
Los Angeles County 
Department of Regional Planning 

Plwmi11gfor the Challe11ges Ahead 

October 25, 2016 

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: 

SUBJECT 

PROJECT R2014-01529-(4) 
ZONE CHANGE NO. 201400008 

VESTING TENTATIVE PARCEL MAP NO. 072916 
CONDITIONAL USE PERMIT NO. 201400062 

PARKING PERMIT NO. 201400006 
ENVIRONMENTAL ASSESSMENT NO. 201400121 

APPLICANT: PARALLAX INVESTMENT CORP 
PUENTE ZONED DISTRICT 

(FOURTH SUPERVISORIAL DISTRICT) (3-VOTES) 

Richard J. Brud.n~r 
Dir~ctor 

• Zone Change No. 201400008: To change the existing M-1.5-BE zoning to C-3-DP 
(General Commercial-Development Program); 

• Vesting Tentative Parcel Map No. 072916: To create three parcels and 155 
commercial condominium units; 

• Conditional Use Permit No. 201400062: To authorize -
- A Development Program (DP), 
- A new commercial center as required by the Rowland Heights CSD, 
- Structures up to 80 feet in height maximum, 
- On-site grading exceeding 100,000 cubic yards and off-site transport 

grading, and 
- Sale of two full lines of alcoholic beverages for on-site consumption in 

conjunction with normal operations of two proposed hotels. 
• Parking Permit No. 201400006: To allow reciprocal access, shared parking and 

the use of 75 off-site spaces used for vehicle parking. 
• Environmental Assessment No. 201400121 : An Environmental Impact Report 

(EIR) along with the County Mitigation Monitoring and Reporting Program (MMRP), 
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California Environmental Quality Act (CEQA) Findings and Fact and a Statement 
of Overriding Considerations were determined to be the appropriate environmental 
documents for this project. 

The project is to construct two hotels with 472 rooms and suites and 12,000 square feet 
of meeting space, and up to 155 retail commercial condominium units for commercial 
facilities to provide convenience goods and services. The site is 14.85 gross acres and 
has been previously developed. The proposed subdivision requires no new major public 
rights-of-way improvements in that the property is a large buildable area of land within 
an existing urban infrastructure. 

The Regional Planning Commission (Commission) held a public hearing on this matter 
on September 7, 2016, recommended approval of the project, certified the Final EIR, 
adopted the Findings of Fact and Statement of Overriding Considerations and the 
MMRP and determined that the remaining unavoidable environmental effects of the 
project have been reduced to an acceptable level and are outweighed by specific 
economic and social benefits of the project. 

IT IS RECOMMENDED THAT THE BOARD, AFTER THE PUBLIC HEARING, 

1. Certify the Final EIR associated with Environmental Assessment 
No. 201400121, along with the required CEQA findings of fact, and Statement 
of Overriding Considerations, and adopt the MMRP for the project pursuant to 
State and local CEQA guidelines. 

2. Indicate its intent to approve Vesting Tentative Parcel Map No. 072916, Zone 
Change No. 201400008, Conditional Use Permit {CUP) No. 201400062, and 
Parking Permit No. 201400006 and instruct County Counsel to prepare the 
necessary findings and conditions consistent with the Board of Supervisors' 
(Board) action for the Board's consideration. 

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 

The project meets the Rowland Heights Community Plan by minimizing land alteration 
and developing land with no existing natural cover. Grading is limited to that which is 
necessary for the primary use of each parcel. 

The proposed subdivision minimizes the impact to community character, surrounding 
neighborhoods and natural features by matching the existing pattern of devlepoment for 
the new detached structures with subterranean parking, landscaping and community 
gathering/open space. 
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Updating the zoning on 5.15 gross acres of the subject property will allow the operation 
of the project, channeling additional development into an existing multipurpose center 
and protecting prime industrial land from encroachment of incompatible uses, consistent 
with the policies of the 1980 General Plan. 

Implementation of Strategic Plan Goals 

Fiscal Responsibility: 
The project promotes the goal of fiscal responsibility. The proposed commercial 
development, located in an urban area, will efficiently utilize existing infrastructure 
investments and reduce the demand for extension of linear utilities and infrastructure to 
undeveloped land located on or beyond the urban fringe. 
Improving Quality of Life: 
The project promotes the County's vision for improving the quality of life in Los Angeles 
County. The project will bring employment and a range of goods and service for public 
convenience to improve the overall value and quality of life of the surrounding 
community. 

FISCAL IMPACT/FINANCING 

The project promotes the goal of fiscal responsibility. Existing infrastructure and public 
services are adequate to accommodate the proposed project, as confirmed by the 
Departments of Public Works, Fire, Public Health, and Parks and Recreation, except as 
noted under environmental documentation. The Board's action on the project would 
result in no new significant costs to the County or to the Department of Regional 
Planning (Department), as the proposed project is a private development. Any 
construction costs and operating cost will be borne by the applicant. 

FACTS AND PROVISIONS/LEGAL REQUIREMENTS 

The Commission conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529-(4), consisting of CUP No. 201400062 and Parking 
Permit No. 201400006. The project permits were heard concurrently with Vesting 
Tentative Parcel Map No. 072916 and Zone Change No. 201400008. The requests 
before the Commission were to consider a subdivision of land to create three parcels, 
development and operation of a commercial development with up to 155 commercial 
condominium units with landscaping, common open space, parking and two hotels. 

On September 7, 2016, the Commission voted 5-0 to close the public hearing, certify 
the Final EIR, adopt the Findings and Fact and Statement of Overriding Considerations 
and the MMRP, and approve the Vesting Tentative Parcel Map, CUP, and Parking 
Permit, and recommend to the Board approval of the zone change. 
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Initiation of a hearing on a zone change may occur upon the filing of a petition pursuant 
to Part 2 of Chapter 22.16 of the Los Angeles County Code (County Code). Notice of 
the hearing must be given pursuant to the standards of Section 22.60.174 of the County 
Code and Government Code Section 6061 relating to notice of public hearing. 

ENVIRONMENTAL DOCUMENTATION 

The Department determined by way of an Initial Study and identified in the Notice of 
Preparation sent to agencies, that an EIR was necessary for the project. The areas of 
potential significant environmental impact addressed in the EIR include Air Quality, 
Greenhouse Gas Emissions, Hydrology and Water Quality, Land Use and Planning, 
Noise, Public Services, Trafficrrransportation and Utilities and Service Systems. 

Areas that required no further study included Agriculture/Forest, Hazards and 
Hazardous Materials, Mineral Resources, Population/Housing, and Recreation. 

As identified in the EIR, after implementation of the required project design features and 
mitigation measures, the project would result in the following unavoidable significant 
adverse impacts to the environment. 

• Operational Air Quality impacts: 
- Project operations emissions levels above Southern California Air Quality 

Management District (SCAQMD) significant threshold could result. 
• Operational Trafficfrransportation impacts: 

- Project traffic impacts plus cumulative traffic conditions are considered 
significant and unavoidable at three intersections. 

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 proposed Vesting Tentative Parcel Map, Zone Change, CUP, and Parking 
Permit is not anticipated to have a negative impact on current services. 
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For further information, please contact Steven Jones at (213) 974-6433 or 
sdjones@planning.lacounty.gov. Our office hours are Monday through Thursday, 
7:00 a.m. to 6:00 p.m. 

Attachments: Findings and Conditions, Zone Change Resolution, Commission 
Hearing Package (Factual, Staff Report Findings/Conditions, 
Correspondence, Final EIR, Additional CEQA Findings), Vesting 
Tentative Parcel Map, Exhibit "A"/Map, Land Use Map, Building 
Plans, Landscaping Plan 

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

K_CP _ 102516_PROJECT_NO_R2014_01529 



THE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 

ZONE CHANGE NO. 201400008 

WHEREAS, the Regional Planning Commission of the County of Los Angeles 
has conducted a public hearing in the matter of Zone Change Case No. 
201400008 on September 7, 2016: 

WHEREAS, the Regional Planning Commission finds as follows: 

1. The Project Site located within the County of Los Angeles unincorporated 
community of Rowland Heights at 18800 Railroad Avenue, Puente zoned 
district. 

2. Zone Change No. 201400008 is a request to change 5.15 net acres from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-
DP (General Commercial-Development Program) so that a zoning 
designation for hotel use is in place for parcels 2 and 3 of the subdivision 
request pursuant to Title 22 of the County Zoning Code ("Zoning Code") 
Sections 22.16.070, 22.16.080 and 22.16.090. 

3. The project is a request to authorize the development of a commercial 
condominium development of 155 units on one parcel and two separate hotels 
on one parcel each. The project required the following associated 
entitlements: 

a. Vesting tentative parcel map to create three parcels and 155 commercial 
condominium units in conjunction with the proposed retail shopping 
center pursuant to Sections 21.48.01 O and 21.48.090 of Title 21 of the 
Los Angeles County ("County") Subdivisions Ordinance and the 
Subdivision Map Act. 

b. Conditional use permit ("CUP") to authorize: 
• Development Program associated with the proposed Zone Change 

for hotel uses on proposed parcels 2 and 3 pursuant to County Code 
Sections 22.40.030 and 22.40.040; 

• New commercial center within proposed parcel 1 as required by the 
Rowland Heights Community Plan pursuant to County Code 
Section 22.44.132; 

• Structures to exceed the maximum height of 45 feet above grade 
for a total of 80 feet for new hotels on proposed parcels 2 and 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 
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• On-site grading involving approximately 322,619 cubic yards of cut 
and fill with 48,301 cubic yards of export pursuant to County Code 
Section 22.32.140; and 

• Sale of two futl lines of alcoholic beverages for on-site consumption 
in conjunction with normal operations of the two proposed hotels 
pursuant to County Code Section 22.28.210. 

c. Parking permit to allow 1, 128 on-site vehicle parking spaces which are 
381 fewer spaces than the required 1,509 on-site vehicle parking spaces 
for all proposed uses; to allow use of 75 additional off-site vehicle 
parking spaces located on a 0.79-acre parcel within City of Industry 
municipal boundary pursuant to Chapter 22.52, Part 11 of Tit le 22 of the 
County Code for a total of 1,203 combined on-site and off-site parking 
spaces; and for shared parking between uses as set forth in Section 
22.56.990 of the Zoning Code. 

4. The project is consistent with the Rowland Heights Community Plan, as it is 
consistent with the land use designation for the property and implements 
General and Community Plan Goals and Policies that support encouraging 
the beautification of new and existing commercial areas through the combined 
efforts of the public and private sectors. The project proposes a commercial 
development within a predominantly industrial and commercial area. As such, 
it will cause no adverse impact on the surrounding community and will 
enhance the character of the surrounding area. 

5. Approval of the vesting tentative parcel map, conditional use permit and 
parking permit and consideration of the Environmental Impact Report ("EIR") 
will not become effective unless and until the Los Angeles County Board of 
Supervisors ("Board") has approved the proposed Zone Change and adopted 
an ordinance effecting the proposed Zone Change, and such ordinance has 
become effective. 

6. The project site is approximately 14.85 gross acres in size, trapezoidal in 
shape and characterized with gently rolling topography. The subject property 
is currently developed with a temporary easement improved and known as 
Charlie (detour) Road and construction equipment and staging for the ACE 
grade separation project at Nogales Street. 

7. The exhibit 'A' included with the proposal depicts commercial retail, restaurant 
and office spaces proposed to be with four (4) detached buildings situated 
throughout the easterly portion of the Project Site. A full-service hotel is 
proposed for parcel 2 and an extended-stay hotel is proposed to be developed 
on parcel 3 on the westerly portion of the Project Site, all accessed from 
private driveways and a fire lane from Gale Avenue.The site plan depicts 
parking and landscaping distributed throughout the site by means of a 
combination of subterranean/structured and surface parking, with the majority 
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of the spaces used for vehicle spaces found between the four detached 
structures and other spaces sited around the two hotel structures. The 75 off
site spaces used for vehicle parking are proposed to be developed within the 
City of Industry on an adjacent parcel along proposed parcels 1 and 3. The 
site plan shows that the project consists of a network of pedestrian paths that 
provide entrance to the buildings onsite, parking and landscaping, on-site 
common open space amenities for community identification and visual 
enhancement of the site. 

8. Surrounding land uses within a 500-foot radius of the project site to the north 
are the Union Pacific Railroad, industrial and vacant properties, commercial 
retail uses, CA 60 - Pomona Freeway and single-family residences to the 
south, commercial retail uses to the east and industrial and offices with the 
City of Industry to the west. 

9. The project is consistent with the Industrial Land Use Category classification 
of the Rowland Heights Community Plan which authorizes commercial uses. 

10. The Zone Change 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 project site, and will not jeopardize, 
endanger, or otherwise constitute a menace to the public health, safety or 
general welfare because the property is proposed to be developed consistent 
with the existing pattern of development. 

11. The applicant has satisfied the "Burden of Proof' for the requested zone 
change. 

12. RESERVED (for hearing proceedings) 

13. Staff received 57 letters and 12 e-mails of support for the project, one 
opposition letter and one e-mail opposing the project. There was one e-mail 
and one letter neither of which voiced support or opposition to the project. 
The concerns included requiring signs for railroad crossing access and safety, 
noise and vibration impacts on the project, stormwater runoff and drainage 
onto existing, adjacent properties, requiring the appropriate number of parking 
spaces, negative impacts from the increased traffic and congestion, energy 
conservation and costs of construction. 

14. The County Department of Regional Planning has determined by way of an 
Initial Study and identified in the Notice of Preparation sent to agencies, that 
an Environmental Impact Report (EIR) was necessary for the project. 
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15. As identified in the Draft EIR, after implementation of the required mitigation 
measures, the project would result in the following significant adverse impacts 
to the environment: 

• Operational air quality impacts: 
Project operations emissions levels above SCAQMD significant threshold 
could result. 
• Operational traffic impacts: 

Project traffic impacts plus cumulative traffic conditions are considered 
significant and unavoidable at Fullerton and Colima Roads and Nogales 
Street and Coli ma Road. 

16. A Statement of Overriding Considerations concluded that the benefits of the 
project outweigh the remaining environmental impacts that cannot be reduced 
to a less than significant level. 

17. The Commission finds that a Mitigation Monitoring and Reporting Program 
("MMRP"), consistent with the conclusions and recommendations of the EIR, 
was prepared and that its requirements are incorporated into the provisions of 
the project's conditions of approval. 

18. The MMRP, prepared in conjunction with the EIR, identified in detail how 
compliance with its measures will mitigate or avoid potential adverse impacts 
to the environment by the project with the exception of the significant and 
unavoidable impacts related to air quality and traffic. 

19. Pursuant to the provisions of Sections 22.60.17 4 and 22.60.175 of the County 
Code, the community was appropriately notified of the public hearing by mail, 
newspaper and property posting. 

20. The Commission finds that designating the portion of the project as C-3-DP is 
necessary in order to maintain consistency with the Community Plan and to 
implement the project objectives. 

21 . 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, CA 90012. 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: 
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1. Change of zone on Parcels 2 and 3 from M-1 .5-BE (Restricted Heavy 
Manufacturing, Billboard Exclusion) to C-3-DP (General Commercial -
Development Program). 

2. That the Board of Supervisors consider and adopt the certified Final EIR, 
dated September 7, 2016, certify its completion in compliance with the 
California Environmental Quality Act and the State and Lead Agency 
guidelines related thereto and reflects the independent judgement of the 
Board; 

3. That the Board approve and adopt the Mitigation Monitoring and Reporting 
Program for the project, included with the Final EIR, and pursuant to Section 
21081.6 of the Public Resources Code, find that the Mitigation Monitoring 
and Reporting Program is adequately designed to ensure compliance with 
the mitigation measures during project implementation; 

4. That the Board of Supervisors find the recommended zoning is consistent 
with the Los Angeles County General Plan and the Rowland Heights 
Community Plan; 

5. Find that the public convenience, the general welfare, and good zoning 
practice justify the recommended change of zone; 

6. That the Board of Supervisors hold a public hearing to consider the above 
recommended change of zone. 

I 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 
September 7, 2016. 

VOTE: 

Concurring: 

Dissenting: 

Abstaining: 

Absent: 

Rosie 0. Ruiz, Secretary 
County of Los Angeles 
Regional Planning Commission 
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ZONING CASE NUMBER 201400008 

ORDINANCE NUMBER _____ _ 

An ordinance amending Section 22.16.230 of Title 22 of the County Code, 

changing regulations for the execution of the Rowland Heights Community General Plan, 

relating to the Puente Zoned District Number 76. 

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 Puente Zoned District Number 76 as shown on the map attached hereto. 

SECTION 2. The Board of Supervisors finds that this ordinance is consistent with 

the Rowland Heights Community General Plan of the County of Los Angeles. 



CHANGE OF PRECISE PLAN 
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LEGAL DESCRIPTION: 
THAT PORTION OF THE "REMAINDER PARCEL" AS SHOWN ON PARCEL 
MAP NO. 16732. IN THE UNINCORPORATED TERRITORY OF THE COUNTY 
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 
193, PAGES 58 AND 59 OF PARCEL MAPS, IN THE OFFICE OF THE 
COUNTY RECORDER OF SAID COUNTY, BEING ALSO ALL OF 
CERTIFICATE OF COMPLIANCE RCOC 2015 00159, RECORDED MARCH 8, 
2016 AS INSTRUMENT NO. 20160253307 TOGETHER WITH A PORTION OF 
CERTIFICATE OF COMPLIANCE RCOC 2015 00158, RECORDED MARCH 8, 
2016 AS INSTRUMENT NO. 20160253306, BOTH OF OFFICIAL RECORDS 
OF SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NW. CORNER OF SAID "REMAINDER PARCEL"; 
CD N.a6· 45' 35·e .. 184.oo·: 

@- S.03" 14' 24"E .. 754.48"; 
@ S.27" 23' 57"E., 50.29' TO THE S'LY LINE OF SAID "REMAINDER PARCEL"; 

@- S.62" 36' 5B"W., 165.50' TO THE BEGINNING OF A TANGENT CURVE, 
CONCAVE NW'LY ANO HAVING A RADIUS 467.00'; 

@ SW'LY ALONG SAtD CURVE, THROUGH A CENTRAL ANGLE OF 27" 11' 37" 
AN ARC LENGTH OF 221.65'; 

@- S.89" 48' 35"W., 2.83' TO THE SW. CORNER OF SAID "REMAINDER 
PARCEL"; 

<J) ALONG THE W'LY LINE OF SAID "REMAINDER PARCEL", N.07° 03' 58"E .. 
922.99' TO THE POINT OF BEGINNING. 

PARCEL CONTAINS: 231,214 SO. FT. OR 5.308ACRES MORE OR LESS. 

DIGITAL DESCRIPTION: \ZCO\ZD_PUENTE\ 

THE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 

LAURA SHELL, CHAIR 

LEGEND: 
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RICHARD J . BRUCKNER, PLANNING DIRECTOR 



FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 • (4) 

VESTING TENTATIVE PARCEL MAP NO. 072916 

1. HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits"). The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENT REQUESTED. The permittee, Parallax Investment Corporation 
("Permittee"), requests Vesting Tentative Parcel Map to create three (3) parcels and 
155 commercial condominium units in conjunction with a proposed retail shopping 
center on 14.85 gross acres pursuant to Sections 21.48.010 and 21.48.090 of Title 21 
of the Los Angeles County ("County") Subdivisions Ordinance and the Subdivision 
Map Act. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights ("Project Site"). 

4. PROJECT DESCRIPTION. The Project applicant proposes to subdivide 14.85 gross 
acres (13.3· net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The Project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to 
subsidence, shrinkage and additions, 41, 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
274,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The Project proposes a grading total volume of 
approximately 1,001, 785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail, restaurant and office space, 1,203 vehicle parking spaces, 320,880 square 
feet and 472 rooms of hotel space within two separate buildings of six stories each 
and an access road. 

CCOJ:ITl4 
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The Project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees· and shrubs and other drought tolerant landscaping. 

5. The related CUP is a request to authorize: 
a. Development Program associated with the proposed Zone Change for hotel 

uses on proposed parce:ls 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures up to 80 feet in height for new hotels on proposed parcels 2 and 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading involving exceeding 100,000 cubic yards of cut and fill and off
site transport grading pursuant to County Code Section 22.32.140; and 

e. Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

6. The Parking Permit is a related request to authorize the use of 75 off-site vehicle 
parking spaces located on a 0.79-acre parcel within City of Industry municipal 
boundary pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code; for 
reciprocal access and shared parking between uses as set forth in Section 22.56.990 
of the Zoning Code. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning will conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of three legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is currently undeveloped. 

10. ZONING. The Project Site is located in the Puente Zoned District and is currently 
zoned M-1.5-BE. 

11. LAND USE CLASSIFCATION. The Project Site is located within the Industrial land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 
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12.SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius includes: 

North: 
South: 
East: 
West: 

City of Industry- I (Industrial) 
M-1.5-BE, R-1 (Single-Family Residence Zone) 
M-1.5-BE 
City of Industry- C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60 - Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14. PREVIOUS CASES/ZONING HISTORY. The site was rezoned in 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area). The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1-10,000 to its current zoning of 
M-1.5-BE. 

15. SITE PLAN. The site plan for the Project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is proposed to be developed with four (4) detached buildings 
situated throughout the easterly portion of the Project Site. A full-service hotel is 
proposed for parcel 2 and an extended-stay hotel is proposed to be developed on 
parcel 3 on the westerly portion of the Project Site, all accessed from private driveways 
and a fire lane from Gale Avenue. The site plan depicts parking and landscaping 
distributed throughout the site by means of a combination of subterranean/structured 
and surface parking, with the majority of the spaces used for vehicle spaces found 
between the four detached structures and other spaces sited around the two hotel 
structures. The 75 off-site spaces used for vehicle parking are proposed to be 
developed within the City of Industry on an adjacent parcel along proposed parcels 1 
and 3. The site plan shows that the Project consists of a network of pedestrian paths 
that provide entrance to the buildings onsite, parking and landscaping, on-site 
common open space amenities for community identification and visual enhancement 
of the site. Walls at the rear of and located on the east and west property lines of the 
site are proposed to be up to 12 feet in height. The walls would not block views or 
impede lines of sight for safety. 

16. SITE ACCESS. The Project Site is accessible via Gale Street to the south. Primary 
access to the Project Site will be via an entrance/exit on Gale Street. Secondary 
access to the Project Site will be via an additional entrance/exit on Gale Street shared 
with the Rowland Heights Plaza Shopping Center along the eastern site boundary. 

17. PARKING. The Project will provide a total of 1,203 parking spaces, 75 of which will 
be off-site within the City of Industry and adjacent to proposed parcels 1 and 3. 
Parking and landscaping is depicted distributed throughout the site by means of a 
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combination of subterranean/structured and surface parking, with the majority of the 
spaces used for vehicle parking found between the four detached structures and other 
spaces sited around the two hotel structures. 

18.INTERNAL CIRCULATION. Internal circulation and access for the Project will be 
provided by a private driveway and fire lane system with a paved width of 28 feet. The 
internal circulation consists of one component for vehicular maneuvering and one for 
pedestrian paths that provide the following: entrances to the buildings onsite; access 
to parking; variation in landscaping; and access to onsite common open space 
amenities. 

19. PRE-RPC HEARING PROCEEDINGS. On March 14, 2016, prior to the Commission's 
public hearing on the Project, the permittee performed public outreach and was 
responsive to the community by adding a common space that could be used for 
community use and events, reducing the retail area and adding parking spaces to the 
Project. 

20. COUNTY/AGENCY 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 for the map dated October 28, 2015, all departments have 
cleared the Project for public hearing. 

21. CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11, 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations ("SOC"). 

22.ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the Project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 

23. Significant and unavoidable impacts identified in the final EIR after implementation of 
the required mitigation measures as enforced by the Project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above Southern 
California Air Quality Management District ("SCAQMD") significant threshold could 
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result. Project traffic impacts are considered significant and unavoidable at three 
intersections. 

24. A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

25. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the Project outweigh the remaining significant impacts of the 
Project after all feasible mitigation has been implemented. The benefits of the Project 
include, but are not limited to, increased employment in the area and the expanded 
variety of commercial retail and hotel stay options to serve Rowland Heights 
community residents. Locating commercial development and hotels in close proximity 
to existing commercial and light industrial uses avoids displacing residents and using 
agricultural land and/or open space or introducing incompatible land uses to an area. 
Using the large buildable lot area to develop high quality, low-rise structures used for 
commercial enterprises with diverse tenant spaces for commercial retail, restaurant 
and offices with proximity to public transportation provides a range of goods and 
services to the community in keeping with the Community Plan and the Project 
objectives. Providing hotel rooms accommodates the growing need for additional 
local lodging options and meeting facilities for corporate, commercial and 
entertainment demands generated by businesses, leisure and tour groups and area 
visitors to the San Gabriel Valley and the larger Los Angeles area. Hotels along this 
transportation corridor will provide travelers and businesses with local options for hotel 
stays. These, and other Project design features beyond those that are required, more 
fully described in the CEQA Findings of Fact and Statement of Overriding 
Considerations, provide benefits supporting the determination that the benefits of the 
Project outweigh the Project's remaining and significant unavoidable impacts. 

26. LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the Project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opiflion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11, 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
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establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.17 4 and 22.60.175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

27. PUBLIC COMMENTS. Prior to the Commission's public hearing and since the 
distribution of the notice of public hearing and consideration of a Final EIR, the County 
has received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put forward that the minimum required 
10-day period in which to review the Final EIR was insufficient time. 

The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft El R's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by the Governor's Office of Planning 
and Research ("QPR"). 

28. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. The Commission further finds 
that the MMRP's requirements are incorporated into the conditions of approval for this 
Project, and that approval of this Project is conditioned on the permittee's compliance 
with the attached conditions of approval and MMRP. 

29. The Commission finds that the Final EIR for the Project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full . 

30. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the Project. 

31. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

32. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 
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33. VESTING MAP. The subject parcel map has been submitted as a "vesting" tentative 
map. As such, it is subject to the provisions of Sections 21.38.01 O through 21.38.080 
of the County Code. 

