage tanks on the site, which have been removed. Furthermore, the site was 

used for agricultural purposes during much of the twentieth Century. As such, a high potential for 

contaminated soil was identified. Subsequently AEI Consultants conducted a Limited Phase II Subsurface 

Investigation. Soil borings and soil gas was collection and evaluated. Limited detection of petroleum 

hydrocarbons, metals, chlordane and VOCs were found. As such, no significant hazard to the public or the 

environment was identified.
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Mitigation Measures: No mitigation measures are necessary.

e. For a project located within an airport land use plan or, where such 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?

Less than significant impact. A significant impact may occur if a project is located within a public airport 

land use plan area, or within two miles of a public airport, and subject to a safety hazard. The Project site 

is located just within 2-miles of the Van Nuys Airport. Due to the 405 freeway being located between 

airport and the Project Site, and the relative height of the Project, the Project would not result in a safety 

hazard. Impact would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. For a project within the vicinity of a private airstrip, would the project result in a safety 

hazard for people residing or working in the project area?

No Impact. The Project is not within the vicinity of a private airstrip and not within an area that would 

expose residents and workers to a safety hazard. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

g. Would the project impair implementation of, or physically interfere with, an adopted 

emergency response plan or emergency evacuation plan?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact to hazards and hazardous materials if the project involved possible 

interference with an emergency response plan or emergency evacuation plan. According to the L.A. CEQA 

Thresholds Guide, the determination of significance shall be made on a case-by-case basis considering the 

degree to which the project may require a new (or interfere with an existing) emergency response or 

evacuation plan, and the severity of the consequences.

While it is expected that the majority of construction activities for the Project would be confined to the 

Project site, limited off-site construction activities may occur in adjacent street rights-of-way during 

certain periods of the day, which may result in temporary street closures. Street closures could have the 

potential to interfere with established emergency response or evacuation plans. However, any such 

closures would be temporary in nature and would be coordinated with the City of Los Angeles 

Departments of Transportation, Building and Safety, and Public Works (Bureau of Street Services). Impacts 

would be less than significant.
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Mitigation Measures: No mitigation measures are necessary.

h. Would the project 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?

No Impact. The Project Site is located in a highly urbanized area of Los Angeles and does not include 

wildlands or high fire hazard terrain or vegetation. The Project Site is not located in a Very High Fire Hazard 

Severity Zone (VHFHSZ).17 No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

17 City of Los Angeles Department of City Planning, ZIMAS, "Parcel Profile Reports," http://www.zimas.lacity.org, accessed 
August 2016.
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4.9 HYDROLOGY AND WATER QUALITY

Impact Analysis

a. Would the project violate any water quality standards or waste discharge requirements?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact on surface water quality if discharges associated with the project would 

create pollution, contamination, or nuisance as defined in Section 13050 of the California Water Code 

(CWC) or that cause regulatory standards to be violated, as defined in the applicable National Pollution 

Discharge Elimination System (NPDES) stormwater permit or Water Quality Control Plan for the receiving 

water body. For the purpose of this specific issue, a significant impact may occur if the Project would 

discharge water that does not meet the quality standards of local agencies that regulate surface water 

quality and water discharge into stormwater drainage systems. Significant impacts would also occur if the 

project does not comply with all applicable regulations with regard to surface water quality as governed 

by the State Water Resources Control Board (SWRCB). These regulations include the Standard Urban 

Storm Water Mitigation Plan (SUSMP) requirements to reduce potential water quality impacts.

Construction Impacts

The three general sources of potential short-term, construction-related stormwater pollution associated 

with the Project are (1) the handling, storage, and disposal of construction materials containing pollutants; 

(2) the maintenance and operation of construction equipment; and (3) earthmoving activities, which, 

when not controlled, may generate soil erosion via storm runoff or mechanical equipment. Under the 

NPDES, the Project Applicant is responsible for preparing a Storm Water Pollution Prevention Plan 

(SWPPP) to mitigate the effects of erosion and the inherent potential for sedimentation and other 

pollutants entering the stormwater system.

Surface water runoff from the Project site would continue to be collected on the Project site and directed 

toward existing storm drains in the Project vicinity that have adequate capacity. Pursuant to local practice 

and City policy, stormwater retention will be required as part of the Low Impact Development (LID) and 

SUSMP implementation features (despite no increased imperviousness of the site). Any contaminants 

gathered during routine cleaning of construction equipment would be disposed of in compliance with 

applicable stormwater pollution prevention permits.

Additionally, any pollutants from the parking areas on the Project site would be subject to the 

requirements and regulations of the NPDES and applicable LID Ordinance. The Project would be required 

to demonstrate compliance with LID Ordinance standards and retain or treat the first three-quarters of 

an inch of rainfall in a 24-hour period, which would reduce the Project's impact to the stormwater
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infrastructure. The Project would not create or contribute runoff water that would exceed the capacity of 

existing or planned stormwater drainage systems or provide substantial additional sources of polluted 

runoff.

Furthermore, the Project Applicant shall be required to comply with applicable State Water Resources 

Control Board permit discharge requirements. Furthermore, prior to issuance of grading permits for the 

Project, the Project Applicant would have 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. With regulatory compliance, any potential water quality impacts from 

the Project during construction would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Operation Impacts

The Project would be required to demonstrate compliance with LID Ordinance standards and retain or 

treat the first three-quarters of an inch of rainfall in a 24-hour period. The Project would include 8 dry 

wells on site for collecting and retaining stormwater. Compliance with the LID Ordinance would reduce 

the amount of surface water runoff leaving the Project site as compared to the current conditions. City of 

Los Angeles Ordinance Nos. 172,176 and 173,494 specify Storm Water and Urban Runoff Pollution 

Control, which requires the application of BMPs. The Project would also comply with water quality 

standards and wastewater discharge requirements set forth by the SUSMP for Los Angeles County and 

Cities in Los Angeles County and approved by the Los Angeles Regional Water Quality Control Board 

(LARWQCB). Full compliance with the LID Ordinance and implementation of design-related BMPs would 

ensure that the operation of the Project would not violate any water quality standards or discharge 

requirements or otherwise substantially degrade water quality. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project substantially deplete groundwater supplies or interfere substantially 

with groundwater recharge such that there would be a net deficit in aquifer volume or a 

lowering of the local groundwater table level (e.g., the production rate of pre-existing 

nearby wells would drop to a level which would not support existing land uses or planned 

uses for which permits have been granted)?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact on groundwater level if it would change potable water levels sufficiently 

to (a) reduce the ability of a water utility to use the groundwater basin for public water supplies, 

conjunctive use purposes, storage of imported water, summer/winter peaking, or respond to emergencies
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and drought; (b) reduce yields of adjacent wells or well fields (public or private); (c) adversely change the 

rate or direction of flow of groundwater; or (d) result in demonstrable and sustained reduction in 

groundwater recharge capacity.

As portions of the site are exposed earth, some stormwater does percolate into the groundwater beneath 

the Project site. The Project would contain dry wells to collect stormwater onsite. This would allow for 

continued percolation to groundwater. As such, impacts on groundwater supplies would be less than 

significant.

The construction of the Project has the potential to remove impervious surfaces, exposing permeable soil 

and having the potential to interfere with groundwater supplies. Implementation of appropriate BMPs is 

anticipated to reduce these impacts to a level of less than significant.

Furthermore, the Project involves a minimal amount of grading and excavation for the parking garage 

level. The final grade of the parking garage would extend to approximately 6 feet below the existing grade. 

According to the Geotechnical Investigation, groundwater was not encountered at the Project site at a 

depth of under 60 feet.18 Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Would the project substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, in a manner which would 

result in substantial erosion or siltation on- or off-site?

c.

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact on surface water hydrology if it would result in a permanent, adverse 

change to the movement of surface water sufficient to produce a substantial change in the current or 

direction of water flow. The Project Site is located in an urbanized area of Los Angeles, and no streams or 

river courses are located on or within the Project vicinity. Dry wells to collect stormwater would be 

installed as part of the Project. Implementation of the Project would not increase site runoff or result in 

changes to the local drainage patterns. Implementation of a SWPPP for the Project would reduce the 

amount of surface water runoff after storm events because the Project would be required to implement 

stormwater BMPs to retain or treat the runoff from a storm event producing three-quarters of an inch of 

rainfall in a 24-hour period. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

18 Geotechnologies Inc., Geotechnical Engineering Investigation (May 4, 2016).
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d. Would the project substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, or substantially increase 

the rate or amount of surface runoff in a manner which would result in flooding on- or off

site?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact on surface water hydrology if it would result in a permanent, adverse 

change to the movement of surface water sufficient to produce a substantial change in the current or 

direction of water flow. The Project includes eight proposed dry wells for stormwater retention. As such, 

implementation of the Project would not result in a significant increase in site runoff or offsite drainage 

pattern. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project create or contribute runoff water which would exceed the capacity of 

existing or planned stormwater drainage systems or provide substantial additional sources 

of polluted runoff?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project 

could have a significant impact on surface water quality if discharges associated with the project would 

create pollution, contamination, or nuisance as defined in Section 13050 of the California Water Code 

(CWC) or that cause regulatory standards to be violated, as defined in the applicable NPDES stormwater 

permit or Water Quality Control Plan for the receiving water body. For the purpose of this specific issue, 

a significant impact may occur if the volume of stormwater runoff from the Project site was to increase to 

a level that exceeds the capacity of the storm drain system serving the Project site. A Project-related 

significant adverse effect would also occur if the Project would substantially increase the probability that 

polluted runoff would reach the storm drain system.

Pursuant to City policy, stormwater retention would be required as part of the LID/SUSMP 

implementation features. Any contaminants gathered during routine cleaning of construction equipment 

would be disposed of in compliance with applicable stormwater pollution prevention permits. Further, 

any pollutants from the parking areas would be subject to the requirements and regulations of the NPDES 

and applicable LID Ordinance requirements. Accordingly, the Project would be required to demonstrate 

compliance with LID Ordinance standards and retain or treat the first three-quarters of an inch of rainfall 

in a 24-hour period. The Project includes eight proposed dry wells for stormwater retention. The Project 

would not create or contribute runoff water that would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff. Impacts would 

be less than significant.
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Mitigation Measures: No mitigation measures are necessary.

f. Would the project otherwise substantially degrade water quality?

Less than Significant Impact. A significant impact could occur if the Project includes potential sources of 

water pollutants that would have the potential to substantially degrade water quality. Construction of the 

Project, such as grading and excavation activities, could potentially degrade water quality through erosion 

and subsequent sedimentation. However, the implementation of BMPs and compliance with all Federal, 

State, and Local regulations governing stormwater discharge would reduce the impacts of the Project on 

surrounding water quality. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

g. Would the project place 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?

No Impact. A significant impact could occur if the Project were to place housing within a 100-year flood 

hazard area. A 100-year flood is defined as a flood that results from a severe rainstorm with a probability 

of occurring approximately once every 100 years. According to the Safety Element of the City's General 

Plan, the Project Site is not located within a designated flood zone.19 Therefore, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

h. Would the project place within a 100-year flood hazard area structures, which would 

impede or redirect flood flows?

No Impact. A significant impact could occur if a Project was located within a 100-year flood zone and 

would impede or redirect flood flows. The Project Site is not in an area designated as a 100-year flood 

hazard area. The Project Site is located in a highly urbanized area, and no changes to the local drainage 

pattern would occur with implementation of the Project. Therefore, the Project would not have the 

potential to impede or redirect floodwater flows. No impact would occur.

Mitigation Measures: No mitigation measures are necessary.

19 City of Los Angeles General Plan, "Safety Element," Exhibit F, 100-Year & 500-Year Flood Plains in the City of Los Angeles, 
(1996).
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i. Would the project 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?

No Impact. A significant impact could occur if the Project exposes people or structures to a significant risk 

of loss or death caused by the failure of a levee or dam. According to the Safety Element of the City General 

Plan, the Project Site is not located within a potential inundation area. The Project Site is located within a 

potential flood zone that may occur from a wall collapse of Van Norman Bypass Reservoir. There is over 4 

miles of existing infrastructure between the Project Site and the Reservoir. Additionally, this reservoir is 

rarely full to capacity. As such, the Project would not 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. No 

impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

j. Would the project expose people or structures to a significant risk of loss, injury, or death 

involving inundation by seiche, tsunami, or mudflow?

No Impact. A significant impact would occur if the Project Site were sufficiently close to the ocean or other 

water body to potentially be at risk of the effects of seismically induced tidal phenomena (e.g., seiche and 

tsunami), or if the Project Site were located adjacent to a hillside area with soil characteristics that would 

indicate potential susceptibility to mudslides or mudflows. Therefore, the risk of loss, injury, or death 

involving inundation of a flood is minimal and the impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.10 LAND USE AND PLANNING

Impact Analysis

a. Would the project physically divide an established community?

No Impact. A significant impact could occur if a project is sufficiently large enough or otherwise configured 

in such a way as to create a physical barrier within an established community. According to the L.A. CEQA 

Thresholds Guide, the determination of significance shall be made on a case-by-case basis considering the 

following factors: (a) the extent of the area that would be impacted, the nature and degree of impacts, 

and the types of land uses within that area; (b) the extent to which existing neighborhoods, communities, 

or land uses would be disrupted, divided or isolated, and the duration of the disruptions; and (c) the 

number, degree, and type of secondary impacts to surrounding land uses that could result from 

implementation of the proposed Project.

The Project Site is located in the Mission Hills-Panorama City-North Hills Community Plan Area of the City 

of Los Angeles. The neighborhood is urbanized and contains uses similar to the proposed Project. No 

alteration of street pattern is proposed and no separation of existing uses or disruption of access would 

occur as a result of the proposed Project. Therefore, the Project would not significantly disrupt or divide 

the physical arrangement of the established community. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with an 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?

Less than Significant Impact. The Project Site is located within the jurisdiction of the City of Los Angeles, 

and is therefore subject to the designations and regulations of local and regional land use plans and the 

municipal zoning code. A significant impact could occur if a project is inconsistent with the General Plan, 

zoning designations or other land use policy applicable to the project site, and would cause adverse 

environmental effects, which the General Plan, Zoning or other land use policies are designed to avoid or 

mitigate.

SCAG Regional Comprehensive Plan. The Project Site is located within the six-county region that 

comprises the SCAG planning area. The SCAG Regional Comprehensive Plan (RCP) includes growth 

management policies that strive to improve the standard of living, maintain the regional quality of life, 

and provide social, political, and cultural equity. The guiding principles of the RCP are: (1) Improve mobility 

for all residents; (2) Foster livability in all communities; (3) Enable prosperity for all people; and (4)
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Promote sustainability for future generations. Relevant land use goals of the RCP include focusing growth 

along transportation corridors; targeting growth within walking distance of transit; and injecting new life 

into under-used areas. The Project would further these strategies by redeveloping an underutilized 

commercial property with a denser mixed-use development that is within walking distance of a transit.

City of Los Angeles General Plan. The land use component of the City of Los Angeles General Plan is 

implemented through Community Plans. The Project site is within the Mission Hills-Panorama City- North 

Hills Community Plan area. The community plan land use map indicates land uses, and corresponding 

zones, that implement the land use policies of the City. The map designates the eastern portion of the site 

as Community Commercial, which corresponds to a range of commercial and residential zones, and the 

western portion of the site as Medium Residential, which corresponds to the R3 zone.20 The Project does 

not conflict with these land use designations; furthermore, the Project includes rezoning of the western 

portion of the site to R3, thereby corresponding to the land use designation. Objectives of the Community 

Plan include: providing for the preservation of existing housing and for the development of new housing 

to meet the diverse economic and physical needs of the existing residents and projected population; to 

locate new housing in a manner which reduces vehicular trips and makes it accessible to services and 

facilities; to preserve and enhance the varied and distinct residential character and integrity of existing 

single and multi-family neighborhoods; to preserve and enhance neighborhoods with a distinctive and 

significant historical character, and to promote and insure the provision of adequate housing for all 

persons regardless of income, age, or ethnic background. The Project would provide for new housing that 

would help meet the needs of the community, is located within walking distance of neighborhood serving 

retail and bus stops. As such, the Project is supportive of the objectives of the Community Plan.

Los Angeles Municipal Code. Development of the Project site is subject to the constraints of the Los 

Angeles Municipal Code (LAMC), especially Chapter I, the Planning and Zoning Code. The Project site is 

currently zoned C2-1, a Commercial zone that permits a range of commercial uses as well as multi-family 

residential uses, and RA-1, which permits limited agricultural and single family residences. The Project 

would conflict with the existing RA zone. However, the Project Applicant has requested that the City 

rezone this portion of the site to R3 zoning, which is the corresponding zone with the Land Use Designation 

on the Community Plan map.

The City has issued the Freeway Adjacent Advisory Notice for Sensitive Uses, identified as Zoning 

Information Number 2427 (ZI 2427). 21 This notice is an informational document for the purpose of calling 

attention to existing adopted goals, objectives, policies, and programs in the General Plan that address

20 City of Los Angeles Department of City Planning, Mission Hills-Panorama City-North Hills Community Plan (1999).
21 City of Los Angeles Department of City Planning, Zoning Information, Zoning Information and Map Access System (ZIMAS),

Zoning Information (Z.I.) No. 2427 Freeway Adjacent Advisory Notice for Sensitive Uses. http://www.zimas.lac.ity.org.
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land use compatibility with respect to new residential development within 1,000 feet of freeways. 

Specifically, the notice is associated with the following policies:

Air Quality Element Policy 4.3.1: Revise 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.

Housing Element Policy 4.1.9: Whenever possible, assure adequate health-based buffer zones 

between new residential and emitting industries.

The two end units of the building proposed along the Langdon Avenue portion of the site would be just 

within 1,000 feet of the 405. The remainder of the Project would be greater than 1,000 feet from the 405. 

Between the Project site and the 405 are other residential uses of similar scale and a school. Given the 

distance and intervening development, health risks posed by the freeway would not be significant.

Based on the above the Project would not significantly conflict with land use policies and plans. Impacts 

would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Would the project conflict with any applicable habitat conservation plan or natural 

community conservation plan?

c.

No Impact. The Project site is not within a habitat conservation plan or natural community conservation 

plan. Therefore, the Project would not conflict with the provisions of an adopted habitat conservation 

plan or natural community conservation plan. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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4.11 MINERAL RESOURCES

Impact Analysis

a. Would the project result in the loss of availability of a known mineral resource that would 

be of future value to the region and the residents of the State?

No Impact. A significant impact could occur if a project site is located in an area used or available for 

extraction of a regionally-important mineral resource, or if a project would convert an existing or future 

regionally-important mineral extraction use to another use, or if a project would affect access to a site 

used or potentially available for regionally-important mineral resource extraction. According to the L.A. 

CEQA Thresholds Guide, the determination of significance shall be made on a case-by-case basis 

considering: (a) whether, or the degree to which, the project might result in the permanent loss of, or loss 

of access to, a mineral resource that is located in a State Mining and Geology Board Mineral Resource 

Zone 2 (MRZ-2) Area, or other known or potential mineral resource area, and (b) whether the mineral 

resource is of regional or Statewide significance, or is noted in the Conservation Element as being of local 

importance. The Project Site is not located within a MRZ-2 Area, an Oil Drilling/Surface Mining 

Supplemental Use District, or an Oil Field/Drilling Area.22 No mineral resources are known to exist beneath 

the Project Site. Therefore, no impacts associated with the loss of availability of a known mineral resource 

would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project result in the loss of availability of a locally important mineral resource 

recovery site delineated on a local general plan, specific plan, or other land use plan?

No Impact. The Project Site is not designated as a locally-important mineral resource recovery site 

delineated on a local general plan, specific plan, or other land use plan. As noted above, the Project Site 

is not located within a MRZ-2 Area. Therefore, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

22 City of Los Angeles, Department of City Planning, General Plan Conservation Element, Exhibit A MINERAL RESOURCES (2001).
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4.12 NOISE

Impact Analysis

a. Would the project result in exposure of persons to or generation of noise levels in excess of 

standards established in the local general plan or noise ordinance, or applicable standards 

of other agencies?

Less Than Significant with Mitigation Incorporated. A significant impact could occur if a project would 

generate excessive noise that would cause the ambient noise environment to exceed noise level standards 

set forth in the City of Los Angeles Noise Ordinance (Noise Ordinance) or the City of Los Angeles CEQA 

Thresholds Guide. The City's Noise Ordinance (Section 112.05 of the LAMC) prohibits construction 

equipment noise that produces a maximum noise level exceeding 75 dB(A) at a distance of 50 feet. 

However, the Noise ordinance also states that this limitation does not apply where compliance is 

technically infeasible. According to the City of Los Angeles CEQA Threshold Guide, a significant noise 

impact could occur if construction activities lasting more than one day would increase the ambient noise 

levels by 10 dB(A) or more at a noise-sensitive location or construction activities lasting more than 10 days 

in a three-month period would increase ambient noise levels by 5 dB(A) or more at a noise-sensitive 

location. The Threshold Guide defines sensitive uses as "residences, transient lodgings, schools, libraries, 

churches, hospitals, nursing homes, auditoriums, concert halls, amphitheaters, playgrounds, and parks. "23

The nearest sensitive receptors are multifamily residential units adjacent to the Project Site. To identify 

the existing ambient noise levels at nearby off-site sensitive receptors as well as the general vicinity of the 

Project Site, noise measurements were taken using monitoring equipment that conforms to industry 

standards and the requirement specified in Section 111.01(l) of the LAMC. The measured noise levels are 

shown in Table 4.12-1, Existing Ambient Daytime Noise Levels in the Proj'ect Site Vicinity.

Construction of the proposed Project would require the use of heavy equipment for demolition, site 

clearing, grading, excavation and foundation preparation, the installation of utilities, paving, and building 

construction. During each construction phase there would be a different mix of equipment operating and 

noise levels would vary based on the amount of equipment in operation and the location of each activity.

The US Environmental Protection Agency (USEPA) has compiled data regarding the noise-generating 

characteristics of specific types of construction equipment and typical construction activities.23 24 Based on 

this data, Table 4.12-2, Typical Outdoor Construction Noise Levels presents composite noise levels 

derived from the type and number of construction equipment that would likely occur at the Project Site.

23 City of Los Angeles, L.A. CEQA Thresholds Guide (2006), p. I.1-3.
24 USEPA, Noise from Construction Equipment and Operations, Building Equipment and Home Appliances, PB 206717 (1971).
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Table 4.12-1
Existing Ambient Daytime Noise Levels in the Project Vicinity

Leq (15-minute)Site Location Primary Noise Source

Site 1 N Sepulveda Boulevard, approximately Heavy traffic along Sepulveda Boulevard 
500 South from W Rayen Street

71.0

Site 2 Corner of N Sepulveda Boulevard and W Heavy traffic at the intersection of N
Sepulveda Boulevard and W Rayen Street

70.0
Rayen Street

Site 3 W Rayen Street, 330 feet east of N Light car traffic along W Rayen Street 
Sepulveda Boulevard

61.8

Site 4 N Langdon Avenue, approximately 400 Light car traffic, high pedestrian traffic 
feet south of W Rayen Street

56.7
along Langdon Avenue

Measurements were taken on Wednesday, July 6, 2016 from 8:29 AM through 9:17 AM.

Given the measured ambient noise levels along the edge of the Project site, construction noise would 

exceed ambient exterior noise levels at the nearest identified off-site sensitive receptors by more than 5 

dB(A) during construction. Section 41.40 of the Los Angeles Municipal Code (LAMC) regulates noise from 

demolition and construction activities. More specifically, Section 41.40 prohibits construction activity and 

repair work, where the use of any power tool, device, or equipment would disturb persons occupying 

sleeping quarters in any dwelling hotel, apartment, or other place of residence between the hours of 9:00 

PM to 7:00 AM Monday through Friday, and between 6:00 PM and 8:00 AM on Saturday. All such activities 

are prohibited on Sundays and all federal holidays.

Section 112.05 of the LAMC also specifies the maximum noise level of construction machinery that can be 

generated in any residential zone of the city or within 500 feet thereof. Specifically, any construction 

machinery may not generate a maximum noise level exceeding 75 dB(A) at 50 feet from the equipment.

However, the above noise limitation does not apply where compliance is technically infeasible. LAMC 

Section 112.05 defines technical infeasibility to mean that "said noise limitations cannot be complied with 

despite the use of mufflers, shields, sound barriers and/or other noise reduction device or techniques 

during the operation of the equipment."

In addition to these regulations, implementation of Mitigation Measure MM NOI-1 would allow the use 

of temporary noise barriers, sound walls, or blankets around stationary construction noise sources nearby 

off-site sensitive receptors. With implementation of the LAMC regulations and the mitigation measures 

identified below, noise impacts would be less than significant.
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Table 4.12-2
Typical Outdoor Construction Noise Levels

Approximate Leq dB(A) with Mufflers 
100 FeetConstruction Phase 25 Feet 50 Feet 200 Feet

Demolition 

Site Preparation 

Grading

Building Construction 

Architectural Coating

92 86 80 74

88 82 76 70

93 87 81 75

94 88 82 76

88 82 76 70

Source: U.S. Department of Transportation, Construction Noise Handbook, Chapter 9.0 (August 2006).

Mitigation Measures: The incorporation of the following mitigation measures into the Project would 

reduce construction noise impacts to a less than significant level.

