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The Honorable Board of Supervisors
County of Los Angeles

383 Kenneth Hahn Hall of Administration
500 West Temple Street

Los Angeles, CA 90012

Dear Supervisors:

PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203
ZONE CHANGE NO. 201400013
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005
ENVIRONMENTAL ASSESSMENT NO. 201400280
APPLICANT: LA TERRA DEVELOPMENT
CARSON ZONED DISTRICT
(SECOND SUPERVISORIAL DISTRICT) (3-VOTES)

SUBJECT

The above project would create 111 residential condominiums on two lots and a separate
undeveloped residential lot (3 lots total) on 11.27 gross (9.37 net) acres. The proposed
Lot 1 would have an area of 0.90 gross (0.44 net) acres and be reserved for future
development of moderate-income housing (under a separate permit). The proposed Lot
2 would have an area of 3.27 gross (2.55 net) acres and contain 39 attached residential
condominium units. The proposed Lot 3 would have an area of 7.10 gross (6.39 net)
acres and contain 72 detached residential condominium units.

The applicant also proposes to change the zone of the project site from M-1 (Light
Manufacturing) to Residential Planned Development (RPD). A development program for
the RPD Zone would be adopted through a Conditional Use Permit (CUP). Through this
development program, the applicant requests flexibility in project design regarding
setbacks, fence height, and open space, and has volunteered to dedicate two dwelling
units on Lot 2 for sale to lower-income households. A parking permit is also requested to
allow for parallel guest parking spaces on Lot 2, as parallel on-site parking is normally not
permitted. The project would require approximately 37,100 cubic yards of cut, 54,360
cubic yards of fill and the import of approximately 17,260 cubic yards of earth.
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The Vesting Tentative Tract Map, CUP, and Parking Permit were approved by the
Regional Planning Commission (RPC} on November 9, 2016. On this date, RPC also
adopted a resolution recommending that the Board of Supervisors {Board) adopt Zone
Change No. 201400013. Because the zone change is a legislative action, it requires
approval of the Board, which may also consider all other aspects of the project through a
de novo public hearing.

IT IS RECOMMENDED THAT THE BOARD AFTER THE PUBLIC HEARING,

1. Indicate its intent to adopt the Mitigated Negative Declaration (MND) associated
with Environmental Assessment No. 201400280, along with the required findings
of fact, and adopt the Mitigation Monitoring and Reporting Program for the project
pursuant to State and local California Environmental Quality Act (CEQA)
guidelines.

2. Indicate its intent to approve the project and instruct County Counsel to prepare
the necessary findings to adopt Zone Change No. 201400013 and to approve
Vesting Tentative Tract Map No. 073203, CUP No. 201400172, and Parking
Permit No. 201500005.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

Because the project was submitted prior to the adoption of the current Countywide Land
Use Plan in 2015, the applicant has the option of being reviewed for consistency with the
previous Plan, which was adopted in 1980. The Land Use classification of the project site
under the 1980 Countywide Lane Use Plan is Low/Medium Density Residential (6-12
dwelling units per gross acre). The proposed development is compatible with the site’s
allowed dwelling unit density under the applicable Countywide Land Use Plan.

The applicant's request to change the zoning of the project site from M-1 to RPD is
warranted, as the applicable Countywide Land Use Plan designates the site for
Low/Medium Residential use. Changing the zone to allow residential development at this
density would correct this inconsistency. The majority of the project site, which was
operated as a truck storage yard, has been vacant since 2013, and the remainder of the
site is occupied by auto repair and auto sales businesses. Therefore, rezoning the site
would not result in the elimination or relocation of manufacturing jobs or
location-dependent industries. There is also a need for additional residentially-zoned
property in the community, as the project site is located in an area with a critical shortage
of affordable housing. The project is surrounded by compatible residential zones and
~ uses to the north, east, and west, and major employment centers are located in nearby
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Torrance and Long Beach. Therefore, it is unlikely that additional residential development
on the project site would adversely affect the health, comfort, or welfare of area residents.

The proposed on-site parallel parking spaces on Lot 2 would not result in traffic conflicts
or congestion on the project site. The 12 guest parking spaces, which would have
dimensions of 8 feet by 22 feet, would provide ample room for maneuvering, and the
private driveway/fire lanes to which they are parallel would have unobstructed widths of
26 feet, which would allow for passing vehicles to continue uninhibited.

In order to allow for creative design, a development in the RPD Zone may request a
Development Program CUP to deviate from certain development standards. The
applicant’s request for reduced front and rear yard setbacks and increased fence heights
in these setbacks is appropriate in this case. The reduced front-yard setback of 10 feet
along a portion of Normandie Avenue is warranted by the existence of a large utility
easement corridor that occupies a portion of the street frontage near the center of the
site. Because buildings may not be located within this easement, the reduced front
setback on other portions of the site allows dwelling units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A six-foot-tall
perimeter wall within this front-yard setback is also appropriate, as it would be facing the
rear of all adjacent residences, which primarily face inward. The wall would also serve
as a sound barrier to Normandie Avenue, which is a busy four-lane thoroughfare with
heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line is also
appropriate, as it would be facing the side yards of all new residences, due to their
north-south orientation. The normal required side-yard setback for a property in the RPD
Zone is only five feet. In addition, the mobile home park immediately to the east maintains
the same boundary as a side-yard setback, with a minimum distance of five feet. The
proposed fence within this required yard would also exceed the maximum height of six
feet. The applicant proposes to construct a six-foot-high to seven-foot-high retaining wall
topped by a five-foot-tall to six-foot-tall open-work fence, for a total maximum height of 12
feet. By right, a six-foot-high retaining wall may be topped with a 3'-6"-tall open-work
fence as a safety measure. However, the applicant proposes to raise the height of this
safety fence by an additional 2'-6” for the safety of children. The open-work nature of the
fence material will prevent it from blocking light on adjacent properties.

The RPD Zone requires that not less than 30 percent of a project site's net area be
dedicated as open space. Such open space must be available for the “use and enjoyment
of all of the occupants” of a development (County Code Section 22.20.460). As 8.94 net

acres are currently proposed for development, this would require a total of 2.68 acres of
- open space. Currently the applicant proposes to provide 2.54 acres of open space (28.4
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percent of the net area). This open space includes front yards, parkways, and
recreational areas spread throughout Lots 2 and 3. While this is less than the requirement
of 30 percent, Section 22.20.460.B.4 of the County Code allows the Commission to
modify this requirement if it finds “that the particular development will contain
compensatory characteristics which will provide as well as better for planned unit
development.”

The project would contain the required compensatory characteristics to allow less than
the required amount of open space. The fact that the development would provide two
dwelling units for lower-income households would benefit the community greater than the
provision of an additional 0.14 acres of open space. |n addition, the applicant has agreed
to reserve Lot 1 for future development of at least five moderate-income dwelling units.
As a result, the project is consistent with the requirements of the RPD Zone.

FISCAL IMPACT/FINANCING

Approval or denial of the appeal would not result in any new significant costs to the
County, as the proposed project is a private developmeni. Any construction costs and
operating cost will be borne by the applicant. Existing infrastructure and public services
are adequate to accommodate the proposed project, as confirmed by the Los Angeles
County Departments of Public Works, Fire, Public Health, and Parks and Recreation.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

A duly noticed public hearing was held before RPC on November 9, 2016. The
Department of Regional Planning (Department) staff gave a brief presentation
recommending approva!l of the project. The applicant’s representatives spoke in favor of
the project. Commissioner Louie asked whether the applicant would be favorable to
reserving Lot 1—which was originally proposed as future commercial—for moderate-
income workforce housing. The applicant agreed, and a condition of approval was added
to the development program CUP requiring Lot 1 to be reserved for at least five (5)
for-sale moderate-income housing units, to be approved through a future subdivision.
Following this, RPC voted to close the public hearing, approve the Mitigated Negative
Declaration and Mitigation Monitoring Reporting Program (MMRP), approve the Vesting
Tentative Tract Map, CUP, and parking permit, and recommend approval of the zone
change of all three lots to the Board.

ENVIRONMENTAL DOCUMENTATION

The Department has determined by way of an Initial Study and identified in the Notice of
Preparation sent to agencies, that an MND is the appropriate environmental document



The Honorable Board of Supervisors
January 24, 2017
Page 5

the project. After implementation of the required project design features and mitigation
measures, the project would result in no significant and unavoidable impacts to the
environment. The project design features and mitigation measures are included in the
MMRP associated with this project.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

Action on the zone change, Vesting Tentative Tract Map, CUP, and Parking Permit is not
anticipated to have a negative impact on current services.

For further information, please contact Tyler Montgomery at (213) 974-6433 or
tmontgomery@planning.lacounty.gov.

Resp§ctflplly ubmitted,
; !r! I:

RJB:SA:‘it(K TM:Im

Attachments: Zone Change Resolution, Zone Change Map, Findings and Conditions,
Commission Staff Reports and Correspondence, MND, MMRP.

G Executive Office, Board of Supervisors
Assessor
Chief Executive Office
County Counsel
Public Works

K_CP_012417_PROJECT_R2014_03527 BL



LOS ANGELES COUNTY BOARD OF SUPERVISORS

AGENDA ENTRY
DATE OF MEETING: January 24, 2017
DEPARTMENT NAME: REGIONAL PLANNING
BOARD LETTERHEAD: DEPARTMENT
SUPERVISORIAL DISTRICT AFFECTED 2" DISTRICT
VOTES REQUIRED 3-VOTE
CHIEF INFORMATION OFFICER’'S
RECOMMENDATION NONE

****ENTRY MUST BE IN MICROSOFT WORD * * * *

Instructions:  To comply with the Brown Act requirement the reader should fully understand what the
department is asking the Board to approve. The recommendation must describe what
the action is for; with whom the action is being taken; fiscal impact, including money
amounts, funding sources, and effective dates. Also, include an instruction for the
Chair(man) or Director to sign when such signature is required on a document.

PROJECT NO.: R2014-03527-(2)
PUBLIC HEARING

BOARD AGENDA TEXT:

1. De novo hearing on Project No. R2014-03527-(2). Vesting Tentative Tract Map No. 073203, Zone
Change No. 201400013, Conditional Use Permit No. 201400172, Parking Permit No. 201500005,
and a Mitigated Negative Declaration associated with Environmental Assessment No. 201400280, to
authorize 111 residential condominiums on two lots and a separate undeveloped residential lot (three
lots total) on 11.27 gross (9.37 net) acres. The zone of the project site would be changed from M-1
(Light Manufacturing) to RPD (Residential Planned Development), and a development program would
be adopted through a conditional use permit. A parking permit is also requested to allow for parallel
guest parking spaces. The project is located at 24710-24906 South Normandie Avenue in the Carson
Zoned District and is applied for by the applicant, La Terra Development.



Project Information

(Legislative Actions)

Project No.

Project Location
Unincorporated Community
Zoned District

Project RPC Approval Date
Board Meeting Set Date

Planner Name
Phone #
E-mail

Applicant(s)/Agent Name
Mailing Address

Phone #
E-mail
Additional Information (If any)

Owner Name
Mailing Address

Phone #
E-mail
Additional Information (If any)

R2014-03527-(2)

24710-24906 S. Normandie Ave.

West Carson

Carson

11/09/16

01/24/17

Tyler Montgomery

(213) 974-6433

tmontgomery@planning.lacounty.gov

La Terra Development / Daryl Sequeira

1880 Century Park East, Suite 600
Los Angeles, CA 90067

(310) 552-0065

daryls@Iaterradev.com

Normandie Harbor City Investors, LLC

1880 Century Park East, Suite 600
Los Angeles, CA 90067

(310) 552-0065

daryls@Iaterradev.com




THE REGIONAL PLANNING COMMISSION
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
ZONE CHANGE NO. 201400013

WHEREAS, the Regional Planning Commission of the County of Los Angeles
has conducted a public hearing in the matter of Zone Change Case No.
201400013 on November 9, 2016:

WHEREAS, the Regional Planning Commission finds as follows:

1.

The project site is located at 24710 and 24906 South Normandie Avenue in

the community of West Carson (APNs 7409-029-006; 7409-029-009; and
7409-029-010).

The applicant requests a Vesting Tentative Tract Map to create 111
residential condominiums on two lots and a separate undeveloped residential
lot (3 lots total) on 11.27 gross (9.37 net) acres. The proposed Lot 1 would
have an area of 0.90 gross (0.44 net) acres and be reserved for future
development of moderate-income housing (under a separate permit). The
proposed Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain
39 attached residential condominium units. The proposed Lot 3 would have

an area of 7.10 gross (6.39 net) acres and contain 72 detached residential
condominium units.

The applicant also proposes to change the zone of the project site from M-1
(Light Manufacturing) to RPD (Residential Planned Development). A
development program for the RPD Zone would be adopted through a
conditional use permit (“CUP"). Through this development program, the
applicant requests flexibility in project design regarding setbacks, fence
height, and open space, and has volunteered to dedicate two dwelling units
on Lot 2 for sale to lower-income households. A parking permit is also
requested to allow for parallel guest parking spaces on Lot 2, as parallel on-
site parking is normally not permitted. The project would require
approximately 37,100 cubic yards of cut, 54,360 cubic yards of fill and the
import of approximately 17,260 cubic yards of earth.

The proposed use and zoning of the site for attached and detached
condominiums is consistent with the Low/Medium Residential land use
classification of the 1980 Countywide Land Use Plan. This designation allows
for a maximum density of 12 dwelling units per gross acre, which would permit
a maximum of 124 dwelling units on the portion of the site currently proposed
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for development (Lots 2 and 3). Therefore, the requested total of 111
residential units is consistent with this regulation

4. The proposed project site, upon adoption of the zone change, would be
located in the RPD (Residential Planned Development) Zone. Section
22.20.460 of the County Code states that it is the intent of the RPD Zone “to
promote residential amenities beyond those expected under conventional
development, to achieve greater flexibility in design, to encourage well-
planned neighborhoods through creative and imaginative planning as a unit,
and to provide for appropriate use of land which is sufficiently unique in its
physical characteristics or other circumstances to warrant special methods of
development.”

In general, development in the RPD Zone is subject to the same permitted
uses, limitations, and conditions as in the R-1 (Single Family Residence)
Zone. However, upon adoption of a development program through the CUP
process, a proiect may deviate from certain R-1 Zone development standards,
such as required yards, fence heights, and minimum lot sizes. In addition,
development in the RPD Zone must meet certain additional requirements.

Section 22.52.1180 of the County Code requires that each single-family
residence—whether attached or detached—provide two covered parking
spaces. In this case, each proposed residence includes an attached two-car
garage. This section of the Code also requires that guest parking spaces be
provided for condominium developments containing 10 or more units at a rate
of one space per four units. Therefore, 10 guest parking spaces would be
required for Lot 2, and 18 guest parking spaces would be required for Lot 3.
These requirements would be satisfied, as the proposed project would provide
14 guest parking spaces for Lot 2 and 49 guest parking spaces for Lot 3. Of
these spaces, 12 of those on Lot 2 would be paralle! to the proposed driveway
and fire lane. Because on-site paraliel parking spaces are not normally
permitted, the applicant has requesting a parking permit to authorize them.

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain front-yard setbacks of 20 feet, rear-yard
setbacks of 15 feet, side-yard setbacks of five feet, and corner side-yard
setbacks of 10 feet. [n addition, walls and fences in front yards may not
exceed a height of 3'-6", and walls and fences in other yards may not exceed
six feet. However, these standards may be modified upon adoption of a
Development Program, which is intended to allow for flexibility of design. In
this case, the applicant has applied for a CUP for a Development Program to
allow several deviations to yard/setback requirements:

The RPD Zone requires that not less than 30 percent of a project site's net
area be dedicated as open space (County Code Section 22.20.460). As 8.94
net acres are currently proposed for development, this would require a total
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of 2.68 acres of open space. Currently the applicant proposes to provide 2.54
acres of open space (28.4 percent of the net area). While this is less than the
requirement of 30 percent, Section 22.20.460.B.4 of the County Code allows
the Commission fo modify this requirement if it finds “that the particular
development will contain compensatory characteristics which will provide as
well as better for planned unit development.”

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public
street. In addition, the County’s Healthy Design Guidelines encourage as
much pedestrian interconnectivity as possible within a new residential
development, as well as between a new residential development and
adjoining neighborhoods. A system of five-foot-wide walkways is proposed
throughout the project site, connecting each individual unit to walkways that
eventually reach Normandie Avenue. Overall, there are four gated pedestrian
pathways connecting Lot 2 with Normandie Avenue and three connecting Lot
3 with the same street. These walkways also connect units to the provided

recreational areas, as well as providing pedestrian connections between Lot
2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes
with either a curb or parkway. Pathways along interior access driveways,
which each serve four units, were permitted to utilize a “woonerf” design,
which is a demarcated pathway on either side of a driveway, differentiated by
color and texture but not separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County
Code would be met by the proposed project.

5. The proposed development is compatible with the site’s allowed dwelling unit
density under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant’s request to change the zoning of the project site from M-1 to
RPD is warranted, as the applicable Countywide Land Use Plan designates
the site for Low/Medium Residential use. Changing the zone to allow
residential development at this density would correct this inconsistency. The
majority of the project site, which was operated as a truck storage yard, has
been vacant since 2013, and the remainder of the site is occupied by auto
repair and auto sales businesses. Therefore, rezoning the site would not
result in the elimination or relocation of manufacturing jobs or location-
dependent industries. There is also a need for additional residentially-zoned
property in the community, as the project site is located in an area with a
critical shortage of affordable housing. The project is surrounded by
compatible residential zones and uses to the north, east, and west, and major
employment centers are located in nearby Torrance and Long Beach.
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Therefore, it is unlikely that additional residential development on the project
site would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in
traffic conflicts or congestion on the project site. The 12 guest parking spaces,
which would have dimensions of 8 feet by 22 feet, would provide ample room
for maneuvering, and the private driveway/fire lanes to which they are parallel
would have unobstructed widths of 26 feet, which would allow for passing
vehicles to continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may
request a Development Program CUP to deviate from certain development
standards. The applicant's request for reduced front and rear yard setbacks
and increased fence heights in these setbacks is appropriate in this case. The
reduced front-yard setback of 10 feet along a portion of Normandie Avenue is
warranted by the existence of a large utility easement corridor that occupies
a portion of the street frontage near the center of the site. Because buildings
may not be located within this easement, the reduced front setback on other
portions of the site allows dweliing units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A six-
foot-tall perimeter wall within this front-yard setback is also appropriate, as it
would be facing the rear of all adjacent residences, which primarily face
inward. The wall would also serve as a sound barrier to Normandie Avenue,
which is a busy four-lane thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site's eastern property line
is also appropriate, as it would be facing the side yards of all new residences,
due to their north-south orientation. The normal required side-yard setback
for a property in the RPD Zone is only five feet. In addition, the mobile home
park immediately to the east maintains the same boundary as a side-yard
setback, with a minimum distance of five feet. The proposed fence within this
required yard would also exceed the maximum height of six feet. The
applicant proposes to construct a six-foot-high to seven-foot-high retaining
wall topped by a five-foot-tall to six-foot-tall open-work fence, for a total
maximum height of 12 feet. By right, a six-foot-high retaining wall may be
topped with a 3'-6"-tall open-work fence as a safety measure. However, the
applicant proposes to raise the height of this safety fence by an additional 2'-
6" for the safety of children. The open-work nature of the fence material will
prevent it from blocking light on adjacent properties.

Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a
project site’s net area be dedicated as open space. Such open space must
be available for the “use and enjoyment of all of the occupants” of a
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development (County Code Section 22.20.460). As 8.94 net acres are
proposed for development, this would require a total of 2.68 acres of open
space. Currently the applicant proposes to provide 2.54 acres of open space
(28.4 percent of the net area). This open space includes front yards,
parkways, and recreational areas spread throughout Lots 2 and 3. While this
is less than the requirement of 30 percent, Section 22.20.460.B.4 of the
County Code allows the Commission to modify this requirement if it finds “that
the particular development will contain compensatory characteristics which
will provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics to allow
tess than the required amount of open space. The fact that the development
would provide two dwelling units for lower-income households would benefit
the community greater than the provision of an additional 0.14 acres of open
space. In addition, the applicant has agreed to reserve Lot 1 for future
development of at least five moderate-income dwelling units. As a result, the
project is consistent with the requirements of the RPD Zone.

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County
Code, the community was appropriately notified of the public hearing by mail,
newspaper and property posting.

The location of the documents and other materials constituting the record of
proceedings upon which the Commission’s decision is based in this matter is
at the Los Angeles County Department of Regional Planning, 13" Floor, Hall
of Records, 320 West Temple Street, Los Angeles, CA 90012. The custodian
of such documents and materials shall be the Section Head of the Land
Divisions Section, L.os Angeles County Department of Regional Planning.

RESOLVED, That the Regional Planning Commission recommends to the Board
of Supervisors of the County of Los Angeles as follows:

1.

2.

Change of zone from M-1 to RPD.

That the Board of Supervisors adopt the Mitigated Negative Declaration,
dated October 27, 2016, certify its completion and determine that the project
with modifications, will not have a significant impact upon the environment;

That the Board of Supervisors find the recommended zoning is consistent
with the applicable Los Angeles County General Plan;

That the Board of Supervisors hold a public hearing to consider the above
recommended change of zone.
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| hereby certify that the foregoing resolution was adopted by a majority of the voting
members of the Regional Planning Commission on the County of Los Angeles on

November 9, 2016.
(gnsua- O. Ruiz, Secr a
ounty of Los Angeles

Regional Planning Commission

VOTE: 4-0

Concurring: Shell, Smith, Louie, Pedersen
Dissenting: None

Abstaining: None

Absent: Modugno

Action Date: 11/09/16

KKS:TM
11/21/16



ADOPTED BY ORDINANCE:

N

CHANGE OF PRECISE PLAN

CARSON ZONED DISTRICT

ON:

ZONING CASE:

ZC 201400013

AMENDING SECTION: 22.16.230 OF THE COUNTY CODE

DSZAINE

AR

APN:
7409-029-006
Lot G
A RPD
N ® APN: 7409-029-009
! t4
o
J T =
| )
— | ! i ﬁm
T I —APN: 7409-029-010
| W Lomita Blvd
TTHTH OO Vel Ty 7 T TATTTITT T T I mrn
LEGAL DESCRIPTION: BEING ALL THAT CERTAIN PARCEL OF LAND LEGEND:
OF THE COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS [ parceLs

DESCRIBED IN CERTIFICATE OF COMPLIANCE RCOC 2013-00026,

/\/ STREET/RIGHT OF WAY

RECORDED MAY 20, 2013 AS INSTRUMENT NO. 2013754254, RECORDS
OF SAID COUNTY.

DIGITAL DESCRIPTION: \zCO\ZD_CARSON\
THE REGIONAL PLANNING COMMISSION

RICHARD J. BRUCKNER, PLANNING DIRECTOR

COUNTY OF LOS ANGELES

LAURA SHELL, CHAIR

s\ /" LOTLINE
,">._" CUT/DEED LINE

#\~" EASEMENT LINE

= ZONE CHANGE AREA

'

0 300 600
BN |Feet

COUNTY ZONING MAP
039H197
0362197




Los Angeles County g»“J@%
Department of Regional Planning ¢

N\ q”” 8 Planning for the Challenges Ahead

oo™
Richard J. Bruckner
Director

November 9, 2016

La Terra Development
Attn: Daryl Sequeira
1880 Century Park East
Los Angeles, CA 90067

Regarding: PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203
ZONE CHANGE NO. 201400013
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005
ENVIRONMENTAL ASSESSMENT NO. 201400280
24500-24906 S. Normandie Avenue, West Carson

Dear Applicant:

The Regional Planning Commission, by its action of November 9, 2016, is recommending APPROVAL of the
above described legislative zone change matter to the Los Angeles County Board of Supervisors and approved
the above vesting tentative tract map, conditional use permit, and parking permit. The attached documents

contain the Regional Planning Commuss:ons findings and conditions relating to this action. Please carefully
review each condition.

Please be advised that all permits associated with the legislative matter are automatically called up for review by
the Board of Supervisors. Therefore, final action has not been taken on these matters and no appeal is available

at this stage. The Executive Office of the Board of Supervisors will provide notice of a future public hearing on
this matter.

For further information pertaining to these approvals and approval recommendation, please contact Tyler
Montgomery in the Land Divisions Section at (213) 974-6433 or e-mail: tmontgomery@planning.lacounty.gov.

Sincerely,
Richard J. Bruckner
Director

Kim K. Szalay, Supervising Regional Planner
Land Divisions Section

Enclosures:  Findings and Conditions, Affidavit (Permittee's Completion)
c: BOS; DPW (Land Divisions)

KKS:TM
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FINDINGS AND ORDER OF THE REGIONAL PLANNING COMMISSION
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203

HEARING DATE(S). The Los Angeles County (“County”) Regional Planning
Commission (“Commission”) conducted a duly-noticed public hearing on November
9, 20186, in the matter of Project No. R2014-03527, consisting of Vesting Tentative
Tract Map No. 073203, Zone Change No. 201400013, Conditional Use Permit No.
201400172, and Parking Permit No. 201500005. Environmental Assessment No.
201400280 is associated with this Project.

ENTITLEMENT(S) REQUESTED. The applicant requests a Vesting Tentative Tract
Map fo create 111 residential condominiums on two lots and a separate
undeveloped residential lot (3 lots fotal) on 11.27 gross (8.37 net) acres, pursuant to
County Code Section 21.38.020.

LOCATION. The project site is located at 24710 and 24906 South Normandie
Avenue in the community of West Carson (APNs 7409-029-006; 7409-029-009; and
7409-028-010).

PROJECT DESCRIPTION. The applicant requests a Vesting Tentative Tract Map
to create 111 residential condominiums on two lots and a separate undeveloped
residential lot (3 lots total) on 11.27 gross (9.37 net) acres. The proposed Lof 1
would have an area of 0.90 gross (0.44 net) acres and be reserved for future
development of moderate-income housing (under a separate permit). The proposed
Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain 39 attached
residential condominium units. The proposed Lot 3 would have an area of 7.10
gross (6.39 net) acres and contain 72 detached residential condominium units.

The applicant also proposes to change the zone of the project site from M-1 (Light
Manufacturing) to RPD (Residential Planned Development). A development
program for the RPD Zone would be adopted through a conditional use permit
(“CUP"). Through this development program, the applicant requests flexibility in
project design regarding setbacks, fence height, and open space, and has
volunteered to dedicate two dwelling units on Lot 2 for sale to lower-income
households. A parking permit is also requested to allow for parallel guest parking
spaces on Lot 2, as parallel on-site parking is normally not permitted. The project
would require approximately 37,100 cubic yards of cut, 54,360 cubic yards of fill and
the import of approximately 17,260 cubic yards of earth.

TOPOGRAPHY. The northern portion of the project site is a vacant, paved
commercial ot formerly utilized as a truck storage yard. The southern portion is
currently occupied by four auto parts stores and auto repair businesses. The

CC.082013
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10.

11.

12.

property contains three abandoned oil wells and one operating oil well. Normandie
Avenue, a busy four-lane thoroughfare, is immediately to the west of the project site,
while Lomita Boulevard, a four-lane divided highway, is located immediately to the
south.

ZONING. The subject property is currently zoned M-1 (Light Manufacturing).

LAND USE CLASSIFICATION. Because the Project was submitted prior to the
adoption of the current Countywide Land Use Plan in 2015, the applicant has the
option of being reviewed for consistency with the previous Plan, which was adopted
in 1980. The applicant has chosen, therefore, for the Project to be subject to the
goals, policies, and land use categories of the 1980 Plan.

The Land Use classification of the project site under the 1980 Countywide Lane Use
Plan is Low/Medium Density Residential (6-12 dwelling units per gross acre).

SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius:

North: R-1 (Single Family Residence)

South: City of Los Angeles (M1—Limited Industrial)

East: R-3-15U (Limited Multiple Residence—15 dwelling units per acre
maximum)

West: R-3-15U, C-3 (General Commercial)

SURROUNDING LAND USES. Surrounding land uses within a 500-foot radius
include:

North: Single-family residences
South: Church, light industry
East: Mobile home park

West: Mobile home park

SITE ACCESS. Vehicular access for l.ots 2 and 3 would be from Normandie Avenue
via two separate gated entrances and private driveway systems. Lot 1 would take
vehicular access from both Normandie Avenue and Lomita Boulevard.

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS. The Los
Angeles County Subdivision Committee consists of representatives of the
departments of Regional Planning, Public Works, Fire, Parks and Recreation, and
Public Health. Based on the reports submitted to the Subdivision Committee for the
map dated June 22, 2016, all departments have cleared the project for public hearing
and approval. The full Subdivision Committee Report of July 19, 2016 is included
as part of the Vesting Tentative Tract Map’s conditions of approval.

ENVIRONMENTAL DETERMINATION. Prior to the Commission's public hearing on
the Project, an Initial Study was prepared for the Project in compliance with the
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13.

14.

15.

16.

17.

California Environmental Quality Act (Public Resources Code section 21000, et
seq.) ("CEQA”), the State CEQA Guidelines, and the Environmental Document
Reporting Procedures and Guidelines for the County. Based on the Initial Study,
staff from Regional Planning determined that a Mitigated Negative Declaration
("MND") was the appropriate environmental document for the Project because the
Initial Study concluded that there was no substantial evidence that the Project would
result in a significant impact on the environment with the incorporation of those
mitigation measures included in the project’s Mitigation Monitoring and Reporting
Program (“MMRP").

LEGAL NOTIFICATION AND PUBLIC OUTREACH.

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
property posting, library posting, and DRP website posting.

PUBLIC COMMENTS.

One letter of opposition from an area resident was received, citing the belief that
condominiums would increase crime in the area and that the industrial zoning of the
site is needed to service the nearby commercial fishing industry.

HEARING PROCEEDINGS. A duly noticed public hearing was held before the
Regional Planning Commission on November 9, 2016. Regional Planning staff gave
a brief presentation recommending approval of the project. The applicant's
representatives, Mr. Daryl Sequeira and Mr. Bryan Sevy, were sworn in and testified
in favor of the project. Commissioner Louie asked whether the applicant would be
favorable to reserving Lot 1—which was originally proposed as future commercial—
for moderate-income workforce housing. The applicant agreed, and a condition of
approval was added to the development program CUP requiring Lot 1 to be reserved
for at least five (5) for-sale moderate-income housing units, to be approved through
a future subdivision. Following this, the Commission voted to close the public
hearing, approve the Mitigated Negative Declaration and MMRP, approve the
vesting tentative tract map, CUP, and parking permit, and recommend approval of
the zone change of all three lots to the Board of Supervisors.

PLAN CONSISTENCY.

The proposed use of the site for attached and detached condominiums is consistent
with the Low/Medium Residential land use classification of the 1980 Countywide
Land Use Plan. This designation allows for a maximum density of 12 dwelling units
per gross acre, which would permit a maximum of 124 dwelling units on the portion
of the site proposed for residential use (Lots 2 and 3). Therefore, the requested total
of 111 residential units is consistent with this regulation.

ZONING CODE CONSISTENCY.

The project site, upon adoption of the zone change, would be located in the RPD
{Residential Planned Development) Zone. Section 22.20.460 of the County Code
states that it is the intent of the RPD Zone “to promote residential amenities beyond
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those expected under conventional development, to achieve greater flexibility in
design, to encourage well-planned neighborhoods through creative and imaginative
planning as a unit, and to provide for appropriate use of land which is sufficiently
unique in its physical characteristics or other circumstances to warrant special
methods of development.”

In general, development in the RPD Zone is subject to the same permitted uses,
limitations, and conditions as in the R-1 (Single Family Residence) Zone. However,
upon adoption of a development program through the CUP process, a project may
deviate from certain R-1 Zone development standards, such as required yards,
fence heights, and minimum lot sizes. In addition, development in the RPD Zone
must meet certain additional requirements.

Parking:
Section 22.52.1180 of the County Code requires that each single-family residence—

whether aftached or detached—provide two covered parking spaces. In this case,
each proposed residence includes an attached two-car garage. This section of the
Code also requires that guest parking spaces be provided for condominium
developments containing 10 or more units at a rate of one space per four units.
Therefore, 10 guest parking spaces would be required for Lot 2, and 18 guest
parking spaces would be required for Lot 3. These requirements would be satisfied,
as the proposed project would provide 14 guest parking spaces for Lot 2 and 49
guest parking spaces for Lot 3. Of these spaces, 12 of those on Lot 2 would be
parallel to the proposed driveway and fire lane. Because on-site parallel parking
spaces are not normally permitted, the applicant has requesting a parking permit to
authorize them. The ability of the project to satisfy the parking permit burden of proof
will be analyzed under the “Neighborhood Impact/Land Use Compatibility” section
beilow.

Yard/Setback Requirements:

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain front-yard setbacks of 20 feet, rear-yard setbacks of
15 feet, side-yard setbacks of five feet, and corner side-yard setbacks of 10 feet. In
addition, walls and fences in front yards may not exceed a height of 3'-6”, and walls
and fences in other yards may not exceed six feet. However, these standards may
be modified upon adoption of a Development Program, which is intended to allow
for flexibility of design. In this case, the applicant has applied for a CUP for a
Development Program to allow for the following deviations to vard/setback
requirements:

a. Reduction of required front-yard setback from 20 feet to 10 feet (Lots 2 and 3)

b. Reduction of required rear-yard setback from 15 feet to 10 feet (Lot 3)

c. Increase in fence/wall height within the front-yard setback from 3'-6” to six feet
(Lots 2 and 3)

d. Increase in fence/wall height within the rear-yard setback from 6-0” to 12’-0"
{Lots 2 and 3)
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18.

Open Space:
The RPD Zone requires that not less than 30 percent of a project site’s net area be

dedicated as open space (County Code Section 22.20.460). As 8.94 net acres are
currently proposed for development, this would require a total of 2.68 acres of open
space. Currently the applicant proposes to provide 2.54 acres of open space (28.4
percent of the net area). While this is less than the requirement of 30 percent,
Section 22.20.460.8.4 of the County Code aliows the Commission to modify this
requirement if it finds “that the particular development will contain compensatory
characteristics which will provide as well as better for planned unit development.”

Healthy Design:

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public street.
In addition, the County’'s Healthy Design Guidelines encourage as much pedestrian
interconnectivity as possible within a new residential development, as well as
between a new residential development and adjoining neighborhoods. A system of
five-foot-wide walkways is proposed throughout the project site, connecting each
individual unit to walkways that eventually reach Normandie Avenue. Overall, there
are four gated pedestrian pathways connecting Lot 2 with Normandie Avenue and
three connecting Lot 3 with the same street. These walkways also connect units to
the provided recreational areas, as well as providing pedestrian connections
between Lot 2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes with
either a curb or parkway. Pathways along interior access driveways, which each
serve four units, were permitted to utilize a “woonerf” design, which is a demarcated
pathway on either side of a driveway, differentiated by color and texture but not
separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County Code
would be met by the proposed project.

LAND USE COMPATIBILITY.
The proposed development is compatible with the site's allowed dwelling unit density
under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant’s request to change the zoning of the project site from M-1to RPD is
warranted, as the applicable Countywide Land Use Plan designates the site for
Low/Medium Residential use. Changing the zone to allow residential development
at this density would correct this inconsistency. The majority of the project site,
which was operated as a truck storage yard, has been vacant since 2013, and the
remainder of the site is occupied by auto repair and auto sales businesses.
Therefore, rezoning the site would not result in the elimination or relocation of
manufacturing jobs or location-dependent industries. There is also a need for
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additional residentially-zoned property in the community, as the project site is
located in an area with a critical shortage of affordable housing. The project is
surrounded by compatible residential zones and uses to the north, east, and west,
and major employment centers are located in nearby Torrance and Long Beach.
Therefore, it is unlikely that additional residential development on the project site
would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in traffic
conflicts or congestion on the project site. The 12 guest parking spaces, which
would have dimensions of 8 feet by 22 feet, would provide ample room for
maneuvering, and the private driveway/fire lanes to which they are parallel would
have unobstructed widths of 26 feet, which would allow for passing vehicles to
continue uninhibited.

Development Program CUP Consistency

in order to allow for creative design, a development in the RPD Zone may request a
Development Program CUP to deviate from certain development standards. The
applicant’s request for reduced front and rear yard setbacks and increased fence
heights in these setbacks (see "Yard/Setback Requirements” section above) is
appropriate in this case. The reduced front-yard setback of 10 feet along a portion
of Normandie Avenue is warranted by the existence of a large utility easement
corridor that occupies a portion of the street frontage near the center of the site.
Because buildings may not be located within this easement, the reduced front
setback on other portions of the site allows dwelling units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A six-foot-
tall perimeter wall within this front-yard setback is also appropriate, as it would be
facing the rear of all adjacent residences, which primarily face inward. The wall
would also serve as a sound barrier to Normandie Avenue, which is a busy four-lane
thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line is
also appropriate, as it would be facing the side yards of all new residences, due to
their north-south orientation. The normal required side-yard setback for a property
in the RPD Zone is only five feet. In addition, the mobile home park immediately to
the east maintains the same boundary as a side-yard setback, with a minimum
distance of five feet. The proposed fence within this required yard would also exceed
the maximum height of six feet. The applicant proposes 1o construct a six-foot-high
to seven-foot-high retaining wall topped by a five-foot-tall to six-foot-tall open-work
fence, for a total maximum height of 12 feet. By right, a six-foot-high retaining wall
may be topped with a 3'-6"-tall open-work fence as a safety measure. However, the
applicant proposes to raise the height of this safety fence by an additional 2'-6" for
the safety of children. The open-work nature of the fence material will prevent it from
blocking light on adjacent properties.
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19.

20.

21,

22.

23.

Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a project
site’s net area be dedicated as open space. Such open space must be available for
the “use and enjoyment of all of the occupants” of a development (County Code
Section 22.20.460). As 8.94 net acres are currently proposed for development, this
would require a total of 2.68 acres of open space. Currently the applicant proposes
to provide 2.54 acres of open space (28.4 percent of the net area). This open space
includes front yards, parkways, and recreational areas spread throughout Lots 2 and
3. While this is less than the requirement of 30 percent, Section 22.20.460.B.4 of
the County Code allows the Commission to modify this requirement if it finds “that
the particular development will contain compensatory characteristics which will
provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics to allow less
than the required amount of open space. The fact that the development would
provide two dwelling units for lower-income households would benefit the community
greater than the provision of an additional 0.14 acres of open space. In addition, the
applicant has agreed to reserve Lot 1 for future development of at least five
moderate-income dwelling units. As a result, the project is consistent with the
requirements of the RPD Zone,

PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the
site is physically suitable for the type of development being proposed since the
property is relatively level and is served by adequate road and utility infrastructure.

SEWER DISCHARGE. The Regional Planning Commission finds that the discharge
of sewage from this land division into the public sewer system will not violate the
requirements of the California Regional Water Quality Control Board pursuant fo
Division 7 {Commencing with Section 13000) of the Water Code. Public Works has
issued conditional approval of the subject land division, and sewer service is
available for the site.

DESIGN IMPACT - PUBLIC HEALTH. The Regional Planning Commission finds
that the design of the subdivision and the type of improvements will not cause
serious public health problems, since sewage disposal, storm drainage, fire
protection, and geologic and soils factors are already adequately addressed.

WILDLIFE/HABITAT IMPACTS. The Regional Planning Commission finds that
there is no substantial evidence, based on the record as a whole, that the proposed
project will have potential for an adverse effect on wildlife resources or the habitat
upon which, either individually or cumulatively, the wildlife depends. The proposed
subdivision is on a relatively small site completely surrounded by developed land
and does not contain any sensitive wildlife or habitat environments.

PASSIVE COOLING. The Regional Planning Commission finds that the design of
the subdivision provides to the extent feasible, for future passive or natural heating
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24,

25,

26.

27.

28.

or cooling opportunities therein. Future structures built on the subject property after
subdivision recordation will be required to comply with State and County Green
Building standards, which regulate the heating and cooling efficiency of structures
for the benefit of the natural environment.

RIGHTS-OF-WAY/EASEMENTS. The Regional Planning Commission finds that the
division and development of the property in the manner set forth on this map will not
unreasonably interfere with the free and complete exercise of public entity and/or
public utility rights-of-way and/or easements within this map, since the design and
development as set forth in the conditions of approval and shown on the tentative
map, provide adequate protection for any such easements.

WATERCOURSE IMPACT. The Regional Planning Commission finds that Pursuant
to Article 3.5 of the Subdivision Map Act, the proposed subdivision does not contain
or front upon any public waterway, river, stream, coastline, shoreling, lake or
reservoir.

HOUSING/EMPLOYMENT NEEDS. The Regional Planning Commission finds that
the housing and employment needs of the region were considered and balanced
against the public service needs of local residents and available fiscal and
environmental resources when the project was determined to be consistent with the
applicable General Plan.

PUBLIC NOTICE. The Commission finds that pursuant to sections 22.60.174 and
22.60.175 of the County Code, the community was properly notified of the public
hearing by mail, newspaper, and property posting. Additionally, the Project was
noticed and case materials were available on Regional Planning's website and the
Harbor Gateway Library. On October 5, 2016, Notices of Public Hearing were
mailed to all property owners as identified on the County Assessor's record within a
500-foot radius from the Project Site, as well as to two persons on the courtesy
mailing list for the Carson Zoned District.

LOCATION OF DOCUMENTS. The location of the documents and other materials
constituting the record of proceedings upon which the Commission’s decision is
based in this matter is at the Los Angeles County Department of Regional Planning,
13th Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012.
The custodian of such documents and materials shall be the Section Head of the
Land Divisions Section, Depariment of Regional Planning.

BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION
CONCLUDES THAT:

A.

That the proposed use with the attached conditions will be consistent with the
applicable adopted General Plan.
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That the proposed use at the site will not adversely affect the health, peace, comfort
or welfare of persons residing or working in the surrounding area, will not be
materially detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site, and will not jeopardize, endanger or otherwise
constitute a menace to the public health, safety or general welfare.

That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22 of the County Code, or as is otherwise required
in order to integrate said use with the uses in the surrounding area.

That the proposed site is adequately served by highways or streets of sufficient width
and improved as necessary to carry the kind and quantity of traffic such use would
generate, and by other public or private service facilities as are required.

THEREFORE, THE REGIONAL PLANNING COMMISSION:

1.

Certifies that the MND for the Project was completed in compliance with CEQA and
the State and County CEQA Guidelines related thereto; certifies that it independently
reviewed and considered the MND and that the MND reflecits the independent
judgment and analysis of Commission as to the environmental consequences of the
Project; certifies that it considered the MMRP, finding that it is adequately designed
to ensure compliance with the mitigation measures during Project implementation;
determined that on the basis of the whole record before the Commission that there
is no substantial evidence that the Project will have a significant effect on the
environment; adopts the MND and finds that the MMRP is adequately designed to
ensure compliance with the mitigation measures during Project implementation; and

Approves Vesting Tentative Tract Map No. 073203, subject to the attached
conditions.

ACTION DATE: 11/09/16
Vote: 4-0

Yes:
No:

Shell, Smith, Louie, Pedersen
None

Absent: Modugno

KKS:TM
11/09/16



CONDITIONS OF APPROVAL
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203

PROJECT DESCRIPTION
The project is a subdivision fo create 111 residential condominiums on two lots and a

separate undeveloped residential lot (3 lots total) on 11.27 gross acres, The project is
subject to the following conditions of approval:

GENERAL CONDITIONS

1.

Unless otherwise apparent from the context, the ferm “permittee” shall include the

applicant, owner of the property, and any other person, corporation, or other entity
making use of this grant.

This grant shall not be effective for any purpose until the permittee, and the owner of
the subject property if other than the permittee, have filed at the office of the Los
Angeles County ("County”) Depariment of Regional Planning (“Regional Planning”)
their affidavit stating that they are aware of and agree to accept all of the conditions
of this grant, and until all required monies have been paid. Notwithstanding the
foregoing, this Condition No. 2 and Condition Nos. 4, 5, 7, 10, and 11 shall be effective
immediately upon the date of final approval of this grant by the County.