34. REGIONAL PLANNING COMMISSION HEARING PROCEEDINGS. A duly noticed 
public hearing was held on September 7, 2016 before the Commission. Chair Shell, 
Vice Chair Smith, and Commissioners Pedersen, Louie and Modugno were present. 
During the public hearing, staff gave a presentation recommending approval of the 
Project. The applicant's representatives gave testimony supporting the approval of 
the Project and had members of the community in support of the Project. 

Commissioner Pedersen questioned the applicant about the pros and cons of 
commercial condominium units and what safeguards are in place to ensure the 
property is maintained. Applicant Stafford Lawson responded that pride of ownership, 
an owner's association and CC&Rs would aid in a successful Project. 

Commissioner Louie asked if there were other similar, successful Projects in the 
County. Commissioner Smith inquired as to at what stage of development would the 
programming of the common open space be accomplished. The applicant answered 
during the development of the CC&Rs. 

Chair Shell asked what mechanism could address the Project site if an authorized 
parking permit proved to be a community nuisance. Staff replied that a permit could 
be called up for review based on Title 22 to be modified or revoked. County Counsel 
suggested a condition be included in the authorization to speak to permit violations 
and permit use complications. 

Eight other speakers testified at the public hearing. Five offered support for the Project 
and three persons testified in opposition to the Project. Among the testifier's concerns 
were: traffic, changing of the rural character of the area, lack of uniform, English
language signage, a private-property easement between at the eastern boundary of 
the property, inadequate parking and an out-of-date traffic study. 

To these concerns, staff had previously indicated that the land use category was 
Industrial; the traffic study was done in accordance with County procedure; and that 
an amended exhibit map would be required for changes relating to the privately held 
setback easement. 

The applicant and representatives rebutted that the Project presented a sign program 
and that new businesses would need to comply with both the CC&Rs and the County 
requirements; that parking shortfalls are addressed by the shared concept and County 
controls including modification and/or revocation of the permit; and that the Project 
would be a benefit for the entire community. 

After a discussion of the Project, the Commission voted to close the public hearing, 
adopt the EIR and signified their intent to recommend approval of the Project to the 
Board of Supervisors. 
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36. PLAN CONSISTENCY. The Board finds that the Project is consistent with the goals 
and policies of the 1980 Countywide General Plan ("General Plan") and the Rowland 
Heights Community Plan ("Community Plan"). The Project provides commercial retail, 
restaurants and office spaces within the commercial shopping center, plus the two 
hotels, in close proximity to other existing commercial uses, and the Project 
concentrates development for more efficient utilization of public services and facilities, 
reduced energy consumption and improved air and water quality. 

37. The Board finds that the Project offers development compatible with and sensitive to 
the natural and manmade environment and that the Project is sensitive to the natural 
ecological, scenic, cultural and open space resources as the site is already disturbed 
and surrounded by an urban environment. 

38. The Board finds that the Project is consistent with the goals and policies of the General 
Plan and provides a service that is incidental to neighborhood-serving commercial 
uses and is consistent with the types of uses that are located in the surrounding area 
because a variety of commercial uses including retail, restaurant, office uses and two 
hotels provide a range of goods and services to the community and its visitors. 

39. The Board finds that the Project is consistent with the goals and policies of the General 
Plan. The General Plan Land Use Element contains policies to ensure compatibility 
of development with the surrounding area. The General Plan seeks to "promote 
neighborhood commercial facilities which provide convenience goods and services 
and complement community character through appropriate scale, design, and location 
controls." (General Plan Land Use Element, pgs. 111-12.) The Project is proposed to 
be located in proposed hotels and buildings used for commercial retail, restaurants 
and office spaces, which provides goods and services to the surrounding community. 
The site is located at a major intersection in the area, the intersection of Gale Avenue 
and Nogales Street, which is developed on all four corners with commercial uses and 
is easily accessible to the community. 

40. The Board finds that the Project meets State and County subdivision laws because 
the Subdivision Map Act and County Code are met. 

41 . The Board finds that the Project is consistent with the Rowland Heights Community 
Plan because the Project does not include residential uses or a mobile home park in 
the industrial zone or land use category. A zone change request is part of the scope 
of the Project to authorize hotel use. The Project is comprised of commercial retail, 
restaurant, office and hotel uses. 

42. The Board finds that the Project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 



PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PAREL MAP NO. 072916 

FINDINGS 
PAGE 9 OF 14 

43. The Board finds that the Project encourages the beautification of the commercial area 
by exceeding the minimum requirements for landscaping and ensuring the commercial 
area facades and signs are harmonious and compatible with the existing 
development. 

44.ZONING CODE CONSISTENCY. The Board finds that with the requested Zone 
Change of a portion of the Project Site from M-1.5-BE to C-3-DP, a CUP is required 
in order to establish and implement a development program for the Project. 

45. The Board finds that the Project is consistent with the applicable regulations of the 
Zoning Code because the Project is consistent with the development standards of the 
proposed C-3 and the requirements of the -DP zones, as set forth in section 22.28.220 
and Chapter 22.40, Part 2, of the County Code. 

46. The Board finds that the Project has a total average floor area ratio ("FAR") of 0. 78 
which complies by being lower than the maximum allowable 1.0 FAR for the subject 
properties. 

47. The Board finds that the Project is in compliance with outdoor display and storage 
requirements in the County Code. Section 22.28.220.C and D of the County Code 
require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
strictly incidental to the permitted use. No outside display or storage is proposed or 
authorized as part of the Project. 

48. The Board finds that the Project is consistent with the existing and proposed zoning 
designation because parking is proposed to be developed in accordance with the 
shared use of parking facilities by two or more uses pursuant to Section 22.56.990 of 
the County Zoning Code. 

49. The Board finds that the Project complies with the sign requirements in the County 
Code. Pursuant to section 22.52.870, business signs are permitted in zones C-3 and 
M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 - 22.52.920. All 
signs will match in style, size, color, font and materials. 

50. The Board finds that the Project is in compliance with the lot coverage and landscaping 
requirements set forth in the County Code. Section 22.28.220.A of the County Code 
requires that not more than 90 percent of the net area be occupied by buildings, and 
that a minimum of 1 O percent of the net area be landscaped with a lawn, shrubbery, 
flowers, and/or trees, which shall be continuously maintained in good condition. The 
permittee's site plan depicts a Project total of approximately 33 percent of the net area 
of the property occupied by buildings with landscaping covering up to 63,497 square 
feet of landscaping of the 577,814 net square feet of land area, or 11 percent of the 
Project Site. 
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51. The Board finds that the Project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
fa9ade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that fa9ade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

52. The Board finds that the parcel of land has at 600 feet of continuous street frontage 
on a single street and a dedicated traffic impacts will be addressed by a dedicated 
deceleration lane to adjoin the private drive and fire lane entrance along Gale Avenue. 
The improvement is proposed to be designed and dedicated consistent with the 
requirements imposed by the County of Los Angeles Department of Public Works. 

53. The Board finds that the Project would require approximately 184,904 cubic yards of 
cut material, which includes approximately 13,261 cubic yards of reductions and 
additions due to subsidence, shrinkage and additions, 41, 109 cubic yards of export 
off site and 130,534 cubic yards of fill material on the site for a total of approximately 
356,547 cubic yards of earth movement for site preparation and 322,619 cubic yards 
of cut, 274,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site 
export, totaling 645,238 cubic yards of earth movement associated with further 
development and construction of the site. The Project proposes a grading total 
volume of approximately 1,001 , 785 cubic yards. 

54. The Board finds that walls of up to 12 feet in height are authorized in the County 
portion of the site in that fence and wall heights are regulated in required yards and 
the parcel within the existing and proposed zones have no required yards. 

55. The Board finds that the Project will not adversely affect the health, peace, comfort, 
or welfare of persons residing and working in the surrounding area, and will not be 
materially detrimental to the use, enjoyment, or valuation of property of other persons 
located in the vicinity of the Project Site, and will not jeopardize, endanger, or 
otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. The Project is sufficiently buffered from neighboring uses by buildings, structures 
such as walls, and landscaping to ensure that such use will be compatible with nearby 
commercial and industrial uses. 

56. The Project complies with all the development standards applicable to the underlying 
zoning. The Board finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences, parking, landscaping, and other development 
features as is required in order to integrate the Project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1 .5-BE and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 

57. The Board finds that the Project is adequately served by highways of sufficient width, 
and improved as necessary to carry the kind of traffic such uses would generate, and 
by other public or private facilities as are required because a private driveway and fire 
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lane are proposed to provide interior access to the site and the property fronts public 
street, Gale Avenue. 

58. LAND USE COMPATIBILITY. The Board finds that the Project is consistent with 
applicable policies of the Rowland Heights Community Plan in that its impact on 
community character, surrounding neighborhoods and natural features is minimized 
by Project design features including landscaping, blending structures with 
architectural features that match the existing patterns and presenting a general 
harmony of facades with a sign program that reflects the architectural style of the 
Project. 

59. PHYSICAL SITE SUITABILITY. The Board finds that the site is physically suitable for 
the type of development being proposed. The Project design provides landscaping 
and building and structures including walls as buffers along the Project boundaries, 
adjacent to existing developments and the Union Pacific Railroad. The site has gently 
rolling topography gradually transitioning between the adjacent street and the area of 
development. 

Development is proposed to be located adjacent to existing infrastructure and utility 
systems along Gale Avenue, all of which have the ability to serve the site. In addition, 
the Project Site is in an existing urbanized area with nearby services and other 
employment opportunities. The proposed design, scale, and development pattern of 
the proposed commercial retail, restaurant, office and hotel uses are consistent with 
the existing pattern of development surrounding the site. It also minimizes impact by 
grading only that which is necessary for preparation of the site for the proposed 
development, including the provision of subterranean spaces used for vehicle parking. 
For these reasons, the proposed Project constitutes compatible design and 
complimentary visual quality. 

60. SEWER DISCHARGE. The Board 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. 

61. DESIGN IMPACT - PUBLIC HEAL TH. The Board finds that the design of the 
subdivision and the type of improvements will not cause serious public health 
problems, since sewage disposal, storm drainage, and geologic and soils factors are 
adequately addressed. 

62.WILDLIFE/HABITAT IMPACTS. The Board 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. 

63. PASSIVE COOLING. The Board 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 
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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. 

64. RIGHTS-OF-WAY/EASEMENTS. The Board 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. 

65. WATERCOURSE IMPACT. The Board 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. 

66. HOUSING/EMPLOYMENT NEEDS. The Board 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 General Plan. 

67. PUBLIC NOTICE. The Board 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 at libraries located in the 
vicinity of the Rowland Heights community. On August 3, 2016, a total of 524 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 wel l as 106 notices 
to those on the courtesy mailing list for the Puente Zoned District and to any additional 
interested parties. 

68. LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Board'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 BOARD CONCLUDES THAT: 

A. The proposed use with the attached conditions will be consistent with the 1980 
General Plan and the Rowland Heights Community Plan. 

B. 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. 
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C. The proposed site is adequate in size and shape to accommodate the areas, walls, 
fences, parking and loading facilities, landscaping and other development features 
prescribed in Title 22, or as is otherwise required in order to integrate said use with 
the uses in the surrounding area. 

D. 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. 

E. The subject parcel map has been submitted as a "vesting" tentative map. As such, 
it is subject to the provisions of Sections 21.38.01Othrough21.38.080 of the County 
Code. 

F. The proposed subdivision is compatible with surrounding land use patterns. The 
proposal for detached commercial condominium units is consistent with surrounding 
land uses predominantly consisting of industrial, office and commercial uses. 

G. The site is physically suitable for the type of development being proposed, since the 
property is relatively flaUwill be graded flat; has access to a County-maintained 
street; shall be served by sanitary sewers; is being provided with water supplies and 
distribution facilities with sufficient capacity to meet anticipated domestic and fire 
protection needs; and (if applicable) shall have flood and geologic hazards mitigated 
in accordance with the requirements of the Los Angeles County Department of 
Public Works. 

H. 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, to include 
conditions for complying with regional water quality requirements. 

I. 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 addressed in the recommended conditions of 
approval. 

J. 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 located in an urbanized area. 

K. 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. 
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L. 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. 

M. 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 
General Plan. 

THEREFORE, THE BOARD: 

1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final El R reflects the independent judgment and analysis of the Board as 
to the environmental consequences of the Project; adopts the Findings of Fact and 
Statement of Overriding Considerations and the MMRP; finds that the MMRP is 
adequately designed to ensure compliance with the mitigation measures during the 
Project implementation, and finds that the unavoidable significant effects of the Project 
after adoption of said mitigation measures are as described in those Findings of Facts 
and Statement of Overriding Considerations; and determines that the remaining, 
unavoidable environmental effects of the Project have been reduced to an acceptable 
level and are outweighed by specific economic and social benefits of the Project as 
stated in the Findings of Fact and Statement of Overriding Considerations. 

2. Approves Vesting Tentative Parcel Map No. 072916, subject to the attached 
conditions. 



FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 ~ (4) 

CONDITIONAL USE PERMIT 201400062 

1 . HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits"). The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENTS REQUESTED. The permittee, Parallax Investment Corporation 
("permittee"), requests the Project Permits to authorize the creation of three parcels 
developed with 155 commercial condominium units and two hotels ("Project") on 14.85 
gross acres. The CUP is a request to authorize: 

a. Development Program associated with the proposed Zone Change for hotel 
uses on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures up to 80 feet in height for new hotels on proposed parcels 2 and 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading involving exceeding 100,000 cubic yards of cut and fill and off
site transport grading pursuant to County Code Section 22.32.140; and 

e. Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights ("Project Site"). 

4. PROJECT DESCRIPTION. The Project applicant proposes to subdivide 14.85 gross 
acres (13.3 net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The Project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to 
subsidence, shrinkage and additions, 41, 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
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274,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The Project proposes a grading total volume of 
approximately 1,001 ,785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail, restaurant and office space, 1,203 vehicle parking spaces, 320,880 square 
feet and 472 rooms of hotel space within two separate buildings of six stories each 
and an access road. 

The Project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees and shrubs and other drought tolerant landscaping. 

5. The Vesting Tentative Parcel Map is a related request to create three parcels and 155 
commercial condominium units in conjunction with a proposed retail shopping center 
pursuant to Sections 21.48.010 and 21.48.090 of Title 21 of the County Subdivisions 
Ordinance and the Subdivision Map Act. 

6. The Parking Permit is a related request to authorize the use of 75 off-site vehicle 
parking spaces located on a 0.79-acre parcel within City of Industry municipal 
boundary pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code; for 
reciprocal access and shared parking between uses as set forth in Section 22.56.990 
of the Zoning Code. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1 .5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning willl conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of three legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is currently undeveloped. 

1 O.ZONING. The Project Site is located in the Puente Zoned District and is currently 
zoned M-1.5-BE. 

11 .LAND USE CLASSIFCATION. The Project Site is located within the Industrial land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 
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12. SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius includes: 

North: 
South: 
East: 
West: 

City of Industry - I (Industrial) 
M-1.5-BE, R-1 (Single-Family Residence Zone) 
M-1.5-BE 
City of Industry - C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60- Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14.PREVIOUS CASES/ZONING HISTORY. The site was rezoned in 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area). The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1-10,000 to its current zoning of 
M-1.5-BE. 

15. SITE PLAN. The site plan for the Project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is proposed to be developed with four (4) detached buildings 
situated throughout the easterly portion of the Project Site. A full-service hotel is 
proposed for parcel 2 and an extended-stay hotel is proposed to be developed on 
parcel 3 on the westerly portion of the Project Site, all accessed from private driveways 
and a fire lane from Gale Avenue. The site plan depicts parking and landscaping 
distributed throughout the site by means of a combination of subterranean/structured 
and surface parking, with the majority of the spaces used for vehicle spaces found 
between the four detached structures and other spaces sited around the two hotel 
structures. The 75 off-site spaces used for vehicle parking are proposed to be 
developed within the City of Industry on an adjacent parcel along proposed parcels 1 
and 3. The site plan shows that the Project consists of a network of pedestrian paths 
that provide entrance to the buildings onsite, parking and landscaping, on-site 
common open space amenities for community identification and visual enhancement 
of the site. Walls at the rear of and located on the east and west property lines of the 
site are proposed to be up to 12 feet in height. The walls would not block views or 
impede lines of sight for safety. 

16. PRE-RPC HEARING PROCEEDINGS. On March 14, 2016, prior to the Commission's 
public hearing on the Project, the permittee performed public outreach and was 
responsive to the community by adding a common space that could be used for 
community use and events, reducing the retail area and adding parking spaces to the 
Project. 

17.COUNTY/AGENCY COMMENTS AND RECOMMENDATIONS. The Los Angeles 
County Subdivision Committee consists of representatives of the departments of 
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Regional Planning, Public Works, Fire, Parks and Recreation, and Public Health. 
Based on the reports for the map dated October 28, 2015, all departments have 
cleared the Project for public hearing. 

18. CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11, 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations ("SOC"). 

19. ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the Project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 

20.Significant and unavoidable impacts identified in the final EIR after implementation of 
the required mitigation measures as enforced by the Project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above Southern 
California Air Quality Management District ("SCAQMD") significant threshold could 
result. Project traffic impacts are considered significant and unavoidable at Fullerton 
at Colima Roads and Nogales Street at Colima and La Puente Roads. 

21.A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

22. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the Project outweigh the remaining significant impacts of the 
Project after all feasible mitigation has been implemented. The benefits of the Project 
include, but are not limited to, increased employment in the area and the expanded 
variety of commercial retail and hotel stay options to serve Rowland Heights 
community residents. Locating commercial development and hotels in close proximity 
to existing commercial and light industrial uses avoids displacing residents and using 
agricultural land and/or open space or introducing incompatible land uses to an area. 
Using the large buildable lot area to develop high quality, low-rise structures used for 
commercial enterprises with diverse tenant spaces for commercial retail, restaurant 
and offices with proximity to public transportation provides a range of goods and 
services to the community in keeping with the Community Plan and the Project 
objectives. Providing hotel rooms accommodates the growing need for additional 
local lodging options and meeting facilities for corporate, commercial and 
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entertainment demands generated by businesses, leisure and tour groups and area 
visitors to the San Gabriel Valley and the larger Los Angeles area. Hotels along this 
transportation corridor will provide travelers and businesses with local options for hotel 
stays. These, and other Project design features beyond those that are required, more 
fully described in the CEQA Findings of Fact and Statement of Overriding 
Considerations, provide benefits supporting the determination that the benefits of the 
Project outweigh the Project's remaining and significant unavoidable impacts. 

23. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. The Commission further finds 
that the MMRP's requirements are incorporated into the conditions of approval for this 
Project, and that approval of this Project is conditioned on the permittee's compliance 
with the attached conditions of approval and MMRP. 

24. The Commission finds that the Final EIR for the Project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full. 

25. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the Project. 

26. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

27. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 

28. LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the Project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opinion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
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mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11, 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.17 4 and 22.60.175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

29.PUBLIC COMMENTS. Prior to the Commission's public hearing and since the 
distribution of the notice of public hearing and consideration of a Final EIR, the County 
has received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put forward that the minimum required 
10-day period in which to review the Final EIR was insufficient time. 

The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft EIR's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by the Governor's Office of Planning 
and Research ("QPR"). 

30. HEARING PROCEEDINGS. A duly noticed public hearing was held on September 7, 
2016 before the Commission. Chair Shell, Vice Chair Smith, and Commissioners 
Pedersen, Louie and Modugno were present. During the public hearing, staff gave a 
presentation recommending approval of the Project. The applicant's representatives 
gave testimony supporting the approval of the Project and had members of the 
community in support of the Project. 

Commissioner Pedersen questioned the applicant about the pros and cons of 
commercial condominium units and what safeguards are in place to ensure the 
property is maintained. Applicant Stafford Lawson responded that pride of ownership, 
an owner's association and CC&Rs would aid in a successful Project. 

Commissioner Louie asked if there were other similar, successful Projects in the 
County. Commissioner Smith inquired as to at what stage of development would the 
programming of the common open space be accomplished. The applicant answered 
during the development of the CC&Rs. 

Chair Shell asked what mechanism could address the Project site if an authorized 
parking permit proved to be a community nuisance. Staff replied that a permit could 
be called up for review based on Title 22 to be modified or revoked. County Counsel 
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suggested a condition be included in the authorization to speak to permit violations 
and permit use complications. 

Eight other speakers testified at the public hearing. Five offered support for the Project 
and three persons testified in opposition to the Project. Among the testifier's concerns 
were: traffic, changing of the rural character of the area, lack of uniform, English
language signage, a private-property easement between the eastern boundary of the 
property, inadequate parking and an out-of-date traffic study. 

To these concerns, staff had previously indicated that the land use category was 
Industrial; the traffic study was done in accordance with County procedure; and that 
an amended exhibit map would be required for changes relating to the privately held 
setback easement. 

The applicant and representatives rebutted that the Project presented a sign program 
and that new businesses would need to comply with both the CC&Rs and the County 
requirements; that parking shortfalls are addressed by the shared concept and County 
controls including modification and/or revocation of the permit; and that the Project 
would be a benefit for the entire community. 

After further discussion of the Project, the Commission voted to close the public 
hearing, adopt the EIR and signified their intent to recommend approval of the Project 
to the Board of Supervisors. 

31.BOARD HEARING PROCEEDINGS [RESERVED]. 

32. PLAN CONSISTENCY. The Board finds that the Project is consistent with the goals 
and policies of the 1980 Countywide General Plan ("General Plan") and the Rowland 
Heights Community Plan ("Community Plan"). The Project provides commercial retail, 
restaurants and office spaces within the commercial shopping center, plus the two 
hotels, in close proximity to other existing commercial uses, and the Project 
concentrates development for more efficient utilization of public services and facilities, 
reduced energy consumption and improved air and water quality. 

33. The Board finds that the Project offers development compatible with and sensitive to 
the natural and manmade environment and that the Project is sensitive to the natural 
ecological, scenic, cultural and open space resources as the site is already disturbed 
and surrounded by an urban environment. 

34. The Board finds that the Project is consistent with the goals and policies of the General 
Plan and provides a service that is incidental to neighborhood-serving commercial 
uses and is consistent with the types of uses that are located in the surrounding area 
because a variety of commercial uses including retail, restaurant, office uses and two 
hotels provide a range of goods and services to the community and its visitors. 

35. The Board finds that the Project is consistent with the goals and policies of the General 
Plan. The General Plan Land Use Element contains policies to ensure compatibility 
of development with the surrounding area. The General Plan seeks to "promote 
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neighborhood commercial facilities which provide convenience goods and services 
and complement community character through appropriate scale, design, and location 
controls." (General Plan Land Use Element, pgs. 111-12.) The Project is proposed to 
be located in proposed hotels and buildings used for commercial retail, restaurants 
and office spaces, which provides goods and services to the surrounding community. 
The site is located at a major intersection in the area, the intersection of Gale Avenue 
and Nogales Street, which is developed on all four comers with commercial uses and 
is easily accessible to the community. 

36. The Board finds that the Project meets State and County subdivision laws because 
the Subdivision Map Act and County Code are met. 

37. The Board finds that the Project is consistent with the Rowland Heights Community 
Plan because the Project does not include residential uses or a mobile home park in 
the industrial zone or land use category. A zone change request is part of the scope 
of the Project to authorize hotel use. The Project is comprised of commercial retail, 
restaurant, office and hotel uses. 

38. The Board finds that the Project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 

39. The Board finds that the Project encourages the beautification of the commercial area 
by exceeding the minimum requirements for landscaping and ensuring the commercial 
area facades and signs are harmonious and compatible with the existing 
development. 

40.ZONING CODE CONSISTENCY. The Board finds that with the requested Zone 
Change of a portion of the Project Site from M-1.5-BE to C-3-DP, a CUP is required 
in order to establish and implement a development program for the Project. 

41. The Board finds that the Project is consistent with the applicable regulations of the 
Zoning Code because the Project is consistent with the development standards of the 
proposed C-3 and the requirements of the-DP zones, as set forth in section 22.28.220 
and Chapter 22.40, Part 2, of the County Code. 

42. The Board finds that the Project has a total average floor area ratio ("FAR") of 0.78 
which complies by being lower than the maximum allowable 1.0 FAR for the subject 
properties. 

43. The Board finds that the Project is in compliance with outdoor display and storage 
requirements in the County Code. Section 22.28.220.C and D of the County Code 
require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
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strictly incidental to the permitted use. No outside display or storage is proposed or 
authorized as part of the Project. 

44. The Board finds that the Project is consistent with the existing and proposed zoning 
designation because parking is proposed to be developed in accordance with the 
shared use of parking facilities by two or more uses pursuant to Section 22.56.990 of 
the County Zoning Code. 

45. The Board finds that the Project complies with the sign requirements in the County 
Code. Pursuant to section 22.52.870, business signs are permitted in zones C-3 and 
M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 - 22.52.920. All 
signs will match in style, size, color, font and materials. 

46. The Board finds that the Project is in compliance with the lot coverage and landscaping 
requirements set forth in the County Code. Section 22.28.220.A of the County Code 
requires that not more than 90 percent of the net area be occupied by buildings, and 
that a minimum of 10 percent of the net area be landscaped with a lawn, shrubbery, 
flowers, and/or trees, which shall be continuously maintained in good condition. The 
permittee's site plan depicts a Project total of approximately 33 percent of the net area 
of the property occupied by buildings with landscaping covering up to 63,497 square 
feet of landscaping of the 577,814 net square feet of land area, or 11 percent of the 
Project Site. 

47. The Board finds that the Project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
factade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that fa9ade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

48. The Board finds that the parcel of land has at 600 feet of continuous street frontage 
on a single street and a dedicated traffic impacts will be addressed by a dedicated 
deceleration lane to adjoin the private drive and fire lane entrance along Gale Avenue. 
The improvement is proposed to be designed and dedicated consistent with the 
requirements imposed by the County of Los Angeles Department of Public Works. 