Increased Noise Levels (Demolition, Grading and Construction Activities)MM-NOI-1

Construction-related equipment, including heavy-duty equipment, motor vehicles, 
and portable equipment, must be turned off when not in use for more than 30 

minutes.

Place noise-generating construction equipment and locate construction staging areas 

away from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or compressors, must 
be placed as far from noise sensitive uses as feasible during all phases of project 
construction.

Implement noise attenuation measures to the extent feasible, which may include, but 
are not limited to, temporary noise barriers, sound walls, or noise blankets around 

stationary construction noise sources.
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b. Would the project result in exposure of persons to or generation of excessive ground borne 

vibration or ground borne noise levels?

Less than Significant with Mitigation Incorporated. Vibration is sound radiated through the ground. The 

peak particle velocity (PPV) or the root mean square (RMS) velocity is usually used to describe vibration 

levels. PPV is defined as the maximum instantaneous peak of the vibration level, while RMS is defined as 

the square root of the average of the squared amplitude of the level. PPV is typically used for evaluating 

potential building damage, while RMS velocity in decibels (VdB) is typically more suitable for evaluating 

human response. A vibration velocity level of 75 VdB is the approximate dividing line between barely 

perceptible and distinctly perceptible levels for most people. Most perceptible indoor vibration is caused 

by sources within buildings such as operation of mechanical equipment, movement of people, or 

slamming of doors. Typical outdoor sources of perceptible groundborne vibration are construction 

equipment, steel-wheeled trains, and traffic on rough roads. If a roadway is smooth, the groundborne 

vibration from traffic is rarely perceptible. The range of interest is from approximately 50 VdB, which is 

the typical background vibration velocity level, to 100 VdB, which is the general threshold where minor 

damage can occur in fragile buildings.

Construction activities for the Project have the potential to generate low levels of groundborne vibration. 

The operation of construction equipment generates vibrations that propagate through the ground but 

diminishes in intensity with distance from the source. Vibration impacts can range from no perceptible 

effects at the lowest vibration levels, to low rumbling sounds and perceptible vibration at moderate levels, 

to slight damage of buildings at the highest levels. The construction activities associated with the 

proposed Project could have an adverse impact on both sensitive structures (e.g., building damage) and 

populations (e.g., annoyance).

In terms of construction-related impacts on buildings, the City of Los Angeles has not adopted policies or 

guidelines relative to groundborne vibration. While the Los Angeles County Code (LACC Section 12.08.350) 

states a presumed perception threshold of 0.01 inch per second RMS, this threshold applies to 

groundborne vibrations from long-term operational activities, not construction. Consequently, as both 

the City of Los Angeles and the County of Los Angeles do not have a significant threshold to assess 

vibration impacts during construction, the Federal Transit Administration (FTA) and California Department 

of Transportation's (Caltrans) adopted vibration standards for buildings are used to evaluate potential 

impacts related to project construction. Based on the FTA and Caltrans criteria, construction impacts 

relative to groundborne vibration would be considered significant if the following were to occur: 2525

25 Federal Transit Administration, Transit Noise and Vibration Impact Assessment (May 2006); and California Department of 
Transportation, Transportation- and Construction-Induced Vibration Guidance Manual (June 2004).

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

4.0-51



4.0 Environmental Analysis

Project site construction activities would cause a PPV groundborne vibration level to exceed 0.5 
inches per second (ips) at any building that is constructed with reinforced concrete, steel, or 
timber.

Project site construction activities would cause a PPV groundborne vibration level to exceed 0.3 
ips at any engineered concrete and masonry buildings.

Project site construction activities would cause a PPV groundborne vibration level to exceed 0.2 
ips at any nonengineered timber and masonry buildings.

Project site construction activities would cause a PPV groundborne vibration level to exceed 0.12 
ips at any historical building or building that is extremely susceptible to vibration damage.

Table 4.12-2, Vibration Source Levels for Construction Equipment, identifies various PPV and RMS

velocity (in VdB) levels for the types of construction equipment that would operate at the Project site 

during construction.

Although the multifamily residences adjacent to the Project site could experience vibration levels of 0.086 

ips, the most restrictive threshold for building damage from vibration is 0.12 PPV for historic buildings and 

buildings that are extremely susceptible to vibration damage. Therefore, vibration levels at the nearby 

buildings would not exceed the building damage threshold from vibration. Impacts with respect to 

building damage resulting from Project-generated vibration would be less than significant.

The FTA guidance manual also provides vibration criteria for human annoyance based on the frequency 

of vibration events and sensitivity of land uses. For residential buildings subject to infrequent vibration 

events (construction) the criterion is 80 VdB. The multifamily residential use located adjacent to the 

Project Site could be exposed to increased vibration levels during construction from loaded trucks if they 

operate close to the residences. However, implementation of Mitigation Measure MM NOI-1, described 

above and of MM-TRAF-1 described in Section 4.16, Transportation and Traffic, a Construction 

Management Plan, would serve to separate trucks and other heavy equipment from the residences to the 

extent possible. This would reduce construction-related vibration impacts of the proposed Project to a 

less than significant level.
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Table 4.12-2
Vibration Source Levels for Construction Equipment

Approximate PPV (in/sec) Approximate RMS (VdB)
25 50 60 75 100 25 50 60 75 100

Equipment Feet Feet Feet Feet Feet Feet Feet Feet Feet Feet
Caisson Drilling 

Loaded Trucks

0.089 0.031 0.024 0.017 0.011 87 78 76 73 69

0.076 0.027 0.020 0.015 0.010 86 77 75 72 68

Excavator 0.040 0.014 0.011 0.008 0.005 80 71 69 66 62

Jackhammer 0.035 0.012 0.009 0.007 0.004 79 70 68 65 61

Small Bulldozer 0.003 0.001 0.0008 0.0006 0.0004 58 49 47 44 40

Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment, Final Report, 2006.

Would the project result in a substantial permanent increase in ambient noise levels in the 

project vicinity above levels existing without the project?

c.

Less than Significant Impact. A significant impact could occur if the Project were to result in a substantial 

permanent increase in ambient noise levels above existing ambient noise levels without the Project. The 

primary long-term noise source associated with the Project would be Project-related traffic. According to 

the L.A. CEQA Thresholds Guide, if a project would result in traffic that is less than double existing traffic, 

then the project's mobile noise impacts can be assumed to be less than significant. As evaluated in Section 

4.16 Traffic and Transportation, the Project would not result in a doubling of the existing traffic volumes. 

Therefore, traffic-generated noise impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project result in a substantial temporary or periodic increase in ambient noise 

levels in the project vicinity above levels existing without the project?

Less than Significant with Mitigation Incorporated. The Project does not involve uses that are sources of 

substantial increases in periodic noise. Noise from traffic and the residential activities associated with the 

Project exist in the Project vicinity without the Project. However, as discussed above, substantial 

temporary increases in ambient noise levels are likely during construction.

Mitigation Measures: Mitigation measure MM-NOI-1, identified above, would reduce potential 

construction noise impacts to a less than significant level.
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e. 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 expose 

people residing or working in the project area to excessive noise levels?

Less than significant impact. A significant impact may occur if a project is located within a public airport 

land use plan area, or within two miles of a public airport, and would expose people to excessive noise 

levels associated with the airport. The Project site is located just within 2-miles of the Van Nuys Airport. 

Excessive noise levels from airport operations are associated with take-off and landings. Due to the 405 

freeway being located between airport and the Project Site, and the similar height and design of surround 

projects and development, noise from take-off and landing of aircraft at the Van Nuys Airport would not 

be perceptible at the Project Site. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. 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?

No Impact. The Project Site is not located in the vicinity of a private airstrip. Therefore, no impact would

occur.

Mitigation Measures: No mitigation measures are necessary.
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4.13 POPULATION AND HOUSING

Impact Analysis

a. Would the project 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)?

Less than Significant Impact. A significant impact could occur if a project would locate new development, 

such as homes, businesses, or infrastructure, with the effect of substantially inducing growth in the 

proposed area that would otherwise not have occurred as rapidly or in as great a magnitude. Based on 

the L.A. CEQA Thresholds Guide, the determination of whether a project results in a significant impact on 

population and housing growth shall consider the degree to which the project would cause growth or 

accelerate development in an undeveloped area that exceeds projected/planned levels for the year of 

project occupancy/build out, and that would result in an adverse physical change in the environment

With respect to regional growth, SCAG forecasts that the population in the City of Los Angeles will increase 

to 3.99 million persons by 2020 and 4.32 million persons by 2035. According to the Census, the population 

of the North Hills neighborhood was over 53,000. Based on a City-wide average of 2.67 persons per rental 

unit,26 the 364 units proposed by the Project would house less than 1,000 people. As such, the Project 

does not represent significant population growth. The Los Angeles General Plan, as reflected in the 

Community Plan Land Use Map, envisions a medium density residential use on the site. As such the Project 

represents planned growth. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project displace substantial numbers of existing housing, necessitating the 

construction of replacement housing elsewhere?

No Impact. A significant impact may occur if a project would result in the displacement of existing housing 

units, necessitating the construction of replacement housing elsewhere. The Project site does not 

currently contain any housing. Therefore, no displacement of existing housing would occur

Mitigation Measures: No mitigation measures are necessary.

26 City of Los Angeles Department Of City Planning, Citywide Demographic Profile, 2013.
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Would the project displace substantial numbers of people, necessitating the construction 

of replacement housing elsewhere?

c.

No Impact. There are no people currently residing on the Project site. As such, people would not be 

displaced nor would replacement housing need to be construction elsewhere. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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4.14 PUBLIC SERVICES

Impact Analysis

a. Would the project result in substantial adverse physical impacts associated with the 

provision of new or physically altered governmental facilities, need for new or physically 

altered governmental facilities, the construction of which could cause significant 

environmental impacts, in order to maintain acceptable service ratios, response times, or 

other performance objectives for any of the public services:

i. Fire Protection

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a project would normally have 

a significant impact on fire protection if it requires the addition of a new fire station or the expansion, 

consolidation, or relocation of an existing facility to maintain service. The City of Los Angeles Fire 

Department (LAFD) considers fire protection services for a project adequate if a project is within the 

maximum response distance for the land use proposed. Pursuant to LAMC Section 57.09.07A, the 

maximum response distance between residential land uses and a LAFD fire station that houses an 

engine or truck company is 1.5 miles; for a commercial land use, the distance is 1 mile for an engine 

company and 1.5 miles for a truck company. If either of these distances is exceeded, all structures 

located in the applicable residential or commercial area would be required to install automatic fire 

sprinkler systems.

The Project could potentially increase the demand for LAFD services. The Project site is close to three 

fire stations:

LAFD Station No. 7, located at 14630 Plummer Street, approximately 1.9 miles driving distance 

northeast of the Project site;

LAFD Station No. 90., located at 7921 Woodley Ave, approximately 2.0 miles driving distance 

southwest; and

LAFD Station No 81, located at 14355 Arminta St. approximately 2.5 miles driving distance to the 

southeast.

Based on the response distance criteria specified in LAMC Section 57.09.07A and the relatively short 

distance from LAFD Stations to the Project site, fire protection response would be considered 

adequate. New or expanded LAFD stations or facilities would not be needed to serve the Project. The 

Project would comply with the code requirements for sprinklers as well as other applicable fire and 

safety requirements of the Los Angeles Building Code. As such, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary
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ii. Police Protection.

Less than Significant Impact with Project Mitigation. A significant impact may occur if the City of Los 

Angeles Police Department (LAPD) could not adequately serve a project without necessitating a new 

or physically altered station, the construction of which may cause significant environmental impacts. 

Based on the L.A. CEQA Thresholds Guide, the determination of whether a project results in a 

significant impact on police protection shall be made considering the following factors: (a) the 

population increase resulting from the project, based on the net increase of residential units or square 

footage of non-residential floor area; (b) the demand for police services anticipated at the time the 

project is completed compared to the expected level of service available, considering, as applicable, 

scheduled improvements to LAPD services (facilities, equipment, and officers) and the project's 

proportional contribution to the demand; and (c) whether the project includes security and/or design 

features that would reduce the demand for police services.

The Project Site is located within the service area of the Mission Community Police Station located at 

11121 Sepulveda Boulevard, 3.0 miles driving distance to the Project Site. Implementation of the 

proposed Project could generate an increase in the number of service calls from the Project site. 

Responses to thefts, vehicle burglaries, vehicle damage, traffic-related incidents, and crimes against 

persons would be anticipated to escalate as a result of the increased on-site activity and increased 

traffic on adjacent streets and arterials. However, it is not expected that any increase in demands on 

police services would necessitate the construction of a new police station or expansion of an existing 

station. As such, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary

iii. Schools.

Less-than-Significant Impact. A significant impact could occur if a project includes substantial 

employment or population growth, which could generate a demand for school facilities that would 

exceed the capacity of the Los Angeles Unified School District (LAUSD).

As shown in Table 4.14-1, Proposed Project Estimated Student Generation, the Proposed Project 

would generate approximately 146 students, though it is likely that some of the students generated 

by the Proposed Project would already reside in areas served by the LAUSD and would already be 

enrolled in LAUSD schools. In addition, the Project Applicant will be required to pay applicable school 

fees pursuant to California Government Code, Section 65995, which are deemed by law to be full and 

complete mitigation of impacts. Impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Table 4.14-1
Proposed Project Estimated Student Generation

Elementary
School

Students
Middle School 

Students
High School 

StudentsLand Use Size Total

0.2042/du 0.0988/du 0.0995/duMultifamily residencesa 364 du

74 36 36 146

Source: Los Angeles Unified School District, School Fee Justification Study (September 2002). 

Note: du = dwelling unit

iv. Parks

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, the determination of whether 

a project results in a significant impact on recreation and parks shall be made considering the 

following factors: (a) the net population increase resulting from the project; (b) the demand for 

recreation and park services anticipated at the time of project build-out compared to the expected 

level of service available. Consider, as applicable, scheduled improvements to recreation and park 

services (renovation, expansion, or addition) and the project's proportional contribution to the 

demand; and (c) whether the project includes features that would reduce the demand for park 

services (e.g., on-site recreation facilities, land dedication, or direct financial support to the 

Department of Recreation and Parks). A significant impact would occur if the Project resulted in the 

construction of new recreation and park facilities that creates significant direct or indirect impacts to 

the environment.

The Project Site is located within the North Hills community area and has access the North Hills 

Community Park located directly to the east, across N Sepulveda Boulevard. It is estimated that the 

construction of the Project would result in a maximum increase of 1,000 new residents to the Mission 

Hills-Panorama City-North Hills Community Plan area. The projected resident population of the 

Project represents a relatively small change in the population of the local community and as such 

would not have a substantial impact on demand for other public facilities. On site facilities such as a 

pool and courtyards would also ameliorate demand. Furthermore, pursuant to Section 17.12-A or 

17.58 of the Los Angeles Municipal Code, the Project Applicant shall pay applicable Quimby fees. As 

such impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Other public servicesv.

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, the determination of whether 

a project results in a significant impact on libraries shall be made considering the following factors: (a) 

the net population increase resulting from the Project; (b) the demand for library services anticipated 

at the time of project build-out compared to the expected level of service available, considering, as 

applicable, scheduled improvements to existing library services (renovation, expansion, addition or 

relocation) and the project's proportional contribution to the demand; and (c) whether the project 

includes features that would reduce the demand for library services (e.g., on-site library facilities or 

direct financial support to the Los Angeles Public Library [LAPL]).

Within the City of Los Angeles, the LAPL provides library services at the Central Library, 7 regional 

branch libraries, 56 community branches, and 2 bookmobile units consisting of a total of 5 individual 

bookmobiles. Approximately 6.5 million books and other materials comprise the LAPL collection. The 

Project Site is currently served by the Mid-Valley Regional Library, located at 16244 Nordhoff Street, 

Los Angeles, approximately 1.8 miles northwest of the Project Site. The projected resident population 

for the Project represents a relatively small change in the population of the local community; as such, 

the Project is not expected to require new or physically altered libraries. Therefore, impacts would be 

less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.15 RECREATION

Impact Analysis

a. Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities such that substantial physical deterioration of the facility would occur 

or be accelerated?

Less than Significant Impact. A significant impact could occur if a project includes substantial employment 

or population growth, which would 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. Based on the L.A. CEQA Thresholds Guide, the determination of whether a project results in 

a significant impact on recreation and parks shall be made considering the following factors: (a) the net 

population increase resulting from the Project; (b) the demand for recreation and park services 

anticipated at the time of Project build-out compared to the expected level of service available, 

considering, as applicable, scheduled improvements to recreation and park services (renovation, 

expansion, or addition) and the Project's proportional contribution to the demand; and (c) whether the 

Project includes features that would reduce the demand for park services (e.g., on-site recreation 

facilities, land dedication, or direct financial support to the Department of Recreation and Parks).

The Project includes on-site recreational amenities intended to serve some of the needs of the residents. 

The open space requirements of the LAMC are 43,125 square feet for a project of this size; the Project 

includes 49,883 square feet of open space. The proposed open space includes landscape courtyards, 

outdoor seating, a swimming pool, and a dog run. Notwithstanding the availability of on-site recreational 

amenities, it may be assumed that the future occupants of the Project would utilize recreation and park 

facilities in the surrounding area. The North Hills Community Park is located to the east across N Sepulveda 

Boulevard. However, the Project residents are not expected to represent a substantial increase in the use 

of existing neighborhood and regional parks or other recreational facilities to the extent that substantial 

physical deterioration of such facilities would result. In addition, the Project Applicant would be required 

to pay the appropriate park fees as per LAMC Section 12.33. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Meridian Consultants
138-001-16

Sepulveda LLC Apartments Project
December 2016

4.0-61



4.0 Environmental Analysis

b. 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?

Less than Significant Impact. A significant impact may occur if a project includes the construction or 

expansion of park facilities and such construction would have a significant adverse effect on the 

environment. Though the Project does include recreational amenities for the residents, these facilities are 

integrated into the Project and would not have separate significant adverse effects on the environment.

Mitigation Measures: No mitigation measures are necessary.
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4.16 TRANSPORTATION AND TRAFFIC

The following section summarizes and incorporates by reference information from the Sepulveda 

Apartments Traffic Impact Analysis, dated May 18, 2016 (Traffic Study) and prepared by Jano Baghdanian 

& Associates for the Project. The Traffic Study evaluated a slightly larger 396-unit project and was 

reviewed by the Los Angeles Department of Transportation which determined that the study adequately 

described the potential impacts of the project. The Traffic Study is included as an Appendix of this Initial 

Study.

a. Would the project conflict 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?

Less than Significant Impact. The City of Los Angeles establishes measures of effectiveness for the 

performance of the circulation system through the Mobility Plan,27 the L.A. CEQA Thresholds Guide28 and 

Traffic Study Policies and Procedures.29 As ether part of the proposed Vesting Tentative Tract Map or in a 

separate administrative action, the Applicant would dedicate land to the City to provide roadway and 

sidewalk width in accordance with the Mobility Plan street classifications and the Los Angeles Complete 

Streets Design Guide standards. A significant impact could occur if the Project were to result in substantial 

increases in traffic volumes in the vicinity of the Project such that the existing street capacity experiences 

a decrease in the existing volume-to-capacity (V/C) ratios or experiences increased traffic congestion 

exceeding LADOT's recommended level of service.

Operational Traffic

Seventeen study intersections were identified, in coordination with LADOT staff, for inclusion in the traffic 

analysis. The analyzed locations are shown in the Traffic Study and correspond to locations where 

potential traffic impacts from the Project are most likely to occur. The intersections identified for analysis 

are as follows:

1. Sepulveda Boulevard & Rayen Street
2. Sepulveda Boulevard & Nordhoff Street
3. Sepulveda Boulevard & Parthenia Street
4. Langdon Avenue & Rayen Street
5. Langdon Avenue & Nordhoff Street 27 28 29

6. Langdon Avenue & Parthenia Street
7. Sepulveda Boulevard & Tupper Street
8. Sepulveda Boulevard & Chase Street
9. Sepulveda Boulevard & Roscoe Boulevard

27 Mobility Plan 2035. An Element of the General Plan. Los Angeles Department of City Planning. Adopted January 2016
28 L.A. CEQA Thresholds Guide, City of Los Angeles, 2006.
29 Traffic Study Policies and Procedures, Los Angeles Department of Transportation, 2014.
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Estimated Trip Generation

Trip generation estimates for the Project were reviewed and approved by LADOT and were calculated 

using trip generation rates contained in Trip Generation, 9th Edition. Table 4.16-1, Trip Generation 

Estimates, summarizes the trip generation estimates for the daily AM peak-hour and PM peak-hour 

periods, respectively. The Project would generate 1,255 weekday trips, including 141 morning peak-hour 

trips and 107 afternoon peak-hour trips.

In addition to calculating the trip rates for the specific components of the proposed Project, credits and 

offsets were calculated. The existing uses on the Project site would be removed, thus future traffic 

conditions surrounding the Site would not include trips associated with the existing uses of the Project 

site. In addition, due to its proximity to transit, some of the trips assumed in the Trip Generation manual 

would occur by transit rather than private vehicle. Finally, there would be some trips to the Project site 

that would be drawn from existing traffic passing the site and thus would not be considered new trips. 

Based on these factors, the trip calculation was adjusted accordingly.

Project Impacts

Existing with Project Impacts

Project traffic was added to existing traffic conditions and the potential for impacts evaluated. Table 4.16

2, Existing with Project Conditions—Intersection Level of Service AM/PM Peak Hours, summarizes the 

level of service for the existing with Project conditions at the analyzed intersections for the AM and PM 

peak hours, respectively. Based on the City's guidelines, an impact could be significant if one of the 

following scenarios would occur: at an intersection with Level of Service C if the volume-to-capacity (V/C) 

ratio increased by .04 or greater; at an intersection with Level of Service D if the volume-to-capacity (V/C) 

ratio increased by .02 or greater; or at an intersection with Level of Service E or F if the volume-to-capacity 

(V/C) ratio increased by .01 or greater.
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Table 4.16-1
Trip Generation Estimates for Project

AM Peak-Hour 
Trips

PM Peak-Hour 
TripsLand Use (ITE Code) Daily

Existing Land Use Removed

Garden Center (817)
New Project Land Use Added 
Residential (Apartments) 
Transit/Multimodal Reduction (10%)2

-1109 -40 -113

2,627 201 245
-263 -20 -16

Net Trip Generation 1,255 21 86

Source: Jano Baghdanian & Associates: (May 2016) 

Note: Refer to Traffic Study in Appendix.
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Table 4.16-2
Existing with Project Conditions—Intersection 

Level of Service AM/PM Peak Hours

Existing 2016 with 
ProjectExisting 2016Peak

Hour
Change in 

V/C
Significant

Impact?V/C V/CNo. Intersection LOS LOS

Sepulveda Boulevard 
& Rayen Street

AM 0.360 A 0.362 A 0.002 No
1

PM 0.513 A 0.516 A 0.003 No

Sepulveda Boulevard 
& Nordhoff Street

AM 0.553 A 0.554 A 0.001 No
2

PM 0.829 D 0.833 D 0.004 No

Sepulveda Boulevard 
& Parthenia Street

AM 0.536 A 0.547 A 0.011 No
3

PM 0.662 B 0.669 B 0.007 No

Langdon Avenue & 
Rayen Street

AM 11.7 sec B 12.0 sec B 0.3 sec No
4

PM 11.0 sec B 11.1 sec B 0.1 sec No

AM 0.387 A 0.399 A 0.012 NoLangdon Avenue & 
Nordhoff Street

5
PM 0.525 A 0.535 A 0.010 No

Langdon Avenue & 
Parthenia Street

AM 0.411 0.427 A 0.016 No
6

PM 0.467 A 0.476 A 0.009 No

Sepulveda Boulevard 
& Tupper Street

AM 0.188 A 0.188 A 0.000 No

7
PM 0.364 A 0.365 A 0.001 No

Sepulveda Boulevard 
& Chase Street

AM 0.354 A 0.362 A 0.008 No
8 PM 0.459 A 0.463 A 0.004 No

Sepulveda Boulevard 
& Roscoe Boulevard

AM 0.717 C 0.724 C 0.007 No

9 PM 0.780 C 0.784 C 0.004 No

Source Jano Baghdanian & Associates (May 2016) 

Note: Refer to Traffic Assessment in Appendix. 
LOS = level of service.
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The analysis summarized in Table-4.16-2 indicates that for the AM/PM peak hour, the addition of Project 

traffic would not cause an increases in V/C ratios above the threshold. Therefore, it is concluded that the 

Project would not cause any significant traffic impacts compared to existing conditions in either the AM 

or PM peak hours.

Future with Project Impacts

Table 4.16-3, Future without and with Project Conditions—Intersection Level of Service AM/PM Peak 

Hours, summarizes the results of the future with Project conditions intersections analysis during the 

weekday morning and afternoon peak hours.

The future with Project conditions were compared to the future without Project conditions to assess the 

impacts of the Project as compared to the future environment without development of the Project. In 

addition, potential net increases in average daily vehicle trips and peak-hour vehicle trips from related 

projects were taken into consideration. Based on the City's significance criteria, the change in traffic flow 

generated by the Project when compared to conditions without the Project is not anticipated to result in 

a significant impact at any of the study intersections under future conditions.