. Unless otherwise apparent from the context, the term “date of final approval” shall

mean the date the County's action becomes effective pursuant to Section 22.60.260
of the County Code.

The permittee shall defend, indemnify, and hold harmless the County, its agents,
officers, and employees from any claim, action, or proceeding against the County or
its agents, officers, or employees to aftack, set aside, void, or annul this permit
approval, which action is brought within the applicable time period of Government
Code Section 65009 or any other applicable limitations period. The County shall
promptly notify the permitiee of any claim, action, or proceeding and the County shall
reasonably cooperate in the defense. If the County fails to promptly notify the
permittee of any claim, action, or proceeding, or if the County fails to cooperate
reasonably in the defense, the permittee shall not thereafter be responsible to defend,
indemnify, or hold harmless the County.

[n the event that any claim, action, or proceeding as described above is filed against
the County, the permittee shall within ien days of the filing make an initial deposit with
Regional Planning in the amount of up to $5,000.00, from which actual costs and
expenses shall be billed and deducted for the purpose of defraying the costs or
expenses involved in Regional Planning's cooperation in the defense, including but
not limited to, depositions, testimony, and other assistance provided to permittee or
permittee’'s counsel.

CC.100813
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If during the litigation process, actual costs or expenses incurred reach 80 percent of
the amount on deposit, the permittee shall deposit additional funds sufficient fo bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permittee, the amount of an initial or any suppiemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost for
collection and duplication of records and other related documents shall be paid by the
permittee according to County Code Section 2.170.010.

If any material provision of this grant is held or declared io be invalid by a court of

competent jurisdiction, the permit shall be void and the privileges granted hereunder
shall lapse.

In the event that Tentative Tract Map No. 073203 should expire without the
recordation of a final map, this grant shall terminate upon the expiration of the tentative

map. Entitlement to the use of the property thersafter shall be subject to the
regulations then in effect.

. The subject property shall be maintained and operated in full compliance with the

conditions of this grant and any law, statute, ordinance, or other regulation applicable
to any development or activity on the subject property. Failure of the permitiee to

cease any development or activity not in full compliance shall be a violation of these
cenditions.

Prior o final map approval, the permittee shall remit all applicable library facilities
mitigation fees to the County Librarian, pursuant to Chapter 22.72 of the County Code.
The permittee shall pay the fees in effect at the time of payment, pursuant to Section
22.72.030. Questions regarding fee payment can be directed to the County Librarian

at (562) 940-8430. The permittee shall provide proof of payment upon request from
Regional Planning.

10. Within five (5) working days from the end of the appeal period, the permittee shall

11

remit processing fees at the Office of the Registrar-Recorder/County Clerk, payable
to the County of Los Angeles, in connection with the filing and posting of a Notice of
Determination (NOD) for this project and its entitiements in compliance with Section
21152 of the Public Resources Code. Unless a Certificate of Exemption is issued by
the California Department of Fish and Wildlife pursuant to Section 711.4 of the
California Fish and Game Code, the permitiee shall pay the fees in effect af the time
of the filing of the NOD, as provided for in Section 711.4 of the Fish and Game Code,
currently $2,285.25 ($2,210.25 for a Negative Declaration or Mitigated Negative
Declaration plus $75.00 processing fee) No land use project subject to this
requirement is final, vested or operative until the fee is paid. *

.Notice is hereby given that any person viclating a provision of this grant is guilty of a

misdemeanor. Notice is further given that the Regional Planning Commission
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or
modify this grant, if the Commission or Hearing Officer finds that these conditions have
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been violated or that this grant has been exercised so as to be detrimental to the
public's health or safety or so as to be a nuisance, or as otherwise authorized pursuant
to Chapter 22.56, Part 13 of the County Code.

12.All development pursuant to this grant must be kept in full compliance with the County
Fire Code to the satisfaction of said depariment.

13.All development pursuant to this grant shall conform with the requiremenis of the
County Department of Public Works to the satisfaction of said depariment.

14. All development pursuant fo this grant shail comply with the requirements of Title 22
of the County Code and of the specific zoning of the subject property, unless
specifically modified by this grant, as set forth in these conditions.

15.The permittee shall mainiain the subject property in a neat and orderly fashion. The

permittee shall maintain free of litter all areas of the premises over which the permittee
has control.

18.All structures, walls and fences open to public view shall remain free of graffiti or other
extraneous markings, drawings, or signage that was not approved by Regional
Planning. These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
about said premises. The only exceptions shall be seasonal decorations or signage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage. Paint utilized in covering such

markings shall be of a color that matches, as closely as possible, the color of the
adjacent surfaces.

TENTATIVE TRACT MAP SPECIFIC CONDITIONS

17.Unless otherwise apparent from the context, the term “subdivider” shall include the

applicant or any successor in interest, and any other person, corporation, or other
entity making use of this grant.

18.Except as expressly modified herein, this approval is subject to all recommended
conditions listed in the attached portion of the Subdivision Committee Report dated
July 7, 2016, consisting of letters and reports from the Departments of Public Works,

Fire, Parks and Recreaiion, and Public Health, fo the satisfaction of those
departments.

19. The project site shall be developed and maintained in substantial compliance with the
approved vesting tentative map dated June 22, 2016.

20. Prior to obtaining final map approval, the subdivider shall submit a copy of the project's
Covenants, Conditions and Restrictions (“CC&Rs") and any other covenants or
maintenance agreements entered into with respect to the project, to the Director for
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review and approval. Said CC&Rs shall contain lighting requirements, in which all
outdoor lighting and glare shall be deflected, shaded and focused away from all
adjoining properties. A copy of these conditions of approval shall be attached to the
CC&Rs and made a part thereof. All applicable project conditions of approval shall
be included as conditions in the CC&Rs and the CC&Rs shall prohibit any such
condition from being amended in any way, or eliminated, with regard fo language in
the CC&Rs, without prior approval from the Director.

21.Prior to obtaining final map approval, the subdivider shail provide in the CC&Rs a
method for the continuous maintenance of manufactured slopes and plantings,

common landscaped areas and facilities and all private driveways/fire lanes, fo the
satisfaction of the Director.

22.Permission is granted to record multiple final maps. The boundaries of the final unit
maps shall be to the satisfaction of the Los Angeles County Subdivision Committee
(“Subdivision Commitiee”). Each final unit map to record shall comply on its own, or
in combination with previously recorded final unit maps, with the open space and
average lot area requirements of the applicable General Plan, Zoning Ordinance and

CUP No. 201400172, Prior to approval of each final unit map, the subdivider shall
submit the following:

a. A phasing map indicating the boundaries of the current final map, the
boundaries and status of all previously filed final unit maps and the expected
boundaries and phasing of all future final unit maps; and

b. A summary sheet indicating the number and type of all lots shown, including

open space breakdown by phase, acreage, type and percentage, on the current
and previous final maps.

23. Grading shall not occur prior to final map recordation, unless otherwise approved by
the Director of the Depariment of Regional Planning.

24 Concurrent with recordation of associated final map, the permittee or successor in
interest shall record a covenant entered into with the Los Angeles County Community
Development Commission ("CDC”) in compliance with Section 22.56.2630 of the
County Zoning Ordinance to set aside two (2} two-bedroom dwelling units for sale to
lower income households as defined in California Health and Safety Code Section
50079.5. The two units set aside shall be set aside for a period of not less than 55
years from the date of the issuance of the Certificate of Occupancy. The permittee

shall submit a copy of the covenant to Regional Planning for review prior to recordation
of the document.

Attachments:
Subdivision Committee Report (Tentative Tract Map dated 06/22/16)

KKS:TM
11/09/186



FINDINGS AND ORDER OF THE REGIONAL PLANNING COMMISSION
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005

HEARING DATE(S). The Los Angeles County (“County”) Regional Planning
Commission (*Commission”) conducted a duly-noticed public hearing on November
9, 2016, in the matter of Project No. R2014-03527, consisting of Vesting Tentative
Tract Map No. 073203, Zone Change No. 201400013, Conditional Use Permit No.
201400172, and Parking Permit No. 201500005. Environmental Assessment No.
201400280 is associated with this Project.

ENTITLEMENT(S) REQUESTED. The applicant requests a Vesting Tentative Tract
Map to create 111 residential condominiums on ftwo lots and a separate
undeveloped residential ot (3 lots total) on 11.27 gross (9.37 net) acres, pursuant to
County Code Section 21.38.020.

LOCATION. The project site is located at 24710 and 24906 South Normandie
Avenue in the community of West Carson (APNs 7409-029-006; 7409-029-009; and
7409-029-010).

PROJECT DESCRIPTION. The applicant requests a Vesting Tentative Tract Map
to create 111 residential condominiums on two lots and a separate undeveloped
residential lot ot (3 lots total) on 11.27 gross (9.37 net) acres. The proposed Lot 1
would have an area of 0.90 gross (0.44 net) acres and be reserved for future
development of moderate-income housing (under a separate permit). The proposed
Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain 39 attached
residential condominium units. The proposed .ot 3 would have an area of 7.10
gross (6.39 net) acres and contain 72 detached residential condominium units.

The applicant also proposes to change the zone of the project site from M-1 (Light
Manufacturing) to RPD (Residential Planned Development). A development
program for the RPD Zone would be adopted through a conditional use permit
(“CUP"). Through this development program, the applicant requests flexibility in
project design regarding setbacks, fence height, and open space, and has
volunteered to dedicate two dwelling units on Lot 2 for sale to lower-income
households. A parking permit is also requested fo allow for parallel guest parking
spaces on Lot 2, as parallel on-site parking is normally not permitted. The project
would require approximately 37,100 cubic yards of cut, 54,360 cubic yards of fill and
the import of approximately 17,260 cubic yards of earth.

TOPOGRAPHY. The northern portion of the project site is a vacant, paved
commercial lot formerly utilized as a truck storage yard. The southern portion is

CC.082013
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10.

11.

currently occupied by four auto parts stores and auto repair businesses. The
property contains three abandoned oil wells and one operating oil well. Normandie
Avenue, a busy four-lane thoroughfare, is immediately to the west of the project site,
while Lomita Boulevard, a four-lane divided highway, is located immediately to the
south.

ZONING. The subject property is currently zoned M-1 (Light Manufacturing).

LAND USE CLASSIFICATION. Because the Project was submitted prior to the
adoption of the current Countywide Land Use Plan in 2015, the applicant has the
option of being reviewed for consistency with the previous Plan, which was adopted
in 1980. The applicant has chosen, therefore, for the Project to be subject to the
goals, policies, and land use categories of the 1980 Plan.

The Land Use classification of the project site under the 1980 Countywide Lane Use
Plan is Low/Medium Density Residential (6-12 dwelling units per gross acre).

SURRQOUNDING ZONING. Surrounding Zoning within a 500-foot radius:

North: R-1 (Single Family Residence)

South; City of Los Angeles (M1—Limited Industrial)

East: R-3-15U (Limited Multiple Residence—15 dwelling units per acre
maximum)

West: R-3-15U, C-3 (General Commercial)

SURROUNDING LAND USES. Surrounding land uses within a 500-foot radius
include:

North: Single-family residences
South: Church, light industry
East: Mobile home park

West: Mobile home park

SITE ACCESS. Vehicular access for Lots 2 and 3 would be from Normandie Avenue
via two separate gated entrances and private driveway systems. Lot 1 would take
vehicular access from both Normandie Avenue and Lomita Boulevard.

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS. The Los
Angeles County Subdivision Committee consists of representatives of the
departments of Regional Planning, Public Works, Fire, Parks and Recreation, and
Public Health. Based on the reports submitted to the Subdivision Committee for the
map dated June 22, 2016, all departments have cleared the project for public hearing
and approval. The full Subdivision Commitiee Report of July 19, 2016 is included
as part of the Vesting Tentative Tract Map's conditions of approval.
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12.

13.

14.

15.

16.

17.

ENVIRONMENTAL DETERMINATION., Prior to the Commission's public hearing on
the Project, an Initial Study was prepared for the Project in compliance with the
California Environmental Quality Act (Public Resources Code section 21000, et
seq.) ("CEQA™"), the State CEQA Guidelines, and the Environmental Document
Reporting Procedures and Guidelines for the County. Based on the initial Study,
staff from Regional Planning determined that a Mitigated Negative Declaration
("MND") was the appropriate environmental document for the Project because the
[nitial Study concluded that there was no substantial evidence that the Project would
result in a significant impact on the environment with the incorporation of those
mitigation measures included in the project’'s Mitigation Monitoring and Reporting
Program ("MMRP").

LEGAL NOTIFICATION AND PUBLIC OUTREACH.

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
property posting, library posting, and DRP website posting.

PUBLIC COMMENTS.

One letter of opposition from an area resident was received, citing the belief that
condominiums would increase crime in the area and that the industrial zoning of the
site is needed to service the nearby commercial fishing industry.

HEARING PROCEEDINGS. A duly noticed public hearing was held before the
Regional Planning Commission on November 9, 2016. Regional Planning staff gave
a brief presentation recommending approval of the project. The applicant’'s
representatives, Mr. Daryl Sequeira and Mr. Bryan Sevy, were sworh in and testified
in favor of the project. Commissioner Louie asked whether the applicant would be
favorable to reserving Lot 1—which was originally proposed as future commercial—
for moderate-income workforce housing. The applicant agreed, and a condition of
approval was added to the development program CUP requiring Lot 1 to be reserved
for at least five (5) for-sale moderate-income housing units, to be approved through
a future subdivision. Following this, the Commission voted to close the public
hearing, approve the Mitigated Negative Declaration and MMRP, approve the
vesting fentative tract map, CUP, and parking permit, and recommend approval of
the zone change of all three lots to the Board of Supervisors.

PLAN CONSISTENCY.

The proposed use of the site for attached and detached condominiums is consistent
with the Low/Medium Residential land use classification of the 1980 Countywide
Land Use Plan. This designation allows for a maximum density of 12 dwelling units
per gross acre, which would permit a maximum of 124 dwelling units on the portion
of the site proposed for residential use (Lots 2 and 3). Therefore, the requested total
of 111 residential units is consistent with this regulation.

ZONING CODE CONSISTENCY.
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The project site, upon adoption of the zone change, would be located in the RPD
(Residential Planned Development) Zone. Section 22.20.460 of the County Code
states that it is the intent of the RPD Zone “to promote residential amenities beyond
those expected under conventional development, to achieve greater flexibility in
design, to encourage well-planned neighborhoods through creative and imaginative
planning as a unit, and to provide for appropriate use of land which is sufficiently
unique in its physical characteristics or other circumstances to warrant special
methods of development.”

In general, development in the RPD Zone is subject to the same permitted uses,
limitations, and conditions as in the R-1 (Single Family Residence) Zone. However,
upon adoption of a development program through the CUP process, a project may
deviate from certain R-1 Zone development standards, such as required yards,
fence heights, and minimum lot sizes. In addition, development in the RPD Zone
must meet certain additional requirements.

Parking:
Section 22.52.1180 of the County Code requires that each single-family residence—

whether attached or detached—provide two covered parking spaces. In this case,
each proposed residence includes an attached two-car garage. This section of the
Code also requires that guest parking spaces be provided for condominium
developments containing 10 or more units at a rate of one space per four units.
Therefore, 10 guest parking spaces would be required for Lot 2, and 18 guest
parking spaces would be required for Lot 3. These requirements would be satisfied,
as the proposed project would provide 14 guest parking spaces for Lot 2 and 49
guest parking spaces for Lot 3. Of these spaces, 12 of those on Lot 2 would be
parallel to the proposed driveway and fire lane. Because on-site parallel parking
spaces are not normally permitted, the applicant has requesting a parking permit to
authorize them. The ability of the project to satisfy the parking permit burden of proof
will be analyzed under the “Neighborhood Impact/Land Use Compatibility” section
below.

Yard/Setback Requirements:

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain fron{-yard setbacks of 20 feet, rear-yard setbacks of
15 feet, side-yard setbacks of five feet, and corner side-yard setbacks of 10 feet. In
addition, walls and fences in front yards may not exceed a height of 3'-6”, and walls
and fences in other yards may not exceed six feet. However, these standards may
be modified upon adoption of a Development Program, which is intended to allow
for flexibility of design. In this case, the applicant has applied for a CUP for a
Development Program to allow for the following deviations to yard/setback
requirements:

a. Reduction of required front-yard setback from 20 feet to 10 feet (Lots 2 and 3)
b. Reduction of required rear-yard setback from 15 feet to 10 feet (Lot 3)
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18.

c. Increase in fencefwall height within the front-yard setback from 3'-6" to six feet
(Lots 2 and 3)

d. Increase in fence/wall height within the rear-yard setback from 6-0” to 12'-0"
(Lots 2 and 3)

Open Space:
The RPD Zone requires that not less than 30 percent of a project site’s net area be

dedicated as open space (County Code Section 22.20.460). As 8.94 net acres are
currently proposed for development, this would require a total of 2.68 acres of open
space. Currently the applicant proposes to provide 2.54 acres of open space (28.4
percent of the net area). While this is less than the requirement of 30 percent,
Section 22.20.460.B.4 of the County Code allows the Commission to modify this
requirement if it finds “that the particular development will contain compensatory
characteristics which will provide as well as better for planned unit development.”

Healthy Design:

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public street.
In addition, the County's Healthy Design Guidelines encourage as much pedestrian
interconnectivity as possible within a new residential development, as well as
between a new residential development and adjoining neighborhoods. A system of
five-foot-wide walkways is proposed throughout the project site, connecting each
individual unit to walkways that eventually reach Normandie Avenue. Overall, there
are four gated pedestrian pathways connecting Lot 2 with Normandie Avenue and
three connecting Lot 3 with the same street. These walkways also connect units to
the provided recreational areas, as well as providing pedestrian connections
between Lot 2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes with
either a curb or parkway. Pathways along interior access driveways, which each
serve four units, were permitted to utilize a "woonerf” design, which is a demarcated
pathway on either side of a driveway, differentiated by color and texture but not

" separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County Code
would be met by the proposed project.

LAND USE COMPATIBILITY.
The proposed development is compatible with the site’s allowed dwelling unit density
under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant’s request to change the zoning of the project site from M-1 to RPD is
warranied, as the applicable Countywide Land Use Plan designates the site for
Low/Medium Residential use. Changing the zone to allow residential development
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at this density would correct this inconsistency. The majority of the project site,
which was operated as a truck storage yard, has been vacant since 2013, and the
remainder of the site is occupied by auto repair and auto sales businesses.
Therefore, rezoning the site would not result in the elimination or relocation of
manufacturing jobs or location-dependent industries. There is also a need for
additional residentially-zoned property in the community, as the project site is
located in an area with a critical shortage of affordable housing. The project is
surrounded by compatible residential zones and uses to the north, east, and west,
and major employment centers are located in nearby Torrance and Long Beach.
Therefore, it is unlikely that additional residential development on the project site
would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in traffic
conflicts or congestion on the project site. The 12 guest parking spaces, which
would have dimensions of 8 feet by 22 feet, would provide ample room for
maneuvering, and the private driveway/fire lanes to which they are parallel would
have unobstructed widths of 26 feet, which would allow for passing vehicles to
continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may request a
Development Program CUP to deviate from certain development standards. The
applicant’s request for reduced front and rear yard setbacks and increased fence
heights in these setbacks (see “Yard/Setback Requirements” section above) is
appropriate in this case. The reduced front-yard setback of 10 feet along a portion
of Normandie Avenue is warranted by the existence of a large utility easement
corridor that occupies a portion of the street frontage near the center of the site.
Because buildings may not be located within this easement, the reduced front
setback on other portions of the site allows dwelling units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A six-foot-
tall perimeter wall within this front-yard setback is also appropriate, as it would be
facing the rear of all adjacent residences, which primarily face inward. The wall
would also serve as a sound barrier to Normandie Avenue, which is a busy four-lane
thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line is
also appropriate, as it would be facing the side yards of all new residences, due to
their north-south orientation. The normal required side-yard setback for a property
in the RPD Zone is only five feet. In addition, the mobile home park immediately to
the east maintains the same boundary as a side-yard setback, with a minimum
distance of five feet. The proposed fence within this required yard would also exceed
the maximum height of six feet. The applicant proposes to construct a six-foot-high
to seven-foot-high retaining wall topped by a five-foot-tall to six-foot-tall open-work
fence, for a total maximum height of 12 feet. By right, a six-foot-high retaining wall
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19.

20.

21.

may be topped with a 3’-6”-tall open-work fence as a safety measure. However, the
applicant proposes to raise the height of this safety fence by an additional 2°-6 for
the safety of children. The open-work nature of the fence material will prevent it from
blocking light on adjacent properties.

Open_Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a project
site’s net area be dedicated as open space. Such open space must be available for
the “use and enjoyment of all of the occupants” of a development (County Code
Section 22.20.460). As 8.94 net acres are currently proposed for development, this
would require a total of 2.68 acres of open space. Currently the applicant proposes
to provide 2.54 acres of open space (28.4 percent of the net area). This open space
includes front yards, parkways, and recreational areas spread throughout Lots 2 and
3. While this is less than the requirement of 30 percent, Section 22.20.460.B.4 of
the County Code allows the Commission to modify this requirement if it finds “that
the particular development will contain compensatory characteristics which will
provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics fo allow less
than the required amount of open space. The fact that the development would
provide two dwelling units for lower-income households would benefit the community
greater than the provision of an additional 0.14 acres of open space. In addition, the
applicant has agreed to reserve Lot 1 for future development of at least five
moderate-income dwelling units. As a result, the project is consistent with the
requirements of the RPD Zone.

PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the
site is physically suitable for the type of development being proposed since the
property is relatively level and is served by adequate road and utility infrastructure.

COMPATIBLITY WITH SURROUNDINGS. The Commission finds that the
requested use at the location will not adversely affect the health, peace, comfort, or
welfare or persons residing or working in the surrounding area; be detrimental fo the
use, enjoyment, or valuation of property of other persons located in the vicinity of
the site, or jeopardize, endanger, or otherwise constitute a menace to the public
health, safety, or general welfare. The project is surrounded by compatible
residential zones and uses to the north, east, and west, and major employment
centers are located in nearby Torrance and Long Beach.

DEVELOPMENT STANDARDS. The Commission finds that the proposed site is
adequate in size and shape to accommodate the yards, walls, fences, parking and
loading facilities, landscaping and other development features prescribed in Title 21
(Subdivision Code) and Title 22 (Zoning Code}, or as is otherwise required in order
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22.

23.

24.

25.

26.

to integrate said use with the uses in the surrounding area. The project would
substantially comply with the development standards of the Zoning Code.

ADEQUATE STREETS. The Commission finds that the proposed site is adequately
served by highways or streets of sufficient width and improved as necessary to carry
the kind and quantity of traffic such use would generate and by other public or private
service facilities as are required. The site would be served by Normandie Avenue
and Lomita Boulevard, and the applicant's Traffic Impact Analysis has been
analyzed and approved by the Department of Public Works.

SAFETY OF RESIDENTS. The Commission finds that the proposed project is
located and designed so as {o protect the safety of current and future residents, and
will not create significant threats to life and/or property due to the presence of
geologic, seismic, slope instability, fire, flood, mud flow or erosion hazard. All
disused oil wells must be re-abandoned to current standards imposed by the
California Division of Qil, Gas, and Geothermal Resources ("DOGGR”"), and new
residences will be separated from the remaining active oil well by a distance of at
least 100 feet.

ADEQUATE PARKING ARRANGEMENTS. The Commission finds that the
proposed parking arrangements, including the parallel on-site guest parking spaces,
will not cause conflicts, result in traffic congestion, or cause unauthorized use of
surrounding parking facilities. The 12 guest parking spaces, which would have
dimensions of 8 feet by 22 feet, would provide ample room for maneuvering, and the
private driveway/fire lanes to which they are parallel would have unobstructed widths
of 26 feet, which would allow for passing vehicles to continue uninhibited. All other
parking facilities would be developed to general standards of the County Code.

PUBLIC NOTICE. The Commission finds that pursuant to sections 22.60.174 and
22.60.175 of the County Code, the community was properly notified of the public
hearing by mail, newspaper, and property posting. Additionally, the Project was
noticed and case materials were available on Regional Planning's website and the
Harbor Gateway Library. On October 5, 2016, Notices of Public Hearing were
mailed to all property owners as identified on the County Assessor's record within a
500-foot radius from the Project Site, as well as to two persons on the courtesy
mailing list for the Carson Zoned District.

LOCATION OF DOCUMENTS. The location of the documents and other materials
constituting the record of proceedings upon which the Commission’s decision is
based in this matter is at the Los Angeles County Department of Regional Planning,
13th Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 80012,
The custodian of such documents and materials shall be the Section Head of the
Land Divisions Section, Department of Regional Planning.
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BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION
CONCLUDES THAT:

Regarding the CUP:

A.

That the proposed use with the attached conditions will be consistent with the
applicable adopted General Plan.

That the proposed use at the site will not adversely affect the health, peace, comfort
or welfare of persons residing or working in the surrounding area, will not be
materially detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site, and will not jeopardize, endanger or otherwise
constitute a menace to the public health, safety or general welfare.

That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22 of the County Code, or as is otherwise required
in order o integrate said use with the uses in the surrounding area.

That the proposed site is adequately served by highways or streets of sufficient width
and improved as necessary to carry the kind and quantity of traffic such use would
generate, and by other public or private service facilities as are required.

Regarding the Parking Permit:

E.

That there will be no conflicts arising from special parking arrangements allowing
shared facilities, tandem spaces, or compact spaces.

That the requested parking permit at the location proposed will not result in traffic
congestion, excessive off-site parking, or unauthorized use of parking facilities
developed to serve surrounding property.

THEREFORE, THE REGIONAL PLANNING COMMISSION:

1.

Certifies that the MND for the Project was completed in compliance with CEQA and
the State and County CEQA Guidelines related thereto; certifies that it independently
reviewed and considered the MND and that the MND reflects the independent
judgment and analysis of Commission as to the environmental consequences of the
Project; certifies that it considered the MMRP, finding that it is adequately designed
to ensure compliance with the mitigation measures during Project implementation;
determined that on the basis of the whole record before the Commission that there
is no substantial evidence that the Project will have a significant effect on the
environment; adopts the MND and finds that the MMRP is adequately designed to
ensure compliance with the mitigation measures during Project implementation; and
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2. Approves Conditional Use Permit No. 201400172 and Parking Permit No.
201500005, subject to the attached conditions.

ACTION DATE: 11/09/16

Vote: 4-0

Yes: Shell, Smith, Louie, Pedersen
No: None

Absent: Modugno

KKS:TM
11/09/16
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PROJECT DESCRIPTION

The project is a Conditional Use Permit ("CUP”} to adopt a Development Program for a
condominium complex on two lots and one lot for future residential development (three
lots total) in the RPD (Residential Planned Development) Zone totaling 11.27 gross acres.
Also a parking permit to allow for on-site parallel parking spaces. The project is subject
to the following conditions of approval:

GENERAL CONDITIONS

1.

Unless otherwise apparent from the context, the term “permittee” shall include the
applicant, owner of the property, and any other person, corporation, or other entity
making use of this grant.

This grant shall not be effective for any purpose until the permittee, and the owner of
the subject property if other than the permittee, have filed at the office of the Los
Angeles County ("County") Department of Regional Planning (“Regional Planning”)
their affidavit stating that they are aware of and agree to accept all of the conditions
of this grant, and that the conditions of the grant have been recorded as required by
Condition No. 7, and until all required monies have been paid. Notwithstanding the
foregoing, this Condition No. 2 and Condition Nos. 4, 5, 8, 11, and 12 shall be effective
immediately upon the date of final approval of this grant by the County.

Unless otherwise apparent from the context, the term “date of final approval” shall
mean the date the County's action becomes effective pursuant to Section 22.60.260
of the County Code.

The permitiee shall defend, indemnify, and hold harmless the County, its agents,
officers, and employees from any claim, action, or proceeding against the County or
its agents, officers, or employees to attack, set aside, void, or annul this permit
approval, which action is brought within the applicable time period of Government
Code Section 65009 or any other applicable limitations period. The County shall
promptly notify the permittee of any claim, action, or proceeding and the County shall
reasonably cooperate in the defense. If the County fails to promptly notify the
permittee of any claim, action, or proceeding, or if the County fails fo cooperate
reasonably in the defense, the permittee shall not thereafter be responsible to defend,
indemnify, or hold harmiess the County.

In the event that any claim, action, or proceeding as described above is filed against
the County, the permittee shall within ten days of the filing make an initial deposit with
Regional Planning in the amount of up to $5,000.00, from which actual costs and
expenses shall be billed and deducted for the purpose of defraying the costs or
expenses involved in Regional Planning's cooperation in the defense, including but

CC.700813
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not limited to, depositions, testimony, and other assistance provided to permiitee or
permittee's counsel.

If during the litigation process, actual costs or expenses incurred reach 80 percent of
the amount on deposit, the permittee shall deposit additional funds sufficient to bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permitiee, the amount of an initial or any supplemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost for
collection and duplication of records and other related documents shall be paid by the
permittee according to County Code Section 2.170.010.

If any material provision of this grant is held or declared to be invalid by a court of
competent jurisdiction, the permit shall be void and the privileges granted hereunder
shall lapse.

Prior to the use of this grant, the permittee, or the owner of the subject property if other
than the permittee, shall record the terms and conditions of the grant in the office
of the County Registrar-Recorder/County Clerk ("Recorder”). In addition, upon any
transfer or lease of the property during the term of this grant, the permittee, or the
owner of the subject property if other than the permittee, shall promptly provide a copy
of the grant and its conditions to the transferee or lessee of the subject property

In the event that Tentative Tract Map No. 073203 should expire without the
recordation of a final map, this grant shall terminate upon the expiration of the tentative
map. Entitlement to the use of the property thereafter shall be subject to the
regulations then in effect.

. The subject property shall be maintained and operated in full compliance with the

conditions of this grant and any law, statute, ordinance, or other regulation applicable
to any development or activity on the subject property. Failure of the permittee to
cease any development or activity not in full compliance shall be a violation of these
conditions.

10. Prior to final approval, the permittee shall remit all applicable library facilities mitigation

11.

fees to the County Librarian, pursuant to Chapter 22.72 of the County Code. The
permittee shall pay the fees in effect at the time of payment, pursuant to Section
22.72.030. Questions regarding fee payment can be directed to the County Librarian
at (562) 940-8430. The permittee shall provide proof of payment upon request from
Regional Planning.

Within five (5) working days from the end of the appeal period, the permittee shall
remit processing fees at the Office of the Registrar-Recorder/County Clerk, payable
to the County of Los Angeles, in connection with the filing and posting of a Notice of
Determination (NOD) for this project and its entitlements in compliance with Section
21152 of the Public Resources Code. Unless a Certificate of Exemption is issued by
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the California Department of Fish and Wildlife pursuant to Section 711.4 of the
California Fish and Game Code, the permittee shall pay the fees in effect af the time
of the filing of the NOD, as provided for in Section 711.4 of the Fish and Game Code,
currently $2,285.25 ($2,210.25 for a Negative Declaration or Mitigated Negative
Declaration plus $75.00 processing fee) No land use project subject to this
requirement is final, vested or operative until the fee is paid.

12.Notice is hereby given that any person violating a provision of this grant is guilty of a
misdemeanor. Notice is further given that the Regional Planning Commission
("Commission”} or a Hearing Officer may, after conducting a public hearing, revoke or
modify this grant, if the Commission or Hearing Officer finds that these conditions have
been violated or that this grant has been exercised so as to be detrimental to the
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant
to Chapter 22.56, Part 13 of the County Code.

13. All development pursuant to this grant must be kept in full compliance with the County
Fire Code to the satisfaction of said department.

14.All development pursuant to this grant shall conform with the requirements of the
County Department of Public Works to the satisfaction of said department.

15. All development pursuant to this grant shall comply with the requirements of Title 22
of the County Code and of the specific zoning of the subject property, unless
specifically modified by this grant, as set forth in these conditions.

16. The permittee shall maintain the subject property in a neat and orderly fashion. The
permittee shall maintain free of litter all areas of the premises over which the permittee
has control.

17. All structures, walls and fences open to public view shall remain free of graffiti or other
extraneous markings, drawings, or signage that was not approved by Regional
Planning. These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
about said premises. The only exceptions shall be seasonal decorations or signage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage. Paint utilized in covering such
markings shall be of a color that matches, as closely as possible, the color of the
adjacent surfaces.

18.The subject property shall be developed and maintained in substantial confermance
with the plans marked Exhibit “A.” If changes to any of the plans marked Exhibit "A”
are required as a result of instruction given at the public hearing, five (5) copies of a
modified Exhibit “A” shall be submitted to Regional Planning by January 11, 2017.
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19.1n the event that subsequent revisions to the approved Exhibit “A” are submitted, the
permittee shall submit three (3) copies of the proposed plans to the Director for
review and approval. All revised plans must substantially conform to the originally
approved Exhibit “A”. All revised plans must be accompanied by the written
authorization of the property owner(s) and applicable fee for such revision.

CONDITIONAL USE PERMIT SPECIFIC CONDITIONS

20. The permittee shall maintain a front-yard (western) setback of not less than 10 feet
and a rear-yard (eastern) setback of not less than 10 feet for all lots.

21.The permittee may maintain a fence or wall within the required front-yard (western)
setback of all lots not to exceed six feet in height.

22.The permittee may maintain a retaining wall within the required rear-yard (eastermn)
setback of all lots not to exceed seven feet in height. This may be topped by an open-
work fence that shall not exceed six feet in height. The total combined height of any
such structure shall not exceed 12 feet.

23. The permittee shall maintain a minimum of 2.54 acres of open space across both lots.
Said open space shall be maintained and kept permanently accessible to all residents.

24, Prior to obtaining final approval, the permittee shall submit a copy of the project’s
Covenants, Conditions and Restrictions ("CC&Rs") and any other covenants or
maintenance agreements entered into with respect to the project, to the Director for
review and approval. Said CC&Rs shall contain lighting requirements, in which all
outdoor lighting and glare shall be deflected, shaded and focused away from all
adjoining properties. A copy of these conditions of approval shall be atiached to the
CC&Rs and made a part thereof. All applicable project conditions of approval shall
be included as conditions in the CC&Rs and the CC&Rs shall prohibit any such
condition from being amended in any way, or eliminated, with regard to language in
the CC&Rs, without prior approval from the Director.

25.Prior to obtaining final approval, the permitiee shall provide in the CC&Rs a method
for the continuous maintenance of manufactured slopes and plantings, common
landscaped areas and facilities and all private driveways/fire lanes, to the satisfaction
of the Director.

26. Concurrent with recordation of associated final map, the permittee or successor in
interest shall record a covenant entered into with the Los Angeles County Community
Development Commission (“CDC") in compliance with Section 22.56.2630 of the
County Zening Ordinance to set aside two (2) two-bedroom dwelling units for sale to
lower income households as defined in California Health and Safety Code Section
50079.5. The two units set aside shall be set aside for a period of not less than 55
years from the date of the issuance of the Certificate of Occupancy. The permittee
shall submit a copy of the covenant to Regional Planning for review prior to recordation
of the document.



PROJECT NO. R2014-03527-(2) CUP/PKP CONDITIONS
- CONDITIONAL USE PERMIT NO. 201400172 PAGE 5 OF 5
PARKING PERMIT NO. 201500005

27.The development of Lot 1 shall be restricted to provide not less than five (5)
workforce housing units for sale to moderate income households with a maximum
income of 120% area median income ("AMI").  The permitiee or successor in
interest shall record a covenant entered into with the Los Angeles County
Community Development Commission (“CDC") to set aside these dwelling units
for sale to moderate income households as defined in California Health and Safety
Code Section 50079.5. The units set aside shall be set aside for a period of not
less than 55 years from the date of the issuance of the Certificate of Occupancy.
The covenant shall also include a local hire program similar to that adopted for
CDC affordable housing projects, with exact specifications to be approved by the
CDC and the Director of Regional Planning. Development on Lot 1 shall conform
to the development standards of the R-3 Zone. The development of these units
shall require approval of a separate tentative tract map at a future date, as required
by the Subdivision Map Act and Title 21 of the County Code.

PARKING PERMIT SPECIFIC CONDITIONS

28.Required guest parking for Lot 2 of Tract 73203 (southern lot) may be fulfilled with
on-site parallel parking spaces with minimum dimensions of eight feet by 22 feet
(8" x 22'). Said spaces shall not block or interfere with any required fire lane,
garage entrance, or backup space.

KKS:TM
11/09/16
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# Environmental Factor Mitigation Action Required Ermﬂﬂﬂﬂﬂw::m mmmuozmﬁw%mm:@ or _so:_.o:wm b@m:nc or
AQ-1 |AiF Quality Use af [ow-VOGC or no-vOC  [Upon approval of  {Permittee DRP, DPH
Architectural Coatings. The permittee shall use only paints. Paints used shall be |Master Plot Plan
painis and architectural coatings where the content of indicated on the project’s
volatile Srganic compounds (VOC) does not exceed zero Master Plot Plan.
grams per liter (gft) for Interior and 50 g/l for exterior
residential ang non-residential applications.
AQ-2  |Alr Quality Use of Tier IV engine During construction |Permittee DRP
Construction Equipment Exhaust. The permittee shall emissions o:EE mn:,c.m_ma
. . s . on all canstruction equipment
use consiruction equipment that ulilizes a Tier IV engine
emissions output equivalent for all construction activities
CR-1 {Cuilurat Resources Contact County Coroner, Upon discovery of  |Permittee DRP, Coroner, NAHC
NAHC, follow relevant human or cultural
Cultural Remains. Should culiural resource remains be mﬂﬂ%:m of Public Resources. |remains
encountered during land modification activities, work shalt
cease, and the Los Angeles County Direclor of Regional
Planning contacted immediately to determine appropriate
measures to mitigate adverse impact to the discovered
resources. [f human remains are discovered within the
boundaries of the project area, then the procedures
described in Section 7050.5 of the California Health and
Safety Code shall be foliowed. These procedures require
notification of the County Coroner. If the County Coroner
determines that the discovered remains are those of
Native American ancestry, then the Native Amerlcan
Heritage Commission (NAHC) must be notified by
telephone within 24 hours; Sections 5097.94 and 5097.98
of the Public Resources Code describes the procedures
to be followed after the notification of the NAHC
HAZ-1 |Hazards/Hazardous Segregation and disposal of |Upon discovery of  [Permitice BRP, Fire
Materials Petroleum in Soil. In the event that ground-disturbing wmmm_mmwwﬁd or chemical waste wwmwwmoc:nmn“:v_mﬂ%.
activities expose abandoned piping, petroleum in soil, an waste disposal
abandoned waste disposal system, debris not system, or any other
encountered during the Phase 1 site reconnaissance, or m:mnmnm debris or
any other suspect materials, encountered materials shall materials
be segregated for proper characterization and disposal or
recycle. Proper disposal or recycle of suspect materials
shall be performed in accordance with County regulations
and subject to monitor and review by the Hazardous
Materials Division of the Los Angeles County Fire
Department ("Hazmat").
MMRP for PROJECT NO. Page 1 of 3
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HAZ.2 |Hazards/Mazardous
Materials

Re-abandonment of Oil Wells. Prior to issuance of
grading permils, Inactive oil wells "Faith" 64 and "Ring-
Hawkins" 4 shall be re-abandoned in accordance with
current California Code of Regulations Title 14 Section
1881 abandonment standards. All required documentation
shall be submitied to the Division of Qil, Gas &
Geothermal Resources (DOGGR) and the site inspected
by DOGGR engineer. Prior to inspection by DOGGR, the
DOGGR Report of Well Plugging and Abandonment shall
be submitted to the Los Angeles County Fire Department
and the Department of Reglonal Planning for review and
approval

Obtain Reports of Well
Plugging and Abandonment
for three identified ofl wells

Prior to grading
permit approval

Permittee

DRP, Fire, DOGGR

N-1  |Noise

Construction Equipment Noise. If electrical service is
available within 150 feet, electrical power shall be used to
run air compressors and similar power tools. Internal
combustion engines shall be equipped with a muffler of a
type recommended by the manufacturer. No internal
combustion engine shall be operated on the project site
without the manufacturer-recommended muffler. All diesel
equipment shall be operated with closed engine doors and
shall be equipped with factory-recommended mufflers.

Use of electrical power for
tools, mufflers for internal
combustion engines

During construction

Permiltee

DRP, DPH

N-2 [Noise

Additional Construction Noise Controls. For all mobile
construction equipment operating within 250 feet of
adiacent residential receptors, and for all stationary
consfruction equipment operating on the project site,
additional noise attenuation techniques shall be employed
to ensure that noise remains within levels allowed by the
County of Los Angeles noise restrictions. Prior to issuance
of grading permits, the Applicant shalf submit a mitigation
plan prepared by a qualified engineer or other acoustical
expert for review and approval by the departments of
Regional Planning and Public Health that identifies noise
control measures that achieve a minimum 20 dBA
reduction in construction-related noise levels. The
mitigation plan may include use of vibratory pile drivers or
other pile driving noise controls, sound curfains,
engineered equipment controls, or other methods. Nolse
control requirements shall be noted on project
construction drawings and verified by the Building and
Safety Division during standard inspection procedures

Use of noise barriers for
construction equipment within
250 feet of residences

During construction

Permittee

DRP, DPH

11/9/2016
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N-3 [Noise

Neighbor Notification. Provide notification to commercial
and residential occupants adjacent to the project site at
least 24 hours prior to initiation of construction activities
that could significantly affect outdoor or indoor living .
areas. This notification shalt include the anticipated hours
and duration of construction 2nd a description of noise
reduction measures. The notification shall include a
telephone number for local residents to cail to submit
complaints associated with construction noise. The
notification shall be posted on Normandie Avenue and
Lomita Boulevard adjacent to the project site, and shall be
easily viewed from adjacent public areas.

Notification of adjacent
neighbors 24 hours prior {o
significant noise generating
activities

24 hours prior to
occurrence, During
construction

Permittee

DRP, DPH

T-1 |Transportation/Traffic

Right Turn Lanes. Prior to issuance of Final Map, the
permittee shall contribute fair share funds (18.7% of total)
for the construction of a southbound right turn overtap
jane and an eastbound right turn lane at the intersection
of Normandie Avenue and Lomita Beulevard, to the
satisfaction of the Department of Public Works.

Payment of fair share funds
for construction of right turn
lanes at NormandiefLomita
intersection

Priar to Final Map
approval

Permittee

DRP, DPW

MC-1 |Mitigation Compliance

As a means of ensuring compliance of above mitigalion
measures, the applicant and subsequent owner(s) are
responsible for submitting compliance report to the
Department of Reglonal Planning for review, and for
replenishing the mitigation monitoring account i
necessary until such as all mitigation measures have
been implemented and completed.

Submittal and approval of
comptiance report and
replenishing mitigation
monitaring account

Yearly and as
required until all
measures are
completed,

Permitiee

DRP

11/9/2016

MMRP for PROJECT NO.
R2014-03527-(2)/ TR 073203 / ZC NO. 201400013 / ENV NO. 201400280

Page 3 of 3



Los Angeles County
Department of Regional Planning

Planning for the Challenges Ahead

Richard J. Bruckner
Director

November 9, 2016

TO: Laura Shell, Chair
Doug Smith, Vice Chair
David W. Louie, Commissioner
Curt Pedersen, Commissioner
Pat Modugno, Commissioner

FROM: Tyler Montgomery_##
Land Divisions Section

SUBJECT: PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203
ZONE CHANGE NO. 201400013
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005
ENVIRONMENTAL ASSESSMENT NO. 201400280
November 9, 2016 Public Hearing
Agenda Item No. 6

Since the previous update memo of November 3, staff has received two letters regarding the
above project. The first, dated November 7, 2016, is from Marc A. H. Canelas, a local resident.
He opposes the project, as he believes that condominiums will bring crime to the area. He also
states that the site should be kept industrial in order to provide space for uses that support the
commercial fishing industry. He also claims that the site iteslf is designated a “commercial
fisherman’s homestead,” although staff’s research found no evidence of such a thing.