49. The Board finds that the permittee has requested authorization to exceed the 
maximum height of 45 feet to a maximum height of 80 feet pursuant section 22.40.030 
which allows a development program to address height with conditions and limitations 
of the development program. 

50. The Board finds that the hotels are proposed to be erected matching the existing 
pattern of development in the area. 

51 . The Board finds that the Project would require approximately 184,904 cubic yards of 
cut material, which includes approximately 13,261 cubic yards of reductions and 
additions due to subsidence, shrinkage and additions, 41, 109 cubic yards of export 
off site and 130,534 cubic yards of fill material on the site for a total of approximately 
356,547 cubic yards of earth movement for site preparation and 322,619 cubic yards 
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of cut, 274,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site 
export, totaling 645,238 cubic yards of earth movement associated with further 
development and construction of the site. The Project proposes a grading total 
volume of approximately 1,001,785 cubic yards. 

52. The Board finds that the sale of two full lines of alcoholic beverages are proposed for 
on-site consumption at each of the proposed hotels is necessary to implement the 
Project objective of service and providing an amenity and will contribute to the success 
and vitality of the Project. 

53. The Board finds that the requested use at the proposed location will not adversely 
affect the use of a place used exclusively for religious worship, school, park, 
playground, or any similar use within a 600-foot radius. The Project Site is located at 
a major intersection that is developed with commercial uses on all four comers of the 
intersection. The Board finds that no places of worship, schools, parks, playgrounds, 
or other similar uses exist, located within a 600-foot radius. 

54. The Board finds that the five (5) licenses that currently exist within a 500-foot radius 
of the site are compatible and complimentary to the two proposed hotels and to the 
requested alcohol licenses. 

55. The Board finds that, although there are five (5) other establishments that sell alcohol 
for on-site consumption within 500 feet of the Project Site, the Project provides a public 
convenience as it allows for sale of full lines of alcohol in conjunction with the operation 
of hotels. The Project will provide the public with a convenient location for transient 
stays, dining and a full line of alcoholic beverages, in a safe and well-lit environment. 
The proposed hotels represent a major financial investment in the area. The hotels 
will actively contribute to the community by both the creation of employment and 
economic stimulation to the area. Allowing the sale of a full line of alcoholic beverages 
incidental to the on-going operations enhances the economic vitality of the existing 
business. 

56. The Board finds that the sales of alcoholic beverages are incidental to the proposed 
hotels and will not appreciably change the existing operations in a manner that will 
impact the surrounding community. 

57. The Project Site is located in Census Tract No. 4082.11. The Board finds that based 
on information from ABC, a total of five (5) licenses for the sale of alcoholic beverages 
for on-site consumption are permitted within this census tract, and five (5) such license 
exists. There is no undue concentration of licenses in the census tract, and the Project 
will not create an over-concentration of licenses within the census tract pursuant to 
the provisions of the California Department of Alcoholic Beverage Control ("ABC") 
because, based on the information provided, the Project Site is located within a low
crime reporting district. ABC would require a finding of public convenience and 
necessity in order to issue the alcohol license. The Sheriffs Department was 
consulted and confirmed that the crime incidents reported to the Sheriff's Department 
were low, and therefore, did not object to the sale of a full line of alcoholic beverages 
at this location. The Board finds that the Project will provide a public convenience and 
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necessity by providing a convenient location for customers to purchase alcohol in 
connection with the operations of the hotels. 

58. The Board finds that the Walnut/Diamond Bar Station of the Los Angeles County 
Sheriff recommended the locations have security cameras installed inside and outside 
facing the parking lot and that a bar setting have a security guard. It was additionally 
recommended that alcohol for sale be kept away from front doors and measures be 
taken to prevent burglaries. 

59. The Board finds that the sale of a full line of alcohol will add to the hotels and will 
improve their economic vitality. The requested use at the proposed location will not 
adversely affect the economic welfare of the nearby community. 

60. The Board finds that the exterior appearance of the proposed structure will not be 
inconsistent with the exterior appearance of the proposed commercial structures and 
hotels within the immediate neighborhood so as to cause blight, deterioration, or 
substantially diminish or impair property values within the neighborhood because new 
construction will meet the development program standards. 

61 . The Board finds that the Project will not adversely affect the health, peace, comfort, 
or welfare of persons residing and working in the surrounding area, and will not be 
materially detrimental to the use, enjoyment, or valuation of property of other persons 
located in the vicinity of the Project Site, and will not jeopardize, endanger, or 
otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. The Project is sufficiently buffered from neighboring uses by buildings, structures 
such as walls, and landscaping to ensure that such use will be compatible with nearby 
commercial and industrial uses. 

62. The Project complies with all the development standards applicable to the underlying 
zoning. The Board finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences, parking, landscaping, and other development 
features as is required in order to integrate the Project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1.5-BE and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 

63. Regional Planning staff visited the Project Site on March 25, 2015, and found that the 
existing facilities included a temporary detour road, construction staging and 
equipment and a temporary parking lot consistent with the previous approvals 
associated with the property. 

64. The Board finds that the Project is adequately served by highways of sufficient width, 
and improved as necessary to carry the kind of traffic such uses would generate, and 
by other public or private facilities as are required because a private driveway and fire 
lane are proposed to provide interior access to the site and the property fronts public 
street, Gale Avenue. 
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65. The Board finds that the permittee has submitted a development program that 
complies with the requirements of section 22.40.050 of the County Code since the 
development is proposed to be phased. 

66. The Board finds that the development program provides the necessary safeguards to 
ensure completion of the proposed development by the permittee and that the 
development program ensures that the Project will not be replaced by a lesser type of 
development contrary to public convenience, welfare, or development needs of the 
area. 

67. The Board finds that the Project is consistent with the surrounding area in the 
unincorporated community of Rowland Heights. The Project will provide a service that 
will be used by residents living, working, shopping and recreating in the surrounding 
area. 

68. The Board finds that compatibility with the surrounding land uses will be ensured 
through the Zone Change and the CUP. 

69. LAND USE COMPATIBILITY. The Board finds that the Project is consistent with 
applicable policies of the Rowland Heights Community Plan in that its impact on 
community character, surrounding neighborhoods and natural features is minimized 
by Project design features including landscaping, blending structures with 
architectural features that match the existing patterns and presenting a general 
harmony of facades with a sign program that reflects the architectural style of the 
Project. 

70. PHYSICAL SITE SUITABILITY. The Board finds that the site is physically suitable for 
the type of development being proposed. The Project design provides landscaping 
and building and structures including walls as buffers along the Project boundaries, 
adjacent to existing developments and the Union Pacific Railroad. The site has gently 
rolling topography gradually transitioning between the adjacent street and the area of 
development. 

Development is proposed to be located adjacent to existing infrastructure and utility 
systems along Gale Avenue, all of which have the ability to serve the site. In addition, 
the Project Site is in an existing urbanized area with nearby services and other 
employment opportunities. The proposed design, scale, and development pattern of 
the proposed commercial retail, restaurant, office and hotel uses are consistent with 
the existing pattern of development surrounding the site. It also minimizes impact by 
grading only that which is necessary for preparation of the site for the proposed 
development, including the provision of subterranean spaces used for vehicle parking. 
For these reasons, the proposed Project constitutes compatible design and 
complimentary visual quality. 

71. PUBLIC NOTICE. The Board finds that pursuant to sections 22.60.17 4 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 at libraries located in the 
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vicinity of the Rowland Heights community. On August 3, 2016, a total of 524 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 106 notices 
to those on the courtesy mailing list for the Puente Zoned District and to any additional 
interested parties. 

72. LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Board'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 BOARD CONCLUDES THAT: 

A. The proposed use with the attached conditions will be consistent with the 1980 
General Plan and the Rowland Heights Community Plan. 

B. 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. 

C. 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 22, or as is otherwise required in order to integrate said use with 
the uses in the surrounding area. 

D. 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 BOARD: 

1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final EIR reflects the independent judgment and analysis of the Board as 
to the environmental consequences of the Project; adopts the Findings of Fact and 
Statement of Overriding Considerations and the MMRP; finds that the MMRP is 
adequately designed to ensure compliance with the mitigation measures during the 
Project implementation, and finds that the unavoidable significant effects of the Project 
after adoption of said mitigation measures are as described in those Findings of Facts 
and Statements of Overriding Considerations; and determines that the remaining, 
unavoidable environmental effects of the Project have been reduced to an acceptable 
level and are outweighed by specific economic and social benefits of the Project as 
stated in the Findings of Fact and Statement of Overriding Considerations. 
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2. Approves Conditional Use Permit No. 201400062, subject to the attached conditions. 



DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 - (4) 

PARKING PERMIT 201400006 

1. HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits"). The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENTS REQUESTED. The permittee, Parallax Investment Corporation 
("permittee"), requests the Parking Permit to authorize the use of 75 off-site vehicle 
parking spaces located on a 0.79-acre parcel within City of Industry municipal 
boundary pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code; for 
reciprocal access and for shared parking between uses as set forth in Section 
22.56.990 of the Zoning Code. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights ("Project Site"). 

4. PROJECT DESCRIPTION. The Project applicant proposes to subdivide 14.85 gross 
acres (13.3 net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The Project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to 
subsidence, shrinkage and additions, 41, 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
27 4,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The Project proposes a grading total volume of 
approximately 1 ,001 ,785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail, restaurant and office space, 1 ,203 vehicle parking spaces, 320,880 square 
feet and 472 rooms of hotel space within two separate buildings of six stories each 
and an access road . 
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The Project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees and shrubs and other drought tolerant landscaping. 

5. The Vesting Tentative Parcel Map is a related request to create three parcels and 155 
commercial condominium units in conjunction with a proposed retail shopping center 
pursuant to Sections 21.48.010 and 21.48.090 of Title 21 of the County Subdivisions 
Ordinance and the Subdivision Map Act. 

6. The CUP is a related request to authorize: 
a. Development Program associated with the proposed Zone Change for hotel 

uses on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures up to 80 feet in height for new hotels on proposed parcels 2 and 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading exceeding 100,000 cubic yards of cut and fill off-site transport 
grading pursuant to County Code Section 22.32.140; and 

e. Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning will conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of two legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is developed with a temporary detour road , construction staging and 
equipment for the ACE Nogales Street/Union Pacific Railroad grade separation. 

10.ZONING. The Project Site is located in the Puente Zoned District and is currently 
zoned M-1.5-BE. 

11. LAND USE CLASSIFCATION. The Project Site is located within the Industrial land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 
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12. SURROUNDING ZONING. Surrounding Zoning within a 500-foot radius includes: 

North: 
South: 
East: 
West: 

City of Industry- I (Industrial) 
M-1.5-BE, R-1 (Single-Family Residence Zone) 
M-1.5-BE 
City of Industry- C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60 - Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14. PREVIOUS CASES/ZONING HISTORY. The site was rezoned in 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area). The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1-10,000 to its current zoning of 
M-1.5-BE. 

15. SITE PLAN. The site plan for the Project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is proposed to be developed with four (4) detached buildings 
situated throughout the easterly portion of the Project Site. A full-service hotel is 
proposed for parcel 2 and an extended-stay hotel is proposed to be developed on 
parcel 3 on the westerly portion of the Project Site, all accessed from private driveways 
and a fire lane from Gale Avenue. The site plan depicts parking and landscaping 
distributed throughout the site by means of a combination of subterranean/structured 
and surface parking, with the majority of the spaces used for vehicle spaces found 
between the four detached structures and other spaces sited around the two hotel 
structures. The 75 off-site spaces used for vehicle parking are proposed to be 
developed within the City of Industry on an adjacent parcel along proposed parcels 1 
and 3. The site plan shows that the Project consists of a network of pedestrian paths 
that provide entrance to the buildings onsite, parking and landscaping, on-site 
common open space amenities for community identification and visual enhancement 
of the site. Walls at the rear of and located on the east and west property lines of the 
site are proposed to be up to 12 feet in height, respectively. The walls would not block 
views or impede lines of sight for safety. 

16. SITE ACCESS. The Project Site is accessible via Gale Street to the south. Primary 
access to the Project Site will be via an entrance/exit on Gale Street. Secondary 
access to the Project Site will be via an additional entrance/exit on Gale Street shared 
with the Rowland Heights Plaza Shopping Center along the eastern site boundary. 

17. PARKING. The Project will provide a total of 1,203 parking spaces, 75 of which will 
be off-site and adjacent to proposed parcels 1 and 3. Parking and landscaping is 
depicted distributed throughout the site by means of a combination of 
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subterranean/structured and surface parking, with the majority of the spaces used for 
vehicle spaces found between the four detached structures and other spaces sited 
around the two hotel structures. The 75 off-site spaces used for vehicle parking are 
proposed to be developed within the City of Industry proposed parcels 1 and 3. 

18. INTERNAL CIRCULATION. Internal circulation and access for the Project will be 
provided by a private driveway and fire lane system with a paved width of 28 feet. The 
internal circulation consists of one component for vehicular maneuvering and one of 
pedestrian paths that provide entrance to the buildings onsite, parking, landscaping 
and onsite common open space amenities. 

19. PRE-RPC HEARING PROCEEDINGS. On March 14, 2016, prior to the Commission's 
public hearing on the Project, the permittee performed public outreach and was 
responsive to the community by adding a common space that could be used for 
community use and events, reducing the retail area and adding parking spaces to the 
Project. 

20.COUNTY/AGENCY 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 for the map dated October 28, 2015, all departments have 
cleared the Project for public hearing and approval. 

21. CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11, 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations ("SOC"). 

22.ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the Project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 

23.Significant and unavoidable impacts identified in the final EIR after implementation of 
the required mitigation measures as enforced by the Project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above Southern 
California Air Quality Management District ("SCAQMD") significant threshold could 
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result. Project traffic impacts are considered significant and unavoidable at three 
intersections. 

24.A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

25. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the Project outweigh the remaining significant impacts of the 
Project after all feasible mitigation has been implemented. The benefits of the Project 
include, but are not limited to, increased employment in the area and the expanded 
variety of commercial retail and hotel stay options to serve Rowland Heights 
community residents. Locating commercial developm·ent and hotels in close proximity 
to existing commercial and light industrial uses avoids displacing residents and using 
agricultural land and/or open space or introducing incompatible land uses to an area. 
Using the large buildable lot area to develop high quality, low-rise structures used for 
commercial enterprises with diverse tenant spaces for commercial retail, restaurant 
and offices with proximity to public transportation provides a range of goods and 
services to the community in keeping with the Community Plan and the Project 
objectives. Providing hotel rooms accommodates the growing need for additional 
local lodging options and meeting facilities for corporate, commercial and 
entertainment demands generated by businesses, leisure and tour groups and area 
visitors to the San Gabriel Valley and the larger Los Angeles area. Hotels along this 
transportation corridor will provide travelers and businesses with local options for hotel 
stays. These, and other Project design features beyond those that are required, more 
fully described in the CEQA Findings of Fact and Statement of Overriding 
Considerations, provide benefits supporting the determination that the benefits of the 
Project outweigh the Project's remaining and significant unavoidable impacts. 

26. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. The Board further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this Project, 
and that approval of this Project is conditioned on the permittee's compliance with the 
attached conditions of approval and MMRP. 

27. The Commission finds that the Final EIR for the Project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full. 

28. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the Project. 
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29. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

30. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 

31 . LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the Project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opinion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11, 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.17 4 and 22.60.175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

32. PUBLIC COMMENTS. Prior to the Commission's public hearing, the County has 
received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put forward that the minimum required 
10-day period in which to review the Final EIR was an insufficient interval of time. 

The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft El R's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by QPR. 

33. HEARING PROCEEDINGS. A duly noticed public hearing was held on September 7, 
2016 before the Commission. Chair Shell, Vice Chair Smith, and Commissioners 
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Pedersen, Louie and Modugno were present. During the public hearing, staff gave a 
presentation recommending approval of the Project. The applicant's representatives 
gave testimony supporting the approval of the Project and had members of the 
community in support of the Project. 

Commissioner Pedersen questioned the applicant about the pros and cons of 
commercial condominium units and what safeguards are in place to ensure the 
property is maintained. Applicant Stafford Lawson responded that pride of ownership, 
an owner's association and CC&Rs would aid in a successful Project. 

Commissioner Louie asked if there were other similar, successful Projects in the 
County. Commissioner Smith inquired as to at what stage of development would the 
programming of the common open space be accomplished. The applicant answered 
during the development of the CC&Rs. 

Chair Shell asked what mechanism could address the Project site if an authorized 
parking permit proved to be a community nuisance. Staff replied that a permit could 
be called up for review based on Title 22 to be modified or revoked. County Counsel 
suggested a condition be included in the authorization to speak to permit violations 
and permit use complications. 

Eight other speakers testified at the public hearing. Five offered support for the Project 
and three persons testified in opposition to the Project. Among the testifier's concerns 
were: traffic, changing of the rural character of the area, lack of uniform, English
language signage, a private-property easement between the eastern boundary of the 
property, inadequate parking and an out-of-date traffic study. 

To these concerns, staff had previqusly indicated that the land use category was 
Industrial; the traffic study was done in accordance with County procedure; and that 
an amended exhibit map would be required for changes relating to the privately held 
setback easement. 

The applicant and representatives rebutted that the Project presented a sign program 
and that new businesses would need to comply with both the CC&Rs and the County 
requirements; that parking shortfalls are addressed by the shared concept and County 
controls including modification and/or revocation of the permit; and that the Project 
would be a benefit for the entire community. 

After further discussion of the Project, the Commission voted to close the public 
hearing, adopt the EIR and signified their intent to recommend approval of the Project 
to the Board of Supervisors. 

34. BOARD HEARING PROCEEDINGS [RESREVED]. 

35. PLAN CONSISTENCY. The Board finds that the Project is consistent with the goals 
and policies of the 1980 Countywide General Plan ("General Plan") and the Rowland 
Heights Community Plan ("Community Plan"). The Project provides commercial retail, 
restaurants and office spaces within the commercial shopping center, plus the two 
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hotels, in close proximity to other existing commercial uses, and the Project 
concentrates development for more efficient utilization of public services and facilities, 
reduced energy consumption and improved air and water quality. 

36. The Board finds that the Project offers development compatible with and sensitive to 
the natural and manmade environment and that the Project is sensitive to the natural 
ecological, scenic, cultural and open space resources as the site is already disturbed 
and surrounded by an urban environment. 

37. The Board finds that the Project is consistent with the goals and policies of the General 
Plan and provides a service that is incidental to neighborhood-serving commercial 
uses and is consistent with the types of uses that are located in the surrounding area 
because a variety of commercial uses including retail, restaurant, office uses and two 
hotels provide a range of goods and services to the community and its visitors. 

38. The Board finds that the Project is consistent with the goals and policies of the General 
Plan. The General Plan Land Use Element contains policies to ensure compatibility 
of development with the surrounding area. The General Plan seeks to "promote 
neighborhood commercial facilities which provide convenience goods and services 
and complement community character through appropriate scale, design, and location 
controls." (General Plan Land Use Element, pgs. 111-12.) The Project is proposed to 
be located in proposed hotels and buildings used for commercial retail, restaurants 
and office spaces, which provides goods and services to the surrounding community. 
The site is located at a major intersection in the area, the intersection of Gale Avenue 
and Nogales Street, which is developed on all four corners with commercial uses and 
is easily access1ible to the community. 

39. The Board finds that the Project meets State and County subdivision laws because 
the Subdivision Map Act and County Code are met. 

40. The Board finds that the Project is consistent with the Rowland Heights Community 
Plan because the Project does not include residential uses or a mobile home park in 
the industrial zone or land use category. A zone change request is part of the scope 
of the Project to authorize hotel use. The Project is comprised of commercial retail, 
restaurant, office and hotel uses. 

41. The Board finds that the Project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 

42. The Board finds that the Project encourages the beautification of the commercial area 
by exceeding the minim um requirements for landscaping and ensuring the commercial 
area facades and signs are harmonious and compatible with the existing 
development. 
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43.ZONING CODE CONSISTENCY. The Board finds that the Project is consistent with 
the applicable regulations of the Zoning Code because the Project is consistent with 
the development standards of the proposed C-3 and the requirements of the -DP 
zones, as set forth in section 22.28.220 and Chapter 22.40, Part 2, of the County 
Code. 

44.The Board finds that the Project has a total average floor area ratio ("FAR") of 0.78 
which complies by being lower than the maximum allowable 1.0 FAR for the subject 
properties. 

45. The Board finds that the Project is in compliance with outdoor display and storage 
requirements in the County Code. Section 22.28.220.C and D of the County Code 
require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
strictly incidental to the permitted use. No outside display. or storage is proposed or 
authorized as part of the Project. 

46. The Board finds that the Project is consistent with the existing and proposed zoning 
designation because parking is proposed to be developed in accordance with the 
shared use of parking facilities by two or more uses pursuant to Section 22.56.990 of 
the County Zoning Code. 

47. The Board finds that the Project complies with the sign requirements in the County 
Code. Pursuant to section 22.52.870, business signs are permitted in zones C-3 and 
M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 - 22.52.920. All 
signs will match in style, size, color, font and materials. 

48. The Board finds that the Project is in compliance with the lot coverage and landscaping 
requirements set forth in the County Code. Section 22.28.220.A of the County Code 
requires that not more than 90 percent of the net area be occupied by buildings, and 
that a minimum of 10 percent of the net area be landscaped with a lawn, shrubbery, 
flowers, and/or trees, which shall be continuously maintained in good condition. The 
permittee's site plan depicts a Project total of approximately 33 percent of the net area 
of the property occupied by buildings with landscaping covering up to 63,497 square 
feet of landscaping of the 577,814 net square feet of land area, or 11 percent of the 
Project Site. 

49. The Board finds that the Project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
fal{ade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that fa9ade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

50. The Board finds that the parcel of land has at 600 feet of continuous street frontage 
on a single street and a dedicated traffic impacts will be addressed by a dedicated 
deceleration lane to adjoin the private drive and fire lane entrance along Gale Avenue. 
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The improvement is proposed to be designed and dedicated consistent to the 
requirements imposed by the County of Los Angeles Department of Public Works. 

51 . The Board finds that a Parking Permit provides flexibility in parking requirements for 
uses that have particular characteristics pursuant to Section 22.56.990 of the Zoning 
Code, allowing for shard use parking facilities by two or more uses. 

52. The Board finds with shared parking, unnecessary travel is discouraged, parking 
demand variations occur throughout the day and that shared parking minimizes the 
need to duplicate parking supply at commercial Projects if a single space can satisfy 
the parking needs of multiple Project components. 

53. The Board finds that 75 spaces used for vehicle parking are located with the 
incorporated City of Industry and a recorded covenant to the subject property is 
required to fulfill parking requirements outside of the County jurisdiction. 

54. The Board finds that, based on the principles of shared parking as determined by the 
use of a shared parking analysis pursuant to methodology and parking statistics of the 
Urban Land Institute, 1,203 spaces used for vehicle parking would be sufficient to 
meet demand since the peak parking requirement would be 1, 130 parking spaces. 

55. The Board finds that the Project will be developed in phases to ensure an adequate 
supply of parking is provided. 

56. The Board finds that the applicant is providing 1, 128 spaces used for vehicle parking 
on-site, or a reduction of less than 30 percent in the number of vehicle parking spaces 
required by the County Code, and that applications for the Project Permits, zone 
change and a subdivision were concurrently filed. 

57. The Board finds that the total maximum occupant load for entertainment, assembly 
and dining uses within the commercial shopping center proposed to be located on 
parcel 1 of the Project site shall not exceed 1,561 occupants. 

58. The Board finds that the applicants are owners of all properties involved in the request. 

59. The Board finds that off-site facilities located adjacent to the Project Site and within 
the City of Industry can accommodate the required parking for shared uses. Where 
the parking permit is approved for off-site parking, the agreement shall be recorded 
on all parcels on land containing the uses as well as the parcel of land developed for 
off-site parking. 

60. The Board finds that the Project will not adversely affect the health, peace, comfort, 
or welfare of persons residing and working in the surrounding area, and will not be 
materially detrimental to the use, enjoyment, or valuation of property of other persons 
located in the vicinity of the Project Site, and will not jeopardize, endanger, or 
otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. The Project is sufficiently buffered from neighboring uses by buildings, structures 
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such as walls, and landscaping to ensure that such use will be compatible with nearby 
commercial and industrial uses. 

61. The Project complies with the development standards applicable to the underlying 
zoning. The Board finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences, parking, landscaping, and other development 
features as is required in order to integrate the Project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1.5-BE and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 

62. Regional Planning staff visited the Project Site on March 25, 2015, and found that the 
existing facilities included a temporary detour road, construction staging and 
equipment and a temporary parking lot consistent with the previous approvals 
associated with the property. 

63. The Board finds that the Project is adequately served by highways of sufficient width, 
and improved as necessary to carry the kind of traffic such uses would generate, and 
by other public or private facilities as are required because a private driveway and fire 
lane are proposed to provide interior access to the site and the property fronts public 
street, Gale Avenue. 

64. The Board finds that the permittee has submitted a development program that 
complies with the requirements of section 22.40.050 of the County Code since the 
development is proposed to be phased. 

65. The Board finds that the development program provides the necessary safeguards to 
ensure completion of the proposed development by the permittee and that the 
development program ensures that the Project will not be replaced by a lesser type of 
development contrary to public convenience, welfare, or development needs of the 
area. 

66. The Board finds that the Project is consistent with the surrounding area in the 
unincorporated community of Rowland Heights. The Project will provide a service that 
will be used by residents living, working, shopping and recreating in the surrounding 
area. 

67. LAND USE COMPATIBILITY. The Board finds that the Project would be consistent 
with applicable policies of the Rowland Heights Community Plan in that it would 
minimize its impact on community character, surrounding neighborhoods and natural 
features by Project design features including landscaping, blending structures with 
architectural features that match the existing patterns and presenting a general 
harmony of facades with a sign program that reflects the architectural style of the 
Project. 

68. PHYSICAL SITE SUITABILITY. The Board finds that the site is physically suitable for 
the type of development being proposed. The Project design provides landscaping 
and building and structures including walls as buffers along the Project boundaries, 
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adjacent to existing developments and the Union Pacific Railroad. The site has gently 
rolling topography gradually transitioning between the adjacent street and the area of 
development. 