Congestion Management Plan

Los Angeles County's Congestion Management Plan (CMP) requires that when a Traffic Impact Assessment 

(TIA) is prepared for a project, traffic and transit impact analyses be conducted for select regional facilities 

based on the amount of project traffic expected to use these facilities. The CMP Guidelines set forth 

criteria for when a CMP freeway analysis or CMP arterial monitoring station analysis must be conducted. 

Specifically, a CMP freeway analysis must be conducted if 150 or more trips are added to a mainline 

freeway-monitoring location in either direction during the morning or afternoon weekday peak hours and 

a CMP arterial monitoring station analysis must be conducted if 50 trips are added to a CMP arterial 

monitoring station during the morning or afternoon weekday peak hours. The Project does not meet these 

criteria and therefore analysis of the freeway is not required.

Transit

An analysis of potential Project impacts on the transit system was also performed. It has been estimated 

that the Project would generate approximately 60 transit trips per day. The existing bus services in the 

Project vicinity are considered adequate to handle this potentiality modest increase.

Based on the above, impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Table 4.16-3
Future without and with Project Conditions— 

Intersection Level of Service AM/PM Peak Hours

Future 2019 without 
Project

Future 2019 with 
Project

Peak
Hour

Change in 
V/C

Significant
Impact?V/C V/CNo. Intersection LOS LOS

Sepulveda Blvd & 
Rayen St

AM 0.384 A 0.386 A 0.002 No
1

PM 0.541 A 0.544 A 0.003 No

Sepulveda Blvd & 
Nordhoff St

AM 0.595 A 0.596 A 0.001 No
2

PM 0.895 D 0.898 D 0.003 No

Sepulveda Blvd & 
Parthenia St

AM 0.568 A 0.578 A 0.010 No
3

PM 0.697 B 0.704 C 0.007 No

Langdon Ave & Rayen AM 12.0 sec B 12.3 sec B 0.3 sec No
4 St PM 11.2 sec B 11.3 sec B 0.1 sec No

Langdon Ave & 
Nordhoff St

AM 0.421 A 0.433 A 0.012 No
5

PM 0.559 A 0.568 A 0.009 No

Langdon Ave & 
Parthenia St

AM 0.432 A 0.449 A 0.017 No
6

PM 0.491 A 0.499 A 0.008 No

Sepulveda Blvd & 
Tupper Street

AM 0.207 A 0.207 A 0.000 No
7

PM 0.381 A 0.388 A 0.001 No

Sepulveda Blvd & 
Chase St

AM 0.377 A 0.386 A 0.009 No
8

PM 0.485 A 0.490 A 0.005 No

Sepulveda Blvd & 
9 Roscoe Blvd

AM 0.766 C 0.773 C 0.007 No

PM 0.832 D 0.837 D 0.005 No

Source: Jano Baghdanian & Associates (May 2016) 

Note: Refer to Traffic Assessment in Appendix.
LOS = level of service.
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b. Would the project 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?

No Impact. As discussed previously in Section 4.16a, no CMP freeway-monitoring segment or intersection 

analysis is required, and there would be no Project-related impacts to the CMP. The Project would not 

conflict with any travel demand measures. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Would the project result in a change in air traffic patterns, including either an increase in 

traffic levels or a change in location that results in substantial safety risks?

c.

No Impact. This question would apply to the Project only if it involved an aviation-related use or would 

influence changes to existing flight paths. No aviation-related use would occur. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project substantially increase hazards due to a design feature (e.g., sharp curves 

or dangerous intersections) or incompatible uses (e.g., farm equipment)?

Less than Significant Impact. A significant impact could occur if a project includes new roadway design or 

introduces a new land use or features into an area with specific transportation requirements and 

characteristics that have not been previously experienced in that area, or if access or other features were 

designed in such a way as to create hazard conditions. The Project would include new vehicular access 

driveways to the Site from N Sepulveda Boulevard, W Rayen Street and N Langdon Avenue. These 

driveways would be properly designed and constructed to ensure the safety of vehicular and pedestrian 

circulation in the Project area. Impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project result in inadequate emergency access?

Less than Significant Impact. A significant impact could occur if a project design would not provide 

emergency access meeting the requirements of the LAFD, or in any other way threatened the ability of 

emergency vehicles to access and serve a project or adjacent uses. As previously discussed, the Project 

site is bound on the north by W Rayen Street, by N Sepulveda Boulevard to the east, N Langdon Avenue
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to the west, and existing properties to the south located in the City of Los Angeles, and Sepulveda 

Boulevard is a selected disaster route as identified by the City's General Plan.30

Construction of the Project site may require temporary and/or partial street and sidewalk closures due to 

construction activities. Any such closures would be temporary in nature and would be coordinated with 

the City of Los Angeles Departments of Transportation, Building and Safety, and Public Works (Bureau of 

Street Services). While such closures may cause temporary inconvenience, they would not be expected to 

substantially interfere with emergency response or evacuation plans.

As described previously, the Project would satisfy the emergency response requirements of the LAFD. No 

hazardous design features are included in the access design or site plan for the Project that could impede 

emergency access. Furthermore, the Project would be subject to the site plan review requirements of 

both the LAFD and the LAPD to ensure that all access roads, driveways, and parking areas would remain 

accessible to emergency service vehicles. The Project would not be expected to result in inadequate 

emergency access. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. Would the project conflict with adopted policies, plans, or programs regarding public 

transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of 

such facilities?

Less Than Significant with Project Mitigation. For the purpose of this Initial Study, a significant impact 

could occur if a project would conflict with adopted polices or involve modification of existing alternative 

transportation facilities located on or off site. The Project would not require the disruption of public 

transportation services or the alteration of public transportation routes. Furthermore, the Project would 

not interfere with any Class I or Class II bikeway systems. However, the construction process could 

temporarily close sidewalks along the perimeter of the site. These sidewalks are pedestrian facilities that 

are utilized as school walk routes. As such, potential impacts on pedestrian facilities and access to the 

adjacent school could occur.

30 City of Los Angeles General Plan, "Safety Element," Exhibit H, Critical Facilities and Lifeline Systems in the City of Los Angeles.
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Mitigation Measures: The Project Applicant shall incorporate the following mitigation measures to reduce 

potential impacts to a less than significant level.

MM-TRAF-1: Work Area Traffic Management Plan

The Project Applicant shall submit a formal Work Area Traffic Control Plan for review and 

approval by the Department of Building and Safety prior to the issuance of any 

construction permits. This plan shall incorporate safety measures around the site to 

reduce the risk to pedestrian traffic near the work area. This plan shall identify traffic 

control measures, signs, delineators, and work instructions to be implemented by the 

construction contractor through the duration of demolition and construction activity.

o

MM-TRAF- 2: School access and safety coordination

The developer and contractors shall maintain ongoing contact with administrator of 
Langdon Avenue Elementary School. The administrative offices shall be contacted when 

demolition, grading and construction activity begin on the project site so that students 

and their parents will know when such activities are to occur. The developer shall obtain 

school walk and bus routes to the schools from either the administrators or from the 

LAUSD's Transportation Branch (213)580-2950 or (213)580-2900 and guarantee that safe 

and convenient pedestrian and bus routes to the school be maintained.

o

The developer shall install appropriate traffic signs around the site to ensure pedestrian 

and vehicle safety.
o

There shall be no staging or parking of construction vehicles, including vehicles to 

transport workers on any of the streets adjacent to the school.
o

Due to noise impacts on the schools, no construction vehicles or haul trucks shall be 

staged or idled on these streets during school hours.
o
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4.17 TRIBAL CULTURAL RESOURCES

Listed or eligible for listing in the California Register of Historical 
Resources, or in a local register of historical resources as defined in 
Public Resources Code section 5020.1(k)

a.

Less than Significant Impact. The project site is currently developed with a commercial retail garden 

center building and related surface parking. The development of the site was assessed as part of a historic 

assessment conducted by Historic Resources Group, dated July 7, 2016. The assessment determined that 

the Green Arrow Nursery located at the project site is not eligible for listing in the National Register or 

California Register, or for designation as a Los Angeles Historic-Cultural Monument. The Office of Historic 

Resources, Department of City Planning, reviewed the historic assessment and determined that the 

assessment was adequate. As such, the proposed Project would not cause substantial adverse change in 

the immediate surroundings. Therefore, impacts would be less than significant.

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

Less than Significant Impact. Assembly Bill 52 (AB 52) established a formal consultation process for 

California Native American Tribes to identify potential significant impacts to Tribal Cultural Resources, as 

defined in Public Resources Code §21074, as part of CEQA. As specified in AB 52, lead agencies must 

provide notice to tribes that are traditionally and culturally affiliated with the geographic area of a Project 

if the tribe has submitted a written request to be notified. The Native American Heritage Commission 

(NAHC) provided a list of Native American groups and individuals who might have knowledge of the 

religious and/or cultural significance of resources that may be in and near the Project Site. On September 

27, 2016, the Department of City Planning mailed notices to nine tribes which had requested notification 

pursuant to AB 52. On October 18, 2016, a letter was received from the Fernandeno Tataviam Band of 

Mission Indians requesting that ground disturbance at the site be monitored by professional Native 

American monitors. In a follow up request, the Tribe confirmed that a formal consultation has not been 

requested. Additional information regarding the location or proximity of the site to tribal cultural 

resources was not submitted. In a letter dated December 12, 2016, the Native American Heritage 

Commission responded to the Applicant's request for a Sacred Land Files (SFL) search stating that the 

search provided negative results as it relates to the project site. In a letter dated December 21, 2016, 

Applied Earth Works submitted a letter stating that a cultural resource records search and literature
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review was performed at the South Central Coastal Information Center (SCCIC). The search was limited to 

resources and reports within a 0.25-mile radius of the Project area. The search indicated that no 

prehistoric or historic-period archaeological resources have been documented within the Project area or 

within a 0.25-mile radius of the Project Site. While grading is proposed at the project site, based on the 

substantial evidence which has been submitted, impacts to tribal cultural resources would be less than 

significant.
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4.18 UTILITIES AND SERVICE SYSTEMS

Impact Analysis

a. Would the project exceed wastewater treatment requirements of the applicable Regional 

Water Quality Control Board?

Less than Significant Impact. A significant impact would occur if a project exceeds wastewater treatment 

requirements of the applicable RWQCB. Section 13260 of the California Water Code states that persons 

discharging or proposing to discharge waste that could affect the quality of the waters of the State, other 

than into a community sewer system, shall file a Report of Waste Discharge (ROWD) containing 

information that may be required by the appropriate RWQCB. The RWQCB then authorizes an NPDES 

permit that ensures compliance with wastewater treatment and discharge requirements.

Currently, wastewater from the Project site is conveyed via municipal sewage infrastructure maintained 

by the Los Angeles Bureau of Sanitation to the Hyperion Treatment Plant (HTP), a public facility subject to 

the State's wastewater treatment requirements. Wastewater from the Project would continue to be 

conveyed through City sewage infrastructure to HTP. Though the Project would generate more 

wastewater than is currently generated on the Project site, pollutant loads would be typical of urban 

wastewater already processed by the HTP. Furthermore, as discussed below, HTP has the available 

capacity to accommodate the additional waste associated with the Project. As such, impacts would be 

less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project 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?

Less than Significant Impact. A significant impact could occur if a 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. Water is provided by the Los Angeles Department of Water and Power 

(LADWP); the Los Angeles Bureau of Sanitation provides sewer service to the proposed Project area.

The Project Site is located in a developed, urbanized portion of Los Angeles that is served by existing water 

mains. As shown below, it is estimated that the Project would have a daily demand of 58,274 gallons or 

an annual demand of 0.178 acre feet. Water conservation design features are likely to reduce this 

estimate. Given the remaining capacity of the LAAFP, the Project would not require or result in the 

construction of new water or wastewater treatment facilities or expansion of existing facilities.
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Table 4.18-1
Estimated Water Demand

Demand Factor 
(gpd/unit)

Daily Demand 
(gpd)

Annual Demand
(afy)Land Use 

Residential—One 
Bedroom 
Residential - Two 
Bedroom

Quantity a

132 gpd/du129 du 17,028 gpd 19.09

180 gpd/du218 du 39,240 gpd 43.98

118 gpd/duResidential - Three 17 du 2,006 gpd

58,274 gpd

2.25

Total: 65.32 afy

Note: afy = acre-feet per year; gpd = gallons per day.

a 120 percent sewage generation loading factor; Los Angeles Bureau of Sanitation, Sewage Generation Factors, April 2012.

LADWP ensures the reliability and quality of its water supply through an extensive distribution system 

that includes more than 7,100 miles of pipes, more than 100 storage tanks and reservoirs within the City, 

and eight storage reservoirs along the Los Angeles Aqueducts. Los Angeles Aqueduct Filtration Plant 

(LAAFP) in Sylmar, which is owned and operated by LADWP. Water entering the LAAFP undergoes 

treatment and disinfection before being distributed throughout the LADWP's Water Service Area. The 

LAAFP has the capacity to treat approximately 600 million gallons per day (mgd). The average plant flow 

is approximately 362 mgd averaged over the calendar year, and operates at approximately 60 percent 

capacity. Therefore, the LAAFP has a remaining capacity of approximately 238 mgd, depending on the 

season. 31

The Los Angeles Bureau of Sanitation provides sewer service to the proposed Project area. Sewage from 

the Project site is conveyed via sewer infrastructure to the HTP. The HTP treats an average daily flow of 

362 mgd, and has the capacity to treat 450 mgd.32 This equals a remaining capacity of 88 mgd of 

wastewater able to be treated at the HTP. As shown below, it is estimated that the Project would generate 

46,062 gpd or less than 0.04 MGD. Given the available capacity of the HTP, the Project would not require 

or result in the construction of new water or wastewater treatment facilities or expansion of existing 

facilities.

Furthermore, the Project Applicant shall be required to implement applicable LA Green Building Code 

requirements that would further reduce water and wastewater flow. Therefore, potential impacts of the 

Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

31 Los Angeles Department of Water and Power, Urban Water Management Plan
32 City of Los Angeles Department of Public Works, Bureau of Sanitation, "Hyperion Treatment Plant, 

http://san.lacity.org/lasewers/treatment_plants/hyperion/index.htm.
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Table 4.18-2
Estimated Sewage Generation

Factor (gpd/unit)

110 gpd/du

Daily Generation (gpd)Land Use
Residential—One
Bedroom
Residential-Two
Bedroom

Quantity a

129 du 14,190 gpd

150 gpd/du218 du 32,700 gpd

Residential - Three 
Bedroom

190 gpd/du.17 du 3,230 gpd

Total: 50,120 gpd

Note: afy = acre-feet per year; gpd = gallons per day.

a Los Angeles Bureau of Sanitation, Sewage Generation Factors, April 2012.

Would the project 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?

c.

Less than Significant Impact. A significant impact may occur if the volume of stormwater runoff would 

increase to a level exceeding the capacity of the storm drain system serving a project site, resulting in the 

construction of new stormwater drainage facilities. The Project Site would utilize 8 dry wells for 

stormwater runoff and is currently fully developed with impervious surface. As such, the volume of 

stormwater runoff from the Project site would be essentially unchanged. In addition, the Project would 

be required to demonstrate compliance with the Los Angeles Low Impact Development (LID) Ordinance 

standards and retain or treat the first three-quarter inch of rainfall in a 24-hour period. Impacts would be 

less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project have sufficient water supplies available to serve the project from existing 

entitlements and resources, or are new and expanded entitlements needed?

Less than Significant Impact. A significant impact may occur if a project would increase water 

consumption to such a degree that new water sources would need to be identified. Based on the L.A. 

CEQA Thresholds Guide, the determination of whether the project results in a significant impact on water 

shall be made considering the following factors: (a) the total estimated water demand for the project; (b) 

whether sufficient capacity exists in the water infrastructure that would serve the project, taking into 

account the anticipated conditions at project completion; (c) the amount by which the project would 

cause the projected growth in population, housing, or employment for the Community Plan area to be
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exceeded in the year of the project completion; and (d) the degree to which scheduled water 

infrastructure improvements or project design features would reduce or offset service impacts.

According to the City's Urban Water Management Plan (UWMP), the City's projected demand for water, 

during dry seasons would be 513,540 acre-feet per year (afy) for 2015 and 611,800 afy for 2020.[1] The 

UWMP projects adequate water supplies through 2040. As such, it is expected that LADWP has sufficient 

water supplies available to serve the Project.33 Furthermore, as previously stated, the Project Applicant 

shall adhere to current standards that would reduce demand on local water supplies.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project 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?

Less Than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a 

project would normally have a significant wastewater impact if: (a) the project would cause a measurable 

increase in wastewater flows to a point where, and a time when, a sewer's capacity is already constrained 

or that would cause a sewer's capacity to become constrained; or (b) the project's additional wastewater 

flows would substantially or incrementally exceed the future scheduled capacity of any one treatment 

plant by generating flows greater than those anticipated in the Wastewater Facilities Plan or General Plan 

and its elements. As stated above, the Hyperion Treatment Plant is expected to have capacity to serve the 

Project. Furthermore, the Bureau of Sanitation has provided the Project Applicant with a Will Serve Letter 

indicating capacity to serve the Project. As such, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. Would the project be served by a landfill with sufficient permitted capacity to accommodate 

the project's solid waste disposal needs?

Less Than Significant Impact. A significant impact could occur if a project were to increase solid waste 

generation to a degree such that the existing and projected landfill capacity would be insufficient to 

accommodate the additional solid waste. Based on the L.A. CEQA Thresholds Guide, the determination of 

whether a project results in a significant impact on solid waste shall be made considering the following 

factors: (a) amount of projected waste generation, diversion, and disposal during demolition, 

construction, and operation of the project, considering proposed design and operational features that

[1] City of Los Angeles Department of Public Works, 2015 City of Los Angeles Urban Water Management Plan (2016).

33 City of Los Angeles Department of Public Works, 2015 City of Los Angeles Urban Water Management Plan (2016).
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could reduce typical waste generation rates; (b) need for additional solid waste collection route, or 

recycling or disposal facility to adequately handle project-generated waste; and (c) whether the project 

conflicts with solid waste policies and objectives in the Source Reduction and Recycling Element (SRRE) or 

its updates, the Solid Waste Management Policy Plan ((SWMPP), or the Framework Element of the 

Curbside Recycling Program, including consideration of the land use-specific waste diversion goals 

contained in Volume 4 of the SRRE.

Solid waste generated within the City is disposed of at privately owned landfill facilities throughout Los 

Angeles County. While the Bureau of Sanitation provides waste collection services to single-family and 

some small multifamily developments, private haulers provide waste collection services for most 

multifamily residential and commercial developments within the City. Solid waste transported by both 

public and private haulers is recycled, reused, and transformed at a waste-to-energy facility, or disposed 

of at a landfill. Within the City of Los Angeles, the Chiquita Canyon Landfill and the Manning Pit Landfill 

serve existing land uses within the City. Both landfills accept residential, commercial, and construction 

waste. The Chiquita Canyon Landfill currently has a remaining capacity of 4.9 million tons.34 The Manning 

Pit Landfill has a remaining capacity of 540,000 tons.35 Thus, the Chiquita Canyon Landfill and Manning 

Pit Landfill combined have a remaining capacity of approximately 5.4 million tons. The Chiquita Canyon 

Landfill has an estimated remaining life of 4 years. An expansion of the Chiquita Canyon Landfill is currently 

proposed and would add a capacity of 23,872,000 tons (a 21-year life expectancy).

The Project would follow all applicable solid waste policies and objectives that are required by law, 

statute, or regulation. The solid waste disposal needs would be directed to the local recycling facilities and 

landfills described previously. Based on a gross development size of 444,260 square feet of residential and 

amenity floor area, and a standard waste generation rate of 4.38 pounds/square foot, it is estimated that 

the construction of the Project would generate approximately 973 tons of debris during the construction 

process. 36

As shown in Table 4.17-3, Expected Operational Solid Waste Generation, the Project's net generation 

during the life of the Project would be 1,784 pounds per day. This estimate is conservative because it does 

not factor in any recycling or waste diversion programs. The amount of solid waste generated by the 

Project is within the available capacities at area landfills.

34 County of Los Angeles Department of Public Works, Los Angeles Countywide Integrated Waste Management Plan, 2011
Annual Report (March 2013).

35 County of Los Angeles Department of Public Works (February 2014).
36 USEPA, Office of Resource Conservation and Recovery, Estimating 2003 Building-Related Construction and Demolition 

Materials (March 2009),Report
http://www.epa.gov/epawaste/conserve/imr/cdm/pubs/cd-meas.pdf.

Amount, No. EPA530-R-09-002 8,p.
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Table 4.18-3
Expected Operational Solid Waste Generation

Waste Generation Ratea 
(lb./unit/day)

Total Solid Waste Generated 
________ (lb./day)________Type of Use Size

4 lb./du/day 1,408 lb./dayResidential units 352 du

1,408 lbs./dayTotal Project Waste Generation

Notes: du = dwelling unit; lb. = pounds; sq. ft. =square feet.

City of Los Angeles Bureau of Sanitation, Solid Waste Generation (1981). Waste generation includes all materials discarded, whether or not 

they are later recycled or disposed of in a landfill.

a

Construction of the Project would comply with the City's Citywide Construction and Demolition (C&D) 

Waste Recycling Ordinance. As such, construction waste would be removed from the Project site by a 

City-permitted solid waste hauler and taken to a City-certified C&D processing facility.

Furthermore, the Project Applicant shall be required to provide readily accessible recycling areas for 

residents. Therefore, solid waste impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

g. Would the project comply with federal, State, and local statutes and regulations related to 

solid waste?

Less than Significant Impact. A significant impact could occur if a project would generate solid waste that 

was not disposed of in accordance with applicable regulations. The Project would generate solid waste 

during both construction and operation that is typical of a mixed-use residential building and would 

comply with all Federal, State, and Local statutes and regulations regarding proper disposal. As such, 

impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.19 MANDATORY FINDINGS OF SIGNIFICANCE

Impact Analysis

a. 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?

Less than Significant Impact. A significant impact could occur only if the Project would have an identified 

potentially significant impact for any of the issues cited above: quality of the environment; habitat or 

populations of fish or wildlife species; plant or animal communities; rare or endangered plant or animal; 

or important examples of the major periods of California history or prehistory. As indicated by the analysis 

in this Initial Study, the Project would not substantially reduce the habitat of fish or wildlife species; cause 

a fish or wildlife population to drop below self-sustaining levels; threaten to eliminate a plant or animal 

community; or reduce the number or restrict the range of a rare or endangered plant or animal. Nor would 

the Project potentially affect important historic or prehistoric resources. Though potentially significant 

impacts were identified with respect to construction noise and the removal of street trees, 

implementation of the mitigation measures described in this Initial Study would reduce those impacts to 

less than significant levels. Therefore, impacts on the quality of the environment would be less than 

significant.

Mitigation Measures: No mitigation measures are necessary.

b. Does the project have impacts that are individually limited, but cumulatively considerable?

means that the incremental effects of a project are("Cumulatively considerable 

considerable when viewed in connection with the effects of past projects, the effects of 

other current projects, and the effects of probable future projects.)

Less Than Significant Impact. Cumulative impacts can occur when the impacts of two or more separate 

projects are considerable when considered together. In the preceding topical analyses, cumulative 

impacts have been considered where appropriate. For example, the evaluation of air quality impacts 

considered the Project's cumulative contribution to federal or State nonattainment pollutants within the 

South Coast Air Basin and the evaluation of traffic impacts considered the cumulative effect of other 

proposed projects in the immediate vicinity. Through the analyses, no significant cumulative impacts were 

identified for the Project.

Mitigation Measures: No mitigation measures are necessary.
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Does the project have environmental effects, which will cause substantial adverse effects 

on human beings, either directly or indirectly?

c.

Less Than Significant Impact with Mitigation Incorporated. As discussed in the preceding sections, the 

Project could result in potentially significant impacts due to nighttime lighting, removal of trees, 

construction noise, and construction traffic. Mitigation Measures MM-AES-1, MM-BIO-1 and MM-BIO-2, 

MM-NOI-1, MM-TRAF-1 and MM-TRAF-2 as listed in Sections 4.1 Aesthetics, 4.4, Biological Resources, 

4.12, Noise and 4.16 Transportation and Traffic, respectively, have been identified to address these 

impacts.

Mitigation Measures: Applicable mitigation measures have been identified in the Biological Resources, 

Noise, and Public Services sections in this Initial Study. With incorporation of these measures, impacts of 

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

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

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

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

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

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

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

Pre-Construction, including the design phase
Construction
Pre-Operation
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Operation (Post-construction)

Monitoring Frequency - the frequency of which the Mitigation Measure shall be 
monitored.

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

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

It is the intent of this MMP to:

Verify compliance of the required mitigation measures of the MND;

Provide a methodology to document implementation of required mitigation;

Provide a record and status of mitigation requirements;

Identify monitoring and enforcement agencies;

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

Establish the frequency and duration of monitoring and reporting; and

Utilize the existing agency review processes’ wherever feasible.