The second letter is also dated November 7, 2016 and is from Elizabeth A. Camacho, an attorney
representing the applicant. Ms. Camacho reiterates reasons for the Commission to support the
project, stating that the development will provide much needed housing—including two lower-
income units—in an area that is currently an incompatible industrial island. She also states that
the project will provide adequate open space and amenities, and that the requested development
program deviations are appropriate for the site. Finally, she requests that one of the conditions
recommended by the Department of Public Works—regarding the timing of annexation into the
lighting district—be amended. Instead of requiring annexation prior to issuance of building
permits, the applicant is requesting that this requirement be prior to the issuance of a certificate
of occupancy, as the annexation process can sometimes take a year or longer. Staff defers to
the Department of Public Works regarding the appropriateness of this modification.

Enclosed:
Letter of opposition from Marc A. H. Canelas (11/07/16)
Letter from applicant’s attorney, Elizabeth A. Camacho (11/07/16)

KKS:TM

320 West Temple Street = Los Angeles, CA 90012 = 213-974-6411 = Fax: 213-626-0434 = TDD: 213-617-2292



Tyler Montgomery

From: Marc A. H. Canelas <canelas777@gmail.com>
Sent: Monday, November 07, 2016 12:22 AM

To: Tyler Montgomery

Subject: 24500 NORMANDIE Ave. Harbor City CA 90710
Follow Up Flag: Follow up

Flag Status: Flagged

Categories: Hearing correspondence

Los Angeles Regional Planning Commission

ATTN: Tyler Montgomery

Case # TR-073203

Dear Mr. Tyler Montgomery,

I am writing to you with regards to the property 24500 NORMANDIE Ave. Harbor City CA 90710.

With regards to the development of the property....there is no question to the need to redevelope the location,
the question is how.

I object to the proposal of the intention to place 111 residential condominiums on the open 11.27 acres...
My reasons are the following:

It would decrease the value of all the track homes in Harbor City and increase the local crime in the area.
I would like to indicate that I have been a resident of Harbor City since the early 1970's.

I have first hand watched the development over the years...and noted a huge increase on crime since the
condominium complex was built on Vermont and PCH, just a few block away.

The location on NORMANDIE with it's original building structures had and still has heavy community function
not being take accounted for.

Over the years, it has fallen into decay....ending up as a makeshift storage facility.
It was and still is a working unit of a working Commercial Fisherman Farm and Harbor industrial center....

It was AND STILL IS VITAL TO THE WORKING COMMERCIAL FISHERMEN OF THE SOUTH BAY....
Being the center hub for King Harbor and Los Angeles Harbor.

24500 NORMANDIE is documented with the City of Los Angeles as a Commercial Fisherman Homestead
#8083330239 and is required by federal law for fishing and farming purposes.

I ask that the Los Angeles Regional Planning Comunission recognize the validity of the constitutional rights
which require land to be allocated for commercial fisheries and its working communities.

1



The South Bay was designed with a Garden City Floorplan originally developed by the French.... ie. There is a
viable agrictural unit dispersed throughout the South Bay...mixed in an urban city floorplan. This would bring
viable work back to the area for residents...

All this must be accounted for.

As stated before.... Harbor City is the center hub for the South Bay... And 24500 NORMANDIE the heart of
Harbor City.

[ was close to Mr. Pete Prestininzi and practically grew up on the property. [ was given the key to the front gate
by Mr. Pete and told to run the place when I returned from university and military work over seas. Upon my
return, I found the property in ruin, that Mr. Pete had passed and my hometown overrun with crime... The
location was rittled with gang activity. There was a government shut down and i was called in to active military
duty under USMC194B to contain the location. [ was awarded the Homestead #8083330239 documented with
Los Angeles County in early 2013 and has been my only and primary residence.

I'have been a doccumented commercial fisherman in the South Bay for over fifieen years.

I am requesting that my constitutional rights as a commercial fisherman, soldier, World Steward Farmer, and
American Citizen be acknowledged and respected with regards to the Harbor City Farm.

I would like to make special note that there is active farming/nursery work still underway one block away at
24500 Vermont.

To develop the land as condominiums would undermine the functional Floorplan of the Commercial Fisherman
Farming infrastructure of the South Bay and the Channel Islands.

The infrastructure also includes 200 acres of viable federal farmland located on Torrance Airport and numerous
plots of land intended for agrictural use throughout the Palos Verdes peninsula and the Harbor Systems.

Since occupation in early 2013, numerous buildings were reviewed and condemned due to asbestosis and lead
toxicity. The south side industrial section 1s still intact and has active businesses currently operational. To
destroy this infrastructure would cripple the local Harbor City Community. I also argue that some of the
buildings remaining have historical and movie history. The industry on the property is vital to the financial
stability of the area.

The property needs to be reestablished much the same way it was previously for functional
community purposes.

Lastly, substantial personal investments have been made by the community, myself and family for the
redevelopment of our hometown fisherman farm

Once again, [ ask that the legal rights of the Comumercial Fisherman Homestead be recognized.

I wish to speak further as to how the property needs to be reestablished and am requesting court audience if
need be to substantiate my legal rights to preserve the Fisherman Homestead... For future generation and a
stable foundation for America's food sources.

Sincerely,

Marc Herbelin Canelas M.D.



ELizABETH A. CAMACHO
Senior Counsel

LO E B & 10100 Santa Monica Bivd, Direct 310.282.2075

Suite 2200 Main 310.282.2000

LOEB.ir Los Angeles, CA 90067 Fax 310.510.6735
LLF ecamacho@loeb.com

November 7, 2016

Regional Planning Commission
County of Los Angeles

320 West Temple Street

Los Angeles, California 90012

Re: 24710, 24906 S. Normandie Avenue (Sagewood Project)

Honorable Commissioners:

We are writing on behalf of our client, LaTerra Development, which is the
applicant for the requested Vesting Tentative Tract Map, Zone Change, Conditional Use
Permit, and Parking Permit for the above referenced project known as “Sagewood” (the
“Project”). Sagewood will transform an incompatible and underused site into a vibrant
residential community that will provide much needed housing, including affordable
housing, and complement its surrounding residential neighborhood.

As discussed below, the Project:

o Will resolve the site’s current zoning conflict with both the 1980 General Plan
and the adjacent residential uses;

o Will provide 111 new residential units, including 2 below-market units, in an area
with a critical housing shortage

e Has received no community opposition; and
e Will not result in any unmitigated significant environmental impacts.

We support staff's recommendation of approval and appreciates staff's
November 3, 2016 letter providing several corrections to the staff report. For the
reasons discussed below, respectfully request your approval of the Vesting Tentative
Tract Map, Conditional Use Permit, and Parking Permit, and your recommendation for
approval of the Zone Change.

Los Angeles New York Chicago Nashville Washington, DC Beijing Hong Kong www.loeb.com

For the United States offices, a limited liability partnership including professional corporations. For Hong Kong office, a limited liability partnership.
10896546.1
225268-10002



Regional Planning Commission
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A. The Project Will Replace An Incompatible Island with Much Needed
Housing

The project site contains approximately 11.27 acres and is located along
Normandie Avenue north of Lomita Boulevard in the West Carson area. The southern
portion of the site is occupied by various automotive repair and service uses. The
northern portion of the site previously operated as a truck storage yard, but is currently
vacant.

The project site’s current M-1 zoning and existing land uses conflict with the
property’'s 1980 General Plan land use designation of low-medium residential and with
adjacent uses. As shown in the aerial photograph attached as Exhibit A, the property
is surrounded by existing residential uses. A single family neighborhood is located
immediately north of the project site, and mobile home parks are located to the
immediate east and west of the project site. Harbor City Park is located a block away,
directly east of the Coast Mobile Home Park. The project site thus exists as an
incompatible industrial island wedged in the middle of a residential community.

The Project would reconcile these conflicts, establishing a use compatible with
the existing low-medium residential land use designation and adjacent development and
adding much needed housing. The Project proposes to change the zoning on the
majority of the project site (approximately 10.37 acres) to Residential Planned
Development with a Conditional Use Permit for a Development Program (RPD-DP). The
approximately 0.92 acre area at the tail end of the southern edge of the property would
retain the current M-1 zoning to allow for approximately 3,900 square feet of commercial
development, consistent with existing uses along Lomita Boulevard. The proposed
Vesting Tentative Tract Map would subdivide the site into three lots, with the residential
uses on Lots 2 and 3 and the commercial uses on Lot 1.

Given the surrounding residential uses, the property is not suited for industrial
uses. The site has been in decline for years and is significantly underutilized. As staff
notes, rezoning the site would not result in the loss of manufacturing jobs or location-
dependent industries. The proposed use will eliminate incompatible noise, odors and
aesthetics of prior industrial uses in close proximity to residential communities, provide
much needed housing, unify surrounding residential uses, and contribute to a cohesive
residential community.

B. The Project Will Provide Diverse Housing Opportunities

The project’s residential community is designed to provide entry level home
ownership opportunities in an area with little new housing stock. The project’s
residential component consists of 111 residential units on Lots 2 and 3, along
Normandie Boulevard.

10896546.1
225268-10002
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Lot 2 will contain 39 condominium townhome units in 8 buildings on 2.55 net
acres. Townhome unit sizes are expected to range from approximately 1,131 to
approximately 1,838 square feet and consist of two-, three- and four-bedroom units in
five unit plans. Buildings will be 3-stores with a maximum height of 27 feet.

Lot 3 will contains 72 detached condominium homes on 6.39 net acres. Lot 3 is
expected to contain 4 unit types ranging from approximately 1,536 square feet to

approximately 2,438 square feet. Buildings will be 3-stores with a maximum height of
27 feet.

The proposed residential density is consistent with the General Plan designation
of low-medium residential, with dwelling unit densities of 11.9 du/ac and 10.1 du/ac on
Lots 2 and 3 respectively. The proposed residential densities allow the Project to
accommodate a diversity of product and price points accessible to a wider population
yet compatible with adjacent densities, while incorporating abundant open space and
recreational amenities for residents, as discussed below.

e Open Space and Amenities

The project has been deéigned to maximize usable open space on the site,
providing meaningful opportunities for both active and passive recreation and relaxation,
with both public and private open spaces to enhance the quality of life for every
resident.

- The residential component will include approximately 110,706 square feet of
common open space available to all Project residents, which will include significant
contiguous green spaces and amenities. The Project includes a large open space area
in the center of the residential development, which will include an approximately 9,265
square foot open turf park with shade trees and bench seating, an approximately 2,390
square foot children’s play area and structure, three separate dining terraces with tables
and built in barbeque facilities, and an approximately 1,849 square foot enclosed dog
park. This common open space comprises approximately 28.4% of the combined net
area of Lots 2 and 3.

In addition to the common open space described above, each dwelling unit in the
Project will have a private open space component. Each townhome on Lot 2 will have a
private balcony of at least 50 square feet, providing over 3,600 square feet of private
open space on Lot 2. Each detached condominium home on Lot 3 will have private
ground floor open space that will function as a rear and/or side yard ranging in size from
121 square feet to 2,343 square feet.

The Project also incorporates plentiful pedestrian connectivity to facilitate a
healthy lifestyle. Due to the high speed and traffic volumes along Normandie Avenue
the residential component will be gated, but will have a total of seven pedestrian

10896546.1
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connections from the residential component to Normandie Avenue. While Lots 2 and 3
have separate vehicular access, there are pedestrian connections between the two lots.
The Project interior not only incorporates traditional sidewalks and pathways, but cul-de-
sac driveways on Lot 3 will be “woonerf” walk streets consisting of a stamped asphalt
field flanked by demarcated pedestrian pathways. The woonerfs encourage pedestrian
activity and deemphasize the automobile by softening the drive aisle and creating a
shared space.

The proposed Project complies with the Residential Planned Development open
space standards set forth in County Code Section 22.20.460.B. Although the Project
proposes common open space of 28.4%,which is slightly less than the 30%
contemplated, such deviation is permitted because the Project provides compensatory
characteristics that provide as well or better for planned unit development as intended
by the code. The Project’'s common open space consists of contiguous, usable areas
that offer a diversity of both active and passive recreation opportunities, and is
complemented by the Project’s significant private open space components. Although
the code does not require any private open space, and many condominium projects are
not able to incorporate private outdoor spaces for residents, the Project includes private
open space for each unit in the project — balconies for the townhome units and private
rear and side yards for the detached homes. The Project’s combination of common and
private open space provides residents with a variety of quality outdoor environments
that will contribute to a healthy and enjoyable lifestyle. In addition, the Project's
“‘woonerf” walk streets allow for necessary vehicular access while providing softer and
aesthetically pleasing outdoor spaces that further contribute to the varied types of
outdoor spaces for residents to enjoy.

The Project’s open space component also allows development of this irregularly
shaped site with the density contemplated by the General Plan, thus allowing the
Project to address the critical housing shortfall with units at a diversity of price points.
Finally, the Project provides the additional compensatory feature of setting aside two
units on Lot 2 for lower income households, providing further diversity of housing,
without any accompanying increase in density or intensity of development.

The common open space, private open space and “woonerf” walk streets
together comprise 48.4% of the Project site area and meet the aesthetic and
recreational objectives of the RPD-PD zone and better serve future residents of the
Project with plentiful landscaping and a diverse range of livable outdoor spaces and
amenities. These areas, together with the two below market units, achieve the intent of
the Residential Planned Development zone, providing a high quality residential
community with amenities beyond those expected with conventional development.

In addition, yet another open space option is provided by Harbor City Park, which
is located one block from the Project site.

10896546.1
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b Parking

Parking for residential uses on both Lot 2 and Lot 3 will meet and exceed the
code parking requirements. All residential units will have two covered parking spaces in
a private garage, and certain units on Lot 3 will also have private driveway parking
available, for a total of 78 private parking spaces for Lot 2 and 158 private parking
spaces for Lot 3. Although guest parking is required only for the units on Lot 2, guest
parking will be provided on both lots, with 14 guest parking spaces on Lot 2 and 49
guest parking spaces on Lot 3.

In order to maximize the number of guest parking spaces and to best
accommodate the site plan, the Project includes a request for a Parking Permit to allow
some of the guest parking spaces on Lots 2 and 3 to be parallel parking spaces (8’ by
22’) located along the main drive aisles. 12 of the guest parking spaces on Lot 2 will be
parallel spaces and 27 of the guest parking spaces on Lot 3 will be parallel spaces.

Allowing parallel parking spaces with dimensions of 8' by 22' allows the Project to
include guest parking spaces in excess of code requirements, thereby minimizing any
need for off-site parking and avoiding impacts to surrounding neighborhoods. Parallel
parking will also allow the Project to provide additional guest parking without
compromising landscaped open space or amenities.

The proposed parallel parking spaces are unlikely to impede circulation or result
in queueing impacts. The parallel spaces on Lot 2 are located only on the egress side
of the drive aisle, which minimizes the likelihood of impeding ingress or resulting in
queuing issues impacting the project entrance or Normandie Boulevard. On Lot 3 most
of the parallel spaces along the main drive aisle are located at the end of the aisle,
allowing for greater ease of access, which will also further minimize the likelihood of any
queueing impacts.

We understand from staff that the staff report and recommended findings and
conditions address parallel parking only on Lot 2 because no guest parking is required
for Lot 3. In order to avoid any confusion down the line, however, we request
clarification that the proposed 8’ x 22’ parallel spaces would be permitted on Lot 3,
despite the absence of a requirement for guest parking.

The commercial/retail component on Lot 1 will have separate vehicular access
will meet code parking requirements.

E Development Program Requests

Consistent with the proposed RPD-DP zoning, the Project proposes to customize
certain development standards to provide the most effective site plan and, pursuant to

10896546.1
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the proposed Conditional Use Permit, will meet all applicable requirements in
compliance with the intent of the RPD-DP zone. In addition to the open space request,
discussed above, the Project seeks the following flexibility in development standards.

1. Setbacks

The Project includes varying setbacks with minimum front and rear setbacks of
ten feet, which require reductions from the required setbacks of 20 and 15 feet, ,
respectively. The reduced setbacks are necessary to maximize usable space due to the

property’s irregular shape and narrow southern end, and utility easements that limit
building placement.

2. Wall/Fence Heights

The Project proposes perimeter fencing along the Property’s rear (eastern)
boundary up to a maximum height of 12 feet, consisting of up to 7 feet of retaining wall
topped by open-work metal fencing. The need for additional retaining wall height above
the 6 foot maximum results from the requirement to alter the property’s existing
drainage pattern, which currently flows onto the adjacent mobile home property to the
east, so that the site drains out to Normandie Avenue. The grading necessary to
accomplish this change creates the need for retaining walls of up to 7 feet along the
eastern property line. The Project also proposes open-work fencing above the retaining
wall at a height of up to 6 feet (for a total height of 12 feet). The additional fence height
is necessary in order to provide additional safety and security for children, since this
fence abuts the private side and rear yards of units in this area. The open-work fencing
will enhance the aesthetic appearance of the Project perimeter, and will not block light
on the adjacent property.

The Project also proposes fencing of the perimeter of the development’s
residential uses along Normandie Avenue. This fencing will consist of alternating 5'6”
high open metal fencing (adjacent to common areas) and 6’ high CMU screening wall
(adjacent to private backyards of units), located in the front yard immediately behind the
right-of-way line. Given the high traffic volumes and speeds along Normandie Avenue,
this wall and fencing will create a safe and secure environment and a buffer against
noise. The alternating solid and open fencing will provide both privacy for residents and
visibility into the development from the public street and sidewalk. The variation in
perimeter height, views into landscaped areas, together with the street trees will provide
an attractive edge along Normandie Avenue. As discussed above, the residential uses
will have plentiful pedestrian connections to Normandie Avenue and throughout and
between the residential components on both Lots 2 and 3.

F. The Project Will Not Result in any Significant Unmitigated Environmental Impacts

10896546.1
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As confirmed by the Mitigated Negative Declaration, the Project will not result in
any unmitigated significant environmental impacts.

G. Requested Revision to Timing of Condition for Annexation into Lighting District

LaTerra Development has one request for modification to a condition of approval.
Road Condition 14 from the 19, 2016 Subdivision Committee report (incorporated into
the conditions of approval) requires that the Project be annexed into the street lighting
district prior to issuance of building permit. As reflected in the Subdivision Committee
Report, Public Works advises that the annexation process can take a year or longer. In
order to avoid an extended delay in the start of construction, LaTerra Development
requests that this condition be revised to allow annexation to be completed prior to
issuance of Certificate of Occupancy, rather than issuance of building permit. LaTerra
Development would pursue the annexation as promptly and diligently as possible, but
given staff's advisement as to the extended timeline for completion, it may not be
possible to avoid a significant and detrimental delay in construction without the
requested revision.

Conclusion

In summary, the project will replace a declining and incompatible industrial site
with a well-planned, attractively landscaped residential community that will sustain and
enhance the existing surrounding residential uses, and contribute much needed
housing, including two below market units, while incorporating significant open space
and recreational amenities for residents. The Project has no environmental impacts,
and no known community opposition.

We respectfully request your approval of the Vesting Tentative Tract Map,
Conditional Use Permit, and Parking Permit, and your recommendation for approval of
the Zone Change, with the modifications to the draft condition described above. We
look forward to the Project hearing and to responding to any questions or comments
you may have.

incerely,
L 4

Elizagéth A. Camacho
Senior Counsel

10896546.1
225268-10002
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Los Angeles County
Department of Regional Planning
Planning for the Challenges Ahead

Richard J. Bruckner
Director

November 3, 2016

TO: Laura Shell, Chair
Doug Smith, Vice Chair
David W. Louie, Commissioner
Curt Pedersen, Commissioner
Pat Modugno, Commissioner

FROM: Tyler Montgomery _#"
Land Divisions Section

SUBJECT: PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203
ZONE CHANGE NO. 201400013
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005
ENVIRONMENTAL ASSESSMENT NO. 201400280
November 9, 2016 Public Hearing
Agenda Item No. 6

Staff would like to make the following corrections to the Regional Planning Commission hearing
package for the above project, which was distributed last week.

First, the staff report and Draft Findings indicate that the proposed perimeter wall along
Normandie Avenue would be 5°-6” high. In fact, this is the height of an adjoining fence. The
perimeter wall itself would be six feet high. If approved, the project findings and conditions should
be changed to include this height.

The staff report, Draft Findings, and Draft Conditions also indicate that the maximum height of the
retaining wall on the project site’s eastern boundary would be six feet. In fact, there is a portion
of the retaining wall that extends to a height of seven feet. However, where the height of the
fence extends above six feet, the open-work topping is reduced to maintain the maximum overall
height of 12 feet. Due to this, staff does not object to including this increased height as part of
the RPD Zone’s development program. [f approved, the project findings and conditions should
be changed to include these numbers.

Staff would also like to make the following minor corrections to other documents included in the
hearing package:

Initial Study/MND:

1. Several outdated references to 112 units or 105 units remain in the report. These should be
corrected to 111 units.

320 West Temple Street = Los Angeles, CA 90012 =213-974-6411 = Fax: 213-626-0434 = TDD: 213-617-2292



PROJECT NO. R2014-03527-(2) UPDATE MEMO
VESTING TENTATIVE TRACT MAP NO. 073203 NOVEMBER 3, 2016
PAGE 2 of 2

CUP/Parking Permit Conditions of Approval:
1. Condition No. 8 should reference Tract 073203.

VTTM Conditions of Approval;
1. Condition No. 7 should reference Tract 073203.

2. Condition No. 18 should reference the SCM Report date of July 7, 2016 and should include
“to the satisfaction of those departments” at the end.
3. Condition No. 22 should reference CUP No. 201400172.

The applicant has also reguested that the “fair share”™ amount for constructing traffic
improvements, as required in Mitigation Measure T-1 of the MMRP, be clarified. This amount is
18.7 percent of the cost of the improvements, per a letter from the Department of Pubiic Works
dated May 24, 2016. Staff does not object to including this number in the MMRP.

Staff’'s recommendation for approval of the project remains unchanged.

11/03/16
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e Department of Regional Planning PROJECT NUMBER HEARING DATE
@ . 320 West Temple Street R2014-03527-(2) 11/09/2016

Los Angeles, California 90012
REQUESTED ENTITLEMENTS
Vesting Tentative Tract Map No. 073203

PROJECT SUMMARY Zone Change No. 201400013
Conditional Use Permit No. 201400172
Parking Permit No. 201500005
Environmental Assessment No. 201400280

Cayromtth

OWNER / APPLICANT MAP/EXHIBIT DATE
Normandie Harbor City Investors / La Terra Development 06/22/2016

PROJECT OVERVIEW

Vesting Tentative Tract Map for 111 residential condominiums and a separate commercial space on three lots totaling 11.27
gross (9.37 net) acres. The proposed Lot 1 would have an area of 0.90 gross (0.44 net) acres and be reserved for future
commercial use. The proposed Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain 39 attached residential
condominium units. The proposed Lot 3 would have an area of 7.10 gross (6.39 net) acres and contain 72 detached
residential condominium units. Vehicular access would be from Normandie Avenue for Lots 1-3 as well as Lomita Boulevard
for Lot 1. The applicant also proposes to change the zone of Lots 2 and 3 from M-1 (Light Manufacturing) to RPD
(Residential Planned Development). A parking permit is requested to allow for parallel guest parking spaces on Lot 2.

LOCATION ACCESS

24710, 24906 S. Normandie Avenue, West Carson Normandie Avenue, Lomita Boulevard
ASSESSORS PARCEL NUMBER(S) SITE AREA

7409-029-006; 7409-029-009; 7409-029-010 11.27 gross (9.37 net) acres
GENERAL PLAN / LOCAL PLAN ZONED DISTRICT

Countywide Land Use Plan (1980) Carson

LAND USE DESIGNATION ZONE

2—Low/Medium Density Residential (6 to 12 dwelling M-1 (Light Manufacturing)

units/gross acre) (per 1980 Plan)

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT
Lot 1: 0 units LOT 1: 10 UNITS (12 DU/AC) None

Lot 2: 39 units (12 DU/AC) LOT 2: 39 UNITS (12 DU/AC)
Lot 3: 72 units (10 DU/AC)  LOT 3: 85 UNITS (12 DU/AC)

ENVIRONMENTAL DETERMINATION (CEQA)
Mitigated Negative Declaration

KEY ISSUES

o Consistency with the Countywide Land Use Plan (1980)
e Consistency with the Subdivision Map Act and Title 21 (Subdivisions) of the Los Angeles County Code
e Satisfaction of the following Section(s) of Title 22 of the Los Angeles County Code:

o 22.16.110 (Zone Change Burden of Proof)

o 22.20.460 (RPD Zone Development Standards)

o 22.56.040 (Conditional Use Permit Burden of Proof)

o 22.56.1020 (Parking Permit Burden of Proof)

CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS:
Tyler Montgomery (213) 974-6433 TMontgomery@planning.lacounty.gov

CC.021313
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PROJECT NO. R2014-03527-(2) STAFF ANALYSIS
VESTING TENTATIVE TRACT MAP NO. 073203 PAGE 1 OF 9
ZONE CHANGE NO. 201400013

CONDITIONAL USE PERMIT NO. 201400172

PARKING PERMIT NO. 201500005

ENVIRONMENTAL ASSESSMENT NO. 201400280

ENTITLEMENTS REQUESTED

¢ Vesting Tentative Tract Map to create 111 residential condominiums on two lots
and a separate commercial lot (3 lots total) on 11.27 gross (9.37 net) acres,
pursuant to County Code Section 21.38.020.

s Zone Change to aiter the zoning of proposed Lots 2 and 3 from M-1 (Light
Manufacturing) to RPD (Residential Planned Development), pursuant to County
Code Section 22.16.090.

« Conditional Use Permit to adopt a development program for the RPD Zone,
pursuant to County Code Section 22.20, Part 7.

e Parking Permit to allow for parallel guest parking spaces on Lot 2, pursuant to
County Code Section 22.56, Part 7.

PROJECT DESCRIPTION

The applicant requests a Vesting Tentative Tract Map to create 111 residential
condominiums on fwo lots and a separate commercial lot (3 lots total) on 11.27 gross
(9.37 net) acres. The proposed Lot 1 would have an area of 0.90 gross (0.44 net) acres
and be reserved for future commercial use. The proposed Lot 2 would have an area of
3.27 gross (2.55 net) acres and contain 39 attached residential condominium units. The
proposed Lot 3 would have an area of 7.10 gross (6.39 net) acres and contain 72
detached residential condominium units. Vehicular access for Lots 2 and 3 would be from
Normandie Avenue via two separate gated entrances and private driveway systems. Lot
1 would take vehicular access from both Normandie Avenue and Lomita Boulevard.

The applicant also proposes to change the zone of Lots 2 and 3 from M-1 (Light
Manufacturing) to RPD (Residential Planned Development). A development program for
the RPD Zone would be adopted through a conditional use permit (“CUP”). Through this
development program, the applicant requests flexibility in project design regarding
setbacks, fence height, and open space, and has volunteered to dedicate two dwelling
units on Lot 2 for sale to lower-income households. A parking permit is also requested to
allow for parallel guest parking spaces on Lot 2, as parallel on-site parking is normally not
permitted. The project would require approximately 37,100 cubic yards of cut, 54,360
cubic yards of fill and the import of approximately 17,260 cubic yards of earth.

The property contains three abandoned oil wells and one operating oil well. The three
abandoned welis will be capped and closed in accordance with applicable requirements.
The one operating oil well is located in the open space component at the northern end of
Lot 2 and will continue to operate, screened with landscaping.

CC.021313
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CONDITIONAL USE PERMIT NO. 201400172

PARKING PERMIT NO. 201500005

ENVIRONMENTAL ASSESSMENT NO. 201400280

MAP DESCRIPTION

The Vesting Tentative Tract Map depicts the three proposed lots on 9.37 acres. Lot 1,
which would retain the zoning of M-1, would have an area of 0.44 net acres. Lots 2 and
3, which would be rezoned as RPD, would have areas of 2.55 net acres and 6.39 net
acres, respectively. Lots 2 and 3 would each have a separate, unconnected system of
private driveways and fire lanes, which two separate vehicular access points to
Normandie Avenue.

The Exhibit Map depicts the location, access, and amenities of the condominium units.
Lot 2 contains 39 attached condominium units in eight three-story buildings on 2.55 net
acres. Lot 3 contains 72 three-story detached condominium single-family homes on 6.39
net acres and would contain four unit types ranging from approximately 1,536 square feet
to approximately 2,438 square feet. The maximum building height across both lots would
be 27 feet. The project would include a total of 2.54 acres of open space, which includes
common front yards, parkways, a barbecue area, a tot lot, and a passive recreational
area surrounding the remaining oil well. Each residential lot will be separately gated, with
two separate points of vehicular entry from Normandie Avenue and separate interior
driveway and fire lane systems. There will aiso be pedestrian access between lots and
multiple pedestrian connections to Normandie Avenue. All residential units include an
attached two-car garage, and there would be a total of 14 guest parking spaces on Lot 2
and 49 guest parking spaces on Lot 3.

EXISTING ZONING
The subject property is zoned M-1 (Light Manufacturing).

Surrounding properties are zoned as follows:

North: R-1 (Single Family Residence)

South: City of Los Angeles (M1—Limited Industrial)

East: R-3-15U (Limited Multiple Residence—15 dwelling units per acre maximum)
West: R-3-15U, C-3 (General Commercial)

EXISTING LAND USES

The northern portion of the project site is a vacant, paved commercial lot formerly utilized
as a truck storage yard. The southemn portion is currently occupied by four auto parts
stores and auto repair businesses. The property contains three abandoned oil wells and
one operating oil well. Normandie Avenue, a busy four-lane thoroughfare, is immediately
to the west of the project site, while Lomita Boulevard, a four-lane divided highway, is
located immediately to the south.

Because the Project was submitted prior to the adoption of the current Countywide Land
Use Plan in 2015, the applicant has the option of being reviewed for consistency with the

CC.02713713
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previous Plan, which was adopted in 1980. The applicant has chosen, therefore, for the
Project to be subject to the goals, policies, and land use categories of the 1980 Plan.

The Land Use classification of the project site under the 1980 Countywide Lane Use Plan
is Low/Medium Density Residential (6-12 dwelling units per gross acre).

Surrounding properties are developed as follows:
North: Single-family residences

South: Church, light industry

East: Mobile home park

West: Mobile home park

ENVIRONMENTAL DETERMINATION

The Department of Regional Planning prepared a Mitigated Negative Declaration as the
appropriate environmental documentation under California Environmental Quality Act
("CEQA") reporting requirements. The attached Initial Study has determined that the
project, as proposed, would not have a significant effect upon the environment with
adoption of appropriate mitigation measures. The Mitigated Negative Declaration and its
associated Mitigation Monitoring and Reporting Program (“MMRP”) have been circulated
to all relevant County agencies. All comments received by these agencies were
incorporated into the final document.

STAFF EVALUATION

General Plan Consistency

The proposed use of the site for attached and detached condominiums is consistent with
the Low/Medium Residential land use classification of the 1980 Countywide Land Use
Plan. This designation allows for a maximum density of 12 dwelling units per gross acre,
which would permit a maximum of 124 dwelling units on the portion of the site proposed
for residential use (Lots 2 and 3). Therefore, the requested total of 111 residential units
is consistent with this regulation.

Zoning Ordinance and Development Standards Compliance

The proposed Lot 1 is located in the M-1 (Light Manufacturing) Zone. No current use of
the lot is proposed, although the applicant has indicated that it will be reserved for future
commercial development. Many types of commercial uses are allowed by right within the
M-1 Zone.

The proposed Lots 2 and 3, upon adoption of the zone change, would be located in the
RPD (Residential Planned Development) Zone. Section 22.20.460 of the County Code
states that it is the intent of the RPD Zone “to promote residential amenities beyond those
expected under conventional development, to achieve greafer flexibility in design, to
encourage well-planned neighborhoods through creative and imaginative planning as a

CC.021313
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unit, and to provide for appropriate use of land which is sufficiently unique in its physical
characteristics or other circumstances to warrant special methods of development.”

In general, development in the RPD Zone is subject fo the same permitted uses,
limitations, and conditions as in the R-1 (Single Family Residence) Zone. However, upon
adoption of a development program through the CUP process, a project may deviate from
certain R-1 Zone development standards, such as required yards, fence heights, and
minimum [ot sizes. In addition, development in the RPD Zone must meet certain
additional requirements.

Parking:

Section 22.52.1180 of the County Code requires that each single-family residence—
whether aftached or detached—provide two covered parking spaces. In this case, each
proposed residence includes an attached two-car garage. This section of the Code also
requires that guest parking spaces be provided for condominium developments
containing 10 or more units at a rate of one space per four units. Therefore, 10 guest
parking spaces would be required for Lot 2, and 18 guest parking spaces would be
required for Lot 3. These requirements would be satisfied, as the proposed project would
provide 14 guest parking spaces for Lot 2 and 49 guest parking spaces for Lot 3. Of
these spaces, 12 of those on Lot 2 would be parallel to the proposed driveway and fire
lane. Because on-site paralle! parking spaces are not normally permitted, the applicant
has requesting a parking permit to authorize them. The ability of the project to satisfy the
parking permit burden of proof will be analyzed under the “Neighborhood Impact/Land
Use Compatibility” section below.

Yard/Sethack Requirements:

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are normally
required to maintain front-yard setbacks of 20 feet, rear-yard setbacks of 15 feet, side-
yard setbacks of five feet, and corner side-yard setbacks of 10 feef. In addition, walls and
fences in front yards may not exceed a height of 3'-6”, and walls and fences in other yards
may not exceed six feet. However, these standards may be modified upon adoption of a
Development Program, which is intended to allow for flexibility of design. In this case, the
applicant has applied for a CUP for a Development Program to allow for the following
deviations to vard/setback requirements:

a. Reduction of required front-yard setback from 20 feet to 10 feet (Lots 2 and 3)

b. Reduction of required rear-yard setback from 15 feet to 10 feet (Lot 3)

¢. Increase in fence/wall height within the front-yard setback from 3'-6” to 5’-6” (Lots
2 and 3)

d. Increase in fence/wall height within the rear-yard setback from 6’-0" to 12'-0” (Lots
2 and 3)

CC.021313
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The ability of the project to satisfy the Development Program CUP burden of proof will be
analyzed under the “Neighborhood Impact/l.and Use Compatibility” section below.

Open Space:

The RPD Zone requires that not less than 30 percent of a project site’s net area be
dedicated as open space (County Code Section 22.20.460). As 8.94 net acres are
proposed to be zoned RPD, this would require a total of 2.68 acres of open space.
Currently the applicant proposes to provide 2.54 acres of open space (28.4 percent of the
net area). While this is less than the requirement of 30 percent, Section 22.20.460.8.4 of
the County Code allows the Commission to modify this requirement if it finds “that the
particular development will contain compensatory characteristics which will provide as
well as better for planned unit development.”

The ahility of the project to satisfy this burden of proof will be analyzed under the
"Neighborhood Impact/Land Use Compatibility” section below.

Healthy Design:

Section 21.24.380 of the County Code requires that a separate, five-foot-wide pedestrian
pathway must connect each new condominium unit with a public street. In addition, the
County’'s Healthy Design Guidelines encourage as much pedestrian interconnectivity as
possible within a new residential development, as well as between a new residential
development and adjoining neighborhoods. A system of five-foot-wide walkways is
proposed throughout the project site, connecting each individual unit to walkways that
eventually reach Normandie Avenue. Overall, there are four gated pedestrian pathways
connecting Lot 2 with Normandie Avenue and three connecting Lot 3 with the same street.
These walkways also connect units to the provided recreational areas, as well as
providing pedestrian connections between Lot 2 and Lot 3.

All pedestrian pathways are separated from the private drivewayffire lanes with either a
curb or parkway. Pathways along interior access driveways, which each serve four units,
were permitted to utilize a “woonerf” design, which is a demarcated pathway on either
side of a driveway, differentiated by color and texture but not separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County Code would
be met by the proposed project.

Site Visit

Regional Planning staff has visited the Project site numerous times since the application
was filed, with the most recent visit occurring in July of 2016. Staff can confirm that the
topography and conditions of the site are accurately represented in the applicant’s
submitted maps.

CC.021313
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Burden of Proof

The applicant is required to substantiate all facts identified by Sections 22.16.110,
22.56.040, and 22.56.1020 of the County Code, which pertain to Zone Changes, CUPs,
and Parking Permits. The Burden of Proof statements with applicant's responses are
attached.

Neighborhood Impact/Land Use Compatibility

The proposed development is compatible with the site’s allowed dwelling unit density
under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant's request to change the zoning of a portion of the project site from
M-1 to RPD is warranted, as the applicable Countywide Land Use Plan designates
the site for Low/Medium Residential use. Changing the zone to allow residential
development at this density would correct this inconsistency. The majority of the
project site, which was operated as a truck storage yard, has been vacant since
2013, and the remainder of the site is occupied by auto repair and auto sales
businesses. Therefore, rezoning the site would not result in the elimination or
relocation of manufacturing jobs or location-dependent industries. There is also a
need for additional residentially-zoned property in the community, as the project
site is located in an area with a critical shortage of affordable housing. The project
is surrounded by compatible residential zones and uses to the north, east, and
west, and major employment centers are located in nearby Torrance and Long
Beach. Therefore, it is unlikely that additional residential development on the
project site would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in traffic
conflicts or congestion on the project site. The 12 guest parking spaces, which
would have dimensions of 8 feet by 22 feet, would provide ampie room for
maneuvering, and the private driveway/fire lanes to which they are parallel would
have unobstructed widths of 26 feetf, which would allow for passing vehicles to
continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may request
a Development Program CUP to deviate from certain development standards. The
applicant's request for reduced front and rear yard setbacks and increased fence
heights in these setbacks (see “Yard/Setback Requirements” section above) is
appropriate in this case. The reduced front-yard setback of 10 feet along a portion
of Normandie Avenue is warranted by the existence of a large utility easement
corridor that occupies a portion of the street frontage near the center of the site.
Because buildings may not be located within this easement, the reduced front

£C.021313
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setback on other portions of the site allows dwelling units to be built in a number
that approaches the appropriate density of the Countywide Land Use Plan. A 5'6"-
tall perimeter wall within this front-yard setback is also appropriate, as it would be
facing the rear of all adjacent residences, which primarily face inward. The wall
would also serve as a sound barrier to Normandie Avenue, which is a busy four-
lane thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’'s eastern property line is
also appropriate, as it would be facing the side yards of all new residences, due to
their north-south orientation. The normal required side-yard setback for a property
in the RPD Zone is only five feet. In addition, the mobile home park immediately
to the east maintains the same boundary as a side-yard setback, with a minimum
distance of five feet. The proposed fence within this required yard would also
exceed the maximum height of six feet. The applicant proposes to construct a six-
foot-high retaining wall topped by a six-fooi-tall open-work fence, for a total height
of 12 feet. By right, a six-foot-high retaining wall may be topped with a 3'-6"-tall
open-work fence as a safety measure. However, the applicant proposes to raise
the height of this safety fence by an additional 2'-6" in order to discourage
children—and their toys—from going over the top. After visiting the site and
studying proposed elevations, staff believes that the open-work nature of the fence
material will prevent it from blocking light on adjacent properties.

o Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a project
site’s net area be dedicated as open space. Such open space must be available
for the “use and enjoyment of all of the occupants” of a development (County Code
Section 22.20.460). As 8.94 net acres are proposed to be zoned RPD, this would
require a total of 2.68 acres of open space. Currently the applicant proposes to
provide 2.54 acres of open space (28.4 percent of the net area). This open space
includes front yards, parkways, and recreational areas spread throughout Lots 2
and 3. While this is less than the requirement of 30 percent, Section 22.20.460.B.4
of the County Code allows the Commission to modify this requirement if it finds
“that the particular development will contain compensatory characteristics which
will provide as well as better for planned unit development.”

As proposed, staff believes that the project would contain the required
compensatory characteristics to allow less than the required amount of open
space. The fact that the development wouid provide two dwelling units for lower-
income households would benefit the community greater than the provision of an
additional 0.14 acres of open space. As aresult, it is staff’'s opinion that the project
is consistent with the requirements of the RPD Zone.

CC.021312
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COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS

The Los Angeles County Subdivision Committee consists of representatives of the
departments of Regional Planning, Public Works, Fire, Parks and Recreation, and Public
Health. Based on the reports submitted to the Subdivision Committee for the map dated
June 22, 2016, all departments have cleared the project for public hearing. The full
Subdivision Committee Report of July 19, 20186 is attached.

LEGAL NOTIFICATION AND PUBLIC OUTREACH

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County Code, the
community was appropriately notified of this public hearing by mail, newspaper, property
posting, library posting and DRP website posting.

PUBLIC COMMENTS
No public comments have been received for this project.

STAFF RECOMMENDATION

The following recommendation is made prior to the public hearing and is subject to
change based upon testimony and/or documentary evidence presented at the public
hearing:

Staff recommends APPROVAL of Project No. TR73203-(3), Vesting Tentative Tract
Map 073203, Zone Change No. 201400013, Conditional Use Permit No. 201400172,
and Parking Permit No. 201400280, subject to the attached conditions.

SUGGESTED APPROVAL MOTIONS:

CEQA:

| MOVE THAT THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC
HEARING AND ADOPT THE MITIGATED NEGATIVE DECLARATION AND
MITIGATION MONITORING AND REPORTING PROGRAM ASSOCIATED WITH
ENVIRONMENTAL ASSESSMENT NO. 201400280, PURSUANT TO STATE AND
I.OCAL CEQA GUIDELINES.

Entitlement:

I MOVE THAT THE REGIONAL PLANNING COMMISSION APPROVE VESTING
TENTATIVE TRACT MAP NO. 073203, CONDITIONAL USE PERMIT NO.
201400172, AND PARKING PERMIT NO. 201500005, AND INDICATE ITS INTENT
TO RECOMMEND APPROVAL OF ZONE CHANGE NO. 201400013, SUBJECT TO
THE ATTACHED FINDINGS AND CONDITIONS.

CC.o21313
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Prepared by Tyler Montgomery, Senior Regional Planning Assistant, Land Divisions
Section

Reviewed by Kim K. Szalay, Supervising Regional Planner, Land Divisions Section

Attachmenis:

Draft Findings, Conditions

Subdivision Committee Report (07/19/16)
Draft Zone Change Resolution

Draft Zone Change Ordinance

Aerial Image, Site Photographs

GIS Maps

Initial Study & Mitigated Negative Declaration
MMRP

KKS:TM
10/27/16
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DRAFT FINDINGS AND ORDER OF THE REGIONAL PLANNING COMMISSION

COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203

HEARING DATE(S). The Los Angeles County (“County”) Regional Planning
Commission ("Commission”) conducted a duly-noticed public hearing on November
9, 2016, in the matter of Project No. R2014-03527, consisting of Vesting Tentative
Tract Map No. 073203, Zone Change No. 201400013, Conditional Use Permit No.
201400172, and Parking Permit No. 201500005. Environmental Assessment No.
201400280 is associated with this Project.

ENTITLEMENT(S) REQUESTED. The applicant requests a Vesting Tentative Tract
Map to create 111 residential condominiums on two lots and a separate commercial
fot (3 lots total) on 11.27 gross (9.37 net) acres, pursuant to County Code Section
21.38.020. '

LOCATION. The project site is located at 24710 and 24906 South Normandie
Avenue in the community of West Carson (APNs 7409-028-006; 7409-029-009; and
7409-029-010).

PROJECT DESCRIPTION. The applicant requests a Vesting Tentative Tract Map
to create 111 residential condominiums on two lots and a separate commercial lot
(3 lots total)} on 11.27 gross (9.37 net) acres. The proposed Lot 1 would have an
area of 0.90 gross (0.44 net) acres and be reserved for future commercial use. The
proposed Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain 39
attached residential condominium units. The proposed Lot 3 would have an area of
7.10 gross (6.39 net) acres and contain 72 detached residential condominium units.

The applicant also proposes to change the zone of Lots 2 and 3 from M-1 {Light
Manufacturing) to RPD (Residential Planned Development). A development
program for the RPD Zone would be adopted through a conditional use permit
(“CUP"). Through this development program, the applicant requests flexibility in
project design regarding setbacks, fence height, and open space, and has
volunteered to dedicate two dwelling units on Lot 2 for sale to lower-income
households. A parking permit is also requested to allow for parallel guest parking
spaces on Lot 2, as parallel on-site parking is normally not permitted. The project
would require approximately 37,100 cubic yards of cut, 54,360 cubic vards of fill and
the import of approximately 17,260 cubic yards of earth.