Development is proposed to be located adjacent to existing infrastructure and utility 
systems along Gale Avenue, all of which have the ability to serve the site. In addition, 
the Project Site is in an existing urbanized area with nearby services and employment 
opportunities. The proposed design, scale, and development pattern of the proposed 
commercial retail, restaurant, office and hotel uses are consistent with the existing 
pattern of development surrounding the site. It also minimizes impact by grading only 
that which is necessary for preparation of the site for the proposed development, 
including the provision of subterranean spaces used for vehicle parking. For these 
reasons, the proposed Project constitutes compatible design and complimentary 
visual quality. 

69. PUBLIC NOTICE. The Board 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 at libraries located in the 
vicinity of the Rowland Heights community. On August 3, 2016, a total of 524 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 106 notices 
to those on the courtesy mailing list for the Puente Zoned District and to any additional 
interested parties. 

70. LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Board'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 BOARD CONCLUDES THAT: 

A. There will be no need for the number of vehicle parking spaces required by Part 
11 of Chapter 22.52 because the Project proposes compatible uses that create 
captive markets where a single space satisfies the need of multiple occupants. 

B. There will be no conflicts arising from special parking arrangements allowing 
shared vehicle parking facilities, tandem spaces, or compact spaces because the 
uses will be developed in phases and uses sharing vehicle parking facilities 
operate at different times of the day. 

C. An off-site facility will provide required parking for uses because such off-site 
facility is controlled through ownership, and are conveniently accessible to the 
main use and such transitional lot is designed to minimize adverse effects on 
surrounding properties. 
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D. 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 since street parking is prohibited along 
Gale Avenue and adequate parking is on adjacent sites. 

E. 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 Title 22. 

THEREFORE, THE BOARD: 

1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final EIR reflects the independent judgment and analysis of the Board as 
to the environmental consequences of the Project; adopts the Findings of Fact and 
Statement of Overriding Considerations and the MMRP; finds that the MMRP is 
adequately designed to ensure compliance with the mitigation measures during the 
Project implementation, and finds that the unavoidable significant effects of the Project 
after adoption of said mitigation measures are as described in those Findings of Facts 
and Statement of Overriding Considerations; and determines that the remaining, 
unavoidable environmental effects of the Project have been reduced to an acceptable 
level and are outweighed by specific economic and social benefits of the Project as 
stated in the Findings of Fact and Statement of Overriding Considerations. 

2. Approves Parking Permit No. 201400006, subject to the attached conditions. 
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COUNTY OF LOS ANGELES 

PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PARCEL MAP NO. 072916 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres 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. 

2. 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. 

3. 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 perm ittee 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. 

4. 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 sha!I 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. 

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. 

cc 082014 
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5. 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. 

6. 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. 

7. In the event that Vesting Tentative Parcel Map No. 072916 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. 

8. 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. Inspections shall be made to ensure compliance with the conditions of 
this grant as well as to ensure that any development undertaken on the subject 
property is in accordance with the approved tentative map on file. Inspections shall 
be unannounced. 

If any inspection discloses that the subject property is being used in violation of any 
one of the conditions of this grant, the permittee shall be financially responsible and 
shall reimburse Regional Planning for all additional enforcement efforts necessary 
to bring the subject property into compliance. The amount charged for inspections 
shall be $200.00 per inspection, or the current recovery cost at the time any 
additional inspections are required, whichever is greater. 

9. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP"), which are incorporated by this 
reference as if set forth fully herein. 

10. 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. 

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

12. All development pursuant to this grant shall conform with the requirements of the 
County Department of Public Works to the satisfaction of said department. 
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13. 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, including the 
approved Exhibit "A," or a revised Exhibit 11A'1 approved by the Director of Regional 
Planning ("Director"). 

14. The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/Exhibit Map dated October 28, 2015, or a Revised Exhibit 
"A" I Amended Exhibit Map approved by the Director. If changes to any of the plans 
marked Exhibit "A"/Exhibit Map are required as a result of instruction given at the 
public hearing, five (5) copies of a modified Exhibit "A"/Exhibit Map shall be 
submitted to Regional Planning by November 8, 2016. If changes to any of the 
plans marked Exhibit "A"/Exhibit Map are required for reasons other than instruction 
given at the public hearing, the applicant shall file an Amended Exhibit Map or the 
appropriate entitlement for review. 

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 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 within 24 hours of such 
occurrence, weather permitting. Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces. 

TENATIVE PARCEL 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 
November 25, 2015, consisting of letters and reports from the Fire Departments and 
the Departments of Parks and Recreation and Public Health. 

19. The subdivider shall comply with all conditions set forth in the attached County 
Department of Public Works letter for the tentative map dated February 3, 2016. 
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20. The project site shall be developed and maintained in substantial compliance with 
the approved vesting tentative map dated October 28, 2015. 

21. The subdivider shall conform to the requirements of Title 21 of the Los Angeles 
County Code. 

22. The subdivider shall place a note or notes on the final map, to the satisfaction of 
Regional Planning, that this subdivision is approved as a condominium project for a 
total of 155 commercial units whereby the owners of the units of air space will hold 
an undivided interest in the common areas, which common areas will in turn provide 
the necessary access and utility easements for all of the units. 

23. The subdivider shall provide at least 50 feet of street frontage for parcels 1 and 2 as 
indicated on the approved tentative map. 

24. A waiver of street frontage for parcel 3 is authorized. 

25. The shared driveways shall be labeled as Private Driveway and Fire Lane on the 
final map. 

26. A final map is required for this subdivision. A parcel map waiver is not allowed. 

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

PRIOR TO RECORDATION OF A FINAL MAP 

28. As required by section 21.32.160 of the County Code, the subdivider shall plant trees 
along the frontage of all lots shown on the parcel map. The number, species, and 
location of such trees shall be as specified by the Director of Public Works. The 
location and the species of said trees shall be incorporated into the site plan or 
landscape plan. Prior to recordation of the applicable final unit map, the 
site/landscaping plan must be approved by the Director, and the subdivider shall 
post a bond with Public Works, or submit other verification to the satisfaction of 
Regional Planning, to ensure planting of the required trees. 

29. Prior to final map approval and recordation, the permittee shall submit to the Director 
for review and approval three (3) copies of a landscape plan. The landscape plan 
shall show size, type, and location of all plants, trees, and watering facilities. All 
landscaping shall be maintained in a neat, clean, and healthful condition, including 
proper pruning, weeding, removal of litter, fertilizing and replacement of plants when 
necessary. To the maximum extent feasible, drip irrigation systems shall be 
employed. 

In addition to the review and approval by the Director; the landscaping plans will be 
reviewed by the staff biologist of the Department of Regional Planning. Review will 
include an evaluation of the balance of structural diversity (e.g. trees, shrubs, and 
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groundcover) that may be expected 18 months after planting in compliance with fire 
safety requirements. The landscape shall be maintained in compliance with the 
approved landscaping plans. 

The landscaping plan shall indicate that at least 50% of the area covered by 
landscaping shall be locally indigenous species. However, if the applicant can prove 
to the satisfaction of the Director that a 50% or more locally indigenous species is 
not possible due to County fire safety requirements a lower percentage of such 
planting may be required. In those areas where the Director approves a reduction 
to less than 50% locally indigenous vegetation, the amount of such planting required 
shall be at least 30%. The landscaping shall include trees, shrubs and/or ground 
cover at a mixture and density determined by staff and the fire department. Fire 
retardant plants shall be given first consideration. 

30. Prior to final map approval and recordation, the subdivider shall submit a draft 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 establish a retail 
condominium owners' association and shall contain lighting requirements, in which 
all outdoor lighting and glare shall be deflected, shaded and focused away from all 
adjoining properties. Said CC&Rs shall also indicate the means of maintenance for 
the landscaping, lighting, parking areas and private drive and fire lane. 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. 

31 . Prior to final map approval and recordation, the subdivider shall provide in the 
CC&Rs a method for the continuous maintenance of common areas and facilities to 
the satisfaction of the Director. Said CC&Rs shall indicate programming for on-site 
common open space amenities including community use and identification and 
visual enhancement of the site to the satisfaction of the Director. 

32. Prior to final map approval and recordation, the subdivider shall submit to Regional 
Planning a draft copy of the reciprocal ingress and egress easement for the private 
driveway connecting the internal access ways to Gale Avenue to be used as 
primary access to the subject property. Said easement shall be recorded 
concurrently with the final map. 

33. Prior to final map approval and recordation, the subdivider shall submit to Regional 
Planning for review and approval a draft copy of a maintenance agreement for the 
shared Private Driveways and Fire Lanes. Said agreement shall be recorded 
concurrently with the final map. 

Attachments: 
Subdivision Committee Report (pages 18-25) 
Department of Public Works letter dated February 3, 2016 
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CONDITIONAL USE PERMIT NO. 201400062 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres. 

Conditional Use Permit No. 201400062 is authorization for a development program 
associated with a zone change, Rowland Heights Community Standards District 
compliance, grading exceeding 100,000 cubic yards, off-site transport grading and sale 
of full lines alcoholic beverages for on-site consumption 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. 

2. 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 pursuant to Condition 
Nos. 10, 11, and 14. Notwithstanding the foregoing, this Condition No. 2 and 
Condition Nos. 4, 5, 9, and 11 shall be effective immediately upon the date of final 
approval of this grant by the County. 

3. 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. 

4. 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. 

CC082014 
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5. 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. 

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. 

6. 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. 

7. 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 addit ion, 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. 

8. If the permittee proposes any modifications to the use, the permittee shall file a new 
Conditional Use Permit application with Regional Planning, or shall otherwise 
comp'y with the applicable requirements at that time. In the event that the permittee 
seeks to discontinue or otherwise change the use, notice is hereby given that the 
use of such property may require additional or different perm its and would be subject 
to the then-applicable regulations. 

9. This grant shall expire unless used within two (2) years after the recordation of a 
final map for Vesting Tentative Parcel Map No. 072916. In the event that Vesting 
Tentative Parcel Map No. 072916 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. 

10. 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 
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conditions. Inspections shall be made to ensure compliance with the conditions of 
this grant as well as to ensure that any development undertaken on the subject 
property is in accordance with the approved site plan on file. The permittee shall 
deposit with the County the sum of $1600.00. The deposit shall be placed in a 
performance fund, which shall be used exclusively to compensate Regional 
Planning for all expenses incurred while inspecting the premises to determine the 
permittee's compliance with the conditions of approval. The fund provides for eight 
.(fil_inspections every other year for 15 years. Inspections shall be unannounced. 

If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in 
violation of any one of the conditions of this grant, the permittee shall be financially 
responsible and shall reimburse Regional Planning for all additional enforcement 
efforts necessary to bring the subject property into compliance. The amount charged 
for additional inspections shall be $200.00 per inspection, or the current recovery 
cost at the time any additional inspections are required, whichever is greater. 

11. Within five (5) working days from the day after your appeal period ends the permittee 
shall remit processing fees at the County Registrar-Recorder/County Clerk Office, 
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), or $3,145.00 ($3,070.00 for an 
Environmental Impact Report plus $75.00 processing fee.) No land use project 
subject to this requirement is final, vested or operative until the fee is paid. 

12. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP"), which are incorporated by this 
reference as if set forth fully herein. 

13. Within thirty (30) days of the date of final approval of the grant by the County, the 
permittee shall record a covenant and agreement, which attaches the MMRP and 
agrees to comply with the mitigation measures imposed by the Environmental 
Impact Report for this project, in the office of the Recorder. Prior to recordation of 
the covenant, the permittee shall submit a draft copy of the covenant and agreement 
to Regional Planning for review and approval. As a means of ensuring the 
effectiveness of the mitigation measures, the permittee shall submit annual 
mitigation monitoring reports to Regional Planning for approval or as required. The 
reports shall describe the status of the permittee's compliance with the required 
mitigation measures. 

14. The permittee shall deposit an initial sum of $6,000.00 with Regional Planning within 
thirty (30) days of the date of final approval of this grant in order to defray the cost 
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of reviewing and verifying the information contained in the reports required by the 
MMRP. The permittee shall replenish the mitigation monitoring account if necessary 
until all mitigation measures have been implemented and completed. 

15. 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. 

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

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

18. 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. 

19. 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 within 24 hours of such 
occurrence, weather permitting. Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces. 

20. 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, including the 
approved Exhibit "A," or a revised Exhibit "A., approved by the Director of Regional 
Planning ("Director"). 

21 . The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/Exhibit Map dated October 28, 2015, or a Revised Exhibit 
"A" I Amended Exhibit Map approved by the Director. If changes to any of the plans 
marked Exhibit "A"/Exhibit Map are required as a result of instruction given at the 
public hearing, five (5) copies of a modified Exhibit "A"/Exhibit Map shall be 
submitted to Regional Planning by November a. 2016. If changes to any of the 
plans marked Exhibit "A"/Exhibit Map are required for reasons other than instruction 
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given at the public hearing, the applicant shall file an Amended Exhibit Map or the 
appropriate entitlement for review. 

22. 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. 

23. Except as expressly modified herein, this approval is subject to all recommended 
conditions listed in the attached portion of the Subdivision Committee Report dated 
November 25, 2015, consisting of letters and reports from the Fire Departments and 
the Departments of Parks and Recreation and Public Health. 

24. The perrnitee shall comply with all conditions set forth in the attached County Public 
Works Department letter for tentative map dated February 3, 2016. 

25. The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/map dated October 28, 2015. 

26. The perrnitee shall conform to the requirements of Title 22 of the Los Angeles County 
Code. 

27. Prior to final map approval and recordation, the subdivider shall submit a draft 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 establish a retail 
condominium owners' association and shall contain lighting requirements, in which 
all outdoor lighting and glare shall be deflected, shaded and focused away from all 
adjoining properties. Said CC&Rs shall also indicate the means of maintenance for 
the landscaping, lighting, parking areas and private drive and fire lane. 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. 

28. Prior to final map approval and recordation, the subdivider shalt provide in the 
CC&Rs a method for the continuous maintenance of common areas and facilities to 
the satisfaction of the Director. Said CC&Rs shall indicate programming for on-site 
common open space amenities including community use and identification and 
visual enhancement of the site to the satisfaction of the Director. 

29. Prior to final approval, the permittee shall submit to the Director for review and 
approval three (3) copies of a landscape plan. The landscape plan shall show size, 
type, and location of all plants, trees, and watering facilities. All landscaping shall 
be maintained in a neat, clean, and healthful condition, including proper pruning, 



PROJECT NO. R2014-01529-(4) 
CONDITIONAL USE PERMIT NO. 
201400062 

CONDITIONS OF APPROVAL 
PAGE 6OF10 

weeding, removal of litter, fertilizing and replacement of plants when necessary. To 
the maximum extent feasible, drip irrigation systems shall be employed. 

In addition to the review and approval by the Director, the landscaping plans will be 
reviewed by the staff biologist of the Department of Regional Planning. Review will 
include an evaluation of the balance of structural diversity (e.g. trees, shrubs, and 
groundcover) that may be expected 18 months after planting in compliance with fire 
safety requirements. The landscape shall be maintained in compliance with the 
approved landscaping plans. 

The landscaping plan shall indicate that at least 50% of the area covered by 
landscaping shall be locally indigenous species. However, if the applicant can prove 
to the satisfaction of the Director that a 50% or more locally indigenous species is 
not possible due to County fire safety requirements a lower percentage of such 
planting may be required. In those areas where the Director approves a reduction 
to less than 50% locally indigenous vegetation, the amount of such planting required 
shall be at least 30%. The landscaping shall include trees, shrubs and/or ground 
cover at a mixture and density determined by staff and the fire department. Fire 
retardant plants shall be given first consideration. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (DEVELOPMENT 
PROGRAM, AUTHORIZATION TO EXCEED STRUCTURE HEIGHT) 

30. No building or structure of any kind except a temporary structure used only in the 
developing of the property according to the program shall be built, erected, or moved 
onto any part of the property. 

31. No existing building or structure which under the program is to be demolished shall 
be used. 

32. No existing building or structure which, under the program, is to be altered shall be 
used until such building or structure has been so altered. 

33. All improvements shall be completed prior to the occupancy of any structure. 

34. Where one or more buildings in the projected development are designated as 
primary buildings, building permits for structures other than those so designated 
shall not be issued until the foundations have been constructed for such primary 
building or buildings. 

35. This permit authorizes development to be completed in phases. Each such 
separately designated phase shall be considered a separate development program. 

36. This permit authorizes hotel structures to exceed the structure height. Hotel 
structure heights shall not exceed a maximum of 80 feet. 
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PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (COMMERICAL 
CENTER - ROWLAND HEIGHTS COMMUNITY STANDARDS) 

37. Complete landscaping of the public rights-of-way fronting the project is required 
subject to the satisfaction of the Department of Public Works. 

38. Provide a minimum of ten feet of landscaping along the street frontage of the 
commercial and hotel uses. This shall include plants, landscaped berms, capable 
of providing screening up to a height of 42 inches. 

39. Limit signs to one for each street frontage of a shopping center listing all businesses. 
The sign shall reflect the architectural style of the center. 

40. This approval authorizes a sign program to coordinate business signage within the 
commercial center where new businesses will comply with the location, style, size 
color, font and materials as shown in the architectural renderings and noted on the 
Exhibit "A"/map so that all new business signs are compatible with each other. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (GRADING) 

41. Grading involving 184,904 cubic yards of cut material, which includes approximately 
13,261 cubic yards of reductions and additions due to subsidence, shrinkage and 
additions, 41, 109 cubic yards of export off site and 130,534 cubic yards of fill material 
on the site for a total of approximately 356,547 cubic yards of earth movement for 
site preparation and 322,619 cubic yards of cut, 274,318 cubic yards of fill and 
48,301 cubic yards of earth material for off-site export, totaling 645,238 cubic yards 
of earth movement associated with further development and construction of the site. 
A total volume of approximately 1,001, 785 cubic yards is authorized. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (SALE OF 
ALCOHOLIC BEVERAGES) 

42. The conditions of this grant shall be retained on the premises at all times and shall 
be immediately produced upon request of any County Sheriff, Zoning Inspector or 
Department of Alcoholic Beverage Control agent. The manager and all employees 
of the facility shall be knowledgeable of the conditions herein. 

43. Loitering shall be prohibited on the subject property, including loitering by 
employees of the subject property. Signage in compliance with Section 22.52 Part 
10 of the County Code shall be placed on the premises indicating said prohibition. 
Employees shall be instructed to enforce these regulations and to call local law 
enforcement if necessary. 

44. The permittee, and all managers and designated employees of the establishments, 
who will directly serve or will be in the practice of selling alcoholic beverages, shall 
participate in the LEAD (Licensee Education on Alcohol and Drugs) Program 
provided by the State of California Department of Alcoholic Beverage Control. All 
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new designated employees shall be required to attend. The licensee shall display 
a certificate or plaque in a publicly accessible area of the establishment such as 
the lobby, indicating they have participated in this program. Proof of completion of 
the facilities' training program by employees, the licensee and all managers shall 
be available upon request. 

45. The permittee shall not advertise the sale of alcoholic beverages on the exterior of 
any structure on the subject property including windows, walls, fences or similar 
structures. 

46. All regulations of the State of California prohibiting the sale of alcoholic beverages 
to minors shall be strictly enforced. 

47. The permittee shall post or otherwise provide telephone numbers of local law 
enforcement agencies and taxicab companies at or near the cashier, or similar 
public service area. Such telephone numbers shall be visible by and available to 
the general public. 

48. This grant authorizes the sale of alcoholic beverages at the two hotel restaurants 
from 7:00 a.m. to 2:00 a.m. maximum daily. 

49. There shal!I be no consumption of alcoholic beverages outside the designated 
areas of the subject facility. The permittee shall instruct all designated employees, 
who directly serve or are in the practice of selling alcoholic beverages, regarding 
this restriction. Employees shall be instructed to enforce such restrictions and to 
call local law enforcement as necessary. 

50. The permittee shall develop and implement a Designated Driver program (I.e. free 
soft drinks or coffee to a designated driver of a group). The permittee shall submit 
the program to the Director of Planning for approval prior to the approval of the 
Exhibit "A". A printed two-sided card explaining this program shall be placed on all 
tables in the restaurant or an explanation regarding the program shall be printed on 
the menu. 

51. All servers of alcoholic beverages must be at least 18 years of age. 

52. There shall be no music or other noise audible beyond the restaurant premises. 

a. Hotel Restaurants 
i. The operation of the facilities' two hotel restaurants are further subject 

to the following: 

b. Hotel Bar 

1. No live entertainment, dancing, or dance floor is authorized in or 
outside the premises. 

i. The operation of the facility hotel bar is further subject to the following: 
1. Employees on duty after 10:00 pm shall be at least 21 years of 

age. 



PROJECT NO. R2014-01529-(4) 
CONDITIONAL USE PERMIT NO. 
201400062 

CONDITIONS OF APPROVAL 
PAGE 9OF10 

53. Alcoholic beverages shall be sold to customers only when food is ordered and 
consumed within the two subject restaurants only; 

54. The sale and serving of alcoholic beverages for consumption outside the two hotel 
restaurants, the hotel bars, hotel pool areas and hotel guest rooms/suites is 
prohibited; 

55. The business shall employ not less than one full-time cook that is engaged in the 
preparation of meals for patrons during the permissible hours of operation; 

56. Not less than fifty-one percent of the income from the business enterprise shall be 
derived from the sale of food and non-alcoholic beverages. The business owner 
shall at all times maintain records which reflect separately the gross sale of food 
and the gross sale of alcoholic beverages. Said records shall be made available to 
the Los Angeles County Department of Regional Planning, the Department of 
Alcoholic Beverage Control, or the Los Angeles County Sheriff's Department on 
demand. 

57. The permittee may hold "happy hour'' drink specials, specials or similar promotions 
from weekdays Monday through Thursday from 3:00p.m. until B:OOp.m., only in 
conjunction with food. 

58. Food service shall be continuously provided during operating hours. 

59. Payphones shall be prohibited on the premises. 

60. A security guard shall be provided from 5:00 p.m. to 2:00 a.m. nightly for each 
hotel restaurant serving alcoholic beverages. 

61. All parking lot and other exterior lighting shall be hooded and directed away from 
neighboring residences to prevent direct illumination and glare, and shall be turned 
off within thirty minutes after conclusion of activities, with the exception of sensor
activated security lights and/or low level lighting along all pedestrian walkways 
leading to and from the parking lot. 

62. Security cameras shall be installed inside and outside the hotels facing the parking 
lot. 

PROJECT SITE SPECIFIC CONDITIONS 

63. Where reduced occupancy is a primary consideration in the approval of a parking 
permit, the maximum occupant load based on Building and Safety occupancy loads 
for such use shall be established; this grant authorizes a maximum of 40, 113 
square feet for areas used for entertainment, assembly and dining within the 
commercial shopping center located on parcel 1 of the Project Site. 
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64. The Project Site shall be developed, graded, and maintained in substantial compliance 
with the approved Exhibit "A"/Map dated October 28, 2015 or an approved Revised 
Exhibit "A." 

65.All development shall comply with the requirements of the Zoning Ordinance and of 
the specific zoning of the subject property, except as specifically modified by this 
grant, as set forth in these conditions, including the approved Exhibit "A," or a Revised 
Exhibit "A" approved by the Director of the Department of Regional Planning. 

Attachments: 
Mitigation Monitoring and Reporting Program 
Subdivision Committee Report (pages 18-25) 
Public Works' Department Report dated February 3, 2016 
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PROJECT NO. R2014-01529-(4) 
PARKING PERMIT NO. 201400006 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres. 

Parking Permit No. 201400006 is authorization the use of 75 off-site vehicle parking 
spaces located on a 0. 79-acre parcel within City of Industry municipal boundary, for 
reciprocal access and for shared parking by two or more uses 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. 

2. 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 (°County11

) 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 pursuant to applicable 
conditions. Notwithstanding the foregoing, this Condition No. 2 and Condition Nos. 
4, 5, and 9 shall be effective immediately upon the date of final approval of this grant 
by the County. 

3. 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. 

4. 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. 

5. 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 

CC.082014 
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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. 

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. 

6. 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. 

7. 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. 

8. If the permittee proposes any modifications to the use, the permittee shall file a new 
Parking Permit application with Regional Planning, or shall otherwise comply with 
the applicable requirements at that time. In the event that the permittee seeks to 
discontinue or otherwise change the use, notice is hereby given that the use of such 
property may require additional or different permits and would be subject to the then
applicable regulations. 

9. This grant shall expire unless used within two (2) years after the recordation of a final 
map for Vesting Tentative Parcel Map No. 072916. In the event that Vesting 
Tentative Parcel Map No. 072916 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. 

10. If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in 
violation of any one of the conditions of this grant, the permittee shall be financially 
responsible and shall reimburse Regional Planning for all additional enforcement 
efforts necessary to bring the subject property into compliance. The amount charged 
for additional inspections shall be $200.00 per inspection, or the current recovery 
cost at the time any additional inspections are required, whichever is greater. 
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11. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP"), which are incorporated by this 
reference as if set forth fully herein. 

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 and require a CUP modification, if applicable, 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. In the event the Director determines parking is insufficientforthe uses on the Project 
site, the permittee must immediately apply for a new Parking Permit to correct the 
insufficiency. If the permittee fails to apply for a new parking permit, the insufficiency 
shall be addressed through the initiation of revocation and/or modification 
proceeding pursuant to Chapter 22.56, Part 13 of the County Code. 

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

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

16. 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, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning ("Director''). 

17. The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/Exhibit Map dated October 28, 2015, or a Revised Exhibit 
"A" I Amended Exhibit Map approved by the Director. If changes to any of the plans 
marked Exhibit "A''/Exhibit Map are required as a result of instruction given at the 
public hearing, five (5) copies of a modified Exhibit "A"/Exhibit Map shall be 
submitted to Regional Planning by November 8, 2016. If changes to any of the 
plans marked Exhibit "A"/Exhibit Map are required for reasons other than instruction 
given at the public hearing, the applicant shall file an Amended Exhibit Map or the 
appropriate entitlement for review. 