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

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

MM-AES-1 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, or the atmosphere above.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Plan approval

Biology

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

Habitat Modification (Nesting Native Birds, Hillside or Rural Areas)

If Project activities cannot feasibly avoid the breeding season, beginning 30 days prior to the 
disturbance of suitable nesting habitat, the Project 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 Project Applicant shall delay all clearance/ 
construction disturbance activities within 300 feet of suitable nesting habitat for the 
observed protected bird species until August 31.
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• Alternatively, the qualified biologist could continue the surveys 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 Project Applicant shall record the results of the recommended protective measures 
described previously 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 Development 
Project.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

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

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

MM-BIO-2 Tree Removal (Non-Protected Trees)
• Prior to the issuance of any permit, a plot plan shall be prepared indicating the 

location, size, type, and general condition of all existing trees on the site and 
within the adjacent public right(s)-of-way.

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

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

Enforcement Agency: Board of Public Works Urban Forestry Division

Monitoring Agency: Board of Public Works Urban Forestry Division

Monitoring Phase: pre-construction

Monitoring Frequency: Once, at plan check, and once at field inspection
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Action Indicating Compliance: Issuance of Certificate of Occupancy

Noise

MM-NOI-1
Activities)

Increased Noise Levels (Demolition, Grading, and Construction

Construction-related equipment, including heavy-duty equipment, motor vehicles, 
and portable equipment, must be turned off when not in use for more than 30 
minutes.
Please noise-generating construction equipment and locate construction staging 
areas away from sensitive uses, where feasible.
Stationary construction equipment, such as pumps, generators, or compressors, must 
be placed as far from noise sensitive uses as feasible during all phases of project 
construction.
Implement noise attenuation measures to the extent feasible, which may include, but are 
not limited to, temporary noise barriers, sound walls or noise blankets around stationary 
construction noise sources.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during field inspection

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

Transportation and Traffic

MM-TRAF-1: Work Area Traffic Management Plan

• The Project Applicant shall submit a formal Work Area Traffic Control Plan for review 
and approval by the Department of Building and Safety prior to the issuance of any 
construction permits. This plan shall incorporate safety measures around the site to 
reduce the risk to pedestrian traffic near the work area. This plan shall identify traffic 
control measures, signs, delineators, and work instructions to be implemented by the 
construction contractor through the duration of demolition and construction activity.

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

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction
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Monitoring Frequency: Ongoing during construction

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

MM-TRAF- 2: School access and safety coordination
• The developer and contractors shall maintain ongoing contact with administrator of 

Langdon Avenue Elementary School and Our Lady of Peace Catholic Church. The 
administrative offices shall be contacted when demolition, grading and construction 
activity begin on the project site so that students and their parents will know when such 
activities are to occur. The developer shall obtain school walk and bus routes to the 
schools from either the administrators or from the LAUSD's Transportation Branch 
(213)580-2950 or (213)580-2900 and guarantee that safe and convenient pedestrian 
and bus routes to the school be maintained.

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

• There shall be no staging or parking of construction vehicles, including vehicles to 
transport workers on any of the streets adjacent to the school.

• Due to noise impacts on the schools, no construction vehicles or haul trucks shall be 
staged or idled on these streets during school hours.

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

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction

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

Page 6



ENV-2016-2752-MND January 5, 2017

Regulatory Compliance Measures
In addition to the Mitigation Measures required of the project, and any proposed Project 
Design Features, the applicant shall also adhere to any applicable Regulatory 
Compliance Measures required by law. Listed below is a list of often required 
Regulatory Compliance Measures. Please note that requirements are determined on a 
case by case basis, and these are an example of the most often required Regulatory 
Compliance Measures.

AESTHETICS

• Regulatory Compliance Measure RC-AE-3 (Vandalism): Compliance with 
provisions of the Los Angeles Building Code. The project shall comply with all 
applicable building code requirements, including the following:

o Every building, structure, or portion thereof, shall be maintained in a safe and 
sanitary condition and good repair, and free from, debris, rubbish, garbage, 
trash, overgrown vegetation or other similar material, pursuant to Municipal 
Code Section 91.8104.

o The exterior of all buildings and fences shall be free from graffiti when such 
graffiti is visible from a street or alley, pursuant to Municipal Code Section 
91.8104.15.

• Regulatory Compliance Measure RC-AE-4 (Signage): Compliance with 
provisions of the Los Angeles Building Code. The project shall comply with the 
Los Angeles Municipal Code Section 91.6205, including on-site signage maximums 
and multiple temporary sign restrictions, as applicable.

• Regulatory Compliance Measure RC-AE-5 (Signage on Construction Barriers): 
Compliance with provisions of the Los Angeles Building Code. The project shall 
comply with the Los Angeles Municipal Code Section 91.6205, including but not 
limited to the following provisions:

o The applicant shall affix or paint a plainly visible sign, on publically accessible 
portions of the construction barriers, with the following language: "POST NO 
BILLS”.

o Such language shall appear at intervals of no less than 25 feet along the 
length of the publically accessible portions of the barrier.

o The applicant shall be responsible for maintaining the visibility of the required 
signage and for maintaining the construction barrier free and clear of any 
unauthorized signs within 48 hours of occurrence.

AIR QUALITY

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern
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California Air Quality Management District, including the following provisions of 
District Rule 403:

o 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.

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control of 
dust caused by wind.

o All clearing, 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.

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust.

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust.

o General contractors shall maintain and operate construction equipment so as 
to minimize exhaust emissions.

o T rucks having no current hauling activity shall not idle but be turned off.

• Regulatory Compliance Measure RC-AQ-2: In accordance with Sections 2485 in 
Title 13 of the California Code of Regulations, the idling of all diesel-fueled 
commercial vehicles (weighing over 10,000 pounds) during construction shall be 
limited to five minutes at any location.

• Regulatory Compliance Measure RC-AQ-3: In accordance with Section 93115 in 
Title 17 of the California Code of Regulations, operation of any stationary, diesel- 
fueled, compression-ignition engines shall meet specified fuel and fuel additive 
requirements and emission standards.

• Regulatory Compliance Measure RC-AQ-4: The Project shall comply with South 
Coast Air Quality Management District Rule 1113 limiting the volatile organic 
compound content of architectural coatings.

• Regulatory Compliance Measure RC-AQ-5: The Project shall install odor-
reducing equipment in accordance with South Coast Air Quality Management District 
Rule 1138.

• Regulatory Compliance Measure RC-AQ-6: New on-site facility nitrogen oxide 
emissions shall be minimized through the use of emission control measures (e.g., 
use of best available control technology for new combustion sources such as boilers 
and water heaters) as required by South Coast Air Quality Management District 
Regulation XIII, New Source Review.

• Regulatory Compliance Measure RC-AQ-7 (Spray Painting): Compliance with 
provisions of the SCAQMD District Rule 403. The project shall comply with all 
applicable rules of the Southern California Air Quality Management District, including 
the following:
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o All spray painting shall be conducted within an SCAQMD-approved spray 
paint booth featuring approved ventilation and air filtration system. 

o Prior to the issuance of a building permit, use of land, or change of use to 
permit spray painting, certification of compliance with SCAQMD air pollution 
regulations shall be submitted to the Department of Building and Safety.

• Regulatory Compliance Measure RC-AQ-8 (Wireless Facilities):If rated higher 
than 50 brake horsepower (bhp), permit required in accordance with SCAQMD Rule 
1470 - Requirements for Stationary Diesel-Fueled Internal Combustion and Other 
Compression Initial Engines and SCAQMD Rule 1110.2 - Emissions from Gaseous- 
and Liquid- Field Engines.

BIOLOGY

• (Duplicate of WQ Measure) Regulatory Compliance Measure RC-WQ-5 
(Alteration of a State or Federal Watercourse): The project shall comply with the 
applicable sections of the federal Clean Water Act (CWA) and California's Porter 
Cologne Water Quality Control Act (Porter Cologne). Prior to the issuance of any 
grading, use of land, or building permit which may affect an existing watercourse, the 
applicant shall consult with the following agencies and obtain all necessary permits 
and/or authorizations, to the satisfaction of the Department of Building and 
Safety. Compliance shall be determined through written communication from each 
jurisdictional agency, a copy of which shall be submitted to the Environmental 
Review case file for reference:

o United States Army Corps of Engineers. The applicant shall obtain a 
Jurisdictional Determination (preliminary or approved), or a letter otherwise 
indicating that no permit is required. Contact: Aaron O. Allen, Chief - North 
Coast Branch, Regulatory Division, 805-585-2148. 

o State Water Resources Control Board. The applicant shall consult with the 
401 Certification and Wetlands Unit and obtain all necessary permits and/or 
authorizations, or a letter otherwise indicating that no permit is 
required. Contact: 401 Certification and Wetlands Unit, Los Angeles Region, 
320 W 4th Street, #200, Los Angeles, CA 90013, (213) 576-6600. 

o California Department of Fish and Wildlife. The applicant shall consult with 
the Lake and Streambed Alteration Agreement Program and obtain a 
Streambed Alteration Agreement, or a letter otherwise indicating that no 
permit is required. Contact: LSAA Program, 4949 Viewridge Avenue, San 
Diego, CA 92123, (858) 636-3160.

CULTURAL RESOURCES

• Regulatory Compliance Measure RC-CR-1 (Designated Historic-Cultural 
Resource): Compliance with United States Department of the Interior - 
National Park Service - Secretary of the Interior’s Standards for the Treatment 
of Historic Properties. The project shall comply with the Secretary of the Interior's
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Standards for Historical Resources, including but not limited to the following 
measures:

Prior to the issuance of any permit, the project shall obtain clearance from the 
Department of Cultural Affairs for the proposed work.
A property shall be used for its historic purpose or be placed in a new use 
that requires minimal change to the defining characteristics of the building 
and its site and environment.
The historic character of a property shall be retained and preserved. The 
removal of historic material or alteration of features and spaces shall be 
avoided.
Each property shall be recognized as a physical record of its time, place and 
use. Changes that create a false sense of historical development, such as 
adding conjectural features or elements from other buildings, shall not be 
undertaken.
Most properties change over time; those changes that have acquired 
significance in their own right shall be retained and preserved.

• Regulatory Compliance Measure RC-CR-2 (Archaeological): 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.

o Distinctive features, finishes and construction techniques or examples of 
skilled craftsmanship which characterize an historic property shall be 
preserved.

o Deteriorated historic features shall be repaired rather than replaced. Where 
the severity if deterioration requires replacement of a distinctive historic 
feature, the new feature shall match the old in design, color, texture, and 
other visual qualities, and where possible, materials. Replacement of missing 
features shall be substantiated by documentary, physical, or pictorial 
evidence.

o Chemical or physical treatments, such as sandblasting, that cause damage to 
historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible.

o Significant archaeological resources affected by a project shall be protected 
and preserved. If such resources must be disturbed, mitigation measures 
shall be undertaken.

o New additions, exterior alterations, or related new construction shall not 
destroy historic materials that characterize the property. The new work shall 
be differentiated from the old and shall be compatible with the massing, size, 
scale, and architectural features to protect the historic integrity of the property 
and its environment.
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o New additions and adjacent or related new construction shall be undertaken 
in such a manner that if removed in the future, the essential form and integrity 
of the historic property and its environment would be unimpaired.

• Regulatory Compliance Measure RC-CR-3 (Paleontological): 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 find 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 earthmoving activities shall be required. 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.

• Regulatory Compliance Measure CR-4 (Human Remains): 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. In the event that human remains are discovered during excavation 
activities, the following procedure shall be observed:

o Stop immediately and contact the County Coroner:
1104 N. Mission Road 
Los Angeles, CA 90033
323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or 
323-343-0714 (After Hours, Saturday, Sunday, and Holidays)

If the remains are determined to be of Native American descent, the Coroner has 24 
hours to notify the Native American Heritage Commission (NAHC).

The NAHC will immediately notify the person it believes to be the most likely 
descendent of the deceased Native American.

o The most likely descendent has 48 hours to make recommendations to the 
owner, or representative, for the treatment or disposition, with proper dignity, 
of the human remains and grave goods.

o If the owner does not accept the descendant’s recommendations, the owner 
or the descendent may request mediation by the NAHC.

GEOLOGY AND SOILS

Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety.

Regulatory Compliance Measure RC-GEO-3 (Landslide Area): Prior to the 
issuance of grading or building permits, the applicant shall submit a geotechnical
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report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any landslide and soil displacement, 
estimation of settlement, lateral movement or reduction in foundation soil-bearing 
capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 

o ground stabilization
o selection of appropriate foundation type and depths
o selection of appropriate structural systems to accommodate anticipated 

displacements or any combination of these measures 
The project shall comply with the conditions contained within the Department of 
Building and Safety’s Geology and Soils Report Approval Letter for the proposed 
project, and as it may be subsequently amended or modified.

• Regulatory Compliance Measure RC-GEO-4 (Liquefaction Area): The project 
shall comply with the Uniform Building Code Chapter 18. Division1 Section 1804.5 
Liquefaction Potential and Soil Strength Loss. Prior to the issuance of grading or 
building permits, the applicant shall submit a geotechnical report, prepared by a 
registered civil engineer or certified engineering geologist, to the Department of 
Building and Safety, for review and approval. The geotechnical report shall assess 
potential consequences of any liquefaction and soil strength loss, estimation of 
settlement, lateral movement or reduction in foundation soil-bearing capacity, and 
discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 

o ground stabilization
o selection of appropriate foundation type and depths
o selection of appropriate structural systems to accommodate anticipated 

displacements or any combination of these measures.
The project shall comply with the conditions contained within the Department of 
Building and Safety’s Geology and Soils Report Approval Letter for the proposed 
project, and as it may be subsequently amended or modified.

• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the 
issuance of building or grading permits, the applicant shall submit a geotechnical 
report prepared by a registered civil engineer or certified engineering geologist to the 
written satisfaction of the Department of Building and Safety. The geotechnical 
report shall assess potential consequences of any subsidence and soil strength loss, 
estimation of settlement, lateral movement or reduction in foundation soil-bearing 
capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection of 
appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety’s Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended or 
modified.

• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to the 
issuance of grading or building permits, the applicant shall submit a geotechnical
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report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any soil expansion and soil strength 
loss, estimation of settlement, lateral movement or reduction in foundation soil
bearing capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection of 
appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety’s Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended or 
modified.

• Regulatory Compliance Measure RC-GHG-1 (Green Building Code): In
accordance with the City of Los Angeles Green Building Code (Chapter IX, Article 9, 
of the Los Angeles Municipal Code), the Project shall comply with all applicable 
mandatory provisions of the 2013 Los Angeles Green Code and as it may be 
subsequently amended or modified.

HAZARDS AND HAZARDOUS MATERIALS

• Regulatory Compliance Measure RC-HAZ-1: Explosion/Release (Existing 
Toxic/Hazardous Construction Materials)

o (Asbestos) Prior to the issuance of any permit for the demolition or alteration 
of the existing structure(s), the applicant shall provide a letter to the 
Department of Building and Safety from a qualified asbestos abatement 
consultant indicating that no Asbestos-Containing Materials (ACM) are 
present in the building. If ACMs are found to be present, it will need to be 
abated in compliance with the South Coast Air Quality Management District's 
Rule 1403 as well as all other applicable State and Federal rules and 
regulations.

o (Lead Paint) Prior to issuance of any permit for the demolition or alteration of 
the existing structure(s), a lead-based paint survey shall be performed to the 
written satisfaction of the Department of Building and Safety. Should lead- 
based paint materials be identified, standard handling and disposal practices 
shall be implemented pursuant to OSHA regulations. 

o (Polychlorinated Biphenyl - Commercial and Industrial Buildings) Prior 
to issuance of a demolition permit, a polychlorinated biphenyl (PCB) 
abatement contractor shall conduct a survey of the project site to identify and 
assist with compliance with applicable state and federal rules and regulation 
governing PCB removal and disposal.

• Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane 
Zone): As the Project Site is within a methane zone, prior to the issuance of a 
building permit, the Site shall be independently analyzed by a qualified engineer, as 
defined in Ordinance No. 175,790 and Section 91.7102 of the LAMC, hired by the 
Project Applicant. The engineer shall investigate and design a methane mitigation 
system in compliance with the LADBS Methane Mitigation Standards for the
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appropriate Site Design Level which will prevent or retard potential methane gas 
seepage into the building. The Applicant shall implement the engineer’s design 
recommendations subject to DOGGR, LADBS and LAFD plan review and approval.

• Regulatory Compliance Measure RC-HAZ-3: Explosion/Release (Soil
Gases): During subsurface excavation activities, including borings, trenching and 
grading, OSHA worker safety measures shall be implemented as required to 
preclude any exposure of workers to unsafe levels of soil-gases, including, but not 
limited to, methane.

HYDROLOGY AND WATER QUALITY

• Regulatory Compliance Measure RC-WQ-1: National Pollutant Discharge 
Elimination System General Permit. Prior to issuance of a grading permit, the 
Applicant shall obtain coverage under the State Water Resources Control Board 
National Pollutant Discharge Elimination System General Permit for Storm Water 
Discharges Associated with Construction and Land Disturbance Activities (Order No. 
2009-0009-DWQ, National Pollutant Discharge Elimination System No. CAS000002) 
(Construction General Permit) for Phase 1 of the proposed Modified Project. The 
Applicant shall provide the Waste Discharge Identification Number to the City of Los 
Angeles to demonstrate proof of coverage under the Construction General Permit. A 
Storm Water Pollution Prevention Plan shall be prepared and implemented for the 
proposed Modified Project in compliance with the requirements of the Construction 
General Permit. The Storm Water Pollution Prevention Plan shall identify 
construction Best Management Practices to be implemented to ensure that the 
potential for soil erosion and sedimentation is minimized and to control the discharge 
of pollutants in stormwater runoff as a result of construction activities.

• Regulatory Compliance Measure RC-WQ-2: Dewatering. If required, any 
dewatering activities during construction shall comply with the requirements of the 
Waste Discharge Requirements for Discharges of Groundwater from Construction 
and Project Dewatering to Surface Waters in Coastal Watersheds of Los Angeles 
and Ventura Counties (Order No. R4-2008-0032, National Pollutant Discharge 
Elimination System No. CAG994004) or subsequent permit. This will include 
submission of a Notice of Intent for coverage under the permit to the Los Angeles 
Regional Water Quality Control Board at least 45 days prior to the start of 
dewatering and compliance with all applicable provisions in the permit, including 
water sampling, analysis, and reporting of dewatering-related discharges.

• Regulatory Compliance Measure RC-WQ-3: Low Impact Development Plan.
Prior to issuance of grading permits, the Applicant shall 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. The Low Impact Development Plan and/or Standard Urban Stormwater 
Mitigation Plan shall be prepared consistent with the requirements of the 
Development Best Management Practices Handbook.

• Regulatory Compliance Measure RC-WQ-4: Development Best Management 
Practices. The Best Management Practices shall be designed to retain or treat the
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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. A signed certificate from a licensed civil engineer or licensed 
architect confirming that the proposed Best Management Practices meet this 
numerical threshold standard shall be provided.

NOISE

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible.

PUBLIC SERVICES

Schools

• Regulatory Compliance Measure RC-PS-1 (Payment of School Development 
Fee) Prior to issuance of a building permit, the General Manager of the City of Los 
Angeles, Department of Building and Safety, or designee, shall ensure that the 
Applicant has paid all applicable school facility development fees in accordance with 
California Government Code Section 65995.

Parks

• Regulatory Compliance Measure RC-PS-2 (Increased Demand For Parks Or 
Recreational Facilities):

o (Subdivision) Pursuant to Section 17.12-A or 17.58 of the Los Angeles 
Municipal Code, the applicant shall pay the applicable Quimby fees for the 
construction of dwelling units.

o (Apartments) Pursuant to Section 21.10 of the Los Angeles Municipal Code, 
the applicant shall pay the Dwelling Unit Construction Tax for construction of 
apartment buildings.

• Regulatory Compliance Measure RC-PS-3 (Increase Demand For Parks Or 
Recreational Facilities - Zone Change) Pursuant to Section 12.33 of the Los 
Angeles Municipal Code, the applicant shall pay the applicable fees for the 
construction of dwelling units.

PUBLIC UTILITIES AND SERVICE SYSTEMS

Water Supply

• Regulatory Compliance Measure RC-WS-1 (Fire Water Flow) The Project 
Applicant shall consult with the LADBS and LAFD to determine fire flow 
requirements for the Proposed Project, and will contact a Water Service 
Representative at the LADWP to order a SAR. This system hydraulic analysis will 
determine if existing LADWP water supply facilities can provide the proposed fire
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flow requirements of the Project. If water main or infrastructure upgrades are 
required, the Applicant would pay for such upgrades, which would be constructed by 
either the Applicant or LADWP.

• Regulatory Compliance Measure RC-WS-2 (Green Building Code): The Project 
shall implement all applicable mandatory measures within the LA Green Building 
Code that would have the effect of reducing the Project’s water use.

• Regulatory Compliance Measure RC-WS-3 (New Carwash): The applicant shall 
incorporate a water recycling system to the satisfaction of the Department of Building 
and Safety.

• Regulatory Compliance Measure RC-WS-4 (Landscape) The Project shall 
comply with Ordinance No. 170,978 (Water Management Ordinance), which 
imposes numerous water conservation measures in landscape, installation, and 
maintenance (e.g., use drip irrigation and soak hoses in lieu of sprinklers to lower the 
amount of water lost to evaporation and overspray, set automatic sprinkler systems 
to irrigate during the early morning or evening hours to minimize water loss due to 
evaporation, and water less in the cooler months and during the rainy season).

Energy

• Regulatory Compliance Measure RC-EN-1(Green Building Code): The Project 
shall implement all applicable mandatory measures within the LA Green Building 
Code that would have the effect of reducing the Project’s energy use.

Solid Waste

• Regulatory Compliance Measure RC-SW-1 (Designated Recycling Area) In
compliance with Los Angeles Municipal Code, the proposed Modified Project shall 
provide readily accessible areas that serve the entire building and are identified for 
the depositing, storage, and collection of nonhazardous materials for recycling, 
including (at a minimum) paper, corrugated cardboard, glass, plastics, and metals.

• Regulatory Compliance Measure RC-SW-2 (Construction Waste Recycling) In
order to meet the diversion goals of the California Integrated Waste Management 
Act and the City of Los Angeles, which will total 70 percent by 2013, the Applicant 
shall salvage and recycle construction and demolition materials to ensure that a 
minimum of 70 percent of construction-related solid waste that can be recycled is 
diverted from the waste stream to be landfilled. Solid waste diversion would be 
accomplished though the on-site separation of materials and/or by contracting with a 
solid waste disposal facility that can guarantee a minimum diversion rate of 70 
percent. In compliance with the Los Angeles Municipal Code, the General Contractor 
shall utilize solid waste haulers, contractors, and recyclers who have obtained an 
Assembly Bill (AB) 939 Compliance Permit from the City of Los Angeles Bureau of 
Sanitation.
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• Regulatory Compliance Measure RC-SW-3 (Commercial/Multifamily Mandatory 
Recycling) In compliance with AB341, recycling bins shall be provided at 
appropriate locations to promote recycling of paper, metal, glass and other 
recyclable material. These bins shall be emptied and recycled accordingly as a part 
of the Proposed Project’s regular solid waste disposal program. The Project 
Applicant shall only contract for waste disposal services with a company that 
recycles solid waste in compliance with AB341.
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

8845 Sepulveda Boulevard 
DOT Case No. SFV 16-104280

July 14, 2016Date:

Kevin Jones, Senior City Planner 
Department of City Planning

To:

Sergio D. Valdez, Transportation Engineer 
Department of Transportation

From:

Subject: TRAFFIC ASSESSMENT FOR THE PROPOSED APARTMENTS

The Department of Transportation (DOT) has completed the traffic assessment for the proposed apartments 
at 8845 Sepulveda Boulevard. This traffic assessment is based on a traffic study prepared by Jano 
Baghdanian & Associates dated May 2016. After a careful review of the pertinent data, DOT has determined 
that the traffic study, as revised by DOT, adequately describes the project related traffic impacts of the 
proposed development.

DISCUSSION AND FINDINGS

The proposed project will demolish an existing 16,290 square-foot garden center, and rebuild a new 395 unit 
apartments. The project will generate an additional 141 net new trips in the a.m. and 107 net new trips in the 
p.m. peak hour as shown below. The trip generation estimates are based on formulas published by the 
Institute of Transportation Engineers (ITE) Trip Generation, 9th Edition, 2012.

AM Peak Hour Trips PM Peak Hour Trips Daily
Land Use Size

Total Total TotalIn Out In Out
Proposed
Apartment (220) 395 du 8640 161 201 159 245 2627
T ransit/Multimodal 
Reduction

10% -4 -16 -20 -16 -9 -25 -263

Existing
Garden Center (817) 16,290 sf -20 -20 -40 -57 -56 -113 -1109

86Total Net Trips 16 125 141 21 107 1255

DOT has determined that the proposed project will not have significant traffic impact at the studied 
intersections. Attachment A summarizes the volume-to-capacity (V/C) ratios and levels of service (LOS) at 
the study intersections.

The Department of Transportation recommends that the following project requirements be adopted as 
conditions of project approval.

Exhibit E
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PROJECT REQUIREMENTS

Highway Dedication and ImprovementsA.