TOPOGRAPHY. The northern portion of the project site is a vacant, paved
commercial lot formerly utilized as a truck storage yard. The southern portion is
currently occupied by four auto parts stores and auto repair businesses. The
property contains three abandoned oil wells and one operating oil well. Normandie
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10.

11,

12.

Avenue, a busy four-lane thoroughfare, is immediately to the west of the project site,
while Lomita Boulevard, a four-lane divided highway, is located immediately to the
south.

ZONING. The subject property is currently zoned M-1 (Light Manufacturing).

LAND USE CLASSIFICATION. Because the Project was submitted prior to the
adoption of the current Countywide Land Use Plan in 2015, the applicant has the
option of being reviewed for consistency with the previous Plan, which was adopted
in 1980. The applicant has chosen, therefore, for the Project to be subject to the
goals, policies, and land use categories of the 1980 Plan.

The Land Use classification of the project site under the 1980 Countywide Lane Use
Plan is Low/Medium Density Residential (6-12 dwelling units per gross acre).

SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius:

North: R-1 (Single Family Residence)

South: City of Los Angeles (M1—Limited industrial)

East: R-3-15U (Limited Mulfiple Residence—15 dwelling units per acre
maximum)

West: R-3-15U, C-3 (General Commercial)

SURROUNDING LAND USES. Surrounding land uses within a 500-foot radius
include:

North: Single-family residences
South: Church, light industry
East:  Mobile home park

West:  Mobile home park

SITE ACCESS. Vehicular access for Lots 2 and 3 woulid be from Normandie Avenue
via two separate gated entrances and private driveway systems. Lot 1 would take
vehicular access from both Normandie Avenue and Lomita Boulevard.

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS. The Los
Angeles County Subdivision Committee consists of representatives of the
departments of Regional Planning, Public Works, Fire, Parks and Recreation, and
Public Health. Based on the reports submitted to the Subdivision Committee for the
map dated June 22, 2016, all departments have cleared the project for public hearing
and approval. The full Subdivision Committee Report of July 19, 2016 is included
as part of the Vesting Tentative Tract Map’s conditions of approval.

ENVIRONMENTAL DETERMINATION. Prior to the Commission's public hearing on
the Project, an Initial Study was prepared for the Project in compliance with the
California Environmental Quality Act (Public Resources Code section 21000, et
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13.

14.

15.

186.

17.

seq.) ("CEQA"), the State CEQA Guidelines, and the Environmental Document
Reporting Procedures and Guidelines for the County. Based on the Initial Study,
staff from Regional Planning determined that a Mitigated Negative Declaration
("MND"} was the appropriate environmental document for the Project because the
Initial Study concluded that there was no substantial evidence that the Project would
result in a significant impact on the environment with the incorporation of those
mitigation measures included in the project's Mitigation Monitering and Reporting
Program ("MMRP").

LEGAL NOTIFICATION AND PUBLIC OUTREACH.

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
property posting, library posting, and DRP website posting.

PUBLIC COMMENTS.
No public comments have been received regarding the project.

HEARING PROCEEDINGS. A duly noticed public hearing was held before the
Regional Planning Commission on November 9, 2016.

PLAN CONSISTENCY.

The proposed use of the site for attached and detached condominiums is consistent
with the Low/Medium Residential land use classification of the 1980 Countywide
Land Use Plan. This designation allows for a maximum density of 12 dwelling units
per gross acre, which would permit a maximum of 124 dwelling units on the portion
of the site proposed for residential use (Lots 2 and 3). Therefore, the requested total
of 111 residential units is consistent with this reguiation.

ZONING CODE CONSISTENCY.
The proposed Lot 1 is located in the M-1 (Light Manufacturing) Zone. No current
use of the lot is proposed, although the applicant has indicated that it will be reserved

for future commercial development. Many types of commercial uses are allowed by
right within the M-1 Zone.

The proposed Lots 2 and 3, upon adoption of the zone change, would be located in
the RPD (Residential Planned Development} Zone. Section 22.20.460 of the County
Code states that it is the intent of the RPD Zone “to promote residential amenities
beyond those expected under conventional development, to achieve greater
flexibility in design, fo encourage well-planned neighborhoods through creative and
imaginative planning as a unit, and to provide for appropriate use of land which is
sufficiently unique in its physical characteristics or other circumstances to warrant
special methods of development.”

in general, development in the RPD Zone is subject to the same permitied uses,
limitations, and conditions as in the R-1 (Single Family Residence) Zone. However,
upon adoption of a development program through the CUP process, a project may
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deviate from certain R-1 Zone development standards, such as required yards,
fence heights, and minimum lot sizes. In addition, development in the RPD Zone
must meet certain additional requirements.

Parking:
Section 22.52.1180 of the County Code requires that each single-family residence-—

whether attached or detached—provide two covered parking spaces. In this case,
each proposed residence includes an attached two-car garage. This section of the
Code also requires that guest parking spaces be provided for condominium
developments containing 10 or more units at a rate of one space per four units.
Therefore, 10 guest parking spaces would be required for Lot 2, and 18 guest
parking spaces would be required for Lot 3. These requirements would be satisfied,
as the proposed project would provide 14 guest parking spaces for Lot 2 and 49
guest parking spaces for Lot 3. Of these spaces, 12 of those on Lot 2 would be
parallel to the proposed driveway and fire lane. Because on-site parallel parking
spaces are nof normally permitted, the applicant has requesting a parking permit to
authorize them. The ability of the project to satisfy the parking permit burden of proof
will be analyzed under the "Neighborhood Impact/l.and Use Compatibility” section
below.

Yard/Setback Requirements:

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain front-yard setbacks of 20 feet, rear-yard setbacks of
15 feet, side-yard setbacks of five feet, and corner side-yard setbacks of 10 feet. In
addition, walls and fences in front yards may not exceed a height of 3’-6”, and walls
and fences in other yards may not exceed six feet. However, these standards may
be modified upon adoption of a Development Program, which is intended to allow
for flexibility of design. In this case, the applicant has applied for a CUP for a
Development Program to allow for the following deviations to yard/setback
reguirements:

a. Reduction of required front-yard setback from 20 feet to 10 feet (L.ots 2 and 3)

b. Reduction of required rear-yard setback from 15 feet to 10 feet (Lot 3)

c. Increase in fencefwall height within the front-yard setback from 3'-6" to 5-6"
(Lots 2 and 3)

d. Increase in fence/wall height within the rear-yard setback from 6'-0" to 12'-0"
{Lots 2 and 3)

Open Space:
The RPD Zone requires that not less than 30 percent of a project site's net area be

dedicated as open space (County Code Section 22.20.460). As 8.94 net acres are
proposed to be zoned RPD, this would require a total of 2.68 acres of open space.
Currently the applicant proposes to provide 2.54 acres of open space (28.4 percent
of the net area). While this is less than the requirement of 30 percent, Section
22.20.460.B.4 of the County Code allows the Commission to modify this requirement
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if it finds “that the particular development will contain compensatory characteristics
which will provide as well as better for planned unit development.”

Healthy Design:

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public street.
fn addition, the County’s Healthy Design Guidelines encourage as much pedestrian
interconnectivity as possible within a new residential development, as well as
between a new residential development and adjoining neighborhoods. A system of
five-foot-wide walkways is proposed throughout the project site, connecting each
individual unit to walkways that eventually reach Normandie Avenue. Overall, there
are four gated pedestrian pathways connecting Lot 2 with Normandie Avenue and
three connecting Lot 3 with the same street. These walkways also connect units to
the provided recreational areas, as well as providing pedestrian connections
between Lot 2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes with
either a curb or parkway. Pathways along interior access driveways, which each
serve four units, were permitted to utilize a “woonerf’ design, which is a demarcated
pathway on either side of a driveway, differentiated by color and texture but not
separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County Code
would be met by the proposed project.

LAND USE COMPATIBILITY.
The proposed development is compatible with the site’s allowed dwelling unit density
under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant’s request to change the zoning of a portion of the project site from M-
1 to RPD is warranted, as the applicable Countywide Land Use Plan designates the
site for Low/Medium Residential use. Changing the zone to allow residential
development at this density would correct this inconsistency. The majority of the
project site, which was operated as a truck storage yard, has been vacant since
2013, and the remainder of the site is occupied by auto repair and auto sales
businesses. Therefore, rezoning the site would not result in the elimination or
relocation of manufacturing jobs or location-dependent industries. There is also a
need for additional residentially-zoned property in the community, as the project site
is located in an area with a critical shortage of affordable housing. The project is
surrounded by compatible residential zones and uses to the north, east, and west,
and major employment centers are located in nearby Torrance and Long Beach.
Therefore, it is unlikely that additional residential development on the project site
would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency
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The proposed on-site parallel parking spaces on Lot 2 would not result in traffic
conflicts or congestion on the project site. The 12 guest parking spaces, which
would have dimensions of 8 feet by 22 feet, would provide ample room for
maneuvering, and the private driveway/fire lanes to which they are parallel would
have unobstructed widths of 26 feet, which would allow for passing vehicles to
continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may request a
Development Program CUP to deviate from certain development standards. The
applicant’'s request for reduced front and rear yard setbacks and increased fence
heights in these setbacks (see “Yard/Setback Requirements” section above) is
appropriate in this case. The reduced front-yard setback of 10 feet along a portion
of Normandie Avenue is warranted by the existence of a large utility easement
corridor that occupies a portion of the street frontage near the center of the site.
Because buildings may not be located within this easement, the reduced front
setback on other portions of the site allows dwelling units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A 5'6"-tall
perimeter wall within this front-yard setback is also appropriate, as it would be facing
the rear of all adjacent residences, which primarily face inward. The wall would also
serve as a sound barrier to Normandie Avenue, which is a busy four-lane
thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line is
also appropriate, as it would be facing the side yards of all new residences, due to
their north-south orientation. The normal required side-yard setback for a property
in the RPD Zone is only five feet. In addition, the mobile home park immediately to
the east maintains the same boundary as a side-yard setback, with a minimum
distance of five feet. The proposed fence within this required yard would also exceed
the maximum height of six feet. The applicant proposes to construct a six-foot-high
retaining wall topped by a six-foot-tall open-work fence, for a total height of 12 feet.
By right, a six-foot-high retaining wall may be topped with a 3'-6"-tall open-work
fence as a safety measure. However, the applicant proposes to raise the height of
this safety fence by an additional 2’-6” for the safety of children. The open-work
nature of the fence material will prevent it from blocking light on adjacent properties.

Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a project
site’s net area be dedicated as open space. Such open space must be available for
the “use and enjoyment of all of the occupants” of a development (County Code
Section 22.20.460). As 8.94 net acres are proposed to be zoned RPD, this would
require a total of 2.68 acres of open space. Currently the applicant proposes to
provide 2.54 acres of open space (28.4 percent of the net area). This open space
includes front yards, parkways, and recreational areas spread throughout Lots 2 and
3. While this is less than the requirement of 30 percent, Section 22.20.460.B.4 of
the County Code allows the Commission to modify this requirement if it finds “that
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20.

21.

22.

23.

24.

the particular development will contain compensatory characteristics which will
provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics to allow less
than the required amount of open space. The fact that the development would
provide two dwelling units for lower-income households would benefit the community
greater than the provision of an additional 0.14 acres of open space. As a result,
the project is consistent with the requirements of the RPD Zone.

PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the
site is physically suitable for the type of development being proposed since the
property is relatively level and is served by adequate road and utility infrastructure.

SEWER DISCHARGE. The Regional Planning Commission finds that the discharge
of sewage from this land division into the public sewer system will not violate the
requirements of the California Regional Water Quality Control Board pursuant to
Division 7 (Commencing with Section 13000) of the Water Code. Public Works has
issued conditional approval of the subject land division, and sewer service is
available for the site.

DESIGN IMPACT - PUBLIC HEALTH. The Regional Planning Commission finds
that the design of the subdivision and the type of improvements will not cause
serious public health problems, since sewage disposal, storm drainage, fire
protection, and geologic and soils factors are already adequately addressed.

WILDLIFE/HABITAT IMPACTS. The Regional Planning Commission finds that
there is no substantial evidence, based on the record as a whole, that the proposed
project will have potential for an adverse effect on wildlife resources or the habitat
upon which, either individually or cumulatively, the wildlife depends. The proposed
subdivision is on a relatively small site completely surrounded by developed land
and does not contain any sensitive wildlife or habitat environments.

PASSIVE COOLING. The Regional Planning Commission finds that the design of
the subdivision provides to the extent feasible, for future passive or natural heating
or cooling opportunities therein. Future structures built on the subject property after
subdivision recordation will be required to comply with State and County Green
Building standards, which regulate the heating and cooling efficiency of structures
for the benefit of the natural environment.

RIGHTS-OF-WAY/EASEMENTS. The Regional Planning Commission finds that the
division and development of the property in the manner set forth on this map will not
unreasonably interfere with the free and complete exercise of public entity and/or
public utility rights-of-way and/or easements within this map, since the design and
development as set forth in the conditions of approval and shown on the tentative
map, provide adequate protection for any such easements.
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25.

26.

27.

28.

WATERCOURSE IMPACT. The Regional Planning Commission finds that Pursuant
to Article 3.5 of the Subdivision Map Act, the proposed subdivision does not contain
or front upon any public waterway, river, stream, coastline, shoreline, lake or
reservoir.

HOUSING/EMPLOYMENT NEEDS. The Regional Planning Commission finds that
the housing and employment needs of the region were considered and balanced
against the public service needs of local residents and available fiscal and
environmental resources when the project was determined to be consistent with the
applicable General Plan.

PUBLIC NOTICE. The Commission finds that pursuant to sections 22.60.174 and
22.60.175 of the County Code, the community was properly notified of the public
hearing by mail, newspaper, and property posting. Additionally, the Project was
noticed and case materials were available on Regional Planning's website and the
Harbor Gateway Library. On October 5, 2016, Notices of Public Hearing were
mailed to all property owners as identified on the County Assessor's record within a
500-foot radius from the Project Site, as well as to two persons on the courtesy
mailing list for the Carson Zoned District.

LOCATION OF DOCUMENTS. The location of the documents and other materials
constituting the record of proceedings upon which the Commission’s decision is
based in this matter is at the Los Angeles County Department of Regional Planning,
13th Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012.
The custodian of such documents and materials shall be the Section Head of the
Land Divisions Section, Department of Regional Planning.

BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION
CONCLUDES THAT:

A.

That the proposed use with the attached conditions will be consistent with the
applicable adopted General Plan.

That the proposed use at the site will not adversely affect the health, peace, comfort
or welfare of persons residing or working in the surrounding area, will not be
materially detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site, and will not jeopardize, endanger or otherwise
constitute a menace to the public health, safety or general welfare.

That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22 of the County Code, or as is otherwise required
in order to integrate said use with the uses in the surrounding area.
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That the proposed site is adequately served by highways or streets of sufficient width
and improved as necessary to carry the kind and quantity of traffic such use would
generate, and by other public or private service facilities as are required.

THEREFORE, THE REGIONAL PLANNING COMMISSION:

1.

Certifies that the MND for the Project was completed in compliance with CEQA and
the State and County CEQA Guidelines related thereto; certifies that it independently
reviewed and considered the MND and that the MND reflects the independent
judgment and analysis of Commission as to the environmental consequences of the
Project; certifies that it considered the MMRP, finding that it is adequately designed
to ensure compliance with the mitigation measures during Project implementation;
determined that on the basis of the whole record before the Commission that there
is no substantial evidence that the Project will have a significant effect on the
environment; adopts the MND and finds that the MMRP is adequately designed to
ensure compliance with the mitigation measures during Project implementation; and

Approves Vesting Tentative Tract Map No. 073203, subject to the attached
conditions.

ACTION DATE:
Vote:

Yes:

No:

Absent:

KKS: TM

10/27/16



DRAFT CONDITIONS OF APPROVAL
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
VESTING TENTATIVE TRACT MAP NO. 073203

PROJECT DESCRIPTION

The project is a subdivision to create 111 residential condominiums on two lots and a
separate commercial lot (3 lots total) on 11.27 gross acres. The project is subject to the
following conditions of approval:

GENERAL CONDITIONS

1.

Unless otherwise apparent from the context, the term “permittee” shall include the
applicant, owner of the property, and any other person, corporation, or other entity
making use of this grant.

This grant shall not be effective for any purpose until the permittee, and the owner of
the subject property if other than the permittee, have filed at the office of the Los
Angeles County ("County") Department of Regional Planning ("Regional Planning”)
their affidavit stating that they are aware of and agree to accept all of the conditions
of this grant, and until all required monies have been paid. Notwithstanding the
foregoing, this Condition No. 2 and Condition Nos. 4, 5, 7, 10, and 11 shall be effective
immediately upon the date of final approval of this grant by the County.

Unless otherwise apparent from the context, the term “date of final approval” shall
mean the date the County's action becomes effective pursuant to Section 22.60.260
of the County Code.

The permittee shall defend, indemnify, and hold harmless the County, its agents,
officers, and employees from any claim, action, or proceeding against the County or
its agents, officers, or employees to attack, set aside, void, or annul this permit
approval, which action is brought within the applicable time period of Government
Code Section 65009 or any other applicable limitations period. The County shall
promptly notify the permittee of any claim, action, or proceeding and the County shall
reasonably cooperate in the defense. If the County fails to promptly notify the
permittee of any claim, action, or proceeding, or if the County fails to cooperate
reasonably in the defense, the permittee shall not thereafter be responsible to defend,
indemnify, or hold harmless the County.

In the event that any claim, action, or proceeding as described above is filed against
the County, the permittee shall within ten days of the filing make an initial deposit with
Regional Planning in the amount of up to $5,000.00, from which actual costs and
expenses shall be billed and deducted for the purpose of defraying the costs or
expenses involved in Regional Planning's cooperation in the defense, including but
not limited to, depositions, testimony, and other assistance provided to permittee or
permittee’s counsel.

CC.100812
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If during the litigation process, actual costs or expenses incurred reach 80 percent of
the amount on deposit, the permittee shall deposit additional funds sufficient to bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permittee, the amount of an initial or any supplemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost for
collection and duplication of records and other related documents shall be paid by the
permittee according to County Code Section 2.170.010.

If any material provision of this grant is held or declared to be invalid by a court of
competent jurisdiction, the permit shall be void and the privileges granted hereunder
shall lapse.

In the event that Tentative Tract Map No. 060358 should expire without the
recordation of a final map, this grant shall terminate upon the expiration of the tentative
map. Entitlement to the use of the property thereafter shall be subject to the
regulations then in effect.

. The subject property shall be maintained and operated in full compliance with the

conditions of this grant and any law, statute, ordinance, or other regulation applicable
to any development or activity on the subject property. Failure of the permittee to
cease any development or activity not in full compliance shall be a violation of these
conditions.

Prior to final map approval, the permittee shall remit all applicable library facilities
mitigation fees to the County Librarian, pursuant to Chapter 22.72 of the County Code.
The permittee shall pay the fees in effect at the time of payment, pursuant to Section
22.72.030. Questions regarding fee payment can be directed to the County Librarian
at (562) 940-8430. The permittee shall provide proof of payment upon request from
Regional Planning.

10. Within five (5) working days from the end of the appeal period [Appeal date + five

11.

working days], the permittee shall remit processing fees at the Office of the Registrar-
Recorder/County Clerk, payable to the County of Los Angeles, in connection with the
filing and posting of a Notice of Determination (NOD) for this project and its
entitlements in compliance with Section 21152 of the Public Resources Code. Unless
a Certificate of Exemption is issued by the California Department of Fish and Wildlife
pursuant to Section 711.4 of the California Fish and Game Code, the permittee shall
pay the fees in effect at the time of the filing of the NOD, as provided for in Section
711.4 of the Fish and Game Code, currently $2,285.25 ($2,210.25 for a Negative
Declaration or Mitigated Negative Declaration plus $75.00 processing fee) No land
use project subject to this requirement is final, vested or operative until the fee is paid.

Notice is hereby given that any person violating a provision of this grant is guilty of a
misdemeanor. Notice is further given that the Regional Planning Commission
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or
modify this grant, if the Commission or Hearing Officer finds that these conditions have
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been violated or that this grant has been exercised so as to be detrimental to the
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant
to Chapter 22.56, Part 13 of the County Code.

12.All development pursuant to this grant must be kept in full compliance with the County
Fire Code fo the satisfaction of said department.

13.All development pursuant to this grant shall conform with the requirements of the
County Department of Public Works to the satisfaction of said department.

14. All development pursuant to this grant shall comply with the requirements of Title 22
of the County Code and of the specific zoning of the subject property, unless
specifically modified by this grant, as set forth in these conditions.

15. The permittee shall maintain the subject property in a neat and orderly fashion. The
permittee shall maintain free of litter all areas of the premises over which the permittee
has control.

16. All structures, walls and fences open to public view shall remain free of graffiti or other
extraneous markings, drawings, or signage that was not approved by Regional
Planning. These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
about said premises. The only exceptions shall be seasonal decorations or sighage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage. Paint utilized in covering such
markings shall be of a color that matches, as closely as possible, the color of the
adjacent surfaces.

TENTATIVE TRACT MAP SPECIFIC CONDITIONS

17.Unless otherwise apparent from the context, the term “subdivider” shall include the
applicant or any successor in interest, and any other person, corporation, or other
entity making use of this grant.

18.Except as expressly modified herein, this approval is subject to all recommended
conditions listed in the attached portion of the Subdivision Committee Report dated
April 26, 2016, consisting of letters and reports from the Departments of Public Works,
Fire, Parks and Recreation, and Public Health.

19. The project site shall be developed and maintained in substantial compliance with the
approved vesting tentative map dated June 22, 2016.

20. Prior to obtaining final map approval, the subdivider shall submit a copy of the project’s
Covenants, Conditions and Restrictions (“CC&Rs”) and any other covenants or
maintenance agreements entered into with respect to the project, fo the Director for
review and approval. Said CC&Rs shall contain lighting requirements, in which all
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21.

22,

23.

outdoor lighting and glare shall be deflected, shaded and focused away from all
adjoining properties. A copy of these conditions of approval shall be attached to the
CC&Rs and made a part thereof. All applicable project conditions of approval shali
be included as conditions in the CC&Rs and the CC&Rs shall prohibit any such
condition from being amended in any way, or eliminated, with regard to language in
the CC&Rs, without prior approval from the Director.

Prior to obtaining final map approval, the subdivider shall provide in the CC&Rs a
method for the continuous maintenance of manufactured slopes and plantings,
common landscaped areas and facilities and all private drivewaysffire lanes, to the
satisfaction of the Director.

Permission is granted to record multiple final maps. The boundaries of the final unit
maps shall be to the satisfaction of the Los Angeles County Subdivision Committee
("Subdivision Committee”). Each final unit map to record shall comply on its own, or
in combination with previously recorded final unit maps, with the open space and
average lot area requirements of the applicable General Plan, Zoning Ordinance and
CUP No. 00-136. Prior to approval of each final unit map, the subdivider shall submit
the following:

a. A phasing map indicating the boundaries of the current final map, the
boundaries and status of all previously filed final unit maps and the expected
boundaries and phasing of all future final unit maps; and

b. A summary sheet indicating the number and type of all lots shown, including
open space breakdown by phase, acreage, type and percentage, on the current
and previous final maps.

Grading shall not occur prior to final map recordation, unless otherwise approved by
the Director of the Department of Regional Planning.

24. Concurrent with recordation of associated final map, the permittee or successor in

interest shall record a covenant entered into with the Los Angeles County Community
Development Commission (*CDC") in compliance with Section 22.56.2630 of the
County Zoning Ordinance to set aside two (2) two-bedroom dwelling units for sale to
lower income households as defined in California Health and Safety Code Section
50079.5. The two units set aside shall be set aside for a period of not less than 55
years from the date of the issuance of the Certificate of Occupancy. The permittee
shall submit a copy of the covenant to Regional Planning for review prior to recordation
of the document.

Attachments:
Subdivision Committee Report (Tentative Tract Map dated 06/22/16)

KKS:TM
10/27/16



Department of Regional Planning PROJECT NUMBER HEARING DATE
5« 920 West Temple Street R2014-03527-(2) TBD
@: l.os Angeles, California 80012
! REQUESTED ENTITLEMENTS

“Latrguit

Vesting Tentative Tract Map No. 073203
Zone Change No. 201400013
Conditicnal Use Permit No. 201400172
Parking Permit No. 201500005

SUBDIVISION COMMITTEE

RE PO RT Environmental Assessment No. 201400280
OWNER / APPLICANT MAPF/EXHIBIT SCM REPORT SCM DATE:
DATE: DATE:
Normandie Harbor City Investors / La Terra Development 06/22/16 07/19/16 08/04/16

PROJECT OVERVIEW

Vesting Tentative Tract Map for 111 residential condominiums and 3,800 square feet of commercial/retail space on three
lots totaling 11.27 gross (2.37 net) acres. The proposed Lot 1 would have an area of 0.90 gross (0.44 net) acres and contain
one commercial building. The proposed Lot 2 would have an area of 3.27 gross {2.55 net) acres and coniain 39 attached
residential condominium units. The proposed Lot 3 would have an area of 7.10 gross (6.39 net) acres and contain 72
detached residential condominium units. Vehicular access would be from Normandie Avenue for Lots 1-3 as well as Lomita
Boulevard for Lot 1. The applicant also proposes to change the zone of Lots 2 and 3 from M-1 (Light Manufacturing) to
RPD (Residential Planned Development). A parking permit is requested to allow for parallel on-site guest parking spaces
on Lot 2.

MAP STAGE

Tentative: Revised: [] Amendment: [] Amended ; [} Modification to ; [} Other: L]
Exhibif “A” Recorded Map
MAP STATUS
Initial: [] 18t Revision: [_] 2rd Revision: [] Additional Revisions (4th):
LOCATION ACCESS
24500, 24906 S. Normandie Avenue, West Carson Normandie Avenue, Lomita Boulevard
ASSESSORS PARCEL NUMBER(S) SITE AREA
7409-029-006; 7409-029-009; 7409-029-010 11.27 gross (8.37 net) acres
GENERAL PLAN / LOCAL PLAN ZONED DISTRICT SUP DISTRICT
Countywide Land Use Plan (1980) Carson 2

LAND USE PESIGNATION

2—l.ow/Medium Density Residential (6 to 12 dwelling
units/gross acre) (per 1980 Plan)

ZONE
M-1 (Light Manufacturing)

PROPOSED DWELLING
UNITS (DU/AC)

MAX DENSITY/UNITS
(DU/AC)

COMMUNITY STANDARDS DISTRICT

Lot 1: 0 units Lot 1: 10 units (12 DUJAC) None
Lot 2: 39 units (12 DU/AC) Lot 2: 39 units (12 DU/AC)
Lot 3: 72 units (10.1 Lot 3: 85 units (12 DU/AC)
DU/AC)
ENVIRONMENTAL DETERMINATION (CEQA)
Mitigated Negative Declaration
SUBDIVISION COMMITTEE DEPARTMENT CLEARANCE
Department Status Contact
Regional Planning Cleared Tyler Montgomery (213) 874-6433 imonigomery@planning.lacounty.gov

CC.032613
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Public Works Cleared Henry Wong (626) 458-4961 hwong@dpw.lacounty.gov
Fire Cleared Juan Padilla (323) 890-4243 jpadilla@fire Jacounty.gov
Parks & Recreation Cleared Julie Yom (213) 351-5121 jyom@parks.lacounty.gov
Public Health Cleared Vicente Banada (626) 430-5382 vbanada@ph.lacounty.gov

SUBDIVISION COMMITTEE STATUS

Tentative Map Revision Required: [] Reschedule for Subdivision Committee Meeting: []
Exhibit Map/Exhibit “A” Revision Required: [] Reschedule for Subdivision Committee Reports Only: [
Revised Application Required: [] Other Holds (see below): []
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DEPARTMENT OF PUBLIC WORKS

LAND DEVELOPMENT DIVISION —~ SUBDIVISION

TRACT NO. 073203 (Rev.) TENTATIVE MAP DATED 06-22-2016

EXHIBIT MAP DATED 06-22-2016

The following reports consisting of 15 pages are the recommendations of Public Works.

The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

1.

Details and notes shown on the tentative map are not necessarily approved. Any
detalls or notes which may be inconsistent with requirements of ordinances, general
conditions of approval, or Department policies must be specifically approved in
other conditions, or ordinance requirements are modified to those shown on the
tentative map upon approval by the Advisory agency.

Easements are tentatively required, subject to review by the Director of
Public Works to determine the final locations and requirements.

Easements shall not be granted or recorded within areas proposed to be granted,
dedicated, or offered for dedication for public streets, highways, access rights,
building restriction rights, or other easements until after the final map is filed with the
Registrar-Recorder/County Clerk’s Office. If easements are granted after the date
of tentative approval, a subordination must be executed by the easement holder
prior to the filing of the final map.

In lieu of establishing the final specific locations of structures on each lot at this
time, the owner, at the time of issuance of a grading or building permit, agrees to
develop the property in conformance with the County Code and other appropriate
ordinances such as the Building Code, Plumbing Code, Grading Ordinance,
Highway Permit Ordinance, Mechanical Code, Zoning Ordinance, Undergrounding
of Utilities Ordinance, Water Ordinance, Sanitary Sewer and Industrial Waste
Ordinance, Electrical Code, and Fire Code. Improvements and other requirements
may be imposed pursuant to such codes and ordinances.

All easements existing at the time of final map approval must be accounted for on
the approved tentative map. This includes the location, owner, purpose, and
recording reference for all existing easements. [f an easement is blanket or
indeterminate in nature, a statement to that effect must be shown on the tentative
map in lieu of its location. If all easements have not been accounted for, submit a
corrected tentative map to the Department of Regional Planning for approval.

Adjust, relocate, and/or eliminate lot lines, lots, streets, easements, grading,
geotechnical protective devices, and/or physical improvements to comply with
ordinances, policies, and standards in effect at the date the County determined the
application to be complete all to the satisfaction of Public Works.
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7.

10.

11.

12.

13.

14.

15,

18.

17,

EXHIBIT MAP DATED 06-22-2016

If applicable, quitclaim or relocate easements running through proposed structures.

Prior to final approval of the tract map submit a notarized affidavit to the Director of
Public Works, signed by all owners of record at the time of filing of the map with the
Registrar-Recorder/County Clerk’s Office, stating that any proposed condominium
building has not been constructed or that all buildings have not been occupied or
rented and that said building will not be occupied or rented until after the filing of the
map with the Registrar-Recorder/County Clerk’s Office.

Place standard condominium notes on the final map to the satisfaction of
Public Works.

Label driveways and multiple access strips as "Private Driveway and Fire Lane" and
delineate on the final map to the satisfaction of Public Works and Fire Department.

Remove existing buildings prior to final map approval. Demolition permits and final
sign-off are required from the Building and Safety office.

The boundaries of the unit final maps shall be designed to the satisfaction of the
Departments of Regional Planning and Public Works.

The first unit of this subdivision shall be filed as Tract No. 73203-01, the second
unit, Tract No. 73203-02, ..... and the last unit, Tract No. 73203.

if unit filing occurs, reserve reciprocal drainage, ingress/egress, sewer, water,
utilities, and maintenance purposes, in documents over the private driveways and
delineate on the final map to the satisfaction of Public Works.

A final tract map must be processed through the Director of Public Works prior to
being filed with the Registrar-Recorder/County Clerk's Office.

Prior to submitting the tract map to the Director of Public Works for examination
pursuant to Section 66442 of the Government Code, obtain clearances from all
affected Departments and Divisions, including a clearance from the Subdivision
Mapping Section of the Land Development Division of Public Works for the following
mapping items; mathematical accuracy; survey analysis; and correctness of
certificates, signatures, etc.

A final guarantee will be required at the time of filing of the final map with the
Regisirar-Recorder/County Clerk’s Office.
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LAND DEVELOPMENT DIVISION — SUBDIVISION

TRACT NO. 073203 (Rev.) TENTATIVE MAP DATED 06-22-2016
EXHIBIT MAP DATED 06-22-2016

18.  Within 30 days of the approval date of this land use entitlement or at the time of first
plan check submittal, the applicant shall deposit the sum of $5,000 with
Public Works to defray the cost of verifying conditions of approval for the purpose of
issuing final map clearances.

HCD &5

Prepared by Aissa Cairillo Phone (626) 458-3126 Date 07-18-2016
tr73203L-rev5.doc
hiip:Yeianning lacounty govicase view 73203




COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 81803-1331
WWW . DPW.LACOUNTY.GOV

TRACT MAP NO.: _ 073203 TENTATIVE MAP DATE: __06/22/16
EXHIBIT MAP DATE 06/22/16

HYDROLOGY UNIT CONDITIONS OF APPROVAL, PHONE: (626) 458-4921

Prior to improvement Plans Approval:

1. Comply with hydrology study, which was approved on 05/31/16 to the satisfaction of the
Department of Public Waorks,

Note: This clearance is only for the tentative map. If a Conditional Use Permit is required by the

Department of Regional Planning, a drainage concept may be required prior to clearing the Conditional
Use Permit.

h M (526
\
Name / i J) 6 ‘ Date  07/14/16 Phone {(626) 458-7130

DAVID ESFANDI f./

F\dpub\SUBPCHECK\Hydrology\Tentative Map Reviews\TTCONZ-TR0O73203b.doc

Page 1 of 1 212108



County of L.os Angeles Bepartment of Public Works Sheet 1 of 1

PCA LX001129/A887 Geotechnical and Materials Engineering Division
Telephone: (626) 458-4925 GEOLOGIC AND SOILS ENGINEERING REVIEW SHEET
900 S. Fremont Avenue, Alhambra, CA 81803
Tentative Tract Map 73203 Tentative Map Dated 6/22/16 (Rev.) Parent Tract
Grading By Subdivider? {Y]vorn 54,350 yd* Location Harbor City APN
Geolegist — Subdivider Normandie Harbor City Investors, LLC
Soils Engineer - Engineer/Arch. Fuscoe Engineering
Review of:

Geologic Repori(s) Dated:
Soils Engineering Report(s} Dated:
Geotechnical Report(s) Dated:
References:

TENTATIVE MAP FEASIBILITY IS RECOMMENDED FOR APPROVAL FROM A GEOTECHNICAL STANDPOINT

THE FOLLOWING INFORMATION IS APPLICABLE TC THIS DIVISION OF LAND:
. The Final Map does nof need to be reviewed by the Geolechnical and Materials Engineering Division.
. Geotechnical report(s) may be required prior to approval of grading plans. Report(s) must comply with the provisions of

the County of Los Angeles Department of Public Works Manual for Preparation of Geotechnical Reports. The Manual is
available at: http://dpw.lacounty.gov/gmed/permits/docs/manual.pdf.

Geology Section

Date 7112116

Please complete a Customer Service Survey at hitp://dpw.lacounty.qov/go/amedsurvey
NOTICE: Public safety, relative to geolechnical subsurface explaration, shall be provided in accordance with current codes for excavations, inclusive of

the Los Angefes County Code, Chapter 11,48, and the State of California, Titte 8, Canstruction Safety Orders.
Pigmepub\Tevelopment Review\Combined Reviews\Tracts and Parcels\073203, Harbor Gity, TTM-A_6.docx
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DEPARTMENT OF PUBLIC WORKS

LAND DEVELOPMENT DIVISION — GRADING

TRACT/PARCEL MAP NO. 073203 TENTATIVE MAP DATED 06-22-2016
EXHIBIT MAP DATED 06-22-2016

1. Approval of this map pertaining to grading is recommended.

The subdivision shall conform to the design standards and policies of Public
Works, in particular, but not limited to the following items:

REQUIREMENTS PRIOR TO GRADING PLAN APPROVAL:

2. Provide approval of:

a. The latest hydrology study by the Storm Dram and Hydrology Section of Land
Development Division.

b. The grading plan by the Geotechnical & Materials Engineering Division (GMED).

c. Permits and/or letters of non-jurisdiction from all State and Federal Agencies.
These agencies may include, but may not be limited to the State of California
Regional Water Quality Control Board, State of California Department of Fish
and Wildlife, State of California Department of Conservation, Division of Qil, Gas,
and Geothermal Resources (DOGGR), and the Army Corps of Engineers.

REQUIREMENTS PRIOR TO FINAL MAP RECORDATION:

3. Submit a grading plan for approval. The grading plan must show and call out the
following items, including but not limited to: construction of all drainage devices
and details, paved driveways, elevation and drainage of all pads, SUSMP and
LID devices (fill in whichever is applicable), and any required landscaping and
irrigation  not within a common area or maintenance easement.
Acknowledgement and/or approval from all easement holders may be required.

4, A maintenance agreement or CC&Rs may be required for all privately
maintained drainage devices, slopes, and other facilities.

g%z

Name Diego Rivera Date 07/19/16 Phone (626) 458-4921

P:Mdpub\SUBPCHECK\Grading\Tentaiive Map Reviews\Templatesi\Tentative Map Conditions(12-10-13).doc
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LAND DEVELOPMENT DIVISION - ROAD

TRACT MAP NO. 073203 (Rev.) TENTATIVE MAP DATED §-22-2016

EXHIBIT MAP DATED 6-22-2016

The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

10.

Locate any entry gate or key pad (if one is provided) a minimum of 50 feet
beyond the right of way of Normandie Boulevard and construct a turnaround with
a minimum fturnaround radius of 32 feet in the private drive and fire lane
preceding the gated entrance to the satisfaction of Public Works. The details of
the gated access as shown on the tentative map are not necessarily approved.

Re-construct the existing curb ramp at the intersection of Lomita Boulevard and
Normandie Avenue to meet current ADA requirements and to the satisfaction of
Public Works. Existing utilities may need to be relocated if affected.

Construct or reconstruct any proposed driveways o meet current ADA
requirements and to the satisfaction of Public Works.

Close any unused driveways with standard curb, gutter, and sidewalk along the
property frontage {o the satisfaction of Public Works.

Reconstruct full width sidewalk along the property frontage on Normandie
Avenue to the satisfaction of Public Works.

Repair any improvements damaged during construction to the satisfaction of
Public Works.

Any proposed perimeter fence (CMU or wood) adjacent to the driveway shall be
depressed to 3 feet or less within 10 feet of the right of way to provide line of
sight.

Execute a covenant for private maintenance of curb/parkway drains; if any, to the
satisfaction of Public Works.

Plant street trees along the property frontage on Lomita Boulevard and
Normandie Avenue to the satisfaction of Public Works. Existing trees in
dedicated or to be dedicated right of way shall be removed and replaced if not
acceptable as street trees.

Prior to final map approval, enter into an agreement with the County franchised
cable TV operator (if an area is served) to permit the installation of cable in a
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12.

13.

14.

EXHIBIT MAP DATED 6-22-2016

common utility trench to the satisfaction of Public Works; or provide
documentation that steps to provide cable TV to the proposed subdivision have
been initiated to the satisfaction of Public Works.

Comply with all requirements or mitigation measures required to mitigate traffic
impacts identified in the Public Works Traffic and Lighting Division's letter dated
May 24, 2016 (attached).

Prepare detailed 1" = 40’ scaled signing and striping plans for Normandie Avenue
and Lomita Boulevard to the satisfaction of Public Works.

Underground all existing service lines and distribution lines that are less than 50
KV and new utility lines to the satisfaction of Public Works and Southemn
California Edison. Please contact Construction Division at (626) 458-3129 for
new location of any above ground utility structure in the parkway.

Comply with the following street lighting requirements:

a. Provide street lights on concrete poles with underground wiring along the
property frontage on Normandie Avenue and Lomita Boulevard to the
satisfaction of the Department of Public Works or as modified by the
Department of Public Works. Submit street lighting plans along with
existing and/or proposed underground utilities plans to Traffic and Lighting
Division, Street lighting Section, for processing and approval. For
additional information, please contact the Street Lighting Section at (626)
300-47286.

b. The proposed project or portions of the proposed project are not within an
existing lighting district. Annexation to street lighting district is required.
Street lighting plans cannot be approved prior to completion of annexation
process. See Conditions of Annexation below.

C. Upon submittal of street lighting plan(s) (subdivision only), the applicant
shall comply with conditions of annexation listed below in order for the
Lighting Districts to pay for the future operation and maintenance of the
street lights. Conditions (1) and (2) shall apply for projects subject to
annexation. The annexation and the levy of assessment require the
approval of the Board of Supervisors prior to Public Works approving
street lighting plans. It is the sole responsibility of the owner/developer of
the project to have all street lighting plans approved prior to the issuance
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of building permits. The required street lighting improvements shall be the
sole responsibility of the owner/developer of the project and the
installation must be accepted per approved plans prior to issuance of a
Certificate of Occupancy. If phasing of the project is approved, the
required street lighting improvements shall be the sole responsibility of the
owner/developer of the project and will be made a condition of approval to
be in place for each phase.

CONDITIONS OF ANNEXATION

(1)  Provide business/property owners name, mailing address, site
address, Assessor Parcel Number, and Parcel Boundaries in either
Microstation or Auto CADD format of territory to be developed to
Street Lighting Section.

(2) Submit map of the proposed project including any roadways
conditioned for street lights to Street Lighting Section. Contact
Street Lighting Section for map requirements and/or questions at
(626)-300-4726.

The annexation and assessment balloting process takes approximately 12
months or more to complete once the above information is received and
approved. Therefore, untimely compliance with the above may result in
delaying the approval of the street lighting plans.

CONDITIONS OF ACCEPTANCE FOR STREET LIGHT TRANSFER OF
BILLING:

The area must be annexed into the lighting district and all street lights in
the project, or the approved phase of the project, must be constructed
according to Public Works approved plans. The contractor shall submit
one complete set of “as-built” plans. The lighting district can assume the
responsibility for the operation and maintenance of the street lights by July
1% of any given year, provided the above conditions are met, all street
lights in the project, or approved project phase, have been constructed per
Public Works approved plan and energized and the owner/developer has
requested a transfer of billing at least by January 1% of the previous year.
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The transfer of billing could be delayed one or more years if the above
conditions are not met. The lighting district cannot pay for the operation
and maintenance of street lights located within gated communities.

Prepared by Joseph Nquyen(jﬂ Phone (626) 458-4821 Date7-18-2016

tf073203r-rav5




COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS

“To Enrich Lives Through Effective and Caring Service"

00 SGUTIT FREMONT AVENUE
ALHAMBRA. CALIFORNIA Y1803-1334

GAIL FARBER, Dircctor Telephane: {(626) 455-5100
hitp:/7dpw.lacounty.gov ADDRESS Al1 CORRESPONDENCE TO
P.0 BOX 1460
ALHAMBRA. CALIFORNLA 91802-1460
REPLY PLEASE
May 24, 2016 reFERTOFILE: | -4

Mr. William A. Kunzman, P.E.
Kunzman Associates, Inc.

1111 Town & County Road, Suite 34
Orange, CA 92868

Dear Mr. Kunzman:

TRACT MAP 73203

LOMITA BOULEVARD/NORMANDIE AVENUE PROJECT
TRAFFIC IMPACT ANALYSIS (JANUARY 27, 2016)
UNINCORPORATED WEST CARSON AREA

We reviewed the Traffic Impact Analysis (TIA) dated January 27, 20186, for the proposed
Lomita Boulevard/Normandie Avenue project located at the northeast corner of
Normandie Avenue and Lomita Boulevard in the unincorporated West Carson area.

Project Impact

According to the TIA, the traffic generated by the project alone will not have a significant
transportation impact to County roadways or intersections in the area based on the
County's TIA Guidelines. We generally agree with the findings in the TIA.

Cumulative Impact

According to the TIA, the cumulative traffic generated by the project and other related
projects will have a significant transportation impact at the intersection of Normandie
Avenue and Lomita Boulevard based on the County's TIA Guidelines. We generally
agree with the findings in the TIA. Jurisdiction of the intersection is shared by the
County and the City of Los Angeles.
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May 24, 2016
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Mitigation of Cumulative impact

According to the TIA, the cumulative impact could be mitigated by implementing the
following improvement:

Normandie Avenue at Lomita Boulevard

Existing lane configuration (north approach): One left-turn lane, one through lane,
and one shared through/right-turn lane.