18. 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. 

19. 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 
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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 within 24 hours of such 
occurrence, weather permitting. Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces. 

20. 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. 

PERMIT SPECIFIC CONDITIONS- PARKING PERMIT 

21 . Where reduced occupancy is a primary consideration in the approval of a parking 
permit, the maximum occupant load based on Building and Safety occupancy load 
determinations for such use shall be established; this grant authorizes a maximum 
of 40, 113 square feet for entertainment, assembly and dining use areas within the 
commercial shopping center located on parcel 1 of the Project Site. 

22. The permittee shall provide parking as required by the County Code, calculated at a 
parking ratio of one vehicle parking space for every three occupants. The 
entertainment, assembly and dining use has a square footage of 40,113 I an 
occupant load of 1,561 persons which would require not less than 520 spaces be 
provided based on the applicable ratio within the commercial shopping center 
located on parcel 1 of the Project site. If the permittee changes the operation of the 
restaurant uses so as to require less parking than the minimum requirement, the 
permittee shall submit an application for a CUP modification, and Parking Permit 
within 90 days of such occurrence. 

If the entertainment, assembly and dining uses located within the commercial 
shopping center located on parcel 1 of the Project site substantially change their 
mode or character of operation or if the permittee changes the use or occupancy or 
otherwise modifies the subject property so as to require parking beyond the 
minimum requirement, the permittee shall submit an application for a minor parking 
deviation, parking permit, variance, or other applicable permit, as determined by the 
Director, within 90 days of such occurrence. 

23. Adjacent land located within the boundary of the City of Industry (.79 acres) is 
required to be reserved to insure that sufficient area is available to meet the 75-
space off-site parking allotment, and deed restrictions for such parking use through 
a recorded covenant, shall be imposed on such land prior to issuance of building 
permits. 
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24. Hours of operation for each use sharing parking facilities shall be made available 
from the permittee upon request by the Director, and parking associated with such 
hours shall cumulatively be in substantial compliance with the shared parking 
requirements including the associated parking exhibit and analysis approved with 
this parking permit. 

25. Off-site automobile parking facilities must be within 400 feet from any entrance of 
the use to which they are accessory. Parking for employees shall be located within 
1,320 feet from the entrance to such use. Directions to such facilities shall be 
clearly posted at the principal use. 

26. In the event that any permittee and/or property owner is unable to comply with the 
provisions of the parking permit, the use for which permit has been granted shall 
be terminated, reduced, or removed unless some other alternative method to 
provide the required parking is approved by the director. 

27. The permittee shall provide bicycle parking as required by the County Code, 
calculated at a parking ratio of one space per each 5,000 square feet of gross floor 
area for short-term bicycle parking, and one space for each 12,000 square feet for 
long-term bicycle parking. The commercial uses have a square footage of 129, 926 
square feet which would require not less than 25 short-term spaces and 10 long
term spaces be provided based on the applicable ratio. 

If the permittee alters the property with an addition of more than 15,000 square feet 
of floor area so as to require bicycle parking beyond the minimum requirement, the 
permittee shall submit an application for a parking permit, variance, or other 
applicable permit, as determined by the Director, within 90 days of such occurrence. 

28. Where tandem parking is proposed for nonresidential uses, there shall be valets or 
other persons employed to assist in the parking of automobiles. The ratio of valets 
to parking spaces shall be established with a Revised Exhibit "A" to the satisfaction 
of the Director. The parking of automobiles by valets on public streets shall be 
prohibited. Each tandem space shall be eight feet wide; the length of the space shall 
be 18 feet for each automobile parked in tandem. Parking bays shall contain only 
two parking spaces where access is available from only one end. Bays of four 
parking spaces may be permitted where access is available from both ends. 

29. Licensed and bonded valet parking service, as defined in Title 7 of the County Code, 
is authorized to be performed as an incident to business, occupation or activity legally 
established on the Project site. 

30. If valet parking service fees are charged, at each location at which a bailer surrenders 
a vehicle for parking, the valet parking service licensee shall erect and maintain a 
sign stating rates, including the maximum charge, and the time at which the licensee 
goes off duty. 
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31. The valet parking service licensee, the agents and employees, shall notify the sheriff 
whenever a vehicle has been left for a period in excess of 48 hours without a prior 
contractual agreement for such period of time, in order to determine whether the 
vehicle is stolen or abandoned. 

KKS:SDJ 
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PROJECT SUMMARY 

OWNER I APPLICANT 

Parallax Investments 

PROJECT OVERVIEW 

PROJECT NUMBER HEARING DATE 

R2014-01529-(4) September 7, 2016 

REQUESTED ENTITLEMENTS 

Vesting Tentative Parcel Map PM072916 
Zone Change No. 201400008 
Conditional Use Permit No. 201400062 
Parking Permit No. 201400006 
Environmental Assessment No. 201400121 

MAP/EXHIBIT DATE 

October 28, 2015 

To create three parcels, including one industrial parcel developed with commercial retail, restaurant and office uses, and 
two commercial parcels developed with hotels on 14.85 acres. 

LOCATION 

18800 Railroad Avenue, Rowland Heights, CA 

ASSESSORS PARCEL NUMBER(S) 

8264021020 

8264021027 

GENERALPLAN/LOCALPLAN 

Rowland Heights Community Plan 

LAND USE DESIGNATION 

I (Industrial) 

PROPOSED UNITS 

N/A 

MAX DENSITY/UNITS 

N/A 

ENVIRONMENTAL DETERMINATION (CEQA) 

ACCESS 

Gale Avenue 

SITE AREA 

14.85 gross acres 

ZONED DISTRICT 

Puente 

ZONE 

M-1.5-BE (Light Industrial- Billboard Exclusion) 

COMMUNITY STANDARDS DISTRICT 

Rowland Heights Community Standards District 

An Environmental Impact Report ("EIRtt) has been prepared for the project (SCH 2015061003). The report has 
determined that potential impacts to air quality, land use and planning, noise, transportation and traffic and utilities and 
service systems, water supply would be reduced to less than significant with project design features and mitigation 
measures pursuant to CEQA reporting requirements. The report indicated the project would result in significant and 
unavoidable operational air quality and traffic impacts the environment. 

KEY ISSUES 

• Consistency with the Rowland Heights Community Plan 
• Satisfaction of the following Seclion(s) of Title 22 of the Los Angeles County Code: 

o 22.56.040 Conditional Use Permit Burden of Proof Requirements 
o 22.56.1020 Parking Permit Burden of Proof Requirements 
o 22.52.1110 Number of Vehicle Parking Spaces Required 

CASE PLANNER: 

Steven Jones 

PHONE NUMBER: 

(213) 974 - 6433 

E-MAIL ADDRESS: 

sdjones@planni ng. lacounty .gov 
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2010400121 

ENTITLEMENTS REQUESTED 

STAFF ANALYSIS 
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• Vesting tentative parcel map to create three (3) parcels and 155 commercial 
condominium units in conjunction with a proposed retail shopping center on 14.85 
gross acres pursuant to Sections 21.48.010 and 21 .48.090 of Title 21 of the Los 
Angeles County ("County") Subdivisions Ordinance and the Subdivision Map Act. 

• Zone change from zone M-1 .5-BE (Restricted Heavy Manufacturing, Billboard 
Exclusion) to zone C-3-DP (General Commercial-Development Program) for hotel 
uses on Parcels 2 and 3 of the vesting tentative parcel map pursuant to Title 22 of 
the County Zoning Code ("Zoning Code") Sections 22.16.070, 22.16.080 and 
22.16.090. 

• Conditional use permit ("CUP") to authorize: 
a) Development Program associated with the proposed Zone Change for 

hotel uses on proposed parcels 2 and 3 pursuant to County Code Sections 
22.40.030 and 22.40.040; 

b) New commercial center within proposed parcel 1 as required by the 
Rowland Heights Community Plan pursuant to County Code Section 
22.44.132; 

c) Structures to exceed the maximum height of 45 feet above grade by 27 
feet for a total of 72 feet plus eight feet building equipment for new hotels 
on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

d) On-site grading involving approximately 322,619 cubic yards of cut and fill 
with 48,301 cubic yards of export pursuant to County Code Section 
22.32.140; and 

e) Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

• Parking permit to authorize 1 , 128 on-site vehicle parking spaces which are 381 
fewer spaces than the required 1,509 on-site vehicle parking spaces for all 
proposed uses; to allow use of 75 additional off-site vehicle parking spaces located 
on a 0.79-acre parcel within City of Industry municipal boundary pursuant to 
Chapter 22.52, Part 11 of Title 22 of the County Code for a total of 1,203 combined 
on-site and off-site parking spaces; and for shared parking between uses as set 
forth in Section 22.56.990 of the Zoning Code. 

PROJECT DESCRIPTION 
The project applicant proposes to subdivide 14.85 gross acres (13.3 net acres) to create 
three parcels developed with two hotels and 155 commercial retail condominium units 
within four detached structures located at 18800 Railroad Avenue within unincorporated 
Los Angeles County. The proposed industrial lot developed with commercial retail 
condominium units 

cc 02fJIJ 
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would occupy approximately 8.18 net acres of the project site. The proposed commercial 
lots developed with hotels would occupy approximately 5.15 net acres of the project site. 

The project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to subsidence, 
shrinkage and additions, 41 , 109 cubic yards of export off site and 130 ,534 cubic yards of 
fill material on the site for a total of approximately 356,547 cubic yards of earth movement 
for site preparation and 322,619 cubic yards of cut, 274,318 cubic yards of fill and 48 ,301 
cubic yards of earth material for off-site export, totaling 645,238 cubic yards of earth 
movement associated with further development and construction of the site. The project 
proposes a grading total volume of approximately 1,001,785 cubic yards. · 

The proposed improved areas of the project site would include 129,926 square feet of 
retail, restaurant and office space, 1,203 vehicle parking spaces, 320,880 square feet and 
472 rooms of hotel space within two separate buildings of six stories each and an access 
road. 

The project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the project site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and the 
unincorporated County of Los Angeles. The project site would also be planted with 
indigenous native trees and shrubs and other drought tolerant landscaping. 

SITE PLAN DESCRIPTION 
The site plan for the project depicts the Project Site on three parcels with six buildings. 
Parcel 1 is developed with four (4) detached buildings situated throughout the easterly 
portion of the Project Site. A full-service hotel is proposed for parcel 2 and an extended
stay hotel is proposed to be developed on parcel 3 on the westerly portion of the Project 
Site, all accessed from private driveways and a fire lane from Gale Avenue. The site plan 
depicts parking and landscaping distributed throughout the site by means of a 
combination of subterranean/structured and surface parking, with the majority of the 
spaces used for vehicle spaces found between the four detached structures and other 
spaces sited around the two hotel structures. The 75 off-site spaces used for vehicle 
parking are proposed to be developed within the City of Industry on an adjacent parcel 
along proposed parcels 1 and 3. The site plan shows that the project consists of a 
network of pedestrian paths that provide entrance to the buildings onsite, parking and 
landscaping, on-site common open space amenities for community identification and 
visual enhancement of the site. 

Walls at the rear of and located on the east and west property lines of the site are 
proposed to be 9.5 feet and 11 feet in height, respectively. The walls would not block 
views or impede fines of sight for safety. Fence and wall heights are regulated in required 

cc !J2'J11 
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yards. No yards are required for properties within zone M-1.5-BE and C-3, only general 
and parking lot landscaping, therefore the proposed walls are in keeping with the Code 
and the existing pattern of development. 

The project site fronts onto Gale Avenue. Primary vehicular ingress and egress is 
proposed to be provided by a shared driveway on Gale Avenue between the commercial 
uses on parcel 1 and the hotels on parcels 2 and 3. A reciprocal access easement is 
required for the development to share right-of-entry. Additional ingress and egress is 
proposed to be provided via a driveway entrance to parcel 1 from the existing Gale 
Avenue driveway shared with the Rowland Heights Plaza Shopping Center along the 
eastern site boundary. 

MAP DESCRIPTION 
A vesting tentative parcel map is proposed for subdividing the existing 14.85-acre property 
into the above-described three parcels. Proposed parcel 1 is proposed to be 8.18 net acres 
arranged at the east portion of the site. A 1.93 net acre parcel 3 is proposed to be situated 
behind a proposed 3.22 net acre parcel 2 at the west area of the site. The applicant has 
requested to waive the street frontage requirement for parcel 3. Parcel 1 is the industrial lot 
proposed to be developed with commercial uses contained within a condominium project for 
up to 155 attached commercial units in four detached structures whereby the owners of 
the units of air space will hold an undivided interest in the common areas, which common 
areas will, in turn, provide the necessary access and utility easements for all of the units. 

Parcels 2 and 3 are depicted as sharing access and would require a reciprocal access 
agreement for the common driveway. 

EXISTING ZONING 
The subject property is zoned M-1.5-BE (Restricted Heavy Manufacturing - Billboard 
Exclusion Zone). 

Surrounding properties are zoned as follows: 
North: City of Industry- I (Industrial) 
South: M-1 .5-BE, R-1 (Single-Family Residence Zone) 
East: M-1.5-BE 
West: City of Industry - C (Commercial), IC (Industrial - Commercial Overlay) 

EXISTING LAND USES 
The site fronts along Gale Avenue, currently has no structures, and is developed with 
a three-lane detour road constructed in 2013 by the Alameda Corridor East (ACE) 
construction authority project. ACE construction authority is a single purpose construction 
authority created by the San Gabriel Valley Council of Governments in 1998 to mitigate 
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the impacts of significant increases in rail traffic over 70 miles of mainline railroad in the 
San Gabrie' Valley. 

Construction of the Nogales Street Grade Separation project necessitated the temporary 
easement known as Charlie Road on the project site. The roadway averages 40 feet in 
widtht with a traffic signal at its intersection with Gale Avenue and warning 
devices/flashing lights at the railroad track crossing. The temporary road also has a 
paved pedestrian sidewalk along its eastern side and a dual concrete box culvert/bridge 
crossing for the on-site storm drain. A construction staging area and temporary parking 
stalls were established on the project site at the east property line due to the need to 
relocate parking from the adjacent parcel because of the ACE project construction 
activity. 

The majority of the project site is located within the unincorporated community of 
Rowland Heights, adjacent to the City of Industry and within a concentration of light 
industrial and commercial uses centered on Nogales Street near its interchange exit 
with SR-60. This concentration is part of an approximately 14-mile-long corridor of 
predominantly industrial land uses, most of it contained within the City of Industry. The 
City of Industry abuts the property. The northernmost portion of the project site is a 
vacated segment of Railroad Street south of the Union Pacific Railroad/Metrolink 
tracks, entirely within the City of Industry. This jurisdictional border between the 
unincorporated County and the City of Industry wraps around the project site to the north 
and west. The site is bordered on the west within the City of Industry by the Concourse 
Business Park, which houses office and wholesale commercial and light industrial 
operations. A Best Western Plus Executive Inn hotel is located directly across Gale 
Avenue. Mandarin Plaza Shopping Center is located to the southeast. The project site is 
bordered on the east by the Rowland Heights Plaza Shopping Center. The shopping 
center's western driveway, accessed from Gale Avenue, abuts the project site's eastern 
boundary. Properties north of the project site are located within the City of Industry and 
include Nogales Industrial Park. The areas directly adjacent to the project site are mostly 
developed within areas of llttle variation in topography. 

The site has been used for agricultural endeavors through the mid-1990s. The site 
has gently roUing topography and a maximum elevation differentia l of approximately 
42 feet between its high point near the southeast corner at Gale Avenue and lts low 
point in the northwest corner within the storm drain channel. 

A related project, the Nogales Street Grade Separation and Roadway Widening Project, 
is to construct a six-lane roadway underpass and double track railway bridge to grade
separate Nogales Street from the railroad between San Jose Avenue and Gale. 
Avenue/Walnut Drive North. Gale Avenue and Walnut Drive North near Nogales Street 
will be widened to two lanes in each direction. The ACE project construction is anticipated 
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to be complete in the summer of 2016. Upon completion, the ACE authority will demolish 
the temporary road also, paved pedestrian sidewalk along its eastern side, dual concrete 
box culvert/bridge crossing for the on-site storm drain, construction staging area and 
temporary parking and restore the project site to its pre-construction, vacant condition. 

A partially channelized storm drain extends from near the project site's northeast corner, 
where it receives upstream flows from the County's 90-inch underground storm drain, to 
its northwest corner, where it discharges into the City of Industry's 94-inch underground 
storm drain. The storm drain currently supports willows and other riparian vegetation that 
must be maintained cleared as required by the County of Los Angeles and City of Industry 
Public Works Departments to maintain storm flow capacity. Other vegetation on the 
project site includes non-native grasses, brush and scattered trees, including palms, near 
the eastern edge of the property. 

Surrounding properties are developed as follows: 
North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60 - Pomona Freeway, single-family residences, 

Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

PREVIOUS CASES/ZONING HISTORY 
Zoning was established as unclassified in 1927. The zone district was named the Puente Zoned 
District, effective on May 25, 1948, following the adoption of Ordinance Number 5122. The 
adoption of Ordinance No. 5214, October 19, 1948 established the zoning as A-1-10,000. The 
current M-1.5-BE zoning on the subject property became effective on June 10, 1986, following 
the adoption of ZC85-201, amending section 387 of Ordinance No. 1494. 

The subject property was created with the recordation of PM13106, September 28, 1983. 

A proposal to subdivide and develop the property with 536,000 square feet of retail, restaurant 
and other outdoor entertainment uses was withdrawn prior to preparation of an associated 
environmental document and a decision on the project. 

Unconditional certificates of compliance 2016000158 and 2016000159 were recorded in early 
2016 to comply with the subdivision map act for parcels created by deed. Case No. 
RPPL2016001399 is a current request for a lot line adjustment that would be withdrawn after the 
continued processing and approval of the current subdivision request. 

ENVIRONMENTAL DETERMINATION 
The County Department of Regional Planning has determined by way of an Initial Study 
and identified in the Notice of Preparation sent to agencies, that an Environmental Impact 
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Report ("EIR") was necessary for the project. The areas of potential significant 
environmental impact addressed in the Draft EIR include the fol lowing: 

• Air Quality 
The project would result in increased air emissions associated with construction 
and operations that could lead to a violation of an air quality standard or contribute 
substantially to an existing or projected air quality violation. 

• Greenhouse Gas Emissions 
A significant impact could occur if the GHG emissions are not consistent with the 
Los Angeles County Community Climate Action Plan. 

• Hydrology and Water Quality 
The project could potentially increase the volume of storm water runoff and 
contribute to pollutant loading in storm water runoff. 

• Land Use & Planning 
The project could have a significant impact if not consistent with applicable County 
General and Community Plans and the Zoning Code. 

• Noise 
On-site construction noise associated with the project would exceed the 
established thresholds at nearby noise-sensitive receptor locations. 

• Public Services 
Cumulative operational project would place an increased demand on Fire 
Department and Sheriff Department protection services by tenants and owners 
requiring action for routine and emergency responses. 

• Transportation & Traffic 
Construction and operational traffic would exceed the applicable County 
significance threshold at five intersections during the Saturday and mid-day peak 
and one intersection during the A.M. and P.M. weekday peaks. 

• Utilities and Service Systems. Water Supply 
A significant impact could occur if wastewater collection system capacity problems 
result or if a new or expanded wastewater collection or treatment facilities are 
required. 

The following areas require no further environmental review as described in the Initial 
Study. 

• Agriculture/Forest 
• Hazards and Hazardous Materials 
• Mineral Resources 
• Population and Housing 
• Recreation 
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As identified in the DEIR, after implementation of the required mitigation measures, the 
project would result in the following significant adverse impacts to the environment: 

• Operational air quality impacts: 
Project operations emissions levels above SCAQMD significant threshold could 
result. 

• Operational traffic impacts: 
Project traffic impacts plus cumulative traffic conditions are considered significant 
and unavoidable at Fullerton and Colima Roads and Nogales Street and Colima 
Road. 

STATEMENT OF OVERRIDING CONSIDERATIONS 
The decision makers would weigh the benefits and value of the project compared to the 
remaining significant impacts after all feasible mitigation has been considered. A 
statement of overriding considerations is required to allow for approval in light of the 
above remaining significant and unavoidable impacts of the project. Public benefits of 
the project include increased employment and economic opportunities for the area, 
including the expanded variety of commercial retail options to serve Rowland Heights 
community residents. Locating commercial development and hotels in close proximity to 
existing commercial and light industrial uses avoids displacing residents and using 
agricultural land and/or open space or introducing incompatible land uses to an area. 
Employment opportunities created by the proposed commercial businesses and hotels 
would likely draw from the existing labor force in the area, and not induce substantial 
indirect population growth. Project objectives include short-term construction trade jobs, 
long-term service opportunities and professional employment. Using the large buildable 
lot area to develop high quality, low-rise structures used for commercial enterprises with 
a diverse of tenant spaces for commercial retail, restaurant and offices with proximity to 
public transportation provides a range of goods and services to the community in keeping 
with the Community Plan and the project objectives. Providing hotel rooms 
accommodates the growing need for transient options and meeting facilities for corporate, 
commercial and entertainment demands generated by businesses, leisure and tour 
groups and area visitors to the San Gabriel Valley and the larger Los Angeles area. 
Hotels along this transportation corridor will provide travelers and businesses with local 
options for hotel stays. These, and other project design features beyond those that are 
required, more fully described in the CEQA Findings of Fact and Statement of Overriding 
Considerations, provide benefits supporting the determination that the benefits of the 
project outweigh the project's remaining and significant unavoidable impacts. 

STAFF EVALUATION 
General Plan/Community Plan Consistency 
The project site is located within the Industrial land use category of the Rowland Heights 
Community Plan. This designation is intended for manufacturing, warehousing, and 

cc 0113:fl 



PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PARCEL MAP NO. 072916 
ZONE CHANGE NO. 201400008 
CONDITIONAL USE PERMIT NO. 201400062 
PARKING PERMIT NO. 2014000006 
ENVIRONMENTAL ASSESSMENT (EIR) NO. 
2010400121 

STAFF ANALYSIS 
PAGE 8OF19 

heavy commercial uses. The creation of three parcels, including one industrial parcel 
proposed to be developed with commercial retail, restaurant and office uses, and two 
commercial parcels proposed to be developed with hotels on 14.85 acres are permitted 
uses within the existing and proposed zoning and are therefore consistent with the 
permitted uses of the underlying land use category. 

The following policies of the 1980 General Plan are applicable to the proposed project: 

• Place major emphasis channeling new intensive commercial development into 
multipurpose centers. 

The project proposes to provide commercial retail, restaurants and office spaces 
within the commercial shopping center, plus the two hotels, in close proximity to other 
existing commercial uses, and the project concentrates development for more efficient 
utilization of public services and facilities, reduced energy consumption and improved 
air and water quality. 

• Protect prime industrial lands from encroachment of incompatible uses. 
The objectives and policies of the Land Use Element support the countywide General 
Plan policy of encouraging a more concentrated urban pattern through the infilling of 
bypassed lands and focusing of new urban development in the most suitable 
locations. The subject industrial parcel is surrounded by variable uses permitted in 
the Restricted Heavy Manufacturing zone. The subject project would be compatible 
with such uses. 

• Assure that new development is compatible with the natural and manmade 
environment by implementing appropriate locational controls and high quality 
design standards. 

Objectives of the Land Use Element include encouraging high quality design in all 
development projects, compatible with and sensitive to the natural and manmade 
environment. The project is sensitive to the natural ecological , scenic, cultural and 
open space resources as the site is already disturbed and surrounded by an urban 
environment. 

• Promote neighborhood commercial facilities which provide convenience goods 
and services and complement community character through appropriate scale, 
design and locational controls. 

The project's objectives include providing a variety of commercial uses including retail, 
restaurant and office uses and two hotels to provide a range of goods and services to 
the community and for visitors to the community. 

cc 0113' 3 



PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PARCEL MAP NO. 072916 
ZONE CHANGE NO. 201400008 
CONDITIONAL USE PERMIT NO. 201400062 
PARKING PERMIT NO. 2014000006 
ENVIRONMENTAL ASSESSMENT (EIR) NO. 
2010400121 

STAFF ANALYSIS 
PAGE 9OF19 

• Ensure that future land division activity within Los Angeles County occurs with 
State and County subdivision laws. 

The map meets the requirements contained within the Subdivision Map Act and the 
County's Subdivision Code. 

The following policies of the Community Plan are applicable to the proposed project: 

• Prohibit residential uses in industrial areas. 
The project's objectives do not include residential uses in industrial areas. A zone 
change request is a part of the scope of the project to authorize the hotel uses. 

• Prohibit mobile home parks in industrial areas. 
A mobile home park is not a part of the project. 

• Design new subdivisions to minimize their impacts on community character, 
surrounding neighborhoods, and natural features. 

The project proposes to match the existing pattern of development. No natural 
hillsides are present on the site. No watercourse alteration is proposed and native 
vegetation and landscaping is proposed to be planted on the site to screen or soften 
the visual impact. Utilities are required to be underground. Traffic impacts are 
mitigated to the greatest extent feasible, and proposed on-site shared parking along 
with dedicated off-site parking is anticipated to meet necessary parking supply 
demanded. 

• Encourage the beautification of new and existing commercial areas. 
A minimum of ten feet of landscaping is proposed along the street frontage of both 
proposed parcels having street frontage. A minimum of five percent of the parking 
area is proposed to be landscaped. No freestanding portable signs are proposed. 
One sign reflecting the architectural style of the center shall be allowed for the street 
frontage of the shopping center listing all businesses. The applicants are requesting 
a conditional use permit, which includes provisions to ensure compliance with Plan 
requirements for a project to be in general harmony with the area for commercial retail 
and restaurant facades, and office, and industrial uses that are similar to the proposed 
uses surrounding the site. 