Sepulveda Boulevard is a designated Boulevard II in the Mobility Plan 2035 of the City of Los 
Angeles. The west side of Sepulveda Boulevard currently consists of a variable half right-of-way 
with a variable half roadway, and a 6-foot sidewalk. The standard cross section for a Boulevard II is 
a 55-foot half-right-of-way with a 40-foot roadway, and a 15-foot sidewalk. The applicant shall 
dedicate of land if the right-of-way is not accordance of the Mobility Plan to bring the right-of-way, 
roadway, and sidewalk up to standard requires by the Mobility Plan.

Rayen Street is a designated Collector Street in the Mobility Plan 2035 of the City of Los Angeles. 
The south side of Rayen Street currently consists of a 20-foot half right-of-way with an 18-foot half 
roadway, and a 2- foot undeveloped sidewalk. The standard cross section for a collector street is a 
3 3-foot half-right-of-way with a 20-foot roadway, and a 13-foot sidewalk. The applicant shall 
dedicate 13 feet of land and construct 20-foot roadway and 13 feet sidewalk along the project 
frontage on Rayen Street to bring the right-of-way, roadway, and sidewalk up to standard requires by 
the Mobility Plan.

Relocate and modify any existing street lighting, signal, power poles, trees, signs, curbs, gutter, 
utilities, etc. as required.

The above transportation improvements shall be guaranteed through the B-permit process of the 
Bureau of Engineering, Department of Public Works. Any improvements shall be constructed and 
completed before the issuance of the final certificate of occupancy, to the satisfaction of DOT and 
the Bureau of Engineering. Prior to setting the bond amount, the Bureau of Engineering shall require 
that the developer’s engineer or contractor to contact DOT’s B-Permit Coordinator at (213) 928
9663, to arrange a pre-design meeting to finalize the design for the required transportation 
improvements.

Additional street improvements may be required. The applicant should contact the Bureau of 
Engineering, Department of Public Works, to determine any other requirements. Any street 
dedication shall be completed through Quyen Phan in the Department of Public Works, Bureau of 
Engineering, Land Development Group, (213) 977-6955, before the issuance of any building permit 
for this project. Since the dedication procedure maybe lengthy, the process should be commenced as 
soon as possible.

Site Access and Internal CirculationB.

This determination does not include approval of the project’s driveways, internal circulation, and 
parking scheme. Adverse traffic impacts could occur due to access and circulation issues.

Two-way driveways shall be 30 feet in width, exclusive of side slopes.

Final DOT approval shall be obtained prior to issuance of any building permits. This should be
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accomplished by submitting detailed site/driveway plans, with a minimum scale of 1 "=40', to DOT’s 
Valley Development Review Section at 6262 Van Nuys Boulevard, Suite 320, Van Nuys, CA 
91401, prior to submittal of building plans for plan check to the Department of Building and Safety.

If you have any further questions, you may contact Albert Isagulian of my staff at (818) 374-4693.

SDV/AI
sfv 8845Sepulveda

Sixth Council District 
Brain Galager, DOT East Valley District 
Tim Conger, DOT GEO Design 
John Varghese, DOT Signal Design 
Ali Nahass, BOE Valley District 
Quyen Phan, BOE Land Development 
Jano Baghdanian & Assoicates

c:



ATTACHMENT A

395 Unit Apartments at 8845 Sepulveda Boulevard.

Summary of Volume to Capacity Ratios (V/C) and Levels of Service (LOS)

Project
Impact

Year 2018 
w/o Project

Year 2018 
w/ Project

Year 2016 
ExistingPeak

Hour
Intersection

A V/CV/C LOS V/C LOSV/C LOS

0.001AA 0.3850.360 A 0.384AMSepulveda Blvd. & 
Rayen St. 0.548 A 0.0070.541 APM 0.513 A

0.0010.596 A0.595 A0.553 AAMSepulveda Blvd. & 
Nordhoff St. 0.0030.898 D0.895 D0.829 DPM

0.0100.568 A 0.578 A0.536 AAMSepulveda Blvd. & 
Parthenia St. C 0.0070.704B0.662 B 0.697PM

0.014A 0.299 A0.2850.269 AAMLangdon Ave. & 
Rayen St. A 0.0050.3090.304 A0.288 APM

0.451 A 0.017A0.434AM 0.399 ALangdon Ave. & 
Nordhoff St. 0.008A0.548 A 0.556A0.515PM

0.0170.449 A0.432 A0.411 AAMLangdon Ave. & 
Parthenia St. 0.008A 0.499 A0.4910.467 APM

A 0.0000.2070.207 A0.188 AAMSepulveda Blvd. & 
Tupper St. 0.388 A 0.001A0.387PM 0.364 A

0.0090.386 A0.377 A0.354 AAMSepulveda Blvd. & 
Chase St. A 0.0050.4900.485 A0.459 APM

C 0.0070.766 B 0.7730.642 BAMSepulveda Blvd. & 
Roscoe Blvd. 0.0050.837 DD0.703 C 0.832PM



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

FORM GEN. 160 (Rev. 6-80)

Date: January 18, 2017

To: Mr. Vincent P. Bertoni, Director
Department of City Planning
Attn: May Sirinopwongsagon (City Planner)

Edmond Yew, Manager 
Land Development and GIS Division 
Bureau of Engineering

From:

Subject: Case No. CPC 2016-2751 (VZC/DB/SPR): 8811-8845 Sepulveda 
Boulevard, 15430 Rayen Street, 8832-8840 Langdon Avenue - 
Revised Report

The following recommendations identifying the infrastructure deficiencies 
adjacent to the application site are submitted for your use for the approval of a 
Vesting Zone Change, Density Bonus, and Site Plan Review adjoining the 
involved:

area

1. Dedication Required:

Sepulveda Boulevard (Boulevard II) — Dedicate a 20-foot radius property 
line return at the corner with Rayen Street along with a variable width 
sidewalk easement along the property frontage to allow for construction of a 
10-foot wide concrete sidewalk.

Rayen Street (Collector Street) - Dedicate a 13-foot wide strip of land along 
the property frontage to complete a 33-foot wide half right-of-way in 
accordance with Collector Street standards of Mobility Plan 2035.

Langdon Street (Local Street) - None.

2. Improvements Required:

Sepulveda Boulevard - Reconstruct the existing sidewalk to provide 
10-foot wide full width concrete sidewalk. Repair all broken, off-grade or bad 
order concrete curb and gutters. Upgrade all driveways to standards to 
comply with ADA requirements. Close all unused driveways with full height 
curb, 2-foot gutter, and sidewalk. Repair or replace other existing public 
improvements that may get damaged during construction of the proposed 
project. These improvements should suitably transition to join the existing 
improvements.

a new



Rayen Street - Construct additional surfacing to join the existing 
improvements to provide a 20-foot half roadway in accordance with 
Collector Street standards of Mobility Plan 2035, including asphalt concrete 
pavement, integral concrete curb, 2-foot wide gutter, and a 13-foot wide 
concrete sidewalk. Close any unused driveways with full height curb, gutter 
and sidewalk. Upgrade all driveways to comply with ADA requirements. 
Construct an access ramp at the corner intersection with Sepulveda 
Boulevard to City standards to comply with ADA requirements. Repair 
replace existing public improvements that may get damaged during 
construction of the proposed project. These improvements should suitably 
transition to join the existing and proposed improvements.

Langdon Street - Reconstruct the existing concrete sidewalk to provide a 
new full width concrete sidewalk. Remove and replace all broken, off-grade 
or bad order concrete curb and gutter. Upgrade all driveways to City 
standards to comply with ADA requirements. Close all unused driveways 
with full height curb, 2-foot gutter, and sidewalk. Repair or replace other 
existing public improvements that may get damaged during construction of 
the proposed project. These improvements should suitably transition to join 
the existing improvements.

Install tree wells with root barriers, plant street trees, and trim existing tree 
roots satisfactory to the City Engineer and the Urban Forestry Division of 
the Bureau of Street Services. The applicant should contact the Urban 
Forestry Division for further information (213) 847-3077.

Trees: Board of Public Works approval shall be obtained prior to the 
of the Certificate of Occupancy of the development project, for the 

removal of any tree in the existing or proposed public right-of-way area 
associated with the improvement requirements outlined herein. The Bureau 
of Street Services Urban Forestry Division is the lead agency for obtaining 
Board of Public Works approval for the removal of such trees.

Removal of street trees is required in conjunction with the street widening 
for this project. Please include the tree removal issue in your public hearing 
notice for this application.

Notes: Street lighting will be required satisfactory to the Bureau of Street 
Lighting (213) 847-1551.

Relocate traffic signals, equipment, parking meters and signs to the 
Department of Transportation (213) 482-7024.

Relocate power poles to the satisfaction of the Department of Water and 
Power (213) 367-2715.

or

issuance



Department of Transportation may have additional requirements offsite for 
dedication and improvements.

3. Catch basins exist in Sepulveda Avenue. Roof drainage and surface run-off 
from the project shall be collected and treated at the site and directed to the 
streets via drain systems constructed under the sidewalk and through the 
curb drains or connections to the catch basins.

4. Sewers exist in Sepulveda Boulevard, Rayen Street, and Langdon Avenue. 
Extension of the 6-inch house connection laterals to the new property may 
be required. All Sewerage Facilities Charges and Bonded Sewer Fees are to 
be paid prior to obtaining a building permit.

5. An investigation by the Bureau of Engineering Valley District Office Sewer 
Counter may be necessary to determine the capacity of the existing public 
sewers to accommodate the proposed development. Submit a request to the 
Valley District Office of the Bureau of Engineering (818) 374-5088.

6. Submit shoring and lateral support plans to the Bureau of Engineering 
Valley District Office Excavation Counter for review and approval prior to 
excavating adjacent to the right-of-way (818) 374-5090.

7. Submit a parking area and driveway plan to the Valley District Office of the 
Bureau of Engineering and the Department of Transportation for review and 
approval.

Any questions regarding this report may be directed to Sean Mizan of my staff
at (213) 202-3486.

cc: Benjamin Fiss
Valley District Office



4/17/2017 City of Los Angeles Mail - VTT-74705 / CPC-2016-2751

¥!!!! LA
GEEC5 May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>

VTT-74705 / CPC-2016-2751

Georgic Avanesian <georgic.avanesian@lacity.org>
To: May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>

Wed, Apr 12, 2017 at 3:28 PM

See attached.

On Wed, Apr 12, 2017 at 2:44 PM, May Sirinopwongsagon <may.sirinopwongsagon@lacity.org> wrote: 
Hi Georgic,

For the determination letter, is the way the condition is written in at the attached document ok?

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 
Los Angeles, CA 90012

On Wed, Apr 12, 2017 at 1:27 PM, May Sirinopwongsagon <may.sirinopwongsagon@lacity.org> wrote: 
Thank you

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 
Los Angeles, CA 90012

On Wed, Apr 12, 2017 at 12:21 PM, Georgic Avanesian <georgic.avanesian@lacity.org> wrote: 
Got it Thanks.

On Wed, Apr 12, 2017 at 10:48 AM, Art Simonian <asimonian@metinvestments.com> wrote:

Dear Mr. Avanesian: As a follow up to the council office email that you just received, attached are the 
conditions and the condition numbers that Jim Dantona is referring to in his email below (see the red bubbles).

Thank you

Art Simonian

Principal

Metro Investments

501 West Glenoaks Boulevard

#556

Glendale, CA 91202

https://mail.google.com/mai l/u/0/?ui=2&ik=4c6e020975&view=pt&msg = 15b6448a35f2b500&q=georgic.avanesian%40lacity.org&qs=true&search=query&dsqt=1... 1/3

mailto:may.sirinopwongsagon@lacity.org
mailto:georgic.avanesian@lacity.org
mailto:may.sirinopwongsagon@lacity.org
mailto:may.sirinopwongsagon@lacity.org
tel:(213)%20978-1372
mailto:may.sirinopwongsagon@lacity.org
tel:(213)%20978-1372
mailto:georgic.avanesian@lacity.org
mailto:asimonian@metinvestments.com
https://mail.google.com/mai
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Phone- 818-246-0092

Fax- 818-246-0187

Email- asimonian@metinvestments.com

Web- www.metinvestments.com

From: Jim Dantona [mailto:jim.dantona@lacity.org]
Sent: Wednesday, April 12, 2017 10:38 AM
To: Ackley Padilla; May Sirinopwongsagon; Georgic Avanesian
Subject: VTT-74705 / CPC-2016-2751

Good morning May and Georgic-

On behalf of the Councilwoman I wanted to convey her support for modifying the following conditions of the BOE 
recommendation letter on VTT-74705 (and as those effect the CPC recommendations):

* 4(a)(1) - to 15-foot instead of 13-foot sidewalk.

* 4(a)(2) - to an 18-foot half roadway instead of 20-foot half roadway.

We would also recommend adding a condition (d) to BOE's recommendation that "protects in place the 20-foot 
radius curb return at the Southwest corner of Sepulveda and Rayen"

Finally, we support all the changes discussed at the VTT hearing that Georgic and the DAA discussed.

Please let us know if you have any further questions for our office.

Thank you,

Jim Dantona

Chief of Staff

Councilwoman Nury Martinez 
Sixth Council District

(213) 473-7006

BOE changes.docx
16K

https://mail.google.com/mai l/u/0/?ui=2&ik=4c6e020975&view=pt&msg = 15b6448a35f2b500&q=georgic.avanesian%40lacity.org&qs=true&search=query&dsqt=1... 2/3

tel:(818)%20246-0092
tel:(818)%20246-0187
mailto:asimonian@metinvestments.com
http://www.metinvestments.com/
mailto:jim.dantona@lacity.org
tel:(213)%20473-7006
https://mail.google.com/mai


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

Improve Rayen Street being dedicated and adjoining the subdivision by the 
construction of the following per Council Office request:

i.

(1) A concrete curb, a concrete gutter, and a 15-foot full-width concrete 
sidewalk with tree wells.

Suitable surfacing to join the existing pavement and to complete an 
18-foot half roadway.

(2)

(3) Any necessary removal and reconstruction of existing improvements.

(4) The necessary transitions to join the existing improvement.

Improve Sepulveda Boulevard and the cut corner area being 
dedicated and adjoining the tract by the construction of a new concrete 
sidewalk to complete a 10-foot wide full-width concrete sidewalk with tree 
wells including any necessary removal and reconstruction of the existing 
improvements satisfactory to the City Engineer.

ii.

Improve Langdon Street by construction of a new full-width concrete 
sidewalk with tree wells including any necessary removal and 
reconstruction of the existing improvements satisfactory to the City 
Engineer.

iii.

Construct the necessary on-site mainline sewers satisfactory to the City 
Engineer.

iv.

Protect in place the existing 20-foot radius curb return at the corner of 
Sepulveda Boulevard and Rayen Street and install ADA access ramp 
Per Council Office request.

v.



CITY OF LOS ANGELES
INTER-DEPARTMENTAL MEMORANDUM

8811 North Sepulveda Boulevard 
DOT Case No. SFV 16-104709 

DOT Project ID No. 44784

Date: January 17,2017

Deputy Advisory Agency 
Department of City Planning

To:

Taghi Gharagozli, Associate Transportation Engineer III 
Department of Transportation

From:

Subject: REVISED VESTING TRACT MAP NO. 74705

Reference is made to your request for review of this case regarding potential traffic access problems. 
Based upon this review, it is recommended that:

All requirements and conditions listed in the DOT traffic assessment letter dated July 14, 2016, and 
all subsequent revisions to this traffic assessment, be applied to the tract map.

1.

Sepulveda Boulevard is a designated Boulevard II in the City of Los Angeles Mobility Plan 2035. 
Vehicles may not back out onto Sepulveda Boulevard.

2.

A minimum 20-foot reservoir space is required between any security gate and the property line, to 
the satisfaction of DOT.

3.

Driveway width of W=30 feet is required for two-way driveways, and W=16 feet is required for one
way driveways.

4.

A parking area and driveway plan should be submitted to the Citywide Planning Coordination 
Section of the Department of Transportation for approval prior to submittal of building permit 
plans for plan check by the Department of Building and Safety. Transportation approvals are 
conducted at 6262 Van Nuys Blvd., Room 320, Van Nuys, CA 91401.

5.

That a subdivision report fee and condition clearance fee be paid to the Department of 
Transportation as required per Ordinance No. 183270 and LAMC Section 19.15 prior to recordation 
of the final map. Note: the applicant may be required to comply with any other applicable fees per 
this new ordinance.

6.

If you have any questions, you may contact me at taghi.gharagozli@lacity.org or 818-374-4691.

mailto:taghi.gharagozli@lacity.org
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SOILS REPORT APPROVAL LETTER

August 16, 2016
LOG #94100
SOILS/GEOLOGY FILE - 2

Art Simonian
501 W Glendale Blvd, Suite 556 
Glendale, CA 91202

TRACT:
LOT(S):

2899
FR 301 (Arb.2) / FR 201 (Arb. 1) / FR 300 / FR 299 / FR 298 (Arb.3) / FR 298 
(Arb.2) / FR 298 (Arb. 1) / FR 345 (Arb.9) / FR 344 (Arb. 9) / FR 344 (Arb. 1) 
8811, 8813, 8817 / 8825 / 8835 / 8837, 8839, 8841 / 8861 N Sepulveda Blvd, 
14408 / 15418 / 15422 / 15430 W Reyan St / — / 8832 / 8840 N Langdon Ave

LOCATION:

CURRENT REFERENCE REPORT 
REPORT/LETTERf S)
Soils Report

DATE(S) OF
DOCUMENT PREPARED BYNo.

21197 07/08/2016 Geotechnologies, Inc.

The Grading Division of the Department of Building and Safety has reviewed the referenced report 
providing recommendations for the proposed 4 residential structures, 1 to 5-story over 2-level 
parking. The parking levels will extend to a maximum depth of 6 feet below existing grade.

The earth materials at the subsurface exploration locations consist of up to 3 feet of uncertified fill 
underlain by alluvium. The consultants recommend to support the proposed structures on 
conventional foundations bearing on native undisturbed soils or on a blanket of properly placed fill.

The referenced report is acceptable, provided the following conditions are complied with during site 
development:

Note: Numbers in parenthesis () refer to applicable sections of the 2014 City of LA Building Code. 
P/BC numbers refer the applicable Information Bulletin. Information Bulletins can be accessed on 
the internet at LADBS.ORG.

1. The soils engineer shall review and approve the detailed plans prior to issuance of any 
permit. This approval shall be by signature on the plans that clearly indicates the soils 
engineer has reviewed the plans prepared by the design engineer and that the plans included 
the recommendations contained in his report. (7006.1)

2. All recommendations of the report that are in addition to or more restrictive than the 
conditions contained herein shall be incorporated into the plans.

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYERLADBS G-5 (Rev. 06/25/2016)
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A copy of the subject and appropriate referenced reports and this approval letter shall be 
attached to the District Office and field set of plans. Submit one copy of the above reports 
to the Building Department Plan Checker prior to issuance of the permit. (7006.1)

3.

A grading permit shall be obtained for all structural fill and retaining wall backfill. (106.1.2)4.

All man-made fill shall be compacted to a minimum 90 percent of the maximum dry density 
of the fill material per the latest version of ASTM D 1557. Where cohesionless soil having 
less than 15 percent finer than 0.005 millimeters is used for fill, it shall be compacted to a 
minimum of 95 percent relative compaction based on maximum dry density (D1556). 
Placement of gravel in lieu of compacted fill is allowed only if complying with Section 
91.7011.3 of the Code. (7011.3)

5.

If import soils are used, no footings shall be poured until the soils engineer has submitted a 
compaction report containing in-place shear test data and settlement data to the Grading 
Division of the Department, and obtained approval. (7008.2)

6.

Compacted fill shall extend beyond the footings a minimum distance equal to the depth of 
the fill below the bottom of footings or a minimum of three feet whichever is greater, as 
recommended (7011.3).

7.

Existing uncertified fill shall not be used for support of footings, concrete slabs or new fill. 
(1809.2, 7011.3)

8.

9. Drainage in conformance with the provisions of the Code shall be maintained during and 
subsequent to construction. (7013.12)

10. The applicant is advised that the approval of this report does not waive the requirements for 
excavations contained in the State Construction Safety Orders enforced by the State Division 
of Industrial Safety. (3301.1)

11. The soils engineer shall review and approve the shoring and/or underpinning plans prior to 
issuance of the permit. (3307.3.2)

Prior to the issuance of the permits, the soils engineer and/or the structural designer shall 
evaluate the surcharge loads used in the report calculations for the design of the retaining 
walls and shoring. If the surcharge loads used in the calculations do not conform to the 
actual surcharge loads, the soil engineer shall submit a supplementary report with revised 
recommendations to the Department for approval.

12.

13. Unsurcharged temporary excavation may be cut vertical up to 5 feet. Excavations up to 12 
feet shall be trimmed back at a uniform gradient not exceeding 1:1 (horizontal to vertical), 
from top to bottom of excavation, as recommended.

14. Shoring shall be designed for a minimum EFP of 29 PCF; all surcharge loads shall be 
included into the design, as recommended. Total lateral load on shoring piles shall de 
determined by multiplying the recommended EFP by the pile spacing.
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Shoring shall be designed for a maximum lateral deflection of Vi inch where a structure is 
within a 1:1 plane projected up from the base of the excavation, and for a maxitnum lateral 
deflection of 1 inch provided there are no structures within a 1:1 plane projected up from the 
base of the excavation, as recommended.

15.

16. A shoring monitoring program shall be implemented to the satisfaction of the soils engineer.

17. All foundations shall derive entire support from native undisturbed soils or a blanket of 
properly placed fill with a minimum thickness of 4 feet below proposed grade or 2 feet below 
the bottom of the proposed foundation, as recommended.

18. Footings supported on approved compacted fill or expansive soil shall be reinforced with a 
minimum of four (4) '/2-inch diameter (#4) deformed reinforcing bars. Two (2) bars shall be 
placed near the bottom and two (2) bars placed near the top.

19. The building design shall incorporate provisions for total and differential anticipated 
settlements of 1.25 and 0.33 inches, respectively. The total settlement includes 1 and 0.25 
inches for static and seismic-induced loads, respectively. (1808.2)

20. Special provisions such as flexible or swing joints shall be made for buried utilities and drain 
lines to allow for differential vertical displacement.

21. Slabs placed on approved compacted fill shall be at least 3/2 inches thick and shall be 
reinforced with '/2-inch diameter (#4) reinforcing bars spaced maximum of 16 inches on 
center each way.

The seismic design shall be based on a Site Class D as recommended. All other seismic 
design parameters shall be reviewed by LADBS building plan check.

22.

Cantilever retaining walls with a level backfill shall be designed for a minimum EFP of 30 
PCF, as specified on page 20 of the report. All other surcharge loads shall be incorporated 
into the design (P/BC 2014-083, P/BC 2014-141).

23.

Retaining walls higher than 6 feet shall be designed for lateral earth pressure due to 
earthquake motions. A triangular pressure distribution with an equivalent fluid pressure of 
24 PCF shall be utilized, as specified on page 21 of the report (1803.5.12).

24.

Basement walls and other walls in which horizontal movement is restricted at the top shall 
be designed for a triangular pressure distribution with an equivalent fluid pressure of 75 PCF 
as specified on page 20 of the report (1610.1). All other surcharge loads shall be incorporated 
into the design (P/BC 2014-083, P/BC 2014-141).

25.

26. All retaining walls shall be provided with a standard surface backdrain system and all 
drainage shall be conducted to the street in an acceptable manner and in a non-erosive device. 
(7013.11)

With the exception of retaining walls designed for hydrostatic pressure, all retaining walls27.
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shall be provided with a subdrain system to prevent possible hydrostatic pressure behind the 
wall. Prior to issuance of any permit, the retaining wall subdrain system recommended in 
the soil report shall be incorporated into the foundation plan which shall be reviewed and 
approved by the soils engineer of record. (1805.4)

Installation of the subdrain system shall be inspected and approved by the soils engineer of 
record and the City grading/building inspector. (108.9)

28.

Basement walls and floors shall be waterproofed/damp-proofed with an L. A. City approved 
“Below-grade” waterproofing/damp-proofing material with a research report number. 
(104.2.6)

29.

Prefabricated drainage composites (Miradrain) (Geotextiles) may be only used in addition 
to traditionally accepted methods of draining retained earth.

30.

Where the ground water table is lowered and maintained at an elevation not less than 6 
inches below the bottom of the lowest floor, or where hydrostatic pressures will not occur, 
the floor and basement walls shall be damp-proofed. Where a hydrostatic pressure condition 
exists, and the design does not include a ground-water control system, basement walls and 
floors shall be waterproofed. (1803.5.4,1805.1.3,1805.2,1805.3)

31.

The infiltration facility design and construction shall comply with the minimum requirements 
specified in the Information Bulletin P/BC 2014-118.

32.

The infiltration system shall be constructed at the location shown on the drawing attached 
to the current report.

33.

34. The construction of the infiltration system shall be provided under the inspection and 
approval of the soils engineer.

35. An overflow outlet shall be provided to conduct water to the street in the event that the 
infiltration system capacity is exceeded. (P/BC 2014-118)

36. A minimum distance of 10 feet (in any direction) shall be provided from adjacent 
proposed/existing footings to the [discharge of the] proposed infiltration system. A minimum 
distance of 10 feet horizontally shall be provided from private property lines to the proposed 
infiltration system.

The dry well area between the blank casing and the surround soils shall be sealed to a 
minimum depth of 10 feet below the bottom of any adjacent foundation with bentonite slurry 
(or equivalent) to prevent unintended leakage or horizontal infiltration.