Mitigation: Convert the shared through/right-turn lane to one through lane and one
right-turn lane. The resulting lane configuration of the north approach would be
one left-turn lane, two through lanes, and one right-turn lane.

We generally agree with the mitigation measures recommended in the TIA to address
the project's cumulative transportation impact. In accordance with the County's TIA
Guidelines, the project shall pay its pro rata share of 18.7 percent of the cost for the
above improvement prior to issuance of the Certificate of Occupancy.

Site Access Requirements

The project shall adhere to the following site access requirements:

Normandie Avenue at North Project Driveway

e Modify roadway striping on Normandie Avenue to add a left-turn lane to access
project driveway.

e Accommodate left-turn and right-turn ingress/egress access.

Normandie Avenue at Middle Project Driveway

e Modify roadway striping on Normandie Avenue to add a left-turn lane to access
project driveway.

e Accommodate left-turn and right-turn ingress/egress access.

Normandie Avenue at South Project Driveway

e Accommodate right-turn ingress and egress access only.
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May 24, 2016
Page 3

L.omita Boulevard at Project Driveway

° Accommodate right-turn ingress and egress access only.

We recommend the applicant consult with the California Department of Transportation
and the Cities of Los Angeles, Lomita, and Carson to obtain their concurrence with any
potential California Environmental Quality Act impacts within their jurisdictions.

If you have any questions regarding the review of this document, please contact
Mr. Suen Fei Lau of Traffic and Lighting Division, Traffic Studies Section,
at (626) 300-4820.

Very truly yours,

GAIL FARBER
Director of Public Works

N R

DEAN R. LEHMAN
Assistant Deputy Director
Traffic and Lighting Division

SFL:mrb
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The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

1. The subdivider shall install and dedicate main line sewers and serve each building
with a separate house lateral or have approved and bonded sewer plans on file with
Public Works.

2. A sewer area study for the proposed subdivision (PC12258AS, dated 09-17-2015)
was reviewed and approved. No additional mitigation measures are required. The
sewer area study shall be invalidated should there be an increase in the total
number of dwelling units, an increase in the density, dwelling units occur on
previously identified building restricted lots, a change in the proposed sewer
alignment, an increase in the tributary sewershed, a change in the sewer connection
points, or the adoption of a land use plan or a revision to the current plan. A
revision to the approved sewer area study may be allowed at the discretion of the
Director of Public Works. The approved sewer area study shall remain valid for two
years from the date of sewer area study approval. After this period of time, an
update of the area study shall be submitted by the applicant if determined to be
warranted by Public Works.

3. The subdivider shall send a print of the land division map to the County Sanitation
District with a request for annexation. The request for annexation must be approved
prior to final map approval.

4, Off-site improvements are required.

5. Provide a minimum 10-foot sewer easement on the private driveway and fire lane to
the satisfaction of Public Works.

3

Prepared by Imelda Ng Phone (626} 458-4921 Date 07-12-2016

r73203s-rev5.dac
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LAND DEVELOPMENT DIVISION - WATER
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The subdivision shall conform to the design standards and policies of Public Works, in particular,
but not limited to the following items:

1. A water system maintained by the water purveyor, with appurtenant facilities fo
serve all lots in the land division, must be provided. The system shall include fire
hydrants of the type and location (both on-site and off-site) as determined by the
Fire Depariment. The water mains shall be sized to accommodate the total
domestic and fire flows.

2. The applicant shall comply with the requirements as stipulated by the attached Will
Serve letter dated 11/18/2015 from the California Service Water Company to the
satisfaction of Public Works. The Will Serve letter will expire on 11/18/2016 it shall
be sole responsibility of the applicant to renew the aforementioned Will Serve letter
upon expiration and abide by all requirements of the water purveyor.

3. Submit landscape and irrigation plans for each multi-family parcel in the land
division, with landscape area greater than 500 square feet, in accordance with the
Water Efficient Landscape Ordinance.

72‘,{{ Prepared by Tony Khalkhali Phone (626) 458-4921 Date 07-14-2015

tr73203w-revS.doc




COUNTY OF LOS ANGELES FIRE DEPARTMENT
= FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040
Telephone (323) 890-4243, Fax (323) 890-9783

PROJECT: TR 73203 MAP DATE: June 22, 2016

THE FIRE DEPARTMENT RECOMMENDS APPROVAL OF THIS PROJECT AS
PRESENTLY SUBMITTED WITH THE FOLLOWING CONDITIONS OF APPROVAL.

FINAL MAP
CONDITIONS OF APPROVAL

1. Access as noted on the Tenfative and the Exhibit Maps shall comply with Title
21 (County of Los Angeles Subdivision Code) and Section 503 of the Title 32
(County of Los Angeles Fire Code), which requires an all-weather access
surface to be clear to sky.

2. A copy of the Final Map shall be submitted to the Fire Department for review
and approval prior to recordation.

3. The private access within the development shall be indicated as "Private
Driveway" on the Final Map. The required fire apparatus access, the fire lanes
and turnarounds, shall be labeled as “Fire Lane” on the Final Map. Any
proposed parking area, walkway, or other amenities within the private driveway
shall be outside the required fire lane. Clearly delineate on the Final Map and
submit to the Fire Department for approval.

4. A construct bond is required for the private driveways within this development.
Provide written verification of the posted construction bond to the Fire
Department prior to Final Map clearance.

5. Provide written verification stating the required fire hydrants have been installed
or bonded for in lieu of installation prior to Final Map clearance.

6. A reciprocal access agreement is required for all private driveways within this
development. Submit documentation to the Fire Department for review prior to
Final Map clearance.

Reviewed by: Juan Padilla Date: July 19, 2016
Page 1 cf 4



‘ COUNTY OF LOS ANGELES FIRE DEPARTMENT
2 FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040
Telephone (323) 890-4243, Fax (323) 890-9783
PROJECT: TR 73203

MAP DATE: June 22, 2016

PROJECT
CONDITIONS OF APPROVAL

1. All proposed buildings shall be places such that a fire lane is provided to within
150 feet of all exterior walls of the first story. This measurement shall be by an
approved route around the exterior of the building or facility. Verification for
compliance will be performed during the Fire Department review of the
architectural plan prior to building permit issuance.

2. The private driveways shall provide a minimum fire lane width of 20 feet for the
detached residential portion and a minimum fire lane width of 26 feet for the
multi-family residential/commercial portions, all fire lanes shall be unobstructed
clear to the sky. Verification for compliance will be performed during the Fire
Department review of the architectural plan prior to building permit issuance.

3. The proposed high density residential buildings shall not exceed 30 fest above
the lowest level of the Fire Department vehicular access road. Buildings
exceeding this height shall provide minimum fire lane width of 28 feet and shall
provide a setback between 15 feet and 30 feet from the edge of the fire lane to
the building wall. Verification for compliance wilt be performed during the Fire
Department review of the architectural plan prior to building permit issuance.

4. Fire lanes exceeding a length of 150 feet that dead end are required to provide
an approved Fire Department turnaround. All required Fire Department
turnarounds shall be designed to accommodate the required fire apparatus as
mentioned on the Fire Department standards due to the size of the building and
shall be clearly depicted on the final design plans.

5. The proposed Permeable Pavement or alternate surface within the required fire
lane shall be capable to suppoert a live load of 75,000 pounds. Provide
construction detail on the load capacity of the permeable pavement product to
be used and a note on the architectural plans so the Fire Department can
verification for compliance prior to building permit issuance.

6. Any change of direction within a private driveway shall provide a 32 feet
centerline turning radius. Verification for compliance will be performed during
the Fire Department review of the architectural plan prior to building permit
issuance.

Reviewed by: Juan Padilla Date: July 19, 2018
Page 2 of 4



COUNTY OF LOS ANGELES FIRE DEPARTMENT
FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 30040
Telephone (323) 890-4243, Fax (323) 830-9783

PROJECT: TR 73203 MAP DATE: June 22, 2016

7. Al proposed vehicular gates shall be designed, constructed, and maintained in
accordance with ASTM F2200 and UL 325 as specified in the County of Los
Angeles Fire Code. The vehicular gates shall provide an unobstructed width
not less than 20 feet when fully open. Verification for compliance will be
performed during the architectural plan review prior to building permit issuance

8. Per the fire flow test performed by California Water Service dated 04-15-15 on
the existing public fire hydrant located on the southwest corner of 245" Street
and Mariposa Avenue, the existing fire hydrants and water system meets the
current Fire Department requirements. An updated fire flow test will be required
by the Fire Department prior to building permit issuance

9. Per the fire flow test performed by Los Angeles Department of Water and
Power dated 04-16-15 on the existing public fire hydrant located on the east
side of Normandie Avenue north of Lomita Avenue, the existing fire hydrants
and water system DOES NOT meets the current Fire Department requirements.
This existing public fire hydrant is required to be upgraded to a standard size
fire hydrant and to meet the minimum required fire flow of 1,750 gallons per
minute at 20 psi for a 2 hours duration.

10. Install 8 public fire hydrants and Upgrade 1 public fire hydrant as noted on the
Exhibit Map filed in our office dated 10-21-15. All hydrants shall measure 6"x
4"x 2-1/2" brass or bronze, conforming to current AWWA standard C503 or
approved equal.

11. The required fire flow from the new public fire hydrants adjacent to the
residential portion of the development, single family dwellings and detached
condominiums, is 1250 gallons per minute at 20 psi for a duration of 2 hours,
over and above maximum daily domestic demand.

12. The required fire flow from the new public fire hydrants adjacent to the high
density residential portion of the development is 2000 gallons per minute at 20
psi for a duration of 2 hours, over and above maximum daily domestic demand.
The required fire flow may be recalculated and subject to changes by the Fire
Prevention Engineering Section during the architectural plan review process
prior to building permit issuance.

Reviewed by: Juan Padilla Date: July 19, 2016
Page 3 of 4
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PROJECT: TR 73203

. COUNTY OF LOS ANGELES FIRE DEPARTMENT
) FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040
Telephone (323) 890-4243, Fax (323) 890-9783

MAP DATE:

The existing public fire hydrant to be upgraded is located on Normadie Avenue
north of Lomita Boulevard adjacent to the commercial portion of the
development. The required fire flow is 1750 gallons per minute at 20 psi for a
duration of 2 hours, over and above maximum daily domestic demand, based
on the building square footage provided during the subdivision process. The
required fire flow may be recalculated and subject to changes by the Fire
Prevention Engineering Section during the architectural plan review process
prior to building permit issuance.

All required fire hydrants shall be installed, tested, and accepted prior to
construction. Vehicular access must be provided and maintained serviceable
throughout construction to all required fire hydrants.

Parking shall be restricted 30 feet adjacent to any required public or private fire
hydrant, 15 feet on each side measured from the center of the fire hydrant.
Adequate signage and/or stripping shall be required prior to occupancy.

An approved automatic fire sprinkler system is required for the proposed
buildings within this developmenti. Submit design plans to the Fire Depariment
Sprinkler Plan Check Unit for review and approval prior to installation.

An approved limited access device is required for any proposed gate within this
development in compliance with the Fire Department’'s Regulation 5.
Compliance required prior to occupancy during final sign off of the gate.

The driveways required for fire apparatus access shall be posted with signs
stating "No Parking-Fire Lane" and/or stripped accordingly in compliance with
the County of Los Angeles Fire Code prior to occupancy.

The proposed private driveways within this development shall provide approved
street names and signs. All proposed buildings shall provide approved address
numbers. Compliance required prior to occupancy to the satisfaction of the
Department of Public Works and the County of Los Angeles Fire Code.

For any questions regarding the report, please contact Juan Padilla at (323) 890-4243
or Juan.Padilla@fire.lacounty.gov.

Reviewed by: Juan Padilla Date: July 19, 2016

Pagedof 4
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LOS ANGELES COUNTY
DEPARTMENT OF PARKS AND RECREATION

PARK OBLIGATION REPORT

Tentative Map # 73203 DRP Map Date:06/22/2016 SCM Date: 07/28/2016 Report Date: 07/19/2016
Park Planning Area # 21 WEST CARSON Map Type:REV. {(REV RECD)

Totat Units 111 = Proposed Units 111 + Exempt Units ‘j—l

Sections 21.24.340, 21.24.350, 21.28.120, 21.28.130, and 21.28.140, the County of Los Angeles Code, Title 21, Subdivision
Ordinance provide that the County will determine whether the development's park obligation is to be met by:

1} the dedication of land for public or private park purpose or,
2) the payment of in-lieu fees or,
3} the provision of amenities or any combination of the above.

The specific determination of how the park obligation will be satisfied will be based on the conditions of approval by the advisory
agency as recommended by the Depariment of Parks and Recreation.

Park land obligation in acres or in-lieu fees:

ACRES: 0.90
iN-LIEU FEES: $355,281

Conditions of the map approval:

The park obligation for this development will be met by:
The payment of $355,281 in-lisu fees.

Trails:

No trails.

Comments:

The map proposes 3% multi-family units and 72 detached condominium units.

***Advisory:

The Representative Land Value (RLVs) in Los Angeles County Cade (LACC) Section 21.28.140 are used to calculate
park fees and are adjusted annually, based on changes in the Consumer Price Index. The new RLVs become
effective July 1st of each year and may apply to this subdivision map if first advertised for hearing before either a
hearing officer or the Regional Planning Commission on or after July st pursuant to LACC Section 21.28.140,
subsection 3. Accordingly, the park fee in this report is subject to change depending upon when the subdivision is
first advertised for public hearing.

Please contact Clement Lau at {213) 351-5120 or Sheela Mathai at {213) 351-5121, Department of Parks and Recreation, 510 South
Vermont Avenue, Los Angeles, CA 90020 for further information or to schedule an appointment to make an in-lieu fee payment.

For information on Hiking and Equestrian Trail requirements, please contact the Trails Coordinator at (213) 351-5134.

Kathline J. King, Chief of ng June 27, 2016 13:23:39
QMBOZF.FRX



LOS ANGELES COUNTY
DEPARTMENT OF PARKS AND RECREATION

PARK OBLIGATION WORKSHEET

Tentative Map # 73203 [2RP Map Date:06/22/2016 SMC Date: 07/28/2016 Report Date: 07/19/2016
Park Planning Area # 21 WEST CARSON Map Type:REV. (REV RECD)

The formula for calcuiating the acreage obligation and or In-lieu fee is as follows:
{P)eopie x (0.003) Ratio x (U)nits = (X} acres obligation

{X) acres obligation x BLV/Acre = In-Lieu Base Fee

Where: P = Estimate of number of People per dwetling unit according to the type of dwelling unit as
determined by the 2000 U.S. Census®. Assume * people for detached single-family residences;
Assume " people for atlached singte-family {townhouse) residences, two-family residences, and
apartment houses containing fewer than five dwelling units; Assume * people for apartment houses
containing five or more dwelling units; Assums * psople for mobile homes.
Ratie = The subdivision ordinance provides a ratio of 3,0 acres of park land for each 1,000 people
generated by the development. This ratio is calculated as “0.0030" in the formula.
U= Total approved number of Dwelling Units,
X = Local park space obligation expressed in terms of acres,
RALV/Acre = Representative Land Value per Acre by Park Planning Area.
Total Units 111 = Proposed Units 111 + Exempt Units E
Ratio _ . :
People™ |a.0Acres /1000 People]  Number of Units Acre Qhligation
Detached S.F. Units 2.95 0.0030 72 0.64
M.F. < 5 Units 2.84 0.0030 3 0.03
M.F. >= 5 Units 2,17 0.0030 36 0.23
Mobile Units 2.09 0.6030 0 0.00
Exempt Units 0
Total Acre Obligation = 0.90

Park Planning Area = 21  WEST CARSON

Ratio | Acre Obligation RLV / Acre tn-Lisu Ba's_e' Fee
@{0.0030) 0.0 $394,757 $355,281
Lot# Provided Space - | Provided Acres | Credit (%) .|  AcreCredit | Land
None
Total Provided Acre Credit: 0.00
Acte Obligation | Public Land Crdt. | Priv. Land Crdt. | NetObligation | ~ RLV/Acte | In-Lieu Fee Due
0.80 0.00 0.00 0.90 304,757 $355,281

Supv D 2nd
June 27, 2016 13:23:46
GMBOiF.FRX



~ COUNTY OF LOS ANGELES

CYNTHIA A, HARDING, M.P.H.
Inerim Director

JEFFREY U. GUNZENHAUSER, M.D., M.P.H.
Interm Health Officer

ANGELO J, BELLOMO, REHS, QEP
Deputy Director for Health Protection

TERRI 3. WILLIAMS, REHS
Direcior of Environmental Health

5050 Commerce Dilve
Baidwin Park, California 21706
TEL (626) 430-5100 « FAX {626} 813-3000

www.publicheatth.lacounty.gov

August 4, 20186
Tentative Tract Map No. 073203
Vicinity: West Carson

Tentative Tract Map Date: June 22, 2016

The Los Angeles County Deparniment of Public Health — Environmental Heaith Division

BOARD OF SUPERVISORS

Hilda Sollz
First Daslrict

Mark Ridley-Thomas
Second Distnet

Shalls Kuaht

Third Distriet

Don Knebe

Fourth Distict

Klehasl D, Antonovich
Fifth District

recommends the approval of Tentative Tract Map 073203 based on the use of public water
(California Water Service Company) and public sewer as proposed for wastewater disposal. Any
variation from the approved use of water supply and/or approved method of sewage disposal

shall invalidate the Department’s approval.

Prepared by:

] .
VICENTE C. BANADA, REHS
Environmental Health Specialist 1V
Land Use Program
5050 Commerce Drive
Baldwin Park, California 91706

vbanada@gph.lacounty.qov
TEL {626) 430-5381 « FAX (626) 813-3016



DRAFT FINDINGS AND ORDER OF THE REGIONAL PLANNING COMMISSION

COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201500005

HEARING DATE(S). The Los Angeles County (“County”) Regional Planning
Commission (“Commission”) conducted a duly-noticed public hearing on November
9, 2016, in the matter of Project No. R2014-03527, consisting of Vesting Tentative
Tract Map No. 073203, Zone Change No. 201400013, Conditional Use Permit No.
201400172, and Parking Permit No. 201500005. Environmental Assessment No.
201400280 is associated with this Project.

ENTITLEMENT(S) REQUESTED. The applicant requests a Conditional Use Permit
(“CUP”) to adopt a development program for the RPD Zone, pursuant to County
Code Section 22.20, Part 7.

The applicant also requests a Parking Permit to allow for parallel guest parking
spaces on Lot 2 of Tract 073203, pursuant to County Code Section 22.56, Part 7.

LOCATION. The project site is located at 24710 and 24906 South Normandie
Avenue in the community of West Carson (APNs 7409-029-006; 7409-029-009; and
7409-029-010).

PROJECT DESCRIPTION. The applicant requests a Vesting Tentative Tract Map
to create 111 residential condominiums on two lots and a separate commercial lot
(3 lots total) on 11.27 gross (9.37 net) acres. The proposed Lot 1 would have an
area of 0.90 gross (0.44 net) acres and be reserved for future commercial use. The
proposed Lot 2 would have an area of 3.27 gross (2.55 net) acres and contain 39
attached residential condominium units. The proposed Lot 3 would have an area of
7.10 gross (6.39 net) acres and contain 72 detached residential condominium units.

The applicant also proposes to change the zone of Lots 2 and 3 from M-1 (Light
Manufacturing) to RPD (Residential Planned Development). A development
program for the RPD Zone would be adopted through a conditional use permit
(“CUP"). Through this development program, the applicant requests flexibility in
project design regarding setbacks, fence height, and open space, and has
volunteered to dedicate two dwelling units on Lot 2 for sale to lower-income
households. A parking permit is also requested to allow for parallel guest parking
spaces on Lot 2, as parallel on-site parking is normally not permitted. The project
would require approximately 37,100 cubic yards of cut, 54,360 cubic yards of fill and
the import of approximately 17,260 cubic yards of earth.

CC.082013



PROJECT NO. R2014-03527-(2) DRAFT FINDINGS
CONDITIONAL USE PERMIT NO. 201400172 PAGE 2 OF 10
PARKING PERMIT NO. 201500005

ENVIRONMENTAL ASSESSMENT NO. 201400280

10.

11.

TOPOGRAPHY. The northern portion of the project site is a vacant, paved
commercial lot formerly utilized as a truck storage yard. The southern portion is
currently occupied by four auto parts stores and auto repair businesses. The
property contains three abandoned oil wells and one operating oil well. Normandie
Avenue, a busy four-lane thoroughfare, is immediately to the west of the project site,
while Lomita Boulevard, a four-lane divided highway, is located immediately to the
south.

ZONING. The subject property is currently zoned M-1 (Light Manufacturing).

LAND USE CLASSIFICATION. Because the Project was submitted prior to the
adoption of the current Countywide Land Use Plan in 2015, the applicant has the
option of being reviewed for consistency with the previous Plan, which was adopted
in 1980. The applicant has chosen, therefore, for the Project to be subject to the
goals, policies, and land use categories of the 1980 Pian.

The Land Use classification of the project site under the 1980 Countywide Lane Use
Plan is Low/Medium Density Residential (6-12 dwelling units per gross acre).

SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius:

North: R-1 (Single Family Residence)

South: City of Los Angeles (M1—Limited Industrial)

East: R-3-15U (Limited Multiple Residence—15 dwelling units per acre
maximumj)

West: R-3-15U, C-3 (General Commercial)

SURROUNDING LAND USES. Surrounding land uses within a 500-foot radius
include:

North:  Single-family residences
South: Church, light industry
East: Mobile home park

West: Mobhile home park

SITE ACCESS. Vehicular access for Lots 2 and 3 would be from Normandie Avenue
via two separate gated entrances and private driveway systems. Lot 1 would take
vehicular access from both Normandie Avenue and Lomita Boulevard.

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS. The Los
Angeles County Subdivision Committee consists of representatives of the
departments of Regional Planning, Public Works, Fire, Parks and Recreation, and
Public Health. Based on the reports submitted to the Subdivision Committee for the
map dated June 22, 2016, all departments have cleared the project for public hearing
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12.

13.

14.

15.

16.

17.

and approval. The full Subdivision Committee Report of July 19, 2016 is included
as part of the Vesting Tentative Tract Map’s conditions of approval.

ENVIRONMENTAL DETERMINATION. Prior to the Commission's public hearing on
the Project, an Initial Study was prepared for the Project in compliance with the
California Environmental Quality Act (Public Resources Code section 21000, et
seq.} ("CEQA"), the State CEQA Guidelines, and the Environmental Document
Reporting Procedures and Guidelines for the County. Based on the Initial Study,
staff from Regional Planning determined that a Mitigated Negative Declaration
("MND"} was the appropriate environmental document for the Project because the
Initial Study concluded that there was no substantial evidence that the Project wouid
result in a significant impact on the environment with the incorporation of those
mitigation measures included in the project’s Mitigation Monitoring and Reporting
Program ("MMRP").

LEGAL NOTIFICATION AND PUBLIC OUTREACH.

Pursuant o the provisions of Sections 22.60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
property posting, library posting, and DRP website posting.

PUBLIC COMMENTS.
No public comments have been received regarding the project.

HEARING PROCEEDINGS. A duly noticed public hearing was held before the
Regional Planning Commission on November 9, 2016.

PLAN CONSISTENCY.

The proposed use of the site for attached and detached condominiums is consistent
with the Low/Medium Residential land use classification of the 1980 Countywide
L.and Use Plan. This designation allows for a maximum density of 12 dwelling units
per gross acre, which would permit a maximum of 124 dwelling units on the portion
of the site proposed for residential use (Lots 2 and 3). Therefore, the requested fotal
of 111 residential units is consistent with this regulation.

ZONING CODE CONSISTENCY.

The proposed Lot 1 is located in the M-1 {Light Manufacturing) Zone. No current
use of the lot is proposed, although the applicant has indicated that it will be reserved
for future commercial development. Many types of commercial uses are allowed by
right within the M-1 Zone.

The proposed Lots 2 and 3, upon adoption of the zone change, would be located in
the RPD (Residential Planned Development) Zone. Section 22.20.460 of the County
Code states that it is the intent of the RPD Zone “to promote residential amenities
beyond those expected under conventional development, to achieve greater
flexibility in design, to encourage well-planned neighborhoods through creative and
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imaginative planning as a unit, and to provide for appropriate use of land which is
sufficiently unique in its physical characteristics or other circumstances to warrant
special methods of development.”

In general, development in the RPD Zone is subject fo the same permitted uses,
limitations, and conditions as in the R-1 (Single Family Residence) Zone. However,
upon adoption of a development program through the CUP process, a project may
deviate from certain R-1 Zone development standards, such as required yards,
fence heights, and minimum lot sizes. In addition, development in the RPD Zone
must meet certain additional requirements.

Parking:
Section 22.52.1180 of the County Code requires that each single-family residence—

whether attached or detached—provide two covered parking spaces. In this case,
each proposed residence includes an attached two-car garage. This section of the
Code also requires that guest parking spaces be provided for condominium
developments containing 10 or more units at a rate of one space per four units.
Therefore, 10 guest parking spaces would be required for Lot 2, and 18 guest
parking spaces would be required for Lot 3. These requirements would be satisfied,
as the proposed project would provide 14 guest parking spaces for Lot 2 and 49
guest parking spaces for Lot 3. Of these spaces, 12 of those on Lot 2 would be
parallel to the proposed driveway and fire lane. Because on-site parallel parking
spaces are not normally permitted, the applicant has requesting a parking permit to
authorize them. The ability of the project to satisfy the parking permit burden of proof
will be analyzed under the “Neighborhood Impact/Land Use Compatibility” section
below.

Yard/Setback Requirements:

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain front-yard setbacks of 20 feet, rear-yard setbacks of
15 feet, side-yard setbacks of five feet, and corner side-yard setbacks of 10 feet. in
addition, walls and fences in front yards may not exceed a height of 3'-6", and walls
and fences in other yards may not exceed six feet. However, these standards may
be modified upon adoption of a Development Program, which is intended to allow
for flexibility of design. In this case, the applicant has applied for a CUP for a
Development Program to allow for the foliowing deviations to yard/setback
requirements:

a. Reduction of required front-yard setback from 20 feet to 10 feet (Lois 2 and 3)

b. Reduction of required rear-yard setback from 15 feet to 10 feet (Lot 3)

c. Increase in fence/wall height within the front-yard setback from 3-6" fo 5'-6"
(Lots 2 and 3)

d. Increase in fence/wall height within the rear-yard setback from 6'-0" to 12'-0”
(Lots 2 and 3)
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18.

Open Space:
The RPD Zone requires that not less than 30 percent of a project site’s net area be

dedicated as open space (County Code Section 22.20.460). As 8.94 net acres are
proposed to be zoned RPD, this would require a total of 2.68 acres of open space.
Currently the applicant proposes to provide 2.54 acres of open space (28.4 percent
of the net area). While this is less than the requirement of 30 percent, Section
22.20.460.B.4 of the County Code allows the Commission to modify this requirement
if it finds “that the particular development will contain compensatory characteristics
which will provide as well as better for planned unit development.”

Healthy Design:

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public street.
In addition, the County’s Healthy Design Guidelines encourage as much pedestrian
interconnectivity as possible within a new residential development, as well as
between a new residential development and adjoining neighborhoods. A system of
five-foot-wide walkways is proposed throughout the project site, connecting each
individual unit to walkways that eventually reach Normandie Avenue. Overall, there
are four gated pedestrian pathways connecting Lot 2 with Normandie Avenue and
three connecting Lot 3 with the same street. These walkways also connect units to
the provided recreational areas, as well as providing pedestrian connections
between Lot 2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes with
either a curb or parkway. Pathways along interior access driveways, which each
serve four units, were permitted to utilize a "woonerf” design, which is a demarcated
pathway on either side of a driveway, differentiated by color and fexiure but not
separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County Code
would be met by the proposed project.

LAND USE COMPATIBILITY.
The proposed development is compatible with the site’s allowed dwelling unit density
under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant's request to change the zoning of a portion of the project site from M-
1 to RPD is warranted, as the applicable Countywide Land Use Plan designates the
site for Low/Medium Residential use. Changing the zone to allow residential
development at this density would correct this inconsistency. The majority of the
project site, which was operated as a truck storage yard, has been vacant since
2013, and the remainder of the site is occupied by auto repair and auto sales
businesses. Therefore, rezoning the site would not result in the elimination or
relocation of manufacturing jobs or location-dependent industries. There is also a
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need for additional residentially-zoned property in the community, as the project site
is located in an area with a critical shortage of affordable housing. The project is
surrounded by compatible residential zones and uses to the north, east, and west,
and major employment centers are located in nearby Torrance and Long Beach.
Therefore, it is unlikely that additional residential development on the project site
would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in traffic
conflicts or congestion on the project site. The 12 guest parking spaces, which
would have dimensions of 8 feet by 22 feet, would provide ample room for
maneuvering, and the private driveway/fire lanes to which they are parallel would
have unobstructed widths of 26 feet, which would allow for passing vehicles to
continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may request a
Development Program CUP to deviate from certain development standards. The
applicant's request for reduced front and rear yard setbacks and increased fence
heights in these setbacks (see “Yard/Setback Requirements” section above) is
appropriate in this case. The reduced front-yard setback of 10 feet along a portion
of Normandie Avenue is warranted by the existence of a large utility easement
corridor that occupies a portion of the street frontage near the center of the site.
Because buildings may not be located within this easement, the reduced front
setback on other portions of the site allows dwelling units to be built in a number that
approaches the appropriate density of the Countywide Land Use Plan. A 5’6"-tall
perimeter wall within this front-yard setback is also appropriate, as it would be facing
the rear of all adjacent residences, which primarily face inward. The wall would also .
serve as a sound barrier to Normandie Avenue, which is a busy four-lane
thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line is
also appropriate, as it would be facing the side yards of all new residences, due to
their north-south orientation. The normal required side-yard setback for a property
in the RPD Zone is only five feet. In addition, the mobile home park immediately to
the east maintains the same boundary as a side-yard setback, with a minimum
distance of five feet. The proposed fence within this required yard would also exceed
the maximum height of six feet. The applicant proposes to construct a six-foot-high
retaining wall topped by a six-foot-tall open-work fence, for a total height of 12 feet.
By right, a six-foot-high retaining wall may be topped with a 3'-6"-tall open-work
fence as a safety measure. However, the applicant proposes to raise the height of
this safety fence by an additional 2'-6” for the safety of children. The open-work
nature of the fence material will prevent it from blocking light on adjacent properties.



PROJECT NO. R2014-03527-(2) DRAFT FINDINGS
CONDITIONAL USE PERMIT NO. 201400172 PAGE 7 OF 10
PARKING PERMIT NO. 201500005

ENVIRONMENTAL ASSESSMENT NO. 201400280

19.

20.

21.

22.

Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a project
site’s net area be dedicated as open space. Such open space must be available for
the “use and enjoyment of all of the occupants” of a development (County Code
Section 22.20.460). As 8.94 net acres are proposed to be zoned RPD, this would
require a total of 2.68 acres of open space. Currently the applicant proposes fo
provide 2.54 acres of open space (28.4 percent of the net area). This open space
includes front yards, parkways, and recreational areas spread throughout Lots 2 and
3. While this is less than the requirement of 30 percent, Section 22.20.460.B.4 of
the County Code allows the Commission to modify this requirement if it finds “that
the particular development will contain compensatory characteristics which will
provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics to allow less
than the required amount of open space. The fact that the development would
provide two dwelling units for lower-income households would benefit the community
greater than the provision of an additional 0.14 acres of open space. As a result,
the project is consistent with the requirements of the RPD Zone.

PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the
site is physically suitable for the type of development being proposed since the
property is relatively level and is served by adequate road and utility infrastructure.

COMPATIBLITY WITH SURROUNDINGS. The Commission finds that the
requested use at the location will not adversely affect the health, peace, comfort, or
welfare or persons residing or working in the surrounding area; be detrimental to the
use, enjoyment, or valuation of property of other persons located in the vicinity of
the site, or jeopardize, endanger, or otherwise constifute a menace to the public
health, safety, or general welfare. The project is surrounded by compatible
residential zones and uses to the north, east, and west, and major employment
centers are located in nearby Torrance and Long Beach.

DEVELOPMENT STANDARDS. The Commission finds that the proposed site is
adequate in size and shape to accommodate the yards, walls, fences, parking and
loading facilities, landscaping and other development features prescribed in Title 21
(Subdivision Code) and Title 22 (Zoning Code), or as is otherwise required in order
to integrate said use with the uses in the surrounding area. The project would
substantially comply with the development standards of the Zoning Code.

ADEQUATE STREETS. The Commission finds that the proposed site is adequately
served by highways or streets of sufficient width and improved as necessary to carry
the kind and quantity of traffic such use would generate and by other public or private
service facilities as are required. The site would be served by Normandie Avenue
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23.

24.

25.

26.

and Lomita Boulevard, and the applicant's Traffic Impact Analysis has been
analyzed and approved by the Department of Public Works.

SAFETY OF RESIDENTS. The Commission finds that the proposed project is
located and designed so as {o protect the safety of current and future residents, and
will not create significant threats to life and/or property due to the presence of
geologic, seismic, slope instability, fire, flood, mud flow or erosion hazard. All
disused oil wells must be re-abandoned to current standards imposed by the
California Division of Qil, Gas, and Geothermal Resources (“DOGGR”), and new
residences will be separated from the remaining active oil well by a distance of at
least 100 feet.

ADEQUATE PARKING ARRANGEMENTS. The Commission finds that the
proposed parking arrangements, including the parallel on-site guest parking spaces,
will not cause conflicts, result in fraffic congestion, or cause unauthorized use of
surrounding parking facilities. The 12 guest parking spaces, which would have
dimensions of 8 feet by 22 feet, would provide ample room for maneuvering, and the
private driveway/fire lanes to which they are parallel would have unobstructed widths
of 26 feet, which would allow for passing vehicles to continue uninhibited. All other
parking facilities would be developed to general standards of the County Code.

PUBLIC NOTICE. The Commission finds that pursuant to sections 22.60.174 and
22.60.175 of the County Code, the community was properly notified of the public
hearing by mail, newspaper, and property posting. Additionally, the Project was
noticed and case materials were available on Regional Planning's website and the
Harbor Gateway Library. On October 5, 2016, Notices of Public Hearing were
mailed to all property owners as identified on the County Assessor's record within a
500-foot radius from the Project Site, as well as to two persons on the courtesy
mailing list for the Carson Zoned District.

LOCATION OF DOCUMENTS. The location of the documents and other materials
constituting the record of proceedings upon which the Commission’s decision is
based in this matter is at the Los Angeles County Department of Regional Planning,
13th Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012.
The custodian of such documents and materials shall be the Section Head of the
l.and Divisions Section, Department of Regional Planning.

BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION
CONCLUDES THAT:

Regarding the CUP:

A

That the proposed use with the attached conditions will be consistent with the
applicable adopted General Plan.
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That the proposed use at the site will not adversely affect the health, peace, comfort
or welfare of persons residing or working in the surrounding area, will not be
materially detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site, and will not jeopardize, endanger or otherwise
constitute a menace to the public health, safety or general welfare.

That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22 of the County Code, or as is otherwise required
in order to integrate said use with the uses in the surrounding area.

That the proposed site is adequately served by highways or streets of sufficient width
and improved as necessary to carry the kind and quantity of traffic such use would
generate, and by other public or private service facilities as are required.

Regarding the Parking Permit:

E.

That there will be no conflicts arising from special parking arrangements allowing
shared facilities, tandem spaces, or compact spaces.

That the requested parking permit at the location proposed will not result in traffic
congestion, excessive off-site parking, or unauthorized use of parking facilities
developed to serve surrounding property.

THEREFORE, THE REGIONAL PLANNING COMMISSION:

1.

Certifies that the MND for the Project was completed in compliance with CEQA and
the State and County CEQA Guidelines related thereto; certifies that it independently
reviewed and considered the MND and that the MND reflects the independent
judgment and analysis of Commission as to the environmental consequences of the
Project; certifies that it considered the MMRP, finding that it is adequately designhed
to ensure compliance with the mitigation measures during Project implementation;
determined that on the basis of the whole record before the Commission that there
is no substantial evidence that the Project will have a significant effect on the
environment; adopts the MND and finds that the MMRP is adequately designed to
ensure compliance with the mitigation measures during Project implementation; and

Approves Conditional Use Permit No. 201400172 and Parking Permit No.
201500005, subject to the attached conditions.
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ACTION DATE:
Vote:

Yes:

No:

Absent:

KKS:TM
10/27/16



DRAFT CONDITIONS OF APPROVAL
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
CONDITIONAL USE PERMIT NO. 201400172
PARKING PERMIT NO. 201400280

PROJECT DESCRIPTION

The project is a Conditional Use Permit ("CUP") to adopt a Development Program for a
condominium complex on two lots in the RPD (Residential Planned Development) Zone
totaling 11.27 gross acres. Also a parking permit to allow for on-site parallel parking
spaces. The project is subject to the following conditions of approval:

GENERAL CONDITIONS

1.

Unless otherwise apparent from the context, the term “permittee” shall include the
applicant, owner of the property, and any other person, corporation, or other entity
making use of this grant.

This grant shall not be effective for any purpose until the permittee, and the owner of
the subject property if other than the permittee, have filed at the office of the Los
Angeles County ("County") Department of Regional Planning (“Regional Planning”)
their affidavit stating that they are aware of and agree to accept all of the conditions
of this grant, and that the conditions of the grant have been recorded as required by
Condition No. 7, and until all required monies have been paid. Notwithstanding the
foregoing, this Condition No. 2 and Condition Nos. 4, 5, 8, 11, and 12 shall be effective
immediately upon the date of final approval of this grant by the County.

Unless otherwise apparent from the context, the term “date of final approval” shall
mean the date the County's action becomes effective pursuant to Section 22.60.260
of the County Code.

The permittee shall defend, indemnify, and hold harmless the County, its agents,
officers, and employees from any claim, action, or proceeding against the County or
its agents, officers, or employees to attack, set aside, void, or annul this permit
approval, which action is brought within the applicable time period of Government
Code Section 65009 or any other applicable limitations period. The County shall
promptly notify the permitiee of any claim, action, or proceeding and the County shall
reasonably cooperate in the defense. If the County fails to promptly notify the
permittee of any claim, action, or proceeding, or if the County fails to cooperate
reasonably in the defense, the permittee shall not thereafter be responsible to defend,
indemnify, or hold harmless the County.

In the event that any claim, action, or proceeding as described above is filed against
the County, the permittee shall within ten days of the filing make an initial deposit with
Regional Planning in the amount of up to $5,000.00, from which actual costs and
expenses shall be billed and deducted for the purpose of defraying the costs or
expenses involved in Regional Planning’s cooperation in the defense, including but

CC.100813
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not limited to, depositions, testimony, and other assistance provided to permittee or
permittee's counsel.

If during the litigation process, actual costs or expenses incurred reach 80 percent of
the amount on deposit, the permittee shall deposit additional funds sufficient to bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permittee, the amount of an initial or any supplemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost for
collection and duplication of records and other related documents shall be paid by the
permittee according to County Code Section 2.170.010.

If any material provision of this grant is held or declared to be invalid by a court of
competent jurisdiction, the permit shall be void and the privileges granted hereunder
shall lapse.

Prior to the use of this grant, the permittee, or the owner of the subject property if other
than the permittee, shall record the terms and conditions of the grant in the office
of the County Registrar-Recorder/County Clerk (“Recorder”). In addition, upon any
transfer or lease of the property during the term of this grant, the permittee, or the
owner of the subject property if other than the permittee, shall promptly provide a copy
of the grant and its conditions to the transferee or lessee of the subject property

In the event that Tentative Tract Map No. 060358 should expire without the
recordation of a final map, this grant shall terminate upon the expiration of the tentative
map. Entitlement to the use of the property thereafter shall be subject to the
regulations then in effect.

. The subject property shall be maintained and operated in full compliance with the

conditions of this grant and any law, statute, ordinance, or other regulation applicable
to any development or activity on the subject property. Failure of the permittee to
cease any development or activity not in full compliance shall be a violation of these
conditions.

10. Prior to final approval, the permittee shall remit all applicable library facilities mitigation

11

fees to the County Librarian, pursuant to Chapter 22.72 of the County Code. The
permittee shall pay the fees in effect at the time of payment, pursuant to Section
22.72.030. Questions regarding fee payment can be directed to the County Librarian
at (5662) 940-8430. The permittee shall provide proof of payment upon request from
Regional Planning.

.Within five (5) working days from the end of the appeal period [Appeal date + five

working days], the permittee shall remit processing fees at the Office of the Registrar-
Recorder/County Clerk, payable to the County of Los Angeles, in connection with the
filing and posting of a Notice of Determination (NOD) for this project and its
entittements in compliance with Section 21152 of the Public Resources Code. Unless
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a Certificate of Exemption is issued by the California Department of Fish and Wildlife
pursuant to Section 711.4 of the California Fish and Game Code, the permittee shall
pay the fees in effect at the time of the filing of the NOD, as provided for in Section
711.4 of the Fish and Game Code, currently $2,285.25 ($2,210.25 for a Negative
Declaration or Mitigated Negative Declaration plus $75.00 processing fee) No land
use project subject to this requirement is final, vested or operative until the fee is paid.

12.Notice is hereby given that any person violating a provision of this grant is guilty of a
misdemeanor. Notice is further given that the Regional Planning Commission
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or
modify this grant, if the Commission or Hearing Officer finds that these conditions have
been violated or that this grant has been exercised so as to be detrimental to the
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant
to Chapter 22.56, Part 13 of the County Code.

13. All development pursuant to this grant must be kept in full compliance with the County
Fire Code to the satisfaction of said department.

14. All development pursuant to this grant shall conform with the requirements of the
County Department of Public Works to the satisfaction of said department.

15. All development pursuant to this grant shall comply with the requirements of Title 22
of the County Code and of the specific zoning of the subject property, unless
specifically modified by this grant, as set forth in these conditions.

16. The permittee shall maintain the subject property in a neat and orderly fashion. The
permittee shall maintain free of litter all areas of the premises over which the permittee
has control.

17.All structures, walls and fences open to public view shall remain free of graffiti or other
extraneous markings, drawings, or signage that was not approved by Regional
Planning. These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
about said premises. The only exceptions shall be seasonal decorations or signage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage. Paint utilized in covering such
markings shall be of a color that matches, as closely as possible, the color of the
adjacent surfaces.

18. The subject property shall be developed and maintained in substantial conformance
with the plans marked Exhibit “A.” If changes to any of the plans marked Exhibit “A”
are required as a resuit of instruction given at the public hearing, five (5) copies of a
modified Exhibit “A” shall be submitted to Regional Planning by January 11, 2017.



PROJECT NO. R2014-03527-(2) DRAFT CONDITIONS
CONDITIONAL USE PERMIT NO. 201400172 PAGE 4 OF 5
PARKING PERMIT NO. 201500005

19.In the event that subsequent revisions to the approved Exhibit “A” are submitted, the
permittee shall submit three (3) copies of the proposed plans to the Director for
review and approval. All revised plans must substantially conform to the originally
approved Exhibit “A”. All revised plans must be accompanied by the written
authorization of the property owner(s) and applicable fee for such revision.

CONDITIONAL USE PERMIT SPECIFIC CONDITIONS

20.The permittee shall maintain a front-yard (western) setback of not less than 10 feet
and a rear-yard (eastern) setback of not less than 10 feet for both condominium lots.

21.The permittee may maintain a fence or wall within the required front-yard (western)
setback of both lots not to exceed five feet, six inches (52-6") in height.

22.The permittee may maintain a retaining wall within the required rear-yard (eastern)
setback of both lots not to exceed six feet in height. This may be topped by an open-
work fence that shall not exceed six feet in height.

23.The permittee shall maintain a minimum of 2.54 acres of open space across both lots.
Said open space shall be maintained and kept permanently accessible to all residents.