Zoning Ordinance and Development Standards Compliance 
Pursuant to Section 22.32.150 of the County Code, establishments in the M-1 .5-BE Zone 
are subject to the following development standards: 

• Floor area ratio ("FAR"). The maximum allowable FAR shall be 1.0 (Gross). The 
average FAR is 0.78. The FAR for parcel 1 is proposed to be .367, 1.35 for parcel 
2 and 1.55 for parcel 3. The project total FAR meets the maximum allowable FAR. 

cc 01131l 



PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PARCEL MAP NO. 072916 
ZONE CHANGE NO. 201400008 
CONDITIONAL USE PERMIT NO. 201400062 
PARKING PERMIT NO. 2014000006 
ENVIRONMENTAL ASSESSMENT (EIR) NO. 
2010400121 

STAFF ANALYSIS 
PAGE 10 OF 19 

• Outside display and storage. No outside display or storage is proposed. 

• Parking. Vehicle parking shall be provided as required by Part 11 of Chapter 
22.52. The applicant is requesting a parking permit to authorize fewer vehicle 
parking spaces than the estimated required vehicle parking spaces for all proposed 
uses, and to allow use of 75 offsite vehicle parking spaces located on a 0.79-acre 
parcel within City of Industry municipal boundary pursuant to Chapter 22.52, Part 
11 of Title 22. 

• Signs. Signs shall comply with the requirements of Part 10 of Chapter 22.52. All 
signs are proposed to meet the Zoning Code standards prescribed for location, 
style, size, color, font, materials and any other applicable sign features so that all 
new business signs in the project will be compatible with each other. 

Pursuant to Section 22.44.150 of the County Code, establishments in the Rowland 
Heights Community Standards District ("CSD") are subject to the following development 
standards: 

• Community-wide Development Standards. All properties shall be neatly 
maintained, and yard areas that are visible from the street shall be free of debris, 
trash, lumber, overgrown or dead vegetation, broken or discarded furniture, and 
household equipment such as refrigerators, stoves and freezers. No zoning 
vio lations were observed on the property at the time of staff's visit. 

• Zone-Specific Development Standards. 

• Zones C-3 I M-1.5-BE 

Signs. The applicant has requested authorization of a sign program 
to construct a freestanding sign and wall business signs to 
coordinate business signage within a commercial center consisting 
of three or more businesses. A freestanding monument sign is 
proposed adjacent to where the common access driveway meets 
Gale Avenue. Wall business signs are proposed along separate 
business frontage entrances to match the style, color and materials 
of the structure. 

General Landscaping. A minimum of 10 percent of the net lot area 
is proposed to be landscaped with native vegetation consisting of a 
minimum of 24-inch and 36-inch trees, 5 and 15 gallon-size shrubs, 
and ground cover and shall be maintained with regular pruning, 
weeding, fertilizing litter removal and replacement of plants, when 
necessary, and incidental walkways that may be developed within 
the landscaped area to access pedestrian pathways. 
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Parking Lot Landscaping. A minimum of five percent of the gross 
area of the parking lot is proposed to be landscaped for maximum 
aesthetic effect and the parking lot's compatibility with adjoining 
uses. The project complies with the applicable sections of the 
Healthy Design Ordinance (HOO) and the 2016 tree planting 
requirements. 

Lot Coverage. A cumulative lot coverage of 40 percent of the net 
area is allowed and 26 percent net lot coverage for the project total 
is proposed. 

Architectural Features. The land proposed to be developed 
adjoins Gale Avenue. At least 25 percent of each structure's fac;:ade 
that faces Gale Avenue is proposed to consist of materials or designs 
that are distinguishable from the rest of that faffade with recessed 
windows, offset planes or similar architectural accents. No long, 
unbroken facades are proposed. 

Deceleration/Acceleration Lane. A deceleration lane is proposed 
to adjoin the private drive and fire lane entrance along Gale Avenue. 
The improvement is proposed to be designed and dedicated 
consistent to the requirements imposed by the County of Los 
Angeles Department of Public Works. 

Parking for Take-Out Eating Establishments. Though the project 
does not propose take-out establishments within the commercial 
establishments, they are not prohibited, and necessary parking 
would be provided if any future establishments included take-out. 

Structure Height. The maximum heights of structures may not 
exceed 45 feet above grade. The applicant is requesting 
authorization to construct hotel structures on the newly zoned C-3-
DP parcels at approximately 72 feet in height. 

Conditional Use Permit 
Pursuant to Sections 22.40.030 and 22.56.040, a Development Program is required to 
provide a zone where development will conform to plans and exhibits where such plans 
and exhibits constitute a critical factor in the decision to rezone. Adherence to 
development plans is assured by the requirement of submission and approval of a 
conditional use permit incorporating a development program by the applicant providing 
necessary safeguards to insure completion as specified. 

The applicant has requested a conditional use permit for a development program with 
an exhibit showing the location of all proposed structures, grading, yards, walls, walks, 
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landscaping, height, bulk and arrangement of buildings and structures, signs and the 
color and appearance of buildings and structures that make the development attractive, 
adequately buffered from adjacent more restrictive uses. and in keeping with the 
character of the surrounding area. 

As mentioned above, the new commercial center within proposed parcel 1, as required 
by the Rowland Heights Community Plan pursuant to County Code Section 22.44.132, 
would meet the community standards by exceeding the landscaping requirements and 
providing harmonious building faQades and a sign program where the font, materials and 
architectural accents are similar. 

Structures to exceed the maximum height of 45 feet above grade by 27 feet for a total of 
72 feet for new hotels on parcels 2 and 3 are proposed pursuant to County Code Sections 
22.40.030 and 22.40.040 with an additional 8 feet for building equipment. Since this 
equipment is not contained within the roofed structure, the total , maximum height is 
considered 80 feet. The Zoning Code allows height limits to be the total floor area in all 
the buildings on any one parcel of land up to 13 times the buildable area of such parcel. 
§22.52.050 says that maximum height includes space within a roof structure except cellar 
floor space, parking floor space or for the housing of building operating equipment or 
machinery. 13 times the building area is a maximum of 1,823,421 .6 square feet for parcel 
2 and 1,092,920 square feet for parcel 3. The hotel on parcel 2 is proposed to contain 
189,950 square feet or 1 percent of the buildable area and the hotel on parcel 3 is 
proposed to contain 130,930 square feet or 1.4 percent of the buildable area. The 
property is bordered by industrial and commercial uses and the 60 freeway is to the south 
of the project. The project buildings matches the existing pattern of development in that 
other buildings near the site and in close proximity to the freeway have been erected 
higher than the 45 foot maximum. 

There are no residences within 300 feet and the development program allows height to 
be determined in the conditions and limitations of the approved program. The proposal 
is in keeping with preservation of the residential character of the greater community and 
is consistent with the urbanized, commercial/industrial character of the adjacent uses. 

On-site grading involving approximately 192,085 cubic yards of cut and 130,534 cubic 
yards of fill for 322,619 cubic yards of cut and fi ll total with 48,301 cubic yards of export 
pursuant to County Code Section 22.32.140 is proposed to prepare the site to meet 
project objectives and required development standards. The applicant proposes to 
comply with requirements to address dust control, noise and vibration, hauling and hours 
of operation by adherence to County Codes. 

Sale of a full line of alcoholic beverages for on-site consumption in conjunction with 
normal operations of the two proposed hotels pursuant to County Code Section 

CC!>l13•3 
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22.28.210. A full line of alcoholic beverages is part of the hotels' service offerings. There 
are no places of worship, schools, parks, playgrounds, or other similar sensitive uses 
located within a 600-foot radius. There are 60 active California Department of Alcoholic 
Beverage Control type 41 licenses issued for census tract 4082.11 and 68 for zip code 
91748. 

The applicant's request includes authorization to receive one license for alcoholic 
beverage sales for on-site consumption at each proposed hotel, for a total of two licenses. 
One license will be associated with the hotel located on parcel 2, and the other, with the 
hotel located on parcel 3. The request is compatible with the community development 
pattern in the area. Five (5) licenses are located within a 500-foot radius of the site. The 
license would aid with implementation of project objectives including providing a service 
and an amenity of the hotel and would contribute to the success and vitality of the project. 

Although there are five (5) other establishments that sell alcohol for on-site consumption 
within 500 feet of the project Site, the Project provides a public convenience as it allows 
for sales of full lines of alcohol in conjunction with the operation of hotels. The Project will 
provide the public with a convenient location for transient stays, dining and a full line of 
alcoholic beverages, in a safe and well-lit environment. The proposed hotels represent a 
major financial investment in the area. The hotels will actively contribute to the community 
by both the creation of employment and economic stimulation to the area. Allowing the 
sale of a full line of alcoholic beverages incidental to the on-going operations enhances 
the economic vitality of the existing business. 

The hotel uses are compatible and complimentary to each other and the other uses in the 
area. 

Parking Permit 
The purpose of a parking permit, pursuant to Section 22.56.990, is to provide flexibility 
in parking requirement for uses that have particular characteristics, warranting reduced 
parking allowing shared use parking facilities by two or more uses. The owner must 
record a covenant providing that the owner or their successor in interest will develop 
and maintain the parking spaces needed to conform to Part 11 of Chapter 22.52. The 
agreement shall be recorded on both the parcel of land containing the principal use as 
well as the parcel of land developed for off-site parking. 

Pursuant to Section 22.56.1020, a parking permit can authorize a reduction in parking 
spaces when it can be shown that there is no need for the additional parking, that there 
will be no conflicts arising from special parking arrangements, and that the requested 
parking permit will not result in traffic congestion, excessive off-site parking, or 
unauthorized use of parking facilities developed to serve surrounding property. 
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Parking facilities shall be conveniently and permanently maintained in the number 
prescribed below: 

Use Size Code Parking No. of Spaces 

Subtotal Hotel A 503 

Subtotal Hotel B 136 

Subtotal Plaza 870 
Total parking required 1,509 

1 Occupancy determination calculated as an "unconcentrated (tables and chairs)" function of space with an 
occupant load factor of 15 square feet net per occupant. 

2 Occupancy determination calculated as a "kitchen, commercial'' function of space with an occupant load 
factor/floor area of 200 square feet gross per occupant. 
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The project proposes compatible uses that create "captive" markets, as discussed in the 
parking analysis. Patrons of the commercial uses are expected to be guests of the 
hotels and/or restaurants. The application of shared parking minimizes the need to 
duplicate parking supply at commercial projects when a single space satisfies the need 
of multiple unit occupants. 

The applicant stipulates in the attached parking analysis that parking would be provided 
for the various components of the project based on phasing. Temporary arrangements 
for parking during construction of individual components may be required as the project 
approaches build-out. 

The parking analysis forecasts parking demand at a need of 1, 130 spaces used for 
vehicle parking at peak times. The proposed supply of 1,203 spaces would be sufficient 
to accommodate the need. Pursuant to Section 22.56.1762.A.1 and 22.56.1762.F, 
when a reduction of less than 30 percent in the number of vehicle parking spaces 
required by Title 22 is proposed, the Director, without public hearing, may approve an 
application for a site plan review requesting a minor deviation in required vehicle 
parking requirements, however, this procedure does not apply where an application for 
a permit, zone change or subdivision has been concurrently filed. The project will also 
be developed in phases to ensure an adequate supply of parking is provided. 

Zone Change 
The project proposes a zone change to C-3-DP to accommodate the proposed hotel 
uses on parcels 2 and 3 of the parcel map. The zoning of parcel 1 developed with 
commercial uses shall remain zone M-1 .5-BE. Pursuant to Sections 22.16.070, 
22.28.220 and 22.40.040 of the County Code, zone changes may be initiated to change 
zones and remove or modify any regulation where the board of supervisors find that the 
public convenience, the general welfare of good zoning practice justifies such action 
and property in zone ()-DP may be used for any permitted in the basic zone subject to 
conditions and limitations of the conditional use permit, including the development 
standards of the development program. The Commission makes a recommendation to 
the Board of Supervisors for action on the zone change request and all associated 
items are called up for review and are not effective until action of the Board is effective. 

Development programs for zone changes must provide necessary safeguards to insure 
completion of the proposed development by the applicant forestalling substitution of a 
lesser type of development contrary to the public convenience, welfare or development 
needs of the area. Conditions are required for every development program in an 
approved conditional use permit that include the requirement that all improvements be 
completed prior to the occupancy of any structures and authorizing phases of 
development. 
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Establishments in zone C-3 are subject to the following development standards: 

1. That not to exceed 90 percent of the net area be occupied by buildings, with a 
minimum of 10 percent of the net area landscaped with a lawn, shrubbery, 
flowers, and/or trees, which shall be continuously maintained in good condition. 
Incidental walkway, if needed, may be developed in the landscaped area. 
A minimum of 10 percent of the net lot area Is proposed to be landscaped with 
native vegetation consisting of a minimum of 24-inch and 36-inch trees, 5 and 15 
gallon-size shrubs, and ground cover and shall be maintained with regular 
pruning, weeding, fertilizing litter removal and replacement of plants, when 
necessary, and incidental walkways that may be developed within the 
landscaped area to access pedestrian pathways. 

2. That there be parking facilities as requested by Part 11 of Chapter 22.52. 
Vehicle parking shall be provided as required by Part 11 of Chapter 22.52. The 
applicant is requesting a parking permit to authorize fewer vehicle parking 
spaces than the estimated required vehicle parking spaces for all proposed uses. 
and to allow use of 75 offsite vehicle parking spaces located on a 0.79-acre 
parcel within City of Industry municipal boundary pursuant to Chapter 22.52, Part 
11 of Title 22. 

3. Outside Display. 
No outside display is proposed. All spaces used for vehicle parking and the 
adequate access must be maintained available. 

4. Outside Storage. 
No outside storage is proposed. All spaces used for vehicle parking and the 
adequate access must be maintained available. 

5. Ambulance Emergency Service Facilities. No more than two ambulances may 
be on site at any one time and a designated parking space shall be provided for 
each ambulance on site. 
No ambulance emergency service facilities are proposed. All spaces used for 
vehicle parking and the adequate access must be maintained available_ 

Site Visit 
Staff conducted a stte visit prior to the publ ic hearing. No illegal uses or nuisances were 
observed on the property. 

Burden of Proof 
The appl icant is required to substantiate all facts identified by Section(s) 22.16.110, 
22.56.090, 22.56.195.8 and 22.56.1020 of the County Code. The Burden of Proof with 
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applicant's responses is attached. Staff is of the opinion that the applicant has met the 
burden of proof. 

Neighborhood Impact/Land Use Compatibility 
The project site is currently developed with the ACE detour road, staging area and 
temporary parking lot. Since the site is already disturbed, authorization for the proposed 
subdivision would not alter the area's character. The subject property is surrounded by 
public, urban infrastructure including a railroad and streets and SR 60 - Pomona freeway, 
industrial buildings, office parks and commercial retail and restaurant uses. There are 51 
active California Department of Alcoholic Beverage Control type 41 licenses issued for 
census tract 4082.11 and 68 for zip code 91748. The applicant's request includes 
authorization to receive two licenses for alcoholic beverage sales for on-site consumption 
at each proposed hotel. One license will be associated with the hotel located on parcel 
2, and the other, with the hotel located on parcel 3. The request is compatible with the 
community development pattern in the area. Restaurants with licenses for alcoholic 
beverage sales will provide convenience and services to local residents, guests and 
employees of the area. The proposal for development is consistent with area's industrial, 
office park and commercial character. The two hotels are intended to accommodate the 
growing need for hotel options and meeting facilities that meet corporate and commercial 
demand and provide a high-quality extended-stay hotel for longer-term stays for family 
vacationers and business travelers to reduce vehicle miles traveled in a high-visibility 
location with freeway access. The development program, exhibit 'A' and conditions of 
approval would indicate that the design of buildings associated with the project including 
lobbies, service area, dining and kitchen facilities, location and number of elevators and 
other features indicate that the buildings are intended to be used for transient occupancy 
as a hotel, rather than as dwelling units for permanent occupancy. The guest rooms and 
suites will be rented or hired out to be occupied on a temporary basis by guests staying 
30 days or less. 

Modification Request for Waiver of Street Frontage Requirement 
County code section 21.24.290 states, "The alignment of streets shall be such as to 
provide frontage for lots in the division of land." County Code Section 21.24.040 allows 
the advisory agency to "modify the requirements of Sections 21.24.010, 21.24.020, 
21.24.190 and 21.24.290 where it finds that topographic conditions, title limitations, or the 
pattern of ownership or the state of development of parcels in the immediate vicinity of a 
division of land make the strict application of the provisions of these sections impossible 
or impractical and that the public health, safety and general welfare will not be adversely 
affected thereby." 

The applicant filed a request for a waiver of street frontage due to the state of 
development of parcels in the immediate vicinity and the unique design aspects of the 
project. The applicant's request and justification for the waiver is attached. It is staff's 
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opinion that the applicant has provided valid reasons for the street frontage waiver 
request. 

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS 
The conditions of all five departments of the Los Angeles County Subdivision Committee, 
which consists of the Departments of Regional Planning ("DRP"), Public Works, Fire, 
Parks and Recreations, and Public Health, based on maps dated October 28, 2015, are 
attached. 

OTHER AGENCY COMMENTS AND RECOMMENDATIONS 
The Walnut/Diamond Bar Station of the Los Angeles County Sheriff has recommended 
the locations have security cameras installed inside and outside facing the parking lot and 
that a bar setting have a security guard. It was additionally recommended that alcohol 
for sale be kept away from front doors and measures be taken to prevent burglaries. The 
correspondence is attached. 

LEGAL NOTIFICATION AND PUBLIC OUTREACH 
Pursuant to the provisions of Sections 22.60 .17 4 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 
Staff received 57 letters and 12 e-mails of support for the project, one opposition letter 
and one e-mail opposing the project. There was one e-mail and one letter, of which 
voiced neither support nor opposition to the project. The concerns included requiring 
signs for railroad crossing access and safety, noise and vibration impacts on the project, 
storm water runoff and drainage onto existing, adjacent properties, requiring the 
appropriate number of parking spaces, negative impacts from the increased traffic and 
congestion, energy conservation and costs of construction. Mitigation measures are 
incorporated in the project conditions that address the mitigatable environmental impacts. 
These, and other project design features beyond those that are required, more fully 
described in the CEQA Findings of Fact and Statement of Overriding Considerations, 
provide benefits supporting the determination that the benefits of the project outweigh the 
project's remaining and significant unavoidable impacts. 

FEES/DEPOSITS 
If approved, fees identified in the attached project conditions will apply unless modified 
by the Regional Planning Commission. 
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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 Number R2014-01529, Vesting Tentative 
Parcel Map 072916, Conditional Use Permit 201400062, and Parking Permit 201400006, 
subject to the attached conditions, and that the Commission recommend to the Board of 
Supervisors approval of Zone Change 201400008. 

SUGGESTED APPROVAL MOTION: 

I MOVE THAT THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC 
HEARING, CERTIFY THE FINAL ENVIRONMENTAL IMPACT REPORT ALONG 
WITH THE REQUIRED FINDINGS OF FACT AND STATEMENT OF OVERRIDING 
CONSIDERATIONS, AND ADOPT THE MITIGATION MONITORING AND 
REPORTING PROGRAM FOR THE PROJECT PURSUANT TO STATE AND LOCAL 
CEQA GUIDELINES. 

I MOVE THAT THE REGIONAL PLANNING COMMISSION APPROVE VESTING 
TENTATIVE PARCEL MAP NUMBER 072916, CONDITONAL USE PERMIT 
201400062, AND PARKING PERMIT 201400006 SUBJECT TO THE ATTACHED 
FINDINGS AND CONDITIONS, AND INDICATE ITS INTENT TO RECOMMEND 
APPROVAL OF ZONE CHANGE 201400008 SUBJECT TO THE ATTACHED 
FINDINGS AND CONDITIONS. 

Prepared by Steven Jones, Principal Regional Planning Assistant, Land Divisions Section 
Reviewed by Kim Szalay, Supervising Regional Planner, Land Divisions Section 

Attachments: 
Draft Findings, Draft Conditions of Approval 
Applicant's Burden of Proof statement 
Correspondence 
Environmental Document 
Site Photographs, Photo Simulations, Aerial Image 
Site Plan, Land Use Map 

KKS:SDJ 
08/08/16 
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THE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 

ZONE CHANGE NO. 201400008 

WHEREAS, the Regional Planning Commission of the County of Los Angeles 
has conducted a public hearing in the matter of Zone Change Case No. 
201400008 on September 7, 2016: 

WHEREAS, the Regional Planning Commission finds as follows: 

1. The Project Site located within the County of Los Angeles unincorporated 
community of Rowland Heights at 18800 Railroad Avenue, Puente zoned 
district. 

2. Zone Change No. 201400008 is a request to change 5.15 net acres from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-
DP (General Commercial-Development Program) so that a zoning 
designation for hotel use is in place for parcels 2 and 3 of the subdivision 
request pursuant to Title 22 of the County Zoning Code ("Zoning Code") 
Sections 22. 16.070, 22.16.080 and 22.16.090. 

3. The project is a request to authorize the development of a commercial 
condominium development of 155 units on one parcel and two separate hotels 
on one parcel each. The project required the following associated 
entitlements: 

a. Vesting tentative parcel map to create three parcels and 155 commercial 
condominium units in conjunction with the proposed retail shopping 
center pursuant to Sections 21.48.010 and 21.48.090 of Title 21 of the 
Los Angeles County ("County") Subdivisions Ordinance and the 
Subdivision Map Act. 

b. Conditional use permit ("CUP") to authorize: 
• Development Program associated with the proposed Zone Change 

for hotel uses on proposed parcels 2 and 3 pursuant to County Code 
Sections 22.40.030 and 22.40.040; 

• New commercial center within proposed parcel 1 as required by the 
Rowland Heights Community Plan pursuant to County Code 
Section 22.44.132; 

• Structures to exceed the maximum height of 45 feet above grade 
for a total of 80 feet for new hotels on proposed parcels 2 and 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 
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• On-site grading involving approximately 322,619 cubic yards of cut 
and fill with 48,301 cubic yards of export pursuant to County Code 
Section 22.32.140; and 

• Sale of two full lines of alcoholic beverages for on-site consumption 
in conjunction with normal operations of the two proposed hotels 
pursuant to County Code Section 22.28.210. 

c. Parking permit to allow 1, 128 on-site vehicle parking spaces which are 
381 fewer spaces than the required 1,509 on-site vehicle parking spaces 
for all proposed uses; to allow use of 75 additional off-site vehicle 
parking spaces located on a 0.79-acre parcel within City of Industry 
municipal boundary pursuant to Chapter 22.52, Part 11 of Title 22 of the 
County Code for a total of 1,203 combined on-site and off-site parking 
spaces; and for shared parking between uses as set forth in Section 
22.56.990 of the Zoning Code. 

4. The project is consistent with the Rowland Heights Community Plan, as it is 
consistent with the land use designation for the property and implements 
General and Community Plan Goals and Policies that support encouraging 
the beautification of new and existing commercial areas through the combined 
efforts of the public and private sectors. The project proposes a commercial 
development within a predominantly industrial and commercial area. As such, 
it will cause no adverse impact on the surrounding community and will 
enhance the character of the surrounding area. 

5. Approval of the vesting tentative parcel map, conditional use permit and 
parking permit and consideration of the Environmental Impact Report ("EIR") 
will not become effective unless and until the Los Angeles County Board of 
Supervisors ("Board") has approved the proposed Zone Change and adopted 
an ordinance effecting the proposed Zone Change, and such ordinance has 
become effective. 

6. The project site is approximately 14.85 gross acres in size, trapezoidal in 
shape and characterized with gently rolling topography. The subject property 
is currently developed with a temporary easement improved and known as 
Charlie (detour) Road and construction equipment and staging for the ACE 
grade separation project at Nogales Street. 

7. The exhibit 'A' included with the proposal depicts commercial retail, restaurant 
and office spaces proposed to be with four ( 4) detached buildings situated 
throughout the easterly portion of the Project Site. A full-service hotel is 
proposed for parcel 2 and an extended-stay hotel is proposed to be developed 
on parcel 3 on the westerly portion of the Project Site, all accessed from 
private driveways and a fire lane from Gale Avenue.The site plan depicts 
parking and landscaping distributed throughout the site by means of a 
combination of subterranean/structured and surface parking, with the majority 
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of the spaces used for vehicle spaces found between the four detached 
structures and other spaces sited around the two hotel structures. The 75 off
site spaces used for vehicle parking are proposed to be developed within the 
City of Industry on an adjacent parcel along proposed parcels 1 and 3. The 
site plan shows that the project consists of a network of pedestrian paths that 
provide entrance to the buildings onsite, parking and landscaping, on-site 
common open space amenities for community identification and visual 
enhancement of the site. 

8. Surrounding land uses within a 500-foot radius of the project site to the north 
are the Union Pacific Railroad, industrial and vacant properties. commercial 
retail uses. CA 60 - Pomona Freeway and single-family residences to the 
south, commercial retail uses to the east and industrial and offices with the 
City of Industry to the west. 

9. The project is consistent with the Industrial Land Use Category classification 
of the Rowland Heights Community Plan which authorizes commercial uses. 

1 O. The Zone Change 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 project site, and will not jeopardize, 
endanger, or otherwise constitute a menace to the public health, safety or 
general welfare because the property is proposed to be developed consistent 
with the existing pattern of development. 

11. The applicant has satisfied the "Burden of Proof' for the requested zone 
change. 

12. RESERVED (for hearing proceedings) 

13. Staff received 57 letters and 12 e-mails of support for the project, one 
opposition letter and one e-mail opposing the project. There was one e-mail 
and one letter neither of which voiced support or opposition to the project. 
The concerns included requiring signs for railroad crossing access and safety, 
noise and vibration impacts on the project, stormwater runoff and drainage 
onto existing, adjacent properties, requiring the appropriate number of parking 
spaces, negative impacts from the increased traffic and congestion, energy 
conservation and costs of construction. 

14. The County Department of Regional Planning has determined by way of an 
Initial Study and identified in the Notice of Preparation sent to agencies, that 
an Environmental Impact Report (EIR) was necessary for the project. 
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15. As identified in the Draft EIR, after implementation of the required mitigation 
measures, the project would result in the following significant adverse impacts 
to the environment: 

• Operational air quality impacts: 
Project operations emissions levels above SCAQMD significant threshold 
could result. 