37.

38. All concentrated drainage shall be conducted in an approved device and disposed of in a 
manner approved by the LADBS. (7013.10)

39. The soils engineer shall inspect all excavations to determine that conditions anticipated in 
the report have been encountered and to provide recommendations for the correction of 
hazards found during grading. (7008 & 1705.6)
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Prior to the pouring of concrete, a representative of the consulting soils engineer shall inspect 
and approve the footing excavations. He/She shall post a notice on the job site for the 
LADBS Building Inspector and the Contractor stating that the work so inspected meets the 
conditions of the report, but that no concrete shall be poured until the City Building Inspector 
has also inspected and approved the footing excavations. A written certification to this effect 
shall be filed with the Grading Division of the Department upon completion of the work. 
(108.9 & 7008.2) ^

40.

Prior to excavation, an initial inspection shall be called with LADBS Inspector at which time 
sequence of construction, protection fences and dust and traffic control will be scheduled. 
(108.9.1)

41.

Installation of shoring shall be performed under the inspection and approval of the soils 
engineer and deputy grading inspector. (1705.6)

42.

Prior to the placing of compacted fill, a representative of the soils engineer shall inspect and 
approve the bottom excavations. He/She shall post a notice on the job site for the City 
Grading Inspector and the Contractor stating that the soil inspected meets the conditions of 
the report, but that no fill shall be placed until the LADBS Grading Inspector has also 
inspected and approved the bottom excavations. A written certification to this effect shall 
be included in the final compaction report filed with the Grading Division of the Department. 
All fill shall be placed under the inspection and approval of the soils engineer. A compaction 
report together with the approved soil report and Department approval letter shall be 
submitted to the Grading Division of the Department upon completion of the compaction. 
In addition, an Engineer’s Certificate of Compliance with the legal description as indicated 
in the grading permit and the permit number shall be included. (7011.3)

43.

44. No footing/slab shall be poured until the compaction report is submitted and approved by the 
Grading Division of the Department.

>
/VAN L. STOICA 

Geotechnical Engineer I

DLS/dls
Log No. 94100
213-482-0480

Geotechnologies, Inc., Project Consultant 
VN District Office

cc:



1 44FORM GEN. 160 (Rev. 6-80) CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: November 30, 2016

TO: Jae H. Kim, Deputy Advisory Agency 
Department of City Planning

£AFROM: Timothy Tyson, Chief Forester
Bureau of Street Services, Urban Forestry Division

SUBJECT: VTT-74705/ 8811 North Sepulveda Boulevard

The Urban Forestry Division has investigated this project and recommends the following 
conditions:

1. Plant street trees and remove any existing trees within dedicated streets or proposed 
dedicated streets as required by the Urban Forestry Division of the Bureau of Street 
Services. All street tree plantings shall be brought up to current standards. When the 
City has previously been paid for tree plantings, the sub divider or contractor shall 
notify the Urban Forestry Division (213-847-3077) upon completion of construction 

to expedite tree planting.

Note: All protected tree removals must be approved by the Board of Public Works. 
Contact Urban Forestry Division at: 213-847-3077



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: November 16, 2016

TO: Nicholas Hendricks, Deputy Advisory Agency 
200 N. Spring Street, Room 721 
Department of City Planning

FROM: Eric Wong, Subdivision Review
Ara Sargsyan, Development Services Case Management Chief 
201 N. Figueroa Street, Room 1030 
Department of Building and Safety

SUBJECT: TRACT MAP NO. 74705 - Vesting

The Department of Building and Safety Zoning Section has reviewed the above 
Subdivision Map, date stamped on October 31,2016 by the Department of City Planning. 
The site is designated as being in a RA-1/C2-1 Zone. A clearance letter will be issued 
stating that no Building or Zoning Code violations exist relating to the subdivision on the 
subject site once the following items have been satisfied.

Obtain permits for the demolition or removal of all existing structures on the 
site. Accessory structures and uses are not permitted to remain on lots 
without a main structure or use. Provide copies of the demolition permits 
and signed inspection cards to show completion of the demolition work.

a.

Provide a copy of affidavit AFF-1576, and AFF-30202. Show compliance 
with all the conditions/requirements of the above affidavit(s) as applicable. 
Termination of above affidavit(s) may be required after the Map has been 
recorded. Obtain approval from the Department, on the termination form, 
prior to recording.

b.

Provide a copy of CPC case CPC-2016-2751-VZC-DB-SPR. Show 
compliance with all the conditions/requirements of the CPC case(s) as 
applicable.

c.

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

Show all street dedication(s) 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. Front, side and rear yard 
requirements shall be required to comply with current code as measured 
from new property lines after dedication(s).

e.



Notes:

Proposed density shall comply with the maximum allowable units within 
each zone.

The submitted Map may not comply with the number of parking spaces 
required by Section 12.21 A 4 (a) based on number of habitable rooms in 
each unit. If there are insufficient numbers of parking spaces, obtain 
approval from the Department of City Planning.

The submitted Map may not comply with the number of guest parking 
spaces required by the Advisory Agency.

The existing or 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.

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 Eric 
Wong at (213) 482-6876 to schedule an appointment.

Nicholas Hendricks, planning.expedited@lacity.orgcc:

mailto:planning.expedited@lacity.org


FORM GEN. 160 (Rev. 6-80) CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

11/30/2016Date:

Mr. Vincent P. Bertoni, Director 
Department of City Planning 
200 N. Spring St., 5th Fir, MS-395

To:

JafyVojrci, Manager 
F^ivat^fDe^lopmarfl 
BureautHStreet Skating

From:
ivision

SUBJECT: STREET LIGHTING REQUIREMENTS FOR DISCRETIONARY ACTIONS

CITY PLANNING CASE No.: TRACT 74705 EXP
8811 N. Sepulveda Bl.

The Bureau of Street Lighting's recommended condition of approval for the subject city 
planning case is as follows: (Improvement condition added to S-3 (c) where applicable.)

SPECIFIC CONDITION: Prior to the recordation of the final map or issuance of the 
Certificate of Occupancy (C of O), street lighting improvement plans shall be 
submitted for review and the owner shall provide a good faith effort via a ballot 
process for the formation or annexation of the property within the boundary of the 
development into a Street Lighting Maintenance Assessment 
District.
IMPROVEMENT CONDITION: Construct new street lights: two (2) on Rayen St. If 
street widening per BOE improvement conditions, relocate and upgrade street lights; 
four (4) on Sepulveda Bl.

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 conditions, 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.

CC: Land Development Group MS 901 

Engineering District Office: VAL
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8811-8845 north Sepulveda Boulevard Project
2 messages

facilities olp <facilities@olpeace.org>
To: may.sirinopwongsagon@lacity.org
Cc: "Rev. Mike Perucho'' <frperucho@olpeace.org>

Wed, Jan 18, 2017 at 12:11 PM

Good afternoon May.

This email is to confirm that I will be the representative for Our Lady of Peace 
(church and school) for the above referenced project. Please direct all future 
correspondence to me either via electronic or through postage mail.

God Bless,

Christine Hart 
Facilities Coordinator

t
OUR LADY OF PEACE PARISH

15444 Nordhoff St 
North Hills, CA 91343 
Work: (818) 894-1176 
Cell: (747) 234-8441 
www.olpeace.org
www.facebook.com/OLPeaceParish
CONFIDENTIAL NOTICE: This e-mail message, including all attachments is for the sole use of the intended recipient(s) and may contain 

confidential and privileged information. If you are not the intended recipient, you may NOT use, disclose, copy or disseminate this information. 

Please contact the sender by return e-mail immediately and destroy all copies of the original message including all attachments. Your cooperation 

is greatly appreciated.

May Sirinopwongsagon <may.sirinopwongsagon@lacity.org> 
To: facilities olp <facilities@olpeace.org>
Cc: "Rev. Mike Perucho" <frperucho@olpeace.org>

Wed, Jan 18, 2017 at 2:11 PM

Hello,

Thank you for the information.

Sincerely,

May

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 Exhibit F

https://mail.google.com/mail/u/0/?ui=2&ik=4c6e020975&view=pt&q=8811%20sepulveda&qs=true&search=query&th=159b3a282166b495&siml=159b3345340af39... 1/2
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support for 364-unit apartment development at 8811-8845 N Sepulveda Blvd, cases 
VTT-74705 and CPC-2016-2751-VZC-DB-SPR
2 messages

Abundant Housing <abundanthousingla@gmail.com>
To: may.sirinopwongsagon@lacity.org, councilmember.martinez@lacity.org

Sun, Jan 15, 2017 at 12:27 PM

To whom it may concern,

Attached, please find our letter of support for the proposed 364-unit apartment development at 8811-8845 N Sepulveda 
Blvd, cases VTT-74705 and CPC-2016-2751-VZC-DB-SPR. We are especially excited to see the project proposing to use 
the density bonus to create additional market rate and affordable units.

Best regards, 
Matt Dixon 
for AHLA

Abundant Housing LA
Housing for all

8811 N Sepulveda letter.pdf
151K

May Sirinopwongsagon <may.sirinopwongsagon@lacity.org> 
To: Abundant Housing <abundanthousingla@gmail.com>

Thu, Jan 19, 2017 at 8:42 AM

I apologize for the late reply, but your letter was received and incorporated into the file.

Sincerely,

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 
Los Angeles, CA 90012

[Quoted text hidden]
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Abundant Housing LA

January 15, 2017

May Sirinopwongsagon 

Department of City Planning 
City of Los Angeles 
Los Angeles, CA 90012

To whom it may concern,

We are writing to you to in support of the proposed 364-unit apartment development, including 44 very 

low income units, at 8811-8845 N Sepulveda Blvd, 15430 W Rayen St, and 8832-8840 N Langdon Ave, 
cases VTT-74705 and CPC-2016-2751-VZC-DB-SPR. We urge the city to grant the Vesting Zone Change 
from RA-1 to R3-1, approve the Density Bonus On-Menu Incentives for FAR 3:1 on the C2-1 portion of 
the site and allowing vehicular access from the less restrictive to the more restrictive zone, approve the 
Vesting Tentative Tract Map, and adopt the Mitigated Negative Declaration (MND) for the project.

The greater Los Angeles region is facing a severe housing shortage. This project will provide much 

needed housing. By creating new housing in a desirable neighborhood, it will help to reduce issues of 
gentrification and displacement in other parts of the region. Abundant Housing LA believes that these 

housing challenges can only be addressed if everyone in the region does their part.

This project is in a great location for housing. It is just steps from frequent Metro bus (Routes 234 and 
734 on Sepulveda) with additional service a quarter of a mile away on Nordhoff (Route 166/364). In 
addition, some desirable neighborhood amenities like retail and restaurants are in easy walking and 

cycling distance.

It is especially encouraging to see the developer taking advantage of the density bonus to provide badly 
needed affordable units in the city. The city should consider expanding the density bonus program to 

provide even more incentive for developers to create affordable units.

This project is a good project for Los Angeles and for the region. Again, we urge the city to please grant 
the Vesting Zone Change, grant the Density Bonus Incentives, approve the Vesting Tentative Tract Map, 
and adopt the MND for the project.

Best Regards,

OH
Josh Stephens 
11645 Chenault St #401 

Los Angeles 90049

Mark Vallianatos 
3591 Canada St 
Los Angeles 90065

Matt Dixon
620 W Wilson Ave Unit H 

Glendale 91203

Abundant Housing LA
Housing for all
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Comments on the IS/MND for the Sepulveda Apartments (8811 Sepulveda Blvd)- 
ENV-2016-2752-MND
2 messages

Godfrey Wachira <godfrey@creedla.com>
To: "darlene.navarrete@lacity.org" <darlene.navarrete@lacity.org> 
Cc: May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>

Wed, Jan 25, 2017 at 4:00 PM

Dear Ms. Navarrete,

Attached please find CREED LA's comments on the Initial Study and Mitigated Negative Declaration (MND) prepared by 
the City of Los Angeles (City) for the Sepulveda LLC Apartments Project (ENV-2016-2752-MND; CPC-2016-2751-VZC- 
DB-SPR) proposed by Sepulveda Apartments LLC.

Please confirm receipt.

Thank you.

Godfrey Wachira

CREED LA

8811 Sepulveda Blvd Sepulveda Apartments Comments- CREED LA..pdf
162K

May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>
To: Godfrey Wachira <godfrey@creedla.com>
Cc: "darlene.navarrete@lacity.org" <darlene.navarrete@lacity.org>

Thu, Jan 26, 2017 at 6:07 AM

Received. Thank you

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 
Los Angeles, CA 90012

[Quoted text hidden]
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Andy Freeland
1111 S Grand Ave #717
Los Angeles 90015

Richard Bourne 
363 S Berendo St 
Los Angeles 90020

Emerson Dameron 
750 Garland Ave #213 
Los Angeles 90017

Ross Zelen Mark Edwards Leonora Yetter

Gabe Rose Ariel Levi Simons Joshua Blumenkopf

Brent Gaisford Shane Phillips Scott Frazier

Abundant Housing LA
Housing for all



CREED LA 1T

January 25, 2016

VTA EMAIL

Darlene Navarrete
City of Los Angeles
200 North Spring Street, Room 750
Los Angeles, CA 90012
Email: darlene.navarrete@lacity.org

May Sirinopwongsagon, City Planner
Department of City Planning
City of Los Angeles
200 North Spring Street, Room 763
Los Angeles, CA 90012
Email: may.sirinopwongsagon@lacity.org

Re: Comments on the Initial Study/Mitigated Negative Declaration for the Sepulveda LLC 

Apartments Project (ENV-2016-2752-MND; CPC-2016-2751-VZC-DB-SPR)

Dear Ms. Ms. Navarrete, and Ms. Sirinopwongsagon,

The Coalition for Responsible Equitable Economic Development (CREED LA) is writing 

to provide comments on the Initial Study and Mitigated Negative Declaration (MND) prepared 

by the City of Los Angeles (City) for the Sepulveda LLC Apartments Project (“Project”) (ENV- 

2016-2752-MND; CPC-2016-2751-VZC-DB-SPR) proposed by Sepulveda Apartments LLC 

(Applicant).

The Applicant proposes “the demolition of a former commercial plant nursery and 

associated surface parking for the construction of a multi-story residential apartment complex. 

The base of the Project would contain parking, providing approximately 557 automobile spaces 

and approximately 405 bicycle parking spaces. Rising from this podium would be four apartment

http://www.creedla.com/
mailto:darlene.navarrete@lacity.org
mailto:may.sirinopwongsagon@lacity.org
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structures that would contain a total of 364 dwelling units. The Applicant has proposed to set 

aside 44 of the units as affordable at the very-low income level. The buildings would range from 

45-85 feet in height.

Pursuant to the California Environmental Quality Act (CEQA), the City published a 

Mitigated Negative Declaration (ENV-2016-2752-MND) for the Project. A MND may be 

prepared for a project when the initial study has identified potentially significant effects on the 

environment, but “(1) revisions in the project plans or proposals made by, or agreed to by, the 

applicant before the proposed negative declaration and initial study are released for public 

review would avoid the effects or mitigate the effects to a point where clearly no significant 

effect on the environment would occur, and (2) there is no substantial evidence in light of the 

whole record before the public agency that the project, as revised, may have a significant effect 

on the environment.

Based on our review of the MND and supporting documentation, we find that the MND 

fails to comply with the requirements of CEQA. Considering the whole record, it is reasonable to 

conclude that the MND fails to assess potential environmental impacts of key components of the 

Project, and there is a fair argument that the Project will result in potentially significant direct 

and indirect impacts to air quality, greenhouse gas emissions, wastewater facilities, and 

cumulative effects. Thus, the MND fails to propose measures that can reduce those impacts to a 

less than significant level. We also request additional time to submit evidence from our Air 

Quality and Greenhouse Gas emissions experts.

The Project is discretionary, not by right. The Applicant is requesting discretionary 

actions including Vesting Zone Change, Density Bonus With 2 On-Menu Incentives, and Site 

Plan Review for the Project. The City has the discretion to deny the requests. We urge the City 

not to approve the Project until an Environmental Impact Report (EIR) is prepared that 

adequately analyzes the Project’s potentially significant direct, indirect, and cumulative impacts, 

and incorporates all feasible mitigation measures to avoid or minimize these impacts.

„1

”2

1 MND p. I-1
Pub. Resources Code §§ 21064.5.2
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1. STATEMENT OF INTEREST

CREED LA is an unincorporated association of individuals and labor organizations that 

may be adversely affected by the potential resident and worker health and safety hazards and 

environmental and public service impacts of the Project. The coalition includes the Sheet Metal 

Workers Local 105, International Brotherhood of Electrical Workers Local 11, Southern 

California Pipe Trades District Council 16, and their members and their families and other 

individuals who live, work, recreate and raise their families in the City, including Los Angeles 

residents Shomari Davis, Luther Medina, and John Ferruccio. The Project’s environmental and 

health impacts would directly affect these individuals and other members.

Individual members may also work on the Project itself, thus be directly exposed to any 

health hazards that exist onsite. In addition, CREED LA has an interest in enforcing 

environmental laws that encourage sustainable development and ensure a safe working 

environment for its members.

2. AN EIR IS REQUIRED

“In CEQA, the Legislature sought to protect the environment by the establishment of 

administrative procedures drafted to ensure that the long-term protection of the environment

CEQA requires public agencies to prepare an 

EIR for projects that might have a significant impact on the environment.4 The preparation and 

circulation of an EIR is more than a technical hurdle for agencies and applicants to endure. The 

purpose of the EIR is to provide public agencies and the public detailed information about how a 

proposed project will affect the environment, how the effects can be minimized, and alternatives 

The EIR, therefore, serves “to inform the public and responsible officials of the

”3shall be the guiding criterion in public decisions.

5to the project.

environmental consequences of their decisions before they are made, thereby protecting not only 

the environment but also informed self-government.”6

3 Friends of the College of San Mateo Gardens v. San Mateo County Community College District et al. quoting No 
Oil, Inc. v. City of Los Angeles (1974) 13 Cal.3d 68, 74 (No Oil).
4 CEQA Guidelines§§ 15003; §§21151 (a); §§21080; §§21100 (a).

Pub. Resources Code §§21061.
Citizens of Goleta Valley v. Board of Supervisors (1990) 52 Cal.3d 553, 564, quoting Laurel Heights Improvement 

Assn. v. Regents of the University of California (1988)47 Cal.3d 376 (Laurel Heights).

5
6
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CEQA entails a strong presumption in favor of requiring EIRs. Courts have held that if 

there is substantial evidence in the record to support a fair argument of a possible significant 

adverse environmental impact then an EIR must be prepared. The fair argument standard creates 

a “low threshold” favoring environmental review through an EIR rather than issuing a negative 

declaration.7 Under the fair argument standard, it takes only one piece of substantial evidence 

showing that a project may have a significant adverse impact to require preparation of a full EIR 

not matter how much evidence supports an MND. CEQA defines substantial evidence as 

“enough relevant information and reasonable inferences from this information that a fair 

argument can be made to support a conclusion, even though other conclusions might also be

Substantial evidence includes “facts, reasonable assumptions predicated upon facts, 

or expert opinion supported by facts.

With respect to this Project, there is substantial evidence to support a fair argument that 

the Project may have a significant environmental impact. First, the MND fails to adequately 

describe the Project such that some aspects of the environmental analysis are impermissibly 

narrow, minimize the Project’s environmental impacts, and inherently unreliable. Second, the 

City fails to provide substantial evidence to support its finding that the Project will have a less 

than significant impact on the environment. Third, we offer facts and reasonable assumptions 

predicated upon facts that the Project will have a significant effect on the environment. 

Subsequently, the City must prepare an EIR for the Project.

” 8reached.
„9

3. MND FAILS TO ADEQUATELY DESCRIBE THE PROJECT

Within the context of CEQA, a project refers to the “whole of an action” and the 

underlying activity being approved.10 Indeed, “This broad definition is intended to provide the

In a general sense, all activities necessary or11maximum protection of the environment. 

reasonably anticipated for the operation of a project should be considered integral components of 

the project. In the same vein, CEQA mandates that “all phases of project planning,

7 Citizens Action to Serve All Students v. Thornley (1990) 222 Cal.App.3d 748, 754. 
Pub. Resources Code §§ 15384 (a).
Pub. Resources Code §§ 15384 (b).
Pub. Resources Code §§ 15378 (c)
AEP CEQA Portal Project Description, p 2. Document can be found at 

https://ceqaportal.org/tp/Project%20Description%2003-23-161.pdf

8
9
10
11

https://ceqaportal.org/tp/Project%20Description%2003-23-161.pdf
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12implementation, and operation must be considered in the Initial Study of the project 

courts have emphasized the importance of adhering to this mandate.

In light of this mandate, a project’s description “should not supply extensive detail 

beyond that needed for evaluation and review of the environmental impact. 

this requirement reasonably implies that the MND should contain enough information, including 

a description of the project’s technical, economic and environmental characteristics, so as to 

meaningfully assess the project’s environmental effects. Without an accurate and complete 

project description, environmental analysis will be impermissibly narrow, thus minimizing the 

project’s impacts and undercutting public review.

A description of a project’s technical characteristics should reasonably include 

construction activities. Construction activities are an inevitable component of the Project that 

include but not limited to demolition/site clearing, site preparation, and building construction.

A complete description of this component is important so that the public and decision makers 

can meaningfully assess the Project’s potential impacts. Further, without this information, there 

is no support for the City’s conclusion that the Project’s environmental impacts are less than 

significant. Yet, the MND fails to identify and describe the following critical aspects of the 

construction phase;

a) The Project’s Construction Parking and Staging Areas: The MND does not indicate the 

size of parking or staging areas, or where they will be located. The MND states that “site 

deliveries and staging of all equipment and materials would be organized in the most efficient 

manner possible on site to mitigate any temporary impacts on the neighborhood and surrounding 

This description of the Project’s construction staging and parking does not provide 

sufficient information to assess the Project’s impacts on the environment. Depending on the use, 

size, surface composition and location, the Project’s staging and parking areas could cause 

unanalyzed and unmitigated impacts including traffic, noise, air quality, and greenhouse gas

and
13

14 At a minimum,

15

16

17traffic.

12 Pub. Resources Code §§ 15063 
13 Antioch v Pittsburg (1986) 187 Cal. App. 3d 1325, citing City of Carmel-by-the-sea v. Board of Supervisors of 
Monterey County 183 Cal. App. 3d 229. the court 

Pub. Resources Code §§ 15124 
Laurel Heights.
MND p. 2.0-11.

14
15
16
17 Ibid
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emissions even if organized in the most efficient manner possible. The City must adequately 

describe the Project’s construction staging and parking areas so that decision makers and the 

public can adequately assess the Project’s impacts.

b) The Project’s Water Usage: The MND also does not include a complete and accurate 

description of the Project’s water usage. The MND states that (in the Project’s air quality 

emissions calculations) “these calculations assume that appropriate dust control measures would 

be implemented as part of the proposed Project during each phase of development, as required by

While it is not clear which best available control measures under Rule 

403 the Project will implement, in the Air Quality calculations for the Project the measures 

include watering the project site to control dust. The MND fails to describe the amount of water 

necessary to wet disturbed portions of the Project site during the 18-20 months of construction.

In addition, the MND fails to provide evidence that the (undetermined) amount of water required 

for construction is available from service providers. The description of water consumption in the

The MND must provide 

the amount of water necessary to comply with Rule 403 and the capacity of service providers to 

provide that amount of water so that the public and decision makers can meaningfully assess the 

Project’s potential impacts. Without this information, the MND’s conclusion that the Project has 

less than significant impact to water supplies is not based on substantial evidence.

CEQA does not require a MND to describe and include every minute detail of the 

construction process. But at the very least the MND should provide sufficient details to evaluate 

and review the Project’s environmental impact. The environmental document must disclose 

information that is needed for a reasoned analysis of the issues.

describe key components of the construction phase, the environmental analysis is limited and 

potentially minimizes the Project’s impacts. The MND’s sufficiency as an informational 

document is therefore questionable, contrary to CEQA requirements.

18SCAQMD Rule 403...

19

20MND clearly accounts for operational rather than construction uses.

21 Since the MND fails to

22

18 MND p. 4.0-10 
Ibid. p. 2.0-11 
Ibid. p. 4.0-74
Madera Oversight Coalition v. County of Madera (2011) 199 Cal. App. 4th 48, p. 104. 
Laurel Heights, 392.

19
20
21
22



Page 7

4. SUBSTANTIAL EVIDENCE SHOWS THAT THERE IS A FAIR ARGUMENT THAT
THE PROJECT MAY RESULT IN SIGNIFICANT IMPACTS THAT REQUIRE THE

CITY TO PREPARE AN EIR

Under CEQA, a lead agency must prepare an EIR whenever substantial evidence in 

the whole record before the agency supports a fair argument that a project may have a 

significant effect on the environment.

upheld only when there is no credible evidence to the contrary. 

presented with a fair argument that a project may have a significant effect on the environment, 

the lead agency shall prepare an EIR even though it may also be presented with other 

substantial evidence that the project will not have a significant effect.

As discussed below, there is a fair argument supported by substantial evidence that 

the Project may result in significant impacts related to on air quality, greenhouse gas 

emissions, wastewater, and cumulative effects. The City is therefore required to prepare 

an EIR to evaluate the Project’s impacts and propose all mitigation measures that are 

necessary to reduce those impacts to a less-than-significant level.