24.Prior to obtaining final approval, the permittee shall submit a copy of the project’s
Covenants, Conditions and Restrictions (“CC&Rs") and any other covenants or
maintenance agreements entered into with respect to the project, to the Director for
review and approval. Said CC&Rs shall contain lighting requirements, in which all
outdoor lighting and glare shall be deflected, shaded and focused away from all
adjoining properties. A copy of these conditions of approval shall be attached to the
CC&Rs and made a part thereof. All applicable project conditions of approval shall
be included as conditions in the CC&Rs and the CC&Rs shall prohibit any such
condition from being amended in any way, or eliminated, with regard to language in
the CC&Rs, without prior approval from the Director.

25.Prior to obtaining final approval, the permittee shall provide in the CC&Rs a method
for the continuous maintenance of manufactured slopes and plantings, common
landscaped areas and facilities and all private driveways/fire lanes, to the satisfaction
of the Director.

26.Concurrent with recordation of associated final map, the permittee or successor in
interest shall record a covenant entered into with the Los Angeles County Community
Development Commission (“CDC”) in compliance with Section 22.56.2630 of the
County Zoning Ordinance to set aside fwo (2) two-bedroom dweliing units for sale to
lower income households as defined in California Health and Safety Code Section
50079.5. The two units set aside shall be set aside for a period of not less than 55
years from the date of the issuance of the Certificate of Occupancy. The permittee
shall submit a copy of the covenant to Regional Planning for review prior to recordation
of the document.
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PARKING PERMIT SPECIFIC CONDITIONS

27.Required guest parking for Lot 2 of Tract 73203 (southern lot) may be fulfilled with
on-site parallel parking spaces with minimum dimensions of eight feet by 22 feet
(8" x 22'). Said spaces shall not block or interfere with any required fire lane,
garage entrance, or backup space.

KKS:TM
10/27/16



THE REGIONAL PLANNING COMMISSION
COUNTY OF LOS ANGELES
PROJECT NO. R2014-03527-(2)
ZONE CHANGE NO. 201400013

WHEREAS, the Regional Planning Commission of the County of Los Angeles
has conducted a public hearing in the matter of Zone Change Case No.
201400013 on November 9, 2016;

WHEREAS, the Regional Planning Commission finds as foilows:

1. The project site is located at 24710 and 24906 South Normandie Avenue in
the community of West Carson (APNs 7409-029-006; 7409-029-009; and

7409-029-010).

2. The applicant requests a Vesting Tentative Tract Map to create 111
residential condominiums on two lots and a separate commercial lot (3 lofs
total) on 11.27 gross (9.37 net) acres. The proposed Lot 1 would have an
area of 0.90 gross (0.44 net) acres and be reserved for future commercial
use. The proposed Lot 2 would have an area of 3.27 gross (2.55 net) acres
and contain 39 attached residential condominium units. The proposed Lot 3
would have an area of 7.10 gross (6.39 net) acres and contain 72 detached

residential condominium units.

The applicant also proposes to change the zone of Lots 2 and 3 from M-1

(Light Manufacturing) to RPD (Residential Planned Development).

development program for the RPD Zone would be adopted through a
conditional use permit (“CUP"). Through this development program, the
applicant requests flexibility in project design regarding setbacks, fence
height, and open space, and has volunteered to dedicate two dwelling units
on Lot 2 for sale to lower-income households. A parking permit is also
requested to allow for parallel guest parking spaces on Lot 2, as parallel on-
site parking is normally not permitted. The project would require
approximately 37,100 cubic yards of cut, 54,360 cubic yards of fill and the

import of approximately 17,260 cubic yards of earth.

3. The proposed use and zoning of the site for attached and detached
condominiums is consistent with the Low/Medium Residential land use
classification of the 1980 Countywide Land Use Plan. This designation allows
for a maximum density of 12 dwelling units per gross acre, which would permit
a maximum of 124 dwelling units on the portion of the site proposed for
residential use (Lots 2 and 3). Therefore, the requested total of 111 residential

units is consistent with this regulation
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4. The proposed Lot 1 is located in the M-1 (Light Manufacturing) Zone. No
current use of the lot is proposed, although the applicant has indicated that it
will be reserved for future commercial development. Many types of
commercial uses are allowed by right within the M-1 Zone.

The proposed Lots 2 and 3, upon adoption of the zone change, would be
located in the RPD (Residential Planned Development) Zone. Section
22.20.460 of the County Code states that it is the intent of the RPD Zone “to
promote residential amenities beyond those expected under conventional
development, to achieve greater flexibility in design, to encourage well-
planned neighborhoods through creative and imaginative planning as a unit,
and to provide for appropriate use of land which is sufficiently unique in its
physical characteristics or other circumstances to warrant special methods of
development.”

In general, development in the RPD Zone is subject to the same permitted
uses, limitations, and conditions as in the R-1 (Single Family Residence}
Zone. However, upon adoption of a development program through the CUP
process, a project may deviate from certain R-1 Zone development standards,
such as required yards, fence heights, and minimum ot sizes. In addition,
development in the RPD Zone must meet certain additional requirements.

Section 22.52.1180 of the County Code requires that each single-family
residence—whether attached or detached—provide two covered parking
spaces. In this case, each proposed residence includes an attached two-car
garage. This section of the Code also requires that guest parking spaces be
provided for condominium developments containing 10 or more units at a rate
of one space per four units. Therefore, 10 guest parking spaces would be
required for Lot 2, and 18 guest parking spaces would be required for Lot 3.
These requirements would be safisfied, as the proposed project would provide
14 guest parking spaces for Lot 2 and 49 guest parking spaces for Lot 3. Of
these spaces, 12 of those on Lot 2 would be parallel fo the proposed driveway
and fire lane. Because on-site parallel parking spaces are not normally
permitted, the applicant has requesting a parking permit to authorize them.
The ability of the project to satisfy the parking permit burden of proof will be
analyzed under the “Neighborhood Impact/Land Use Compatibility” section
below.

Pursuant to Section 22.20.460 of the County Code, lots in the RPD Zone are
normally required to maintain front-yard setbacks of 20 feet, rear-yard
setbacks of 15 feet, side-yard setbacks of five feet, and corner side-yard
setbacks of 10 feet. In addition, walls and fences in front yards may not
exceed a height of 3'-6", and walls and fences in other yards may not exceed
six feet. However, these standards may be modified upon adoption of a
Development Program, which is intended to allow for flexibility of design. In
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this case, the applicant has applied for a CUP for a Deveiopment Program fo
allow several deviations to yard/setback requirements:

The RPD Zone requires that not less than 30 percent of a project site’s net
area be dedicated as open space (County Code Section 22.20.460). As 8.94
net acres are proposed to be zoned RPD, this would require a total of 2.68
acres of open space. Currently the applicant proposes to provide 2.54 acres
of open space (28.4 percent of the net area). While this is less than the
requirement of 30 percent, Section 22.20.460.B.4 of the County Code aliows
the Commission to modify this requirement if it finds "that the particular
development will contain compensatory characteristics which will provide as
well as better for planned unit development.”

Section 21.24.380 of the County Code requires that a separate, five-foot-wide
pedestrian pathway must connect each new condominium unit with a public
street. In addition, the County’'s Healthy Design Guidelines encourage as
much pedestrian interconnectivity as possible within a new residential
development, as well as between a new residential development and
adjoining neighborhoods. A system of five-foot-wide walkways is proposed
throughout the project site, connecting each individual unit to walkways that
eventually reach Normandie Avenue. Overall, there are four gated pedestrian
pathways connecting Lot 2 with Normandie Avenue and three connecting Lot
3 with the same street. These walkways also connect units to the provided
recreational areas, as well as providing pedestrian connections between Lot
2 and Lot 3.

All pedestrian pathways are separated from the private driveway/fire lanes
with either a curb or parkway. Pathways along interior access driveways,
which each serve four units, were permitted to utilize a “woonerf” design,
which is a demarcated pathway on either side of a driveway, differentiated by
color and texture but not separated by a curb.

All other applicable development standards of Titles 21 and 22 of the County
Code would be met by the proposed project.

5. The proposed development is compatible with the site’s allowed dwelling unit
density under the applicable Countywide Land Use Plan.

Zone Change Consistency

The applicant’s request to change the zoning of a portion of the project site
from M-1 to RPD is warranted, as the applicable Countywide Land Use Plan
designates the site for Low/Medium Residential use. Changing the zone to
allow residential development at this density would correct this inconsistency.
The majority of the project site, which was operated as a truck storage yard,
has been vacant since 2013, and the remainder of the site is occupied by auto
repair and auto sales businesses. Therefore, rezoning the site would not
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resuit in the elimination or relocation of manufacturing jobs or location-
dependent industries. There is also a need for additional residentially-zoned
property in the community, as the project site is located in an area with a
critical shortage of affordable housing. The project is surrounded by
compatible residential zones and uses to the north, east, and west, and major
employment centers are located in nearby Torrance and Long Beach.
Therefore, it is unlikely that additional residential development on the project
site would adversely affect the health, comfort, or welfare of area residents.

Parking Permit Consistency

The proposed on-site parallel parking spaces on Lot 2 would not result in
traffic conflicts or congestion on the project site. The 12 guest parking spaces,
which would have dimensions of 8 feet by 22 feet, would provide ample room
for maneuvering, and the private driveway/fire lanes to which they are parallel
would have uncbstructed widths of 26 feet, which would allow for passing
vehicles to continue uninhibited.

Development Program CUP Consistency

In order to allow for creative design, a development in the RPD Zone may
request a Development Program CUP to deviate from certain development
standards. The applicant’s request for reduced front and rear yard setbacks
and increased fence heights in these setbacks (see “Yard/Setback
Requirements” section above) is appropriate in this case. The reduced front-
yard setback of 10 feet along a portion of Normandie Avenue is warranted by
the existence of a large utility easement corridor that occupies a portion of the
street frontage near the center of the site. Because buildings may not be
located within this easement, the reduced front setback on other portions of
the site allows dwelling units to be built in a number that approaches the
appropriate density of the Countywide Land Use Plan. A 5'6"-tall perimeter
wall within this front-yard setback is also appropriate, as it would be facing the
rear of all adjacent residences, which primarily face inward. The wall would
also serve as a sound barrier to Normandie Avenue, which is a busy four-lane
thoroughfare with heavy truck traffic.

The reduced rear-yard setback of 10 feet along the site’s eastern property line
is also appropriate, as it would be facing the side yards of all new residences,
due to their north-south orientation. The normal required side-yard setback
for a property in the RPD Zone is only five feet. In addition, the mobile home
park immediately to the east maintains the same boundary as a side-yard
setback, with a minimum distance of five feet. The proposed fence within this
required yard would also exceed the maximum height of six feet. The
applicant proposes to construct a six-foot-high retaining wall topped by a six-
foot-tall open-work fence, for a total height of 12 feet. By right, a six-foot-high
retaining wall may be topped with a 3'-6"-tall open-work fence as a safety
measure. However, the applicant proposes to raise the height of this safety
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fence by an additional 2'-6” for the safety of children. The open-work nature
of the fence material will prevent it from blocking light on adjacent properties.

Open Space Consistency

As stated above, The RPD Zone requires that not less than 30 percent of a
project site's net area be dedicated as open space. Such open space must
be available for the “use and enjoyment of all of the occupants” of a
development (County Code Section 22.20.460). As 8.94 net acres are
proposed to be zoned RPD, this would require a total of 2.68 acres of open
space. Currently the applicant proposes to provide 2.54 acres of open space
(28.4 percent of the net area). This open space includes front yards,
parkways, and recreational areas spread throughout Lots 2 and 3. While this
is less than the requirement of 30 percent, Section 22.20.460.B.4 of the
County Code allows the Commission to modify this requirement if it finds “that
the particular development will contain compensatory characteristics which
will provide as well as better for planned unit development.”

The project would contain the required compensatory characteristics to allow
less than the required amount of open space. The fact that the development
would provide two dwelling units for lower-income households would benefit
the community greater than the provision of an additional 0.14 acres of open
space. As a resulf, the project is consistent with the requirements of the RPD
Zone.

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County
Code, the community was appropriately notified of the public hearing by mail,
newspaper and property posting.

The location of the documents and other materials constituting the record of
proceedings upon which the Commission’s decision is based in this matter is
at the Los Angeles County Department of Regional Planning, 13 Floor, Hall
of Records, 320 West Temple Street, Los Angeles, CA 80012. The custodian
of such documents and materials shall be the Section Head of the Land
Divisions Section, Los Angeles County Department of Regional Planning.

RESOLVED, That the Regional Planning Commission recommends to the Board
of Supervisors of the County of Los Angeles as follows:

1.

2.

Change of zone from M-1 to RPD.

That the Board of Supervisors adopt the Mitigated Negative Declaration,
dated October 27, 2016, certify its completion and determine that the project
with modifications, will not have a significant impact upon the environment;
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3. That the Board of Supervisors find the recommended zoning is consistent
with the applicable Los Angeles County General Plan;

4, That the Board of Supervisors hold a public hearing to consider the above
recommended change of zone.

| hereby certify that the foregoing resolution was adopted by a majority of the voting
members of the Regional Planning Commission on the County of Los Angeles on
November 9, 2016.

Rosie Ruiz, Secretary
County of Los Angeles
Regional Planning Commission
VOTE:
Concurring:
Dissenting:
Abstaining:
Absent:
Action Date:

KKS:TM
10/27/16



ZONING CASE NUMBER 201400013

ORDINANCE NUMBER

An ordinance amending Section 22.16.230 of Title 22 of the County Code,
changing regulations for the execution of the Countywide General Plan, relating to the
Cgrson Zoned District Number 105.

The Board of Supervisors of the County of Los Angeles ordains as follows:

SECTION 1. Section 22.16.230 of the County Code is amended by amending the
map of the Carson Zoned District Number 105 as shown on the map attached hereto.

SECTION 2. The Board of Supervisors finds that this ordinance is consistent with

the 1980 Countywide General Plan of the County of Los Angeles.



Zone Change
Burden of Proof

Tentative Tract Map No. 73203
24500 and 24906 Normandie Avenue
Los Angeles, CA 90710
December 3, 2014

A. That the modified conditions warrant a revision in the zoning plan as it pertains to the
area or district under consideration; and

The shortage of new housing and the imbalance between jobs and housing in Southern Catifornia
generally, and the south bay in particular, has increased daily travel distance and time, and
contributed to gvercrowding, and decreased home ownership. Declining properties in need of
revitalization, such as the subject site, provide prime opportunities to help address both the
housing shortage and the jobs/housing imbalance.

The property has a general plan designation of low-medium residential, but is currently zoned
MI. Thus, the property’s zoning is inconsistent with its current general plan designation. The
property is surrounded by properties that have residential zoning and general plan designations
and are currently developed with residential uses. Adjacent properties to the north have a
general plan designation of low density residential and are zoned R-1. Adjacent properties to the
east have a general plan designation of low medium residential and are zoned R-3. Properties
located to the west directly across Normandie Avenue have a general plan designation of Jow-
medium residential and are zoned R-3, with the exception of the parcels fronting on Lomita
Boulevard, which are zoned C-3. The properties to the north are developed with traditional
single family homes. and the properties to the east and west are developed with mobile home
uses. Thus, as a resuli of the residential development that has occurred on surrounding property
over the years, the property’s current M1 zoning renders it an incompatible island. The storage
use that previously existed on the subject property ceased operation in 2013 and the site is
partially vacant and partially occupied by automotive repair and service uses. No manufacturing
uses currently exist on the subject property. Thus, the property is a declining industrial sitc in
need of redevelopment and revitalization compatible with adjacent uses.

The applicant proposes to subdivide the property into three land parcels, and to re-zone the
majority of the site, two parcels comprising approximately 10.37 gross acres, to residential
planned development with a development program (RPD-DP). The third parcel, approximately
0.9 gross acres, at the southern tip of the site, which fronts along Lomita Boulevard, would retain
its M1 zoning, which would be consistent with the commercial/retail uses planned for this lot,
and the existing commercial uscs located across Normandic Avenue.

The proposed zone change would resolve the existing conflict between the property’s zoning and

general plan designation, and would be compatible with the adjacent general plan designations,
zoning and uses.
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B. That a need for the proposed zone classification exists within such area or district; and

The proposed RPD-DP zoning allows for the development of entry level home ownership
opportunities in an area with little new housing stock. By providing a variety of single-family
and townhome housing options attractive to younger couples, more mature couples and families,
the zone change would enable a project that responds to the continuing need for a diversity of
housing oppertunities within unincorporated Los Angeles County. The proposed zone change
would enable a residential project that provides much needed housing at price points affordable
to a wider population, while maintaining an overall density of 10.99 dwelling units per acre,
which is compatible with the surrounding area.

The subject site has good access to employment centers in Long Beach, Torrance and downtown
Los Angeles. Residential development on the site will provide housing in proximily (o major
employers such as Kaiser Permanente South Bay Medical Center, south of the subject site, as
well as Northrup Grununan in Torrance and Boelng In Long Beach.

Residential development on the subject site would help unify surrounding residential uses and
contribute to a cohesive residential community.

C. That the particular property under consideration is a proper location for said zone
classilication within such area or district; and

The proposed zone change would also allow for the revilalization of a declining and
underutilized island swrounded by residential development, with residentiai and commercial
uses cotmpatible with adjacent development. The propeosed zone change to RPD-PD would
resolve the existing incompatibility between the property’s general plan and zoning designations
and with surrounding uses.

The area proposed for a zonc change to RPD-DP is approximately 10.37 acres - large enough
and appropriately shaped to accommodate distinct housing communities at densities that are both
compatible with surrounding uses and that atlows for a diversity of product and price points to

mcrease access to home ownership. The site will also allow for opens space and recreational
amenities.

D. That placement of the proposed zone at such Jocation will be in the interest of public
health, safety and general wellare, and in conformity with good zoning practice.

Eliminating an incompatible island, in an otherwise predominantly residential area, will
strengthen the existing residential communities, encouraging a healthy and safe environment for
residents. Redevelopment with residential uses will eliminate incompatible noise and improve
area aesthetics. Allowing for residential development on the property will maximize an
underutilized site and will provide much needed new housing opportunities at price points
accessible to a wider population. The proposed zone change will also resolve the existing
incongruity between the property’s zoning and general plan designations.

The subject site is close to employment, recreational and educational opportunitics. Harbor City

Parle is located one block to the west, and the Ken Malloy Harbor Regional Park, Harbor Park
Golf Course and Los Angeles Harbor College are located a short distance to the south.
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The proposed zone change is also consistent with the General Plan policy of supporting infill
development, which benefits the general welfare by increasing housing stock, providing new
housing proximate to employment, recreation, services and infrastructure, and revitalizing
existing neighborhoods.

US_101783191vI _3834§4-00001 12/3:2014 6:42 AM



Conditional Use Permit
Burden of Proof

Tentative Tract Map No. 73203
24500 and 24906 Normandie Avenue
Los Angeles, CA 90710
October 26, 2016

A. That the requested use at the location will not:

1. Adversely affect the health, peace, comfort or welfare of persons residing or
working in the surrounding area, or

2. Be materially detrimental to the use, enjoyment or valuation of property of
other persons located in the vicinity of the site, or

3. Jeopardize, endanger or otherwise constitute a menace to the public health,
safety or general welfare.

The proposed residential planned development zoning and development plan will enhance the
experience of area residents and employees by revitalizing a declining site with residential uses
compatible with adjacent residential development. The proposed use will replace vacant and
automotive uses with a well-planned, attractively landscaped residential community that will
sustain and enhance the existing surrounding residential uses.

By eliminating an incompatible industrial island, the proposed residential development will help
unify surrounding residential uses, and contribute to a cohesive residential community. The
proposed use will eliminate incompatible noise, odors and aesthetics of prior industrial uses in
close proximity to residential communities. The proposed residential use will enhance the public
welfare by allowing residential densities that accommodate a diversity of product and price
points accessible to a wider population yet compatible with adjacent densities, while
incorporating significant open space and recreational amenities for residents.

The project has been designed to maximize open space on the site, providing both plentiful
comumon open space as well as private open space for each unit. The project complies with the
pedestrian connectivity requirements of County Code Section 21.24.380 which encourage
healthy lifestyles, by incorporating traditional sidewalks and pathways, as well as “Woonerf”
walk streets that create shared space and encourage pedestrian activity, Project structures are
consistent with the required 100 foot buffer from the existing oil well on the project site, and the
well will be fenced and screened in compliance with all applicable requirements. The project
maximizes public safety for residents by providing perimeter fencing along heavily traveled
Normandie Avenue, yet maximizes opportunities for visibility into the project site by utilizing
open metal fencing adjacent to common areas and incorporates attractive landscaping to promote
a pleasant view from the public street and sidewalk.
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B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development features
prescribed in this Title 22, or as is otherwise required in order to integrate said use with the
uses in the surrounding area.

The residential portion of the subject site is approximately 10.37 gross acres, and appropriately
shaped to accommodate development features that satisfy applicable requirements and allow for
a high quality residential community that will be well integrated with surrounding uses. In light
of the high traffic volumes and speeds along Normandie Avenue, and the location of private
backyards and common open space (including children’s play areas) along the Normandie
frontage, the residential components will be gated with fencing and landscaping along
Normandie Avenue. The perimeter of the development’s residential uses along Normandie
Avenue will consist of alternating 5’6 high open metal fencing (adjacent to common areas) and
6> high CMU screening wall (adjacent to units), located in the front yard immediately behind the
right-of-way line, which will create a safe and secure environment while proving both privacy
for residents and visibility into the development from the public street and sidewalk. The
variation in perimeter height, views into landscaped areas, together with the street trees will
provide an attractive edge along Normandie Avenue. The residential uses will also provide
plentiful pedestrian connections into the project from Normandie Avenue and throughout the
residential component.

The residential component will comply with code parking requirements with respect to the
number of parking spaces provided. All residential units will have two covered parking spaces
in a private garage, and certain units on Lot 3 will have additional private driveway parking
available, for a total of 78 private parking spaces for Lot 2 and 158 private parking spaces for
Lot 3. Although the code requires guest parking only for Lot 2, both Lot 2 and Lot 3 will have
guest parking that exceeds 0.25 spaces per unit, with 14 guest parking spaces on Lot 2 and 49
guest parking spaces on Lot 3. In order to provide the proposed amount of guest parking without
compromising landscaped open space or amenities, the applicant proposes to provide some of the
guest parking spaces as 8’ by 22’ parallel parking spaces. Lot 2 would contain 12 parallel guest
spaces, and Lot 3 would contain 27 parallel guest spaces. All parallel parking spaces would be
located along the primary drive aisles and would not create conflict with vehicle or pedestrian
circulation.

The residential component will include approximately 110,706 square feet of common open space
available to all Project residents, which will include significant contiguous green spaces and
amemties. The Project includes a large open space area in the center of the residential
development, which will include an approximately 9,265 square foot open turf park with shade
trees and bench seating, an approximately 2,390 square foot children’s play area and structure,
three separate dining terraces with tables and built in barbeque facilities, and an approximately
1,849 square foot enclosed dog park. This common open space comprises approximately 28.4%
of the combined net area of Lots 2 and 3.

Although not required by the zoning code, the project will provide private open space for each
unit. Each townhome on Lot 2 will have a private balcony of at least 50 square feet, providing
well over 3,600 square feet of private open space on Lot 2. Each single-family home on Lot 3 will
have private ground floor open space that will function as a rear and/or side yard ranging in size
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from 121 square feet to 2,343 square feet. Private open space on Lot 3 will consist of a total of
47,284 square feet, which comprises 12% of the combined net area of Lots 2 and 3.

Driveways off the main drive aisles on Lot 3 will be developed as “Woonerf Streets” or “walk-
street” cul-de-sacs consisting of a stamped asphalt field flanked by concrete walkways and gutters,
which soften the drive aisle and emphasize the shared nature of the space, encouraging pedestrian
activity adjacent to individual units.

While the proposed common open space for Lots 2 and 3 combined is slightly less than 30% of
the net area for these two lots, it includes quality, highly usable spaces and amenities, and is
complemented by the private open space provided for each dwelling unit and the shared space
created by the Woonerf Streets. These compensatory elements meet the aesthetic and recreational
objectives of the RPD-PD zone and better serve future residents of the Project with plentiful
landscaping and a diverse range of livable outdoor spaces and amenities.

In order to make effective use of the property’s more narrow southern end, and allow for large
contiguous open spaces and amenities in central locations, Lots 2 and 3 will have varying setbacks,
with minimum front and rear setbacks of ten feet and a minimum side setback of five feet.

In order to provide relief to the existing residential use directly easterly of the project site, the
property’s existing drainage pattern will be changed to redirect flows away from the adjacent
residential use and instead westerly towards Normandie Avenue. The grading required to
accomplish this change will create the need for retaining walls along the eastern property line with
a maximum soil retention height of up to 8.5 feet, rather than the 6 feet otherwise permitted. Due
to the undulating topography in this area, these retaining walls will have varying heights. A six
foot open-work, non-view-obscuring fence will be erected on top of the retaining walls along this
eastern edge. This increased height for the open-work fencing above the 3°6” height otherwise
permitted is necessary in order to provide a safer barrier for project residents with private yards
adjacent to this fencing, and to enhance aesthetics from the perspective of the neighboring
residential use by providing a consistent fence height along the property edge.

C. That the proposed site is adequately served:

1. By highways or streets of sufficient width, and improved as necessary to
carry the kind and quantity of traffic such use would generate, and

2. By other public or private service facilities as are required.

The project fronts along Normandie Avenue, a major highway. The project has been designed
with the necessary right of way widths and improvements to ensure compliance with all
standards of the Los Angeles County Department of Public Works. Applicable requirements will
aiso be thoroughly reviewed in connection with the processing of Tentative Tract Map No.
73203.

The project will be adequately served by the Rancho Dominguez District public water system

and by the public sewer system. As an infill development site adjacent to existing residential
communities, the site will be adequately served by existing services (e.g., police, fire) and
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utilities (telephone, electrical, gas, cable), and new utility connections will be installed
underground.

The project will involve approximately 37,100 cubic yards of cut and approximately 54,360
cubic yards of fill, with approximately 17,200 cubic yards of import. The highways and streets
in the vicinity are adequate to carry the kind and quantity of pedestrian, bicycle and traffic
generated by the project, including additional truck trips that may be generated by the import of
soil. The project’s location on Normandie Avenue proximate to the 110 freeway will minimize
haul route intrusions into residential neighborhoods. The applicant will provide a haul route and
the other information required by Section 22.56.210 of the County Code for the Commission’s
review prior to construction.
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Parking Permit Burden of Proof

Sagewood at Harbor City
24500 and 24906 Normandie Avenue
APN 7409-029-006, 009, 010
Tentative Tract Map No. 73203

A. That there will be no need for the number of parking spaces required by Part 11 of
Chapter 22.52.

Not applicable. The number of proposed parking spaces exceeds that required by code.

B. That there will be no cenflicts arising from special parking arrangements allowing
shared facilities, tandem spaces or compact spaces.

On the main drive aisles the proposed parallel spaces are located on only one side and do not intrude
into the 24" and 26’ drive aisles, and thus the spaces are unlikely to impede circulation or result in
queuing issues impacting the project entrance, On lot 2 the parallel spaces are located only on the
egress side of the drive aisle, which further minimizes the likelihood of impeding ingress or resulting in
queuing issues impacting the project entrance, On Lot 3 most of the parallel spaces along the main
drive aisle are located at the end of the aisle, allowing for greater sase of access, which will also further
minimize the likelihood of any queueing impacts.

C. That off-site facilities, leases of less than 20 years, rear lot transitional parking lots and
uncovered residential parking lots will provide the required parking for uses.

Not applicable. All proposed parking will be provided on site.

D. That the requested parking permit at the location proposed will not result in traffic
congestion, excessive off-site parking or unauthorized use of parking facilities developed fo
serve surrounding property.

Allowing parallel parking spaces with dimensions of 8' by 22' will allow, among other things, additional
guest parking spaces in excess of code requirements which will minimize any need for off-site parking.
Although the code requires guest parking only for Lot 2, both Lot 2 and Lot 3 will have guest parking that
exceeds 0.25 spaces per unit, with 14 guest parking spaces on Lot 2 {12 of which will be parallel spaces)
and 44 guest parking spaces on Lot 3 (26 of which will be parallel spaces). As discussed ahove, the
parallel parking spaces are unlikely to impede circulation or result in queueing impacts.

E. That the proposed site is adequate in size and shape to accommodate the yards, walls,
fences, loading facilities, landscaping and other development features prescribed in this
ordinance.

The project site accommodates all required yards, open space, landscaping and other development
features. The project provides over 40% open space, which is more than required by code. The use of 8’
by 22’ paraliel parking spaces allows the project to meet and exceed guest parking requirements, exceed
open space requirements and provide ample pedestrian walkways and landscaping along the drive aisles
throughout the project.

LA2458805.1
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Environmental Checklist Form (Initial Study)
County of Los Angeles, Department of Regional Planning

Project title: Sagewood Condominiums / Project No. R2014-03527-(2) / Vesting Tentative Tract Map No.

073203, Zone Change No. 201400013, Conditional Use Permit No. 201400172, Parking Permit No.
201500005, Environmental Assessment No. 201400280.

Lead agency name and address: Los Angeles County, 320 West Temple Street, Los Angeles, CA 90012

Contact Person and phone number: Tyler Montgomery, (213} 974-6433

Project sponsor’s name and address: Normandie Harbor City Investors, LILC, 1880 Century Park Hast
Suite 600, Los Angeles, CA 90067

Project location: 24500, 24906 South Normandie Avenue, West Carson
APNs: 7409-029-006; 7409-029-009: 7409-029-010 USGS Qwad: Torrance

Gross Acreage: 11.27 acres

General plan designation: Low/Medium Density Residential (6-12 dwelling units

Community /Area wide Plan designation: N/A

Zoning: M-1 (Light Manufacturing)

Description of project: The applicant requests a Vesting Tentative Tract Map for 111 residential
condominiums and 3,900 squate feef of commercial/retail space on three lots totaling 11.27 gross (9.37 net)
acres. The proposed Lot 1 would have an area of 0.90 gross (0.44 net) for fmture commercial use. The
proposed Lot 2 would have an area of 327 gross (2.55 net) acres and contain 39 attached residential
condominium units. The proposed Lot 3 would have an area of 7.10 gross (6.39 net) acres and contain 72

detached residential condominium units. Vehicular access would be from Notmandie Avenue for Lots 1-3

as well as Tomita Boulevard for Lot 1. The applicant also proposed to change the zone of Lots 2 and 3
from M-1 (Light Manufacturing) to RPID (Residential Planned Development) and a parking permit to allow

parallel guest parking spaces. The project would require approximately 37,100 cubic vards of cut, 54,360
cubic vards of fill and the import of approximatelv 17,260 cubic vards of earth.

Lot 3 contains 73 three-storv detached condominium single-familv homes on 6.39 acres. Lot 3 will contain

)

four unit types ranging from approximately 1.536 square feet to approximately 2,438 square feet. The

maximum building height would be 27 feet. The residential component will include a total of 3.97 acres of
open space with 1.03 acres on Lot 2 and 2.72 on Lot 3. Each residential lot will be separately gated, with
two separate points of vehicular entrv from Normandie Avenue. There will also be pedestrian access
between lots and multiple pedestrian connections to Normandie Avenue.

The property contains three abandoned oil wells and one operating oil well. The three abandoned wells will
be capped and closed in accordance with applicable requirements. The one operating oil well 1s located in
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the open space component at the northern end of Tot 2 and will continue to operate, screened with

landscaping.

Surrounding land uses and setting: The northern portion of the project site is a vacant, paved
commercial lot formerly utilized as a truck storage vard. The southern portion is currently occupied by four
auto parts stores and auto repair businesses. The site is surrounded by mobile home parks to the east and

west, single-family residences to the north, and a church and light industrial uses to the south. Normandie
Avenue, a busv four-lane thoroughfare, is immediately to the west of the project site, while Iomita
Boulevard, a four-lane divided highwav, is located immediately to the south.

Other public agencies whose approval may be required (e.g., permits, financing approval, or
participation agreement):

Public Agency Approval Reguired

Departiment of Public Works Final Map. Building & Grading Persiits
California Dept. of Couservation, Abaudonient of oif wells

Diwrsion of Qil. Gas. & Geothermic

Resonrees

Major projects in the area:

Project/ Case No. Description and Status
CP00-169 Authorized adiacent (eastern) mobile home park in the R-3 Zone. Approved 2007,
RCUP 201100029 Awthoriced adiacent (western) mobile home park in the R-3 Zone. Apbraved 2011,
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Reviewing Agencies:
Responsible Agencies

None
Regional Water Quality Control
Board:
[] Los Angeles Region
[ ] Lahontan Region
[ ] Coastal Commission
L] Army Corps of Engineers

Trustee Agencies

None

[] state Dept. of Fish and

Wildlife

[ ] State Dept. of Parks and
Recreation

[ ] State Lands Commission

[ ] University of California
(Natural Land and Wates
Reserves System)

Special Reviewing Agencies

[ ] None

[_] Santa Monica Mountains
Conservancy

[T} National Parks

[ ] National Forest

[ ] Edwards Air Force Base

[] Resource Conservation
District of Santa Monica
Mountains Area

(X SCAQMD

[X] Los Angeles Unified School

District

Calif, Division of Oil, Gas, &

Geothermic Resoutces

(DOGGR)

Connty Reviewing Agencies

X DPW:

- Land Development Division
(Grading & Drainage)

- Geotechnical & Materials
Engineering Division

- Watershed Management
Division (NPDES)

- Traffic and Lighting Division

- Environmental Programs
Davision

~ Waterworks Division

- Sewer Maintenance Division

Regional Significance

None
[ 1SCAG Criteria
L1 Air Quality
Water Resources
[ ] Santa Monica Mtns. Area
[ ] Other

Fire Department
-Planning Division
- Land Development Unit

[ ] Sanitation District

<] Public Health/Environmental
Health Division: Toxics
Epidemiology Program

[ ] Sheriff Department

[X] Parks and Recreation

Subdivision Cominittee

[ ] Other

CC.02252015

3/55



ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project.

X O X OO

O

Agriculture /Forest
Air Quality

Biological Resources

Aesthetics [[] Greenhouse Gas Emissions [ ] Population/Housing

Hazards/Hazardous Materials Public Services

Hydrology/Water Quality

Recreation

Land Use/Planning Transportation/ Traffic

X O OORX
X O X O O

Cultural Resources Mineral Resources Udlities /Services
Energy Noise Mandatory Findings

of Significance
Geology/Soils

DETERMINATION: (To be completed by the Lead Department.)
On the basis of this initial evaluation:

[]

X

[ 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 in the project have been made by or

agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

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

I find that 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 the 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 eatlier 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 ot
rmuganon n%easmes that are imposed upon the proposed project, nothing further is required.

%/9 A 026 1L

Signa

he repaled Eﬁ'// Date

%}J’Z// TES for KK S ‘ole et 2e

Signaturé (Approv ed by) Date
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1. AESTHETICS

Less Than
Significant
Potentially  Impacrwith  Less Than
Significant  Mitigation  Significant No
Impact Incorporated Impact Impact

Would the project:

a) Have a substantial adverse effect on a scenic vista? (] ] X Ll

The project site not near anv officially designated as a scenic highwavs (Source; Scenic Highway Element of
the General Plan). There are no significant ridgelines adjacent to the subject property. ‘The proposed
project is a level, previously graded located within a mixed:use community. The proposed structures’

maximuimn heights of 37 feet and their location on level ground not adversely affect a scenic vista,

b) Be visible from or obstruct views from a regional [] [] ] <
riding or hiking trail?

There are no riding or hiking trails within a mile of the project site, and the site would not be visible from
any trail (Source: GIS-NET Trails Laver).

c) Substantially damage scenic resources, including, ] L] X ]
but not limited to, trees, rock outcroppings, and
historic buildings near a state scenic highway?

The residential and commercial development would be compatible with the mixed-use developed
neighborhood and does not impact scenic resources. There are no oak trees on site. There is very little
vegetation on the project site. No historic buildings exist on the site. The proposed project would result in

less-than-significant aesthetic impacts.

d) Substantially degrade the existing visual character ] ] X< ]
or quality of the site and its surroundings because of

height, bulk, pattern, scale, character, or othet

features?

Single-family residential, mobile homes, commercial uses, and light industiial uses of a similar size and scale
currentlv exist in_all directions. ‘The approval ensures consistency with applicable County zoning and

General Plan standards and requirements.

¢) Create a new source of substantial shadows, light, ] ] ]
ot glare which would adversely affect day or nighttime
views in the area?

The proposed project is a level, previously graded located within an established urban community. The

proposed structures’ maximuin heights of 37 feet and their location on level ground will not create a
substantial source of shadows, light, or glare.
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2. AGRICULTURE / FOREST

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation  Significant No
Impacr Incorporated Impacr Impact
Would the project:
a) Convert Prime Farmland, Unique Farmland, or L] ] L] X

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?

The project site is not comprised of any farmland. The construction of residential and commercial

buildings in an alreadv distuibed, urbanized area will not 1esult in the conversmn of Prime Faunland,
Unigue Farmland or Farmland (Source: Farmland Ma

Department of Congetvation).

b) Conflict with existing zoning for agricultural use, ] L] ] X
with a designated Agricultural Opportunity Area, ot
with a Williamson Act contract?

The project is not zoned for agricultural uses. The project site is _not currentlv used for agricultural

purposes and it is not designated as an Agricultural Opportunity Area or under a Williamson Act contract.

c) Conlilict with existing zoning for, or cause rezoning [] ] [ X
of, forest land (as defined in Public Resources Code §

12220 (g)), timberland (as defined in Public Resources

Code § 4526), or timberland zoned Timberland

Production (as defined in Government Code §

51104(g))?

There is no forest land or timbetland zoned Timberland Production within the vicinitv of the project site.

d) Result in the loss of forest land or conversion of [] [] [] X
forest land to non-forest use?

There is no forest land within the vicinity of project site,

e) Involve other changes in the existing environment [] ] ] 24
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?

There is no forest land or farmland within the vicinity of the project site, and the project would not result in
changes to the environment that would result in the loss of either type of land.
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3. AIR QUALITY

Less Than
Significant
Portentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a} Conflict with or obstruct implementation of applicable [] ] X ]

air quality plans of either the South Coast AQMD
(SCAQMD) or the Antelope Valley AQMD (AVAQMD)?

The construction of 105 residential condominiums and 3,900 square feet of retail space on the project site would not
require an amendment to the Countvwide General Plan. Therefore. the project would be consistent with the

population and vehicle miles traveled (VMT) projections of the existing SCAQMD air quality plan. As a result, the
impact of the project on the air quality plan would be less than significant.

b) Violate any air quality standard or contribute [] Rl [ ]
substantially to an existing or projected air quality
violation?

In order to estimate the amount of emissions generated by the project during and after construction, a simulation was
repared using the California Fmissions FEstmator Model {(CalFEMod). The simulation, dated [ulv 2015, was
repared by MIG Hogle-Treland, Inc. The results are summarized below and indicate that the project. during the
construction phase, could exceed the recommended SCAQMD threshold for reactive organic gasses (ROGs), which
are ozone precursors. As a result, a mitigation measure would reguire the applicant to utilize interior and exterior
paints with the least amount of volatile organic compounds (VOCs) possible—generally less than 50g/L for interior
paints and zero for exterior paints. Post-construction operations are not projected to exceed any SCAQMD

thresholds for air pollutants.

¢) Resultin a cumulatively considerable net increase of ] 4 ] ]
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)?

In order to estimate the amount of emissions generated by the project during and after construction, a simulation was
repared using the California Emissions Iistimator Model (CalEEMod). The simulation, dated July 2015, was

prepared by MIG Hogle-Ireland, Inc. The results are summarized below and indicate that the project, during the
construction phase, could exceed the recommended SCAQMD threshold for reactive organic gasses (ROGs), which
are ozone precursors. As a result, a_mitigation measure would require interior and exterior paints to utilize interior
and exterior paints with the least amount of volatile organic compounds (VOCs) possible—generally fess than 50g/T,

for interior paints and zero for exterior paints. Post-construction operations are not projected to exceed anv
SCAQMD thresholds for air pollutants.

d) Expose sensitive receptors to substantial pollutant [] > [] ]
concentrations?

The nearest residences are immediately adjacent the project site. Earthmoving for the project would result in less-
than-significant impacts related to dust. as indicated by the output of the CalEEMod sirulations for particulate
matter. Further, best management practices for dust control, including periodic watering, are required bv SCAQMD

Rule 403. However, during the construction phase, the project could potentially exceed significance thresholds for
ROGs, which are ozone precursors. As a result, the applicant shall implement the mitigation measures indicated

below, which shall reduce this impact to a level that is less than significant.
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e) Create objectionable odors affecting a substantial [] [] <] ]
number of people?

The proposed project of construction of 105 residential condominiums and 3,900 square feet of retail space would

not create objectionable odors that would be perceptible to a substantial number of people. The proposed project
would not violate AQMD Rule 402,

EVALUATION OF ENVIRONMENTAL IMPACTS:

The air pollutants that are regulated by the Federal and California Clean Air Acts fall under three categories, each of
which are monitored and regulated:

e  Criteria air pollutants;
e Toxic air contaminants (TACs); and,

*  Global warming and ozone-depleting gases.

In 1970, the U.S. Environmental Protection Agency (EPA) identified six “criteria” pollutants they found to be the
most harmful to human health and welfare. They are:

e Ozone (O3);

e Particulate Matter (PM);

s Carbon Menoxide (CO);

¢ Nitrogen Dioxide {INOa};

e Sulfur Dioxide {SO3); and,

e Lead (Ph).

The Federal government and the State of California have established air quality standards designed to protect public
health from these criteria pollutants. Among the federally identified criteria pollutants, the levels of ozone, particulate
matter, and carbon monoxide in Los Angeles County continually exceed federal and state heaith standards and the
County is considered a non-attainment area for these pollutants.

In response to the region’s poor air quality, the South Coast Air Quality Management District (SCAQMD) & the
Antelope Valley Air Quality Management District (AVAQMD) were created. The SCAQMD and the AVAQMD are
responsible for monitoring air quality as well as planning, implementing, and enforcing programs designed to attain
and maintain state and federal ambient air quality standards in the region. The SCAQMD implements a wide range of
programs and regulations, most notably, the Air Quality Management Plan (AQMP). The SCAQMD jurisdiction
covers approximately 10,743 square-miles and includes all of Los Angeles County except for the Antelope Valley,
which is covered by the Antelope AVAQMD.

Sensitive receptors are uses such as playgrounds, schools, senior citizen centers, hospitals or other uses that would be
more highly impacted by poor awr quality. AQMD Rule 402, which states “A person shall not discharge from any
source whatsoever such quantities of air contaminants or other material which cause injury, detriment, nuisance, or
annoyance to any considerable number of persons or to the public, or which endanger the comfort, repose, health or
safety of any such persons or the public, or which cause, or have a natural tendency to cause, injury or damage to
business or property. The provisions of this rule shall not apply to odors emanating from agriculeural operations
necessary for the growing of crops or the raising of fowl or animals.”