• Operational traffic impacts: 
Project traffic impacts plus cumulative traffic conditions are considered 
significant and unavoidable at Fullerton and Colima Roads and Nogales 
Street and Colima Road. 

16. A Statement of Overriding Considerations concluded that the benefits of the 
project outweigh the remaining environmental impacts that cannot be reduced 
to a less than significant level. 

17. The Commission finds that a Mitigation Monitoring and Reporting Program 
("MMRP"), consistent with the conclusions and recommendations of the EIR, 
was prepared and that its requirements are incorporated into the provisions of 
the project's conditions of approval. 

18. The MMRP, prepared in conjunction with the EIR, identified in detail how 
compliance with its measures will mitigate or avoid potential adverse impacts 
to the environment by the project with the exception of the significant and 
unavoidable impacts related to air quality and traffic. 

19. Pursuant to the provisions of Sections 22.60.17 4 and 22.60.175 of the County 
Code, the community was appropriately notified of the public hearing by mail, 
newspaper and property posting. 

20. The Commission finds that designating the portion of the project as C-3-DP is 
necessary in order to maintain consistency with the Community Plan and to 
implement the project objectives. 

21. 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, CA 90012. 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: 
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1. Change of zone on Parcels 2 and 3 from M-1.5-BE (Restricted Heavy 
Manufacturing, Billboard Exclusion) to C-3-DP (General Commercial -
Development Program). 

2. That the Board of Supervisors consider and adopt the certified Final EIR. 
dated September 7, 2016, certify its completion in compliance with the 
California Environmental Quality Act and the State and Lead Agency 
guidelines related thereto and reflects the independent judgement of the 
Board; 

3 . That the Board approve and adopt the Mitigation Monitoring and Reporting 
Program for the project, included with the Final EIR, and pursuant to Section 
21081.6 of the Public Resources Code, find that the Mitigation Monitoring 
and Reporting Program is adequately designed to ensure compliance with 
the mitigation measures during project implementation; 

4. That the Board of Supervisors find the recommended zoning is consistent 
with the Los Angeles County General Plan and the Rowland Heights 
Community Plan; 

5. Find that the public convenience. the general welfare, and good zoning 
practice justify the recommended change of zone: 

6. That the Board of Supervisors hold a public hearing to consider the above 
recommended change of zone. 

I 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 
September 7, 2016. 

VOTE: 

Concurring: 

Dissenting: 

Abstaining: 

Absent: 

Rosie 0 . Ruiz. Secretary 
County of Los Angeles 
Regional Planning Commission 
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ZONING CASE NUMBER 201400008 

ORDINANCE NUMBER------

An ordinance amending Section 22.16.230 of Title 22 of the County Code, 

changing regulations for the execution of the Rowland Heights Community General Plan, 

relating to the Puente Zoned District Number 76. 

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 Puente Zoned District Number 76 as shown on the map attached hereto. 

SECTION 2. The Board of Supervisors finds that this ordinance is consistent with 

the Rowland Heights Community General Plan of the County of Los Angeles. 



PUENTE ZONED DISTRICT 

ADOPTED BY ORDINANCE: 
ON:~~~~~~~ 

ZONING CASE: ZC201400008 
AMENDING SECTION: 22.16.230 OF THE COUNTY CODE 
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LEGAL DESCRIPTION: LEGEND: 
THAT PORTION OF THE "REMAINDER PARCEL" AS SHOWN ON PARCEL 
MAP NO. 16732, IN THE UNINCORPORATED TERRITORY OF THE COUNTY 
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 
193, PAGES 58 AND 59 OF PARCEL MAPS, IN THE OFFICE OF THE 
COUNTY RECORDER OF SAID COUNTY, BEING ALSO ALL OF 
CERTIFICATE OF COMPLIANCE RCOC 2015 00159, RECORDED MARCH 8, 
2016 AS INSTRUMENT NO. 20160253307 TOGETHER WITH A PORTION OF 
CERTIFICATE OF COMPLIANCE RCOC 2015 00158, RECORDED MARCH 8, 
2016 AS INSTRUMENT NO. 20160253306, BOTH OF OFFICIAL RECORDS 
OF SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NW. CORNER OF SAID "REMAINDER PARCEL", 
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@ SW'LY ALONG SAID CURVE, THROUGH A CENTRAL ANGLE OF 27 ' 11' 37" 
AN ARC LENGTH OF 221.65'; 

®- S.89. 48' 35"W., 2.83' TO THE SW. CORNER OF SAID "REMAlNDER 
PARCEL"; 

<I> ALONG THE W'LY LINE OF SAID "REMAINDER PARCEL", N 07 ' 03' 58"E .. 
922.99' TO THE POINT OF BEGINNING. 

PARCEL CONTAINS: 231,214 SQ. FT. OR 5.308 ACRES MORE OR LESS. 
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DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 ~ (4) 

VESTING TENTATIVE PARCEL MAP NO. 072916 

1. HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits.") The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENT REQUESTED. The permittee. Parallax Investment Corporation 
("Permittee"), requests Vesting Tentative Parcel Map to create three (3) parcels and 
155 commercial condominium units in conjunction with a proposed retail shopping 
center on 14.85 gross acres pursuant to Sections 21.48.010 and 21.48.090 of Title 21 
of the Los Angeles County ("County") Subdivisions Ordinance and the Subdivision 
Map Act. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights ("Project Site"). 

4. PROJECT DESCRIPTION. The project applicant proposes to subdivide 14.85 gross 
acres (13.3 net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due lo 
subsidence, shrinkage and additions, 41, 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
27 4,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The project proposes a grading total volume of 
approximately 1 ,001, 785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail , restaurant and office space, 1,203 vehicle parking spaces, 320,880 square 
feet and 4 72 rooms of hotel space within two separate buildings of six stories each 
and an access road. 

cc 031711 
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The project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees and shrubs and other drought tolerant landscaping. 

5. The related CUP is a request to authorize: 
a. Development Program associated with the proposed Zone Change for hotel 

uses on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures to exceed the maximum height of 45 feet above grade by 27 feet for 
a total of 72 feet for a new hotel on proposed parcel 2 and by 27 feet 4 inches 
for a total of 72 feet 4 inches for an additional new hotel on proposed parcel 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading involving approximately 322,619 cubic yards of cut and fill with 
48,301 cubic yards of export pursuant to County Code Section 22.32.140; and 

e. Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

6. The Parking Permit is a related request to authorize 1, 128 on-site vehicle parking 
spaces which are 381 fewer spaces than the required 1,509 on-site vehicle parking 
spaces for all proposed uses; to allow use of 75 additional off-site vehicle parking 
spaces located on a 0.79-acre parcel within City of Industry municipal boundary 
pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code for a total of 1 ,203 
combined on-site and off-site parking spaces; and for shared parking between uses 
as set forth in Section 22.56.990 of the Zoning Code. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1 .5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning will conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of two legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is developed with a temporary detour road, construction staging and 
equipment for the ACE Nogales StreeUUnion Pacific Railroad grade separation. 
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10.ZONING. The Project Site is located in the Puente Zoned District and is currently 
zoned M-1.5-BE. 

11 . LAND USE CLASSIFCATION. The Project Site is located within the I (Industrial) land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 

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

North: 
South: 
East: 
West: 

City of Industry- I (Industrial) 
M-1 .5-BE, R-1 (Single-Family Residence Zone) 
M-1 .5-BE 
City of Industry - C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60 - Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14. PREVIOUS CASES/ZONING HISTORY. The site was rezoned in 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area) . The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1 -10,000 to its current zoning of 
M-1 .5-BE. 

15. SITE PLAN. The site plan for the project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is developed with four (4) detached buildings situated 
throughout the easterly portion of the Project Site. A full-service hotel is proposed for 
parcel 2 and an extended-stay hotel is proposed to be developed on parcel 3 on the 
westerly portion of the Project Site, all accessed from private driveways and a fire lane 
from Gale Avenue. The site plan depicts parking and landscaping distributed 
throughout the site by means of a combination of subterranean/structured and surface 
parking, with the majority of the spaces used for vehicle spaces found between the 
four detached structures and other spaces sited around the two hotel structures. The 
75 off-site spaces used for vehicle parking are proposed to be developed within the 
City of Industry on an adjacent parcel along proposed parcels 1 and 3. The site plan 
shows that the project consists of a network of pedestrian paths that provide entrance 
to the buildings onsite, parking and landscaping, on-site common open space 
amenities for community identification and visual enhancement of the site. Walls at 
the rear of and located on the east and west property lines of the site are proposed to 
be 9.5feet and 11 feet in height, respectively. The walls would not block views or 
impede lines of sight for safety. 

16. SITE ACCESS. The Project Site is accessible via Gale Street to the south. Primary 
access to the Project Site wi ll be via an entrance/exit on Gale Street. Secondary 
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access to the Project Site will be via an additional entrance/exit on Gale Street shared 
with the Rowland Heights Plaza Shopping Center along the eastern site boundary. 

17.PARKING. The project will provide a total of 1,203 parking spaces, 75 of which will be 
off-site within the City of Industry and adjacent to proposed parcels 1 and 3. Parking 
and landscaping is depicted distributed throughout the site by means of a combination 
of subterranean/structured and surface parking, with the majority of the spaces used 
for vehicle spaces found between the four detached structures and other spaces sited 
around the two hotel structures. 

18. INTERNAL CIRCULATION. Internal circulation and access for the project will be 
provided by a private driveway and fire land system with a paved width of 28 feet. The 
internal circulation consists of one component for vehicular maneuvering and one for 
pedestrian paths that provide the following: entrance to the buildings onsite; access 
to parking; variation in landscaping; and access to onsite common open space 
amenities. 

19.PRE-RPC HEARING PROCEEDINGS. In March 14, 2016, prior to the Commission's 
public hearing on the project, the permittee performed public outreach and was 
responsive to the community reducing the retail area and adding parking spaces to 
the project. 

20. COUNTY/AGENCY 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 for the map dated October 28, 2015, all departments have 
cleared the project for public hearing. 

21 . CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11 , 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations. 

22.ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 
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23. Significant and unavoidable impacts identified in the final EIR after implementation of 
the required mitigation measures as enforced by the project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above SCAQMD 
significant threshold could result. Project traffic impacts are considered significant and 
unavoidable at Fullerton and Colima Roads and Nogales Street and Colima Road. 

24. A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

25. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the project outweigh the remaining significant impacts of the 
project after all feasible mitigation has been implemented. The benefits of the project 
include, but are not limited to, increased employment in the area and the expanded 
variety of commercial retail and hotel stay options to serve Rowland Heights 
community residents. Locating commercial development and hotels in close proximity 
to existing commercial and light industrial uses avoids displacing residents and using 
agricultural land and/or open space or introducing incompatible land uses to an area. 
Using the large buildable lot area to develop high quality, low-rise structures used for 
commercial enterprises with a diverse of tenant spaces for commercial retail, 
restaurant and offices with proximity to public transportation provides a range of goods 
and services to the community in keeping with the Community Plan and the project 
objectives. Providing hotel rooms accommodates the growing need for additional 
local lodging options and meeting facilities for corporate, commercial and 
entertainment demands generated by businesses, leisure and tour groups and area 
visitors to the San Gabriel Valley and the larger Los Angeles area. Hotels along this 
transportation corridor will provide travelers and businesses with local options for hotel 
stays. These, and other project design features beyond those that are required, more 
fully described in the CEQA Findings of Fact and Statement of Overriding 
Considerations, provide benefits supporting the determination that the benefits of the 
project outweigh the project's remaining and significant unavoidable impacts. 

26. LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opif1ion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11, 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
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Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.174 and 22.60.175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

27. PUBLIC COMMENTS. Prior to the Commission's public hearing and since the 
distribution of the notice of public hearing and consideration of a Final EIR, the County 
has received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put foiward that the minimum required 
10-day period in which to review the Final EIR was an insufficient interval of time. 

The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft EIR's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by QPR. 

28. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the project. The Board further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this project, 
and that approval of this project is conditioned on the permittee's compliance with the 
attached conditions of approval and MMRP. 

29. The Commission finds that the Final EIR for the project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full. 

30. The Commission finds that the MMRP for the project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the project. 

31. The Commission finds that the MMRP, prepared in conjunction with the Final El R, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

32. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 
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33. VESTING MAP. The subject tract map has been submitted as a "vesting" tentative 
map. As such, it is subject to the provisions of Sections 21 .38.010 through 21 .38.080 
of the County Code. 

34. HEARING PROCEEDINGS. To be inserted after the public hearing to reflect hearing 
proceedings. A duly noticed public hearing was held on September 7, 2016 before the 
Commission. 

35. PLAN CONSISTENCY. The Commission finds that the project is consistent with the 
goals and policies of the 1980 Countywide General Plan ("General Plan") and the 
Rowland Heights Community Plan ("Community Plan"). The project provides 
commercial retail, restaurants and office spaces within the commercial shopping 
center, plus the two hotels, in close proximity to other existing commercial uses, and 
the project concentrates development for more efficient utilization of public services 
and facilities, reduced energy consumption and improved air and water quality. 

36. The Commission finds that the project offers development compatible with and 
sensitive to the natural and manmade environment and that the project is sensitive to 
the natural ecological, scenic, cultural and open space resources as the site is already 
disturbed and surrounded by an urban environment. 

37. The Commission finds that the project is consistent with the goals and policies of the 
General Plan and provides a service that is incidental to neighborhood-serving 
commercial uses and is consistent with the types of uses that are located in the 
surrounding area because a variety of commercial uses including retail, restaurant, 
office uses and two hotels provide a range of goods and services to the community 
and its visitors. 

38. The Commission finds that the project is consistent with the goals and policies of the 
General Plan. The General Plan Land Use Element contains policies to ensure 
compatibility of development with the surrounding area. The General Plan seeks to 
"promote neighborhood commercial facilities which provide convenience goods and 
services and complement community character through appropriate scale, design, 
and location controls." (General Plan Land Use Element, pgs. 111-12.) The project is 
proposed to be located in proposed hotels and buildings used for commercial retail, 
restaurants and office spaces, which provides goods and services to the surrounding 
community. The site is located at a major intersection in the area, the intersection of 
Gale Avenue and Nogales Street, which is developed on all four corners with 
commercial uses and is easily accessible to the community. 

39. The Commission finds that the project meets State and County subdivision laws 
because the Subdivision Map Act and County Code are met. 

40. The Commission finds that the project is consistent with the Rowland Heights 
Community Plan because the project does not include residential uses or a mobile 
home park in the industrial zone or land use category. A zone change request is part 
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of the scope of the project to authorize hotel use. The project is comprised of 
commercial retail, restaurant, office and hotel uses. 

41. The Commission finds that the project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 

42. The Commission finds that the project encourages the beautification of the 
commercial area by exceeding the minimum requirements for landscaping and 
ensuring the commercial area facades and signs are harmonious and compatible with 
the existing development. 

43.ZONING CODE CONSISTENCY. The Commission finds that with the requested Zone 
Change of a portion of the Project Site from M-1.5-BE to C-3-DP, a CUP is required 
in order to establish and implement a development program for the Project. 

44. The Commission finds that the project is consistent with the applicable regulations of 
the Zoning Code because the project is consistent with the development standards of 
the proposed C-3 zone and the requirements of the -DP zones, as set forth in section 
22.28.220 and Chapter 22.40, Part 2, of the County Code. 

45. The Commission finds that the project has a total average floor area ratio ("FAR") of 
0. 78 which complies by being lower than the maximum allowable 1.0 FAR for the 
subject properties. 

46. The Commission finds that the project is in compliance with outdoor display and 
storage requirements in the County Code. Section 22.28.220.C and D of the County 
Code require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
strictly incidental to the permitted use. No outside display or storage is proposed or 
authorized as part of the project. 

4 7. The Commission finds that the project is consistent with the existing and proposed 
zoning designation because parking is proposed to be developed in accordance with 
the shared use of parking facilities by two or more uses pursuant to Section 22.56.990 
of the County Zoning Code. 

48. The Commission finds that the project complies with the sign requirements in the 
County Code. Pursuant to section 22.52.870, business signs are permitted in zones 
C-3 and M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 -
22.52.920. All signs will match in style, size, color, font and materials. 

49. The Commission finds that the project is in compliance with the lot coverage and 
landscaping requirements set forth in the County Code. Section 22.28.220.A of the 
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County Code requires that not more than 90 percent of the net area be occupied by 
buildings, and that a minimum of 10 percent of the net area be landscaped with a 
lawn, shrubbery, flowers, and/or trees, which shall be continuously maintained in good 
condition. The permittee's site plan depicts a project total of approximately 33 percent 
of the net area of the property occupied by buildings with landscaping covering up to 
63,497 square feet of landscaping of the 577,814 net square feet of land area, or 11 
percent of the Project Site. 

50. The Commission finds that the project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
factade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that factade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

51. The Commission finds that the parcel of land has at 600 feet of continuous street 
frontage on a single street and a dedicated traffic impacts will be addressed by a 
dedicated deceleration lane to adjoin the private drive and fire lane entrance along 
Gale Avenue. The improvement is proposed to be designed and dedicated consistent 
with the requirements imposed by the County of Los Angeles Department of Public 
Works. 

52. The Commission finds that grading exceeding 100,000 cubic yards is necessary to 
implement the project and that 192,085 cubic yards of cut and 130,534 cubic yards of 
fill for 322,619 cubic yards of cut and fill total with 48,301 cubic yards of export will 
prepare the site for development. 

53. The Commission finds that walls of up to 11 feet in height are authorized in the County 
portion of the site in that fence and wall heights are regulated in required yards and 
the parcel within the existing and proposed zones have no required yards. 

54. The Commission finds that the Project will not adversely affect the health, peace, 
comfort, or welfare of persons residing and working in the surrounding area, and will 
not be materially detrimental to the use. enjoyment, or valuation of property of other 
persons located in the vicin ity of the Project Site, and will not jeopardize, endanger, 
or otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. 

55. The project complies with all the development standards applicable to the underlying 
zoning. The Commission finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences, parking, landscaping, and other development 
features as is required in order to integrate the project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1 .5-DP and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 
Regional Planning staff visited the Project Site on March 25, 2015, and found that the 
existing facilities included a temporary detour road, construction staging and 
equipment and a temporary parking lot consistent with the previous approvals 



PROJECT NO. R2014-01529-(4) 
VESTING TENTATIVE PAREL MAP NO. 072916 

DRAFT FINDINGS 
PAGE 10 OF 13 

associated with the property. The site is proposed to be returned to its vacant, 
undeveloped status at the completion of the Alameda Corridor East Nogales Street 
grade separation project. 

56. The Commission finds that the Project is adequately served by highways of sufficient 
width, and improved as necessary to carry the kind of traffic such uses would 
generate, and by other public or private facilities as are required because a private 
driveway and fire lane are proposed to provide interior access to the site and the 
property fronts public street, Gale Avenue. 

57. LAND USE COMPATIBILITY. The Regional Planning Commission finds that the 
Project would be consistent with applicable policies of the Rowland Heights 
Community Plan in that it would minimize its impact on community character, 
surrounding neighborhoods and natural features by project design features including 
landscaping, blending structures with architectural features that match the existing 
patterns and presenting a general harmony of facades with a sign program that 
reflects the architectural style of the project. 

58.PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the 
site is physically suitable for the type of development being proposed. The project 
design provides landscaping and building and structures including walls as buffers 
along the project boundaries, adjacent to existing developments and the Union Pacific 
Railroad. The site has gently rolling topography gradually transitioning between the 
adjacent street and the area of development. 

Development would be located adjacent to existing infrastructure and utility systems 
along Gale Avenue, all of which have the ability to serve the site. In addition, the 
Project Site is in an existing urbanized area with nearby services and employment 
opportunities. The proposed design, scale, and development pattern of the proposed 
commercial retail, restaurant, office and hotel uses are consistent with the existing 
pattern of development surrounding the site. It also minimizes grading by only grading 
that which is necessary for preparation of the site for the proposed development, 
including the provision of subterranean spaces used for vehicle parking. For these 
reasons, the proposed Project would constitute compatible design and complimentary 
visual quality. 

59. 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. 

60. 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, and geologic and soils 
factors are adequately addressed. 
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61 . 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. 

62. 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. 

63. 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. 

64. 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. 

65. 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 
General Plan. 

66. 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 at 
libraries located in the vicinity of the Rowland Heights community. On August 3, 2016, 
a total of 524 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 106 notices to those on the courtesy mailing list for the Puente Zoned District and 
to any additional interested parties. 

67. 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: 
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A. The proposed use with the attached conditions will be consistent with the 1980 
General Plan and the Rowland Heights Community Plan. 

B. 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. 

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

D. 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. 

E. The subject tract map has been submitted as a "vesting" tentative map. As such, it 
is subject to the provisions of Sections 21.38.010 through 21.38.080 of the County 
Code. 

F. The proposed subdivision is compatible with surrounding land use patterns. The 
proposal for detached residential condominium units is consistent with surrounding 
land uses predominantly consisting of detached single-family residences. 

G. The site is physically suitable for the type of development being proposed, since the 
property is relatively flat/will be graded flat; has access to a County-maintained 
street; shall be served by sanitary sewers; is being provided with water supplies and 
distribution facilities with sufficient capacity to meet anticipated domestic and fire 
protection needs; and (if applicable) shall have flood and geologic hazards mitigated 
in accordance with the requirements of the Los Angeles County Department of 
Public Works. 

H. 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, to include 
conditions for complying with regional water quality requirements. 

I. 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 addressed in the recommended conditions of 
approval. 

J. 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 
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upon which, either individually or cumulatively, the wildlife depends. The proposed 
subdivision is located on an infill parcel of land in an urbanized area. 

K. The design of the subdivision provides to the extent feasible, for future passive or 
natural heating or cooling opportunities therein. Future dwellings 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. 

L. 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. 

M. 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 
General Plan. 

THEREFORE, THE REGIONAL PLANNING COMMISSION I HEARING OFFICER: 

1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final EIR reflects the independent judgment and analysis of the 
Commission as to the environmental consequences of the project; adopts the Findings 
of Fact and Statement of Overriding Considerations and the MMRP; finds that the 
MMRP is adequately designed to ensure compliance with the mitigation measures 
during the Project implementation, and finds that the unavoidable significant effects of 
the Project after adoption of said mitigation measures are as described in those 
Findings of Facts and Statements of Overriding Considerations; and determines that 
the remaining, unavoidable environmental effects of the project have been reduced to 
an acceptable level and are outweighed by specific economic and social benefits of 
the project as stated in the Findings of Fact and Statement of Overriding 
Considerations. 

2. Approves Vesting Tentative Parcel Map No. 072916, subject to the attached 
conditions. 

ACTION DATE: September 7, 2016 

KKS:SDJ 
08/10/16 

c: Each Commissioner, Zoning Enforcement, Building and Safety 



DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. R2014-01529 - (4) 

CONDITIONAL USE PERMIT 201400062 

1. HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits.") The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENTS REQUESTED. The permittee, Parallax Investment Corporation 
("permittee"), requests the Project Permits to authorize the creation of three parcels 
developed with 155 commercial condominium units and two hotels ("Project") on 14.85 
gross acres. The CUP is a request to authorize: 

a. Development Program associated with the proposed Zone Change for hotel 
uses on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures to exceed the maximum height of 45 feet above grade by 27 feet for 
a total of 72 feet for a new hotel on proposed parcel 2 and by 27 feet 4 inches 
for a total of 72 feet 4 inches for an additional new hotel on proposed parcel 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading involving approximately 322,619 cubic yards of cut and fill total 
with 48,301 cubic yards of export pursuant to County Code Section 22.32.140; 
and 

e. Sale of two full lines of alcoholic beverages for on-site consumption in 
conjunction with normal operations of the two proposed hotels pursuant to 
County Code Section 22.28.210. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights ("Project Site"). 

4. PROJECT DESCRIPTION. The project applicant proposes to subdivide 14.85 gross 
acres ( 13.3 net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to 
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subsidence, shrinkage and additions, 41 , 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
274,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The project proposes a grading total volume of 
approximately 1,001, 785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail , restaurant and office space, 1 ,203 vehicle parking spaces, 320,880 square 
feet and 472 rooms of hotel space within two separate buildings of six stories each 
and an access road. 
The project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees and shrubs and other drought tolerant landscaping. 

5. The Vesting Tentative Parcel Map is a related request to create three parcels and 155 
commercial condominium units in conjunction with a proposed retail shopping center 
pursuant to Sections 21.48.010 and 21.48.090 of Title 21 of the County Subdivisions 
Ordinance and the Subdivision Map Act. 

6. The Parking Permit is a related request to authorize 1, 128 on-site vehicle parking 
spaces which are 381 fewer spaces than the required 1,509 on-site vehicle parking 
spaces for all proposed uses; to allow use of 75 additional off-site vehicle parking 
spaces located on a 0.79-acre parcel within City of Industry municipal boundary 
pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code for a total of 1,203 
combined on-site and off-site parking spaces; and for shared parking between uses 
as set forth in Section 22.56.990 of the Zoning Code. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning will conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of two legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is developed with a temporary detour road. construction staging and 
equipment for the ACE Nogales Street/Union Pacific Railroad grade separation. 



PROJECT NO. R2014-01529-(4) 
CONDITIONAL USE PERMIT NO. 201400062 

DRAFT FINDINGS 
PAGE 3 OF 13 

10.ZONING. The Project Site is located in the Puente Zoned District and is currently 
zoned M-1.5-BE. 

11. LAND USE CLASSIFCATION. The Project Site is located within the I (Industrial) land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 

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

North: 
South: 
East: 
West: 

City of Industry- I (Industrial) 
M-1.5-BE, R-1 (Single-Family Residence Zone) 
M-1.5-BE 
City of Industry - C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60 - Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14.PREVIOUS CASES/ZONING HISTORY. The site was rezoned in 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area). The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1-10,000 to its current zoning of 
M-1 .5-BE. 