23 An agency’s decision not to require an EIR can be

If a lead agency is24

25

I. AIR QUALITY ANALYSIS

We conducted a preliminary review of the MND’s air quality analysis including 

CalEEMod file outputs, and found various conspicuous weaknesses. Subsequently, CREED LA 

has engaged the services of an Air Quality expert to further analyze the Air Quality models to 

ascertain that the calculated air emissions are reliable and based on substantial evidence. At the

23 Pub. Resources Code § 21082.2; CEQA Guidelines § 15064(f), (h); Laurel Heights Improvement Ass’n v. Regents 
of the University of California (1993) 6 Cal. 4th 1112, 1123; No Oil, Inc. v. City of Los Angeles (1974) 13 Cal. 3d 
68, 75, 82; Stanislaus Audubon Society, Inc. v. County of Stanislaus (1995) 33 Cal.App.4th 144, 150-151; Quail 
Botanical Gardens Foundation, Inc. v. City of Encinitas (1994) 29 Cal.App.4th 1597, 1601-1602.

Sierra Club v. County of Sonoma, (1992) 6 Cal.App.4th, 1307, 1318; see also Friends of “B” Street v. City of 
Hayward (1980) 106 Cal.App.3d 988, 1002 [“If there was substantial evidence that the proposed project might have 
a significant environmental impact, evidence to the contrary is not sufficient to support a decision to dispense with 
preparation of an [environmental impact report] and adopt a negative declaration, because it could be ‘fairly argued’ 
that the project might have a significant environmental impact”].

CEQA Guidelines § 15062(f).

24

25
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time of submitting this letter the expert has not completed his assignment. We therefore reserve 

the right to submit further evidence after the comment period.

One major weakness we have found is that the MND completely fails to prepare a 

construction Health Risk Assessment (HRA) to analyze the health risks associated with exposure 

to diesel particulate matter (DPM), a Toxic Air Contaminant (TAC) during Project construction. 

The Project is located immediately adjacent to numerous multifamily apartment complexes, 

single family dwellings, and Langdon Avenue Elementary School.26 Nearby sensitive receptors, 

including children and the elderly will be exposed to DPM emissions released through exhaust 

from heavy-duty equipment during Project construction. Furthermore, sensitive receptors will 

also be affected by the 18-wheel bottom-dump trucks travelling along the proposed haul routes.

It is also highly likely that the Applicant will use industry standard heavy-duty diesel-fueled 

construction equipment because the MND does not propose the use of clean-fuel, hybrid, or 

electric construction equipment. Both factors indicate that the Project will generate vehicular 

trips and expose sensitive receptors to carcinogenic TACs like DPM.

Under CEQA, a lead agency must consider whether the project would expose sensitive 

receptors to substantial pollutant concentrations. The MND’s analysis consists of a comparison 

of the Project’s construction criteria air pollutants with the Localized Significance Thresholds 

(“LSTs”).27 Because the mitigated emissions generated during construction would not exceed 

these LSTs, the MND concludes that there will be a less than significant impact on nearby 

sensitive receptors. 28 This justification, however, is incorrect. The LST method only accounts 

for local impacts from criteria air pollutants. LST analyses do not consider toxic air 

contaminants (“TACs”), such as diesel particulate matter (“DPM”), a state-recognized human 

carcinogen.

Furthermore, the MND’s conclusory statements are not based on substantial evidence. 

First, while the MND analyzed criterial pollutants including particulate matter (PM), and VOCs, 

DPM is a separately regulated TAC that contains toxic chemicals. Air districts have recently

26 MND p. 2.0-02 
MND p. 4.0-12 
MND p. 4.0-13

27
28
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29recognized that “TACs present an even greater health risk than previously thought.

Therefore, even though the MND analyzed PM emissions, it did not analyze the health effects of 

DPM emissions. DPM contains toxic chemicals which have entirely separate health impacts on 

sensitive receptors than criteria pollutants do. Indeed, SCAQMD provides a threshold of 10 in 

one million for determining a project’s health risk impact from TACs. Thus, the City must 

quantify the Project’s DPM emission and associated health risks, and compare the risks to the 

SCAQMD threshold to determine the Project’s health risk impact.

Second, CEQA requires the City to analyze whether the project will cause “substantial 

adverse effects on human beings, either directly or indirectly,” and specifically discuss the 

“health and safety problems cause by the physical changes” that the Project will precipitate. This 

required analysis is separate from the required air quality analysis for criteria pollutants. HRA 

incorporates the estimated construction emissions and dispersion modelling with meteorological 

data from the closest SCAQMD monitoring station. Third, failing to quantify the Project 

construction-related health risk is inconsistent with the Office of Environmental Health Hazard 

Assessment (OEHHA) guidance. The Project construction phase will last 18-20 months which is 

well above the two-month threshold for short term projects to trigger a HRA under OEHHA 

guidelines.30 According to the OEHHA guidelines, any project that triggers a HRA should 

evaluate cancer exposure for the duration of the project. 

the health risk posed to nearby sensitive receptors from exposure to substantial air pollutants is 

less than significant is unsupported by substantial evidence. The City must prepare a HRA in an 

EIR that quantifies and evaluates the health risk from Project construction and incorporates 

appropriate mitigation measures to the greatest extent feasible

31 Therefore, the MND’s conclusion that

II. GREENHOUSE GAS EMISSIONS

The City’s analysis of the Project’s greenhouse gas (“GHG”) emissions is inadequate for 

numerous reasons: A) The City has selected an invalid methodology to demonstrate a less than 

significant impact; B) the GHG analysis is vague and flawed; and C) the regulatory plans and

29 Cal. Building Industry Assn. v. Bay Area Air Quality Mgm/t, 2013 Cal. App. LEXIS 644, 7.
Risk Assessment Guidelines Guidance Manual for Preparation of Health Risk Assessments.” OEHHA, February 

2015. http://oehha.ca.gov/air/hot spots/hotspots2015.html 
31 Id. P. 8-18.

30

http://oehha.ca.gov/air/hot_spots/hotspots2015.html
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policies significance threshold used to reach a less than significant conclusion is not supported 

by substantial evidence. We have secured the services of experts to conduct additional GHG 

analysis. We therefore request to submit further evidence after the comment period.

A) Substantial Evidence Supports a Fair Argument that the Project May Result in 

Potentially Significant Impacts from Greenhouse Gas Emissions

First, the City has selected an invalid methodology to demonstrate a less than significant 

impact. The City uses CalEEMod to calculate the Project’s construction and operational GHG 

emissions, and then deducts the estimated emissions from current emissions to get the net change 

in emissions. The MND finds that “GHG emissions from construction activities would be 

625,73 metric tons in 2018 while net increase in GHG emissions generated by the Project would

The net increase is higher than SCAQMD’s 3,500 MTCO2e 

To show a less than significant impact, the 

MND turns to a methodology that has been explicitly disproved by the California Supreme 

Court. The MND uses the Tier 4 performance standard threshold to compare the Project’s GHG 

emissions to the emissions that would be generated by the Project in the absence of any GHG 

reduction measures, also known as a Business As Usual (“BAU”) scenario or as a No Action 

Taken (“NAT”) scenario.

”32,33be 3,033.43 MTCO2e per year. 

per year threshold for residential developments. 34

35 The MND finds that the Project would achieve a 43.6 percent 

reduction in GHG emissions between the BAU/NAT scenario and the As Proposed scenario. 

Because this number is greater than the 2014 Revised Scoping Plan’s statewide reduction goal of 

15.3 percent, the MND concludes that “the Project would not result in a cumulatively 

considerable contribution to GHG emissions. Impacts would be less than significant. 36

This conclusion is problematic because the above methodology was rejected by the 

California Supreme Court. In Center for Biological Diversity v. California Department of Fish

32 MND p. 4.0-28
In Appendix A: Air Quality and Greenhouse Gas Technical Report it is unclear whether the BAU emissions of 

5,373.66 MTCO2e per year is the net increase in GHG emissions generated by the Project or includes emissions 
generated by current uses. If the BAU emissions include current uses, then the Project achieves a 28.7 percent 
reduction in GHG emissions and not 43.6 percent.

SCAQMD’s 3,000 MTCO2e per year threshold is for mixed-use developments and not residential development as 
stated in the MND.

MND p. 4.0-28 
MND p. 4.0-28

33

34

35
36
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and Wildlife and the Newhall Land and Farming Company (Newhall Ranch), the California 

Supreme Court held that making a straight-line comparison between statewide reduction 

percentage goals contained in the Scoping Plan and project-specific reductions is improper. 

Newhall the project EIR evaluated GHG emissions using a BAU and concluded that because the 

project specific GHG reduction exceeded the statewide reduction goal in the AB 32 Scoping 

Plan, the project’s GHG emissions would be less than significant. The Supreme Court rejected 

this approach because the Scoping Plan’s cumulative statewide objectives were not intended to 

serve as the basis for project level assessments.

37 In

Newhall makes it clear that the approach used in the MND is unsupported and improper. 

The City cannot use the BAU/NAT comparison with AB 32 because lack of “a quantitative 

equivalence between the Scoping Plan’s statewide comparison” and the MND’s “own project- 

level comparison.

does not show that the Project’s GHG impacts will be less than significant.

38 The GHG analysis is essentially meaningless for CEQA purposes, and

This is particularly important because absent the Tier 4 performance standard threshold, 

the MND analysis shows that there is substantial evidence to support a fair argument that the 

Project will have significant unmitigated climate change impacts.

B) Greenhouse Gas Emissions Analysis Is Flawed and Vague

Second, even if this methodology is acceptable, which clearly it is not as explained 

above, the MND analysis is flawed because the analysis utilizes a wrong statewide reduction 

goal percentage, and the analysis’ details are vague. Even if the statewide reduction goal 

percentage were a proper significance threshold for the Project’s GHG impacts, the MND 

utilizes outdated GHG reduction goals for 2020. The Supreme Court in Newhall also recognized 

that “over time [,] consistency with year 2020 goals will become a less definitive guide, 

especially for long-term projects that will not begin operations for several years.

Project is projected to begin operation in 2019, it will continue to operate after 2020. The 

MND’s climate change analysis should be focused on meeting the State’s 2030 goal, not the

39 Though the

37 Center for Biological Diversity v. Department of Fish and Wildlife (2015) 62 Cal.4th 204, 222-223 (Newhall 
Ranch).

Newhall ranch, supra, 62 Cal. 4th at p. 227.
Newhall Ranch, 62 Cal. 4th 204 at p. 223.

38
39
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2020 goal. In this case, the appropriate reduction goal percentage for this Project would be 

Executive Order B-30-15 which requires emissions reductions above those mandated by AB 32 

to reduce GHG emissions 40 percent below their 1990 levels by 2030. Some experts have 

calculated that to reach the 2030 statewide goal, California would have to reduce its emissions by 

49 percent below the BAU levels. 40

If we are to persist with using the flawed methodology, and apply the most appropriate 

statewide reduction goal percentage, then the Project still has a significant impact on GHG 

emissions. The Project achieves a 43.6 percent reduction, lower than the 49 percent below BAU 

levels required to achieve Executive Order B-30-15 statewide reduction goals. Furthermore, the 

MND does not even provide precise information regarding the “GHG Reduction Plans” referred 

to in the analysis. This undermines CEQA’s information sufficiency requirements because 

substantial evidence in the record must support any foundational assumptions used for the 

impacts analyses in the MND. 41

C) The Regulatory Plans and Policies Significance Threshold Is Not Supported by 

Substantial Evidence

Third, the MND implies that the Project would not have a significant effect on the 

environment if it is found to be consistent with the applicable regulatory plans and policies to 

reduce GHG emissions: Executive Orders S-3-05 and B-30-15; SB 375, SCAG’s Sustainable 

Communities Strategy; California Green Building Standards (CALGreen) Code, LA Green 

Building Ordinance, and City of Los Angeles Sustainable City pLAn. 

not provide substantial evidence to support this significance threshold. Moreover, the analysis 

lacks a clear demonstration on exactly how the Project is consistent with the applicable laws, 

regulatory plans, and policies.

42 However, the City does

CEQA Guidelines Section 15064, subdivision (h)(3) states that a lead agency can 

consider a project’s contribution to a cumulative effect is not cumulatively considerable if the

40 See Attachment A
See Citizens of Goleta Valley v. Board of Supervisors (1990) 52 Cal. 3d 553, 568 (EIR must contain facts and 

analysis, not just bare conclusions).

41

42 MND pp 4.0-29 - p. 4.0-32
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project complies with an approved plan or mitigation program that i) provides specific 

requirements; and ii) is specified in law or adopted through a public review process to 

implement, interpret, or make specific the law enforced or administered by the public agency. 

Similarly, CEQA Guidelines Section 15064.4, subdivision (b)(3) requires that when lead 

agencies evaluate compliance with regulations or requirements adopted to implement statewide, 

regional, or local plan for the reduction or mitigation of greenhouse gas emissions, such 

requirements “must be adopted by the relevant public agency through a public review process 

and must reduce or mitigate the project's incremental contribution of greenhouse gas emissions.’

None of the regulatory plans and policies in the MND satisfy these CEQA Guidelines. 

The California Supreme Court recently declared that neither AB 32 nor the Air Resources 

Board’s Scoping Plan implementing the goal contained in AB 32 “constitutes a set of 

‘regulations or requirements adopted to implement’ a statewide reduction plan within the 

meaning of Guidelines section 15064.4, subdivision (b)(3)” because neither “establishes 

regulations implementing, for specific projects, the Legislature’s statewide goals for reducing

While the Court sanctioned using consistency with the State’s43greenhouse gas emissions. 

climate goals as a significance threshold under CEQA Guidelines Section 15064.4, subdivision 

(b)(2), this is only permissible if the lead agency can produce substantial evidence (CEQA 

Guidelines, § 15064.4, subd. (b)(3) (emphasis added). The MND lacks the required substantial 

evidence required under CEQA Guidelines. Similarly, Executive Orders S-3-05 and B-30-15 are 

not valid as significance thresholds because the orders simply provide the State’s long term, 

midterm, and short term climate change goals without any specific requirements on how to 

reduce GHG emissions.

The MND also cites compliance with SB 375 and SCAG’s Sustainable Communities 

Strategy. However, both are relevant only for transportation emissions. California Public 

Resources Code, Section 21159.28, subdivision (a), states that if a residential or mixed-use 

residential project is consistent with the use designation, density, building intensity, and 

applicable policies specified for the SCS project area, then the CEQA document prepared for the 

project is not required to assess any project-specific or cumulative GHG impacts from cars and

Newhall Ranch 62 Cal. 4th 204 at 222-22343
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light-duty truck trips generated by the project or impacts on the regional transportation network. 

Accordingly, even if the Project is consistent with the Sustainable Communities Strategy, which 

is not clearly demonstrated in the MND, that would not be enough to demonstrate that the 

Project’s total GHG impacts will be less than significant.

Regarding the City of Los Angeles Sustainable City pLAn, the MND acknowledges that 

“by 2017, the City will develop a comprehensive climate action and adaptation plan. 

plan has not yet been developed and is therefore not relevant to the MND’s analysis. 

Furthermore, while the plan relies on voluntary participation, the MND does not show how the 

Project Applicant will participate in the plan. Therefore, there is no evidence that complying 

with the plan reduces the Project’s significant GHG emissions to a less than significant level. 

Similarly, the LA Green Building Ordinance has never been examined in a GHG reduction plan 

in order to quantify the GHG reduction benefits. The City’s Green Building Ordinance is based 

on the 2013 California Green Building Standards (“CALGreen”) Code. In the latest draft of the 

Scoping Plan, the Air Resources Board notes that these statewide and local building standards 

are part of the solution but that “there is a need to establish a path towards transitioning to zero 

net carbon buildings, which will be the next generation of buildings that can contribute 

significantly to achieving long-term climate goals.

than compliance with the existing green building code to ensure that the State achieves its 

climate goals.

44 The

45 This suggests that much more is required

CEQA Guidelines require that projects’ GHG impacts subject to CEQA review must be 

fully evaluated and an environmental document’s analysis must be supported by substantial 

evidence. Furthermore, CEQA Guidelines are clear that “if there is substantial evidence that the 

possible effects of a particular project are still cumulatively considerable notwithstanding that the 

project complies with the specified plan or mitigation program addressing the cumulative 

problem, an EIR must be prepared for the project. 46 In addition, GHG reduction plans must

44 MND p. 4.0-31
Discussion Draft of 2030 Target Scoping Plan (December 2, 2016), at pp. 38-39, available at 

https://www.arb.ca.gov/cc/scopingplan/2030target_sp_dd120216.pdf; see also 
https://www.arb.ca.gov/cc/scopingplan/meetings/10_1_15slides/2015slides.pdf at slide 30 
(implementation of the 2030 goal requires strengthening the CALGreen Code).

CEQA Guidelines, § 15064, subd. (h)(3) (emphasis added).

45

46

https://www.arb.ca.gov/cc/scopingplan/2030target_sp_dd120216.pdf
https://www.arb.ca.gov/cc/scopingplan/meetings/10_1_15slides/2015slides.pdf
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meet certain requirements in order to use compliance with a plan as the basis of the GHG 

cumulative impacts analysis.47 The above stated weaknesses in the MND- use of an invalid 

methodology, flawed and vague analysis, and use of unsupported significance threshold- mean 

that the analysis does not comply with CEQA requirements. As previously mentioned, the MND 

concedes that the Project’s GHG emissions surpass SCAQMD thresholds. Therefore, an EIR 

must be prepared as a matter of law and impose all feasible mitigation measures.

In the EIR the City should consider the recent guidance provided by the California Air 

Resources Board (“CARB”) in its draft 2030 Target Scoping Plan.48 This is the most current 

information available about the GHG emissions reductions needed to achieve the State’s climate 

goals. In the updated Scoping Plan, CARB recommends that “all new land use development 

implement all feasible measures to reduce GHG emissions to do its ‘fair share’ in supporting the 

State’s goals” and “achieving no net increase in GHG emissions is the correct overall

In addition, the Project’s efficiency can be calculated in the EIR. A lead agency 

can demonstrate that the proposed Project is more efficient than the average project by using an 

efficiency standard that looks at the project’s emissions as compared to its service population. 

This method, unlike the BAU/NAT comparison method, is still legally valid.

49objective.

50

III. UTLITIES AND SERVICE SYSTEMS- WASTEWATER FACILITIES

Under CEQA, a project may have significant impacts if it would exceed wastewater 

treatment requirements or result in the construction of a new water or wastewater treatment 

facilities or expansion of existing facilities, the construction of which could cause significant 

environmental effects. The MND states that the Los Angeles Aqueduct Filtration Plant 

(LAAFP) in Sylmar, which is the wastewater facility serving the project area, has an average 

daily flow of 362 million gallons per day (mgd), below a capacity of 600 mgd. Since the Project 

is estimated to produce 50,120 gallons per day (gpd), the MND concludes that the impact would 

be less than significant.

47 Additional requirements include CEQA Guidelines Section 15183.5 (b). In order to use compliance with a plan as 
the basis of the GHG cumulative impacts analysis, the plan must be consistent with Section 15183.5.54.

See 2030 Target Scoping Plan Update, Discussion Draft, available at 
https://www.arb.ca.gov/cc/scopingplan/2030target sp dd120216.pdf .

Ibid
Newhall Ranch, supra, 62 Cal.4th at p. 220.

48

49
50

https://www.arb.ca.gov/cc/scopingplan/2030target_sp_dd120216.pdf
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However, the analysis violates the City’s CEQA Thresholds Guidelines. Per the 

Guidelines, if a project produces a new or increased average daily wastewater flow of 4,000 

gallons per day (gpd), further analysis of the impact is required. 

in the City’s CEQA Thresholds estimate that a 1-bedroom apartment produces 120 gallons per 

day (gpd) of wastewater, 2-bedroom apartment 160 gpd, and 3-bedroom 200 gpd and retail 0.08 

gpd.52 The Project will contain 124 one-bedroom units, 223 two-bedroom units and 17-bedroom 

When applying the City’s sewage generation factors, the total estimated wastewater

This far exceeds the 4,000 gpd that triggers a detailed 

analysis of the Project’s potentially significant impacts on wastewater treatment facilities.

Furthermore, the MND violates other aspects of the City’s CEQA Thresholds Guidelines. 

First, the Guidelines state that a project would have a significant wastewater impact if “the 

project’s additional wastewater flows would substantially or incrementally exceed the future 

scheduled capacity of any one treatment plant by generating flows greater than those anticipated

The MND simply does not 

address this issue. Second, the Guidelines also require that an Initial Study/MND study 

cumulative impacts to “determine the combined effect of the proposed project and the related 

projects on the wastewater infrastructure.

51 The sewage generation factors

53units.
54flow for the Project is 53,760 gpd.

55in the wastewater Facilities Plan or General Plan and its elements.

56 This requirement is based on the fact that whereas a 

single project may not adversely affect the wastewater infrastructure, it may have a significant 

cumulative effect when considered alongside other projects in the vicinity. The MND identifies 

related projects within the vicinity of the Project but completely fails to compare the Project’s

Yet, CEQA requires lead agencies to57wastewater impacts with those of the related projects. 

disclose a significant cumulative impact “when the project’s incremental effect is cumulatively
58considerable.

51 See LA CEQA Thresholds Guide. P. M.1-1 Document can be found at 
http://environmentla.org/programs/Thresholds/M-Public%20Utilities.pdf 

Ibid.p. M.2-25
Information collected from the Project file- Project Description document.
(124*120) + (223*160) + (17*200) = 53760 
Id. p. M.2-3 
Id. p. M.2-5.
Substantial evidence indicates that there are at least 6 additional projects not included in the Project’s cumulative 

analysis
CEQA Guidelines §§15355.

52
53
54
55
56
57

58

http://environmentla.org/programs/Thresholds/M-Public%20Utilities.pdf
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The MND, therefore, violates CEQA as a matter of law and fails to comply with the 

City’s CEQA Thresholds Guidelines. Given the Project’s gdp requirements are higher than the 

City’s threshold for a potentially significant impact, and the Project’s potential cumulative 

effects are not identified, substantial evidence supports a fair argument that the Project may 

result in significant impacts on wastewater facilities requiring preparation of an EIR.

IV. CUMULATIVE EFFECTS
CEQA Guidelines explains that cumulative impacts are “two or more individual effects 

which, when considered together, are considerable or which compound or increase other

In addition, cumulative effects result “from the incremental impact of59environmental impacts. 

the project when added to other closely related past, present, and reasonably foreseeable 

probable future projects. Cumulative impacts can result from individually minor but collectively

A lead agency must require an EIR if 

the project’s potential environmental impacts, although individually limited, are cumulatively 

considerable.

60significant projects taking place over a period of time.

The cumulative impacts analysis in the MND is inadequate and conclusory. The City 

relies on a list of 7 relevant projects prepared by its traffic consultant. The Traffic Impact

Analysis never describes how the relevant projects were selected, other than that the list “was

It appears that these projects were selected because they61provided by the City of Los Angeles. 

are within a certain geographic area. However, more explanation is required as to how this area 

While lead agencies have discretion to select their geographic range, the62was selected.

selection must be supported by substantial evidence. Under relevant CEQA case law the MND’s 

selected geographic scope of only a 2.9-mile radius around the Project site is limited63 and there

59 CEQA Guidelines §§15355.
60 Id.
61 MND Appendix B, p. 21.

See CEQA Guidelines, § 15130, subd. (b)(3) (“Lead agencies should define the geographic scope of 
the area affected by the cumulative effect and provide a reasonable explanation for the geographic 
limitation used.”); see also Citizens to Preserve the Ojai v. County of Ventura (1985) 176 Cal.App.3d 
421, 430 (lead agency must explain reason for limiting analysis); City of Long Beach v. Los Angeles 
Unified School Dist. (2009) 176 Cal.App.4th 889, 907 (same).

See Bakersfield Citizens for Local Control v. City of Bakersfield (2004) 124 Cal.App.4th 1184, 1216 
(cumulative impacts analysis inadequate for failing to analyze project 3.6 miles away); San Joaquin 
Raptor/Wildlife Rescue Center v. County of Stanislaus (1994) 27 Cal.App.4th 713, 739 (projects 
within 5 miles should be considered).

62

63
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is no support for the MND’s implication that projects that are more than 2.9 miles away would 

not combine with this Project’s impacts. Furthermore, we know of six additional proposed or 

under construction projects within a 5-mile radius of the Project that should be included in the 

cumulative analysis list. 64 These include:

6569 North Van Nuys Blvd (4 miles away): New 6/7-story building with 184 apartment 

units and 21,000 sf of commercial space;

7111 North Sepulveda Blvd (2.3 miles away): New Construction use and maintenance of 

a 6-story mixed-use development including 180 apartments and approximately 4,750 sf 

of ground floor retail, with 2 levels of sub parking;

6001 Van Nuys Blvd (5 miles away): A 5-story, 384-unit residential complex with 

underground parking and 17,000 sf of ground-floor retail space;

14665 West Roscoe Blvd (1.6 miles away): Development of a mixed-use project 

containing 422 residential units, 25,000 sf of commercial space and associated parking 

facilities;

6500 Sepulveda Blvd (3.1 miles away): A new 160-unit apartment complex including

7units for very-low income, and 274 car parking spaces; and

6530 Sepulveda Blvd (3.1 miles): A new 4-story 68-unit apartment building.

Impacts like air quality, GHG emissions, traffic, and public services affect large portions 

of the surrounding area and should be studied to protect the environment to the greatest extent 

For example, we have demonstrated that the Project could have significant GHG 

emissions impacts, contradicting the MND’s conclusion that because the Project’s individual 

impacts will be less than significant, the Project cannot cause a cumulative air quality impact. 