In order to mitigate the emission of ROGs during construction to a less-than-significant level, the following
mitigation measure shall be implemented:

AQ-1 Aschitectural Coatings. The permittee shall use only paints and architectural coatings where the
content of volatile organic compounds (VOC) does not exceed zero grams per liter (g/1) for interior
and 50 g/! for exterior residential and non-residential applications.
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The CallZEMod emission simulation outputs for the project are provided below:

Estimated Maximuin DainT(‘;)bri:tiuction Emissions (Ibs/day)
~ sowce | ROG | No, | 0 | 6 | P
Summer
2015 7.98 97.01 64.24 0.11 21.36 12.83
2016 4.93 36.14 39.93 0.07 4.97 2.74
2017 523.29 33.35 37.79 0.07 4.77 2.55
Winter
2015 8.05 97.67 65.74 0.11 21.36 12.83
2016 5.01 36.41 40.34 0.07 4.97 2.74
2017 523.29 33.56 38.25 0.07 4.77 2.55
Threshold 75 100 550 150 150 55
Substantial? Yes No No No No No
MITIGATED
Summer
2015 7.98 97.01 64.24 0.11 10.34 6.77
2016 4,88 35.85 39.24 0.07 4.87 2.71
2017 41.06 33.08 37.15 0.07 4.68 2.52
Winter
2015 2.06 21.90 49.68 0.11 7.31 3.99
2016 1.88 9.84 38.53 0.07 285 0.90
2017 39.13 9.14 36.86 0.07 294 0.89
Threshold 75 100 550 150 150 55
Substantial? No No No No No No




Table 2
Net Long-Term Daily Emissions (Ibs/day)

Summer S BEN L oo
Area Sources 17.29 0.56 40.89 0.09 4.57 4.57
Energy Demand 0.09 0.75 0.32 0.01 0.06 0.06
Mobile Sources 3.95 11.11 45.43 0.12 7.92 2.22
Summer Total 21.33 12.42 86.64 0.21 12.56 6.86

Winter

Area Sources 17.29 0.56 40.89 0.05 4.57 4.57
Energy Demand | 0.09 0.75 0.32 0.01 0.06 0.06
Mobile Sources 4.08 11.68 44.72 0.11 7.92 2.22
Winter Total 21.46 12.99 85.93 0.21 12.56 6.86
Threshold 55 55 550 150 150 55
Substantial? No No No No No No

As part of the SCAQMD’s environmental justice program, attention has recently been focusing more on the localized
effects of air quality. Although the region may be in attainment for a particular criteria pollutant, localized emissions
from construction activities coupled with ambient pollutant levels can cause localized increases in eriteria pollutants
that exceed national and/or State air quality standards.

Construction-related criteria pollutant emissions and potentially significant localized impacts were evaluated pursuant
to the SCAQMD Final Localized Significance Thresholds Methodology, conducted by MIG Hogle-Ireland and dated
July 2015. This methedology provides screening tables for one through five acte project scenarios, depending on the
amount of site disturbance during a day. Emissions of oxides of nitrogen (NOx), catbon monoxide (CO), and
particulate matter (PMio and PMas) will occur during site preparation, grading of the project site, construction of the
project, and paving. Table 6 (Localized Significance Threshold Analysis) summarizes maximum on-site emissions as
compared to the local thresholds established for Source Receptor Area (SRA) 3 (Southwest Los Angeles County
Coastal). Because a total of 75 acres will be disturbed within the 30 days of grading which will result in 2.5 acres of
land disturbed per day, the two acre threshold is used to provide a worst case analysis. A 25 meter receptor distance
was used to reflect the proximity of nearby uses to the project site. Construction phases will occur consecutively and
will not ovetlap. Therefore, on-site emissions from each construction phase were evaluated individually. Emissions of
NOy and CO will be greatest during concurrent grading activities. Emissions of particulate matter will be greatest
during site preparation activities. To accommodate the import of 17,260 cubic yards of soil, CalEEMod default
construction phase lengths have been doubled and the number of daily equipment has been reduced by half. It
should be noted that the results summarized in Table 6 include application of SCAQMD Rule 403 and requires the
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utilization of applicable best management practices to minimize fugitive dust emissions. A 61 percent reduction in

fugitive dust emissions is assumed based on rule requitements. As shown in Table 6, based on CalEEMod

calculations, on-site emissions from construction activities will not exceed any localized threshold. Impacts related to

localized construction emissions are less than significant.

Table 3
Localized Significance Threshold Analysis

o Phase | € | NOx | PMy | PMb

Buﬂding Demoht:on — 3607 300 237
Paving Demolition 36.07 48.36 5.81 2.79
Site Preparation 26.80 35.64 6.58 4.31
Grading 33.40 52.15 5.41 3.69
Building Construction 18.74 30.03 2.12 1.99
Paving 1.87 2.19 0.17 0.17
Architectural Coating 14.73 20.30 1.14 1.05
Roadway Improvements 9,70 0.68 0.02 0.02

Threshold 967 131 8 5
Potentially Substantial? No No No No
CC.02252015
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4. BIOLOGICAL RESOURCES

Less Than
Significant
Potentially Impace with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated Impact Impact
Would the project:
a) Have a substantial adverse effect, either directly or [] [] X ]

through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Wildlife (CDFW) or U.S. Fish and Wildlife Service
(USFWS)?

The project site is flat and mostly paved. Nesting birds occur all over the county and the project shall be
compliant with the California Department of Fish & Wildlife (CDFW) codes related to Nesting Birds. There

is one species of concern in the area identified by the California Natural Diversity Database (CNDDB): the
pocketed free-tailed bat (Nynomops fenrorosaceis).

According to the Los Angeles County Draft General Plan Update EIR, the South Bav Planning Area
does not support designated critical habitat for anv federally-listed plant species. However, the Planning

Area supports at least 22 special-status plant species that are federal and or state listed, and/or are
considered rare by the CNPS. Among these are six federal and/or state-listed species, includin

California Orcutt grass, coastal dunes milk-vetch, Lyon’s pentachaeta, salt marsh bird’s beak, beach
spectaclepod, and spreading navarretia. Typical native habitat in the South Bav Planning Area would
include scrub habitat southern coastal bluff scrub, vernal pool, and southern dune scrub. none of which
occurs on the project site. The site 1s entirely paved, and any minimal on-site vegetation is currently

disturbed through on- and off-site activities including traffic and the presence of humans and domestic
animals, particularly cats. Considering the highly developed and urbanized character of the surroundin

area and the presence of on- and off-site disturbances, designated species under federal or state law and
other wildlife will not be disturbed.

b) Have a substantial adverse effect on any sensitive [] L] X E:l
natural communities (e.g., riparian habitat, coastal

sage scrub, oak woodlands, non-jurisdictional

wetlands) identified in local or regional plans, policies,

regulations or by CDFW or USFWS?

The project site consists of a level, previously disturbed area is not located within g Significant Ecological
Area (SEA), SEA Buffer Area, or Sensitive Environmental Resource Area (SERA). There are no oak trees
oak woodlands, wetlands, or watets of any kind located on the project site.

¢} Have a substantial adverse effect on federally or ] 1 ] <
state protected wetlands (including, but not limited to,
marshes, vernal pools, coastal wetlands, and

drainages) or waters of the United States, as defined
by § 404 of the federal Clean Water Act or California
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Fish & Game code § 1600, et seq. through direct
removal, filling, hydrological interruption, or other
means?

The project site does not contain either Federal or State-protected wetlands, drainages, or waters.

d) Interfete substantially with the movement of any [] ] X H
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?

The project site is_not located within a Significant Feological Area (SEA), SEA Buffer Area, or Sensitive
Hovironmental Resource Area (SERA). There are no oak trees or oak woodlands Jocated on the project
site. The residential and commercial subdivision 1s located in a developed area and is surrounded by paved
roads and/or residences in all directions. Therefore, the project would not intetfere with connectivity to

wildlife and plant linkage areas or wildlife linkage corridors or rivers or sigmificant ridgelmes.

€) Convert oak woodlands (as defined by the state, L] [] L] 4
oak woodlands are oak stands with greater than 10%

canopy cover with oaks at least 5 inch in diameter

measured at 4.5 feet above mean natural grade) or

otherwise contain oak or other unique native trees

(junipers, Joshuas, southern California black walnut,

etc.)?

There are no oalk trees, oak woodlands, Joshuas, or Junipers on the subject property,

f) Conlflict with any local policies or ordinances ] ] ] X
protecting biological resources, including Wildflower

Reserve Areas (L.A. County Code, Title 12, Ch. 12.36),

the Los Angeles County Oak Tree Ordinance (L.A.

County Code, Title 22, Ch. 22.56, Part 16), the

Significant Ecological Areas (SEAs) (L.A. County

Code, Title 22, § 22.56.215), and Sensitive

Environmental Resource Areas (SERAs) (L.A. County

Code, Title 22, Ch. 22.44, Part 6)?

There are no Wildflower Reserve Areas, SEAs, or SERAs on the subject property.  Since there are no oak

trees or oak woodlands on the subject property, there is no conflict with the Los Angeles County Qak Tree
Ordinance.

g) Conflict with the provisions of an adopted state, ] ] L] D]
regional, or local habitat conservation plan?

The project site is not in, or within, proximity to any Local Coastal Program, Significant Fcological Ateas, a
Natural Community Conservation Plan, or a federal Endangered Species Act Habitat Conservation Plan.
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5. CULTURAL RESOURCES

Less Than
Significant
Potentially Impactwith  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Cause a substantial adverse change in the ] ] X ]

significance of a historical resource as defined in

CEQA Guidelines § 15064.5?

The project site does not conrain historical resources as defined in CEQA Guidelines §15064.5 and there is
no record of national or state-designated historical resources on the project site.

b) Cause a substantial advetse change in the [] B ] ]
significance of an archaeological resource pursuant to
CEQA Guidelines § 15064.5?

The project site does not contain known archaeological resources as defined in CEQA Guidelines §15064.5.

However, in the event that cultural remains are found, a mitigation measure will require work to cease and

for the Director of Regional Planning to be contacted to determine the next appropriate measures for
preserving them.

c) Directly or indirectly destroy a unique 1 X L] []
paleontological resource or site or unique geologic

feature, or contain rock formations indicating

potential paleontological resources?

The project site does not contain_paleontological resources or sites, unique geological features, or rock
formations. However, in the event that cultural remains are found, a mitigation measure will require work
to_cease and for the Director of Regional Planning to be contacted to determine the next appropriate
measures for preserving them.

_ d) Disturb any human remains, including those ] < ] ]
interred outside of formal cemeteries?

There is no record of human remains on the project site, and the majority of the site has previously been
graded. In the event that human remains are discovered as a result of site disturbance, a mitigation measure
be incotporated to ensure that the permittee shall suspend construction, contact the County Coroner, and

leave the tesource of human remains in place until a qualified archaeologist can examine and determine
appropriate measures.
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EVALUATION OF ENVIRONMENTAL IMPACTS:

Because the majority of the project site has previously been developed, it is unlikely that paleontological,
cultural, or archeological remains will be discovered during development of the project. However, to guard
against the possibility of such an occurrence, the following mitigation measure shall be implemented:

CR-1 Cultural Remains. Should cultural resource remains be encountered during land
modification activities, work shall cease, and the Los Angeles County Director of Regional
Planning contacted immediately to determine appropriate measures to titigate adverse
mmpact to the discovered resources. If human remains are discovered within the boundaries
of the project area, then the procedures described in Section 7050.5 of the California Health
and Safety Code shall be followed. These procedures require notification of the County
Coroner. If the County Coroner determines that the discovered remains are those of Native
American ancestry, then the Native American Heritage Commission (NAHC) must be
notified by telephone within 24 hours; Sections 5097.94 and 5097.98 of the Public Resources
Code describes the procedures to be followed after the notification of the NAHC.
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6. ENERGY

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Conflict with Los Angeles County Green Building [] ] ] X

Standards Code (L.A. County Code Title 31)?

The project is subject to all components of the Green Building Program: Green Building, Low-Impact
Development, and Drought Tolerant Landscaping.

b) Involve the inefficient use of energy resources (see L] ] ] X
Appendix F of the CEQA Guidelines)?

Appendix F, Section 1 of the CEQA Guidelines requires evaluation of energy efficiency only for

Environmental Impact Reports. The environmental determination for this project 1s a mitigated negative
declaration.
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7. GEQLOGY AND SOILS

Less Than
Significant
Porentially Impact with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated  Impact Impact
Would the project:
a) Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
i} Rupture of 2 known earthquake fault, as ] H L] X

delineated on the most recent Alquist-Priclo
Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other substantial
evidence of a known active fault trace? Refer to
Division of Mines and Geology Special Publication
42.

There is no fault trace within the project site. Therefore, people or structures on the project site will not
be exposed to potential substantial adverse effects (Source: California Geological Survey, Alquist-Priolo

Earthquake Fault Zones Map).

ii) Strong seismic ground shaking? ] [] X L1

The project site is located more than five miles from the nearest recorded fault trace. There is no fault

trace within the project site. Therefore, people or structures on the project site will not be exposed to
otential substantial adverse effects (Source: California Geological Survev, Alquist-Priolg Farthquake

Fault Zones Map).

iii) Seismic-related ground failure, including ] L] [] d
liquefaction and lateral spreading?

The project site is not located within a designated soil liquefaction area (Source: California Geological

Survey).
iv) Landslides? [] L] ] X

The project site is not located within an identified landslide zone.

Survey).

b) Result in substantial soil erosion or the loss of [] ] 4 []
topsoil?

Topsoil is used to cover surface areas for the establishment and maintenance of vegetation due to its high
concentrations of organic matter and microorganisms. Little native_topsoil is likely to occur on the site
because the topsoil would have been removed or compacted as a result of engineering for the existing on-
site development and pavement. The project has the potential to expose surficial soils to wind and water
erosion during construction activities. Wind erosion will be minimized through soil stabilization measures
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required by South Coast Air
daily waterin

uality Management District (SCAQMD) Rule 403 (Fugitive Dust), such as
. Water erosion will be prevented through the Countv’s standard erosion control practices
required pursuant to the California Building Code and the National Pollution Discharge Elimination System
(NPDES), such as silt fencing or sandbags. Pursuant to the Los Angeles Countv Code (Appendix |
Gradin Section _J111 ational Pollutant Discharge Elimination Svstem Compliance), the Buildin
Official may require a Storm Water Pollution Prevention Plan (SWPPP) detailing best management practices
(BMPs) or control measures as necessary to control construction-related pollutants which originate from the
site as a result of construction. Tvpical construction BMPs include covering and/or binding the soil surface
using mulch, geotextiles. mats, hvdroseeding, earth dikes, and swales. In the event that a SWPPP is required,
no grading permit will be issued until the SWPPP has been submitted and approved by the Building Official.
Following project construction, the site would be covered completely by paving, structures, and landscaping.
Impacts related to soil erosion would be less than significant with implementation of existing regulations.

c) Be located on a geologic unit ot 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?

Lateral spreading of the ground surface during a seismic activity usually occurs along the weak shear zones
within a liquefiable soil laver and has been observed to generally take place toward a free face (i.e. retainin
wall, slope, ot channel) and to lesser extent on ground surfaces with a very gentle slope. Tateral spreading is
not likely to be a substantial hazard due to the relativelv flat nature of the project site and project area.
Liquefaction can also cause subsidence and an accompanying loss_of bearing strength. Potential for
subsidence is unlikelv as the project site is _not subject to liquefaction. The project is required to be
constructed in accordance with the California Building Code (CBC). The CBC includes a requirement that
any City- or Countv-approved recommendations contained in the soils report be made conditions of the

building permit. Compliance with existing CBC regulations would limit hazard impacts arising from unstable
soils to less-than-significant levels.

d) 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?

The CBC requires special design considerations for foundations of structures built on soils with expansion

indices greater than 20. The applicant’s geotechnical evaluation, prepared by Gorian & Associates and dated
[uly 22, 2013, concluded that undetlying materials have a very low expansion potential. The project will
complv with all recommendations provided in the soils report upon application for grading and building
permits. No impact will occur,

¢) Have soils incapable of adequately supporting the Ll ] M X
use of onsite wastewater treatment systems where
sewers are not available for the disposal of wastewater?

The project will not be utilizing onsite wastewater treatrent systems, as public sewers are available.

f) Conflict with the Hillside Management Area ] ] [] X
Otdinance (L.A. County Code, Title 22, § 22.56.215) or

hillside design standards in the County General Plan

Conservation and Open Space Element?
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The project site does not contain any areas of slope with grades greater than 25 percent that are proposed

for development. Therefore, the project would not conflict with the Hillside Management Area Ordinance
or anv other hillside design standards.
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8. GREENHOUSE GAS EMISSIONS

Porentially
Significant
Impace

Less Than
Significant
Impact with
Mirigation
Incorporated

Less Than
Significant
Impact

Impact

Would the project:

a) Generate greenhouse gas (GFGs) emissions, either 1 ] X ]
directly or indirectly, that may have a significant

impact on the environment?

Existing Fmissions:
The project site is currently roximately 14,244 square feet of auto repair and service uses:
Iivine’s Alignment Services, A Plus Auto & Electric, Upholstew Works, Leo’s Autohaus, and KCM Test

Ounlv Center. Existing emissions were estimated utilizing CalEEMod default assumptions for fleet mix,
energy and water use, and solid waste generation. Fxisting vehicle trips have been estimated m the proj ect

traffic study. Table 4
associated Wlth existing uses

7 occupied bv a

Greenhouse Gas Finissions) summarizes annual

Table 4
Existing Greenhouse Gas Emissions

Source o, [ cH - | MTCO2E/YR
Area 0.00 0.00 0.00 0.00
Energy 63.42 0.00 0.00 63.69
Mobile 178.72 0.01 0.00 178.90
Solid Waste 11.04 0.65 0.00 24.75
Water/Wastewate 8.03 0.04 0.00 9.29
r

Total 276.63

Short-Term Emissions:

The proposed project will result in short-term greenhouse gas emissions from construction and mstallation

activities. GGreenhouse gas emissions will be released by equipment used for demolition, grading, paving,
building construction, and architectural coating activities. GHG emissions will also result from worker and

vendor trips to and from the project site. Table 5 (Construction Greenhouse Gas Fimissions) summarizes
the estimated yearly emissions from construction activities. Carbon dioxide emissions from construction
equipment and worker/vendor trips were estimated utilizing the California Hmissions Estimator Model
CalEEMod) version 2013.2.2, Construction activities are short-term and cease to emit greenhouse

upon completion, unlike operational emissions that are continuous vear after vear until operation of the use
ceases. Because of this difference, SCAQMD recommends in its draft threshold to amortize construction

ernissions over a 30-vear operational lifetime. This normalizes construction emissions so that thev can be
grouped with operational emissions in order to_generate a precise project GHG inventory. Amortized
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construction emissions are included in Table 5.

Table 5
Construction Greenhouse Gas Emissions

R T GG e (TR

. a e L

2016 787.37 0.10 0.00 785.39

2017 72.19 0.01 0.00 70.48
AMORTIZED TOTALA 39.67 0.01 0.00 39.78

* MTCO2E

Note: Slight variations may occur due to rounding

A Amortized over 30-years

Long-Term Finissions:

Proposed project activities will result in continuous greenhouse gas emissions from mobile, area, and
operational sources. Mobile sources, including vehicle tiips to and from the project site, will result primarily

in emissions of carbon dioxide (CO5) with minor emissions of methane {CH.) and nitrous oxide (IN:O). The

most significant GHG emission from natural gas usage will be methane. Electucity usage by the proposed
roject and indirect usage of electricity for water and wastewater convevance will result primarily in

emissions of carbon dioxide. Disposal of solid waste will result in emissions of methane from the

decomposition of waste at landfills coupled with CO» emission from the handling and transport of solid

waste. These sources combine to define the long-term greenhouse gas emissions inventory for the build-out
of the proposed project.

The methodology utlized for each emissions source in CalEEMod is based on the CAPCOA Quantifyin
Greenbonse Gas Mitigation Measures handbook. A summary of the proposed project operational greenhouse gas

emissions 1s included in Table 6 (Proposed Lone-Term Greenhouse Gas Emissions). The emissions

inventories are presented as metric tons of carbon dioxide equivalent (MTCO-E) meaning that all emissions

have been weighted based on their Global Warming Potential (GWP) (a metric ton is equal to 1,102 TS
short tons).

Mobile sources are based on annual vehicle miles traveled (VMT) based on daily trip generation identified in

the project traffic studyv. Defaule CalEEMod trip lengths and fleet mix are utilized. Natural gas, electricity

and solid waste generation were projected using CalEEMod default values. Water demand was based on
CalEEMod defaults.
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Table 6
Proposed Long-Term Greenhouse Gas Emissions

Source COz CH Ngo e MTCOZE /YR
area —mso|  ood|  ooo|  saes
Energy 372.28 0.01 0.01 374.08
Mobile 1,469.74 0.06 0.00 1,470.95
Solid Waste 21.87 1.29 0.00 49.00
Water/Wastewate 45.86 0.25 0.01 53.03
-

Total 1,943.33 1.66 0.01 1,981.70

Greenhouse Gas Emissions Inventory:

Table 7 (Proposed Greenhouse Gas Emissions Inventory) summarizes the veatly estimated

emissions from construction of the proposed project and operational sources under operational conditions.

The project will generate an additional 1,744.86 MTCO,E over existing conditions annually as shown in

Table 8 (Net Greenhouse Gas Emissions Inventory).

Table 7
Proposed Greenhouse Gas Emissions Inventory
Source . 4/ CO CHa O INO MT(
Construction 39.67 0.01 OOO 39.79

Operation 1,943.33 1.66 0.01 1,881.70

Total 2,021.49

Table 8 1
Net Greenhouse Gas Emissions Inventory

Existing

Proposed 2,021.49
Net Emissions +1,744.86
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A numerical threshold for determining the significance of greenhouse gas emissions in the South Coast Air
Basin (Basin) has not officially been adopted by the SCAQMD. As an interim threshold based on guidance
provided in the CAPCOA CEQA and Climate Change white paper, a non-zero threshold based on Approach
2 of the handbook will be used. Threshold 2.5 (Unit-Based Thresholds Based on Market Capture)
establishes a numerical threshold based on capture of approximately 90 percent of emissions from future
development. The latest threshold developed by SCAQMD using this method is 3 000 metric tons carbon
dioxide equivalent (MTCO,E) per vear for residential and commercial projects. This threshold is based on
the review of 711 CEQA projects.

Greenhouse gas _emissions associated with the proposed project would not exceed the 3.000 MTCO.E
threshold; thetefore, impacts will be less than significant.

b) Conflict with any applicable plan, policy, or L] ] L] X
regulation adopted for the purpose of reducing the
emissions of greenhouse gases?

The County has adopted the 2013 edition of the California Building Code (County Code Tite 26 (Building
Code), including the California Green Building Standards Code (County Code Tide 31 (Green Buildin

Standards Code). The project would be subject to the California Green Building Standards Code, which

requires new buildings to reduce water consumption, employ building commissioning to increase building

system efficiencies for large buildings, divert construction waste from landfills, and install low pollutant-
emitting finish materials. The project does not include any feature (i.e. substantially altered energy demands

that would interfere with jmplementation of these state and County codes and Dlans No impact \Vﬂl occut.
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9. HAZARDS AND HAZARDOUS MATERIALS

Less Than
Significant
Potentially Impactwith  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Create a significant hazard to the public or the ] L] = ]

environment through the routine transport, storage,
production, use, or disposal of hazardous materials?

The residential and commercial subdivision project does not include the routine transportation, storage,
production, use. or disposal of hazardous materials, or the use of pressurized tanks. During the
construction phase of the project, the project mav include minimal use of hazardous materials, such as
solvents, paints, lubricants, and oils. Current local, state, and Federal laws relating to_the use, storage, and

disposal of these materials make it unlikelv that the project would have a significant effect on the
environment.

b) Create a significant hazard to the public or the ] X ] ]
environment through reasonably foreseeable upset

and accident conditions involving the release of

hazardous materials or waste into the environment?

The residential and commercial subdivision project does not include the routine transportation, storage,
production, use, or disposal of hazardous materials, or the use of pressurized tanks. During the demolition
and construction phases of the project, the project may include the minimal use or encounter of hazardous
materials, such as asbestos, solvents, paints, lnbricants, and oils. Current local. state, and Federal laws
relating to the use, storage, and disposal of these materials make it unlikely that the project would have a

sionificant effect on the environment.

https://geotracker.waterboards.ca.gov/}. There will be no impact related to the release of hazardous

materials from leaking underground storage tanks into the environment as a result of the proposed project.

Phase | and Phase II Limited Environmental Site Assessments (ESAs) were prepared for the applicant by
The Source Group, Inc. and presented in a document dated July 22, 2013. These ESAs indicated that there
are three previously abandoned oil wells on the subject property, as well as one currentlv active oil well. All
proposed structures would be located more than 100 feet from the active well, which would be fenced and
screened from view. However, the potential for hazardous materials in_the soil from previous oil
production, as well as hazards resulting from excavation and construction in the vicinity of abandoned wells,
requires mitigation measures in order to limit their impacts to a less-than-significant level. For a greater
discussion of these issues, see “Eyaluation of Environmental Impacts™ section below.

¢) Emit hazardous emissions or handle hazardous or ] L] X ]
acutely hazardous materials, substances, or waste
within one-quarter mile of sensitive land uses?

The residential and commercial subdivision project does not include the routine transportation, storage,
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production, use, or disposal of hazardous marerials, or the use of pressurized tanks. During the
construction phase of the project, the project mav have included minimal use of hazardous materials, such
as solvents, paints, lubricants, and oils. Current local, state, and Federal laws relating to the use, storage, and
disposal of these materials make it unlikely that the project would have a significant effect on the residences

located within one-quarter mile of the project site.

d) Be located on a site which is included on a list of [] ] ] >
hazardous materials sites compiled pursuant to

Government Code § 65962.5 and, as a result, would it

create a significant hazard to the public or the

environment?

The project site is not included on the California IDepartment of Toxic Substances Control EnviroStor
database of clean-up sites and hazardous waste permitted facilities (Source:

http:/ /www.envirostor.dtsc.ca.gov

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 result in a safety hazard for

people residing or working in the project area?

airport serves approximatelv 500 aircraft, housing primarily private aireraft. The airport operates in some
capacity between the hours of 5:00 AM and 10:00 PM, seven davs a week. The airpott has two runways

running northwest to southeast. The Adrport Influence Zone encompasses airport propertv, general
commercial use to the west and north, business park use, and light industrial uses. Runway protection zones

are located at each end of the runways (northwest and southeast portions of the Ailport Influence Zone)
Source: The Planning Center. Draft City of Torvance General Plan Updare Environmental Ivpact Repore SCH INo.
20081171046, 2009, The proposed project site is not located within the Alrport Influence Zone and is

not located within the runway protection zone. As a result, the impact of the project would be less than
significant with regard to the airport’s proximity.

f) For a project within the vicinity of a private airstrip, L] ] X []
would the project result in a safety hazard for people
residing or working in the project area?

The proposed project site is located approximately 1.92 miles east of the Torrance Airport runway. The
airport serves approximately 500 aircraft, housing primari i i

capacity between the hours of 5:00 AM and 10:00 PM, seven davs a week. The airport has two runways,
running northwest to southeast. The Airport Influence Zone encompasses airport property, general
commercial use to the west and north, business park use, and light industrial uses. Runway protection zones

are located at each end of the runways (northwest and southeast portions of the Airport Influence Zone)
(Source: The Planning Center. Drgft City of Torrance General Plan Update Environnrental Impact Report SCH No.
2008117046. July 2009). The proposed project site is not located within the Airport Influence Zone and is

not located within the runway protection zone. As a result, the impact of the project would be less than
significant with regard to the airport’s proximity.

g) Impair implementation of, or physically interfere [] ] X ]
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with, an adopted emergency response plan or
emergency evacuation plan?

The project will not impair implementation of, or physically interfere, with an adopted emergency response
plan or emergency evacuation plan.

h) Expose people or structures to a significant risk of

loss, injury or death involving fites, because the

project is located:
i) within a Very High Fire Hazard Severity Zones [] ] [ X
(Zone 4)?

The project site is not located within a Verv High Fire Hazard Severity Zone.

ii) within a high fire hazard area with inadequate ] L] X L]
access?

The project site is not within a high fire hazard area with madequate access. The project site is focated
in an urbanized area with easy access to arterial roads and has been reviewed and approved by the Los

Angeles County Fire Department for adequate emergency access.

iii} within an area with inadequate water and [] 1 X []
pressure to meet fire flow standards?

The Fire Department has determined that the existing water pressure would be adequate to meet fire
flow standards for the proposed develgpment.

iv) within proximity to land uses that have the ] [] X []
potential for dangerous fire hazard?

The project site is not located in proxmmity to land uses with a potential for dangerous fire hazard. The
project site is surrounded by other residential uses. The proposed project would be required to comply

with all of the requirements of the L.os Angeles County Fire Code.

1) Does the proposed use constitute a potentially [] ] i ]
dangerous fire hazard?

The proposed use does not constitute a potentiallv dangerous fire hazard. The project site is not located
within a Verv High Fire Hazard Severity Zone. The proposed project of a residential and commercial

subdivision _does not_entail the regular use of laxge amounts anv hazardous or highly flammable
materials or substances.

EVALUATION OF ENVIRONMENTAL IMPACTS:

The project site is located within an oil producing area of the Torrance Qil Field. Three previously
abandoned wells (“Joughlin” 1-H, “Faith” 64, and “Ring-Hawkins” 4) and one active oil producing well
(“South Torrance Unit” [3-205) operated by the Brea Canon Oil Company are located on the project site.
The operating “South Torrance Unit” well is currently located within a 30-foot by 50-foot fenced area. The
opetator accesses the well for maintenance that includes a work-over rig to maintain the well. This well will
remain active after development of the proposed project and will be fenced in and screened with vegetation.
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In addition, all proposed buildings will be set back a minimum of 100 feet from the extsting active well.

Phase I Environmental Site Assessment

‘The Phase I Environmental Site Assessment prepared for the project site (Appendx C) included record
searches, interviews and site reconnaissance. Three recognized environmental concerns (RECs) were
identified on the site:

¢ ‘The Phase I ESA 1dentified a potential underground storage tank at 24500 S. Normandie. A building
permit for a 1,000 gallon gasoline underground storage tank was issued for Herwood Building
Supply dated Apul 2, 1965. The location of a UST is not indicated and no additional permuits for the
removal of a UST were found in the records. The site mspection did not identify an obvious
location of a UST as there was no indication of a fill pipe, vent piping, or a former dispenser
location.

e A REC was identified for the past oil and gas development on the project site, which includes the
presence of three plugged and abandoned oil wells, one operating oil well, and associated former
sumps, piping, and above ground storage tanks. The potential presence of elevated petroleum-
hydrocarbon, such as methane vapor in soil-gas associated with the abandoned wells and the
underlying oil field and former sumps, tanks, and piping from the drilling and production at the
wells are potential concerns identified by the Phase I ESA. Elevated concentrations of methane and
other volatile petroleum vapors may intrude into the buildings over time from well casing that have
not been properly abandoned or have corroded over time, from residual petroleum hydrocarbons in
near surface soil, and potendally from deeper oil and gas producing zones.

The California Department of Conservation’s Division of O1l and Gas and Geothermal Resources
(DOGGR or “Division”) provided well files that indicate the two ol wells were abandoned in 1976
and the third in 1961 were conducted under Division mspection per the standards of that time.
Under California Public Resources Code, Section 3208.1, the DOGGR can order the re-
abandonment of previously abandoned well for safety reasons. DOGGR acts in an advisory role
with local permitting agencies {in this case the Los Angeles County, Building and Safety Division)
when property development planning is under way near oil and gas wells under the Construction-
Site Plan Review Program. Under this program, DOGGR typically reviews past plugging and
abandonment operations, evaluates the top of excavated well casing to verify the well 1s not leaking
fluids or gas, open the well casing to inspect for methane gas accumulation if the well has been
sealed, and issue a Well Review Letter to the applicant and local permitting agency.

o The potential for the release of asbestos containing materials (ACM) and lead-based paints during
demolition of the structures on the northern portion of the site was identified. However, since
preparation of the Phase T ESA (2013), the northern structures have been demolished. Therefore,
release of ACM and lead-based paints from demolition of the previous storage facility on the
northern portion of the site will not occur as a result of the proposed project.

Activities associated with the demolition of existing structures on the southern portion of the site, which
were constructed in the late 1950s to late 1980s may pose a hazard with regard to asbestos containing
matetials (ACM) and lead-based paints. ACM were used on a widespread basis in building construction
prior to and into the 1980s; therefore, it is assumed that ACM is present on the project site and will need to
be handled following specific reguladons/ guidelines described below. Asbestos generally does not pose a
threat when it remains intact. When asbestos is disturbed and becomes airborne. SCAQMD Rule 1403
(Asbestos Emissions from Demolition/Renovation Activities) requires work practices that limit asbestos
emissions from building demolition and renovation activities, including the removal and disturbance of
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ACM. This rule is designed to protect uses and persons adjacent to demolition or renovation activity from
exposure to asbestos emissions. Rule 1403 requires a certified inspector to survey any facility being
demolished or renovated for the presence of all friable and Class I and Class II non-friable ACM. The
applicant must also notify SCAQMD of their intent to perform demolition or renovation of any buildings
that may contain asbestos prior to demolition and requires that all ACM is removed prior to any demolition.
Rule 1403 also establishes notification procedures, temoval procedures, handling and clean-up procedures,
storage, disposal, landfilling requirements, and warning label requirements, including HEPA filtration, the
Lovebag method, wetting, and some methods of dry removal that must be implemented when disturbing
appreciable amounts of ACM (more than 100 square feet of sutface area). All ACM shall be disposed of at a
waste disposal site operated in accordance with Rule 1403. The applicant will also ensure the safety of
constructor workers involved m the ACM removal by complying with all California Asbestos Standards in
Construction, including, but not limited to minimum air circulations, use of respiratots, wetting of materials,
clothing laundering, construction and demolition equipment requirements, and shielding specifications.
Adherence to SCAQMD Rule 1403 would ensure that impacts related to the release of ACM are less than
significant.

Exposure of construction workers to lead-based paint during demolition activities is also of concern, similar
to exposure to asbestos. Exposure of surrounding land uses to lead from demolition activities is generally
not a concern because demolition activities do not result in appreciable emissions of lead. The primary
emitters of lead are industrial processes. Any lead-based paint utilized on the exterior and intertor of the
existing structures would generally remain inside the structure or close to the exterior of the building and
would be removed during demolition. Improper disposal of lead-based paint could contaminate soil and
subsurface groundwater in and under landfills not properly equipped to handle hazardous levels of this
groundwater in and under landfills not properly equipped to handle hazardous levels of this material. Due to
the age of the buildings it is assumed that lead-based paint is present. Thetrefore, 8 CCR Section 1532.1
(California Construction Safety Orders for Lead) must be followed for the demolition of all existing
structures requiring exposure assessment and compliance measures to keep worker exposure below action
levels. The proposed project is also subject to Title 22 requirements for the disposal of solid waste
contamunated with excessive levels of lead. Testing, monitoring, containment, and disposal of lead-based
materials will comply with all Cal/OSHA standards and regulations under California Construction Safety
Otders for Lead section 1532. Adherence to standard regulation would ensute that impacts related to the
release of lead based paints would be less than significant.

Phase Il Envitonmental Site Assessment

Based on recommendations included in the Phase I ESA, a Phase II Limited ESA was prepared. Subsurface
investigation activities were performed by The Source Group, Inc. to screen for VOCs in soil, for methane
and VOCs in soil gas, characterize oily water in abandoned drums for future disposal, and inspect and
sample the five vacant buildings located in the northern portion of the project site for asbestos containing
materials and lead based paint. The structures sampled for asbestos materials and lead based paint have
since been removed and no longer exist on the project site. See Appendix D for further discussion for
Phase Il methodology.

Based on the sampling results, no additional site assessment sampling is recommended by The Source
Group, Inc. Grading of the project site may expose abandoned piping, petroleum in soil, abandoned waste
disposal system (septic or cesspool), and debris not encountered in the Phase II ESA. Mitigation Measure
HAZ-1 requires that all suspect materials should be segregated for proper characterization and disposal or
recycle if any should be encountered during ground-disturbing activities.

Inactive Oil Wells
Although the Phase II Limited ESA determined that two oil wells were abandoned in 1976 and a third in
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1961 were conducted under DOGGR inspection per the standards of that time, DOGGR found that two
out of the three abandoned wells (“Faith” 64 and “Ring-Hawkins” 4) have not been abandoned to the
DOGGR’s current plugging and abandonment requirements. Plugging and re-abandonment of these two
wells following the guidelines included below will be required prior to project construction pursuant to
California Code of Regulations Title 14 (Natural Resoutces) Section 1981 (General Requirements). General
requirements for the plugging and abandonment of oil wells is as follows. Following fulfillment of general
requirements and site inspection by a DOGGR engineer, DOGGR will issue a Division Report of Well
plugging and abandonment.

(@) Nofice of Intention to plug and abandon Geothermal Resonrces Well, is requived for all wells.

(b) History of Geothermal Resonrces Well shall be filed within 60 days afler completion of the plusging and
abandonnzent.

(c) The Division’s Report of Well plugging and abandonment, will not be issued wntil all records have been filed
and the site inspected for final cleanup by a Division engineer.

(d) Subsequent to the plugging and abandonment of the hole, all casings shall be cut off at least 2 meters (6 feet)
below the surface of the ground, all concrete cellars and other structures shall be removed, and the surface
location restored, as near as practicable, to original conditions. The landowner bas the aption to assume legal
responsibility Jor a well; however, to do so be or she mutst have legal clearance from the Division.

(e} Good guality, beavy drilling fluid approved by the Supervisor shall be nsed to replace any water in the bole and
to fill all potions of the hole not plugged with cement.

() Al cement plugs, with the possible exception of the surface plug, shall be pumped into the hole through drill
pipe or tnbing.

(o) Al open amnuli shall be filled solid with cement fo the surface.

Mitigation Measure HAZ-2 requires that inactive wells “Faith” 64 and “Ring-Hawkins” 4 be re-abandoned
in accordance with the cutrent California Code of Regulations Title 14 Section 1981 prior to issuance of
grading permits. With implementation of Mitigation Measure HAZ-2, impacts related to reasonably
foreseeable upset and accident conditions involving the two abandoned oil wells will be less than significant.

Therefore, the following mitigation measures shall be incorporated into the project:

HAZ-1 Petroleuam in Soil. In the event that ground-disturbing activities expose abandoned piping,
petrolenm in soil, an abandoned waste disposal system, debris not encountered during the Phase I
site reconnaissance, or any other suspect materials, encountered materials shall be segregated for
proper characterization and disposal or recycle. Proper disposal or recycle of suspect materials shall
be performed in accordance with County regulations and subject to monitor and review by the
Hazardous Materials Diviston of the Los Angeles County Fire Department (“Hazmat™).

HAZ-2 Re-abandonment of Oil Wells, Prior to issuance of grading permits, inactive oil wells “Faith” 64
and “Ring-Hawkins” 4 shall be re-abandoned in accordance with current California Code of
Regulations Title 14 Section 1981 abandonment standards. All required documentation shall be
submitted to the Division of Oil, Gas & Geothermal Resources (DOGGR) and the site inspected by
DOGGR engineer. Prior to inspection by DOGGR, the DOGGR Report of Well Plugging and
Abandonment shall be submitted to the Los Angeles County Fire Department and the Department
of Regional Planning for review and approval.
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10. HYDROLOGY AND WATER QUALITY

Less Than
Significant
Potentially Impact with  Less Than
Significant Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Violate any water quality standards or waste ] L] < ]

discharge requirements?

The project site will be connected to an existing municipal wastewater system. In unincorporated Tos
Angeles County, the ptoposed project would be required to comply with the requirements of the Low:
Impact Development Qrdinance, as well as the requirements of the County’s MS4 Permit (Municipal

Separate Storm Sewer System), in order to control and minimize potentially polluted runoff. Because all

projects are tequired to comply with these requirements in order to obtain construction permits and
certificates of occupancy. the proposed project would not impact any nonpoint source requirements.

b) Substantially deplete groundwater supplies or L] ] ]
interfere substantially with groundwater recharge such

that there would be a net deficit in aquifex 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 ot planned uses for which permits have been

granted)?

The project site would be served by a public water system and would not make use of local groundwater.

c) Substantially alter the existing drainage pattern of L] ] X ]
the site or area, including through the alteration of the

coutse of a stream or rivet, in 2 manner which would

result in substantial erosion or siltation on- or off-site?

The site is relatively level and does not contain any existing drainage courses. The construction of the
proposed structures and the subdivision of the lot will not substantially alter the existing drainage pattern of
the site in a manner which would result in flooding, erosion, or siltation on-site or off-site. The project will

be required to submit an approved drainage plan and comply with all NPDES and MS4 requirements, as
well as the Low Impact Development Ordinance. The project would require approximately 37,100

cubic vards of cut, 54,360 cubic vards of fill and the import of approximately 17,260 cubic yards of earth..

d) Substantially alter the existing drainage pattern of ] ] X []
the site ot area, including through the alteration of the

course of a stream or tiver, or substantially increase

the rate ot amount of surface runoff in a manner which

would result in flooding on- or off-site?

The site is relativelv level and does not contain any existing drainage courses. The construction of the
residences and the subdivision of the lot will not substantially alter the existing drainage pattern of the site in

a manner which would result in flooding, eroston, or siltation on-site or off-site. The project will be
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required to submit an approved drainage plan and comply with all NPIDES and MS4 requirements, as well

as the provisions of the Low Impact Development ID) Ordinance. The project would require
approximately 37,100 cubic vards of cut, 54,360 cubic vards of fill and the import of approximately 17,260
cubic vards of earth.

€) Add water features or create conditions in which ] L] L] X<
standing water can accumulate that could increase

habitat for mosquitoes and other vectors that transmit

diseases such as the West Nile virus and result in

increased pesticide use?

The project does not propose any water featutes that could
accumulate standing water,

f) Create or contribute runoff water which would [] [] B (]
exceed the capacity of existing or planned stormwater

drainage systems or provide substantial additional

sources of polluted runoff?

The proposed construction of retail and residences will be subject to the County’s Low Impact
Development Ordinance, and the developer will be required to submit an approved drainage plan and
comply with all NPDES and MS4 requirements.

X

g) Generate construction or post-construction runoff ] []
that would violate applicable stormwater NPDES

permits or otherwise significantly affect surface water

or groundwater quality?

L]

The proposed construction of retail and residences will be subject to the County’s Low Impact

Development Ordinance to minimize or reduce runoff, and the developer will be reguired to submit an
approved drainage plan and comply with all NPDES and M$4 requirements.

h) Conflict with the Los Angeles County Low Impact ] L] ] X
Development Ordinance (L.A. County Code, Title 12,
Ch. 12.84)?

The project will be required to comply with the Los Angeles Countv Low Impact Development Ordinance.

i) Result in point or nonpoint source pollutant L] Ll < ]
discharges into State Water Resources Control Board-
designated Areas of Special Biological Significance?

The project site is located inland from the coastal portions of Los Angeles County and connects to the
municipal storm drain svstem. Since the proposed is subject to the County’s Low Impact Development
Ordinance, adherence to the requirements would prevent any substantial amount of nonpoint sources of
pollutants.

The project site is not located in the vicinity of a State Water Resources Control Board (“SWRCB”)-

designated Area of Special Biological Significance identifled on the SCRCB  website,
http://www.swrcb.ca.gov/water issues/programs/ocean/docs/asbs/asbs areas/asbs swqgpa_publication(
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3.pdf

i} Use onsite wastewater treatment systems in areas ] L] [ <
with known geological limitations (e.g. high

groundwater) or in close proximity to surface water

(including, but not limited to, streams, lakes, and

drainage course)?

The proposed project does not entail the use of onsite wastewater treatment systems.

k) Otherwise substantially degrade water quality? L] [] X []

The project will not otherwise substantially degrade water quality. The proposed project will be connected
to the existing public water and sewer systems

1) Place housing within a 100-year flood hazard area as [] L1 L] X
mapped on a federal Flood Hazard Boundary or Flood

Insurance Rate Map or other flood hazard delineation

map, or within a floodway or floodplain?

The project site 1s not within a 100-vear flood hazard area as ma
Agency (“FEMA”) Flood Insurance Rate Map (“FIRM™).

ed bv a Federal Emergency Management

m) Place structutes, which would impede or redirect [] [] [] <]
flood flows, within a 100-year flood hazard area,
floodway, or floodplain?

The project site is not within a 100-vear flood hazard area as mapped by a Federal Emergency Management
Agency (“FEMA”™) Flood Insurance Rate Map (“FIRM™).

n) Expose people or structures to a significant risk of L] ] ] X
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

There are no flood zones, levees, or designated dam inundation areas in the vicinity of the project site.

0) Place structures in areas subject to inundation by [] ] X []
seiche, tsunami, or mudflow?