This area of Los Angeles is experiencing a period of growth and many of the proposed projects 

involve zoning changes and even general plan amendments.

65possible.

66 This demonstrates that the current

64 This list is not exhaustive, meaning there may be additional projects. Furthermore, in only one of the six projects 
were the entitlements filed after the Project.

See San Franciscans for Reasonable Growth v. City and County of San Francisco 
(1984) 151 Cal.App.3d 61, 81 (agency must “interpret the requirements of a cumulative impact 
analysis so as to afford the fullest possible protection to the environment”).

In all but one of the additional projects, the applicants are requesting a (Vesting) Zone Change, Height District 
Change, and/or General Plan Amendment.

65

66
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land use plans did not anticipate this level of growth and could not have fully evaluated the 

cumulative effects from these projects. Ideally, the City must, at least conduct a robust 

cumulative impacts analysis in its project-level CEQA documents. In reality, the City has failed 

to conduct a sufficient cumulative impacts analysis in this MND.

5. CONCLUSION

CREED LA appreciates the opportunity to provide the above comments concerning the 

Project. This project is discretionary, not by right. The Applicant requests discretionary 

approvals under the City Municipal Code including Vesting Zone Change, Density Bonus With 2 

On-Menu Incentives, and Site Plan Review. As such the City and its decision makers must make 

express findings that the Project complies with all environmental laws and promote “the general 

welfare.” However, the MND fails to comply with CEQA because:

• The MND fails to adequately describe the construction phase of the project including 

details about the staging and parking areas and the Project’s water usage;

• The MND fails to analyze the significant carcinogenic risk to nearby Sensitive Receptors;

• Whereas the Project’s GHG emissions surpass SCAQMD thresholds, the MND utilizes 

flawed analysis including a methodology rejected by the Court, is vague and flawed, and 

utilizes an unsubstantiated threshold to show the impact is less than significant;

• The MND violates CEQA as a matter of law and fails to comply with the City’s CEQA 

Thresholds Guidelines in its analysis of wastewater impacts; and

• The cumulative impacts analysis is flawed and underestimates potentially considerable 

cumulative impacts.

The City can publish an MND if there is no substantial evidence in light of the whole record 

before the public agency that the project, as revised, may have a significant effect on the

The above comments provide substantial evidence that the required finding 

cannot be made. Furthermore, the comments provide substantial evidence in the record to 

support a fair argument of a possible significant adverse environmental impact. CEQA requires 

the City to prepare an EIR if there is substantial evidence that any aspect of the project 

individually or collectively may cause a significant effect on the environment not matter how

67environment.

67 Pub. Resources Code §§ 21064.5.
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much evidence supports an MND. An EIR must therefore be prepared in the spirit of informing 

the public and responsible officials of the environmental consequences of the Project before 

approval decisions are considered and in protecting the environment, we urge the City to 

withdraw the MND and prepare an EIR for the Project. CREED LA respectfully reserves the 

right to supplement these comments at hearings and proceedings for this Project.

Thank you for your consideration of these comments. We ask that they be placed in the 

Administrative Record for the Project.

68

Sincerely,

J eff Modrzej ewski 

Executive Director

See Communities for a Better Environment v. Richmond (2010) 184 Cal. App 4th p. 86 (EIR invalidated based on 
comments submitted after Final EIR completed.) Galante Vineyards v. Monterey Peninsula Water Management 
District (1997) 60 Cal. App 4th p. 1109, 1117 (CEQA litigation not limited only to claims made during EIR 
comment period).

68
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GEEC5 May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>

Response to comments - VTT-74705 and CPC-2016-2751-VZC-DB-SPR - Sepulveda 
Boulevard
4 messages

Benjamin Fiss <ben@pacificzoning.com>
To: May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>
Cc: Art Simonian <asimonian@metinvestments.com>, Ned Baldwin <nbaldwin@meridianconsultantsllc.com>, Tony 
Locacciato <TLocacciato@meridianconsultantsNc.com>

Fri, Feb 10, 2017 at 1:39 PM

May,

I just wanted to follow-up with you on a few outstanding items on our Sepulveda Boulevard project. Attached is a 
response to the comments submitted by CREED-LA. If you have any questions regarding our responses or need 
additional information please feel free to call Ned Baldwin at Meridian.

With regard to CREED-LA, we have had an initial meeting with them that went well and we are hopeful that we will be 
able to come to some sort of agreement quickly. We'll keep you posted.

With regard to the right-of-way issues at the corner of Sepulveda Boulevard and Rayen Street; we believe that we have 
worked out a design solution that is acceptable to the Department of Transportation and the Bureau of Engineering. We 
are currently in the process of finalizing condition language that you will receive directly from the Bureau of Engineering.

Lastly, Art and I would like to have a brief telephone conversation with you regarding any outstanding items, preparation 
for City Planning Commission and timeline. Please let me know when your schedule might be able to accommodate a 
quick call.

Thanks,

Ben

Benjamin Fiss, President

Pacific Zoning

ben@pacificzoning.com

www.pacificzoning.com

(818) 488-9566

https://mail.google.com/mail/u/0/?ui=2&il<=4c6eC)20975&view=pt&q=nbaldwin%40meridianconsultantsllc.com&qs=true&search=query&th=15a2ab3db24993d0&s... 1/3
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Art Simonian <asimonian@metinvestments.com>
To: Benjamin Fiss <ben@pacificzoning.com>, May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>
Cc: Ned Baldwin <nbaldwin@meridianconsultantsllc.com>, Tony Locacciato <TLocacciato@meridianconsultantsllc.com>

Fri, Feb 10, 2017 at 3:23 PM

Hi may: Attached is the Microsoft word version of our response to the Creed comments.

Thank you

Art Simonian

Principal

Metro Investments

501 West Glenoaks Boulevard

#556

Glendale, CA 91202

Phone- 818-246-0092

Fax- 818-246-0187

Email- asimonian@metinvestments.com

Web- www.metinvestments.com

From: Benjamin Fiss [mailto:ben@pacificzoning.com]
Sent: Friday, February 10, 2017 1:39 PM
To: May Sirinopwongsagon
Cc: Art Simonian; Ned Baldwin; 'Tony Locacciato'
Subject: Response to comments - VTT-74705 and CPC-2016-2751-VZC-DB-SPR - Sepulveda Boulevard

[Quoted text hidden]

Response to CREED -SepulvedaApts v2.docx
334K

May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>
To: Art Simonian <asimonian@metinvestments.com>
Cc: Benjamin Fiss <ben@pacificzoning.com>, Ned Baldwin <nbaldwin@meridianconsultantsllc.com>, Tony Locacciato 
<TLocacciato@meridianconsultantsllc.com>

Fri, Feb 10, 2017 at 3:46 PM

Thank you. I'll have to read over the comments and then review them with Fernando to determine whether or not we can 
move forward with issuing a determination letter on the tract map. I can let you know later next week.

Sincerely,
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May

May Sirinopwongsagon 
(213)978-1372 
Department of City Planning 
Expedited Processing Section 
200 N. Spring Street, Room 763 
Los Angeles, CA 90012

[Quoted text hidden]

Art Simonian <asimonian@metinvestments.com>
To: May Sirinopwongsagon <may.sirinopwongsagon@lacity.org>
Cc: Benjamin Fiss <ben@pacificzoning.com>, Ned Baldwin <nbaldwin@meridianconsultantsllc.com>, Tony Locacciato 
<TLocacciato@meridianconsultantsllc.com>

Fri, Feb 10, 2017 at 5:04 PM

Thank you May for the feedback. Please let us know if we can help or clarify any additional items.

Sincerely,

Art Simonian

Principal

Metro Investments

501 West Glenoaks Boulevard

#556

Glendale, CA 91202

Phone- 818-246-0092

Fax- 818-246-0187

Email- asimonian@metinvestments.com

Web- www.metinvestments.com

From: May Sirinopwongsagon [mailto:may.sirinopwongsagon@lacity.org]
Sent: Friday, February 10, 2017 3:47 PM 
To: Art Simonian
Cc: Benjamin Fiss; Ned Baldwin; Tony Locacciato
Subject: Re: Response to comments - VTT-74705 and CPC-2016-2751-VZC-DB-SPR - Sepulveda Boulevard

[Quoted text hidden]
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February 9, 2017Date:

May Sirinopwongsagon, Department of City Planning, City of Los AngelesTo:

Cc: Art Simonian, Metro Investments

Ned Baldwin, Project ManagerFrom:

Subject: Response to CREEED LA Comments on the Sepulveda LLC Apartments MND

This memo provides responses to comments contained in the January 25, 2017 letter submitted by CREED 

LA on the proposed Mitigation Negative Declaration and Initial Study on the Sepulveda LLC Apartments. 
In that letter, CREED stated that they reserve the right to submit further evidence. As it has been more 
than two weeks since the end of the MND public comment period we wish to provide you with responses 

to their comments thus far rather than awaiting additional information.

Project Construction

CREED Comment #1 (p. 5)■

"The MND does not indicate the size of parking or staging areas, or where they will be located. The 
MND states that "site deliveries and staging of all equipment and materials would be organized in the 
most efficient manner possible on site to mitigate any temporary impacts on the neighborhood and 

surrounding traffic." This description of the Project's construction staging and parking does not 
provide sufficient information to assess the Project's impacts on the environment."

Response to Comment #1:

The Initial Study states that "equipment would be staged on site" (page 2.0-11). The size and location 
of staging and the parking would vary during construction as different phases and portions of the site 

are completed. For much of the construction process, most staging and parking would be 
accommodated within the portion of the site that fronts Rayen Street and that would be developed 

as surface parking. Furthermore, the MND includes Mitigation Measures that address construction, 
including mitigation measures MM-NOI-1, Increased Noise Levels, MM-TRAF-1, Work Area Traffic 
Management Plan, and MM-TRAF-2, School Access and Safety Coordination. These measures would 

require the Applicant to manage the construction process, including parking and staging, in a way that 
would limit potential impacts. LADOT has a formal process for development of Traffic Management 
Plans during construction. A committee of reviewers considers plans developed for all projects, with 

particular attention to those adjacent or in close proximity to each other, ensuring that any temporary 
lane closures or selected haul routes are coordinated among all projects.

CREED Comment #2 (p. 6)■

"The MND fails to describe the amount of water necessary to wet disturbed portions of the Project 
site during the 18-20 months of construction.19 In addition, the MND fails to provide evidence that
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the (undetermined) amount of water required for construction is available from service providers. 
The description of water consumption in the MND clearly accounts for operational rather than 

construction uses."

Response to Comment #2:

Short-term demand for water would occur during Project construction, associated with dust control, 
concrete mixing, truck cleanout, cleaning of equipment, and other related activities. Construction 
activities requiring water would occur intermittently, with demand for water consumption varied, and 

generally short-term and temporary in nature. Water consumption for construction-related activities 
would be substantially less than water consumption during previous use of the site for a commercial 
nursery or future operation of the Project. Water consumption for construction is generally estimated 

to be less than 1 acre-foot per acre of site. Thus the Project would consume less than 4.35 acre-feet 
of water for construction. Comparatively, Project operation is estimated to consume 65.32 acre feet 
per year (Initial Study page 4.0-75). The Initial Study evaluated this larger ongoing, post-construction 

water demand and determined that impacts would be less than significant. Given that LADWP would 
have adequate supplies to accommodate the anticipated water demand during operation of the 

Project, short term construction related water demand could also be accommodated.

Air Quality Analysis

CREED Comment #3 (p. 8)■

"One major weakness we have found is that the MND completely fails to prepare a construction 

Health Risk Assessment (HRA) to analyze the health risks associated with exposure to diesel 
particulate matter (DPM), a Toxic Air Contaminant (TAC) during Project construction."

Response to Comment #3:

The City follows SCAQMD guidance for air quality analysis. SCAQMD's Health Risk Assessment 
(HRA) procedures call for evaluating risk from extended exposures as measured across several 
years and not for short term construction exposures. SCAQMD uses HRAs for compliance with 

AB2588, SCAQMD Rule 1401 and Rule 1402, which regulate stationary emission sources. 
SCAQMD has also adopted guidance on the use of Health Risk Assessments for analyzing mobile 

source emissions. However, this guidance refers to emissions associated with facilities such as 

truck stops and distribution centers that feature long term presence of emission sources.2 Thus 

the HRA methodology is not relevant for the short term construction activities of this Project.

1

CREED Comment #4 (p. 9)■

1 See http://www.aqmd.gov/home/permits/risk-assessment and 
http://www.aqmd.gov/home/regulations/compliance/toxic-hot-spots-ab-2588/health-risk-assessment 

See http://www.aqmd.gov/home/regulations/ceqa/air-qualitv-analvsis-handbook/mobile-source-toxics-analvsis2

http://www.aqmd.gov/home/permits/risk-assessment
http://www.aqmd.gov/home/regulations/compliance/toxic-hot-spots-ab-2588/health-risk-assessment
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
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"Second, CEQA requires the City to analyze whether the project will cause "substantial adverse 

effects on human beings, either directly or indirectly," and specifically discuss the "health and 

safety problems cause by the physical changes" that the Project will precipitate. This required 

analysis is separate from the required air quality analysis for criteria pollutants. HRA incorporates 

the estimated construction emissions and dispersion modelling with meteorological data from 

the closest SCAQMD monitoring station."

Response to Comment #4:

Adverse effects on human beings and health and safety problems were addressed throughout 
the Initial Study. However, as noted above, an HRA was not conducted for the Project as the 

proposed land use does not warrant it. As discussed in response #3 above, the HRA methodology 

is intended to assess long term exposure to toxic air pollutant emissions. Facilities generally 

subject an HRA include manufacturing and power generation facilities. Diesel powered vehicles 

have been recognized as a source of toxic air emissions and thus the HRA methodology has been 

extended to include operations that include frequent, numerous and long-term mobile sources 

such as heavily travelled freeways, truck stops, distribution centers and ports. Construction of 
residential land uses, such as the Project, involves sporadic, short term diesel trucks which do not 
create the long term continuous exposure for which the HRA methodology is designed.

CREED Comment #5 (p. 9)■

"Third, failing to quantify the Project construction-related health risk is inconsistent with the 

Office of Environmental Health Hazard Assessment (OEHHA) guidance."

Response to Comment #5:

OEHHA's Guidance Manual was prepared to address stationary sources generating toxic air 
contaminants (such as power plants or factories) with exposure durations measured over 
multiple years.3 Thus it is not applicable to short-term construction, such as would be the case with 

this Project. Furthermore, SCAQMD has not developed any recommendations on use of the OEHHA 

Guidance Manual for CEQA analyses for potential construction impacts. Nor has the City adopted 

the Guidance Manual or incorporated it into the City's CEQA thresholds or methodologies.

3 See http://oehha.ca.gov/air/crnr/notice-adoption-air-toxics-hot-spots-program-guidance-manual-preparation- 
health-risk-0

http://oehha.ca.gov/air/crnr/notice-adoption-air-toxics-hot-spots-program-guidance-manual-preparation-health-risk-0
http://oehha.ca.gov/air/crnr/notice-adoption-air-toxics-hot-spots-program-guidance-manual-preparation-health-risk-0
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Green House Gas Analysis

CREED Comment #6 (p. 10)■

"First, the City has selected an invalid methodology to demonstrate a less than significant impact. 
The City uses CalEEMod to calculate the Project's construction and operational GHG emissions, 
and then deducts the estimated emissions from current emissions to get the net change in 

emissions. The MND finds that "GHG emissions from construction activities would be 625,73 

metric tons in 2018 while net increase in GHG emissions generated by the Project would be 

3,033.43 MTCO2e per year."32,33 The net increase is higher than SCAQMD's 3,500 MTCO2e per 
year threshold for residential developments.34 To show a less than significant impact, the MND 

turns to a methodology that has been explicitly disproved by the California Supreme Court. The 

MND uses the Tier 4 performance standard threshold to compare the Project's GHG emissions to 

the emissions that would be generated by the Project in the absence of any GHG reduction 

measures, also known as a Business As Usual ("BAU") scenario or as a No Action Taken ("NAT") 

scenario.35 The MND finds that the Project would achieve a 43.6 percent reduction in GHG 

emissions between the BAU/NAT scenario and the As Proposed scenario. Because this number is 

greater than the 2014 Revised Scoping Plan's statewide reduction goal of 15.3 percent, the MND 

concludes that "the Project would not result in a cumulatively considerable contribution to GHG 

emissions. Impacts would be less than significant."

This conclusion is problematic because the above methodology was rejected by the California 

Supreme Court. In Center for Biological Diversity v. California Department of Fish and Wildlife and 

the Newhall Land and Farming Company (Newhall Ranch), the California Supreme Court held that 

making a straight-line comparison between statewide reduction percentage goals contained in 

the Scoping Plan and project-specific reductions is improper. In Newhall the project EIR evaluated 

GHG emissions using a BAU and concluded that because the project specific GHG reduction 

exceeded the statewide reduction goal in the AB 32 Scoping Plan, the project's GHG emissions 

would be less than significant. The Supreme Court rejected this approach because the Scoping 

Plan's cumulative statewide objectives were not intended to serve as the basis for project level 
assessments. Newhall makes it clear that the approach used in the MND is unsupported and 

improper. The City cannot use the BAU/NAT comparison with AB 32 because lack of 

quantitative equivalence between the Scoping Plan's statewide comparison" and the MND's 

"own project-level comparison." The GHG analysis is essentially meaningless for CEQA purposes, 
and does not show that the Project's GHG impacts will be less than significant."

a

Response to Comment #6:

The analysis of GHG impacts in the City's MND was prepared in accordance with the guidance 

provided in Section 15064.4 of the State CEQA Guidelines which states that the lead agency 

should use a model or methodology to provide a quantified estimate of GHG emissions from a
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project and that factors that should be considered to determine the significance of GHG emissions 

on the environment include the extent to which a project will increase GHG emissions compared 

to the existing environment; whether the project emissions exceeds an applicable threshold of 

significance; and the extent to which the project complies with regulations or requirements 

adopted to reduce GHG emissions. This MND meets these requirements. CREED mistakes what is 

in the Initial Study as "quantitative equivalence" to AB32 targets, which was the issue in the 

Newhall case. That was not the approach used in this Initial Study. The BAU/NAT approach was 

used as a way to compare GHG modeling outcomes against local SCAQMD screening criteria as a 

benchmark and measure of project efficiency. This conceptual approach was upheld by the court. 
The Initial Study did not compare modeling results to the State Scoping Plan targets for the entire 

state, which is what the Court found to be deficient in the Newhall Case; rather it compares the 

modeling results to the geographically-relevant and project-based screening criteria of SCAQMD.

CREED Comment #7 (p. 11)■

Second, even if this methodology is acceptable, which clearly it is not as explained above, the 

MND analysis is flawed because the analysis utilizes a wrong statewide reduction goal 
percentage, and the analysis' details are vague.

Response to Comment #7:

The MND did not use the statewide reduction goal as a quantitative threshold, once again it used 

geographically-relevant and project-based screening criteria of SCAQMD.

CREED Comment #8 (p. 12)■

Third, the MND implies that the Project would not have a significant effect on the environment if 

it is found to be consistent with the applicable regulatory plans and policies to reduce GHG 

emissions: Executive Orders S-3-05 and B-30-15; SB 375, SCAG's Sustainable Communities 

Strategy; California Green Building Standards (CALGreen) Code, LA Green Building Ordinance, and 

City of Los Angeles Sustainable City pLAn.42 However, the City does not provide substantial 

evidence to support this significance threshold. Moreover, the analysis lacks a clear 
demonstration on exactly how the Project is consistent with the applicable laws, regulatory plans, 
and policies.

Response to Comment #8:

The Initial Study identifies applicable regional and local plans adopted to reduce GHG emissions, 
including the Sustainable Communities and Climate Protection Act, the Californian Green Building 

Standards Code and the City of Los Angeles Sustainable City pLAn. These plans and policies 

translate into local land use goals to promote buildings that incorporate up-to-date, efficient code 

measures and reduce vehicle miles traveled. As stated in the Initial Study (page 4.0-32) the Project
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represents an increase in the density and efficiency of a site that the City has identified through 

its land use policies as intended for denser development. The Project is infill in a transit-served 

urban environment and would be required to be designed and constructed according to the 

current Green Building Code. As such it is clear that it would not conflict with the policies adopted 

for reducing GHG.

Utilities Analysis

CREED Comment #9 (p. 16)■

"Per the Guidelines, if a project produces a new or increased average daily wastewater flow of 4,000 

gallons per day (gpd), further analysis of the impact is required."

Response to Comment #9:

The 2006 City of Los Angeles Threshold Guide states that "a 'yes' response to any of the preceding 

questions indicates further study in an expanded Initial Study, Negative Declaration, Mitigated 

Negative Declaration, or EIR may be required." In accordance with this guidance, further study was 
conducted through an expanded Initial Study and proposed Mitigated Negative Declaration. 
Anticipated wastewater generation was estimated using the most recent (2012) generation factors 
published by the Bureau of Sanitation, which are more recent than those in the City's 2006 Thresholds 
Guide (see table on page 4.0-76 of the Initial Study) and it was concluded in the Initial Study that 
wastewater impacts would be less than significant (page 4.0-75).

CREED Comment #10 (p. 16)■

"First, the Guidelines state that a project would have a significant wastewater impact if "the project's 
additional wastewater flows would substantially or incrementally exceed the future scheduled 
capacity of any one treatment plant by generating flows greater than those anticipated in the 

wastewater Facilities Plan or General Plan and its elements." The MND simply does not address this 
issue."

Response to Comment #10:

The Initial Study did address this issue on page 4.0-75. The City forecasts anticipated treatment flows 
through its planning process as expressed in the its Sewer System Management Plan and its Integrated 

Resource Plan and publishes capacity statistics for its treatment plants. The Initial Study compared 
the expected flow from the Project to the stated capacity of the treatment plant.

1. CREED Comment #11 (p. 16)

"Second, the Guidelines also require that an Initial Study/MND study cumulative impacts to 

"determine the combined effect of the proposed project and the related projects on the wastewater 
infrastructure." This requirement is based on the fact that whereas a single project may not adversely
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affect the wastewater infrastructure, it may have a significant cumulative effect when considered 
alongside other projects in the vicinity. The MND identifies related projects within the vicinity of the 
Project but completely fails to compare the Project's wastewater impacts with those of the related 

projects."

Response to Comment #11:

Whether the cumulative effects of all the projects in the area have cumulative impacts on wastewater 
providers' capacity to meet existing and future commitments is evaluated at the regional level 
through LADWP and Bureau of Sanitation capital planning. The Bureau of Sanitation has provided the 

Applicant with a Will Serve letter indicating capacity is available to safely convey sewage from the 

Project. Thus, this Project fits within the parameters of the agency's infrastructure capacity.

Cumulative Analysis

CREED Comment #12 (p. 17-18)■

"The City relies on a list of 7 relevant projects prepared by its traffic consultant. The Traffic Impact 
Analysis never describes how the relevant projects were selected, other than that the list "was 

provided by the City of Los Angeles." It appears that these projects were selected because they are 
within a certain geographic area. However, more explanation is required as to how this area was 

selected." Furthermore, we know of six additional proposed or under construction projects within a 

5-mile radius of the Project that should be included in the cumulative analysis list."

Response to Comment #12:

A list of related projects that was provided by the City of Los Angeles Department of Transportation 
was used for the Transportation Impact Analysis conducted for the Project. As stated in that study, 
"only those projects with a potentially significant impact, and therefore a required traffic study, were 

included in the related projects list. Any other developing projects, that were considered small in 
nature, were encompassed in area wide ambient growth." Thus in assessing future traffic conditions, 
The study used both the list of related projects and an ambient growth factor in order to more fully 
capture future conditions. The potential impact of some of the other projects identified by CREED are 
captured in the ambient growth factor. In addition, some of the projects identified by CREED are not 
fully approved and may not actually occur.

CREED Comment #13 (p. 18)■

Impacts like air quality, GHG emissions, traffic, and public services affect large portions of the 
surrounding area and should be studied to protect the environment to the greatest extent possible. 
... the City must, at least conduct a robust cumulative impacts analysis in its project-level CEQA 

documents."



910 Hampshire Road, Suite V
Westlake Village, California 91631
Tel. 805.367.5720 Fax. 805.367.5733Consultants

Response to Comment #13:

The Initial Study included cumulative analysis for topical areas such as air quality, other than traffic 

through assessment of how the Project fits within community, city-wide and regional growth 
projections that look at the larger Los Angeles area. For example, in assessing air quality impacts (page 

4.0-9), the relationship of the Project to the SCAQMD's Air Quality Management Plan is discussed and 
in assessing land use (page 4.0-45) and population change (page 4.0-55), SCGA's Regional 
Comprehensive Plan and growth forecasts are discussed.