The project site is not located within a seiche or landslide zone, or within a tsunami inundation area.
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11. LAND USE AND PLANNING

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significamt  No
Impacr Incorporated Impact Impacr
Would the project:
a) Physically divide an established community? ] ] X L]

The proposed project construction and subdivision of a 112-unit condominium community and 3,900
square feet of commercial space in a mixed-use area and would not result in a physical division of an
established communitv. The project does not require the construction of new freewavs or rail lines or flood

control channels, and the project will conform to the existing street grid. The design will also incorporate
numerous pedestrian and vehicular connections into and through the site.

b) Be inconsistent with the applicable County plans L] ] ] X
for the subject property including, but not limited to,

the General Plan, specific plans, local coastal plans,

area plans, and community/neighbothood plans?

The property is within the Medinm Density Residential land use category of the Countywide Land Use Plan.
The Plan indicates that this land use designation indicates that the project, site is suitable for both residential
and local commercial uses, upon issuance of appropriate permits. The proposed project of 112 dwelling
units and one commercial lot 1s consistent with the Jand use categorv, as the maximum residential density

for the project site is 12 dwelling units per acre. The proposed densities for the condominium Jots is 9.8
and 10.3 dwelling units per acre, respectively,

c) Be inconsistent with the County zoning ordinance [] ] ] x
as applicable to the subject property?

The commercial portion of the project site is located within the M-1 (Light Manufacturine) Zone, m which
retail uses are allowed by right. The remainder of the project site is proposed to be changed from the M-1
to the RPD esidential Planned Development) Zone. Both detached and attached residential
condominiums are allowed in the RPD Zone.

d) Conflict with Hillside Management criteria, ] [ L] =
Significant Ecological Areas conformance criteria, or
other applicable land use criteria?

The project site does not contain any area exceeding 25 percent in slope and is not subject to the
requirements of the Hillside Management Ordinance. The project site is also not located within any
Significant Ecological Area.
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12. MINERAL RESOURCES

Less Than
Significant
Potentially Impact with  Less Than
Significant Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) 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?

The project will not result in the loss of availabilitv of a known_mineral resource, as the project site 18 not
identified as a mineral resource area on the Los Angeles County Natural Resource Areas map.

b) Result in the loss of availability of a locally- [] ] 1 >
important mineral resource recovery site delineated on

a local general plan, specific plan or other land use

plan?

The project would not result in the loss of availabilitv of a locallv-important mineral resource recovery site
as the project site is not identified as a mineral resource area on the Los Angeles County Natural Resource

Areas map.
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13. NOISE

Less Than
Significant
Potentially Impactwith — Less Than
Significant  Mitigation Significant No
Impact Incorporated  Impact Impact
Would the project result in:
a) Exposure of persons to, or generation of, noise L] < ] []

levels in excess of standatds established in the County
General Plan or noise ordinance (Los Angeles County
Code, Title 12, Chapter 12.08), or applicable standards
of other agencies?

The project entails the subdivision, construction, and operation of 112 residential condominium units and
3.900 square feet of retail space. The project would not result in a substantial permanent increase in
ambient noise in the project vicinity above levels existing without the project, including noise from parking

areas. Anv noise generated by the proposed project would be similar to ambient noise levels in the area

which is developed with single-family residences and commercial uses at similar densities. New stationary
sources of noise, such as mechanical HVAC equipment, would be installed for the proposed uses. This

equipment would be required to comply with County Code Section 12.08.530, which prohibits operation of
any air conditioning or refrigeration so that its noise exceeds 55 dBA at any neighboring property.

Construction noise levels were estimated using the FHWA Roadwav Construction Noise Model (RCNM).
Receptors were selected based on proximity to the project site and noise producers (eg., roadwavs

Temporary noise increases at each of the receptors during construction of each project component is shown

in_Table 9 (Constiuction Noise Ievels) below. Construction noise levels have been modeled se arately for

each project component: single-family residential, multifamily residential, and retail. Default construction
equipment estimated by the California Emissions Estimator Model (CalEEMod) for the entite project site
has been assumed for each project component to provide a worst case analysis. Temporary noise levels
during construction activity for the project will be greatest during demolition. The model indicates that the
use of concrete saws, dozers, tractors, and graders could expose the single-family residence located
approximately 472 feet north of the center of the single-family portion of the site to a combined maximum
noise level of 70.1 dBA L.y, the manufactured home located approximately 206 feet east of the center of
the multifamily portion of the site to a combined maximum noise level of 77.3 dBA L, and the place of
worship located approximately 645 feet east of the center of the retail portion of the project site to a
combined maximum noise level of §1.9 dBA L... Construction noise levels during improvements to
Normandie Avenue and Lomita Boulevard have been modeled and are summarized in Table 10 (Roadway

Improvement Noise Levels). Noise levels are anticipated to reach 83.4 dBA at the single family home
located north of the project site (Receptor #1).
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Table 9
Construction Noise Levels

Single-Family Development

1 - Single-Family Home 472 70.1 64.5 65.5 65.5 65.5 58.2
{N)

2 - Manutactured Home 610 67.9 62.3 63.3 63.3 63.3 55.9
(E)

3 — Place of Worship {E} 1,165 62.2 56.7 57.7 57.7 57.7 50.3
4 - Place of Worship (S) 1,489 60.1 54.5 55.5 55.5 55.5 48.2
5 — Commercial (SW) 1,365 60.9 55.3 56.3 56.3 56.3 43.9
6 — Manufactured Home 1,078 62.9 57.3 58.3 58.3 58.3 51.0
(W)

7 — Manufactured Home 549 68.8 63.2 64.2 64.2 64.2 56.9
)

8 — Miultifamily (NW) 552 68.7 63.1 64.1 64.1 64.1 56.8

Multifamily Development

1 - Single-Family Home 1,140 62.4 56.8 57.8 57.3 57.8 50.5
(N)

2 — Manufactured Home 206 77.3 71.7 72.7 72.7 72.7 65.4
{E)

3 - Place of Worship {E} 424 71.0 66.4 66.4 66.4 66.4 59.1
4 — Place of Worship {S) 739 66.2 60.6 61.6 61.6 61.6 54.3
5 — Commercial (SW) 650 67.3 61.7 62.7 62.7 62.7 55.4
& — Manufactured Home 359 71.5 66.0 67.0 58.3 67.0 59.6
(w)

7 — Manufactured Home 269 75.0 9.4 70.4 64.2 70.4 63.1
(W)

8 — Multifamily {(NW) 1,200 62.0 56.4 57.4 64.1 57.4 50.1
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Retail Development
1 - Single-Family Home 1,580 59.6 54.0 55.0 55.0 55.0 41.7
(N)
2 — Manufactured Home 645 67.4 61.8 62.8 62.8 62.8 55.5
{E)
3 — Place of Worship {E) 121 81.9 76.3 77.3 77.3 77.3 70.0
4 — Place of Worship {S) 290 74.3 68.7 69.7 69.7 69.7 62.4
5 — Commercial {SW} 266 75.1 69.5 70.5 70.5 70.5 63.2
6 — Manufactured Home 203 77.4 71.8 72.8 72.8 72.8 65.5
(W}
7 — Manufactured Home 680 66.9 61.3 62.3 62.3 62.3 55.0
(W)
8 - Multifamily (NW) 1,615 59.4 53.8 54.8 54.8 54.8 47.5
Source: MIG | Hogle-Irefand, May 2015

Table 10
Roadway Improvement Noise Levels

1 - Single-F.émﬂ.y. .Home (N) 60 83.4

2 —Manufactured Home {E) 230 71.7
3 — Place of Worship (E} 100 79.0
4 — Place of Worship (S} 205 72.7
5 — Commercial {SW) 188 73.5
6 — Manufactured Home (W) 91 79.8
7- Manufacturéd Home {W) 66 82.6
8 — Storage (NW) 100 79.0
Source: MIG | Hogle-freland, May 2015

Los Angeles County Code Section 12.08.440 prohibits construction between the hours of 7:00 p.m. and 7:00
a.m. of anv dav, and at any time on Sundavs and legal holidavs. Required compliance with these tume
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restrictions would limit construction noise to times when people are generally less sensitive to noise and
reduce the effect of construction equipment noise. The Noise Control Ordinance further states that the
contractor shall conduct construction activities in such a manner that the maximum noise levels at affected
buildings will not exceed those listed in the following table. All mobile and stationary mternal-combustion-
powered equipment and machinery is required to be equipped with suitable exhaust and air-intake silencers
in proper working order.

Table 11
County of Los Angeles Construction Equipment Noise Restrictions
Single-Family Multi-Family -
Residential Residential Commercial

Mobne Equment ‘Maximum hoise Ievels for nonscheduled mtermttent short-term operatlon (!ess than
10 days) of mobile equipment: : S SRR :

Daily, except Sundays and

legal holidays, 7:00 AM to 8:00 75 dB(A) Leq 80 dB(A) Leg 85 dB{A) Leqg
PM

Daily, 8:00 PM to 7:00 AM and

all day Sunday and legal 60 dB(A} Leg 64 dB(A) Leq 70 dB(A) Leqg
holidays

_Stat[onary Equ:pment Maxmum noase level for repetltwely scheduled and reiatlvely long—term operatmn
“{periods of ten days or more) of stationary equipment:.: L S : . .

Daily, except Sundays and

legal holidays, 7:00 AM to 8:00 60 dB(A) Leq 65 dB(A) Leg 70 dB(A) Leg
PM

Daily, 8:00 PM to 7:00 AM and

all day Sunday and legal 50 dB(A) Leq 55 dB(A) Leg 60 dB(A) Leqg
holidays

! Refers to residential structures within a commercial area. This standard does not apply fo commercial structures.

Because project construction and roadway improvement activities could exceed the above limitations and
would be a substantial source of noise for the surrounding uses, noise associated with short-term
construction activities is potentially significant unless mitigation is incorporated. Implementation of the

mitigation measures below would reduce, avoid or minimize potentially significant impacts to sensitive
receprors.

Ambient noise in the project area will generally be defined by vehicular traffic on area roadways. Traffic
noise from vehicular traffic generated by the proposed project was projected using SoundPlan software

based on trip generation and distribution estimates in the project traffic study prepared bv Kunzman
Associates, Inc., dated April 29, 2015. The noise model assumes a flat topographv condition (which is a
worst-case scenario). Traffic noise levels were

throughout the project area.

rojected to the ground floor for various locations

Traffic noise levels in the project area were calculated for Fxisting Without Project, Existing Plus Project,

Existing Plus Cumulative Without Project, and Existing Plus Cumulative Plus Project scenarios using
SoundPLAN (see Appendix F). Trip volumes included in the project traffic study takes into consideration

related projects in the area. Traffic noise levels at various receptors are summarized in Table 12 (Existin

Roadway Noise Levels) and Table 13 (Cumulative Roadway Noise Levels). As shown in Tables 14 and 15,

GC.02252015
38/35



traffic noise levels under both without and plus project conditons exceed County and City (uses to the

south are within the City of Los Angeles) Municipal Code thresholds for noise. The proposed project will

not_increasé mnoise exposure to a receiver that is currently within County or Citv noise thresholds to

significant levels. Because noise levels already exceed established Countv or City thresholds under the
without project condition, the proposed project will not cause the exposure of persons to noise levels above

established thresholds. Impacts related to the increases in roadwav noise levels are discussed under

(19>

subsection “c” below. Impacts will be less than significant.

Table 12
Existing Roadway Noise Levels

"1 - Single-Family Home (N) ' 50 721 | 710 | 722 711
2 - Manufactured Home (E) 50 59.7 59.1 58.5 57.9
3 - Place of Worship {E) 50 68.4 68.3 68.3 68.2
4 — Place of Worship {S) 60* 66.7 66.4 66.7 66.5
5~ Commercial {SW)} 60* 74.0 73.8 74.1 73.9
6 ~ Manufactured Home (W) 50 71.5 71.2 71.6 71.3
7 —Manufactured Home {W) 50 74.0 73.8 74.8 74.6
8 — Storage (NW) 70 73.0 72.8 73.2 72.9

* City of Los Angeles Presumed Ambient Noise Level

Source: MIG | Hogle-Ireland, May 2015

Table 13
Cumulative Roadway Noise Levels

1~ Single-Family Home {N) 50 72.4 71.3 72.5 714
2 — Manufactured Home (E) 50 59.9 59.4 58.6 58.1
3 — Place of Worship (E} 50 68.7 68.6 68.7 68.6
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4 — Place of Warship (S) 60* 66.8 66.6 66.9 66.7
5 — Commercial (SW) 60* 74.1 74.0 74.2 74.1
6 — Manufactured Home (W) 50 71.7 715 718 716
7 — Manufactured Home (W) 50 74.2 74.1 74.9 74.9
8 — Storage {NW) 70 73.1 73.1 73.3 73.2

* City of Los Angeles Presumed Ambient Noise Leve!

Source: MIG | Hogle-ireland, May 2015

b) Exposure of persons to or generation of excessive H X ] ]
groundbotne vibration or groundborne noise levels?

As indicated above, the construction noise Jevel at the exterior of surrounding uses could exceed the
standards_of the Countv Noise Ordinance. Because project construction activities could exceed these
limitations and would be_a substantial source of noise for some surrgunding uses, noise associated with
short-term construction activities is potentially significant unless mitigation is incorporated. Implementation
of the mitigation measures below would reduce, avoid or minimize potentially significant_impacts to
sensitive receptors.

¢) A substantial permanent increase in ambient noise (] [] X []
levels in the project vicinity above levels existing

without the project, including noise from parking

areas?

The project entails the subdivision, construction, and operation of 112 residential condominmim units and
3900 square feet of retail space in an urbanized mixed-use area. The project would not result in_a
substantial permanent increase in ambient noise in the project vicinity above levels existing without the
project, including noise from parking areas. As previously discussed above under subsection “a,” any noise

generated by the proposed project would be similar to ambient noise levels in the area, which is developed
with residential and commercial uses at similar densities.

d) A substantial temporary or periodic increase in ] X ] ]
ambient noise levels in the project vicinity above

levels existing without the project, including noise

from amplified sound systems?

As indicated in subsection “a” sbove, the construction noise level at the extetior of the eastern residences
could be approximately 83 dBA. Because project construction actiyifies could exceed the 75 dBA Teg
limitation and would be a substantial source of noise for the residences to the east, noise associated with
short-term construction activities is potentially significant unless mitigation is incorporated. Implementation

of the mitigation measures below would reduce, avoid or minimize potentially significant impacts to
sensitive receptors.

e) For a project located within an airport land use [] W X 1
plan ot, where such a plan has not been adopted,
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within two miles of a public airport or public use
airport, would the project expose people residing ot
working in the project area to excessive noise levels?

The proposed project site is located approximately 1.92 miles east of the Torrance Airport runwav,
According to the Acoustical Analysis prepared for the applicant by MIG Hogle-Ireland, dated Mav 2015, the
alrport serves approximatelv 500 aircraft, housing primarily private aircraft. The atrport also houses several
Fixed Base Operators (FBOs) which are available for flight instruction, aircraft repair, and charter flights. In
addition, the airport serves as the headquarters for Robinson Helicopters, the largest manufacturer of
private helicopters in the United States. Regular operation houts are between 7:00 AM and 10:00 PM
Monday through Friday, 8:00 AM to 10:00 PM on Saturdav, Sunday, and federal holidavs. The airport has

two_runways, running northwest to southeast. The 60 dBA CNEL noise contour is confined to the area
south of Lomita Boulevard and north of Pacific Coast Highwav. In addition, 65 dBA CNEL is not reported

for this general aviation airport due to the low level of flight activity. Therefore, any noise-telated impacts

would be less than significant.

X

f) For a project within the vicinity of a private 1 ] L]
airstrip, would the project expose people residing or
working in the project area to excessive noise levels?

The project site 1s not within the vicinity of a private airstrip.

EVALUATION OF ENVIRONMENTAL IMPACTS:

Noise generated by construction equipment during the construction phase of the project may result in a
substantial temporary increase in ambient noise levels. Construction activities will be conducted according
to best management practices, including maintaining construction vehicles and equipment in good wortking
order by using mufflers where applicable, limiting the hours of construction, and limiting the idle time of
diesel engines. Noise from construction equipment will be limited by compliance with the Noise Control
Ordinance and County Code Section 12.12, as well as the following mitigation measures, which shall be
mcorporated into the project’s Mitigation Monitoring Program:

N-1  Construction Equipment. If electrical service is available within 150 feet, electrical power
shall be used to run air compressors and similar power tools. Internal combustion engines
shall be equipped with a muffler of a type recommended by the manufacturer. No internal
combustion engine shall be operated on the project site without the manufacturer-
recommended muffler. All diesel equipment shall be opetated with closed engine doors and
shall be equipped with factory-recommended mufflers.

N-2 Additional Construction Noise Controls. For all mobile construction equipment
operating within 250 feet of adjacent residential receptors, and for all stationary construction
equipment operating on the project site, addittonal noise attenuation techniques shall be
employed to ensure that noise remains within levels allowed by the County of Los Angeles
noise restrictions. Prior to issuance of grading permits, the Applicant shall submit a
mitigation plan prepared by a qualified engineer or other acoustical expert for review and
approval by the departments of Regional Planning and Public Health that identifies noise
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N-3

control measures that achieve a minitnum 20 dBA reduction in construction-related noise
levels. The mitigation plan may include use of vibratory pile drivers or other pile driving
noise controls, sound curtains, engineered equipment controls, or other methods. Noise
control requirements shall be noted on project construction drawings and verified by the
Building and Safety Division during standard mspection procedures.

Neighbor Notification. Provide notification to commercial and residential occupants
adjacent to the project site at least 24 hours prior to initiation of construction activities that
could significantly affect outdoor or indoor living areas. This notification shall include the
anticipated hours and duration of construction and a description of noise reduction
measures. The notification shall include a telephone number for local residents to call to
submit complaints associated with construction noise. The notification shall be posted on
Normandie Avenue and Lomita Boulevard adjacent to the project site, and shall be easily

viewed from adjacent public areas.
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14. POPULATION AND HOUSING

Less Than
Significant
Potentially Impactwith  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Induce substantial population growth in an area, L] [] X ]

either directly (for example, by proposing new homes
and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

The proposed project would not induce substantial population growth in the area. Although 112 new
residential units are proposed, such growth is well within the population projections of the area within the
Southern California Association of Governments (“SCAG™ Regional Transportation Plan and is consistent
with the presciibed densitv of the Medium Density Residential land use categorv of the General Plan. _In

addition, the project site is located in an urbanized area and would not require the extension of roads or
utility infrastructure.

b) Displace substantial numbers of existing housing, [] ] [] X
especially affordable housing, necessitating the
construction of replacement housing elsewhere?

The project would not displace existing housing, including affordable housing, necessitating the

construction of replacement housing elsewhere. The site is currently vacant, and the applicant proposes to
construct 112 residential units and retail space.

c) Displace substantial numbers of people, L] ] ] 4
necessitating the construction of replacement housing
elsewhere?

The project would not displace existing housing, including affordable housing, necessitating _the
construction of replacement housing elsewhere. The site is currentlv vacant, and the applicant proposes to

construct 112 residential units and retail space.

d) Cumulatively exceed official regional or local ] L] X ]
population projections?

The project would not exceed official regional or local population projections. The proposed 112
residential units will not exceed this projection. The project is consistent with the density permitted bv the
Countywide Land Use Plan for Medium Density Residential areas. The creation of 112 additional housing
units should not alter the growth rate of the population bevond that projected in the County General Plan
or result in a substantial increase in demand for additional housing or create a development that significantly
reduces the ability of the county fo meet housing objectives set forth in the General Plan’s Housing

Element. Such growth is well within the population projections of the area within the Southern California
Association of Governments (“SCAG™) Regional Transportation Plan and those of the General Plan

Housing Flement.
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15. PUBLIC SERVICES

Less Than
Sionificant
Potentially Impactwith  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
a) Would the project create capacity or service level
problems, or result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities in order to
maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:
Fire protection? [] [] <] [}

The Los Angeles County Fire Department has reviewed the proposed project and cleared it for public
hearing. The responsible Los Angeles County Fire Station (#306) is located approximately 2.7 miles to the
east in the City of Carson. The project site is not within any High or Moderate Fire Hazard Severity Zone
or a State Responsibility Area.

Sheriff protection? ] ] ] ]

The project would not create capacity or service level problems or result in substantial adverse phvsical

impacts. The project site is approximately four (4) miles southwest of the Carson Sheriff’s Station. The
proposed project will add new permanent residents to the project site but not enough to substantially reduce
service ratos.

Schools? D |:| |:|

The project site is within the Los Angeles Unified School District. ‘The project would create an additional
112 residential units, which would increase the schocl-age population to some extent. The applicant would
be required to pay development impact fees to the local school districts prior to final map approval, which
would result in a less-than-significant impact to school facilities,

Parks? L] [] Y L]

Project residents would be expected to use existing neighborhood and regional parks, but such use is not

expected to result in substantial physical deterioration of those facilities. The project includes open space
and private recreational use areas to serve on-site residents—not for public use. The project has a park land

obligation of 0.91 acres or 8359,229 in in-lieu fees, per Los Angeles County Code Section 21.28.140. The
park obligation for this project will be met by the pavment of 2 $359.229 in-lieu fee by the applicant to the

Department of Parks and Recreation prior to Final Map approval. The nearest public park is Ken Malloy
Harbor Regional Park, which is approximately 0.8 miles to the south in the City of Los Angeles,

Libraries? |:| |:| X D

The proposed project will generate 112 residential units, and thus increase the population. However, the
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developer would be required to pay a library mitigation fee, per Section 22.72.030 of the County Code.

Other public facilities? [] L] []

The proiect is not percelved to create capacitv or service level problems or result in substantial adverse

physical impacts for anv other public facility.
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16. RECREATION

Less Than
Significant
Potentially Impactwith  Less Than
Significant  Mitigation Significanr  No
Impacr Incorporated Impact Impact
a) Would the project increase the use of existing ] 1 = ]

neighborhood and regional patks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

Project residents would be expected to use existing neighborhood and regional parks, but such use is not
expected to result in substantial physical deterioration of those facilities. The project includes open space

and private recreational use areas to serve on-site residents—not for public use. The project has a park land
obligation of (.91 acres or $359,229 in in-lieu fees, per Los Angeles County Code Secton 21.28.140. The
park obligation for this project will be met by the pavment of a $359,229 in-lieu fee by the applicant to the
Department of Parks and Recreation prior to Final Map approval. The nearest public park is Ken Malloy

Harbor Regional Park, which is approximately 0.8 miles to the south in the City of Los Angeles.

b) Does the project include neighborhood and [] L] X ]
regional parks or other recreational facilities or tequire

the construction or expansion of such facilities which

might have an adverse physical effect on the

environment?

The project does include open space and recreational use areas to serve on-site residents, although these

facilities are relatively small in nature and would not be open to the general public. The 112 dwelling units

that would be created by the project are not enough to require the construction of significant new
recreational facilities in the area.

c) Would the project interfere with regional open ] ] X Ll
space connectivity?

The project would not serve to separate anv open space from residents or anv other open space.
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17. TRANSPORTATION/TRAFFIC

Less Than
Significant
Porentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Conflict with an applicable plan, ordinance, ot ] < ] L]

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?

The project would not conflict with an applicable plan, ordinance, or policy establishing a measure of
effectiveness for the performance of the circulation system. The growth proposed by the project is

accounted for in the Baseline Growth Forecast of the 2008 Southern California Association of
Governments’ Regional Transportation Plan (“RTP™), which provided the basis for developing the land use

assumptions at the regional and small-area levels that established the 2008 Regional Transportation Plan

Alternative.

A traffic impact studv was conducted by Kunzman Associates, Inc., dated April 29, 2015, to assess project-
related traffic impacts. This analysis studied an earlier version of the project that proposed 112 dwelling units.

The traffic  impact analysis analyzed the four intersections (Normandie/Project North Access,
Normandie/Project South Access, Normandie/Lomita, and Lomita/Project Access). Three of the four
studied intersections are future project access drivewavs and do not exist under current conditions. Both daily
and peak hour trip generation for the proposed development are shown in Table 14 (Proj ip Generation
Summary). The proposed development is ] 3

eak hour and 112 vehicles per hour duting the P.M. peak hour. Table 14

summarizes net trips based on the estimated trp generation from existing auto repair and maintenance uses.

Table 14
Project Trip Generation Sumimary

vehicles per hour dudng the AM.

Specialty Retail Center 13 14 27 5 6 11 173

Townhomes 2 19 21 18 10 28 312

Single Family Detached 14 41 55 46 27 73 695
Total Project Trips 29 74 103 69 43 112 1,180
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Existing Trips 21 -11 -32 -21 -22 -43 -285

Net Trips Generated +8 +63 +71 +48 +21 +69 +895

Source: Kunzman Associotes, inc, April 2015

Existine Plus Project Plus Cumulative intersection level of service is shown in Table 15 (Existing Plus
Project Plus Cumulative Intersection Capacity Utilization and Level of Service). As shown, Normandie
Avenue at Lomita Boulevard is projected to operate at unacceptable level of service (LOS) during the
morning peak hour under existing conditions. Table 16 (Existing Plus Project Plus Cumulative
Significant Impact Evaluation) shows the Existing Plus Project Plus Cumulative traffic contribution at
the study area intersection. As shown in Table 16. the project significantly impacts the study area
intersection without _intersection improvements. Mitigation Measure T-1 requites the project
proponent to pav a fair share fee for the construction of a southbound right turn overlap lane and an
castbound right turn lane at this intersection. Project fair share calculatons are included in Table 17
(Project Fair Share Calculations). With implementation of Mitigation Measure T-1, impacts will be less
than significant.

Table 15
Existing Plus Project Plus Cumulative Intersection Capacity Utilization and Level of Service

Normandie Avenue at Project North Access Los Angeles County
Normandie Avenue at Project South Access Los Angeles County Css 0.394 A 0.393 A
Normandie Avenue at Lomita Boulevard Los Angeles County TS
Without Improvements 1.084 F 0.908E
With Improvements 0.942E 0.843 D
Project Access at Lomita Boulevard Los Angeles County Css

Source: Kunzman Associates, inc, Aprif 2015

TS Traffic Signal

CSS Cross Street Stop
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Table 16

Existing Plus Project Plus Cumulative Intersection Capacity Utilization and Level of Service

Normandie Ave at
Lomita Blvd

1.040

PM 0.865 D

0.908 £ 0.043 Yes 0.848

C

D

E/F

Level of Service

Source: Kunzman Associates, Inc, April 2015

Volurne/Capocity  Incremental increase
0.71-0.80 0.04 or more
0.81-0.90 0.02 or more
0.91-mare 0.01 or more

1 Inlos Angeles County, an impact is considered significant if the profect related increase in the volume to copacity ratio equals or
exceeds the thresholds shown below:

Table 17

Project Fair Share Calculations

improvement

Normandie Ave at

Construct southbound

fomita Blvd right turn overlap
42 48 225 271 18.7% 17.7% 18.7%
Construct eastbound right
furn lane
Source: Kunzman Associates, Inc, April 2015
b) Conflict with an applicable congestion (] [] ]

management program (CMP), including, but not
limited to, level of service standards and travel
demand measures, or other standards established by
the CMP for designated roads or highways?
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Pugsuant to the Los Angeles County Metropolitan Transportation Authority Congestion Management Plan
(CMP), any_project that adds 150 _or maore vehicle trips to freeway segments or 50 or morte vehicle trips to
roadway segments during peak hours must be examined for mmpact of CMP roadways and mntersections.
There are no CMP roadway segments within the project vicinitv. 'The project would therefore not conflict

with an applicable congestion management program or level of service standard established by the congestion
managemert agency. Therefore, a less-than-significant impact would occur.

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

The project will not encroach into air traffic patterns.

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

The project does not entail creating sharp curves or dangerous intersections or incompatible uses.
Therefore, there will be no increased hazards due to design features.

e) Resultin inadequate emergency access? L] [] 2 ]

The proposed subdivision, construction, and operation of 112 residential condominiums and 3,900 square
feet of retail space would not block or provide inadequate emergency access for the project itself or make

existing emergencyv access to off-site properties inadequate. Emergency access has been reviewed and
cleared by the Los Angeles County Fire Department.

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?

Public bus transit service in the project vieinity is currently provided by the Los Angeles County Metropolitan
Transportation Authority, Torrance Transit, and Gardena Municipal Bus Lines. Metro operates two transit
bus routes in the project vicinity, Route 205 runs north-south from San Pedro to Willowbrook via Western
Avenue, Vermont Avenue, and Wilmington Avenue. Route 550 is an express route and runs north-south
from San Pedro to Downtown Los Angeles via Normandie Avenue, Vermont Avenue, and the Harbor

Transitway. Torrance Transit Route 9 provides transit service at the project site with a stop located at
Normandie Avenue and Lomita Boulevard. Route 9 runs east-west from Anza Avenue to Avalon Boulevard.

Gardena Municipal Bus Line 2 serves a loop along Normandie Avenue, Vermont Avenue, Imperial Highwav,
Western Avenue and Pacific Coast Highway.

The proposed project is conststent with the County’s Healthy Design Ordinance, as there are numerous

five-foot-wide pedestrian pathways into and through the site, as well as a petimeter pathway around the
tesidential area. There would also be direct pedestrian connections between the residential area, private
recreational areas, and the commercial area. ‘There are no specific bicycle parking requirements for single-
family residences, although any future commercial development on the site would be required to provide
such facilities. According to the T.os Angeles County 2012 Bicycle Master Plan, there is an existing class TI
bike path along Normandie Avenue and a proposed class 11 bike path along Tomita Boulevard, both of
which are immediately adjacent to the project site. The proposed project would not interfere with any
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designated bikeways, pedestrian, or transit facilities. The proposed project will not result in any changes to
lane or street configuration of Normandie Avenue or Lomita Boulevard, or to existing sidewalks that could

affect performance or safety of alternative transportation facilities. Therefore, the project impact would be less

than significant.

EVALUATION OF ENVIRONMENTAL IMPACTS:

As shown in Table 16, the project significantly impacts the study area intersection without intersection
mprovements. Mitigation Measure T-1 requires the project proponent to pay a fair share fee for the
construction of a southbound right turn overlap lane and an eastbound right turn lane at this
intersection. Project fair share calculations are mchuded 1 Table 17 (Project Fair Share Calculations).
With implementation of Mitigation Measure T-1, impacts will be less than significant:

T-1  Right Turn Lanes. Prior to issuance of Final Map, the permittee shall contribute fair share
funds for the construction of a southbound right tutn overlap lane and an eastbound right
turn lane at the intersection of Normandie Avenue and Lomita Boulevard, to the satisfaction
of the Department of Public Works.
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18. UTILITIES AND SERVICE, SYSTEMS

Less Than
Significant
Potentially Impactwith  Less Than No
Significant Mitigation Significant  Impa
Impact Incorporated Impact ct
Would the project:
a) Exceed wastewater treatment requirements of [] [] 4 []
either the Los Angeles or Lahontan Regional Water
Quality Control Boards?

The subdivision, construction, and operation of 112 residential condominiums and 3,900 square feet of
retail space is not expected to exceed treatment requirements of the Los Angeles Regignal Water Qualitv

Control Board. All public wastewater disposal (sewer) svstems are required to obtain and operate under
the terms of an NPDES (National Pollution Discharge Elimination System) permit, which 1s issued by the
local Regional Water Quality Control Board (RWQCB). Because all municipal wastewater treatiment
facilities are required to obtain NPDES permits from the RWOQCB, any project which would connect to
such a system would be required to comply with the same standards imposed by the NPDES permit. As
such, these connections would ensure the project’s compliance.

b) Create water or wastewater system capacity ] [ i []
problems, 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?

A sewer area studv prepared by Fuscoe Engineering (dated 06/09/2015) has been conducted, and it
determined that existing sewer mains downstream of the proposed project have sufficient capacity to
accept additional wastewater. Wastewater generated in the area is treated_at the Joint Water Pollution
Control Plant in Carson. Sewage increase due to proposed project would be less than significant and

further capacity analvsis of wastewater reclamation plants is not necessary. The conclusions of the sewer
area study shall be reviewed and approved by the Department of Public Works.

c) Create drainage system capacity problems, ot ] ] X L]
tesult in the construction of new storm water drainage

facilities or expansion of existing facilities, the

construction of which could cause significant

environmental effects?

The project will comply with the most recently approved hydrology and all drainage and grading plans

prior to building permit to ensure that the project would not create drainage system capacity problems, and
that no construction of new storm water drainage facilities or expansion of existing facilities is required.

The project will comply with the County’s Low Impact Development Ordinance (“LID”) as part of the
approved hydrology to comply with storm water quality runoff requirements.

d) Have sufficient reliable water supplies available to ] ] < ]
serve the project demands from existing entitlements

and resources, considering existing and projected

water demands from other land uses?
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The project has provided a “will serve” letter from the local public water purvevor (California Water

Services Company), which indicates that the purvevor has sufficient supply and capacity to _serve the

proposed project.

e) Create energy utility (electricity, natural gas, ] ] X L]
propane) system capacity problems, or result in the

construction of new energy facilities or expansion of
existing facilities, the construction of which could
cause significant envitonmental effects?

The subdivision, construction, and operation of 112 residential condominiums and 3,900 square feet of

retail space will not significantly impact the availability of adeguate energy supplies and should not create
energy utility capacity problems or result i the construction of new energy facilities or expansion of

existing facilities. In addition, anv future construction will be subject to the Cal Green building standards,
which is required to provide energv saving measures to further reduce the amount of energy consumed by
the proposed project.

f) Be served by a landfill with sufficient permitted [ [] X ]
capacity to accommaodate the project’s solid waste
disposal needs?

Development at the proposed density at this location is planned for under the existing L.os Angeles County
Regional Waste Management Plan. Due to the relatively small scale of the proposed project, the proposal
to_subdivide, construct, and operate 112 residential condominiums and 3.900 square feet of retail space

should not significantly impact solid waste disposal capacity.

g) Comply with federal, state, and local statutes and ] ] ]
regulations related to solid waste?

The project would be required to complv with federal, state, and local statues and regulations related to
solid waste. The Cahfmma Integrated Waste Management Act of 1989 requires the County of Los Angeles

to attain specific waste diversion goals. In addition, the California Solid Waste Reuse and Rec_vchng Access
Act of 1991 mandates that expanded or new development projects to incorporate storage areas for

recycling bmns into the existing design. The project will include sustainable elements to ensure compliance
with all federal, state, and local statutes and regulations related to solid waste. It is anticipated that these
project elements will comply with federal, state, and local statutes and regulations to reduce the amount of
solid waste. The project will not displace an existing or proposed waste disposal, recvcling, or diversion
site.
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19. MANDATORY FINDINGS OF SIGNIFICANCE

Less Than
Significanr
Porentially Impact with  Less Than
Significant  Mitigation Significant No
Impact Incorporated  Impact Impacr
a) Does the project have the potential to degrade the ] X [] L]

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, substantially reduce the number or
restrict the range of a rare or endangered plant or
animal ot eliminate important examples of the major
periods of California history or prehistory?

The project does not have the potential to degrade the qualitv of the environment, substantiallv 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, substantially 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. As analyzed in the Initial Study sections above, the proposed project will have no

impact or less than significant impact in all these areas upon implementation of appropriate mitigation
measures.,

b) Does the project have the potential to achieve [ L] X ]
short-term environmental goals to the disadvantage of
long-term environmental goals?

The proposed project does not achieve short-term goals to the disadvantage of long-term goals. The
proposed use and density complies with the existing and proposed General Plan, General Plan Housing

Element, and Zoning Qrdinance, Thetefore, the proposed project would have a less-than-significant impact.

c) Does the project have impacts that are individually ] X [] []
limited, but cumulatively considerable?

(" Cumulatively considerable" means that the

incremental effects of a project are considerable when

viewed in connection with the effects of past projects,

the effects of other current projects, and the effects of

probable future projects)?

The proposed project does not have cumulative smpacts. The proposed project will not be an inducement

to future growths, as the project does not require additional infrastructure bevond that necessary to serve
the project. The Traffic Study prepared for the project also indicates that cumulative traffic effects would
be less than significant with proposed mitigation measures. Thete are no impacts that are cumulatvely

considerable. Therefore, the proposed project would have a less-than-significant impact with appropriate
mitigation measures.

d) Does the project have environmental effects which L] X ] ]
will cause substantial adverse effects on human
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beings, either directly or indirectly?

cultural resgurces, hazards/hazardous

The project will require mitigation measures_tegarding air quality
materials, noise, and transportation/traffic in order for its impacts on human beings in these areas to be less
than significant. These measutes are delineated in the attached Mitigation Monitoring Program document.
No other substantial adverse effects on human beings were identified. Therefore, the overall impact of the
project on humans would be less than significant with appropriate mitigation.
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MITIGATION MONITORING AND REPORTING PROGRAM (MMRP}
PROJECT NO. R2014-03527-(2) / TR 073203 / ZC NO. 201400013 f ENV NO. 201400280

# Environmental Factor Mitigation Action Required Ermﬁogom.u_w_”_wz:m xmmuo:m__wm“dﬂ”mm:nw or go::o:mwbmm:n,‘ or
AQ-1 |Air Quality Use of low-vVOC or no-VOC  [Upon approval of Permittee BRP, DPH
Architectural Coatings. The permittee shall use only .Um_.Em. Paints :mma.mjm__ be |Master Plot Plan
paints and architectural coatings where the content of indicated on the project's
volatile organic compounds (VOC} does not exceed zero Master Plat Plan.
grams per liter (g/l) for interior and 50 g/l for exterior
residential and non-residential applications.
AQ-2 |Air Quality Use ot Tier IV engine During consiruction  {Permittee DRP
Oo:mﬂq:nzo-.._ mn:mv._dm:ﬂ mxrm:m.,.. The wm.._sm:mm mcm__ MWM_m_M%MmMﬂﬁﬂsmM“MWMHE
use construction equipment that utilizes a Tier IV engine
emissions output equivalent for all construction acti
CR-1 [Cultural Resources Contact County Coroner, Upon discovery of  {Permittee DRP, Coroner, NAHC
NAHC, follow relevant human or cuitural
Cultural Remains. Should cultural resource remains be Mﬂﬂwsm of Public Resources jremains
encountered during land modification activities, work shall
cease, and the Los Angeles County Director of Regional
Planning contacted immediately to determine appropriate
measures to mitigate adverse impact to the discovered
resources. If human remains are discovered within the
boundaries of the project area, then the procedures
described in Section 7050.5 of the California Health and
Safety Code shall be followed. These procedures require
notification of the County Coroner. if the County Coroner
determines that the discovered remains are those of
Native American ancestry, then the Native American
Heritage Commission (NAHC)} must be notified by
telephone within 24 hours; Sections 5087.94 and 5097.98
of the Public Resources Code describes the procedures
to be followed after the notification of the NAHC
HAZ-1 {Hazards/Hazardous Segregation and disposal of |Upon discovery of  [Permittee DRP, Fire
Materials Petroleum in Soil. In the event that ground-disturbing MMMMWJMJ or chemical waste wwmwwmoc:%nﬂ:uwﬂmw_
activities expose abandoned piping, nmEu_m:E in soil, an waste disposal
abandoned waste disposal system, debris not system, or any other
encountered during the Phase [l site reconnaissance, or suspect debris or
any other suspect materials, encountered materials shall materials
be segregated for proper characterization and disposal or
recycle. Proper disposal or recycle of suspect materials
shall be perfermed in accordance with County regulations
and subject to monitor and review by the Hazardous
Materials Division of the Los Angeles County Fire
Department ("Hazmat").
MMRP for PROJECT NOC. Page 10f 3
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MITIGATION MONITORING AND REPORTING PROGRAM (MMRP})
PROJECT NO. R2014-03527-(2) / TR 073203 / ZC NO. 201400013 / ENV NO. 201400280

HAZ-2

Hazards/Hazardous
Materials

Re-abandonment of Gil Wells. Prior to issuance of
grading permits, inactive oil wells "Faith” 64 and "Ring-
Hawkins" 4 shall be re-abandoned in accordance with
current California Code of Regulations Title 14 Section
1981 abandonment standards. All required documentation
shall be submitted to the Division of Qil, Gas &
Geothermal Resources (DOGGR}) and the site inspected
by DOGGR engineer. Prior to inspection by DOGGR, the
DOGGR Repaort of Well Plugging and Abandonment shall
be submitted to the Los Angeles County Fire Department
and the Department of Regional Planning for review and
approval

Obtain Reports of Well
Plugging and Abandonment
for three identified oil wells

Prior to grading
permit approval

Permittee

DRP, Fire, DOGGR

Noise

Construction Equipment Noise. If electrical service is
available within 150 feet, electrical power shall be used to
run air compressars and similar power tocls. Internal
combustion engines shall be equipped with a muffler of a
type recommended by the manufacturer. No internal
combustion engine shall be operated on the project site
without the manufacturer-recommended muffler. All diesel
equipment shall be operated with closed engine doors and
shall be equipped with factory-recommended muftlers,

Use of electrical power for
tools, muffters for internal
combustion engines

During construction

Permittee

DRP, DPH

N-2

MNoise

Additional Construction Noise Controis. For alt mobile
construction equipment operating within 250 feet of
adjacent residential receptors, and for alf stationary
construction equipment operating on the project site,
additional noise attenuation technigues shall be employed
to ensure that noise remains within levels allowed by the
County of Los Angeles noise restrictions. Prior to issuance
of grading permits, the Applicant shall submit a mitigation
plan prepared by a qualified engineer or other acoustical
expert for review and approval by the departments of
Regional Planning and Public Health that identifies noise
control measures that achieve a minimum 20 dBA
reduction in construction-related noise levels, The
mitigation plan may include use of vibratory pile drivers or
ather pile driving noise controls, sound curtains,
engineered equipment contrals, or other methods. Noise
control requirements shall be noted on project
construction drawings and verified by the Building and
Safety Division during standard inspection procedures

ise of noise barriers for
construction equipment within
250 feet of residences

During construction

Permittee

DRP, DPH

10/26/2016

MMRP for PROJECT NO.
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MITIGATION MONITORING AND REPORTING PROGRANM {MMRP)
PROJECT NO. R2014-03527-(2) f TR 073203 / ZC NO. 201400013 /] ENV NO. 201400280

N-3  |Noise Motification of adjacent 24 hours prior to Permittee DRP, DPH
neighbors 24 hours prior to  |occurrence, During
Neighbor Notification. Provide nofification to commercial m_@ma.nm:ﬁ noise generating | construction
. . , . . activities
and residential occupants adjacent to the project site at
least 24 hours prior to initiation of construction activities
that could significantly affect outdoor or indoor living
areas. This notification shall include the anticipated hours
and duration of construction and a description of noise
reduction measures. The notification shall include a
telephone number for local residents to call to submit
complaints associated with construction noise. The
notification shall be posted on Normandie Avenue and
Lomita Boulevard adjacent to the profect site, and shall be
easily viewed from adjacent public areas.
T-t  |Transportation/Traffic Payment of fair share funds  |Prior to Final Map  |Permitiee DRP, DPW
for construction of right turn  |approval
Right Turn Lanes. Prior to issuance of Final Map, the lanes at Normandie/l.omita
permittee shall contribute fair share funds for the intersection
construction of a southbound right turn overlap lane and
an eastbound right turn lane at the intersection of
Normandie Avenue and Lomita Boulevard, to the
satisfaction of the Department of Public Works.
MC-1  |Mitigation Compliance As a means of ensuring compliance of above mitigation  |Submittal and approval of Yearly and as Permittee DRP
measures, the applicant and subsequent owner(s) are compliance report and required until all
responsible for submitting compliance report to the replenishing mitigation measures are
Department of Regional Planning for review, and for monitoring account completed.
replenishing the mitigation monitoring account if
necessary until such as all mitigation measures have
been implemented and completed.
MMRP for PROJECT NO. Page 3 of 3
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PHOTO EXHIBIT

Tract Map No. 73203

LEGEND

(#) PICTURE LOCATION

NORMANDIE HARBOR CITY
INVESTORS, LLC

1880 CENTURY PARK EAST, SUITE 714
LOS ANGELES, CA 90067
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600 WILSHIRE BLVD, STE. 1470, LOS ANGELES, CA 80017
PHONE: 213.988.8802 FAX: 213.988.8803
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