15. SITE PLAN. The site plan for the project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is developed with four (4) detached buildings situated 
throughout the easterly portion of the Project Site. A full-service hotel is proposed for 
parcel 2 and an extended-stay hotel is proposed to be developed on parcel 3 on the 
westerly portion of the Project Site, all accessed from private driveways and a fire lane 
from Gale Avenue. The site plan depicts parking and landscaping distributed 
throughout the site by means of a combination of subterranean/structured and surface 
parking, with the majority of the spaces used for vehicle spaces found between the 
four detached structures and other spaces sited around the two hotel structures. The 
75 off-site spaces used for vehicle parking are proposed to be developed within the 
City of Industry on an adjacent parcel along proposed parcels 1 and 3. The site plan 
shows that the project consists of a network of pedestrian paths that provide entrance 
to the buildings onsite, parking and landscaping, on-site common open space 
amenities for community identification and visual enhancement of the site. 

16.PRE-RPC HEARING PROCEEDINGS. In March 14, 2016, prior to the Commission's 
public hearing on the Project, the permittee performed public outreach and was 
responsive to the community reducing the retail area and adding parking spaces to 
the project. 
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17. COUNTY/AGENCY 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 for the map dated October 28, 2015, all departments have 
cleared the project for public hearing and approval. The full report is attached. 

18. CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11, 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations. 

19.ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 

20. Significant and unavoidable impacts identified in the final EIR after implementation of 
the required mitigation measures as enforced by the Project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above SCAQMD 
significant threshold could result. Project traffic impacts are considered significant and 
unavoidable at Fullerton and Colima Roads and Nogales Street and Colima Road. 

21 .A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

22. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the Project outweigh the remaining significant impacts of the 
Project after all feasible mitigation has been implemented. The benefits of the Project 
include, but are not limited to, increased employment in the area, including the 
expanded variety of commercial retail options to serve Rowland Heights community 
residents. Locating commercial development and hotels in close proximity to existing 
commercial and light industrial uses avoids displacing residents and using agricultural 
land and/or open space or introducing incompatible land uses to an area. Using the 
large buildable lot area to develop high quality, low-rise structures used for commercial 
enterprises with a diverse of tenant spaces for commercial retail, restaurant and 
offices with proximity to public transportation provides a range of goods and services 
to the community in keeping with the Community Plan and the project objectives. 
Providing hotel rooms accommodates the growing need for additional local lodging 
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options and meeting facilities for corporate, commercial and entertainment demands 
generated by businesses, leisure and tour groups and area visitors to the San Gabriel 
Valley and the larger Los Angeles area. Hotels along this transportation corridor will 
provide travelers and businesses with local options for hotel stays. These, and other 
project design features beyond those that are required, more fully described in the 
CEQA Findings of Fact and Statement of Overriding Considerations, provide benefits 
supporting the determination that the benefits of the project outweigh the project's 
remaining and significant unavoidable impacts. 

23. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. The Board further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this Project, 
and that approval of this Project is conditioned on the permittee's compliance with the 
attached conditions of approval and MMRP. 

24. The Commission finds that the Final EIR for the Project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full. 

25. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the Project. 

26. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

27. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 

28. LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opinion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
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was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11 . 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.174 and 22.60.175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

29. PUBLIC COMMENTS. Prior to the Commission's public hearing and since the 
distribution of the notice of public hearing and consideration of a Final EIR. the County 
has received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put forward that the minimum required 
10-day period in which to review the Final EIR was an insufficient interval of time. 

The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft El R's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by OPR. 

30. HEARING PROCEEDINGS. To be inserted after the public hearing to reflect hearing 
proceedings. A duly noticed public hearing was held on September 7, 2016 before the 
Commission. 

31 .PLAN CONSISTENCY. The Commission finds that the project is consistent with the 
goals and policies of the 1980 Countywide General Plan ("General Plan") and the 
Rowland Heights Community Plan ("Community Plan"). The project provides 
commercial retail, restaurants and office spaces within the commercial shopping 
center, plus the two hotels, in close proximity to other existing commercial uses, and 
the project concentrates development for more efficient utilization of public services 
and facilities, reduced energy consumption and improved air and water quality. 

32. The Commission finds that the project offers development compatible with and 
sensitive to the natural and manmade environment and that the project is sensitive to 
the natural ecological, scenic, cultural and open space resources as the site is already 
disturbed and surrounded by an urban environment. 

33. The Commission finds that the project is consistent with the goals and policies of the 
General Plan and provides a service that is incidental to neighborhood-serving 
commercial uses and is consistent with the types of uses that are located in the 
surrounding area because a variety of commercial uses including retail, restaurant, 
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office uses and two hotels provide a range of goods and services to the community 
and its visitors. 

34. The Commission finds that the project is consistent with the goals and policies of the 
General Plan. The General Plan Land Use Element contains policies to ensure 
compatibility of development with the surrounding area. The General Plan seeks to 
"promote neighborhood commercial facilities which provide convenience goods and 
services and complement community character through appropriate scale, design, 
and location controls." (General Plan Land Use Element, pgs. 111-12.) The project is 
proposed to be located in proposed hotels and buildings used for commercial retail, 
restaurants and office spaces, which provides goods and services to the surrounding 
community. The site is located at a major intersection in the area, the intersection of 
Gale Avenue and Nogales Street, which is developed on all four comers with 
commercial uses and is easily accessible to the community. 

35. The Commission finds that the project meets State and County subdivision laws 
because the Subdivision Map Act and County Code are met. 

36. The Commission finds that the project is consistent with the Rowland Heights 
Community Plan because the project does not include residential uses or a mobile 
home park in the industrial zone or land use category. A zone change request is part 
of the scope of the project to authorize hotel use. The project is comprised of 
commercial retail, restaurant, office and hotel uses. 

37. The Commission finds that the project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 

38. The Commission finds that the project encourages the beautification of the 
commercial area by exceeding the minimum requirements for landscaping and 
ensuring the commercial area facades and signs are harmonious and compatible with 
the existing development. 

39.ZONING CODE CONSISTENCY. The Commission finds that with the requested Zone 
Change of a portion of the Project Site from M-1.5-BE to C-3-DP, a CUP is required 
in order to establish and implement a development program for the Project. 

40. The Commission finds that the project is consistent with the applicable regulations of 
the Zoning Code because the project is consistent with the development standards of 
the proposed C-3 zone and the requirements of the -DP zones, as set forth in section 
22.28.220 and Chapter 22.40, Part 2, of the County Code. 

41. The Commission finds that the project has a total average floor area ratio ("FAR") of 
0.78 which complies by being lower than the maximum allowable 1.0 FAR for the 
subject properties. 
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42. The Commission finds that the Project is in compliance with outdoor display and 
storage requirements in the County Code. Section 22.28.220.C and D of the County 
Code require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
strictly incidental to the permitted use. No outside display or storage is proposed or 
authorized as part of the Project. 

43. The Commission finds that the project is consistent with the existing and proposed 
zoning designation because parking is proposed to be developed in accordance with 
the shared use of parking facilities by two or more uses pursuant to Section 22.56.990 
of the County Zoning Code. 

44. The Commission finds that the Project complies with the sign requirements in the 
County Code. Pursuant to section 22.52.870. business signs are permitted in zones 
C-3 and M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 -
22.52.920. All signs will match in style, size, color, font and materials. 

45. The Commission finds that the Project is In compliance with the lot coverage and 
landscaping requirements set forth in the County Code. Section 22.28.220.A of the 
County Code requires that not more than 90 percent of the net area be occupied by 
buildings, and that a minimum of 10 percent of the net area be landscaped with a 
lawn. shrubbery, flowers, and/or trees, which shall be continuously maintained in good 
condition. The permittee's site plan depicts a project total of approximately 33 percent 
of the net area of the property occupied by buildings with landscaping covering up to 
63,497 square feet of landscaping of the 577,814 net square feet of land area. or 11 
percent of the Project Site. 

46. The Commission finds that the project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
fa9ade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that fa9ade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

47. The Commission finds that the parcel of land has at 600 feet of continuous street 
frontage on a single street and a dedicated traffic impacts will be addressed by a 
dedicated deceleration lane to adjoin the private drive and fire lane entrance along 
Gale Avenue. The improvement is proposed to be designed and dedicated consistent 
with the requirements imposed by the County of Los Angeles Department of Public 
Works. 

48. The Commission finds that the permittee has requested authorization to exceed the 
maximum height of 45 feet to a maximum height of 80 feet pursuant section 22.40.030 
which allows a development program to address height with conditions and limitations 
of the development program. 
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49. The Commission finds that the hotels are proposed to be erected matching the 
existing pattern of development in the area. 

50. The Commission finds that grading exceeding 100,000 cubic yards is necessary to 
implement the project and that 192,085 cubic yards of cut and 130,534 cubic yards of 
fill for 322,619 cubic yards of cut and fill total with 48,301 cubic yards of export will 
prepare the site for development. 

51. The Commission finds that the sale of two full lines of alcoholic beverages are 
proposed for on-site consumption at each of the proposed hotels is necessary to 
implement the project objective of service and providing an amenity and will contribute 
to the success and vitality of the project. 

52. The Commission finds that the requested use at the proposed location will not 
adversely affect the use of a place used exclusively for religious worship, school, park, 
playground, or any similar use within a 600-foot radius. The Project Site is located at 
a major intersection that is developed with commercial uses on all four corners of the 
intersection. The Commission finds that no places of worship, schools, parks, 
playgrounds, or other similar uses exist, located within a 600-foot radius. 

53. The Commission finds that the five (5) licenses that currently exist within a 500-foot 
radius of the site are compatible and complimentary to the two proposed hotels and 
to the requested alcohol licenses. 

54. The Commission finds that, although there are five (5) other establishments that sell 
alcohol for on-site consumption within 500 feet of the Project Site, the Project provides 
a public convenience as it allows for sales of full lines of alcohol in conjunction with 
the operation of hotels. The Project will provide the public with a convenient location 
for transient stays, dining and a full line of alcoholic beverages, in a safe and well-lit 
environment. The proposed hotels represent a major financial investment in the area. 
The hotels will actively contribute to the community by both the creation of 
employment and economic stimulation to the area. Allowing the sale of a full line of 
alcoholic beverages incidental to the on-going operations enhances the economic 
vitality of the existing business. 

55. The Commission finds that the sales of alcoholic beverages are incidental to the 
proposed hotels and will not appreciably change the existing operations in a manner 
that will impact the surrounding community. 

56. The Project Site is located in Census Tract No. 4082.11. The Commission finds that 
based on information from ABC, a total of five (5) licenses for the sale of alcoholic 
beverages for on-site consumption are permitted within this census tract, and five (5) 
such license exists. There is no undue concentration of licenses in the census tract, 
and the Project will not create an over-concentration of licenses within the census tract 
pursuant to the provisions of ABC because, based on the information provided, the 
Project Site is located within a low-crime reporting district. ABC would require a finding 
of public convenience and necessity in order to issue the alcohol license. The Sheriffs 
Department was consulted and confirmed that the crime incidents reported to the 
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Sheriff's Department were low, and therefore, did not object to the sale of a full line of 
alcoholic beverages at this location. The Commission finds that the Project will 
provide a public convenience and necessity by providing a convenient location for 
customers to purchase alcohol in connection with the operations of the hotels. 

57. The Commission finds that the Walnut/Diamond Bar Station of the Los Angeles 
County Sheriff recommended the locations have security cameras installed inside and 
outside facing the parking lot and that a bar setting have a security guard. It was 
additionally recommended that alcohol for sale be kept away from front doors and 
measures be taken to prevent burglaries. 

58. The Commission finds that the sale of a full line of alcohol will add to the hotels and 
will improve their economic vitality. The requested use at the proposed location will 
not adversely affect the economic welfare of the nearby community. 

59. The Commission finds that the exterior appearance of the proposed structure will not 
be inconsistent with the exterior appearance of the proposed commercial structures 
and hotels within the immediate neighborhood so as to cause blight, deterioration, or 
substantially diminish or impair property values within the neighborhood because new 
construction wiU meet the development program standards. 

60. The Commission finds that the Project will not adversely affect the health, peace, 
comfort, or welfare of persons residing and working in the surrounding area, and will 
not be materially detrimental to the use, enjoyment, or valuation of property of other 
persons located in the vicinity of the Project Site, and will not jeopardize, endanger. 
or otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. 

61 . The project complies with all the development standards applicable to the underlying 
zoning. The Commission finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences. parking, landscaping, and other development 
features as is required in order to integrate the project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1 .5-DP and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 
Regional Planning staff visited the Project Site on March 25, 2015, and found that the 
existing facilities included a temporary detour road, construction staging and 
equipment and a temporary parking lot consistent with the previous approvals 
associated with the property. The site is proposed to be returned to its vacant, 
undeveloped status at the completion of the Alameda Corridor East Nogales Street 
grade separation project. 

62. The Commission finds that the Project is adequately served by highways of sufficient 
width, and improved as necessary to carry the kind of traffic such uses would 
generate, and by other public or private facilities as are required because a private 
driveway and fire lane are proposed to provide interior access to the site and the 
property fronts public street, Gale Avenue. 
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63. The Commission finds that the permittee has submitted a development program that 
complies with the requirements of section 22.40.050 of the County Code since the 
development is proposed to be phased. 

64. The Commission finds that the development program provides the necessary 
safeguards to ensure completion of the proposed development by the permittee and 
that the development program ensures that the Project will not be replaced by a lesser 
type of development contrary to public convenience, welfare, or development needs 
of the area. 

65. The Commission finds that the Project is consistent with the surrounding area in the 
unincorporated community of Rowland Heights. The project will provide a service that 
will be used by residents living, working, shopping and recreating in the surrounding 
area. 

66. The Commission finds that the Project on the Project 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 Project Site; and will not jeopardize, 
endanger, or otherwise constitute a menace to the public health, safety, and general 
welfare. The Project is sufficiently buffered from neighboring uses by buildings, 
structures such as walls, and landscaping to ensure that such use will be compatible 
with nearby commercial and industrial uses. 

67. The Commission finds that compatibility with the surrounding land uses will be 
ensured through the Zone Change and the CUP. 

68. LAND USE COMPATIBILITY. The Regional Planning Commission finds that the 
Project would be consistent with applicable policies of the Rowland Heights 
Community Plan in that it would minimize its impact on community character, 
surrounding neighborhoods and natural features by project design features including 
landscaping, blending structures with architectural features that match the existing 
patterns and presenting a general harmony of facades with a sign program that 
reflects the architectural style of the project. 

69. PHYSICAL SITE SUIT ABILITY. The Regional Planning Commission finds that the 
site is physically suitable for the type of development being proposed. The project 
design provides landscaping and building and structures including walls as buffers 
along the project boundaries, adjacent to existing developments and the Union Pacific 
Railroad. The site has gently rolling topography gradually transitioning between the 
adjacent street and the area of development. 

Development would be located adjacent to existing infrastructure and utility systems 
along Gale Avenue, all of which have the ability to serve the site. In addition, the 
Project Site is in an existing urbanized area with nearby services and employment 
opportunities. The proposed design, scale, and development pattern of the proposed 
commercial retail, restaurant, office and hotel uses are consistent with the existing 
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pattern of development surrounding the site. It also minimizes grading by only grading 
that which is necessary for preparation of the site for the proposed development, 
including the provision of subterranean spaces used for vehicle parking. For these 
reasons, the proposed Project would constitute compatible design and complimentary 
visual quality. 

70.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 mai l, newspaper, and property posting. Additionally, the Project was 
noticed and case materials were available on Regional Planning's website and at 
libraries located in the vicinity of the Rowland Heights community. On August 3, 2016, 
a total of 524 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 106 notices to those on the courtesy mailing list for the Puente Zoned District and 
to any additional interested parties. 

71 . 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. The proposed use with the attached conditions will be consistent with the 1980 
General Plan and the Rowland Heights Community Plan. 

B. 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. 

C. 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 22, or as is otherwise required in order to integrate said use with 
the uses in the surrounding area. 

D. 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 I HEARING OFFICER: 
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1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final EIR reflects the independent judgment and analysis of the 
Commission as to the environmental consequences of the project; adopts the Findings 
of Fact and Statement of Overriding Considerations and the MMRP; finds that the 
MMRP is adequately designed to ensure compliance with the mitigation measures 
during the Project implementation, and finds that the unavoidable significant effects of 
the Project after adoption of said mitigation measures are as described in those 
Findings of Facts and Statements of Overriding Considerations; and determines that 
the remaining, unavoidable environmental effects of the project have been reduced to 
an acceptable level and are outweighed by specific economic and social benefits of 
the project as stated in the Findings of Fact and Statement of Overriding 
Considerations. 

2. Approves Conditional Use Permit No. 201400062. subject to the attached conditions. 

ACTION DATE: September 7, 2016 

KKS:SDJ 
8/10/16 

c: Each Commissioner, Zoning Enforcement, Building and Safety 
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PARKING PERMIT 201400006 

1. HEARING DATE. The Los Angeles County ("County") Regional Planning Commission 
("Commission") conducted a duly-noticed public hearing on September 7, 2016, in the 
matter of Project No. R2014-01529, consisting of Vesting Tentative Parcel Map 
072916, Zone Change No. 20400008, Conditional Use Permit No. 201400062 
("CUP"), and Parking Permit No. 201400006 ("Parking Permit"). (The CUP and 
Parking Permit are referred to collectively as the ("Project Permits.") The Project 
Permits were heard concurrently with Vesting Tentative Parcel Map No. 072916 
("Vesting Tentative Parcel Map") and Zone Change No. 201400008 ("Zone Change"). 

2. ENTITLEMENTS REQUESTED. The permittee, Parallax Investment Corporation 
("permittee"), requests the Parking Permit to authorize 1, 128 on-site vehicle parking 
spaces which are 381 fewer spaces than the required 1,509 on-site vehicle parking 
spaces for all proposed uses; to allow use of 75 additional off-site vehicle parking 
spaces located on a 0.79-acre parcel within City of Industry municipal boundary 
pursuant to Chapter 22.52, Part 11 of Title 22 of the County Code for a total of 1,203 
combined on-site and off-site parking spaces; and for shared parking between uses 
as set forth in Section 22.56.990 of the Zoning Code. 

3. LOCATION. The Project is located at 18800 Railroad Avenue, unincorporated 
Rowland Heights C'Project Site"). 

4. PROJECT DESCRIPTION. The project applicant proposes to subdivide 14.85 gross 
acres (13.3 net acres) to create three parcels developed with two hotels and 155 
commercial retail condominium units within four detached structures located at 18800 
Railroad Avenue within unincorporated Los Angeles County. The proposed industrial 
lot developed with commercial retail condominium units would occupy approximately 
8.18 net acres of the Project Site. The proposed commercial lots developed with hotels 
would occupy approximately 5.15 net acres of the Project Site. 

The project would require approximately 184,904 cubic yards of cut material, which 
includes approximately 13,261 cubic yards of reductions and additions due to 
subsidence, shrinkage and additions, 41, 109 cubic yards of export off site and 
130,534 cubic yards of fill material on the site for a total of approximately 356,547 
cubic yards of earth movement for site preparation and 322,619 cubic yards of cut, 
27 4,318 cubic yards of fill and 48,301 cubic yards of earth material for off-site export, 
totaling 645,238 cubic yards of earth movement associated with further development 
and construction of the site. The project proposes a grading total volume of 
approximately 1,001 ,785 cubic yards. 

The proposed improved areas of the Project Site would include 129,926 square feet 
of retail, restaurant and office space, 1,203 vehicle parking spaces, 320,880 square 

cc 0Jt7•~ 
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feet and 472 rooms of hotel space within two separate buildings of six stories each 
and an access road. 
The project applicant also proposes to increase runoff and debris-producing areas, 
changes to the current drainage pattern of the Project Site, and to create additional 
impacts to the capacity of existing storm drain facilities within the City of Industry and 
the unincorporated County of Los Angeles. The Project Site would also be planted 
with indigenous native trees and shrubs and other drought tolerant landscaping. 

5. The Vesting Tentative Parcel Map is a related request to create three parcels and 155 
commercial condominium units in conjunction with a proposed retail shopping center 
pursuant to Sections 21.48.010 and 21.48.090 of Title 21 of the County Subdivisions 
Ordinance and the Subdivision Map Act. 

6. The CUP is a related request to authorize: 
a. Development Program associated with the proposed Zone Change for hotel 

uses on proposed parcels 2 and 3 pursuant to County Code Sections 22.40.030 
and 22.40.040; 

b. New commercial center within proposed parcel 1 as required by the Rowland 
Heights Community Plan pursuant to County Code Section 22.44.132; 

c. Structures to exceed the maximum height of 45 feet above grade by 27 feet for 
a total of 72 feet for a new hotel on proposed parcel 2 and by 27 feet 4 inches 
for a total of 72 feet 4 inches for an additional new hotel on proposed parcel 3 
pursuant to County Code Sections 22.40.030 and 22.40.040; 

d. On-site grading involving approximately 322,619 cubic yards of cut and fill total 
with 48,301 cubic yards of export pursuant to County Code Section 22.32.140; 
and 

e. Sale of a full line of alcoholic beverages for on-site consumption in conjunction 
with normal operations of the two proposed hotels pursuant to County Code 
Section 22.28.210. 

7. The Zone Change is a related request to amend the Project Site's zoning from zone 
M-1.5-BE (Restricted Heavy Manufacturing, Billboard Exclusion) to zone C-3-DP 
(General Commercial-Development Program) for hotel uses on Parcels 2 and 3 of the 
vesting tentative parcel map. The -DP overlay zone will ensure that development 
occurring after rezoning will conform to the approved plans and be compatible with 
the surrounding area. 

8. The approval of the Project Permits and Vesting Tentative Parcel Map will not become 
effective unless and until the Board has approved the Plan Amendment and Zone 
Change, and both have become effective. 

9. TOPOGRAPHY. The Project Site is 14.85 gross acres (13.3 net acres) in size and 
consists of two legal lots. The Project Site is trapezoidal in shape with rolling gentle 
topography and is developed with a temporary detour road, construction staging and 
equipment for the ACE Nogales Street/Union Pacific Railroad grade separation. 
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1 a.ZONING. The Project Site is located in the Puente Zoned District and Is currently 
zoned M-1.5-BE. 

11. LANO USE CLASSIFCATION. The Project Site is located within the I (Industrial) land 
use category of the Rowland Heights Community Plan Land Use Policy Map. 

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

North: 
South: 
East: 
West: 

City of Industry - I (Industrial) 
M-1.5-BE, R-1 (Single-Family Residence Zone) 
M-1.5-BE 
City of Industry - C (Commercial), IC (Industrial - Commercial Overlay) 

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

North: Union Pacific Railroad, industrial and vacant properties 
South: Commercial retail uses, CA 60- Pomona Freeway, single-family 

residences, Mobile Home Park 
East: Commercial uses 
West: Industrial and office uses within the City of Industry 

14.PREVIOUS CASES/ZONING HISTORY. The site was rezoned In 1948 to A-1-10,000 
(Light Agricultural - 10,000 Square Feet Minimum Required Lot Area). The adoption 
of Zone Change Case 85-201 amended section 387 of Ordinance No. 1494 on June 
10, 1986 and changed the zoning on the site from A-1-10,000 to its current zoning of 
M-1 .5-BE. 

15. SITE PLAN. The site plan for the project depicts the Project Site on three parcels with 
six buildings. Parcel 1 is developed with four (4) detached buildings situated 
throughout the easterly portion of the Project Site. A full-service hotel is proposed for 
parcel 2 and an extended-stay hotel is proposed to be developed on parcel 3 on the 
westerly portion of the Project Site, all accessed from private driveways and a fire lane 
from Gale Avenue. The site plan depicts parking and landscaping distributed 
throughout the site by means of a combination of subterranean/structured and surface 
parking, with the majority of the spaces used for vehicle spaces found between the 
four detached structures and other spaces sited around the two hotel structures. The 
75 off-site spaces used for vehicle parking are proposed to be developed within the 
City of Industry on an adjacent parcel along proposed parcels 1 and 3. The site plan 
shows that the project consists of a network of pedestrian paths that provide entrance 
to the buildings onsite, parking and landscaping, on-site common open space 
amenities for community identification and visual enhancement of the site. Walls at 
the rear of and located on the east and west property lines of the site are proposed to 
be 9.5feet and 11 feet in height, respectively. The walls would not block views or 
impede lines of sight for safety. 

16. SITE ACCESS. The Project Site is accessible via Gale Street to the south. Primary 
access to the Project Site will be via an entrance/exit on Gale Street. Secondary 
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access to the Project Site will be via an additional entrance/exit on Gale Street shared 
with the Rowland Heights Plaza Shopping Center along the eastern site boundary. 

17. PARKING. The project will provide a total of 1,203 parking spaces, 75 of which will be 
off-site and adjacent to proposed parcels 1 and 3. Parking and landscaping is 
depicted distributed throughout the site by means of a combination of 
subterranean/structured and surface parking, with the majority of the spaces used for 
vehicle spaces found between the four detached structures and other spaces sited 
around the two hotel structures. The 75 off-site spaces used for vehicle parking are 
proposed to be developed within the City of Industry proposed parcels 1 and 3. 

18. INTERNAL CIRCULATION. Internal circulation and access for the project will 
provided by a private driveway and fire land system with a paved width of 28 feet. The 
internal circulation consists of one component for vehicular maneuvering and one of 
pedestrian paths that provide entrance to the buildings onsite, parking, landscaping 
and onsite common open space amenities. 

19. PRE-RPC HEARING PROCEEDINGS. In March 14, 2016, prior to the Commission's 
public hearing on the Project, the permittee performed public outreach and was 
responsive to the community reducing the _retail area and adding parking spaces to 
the project. 

20.COUNTY/AGENCY 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 for the map dated October 28, 2015, all departments have 
cleared the project for public hearing and approval. The full report is attached. 

21. CEQA. The Draft EIR was circulated to numerous other agencies from January 26, 
2016 for comment through March 11, 2016. Distribution was done through the State 
Clearinghouse, as well as individual agency consultations. Public and agency 
comments were received during this period. The Final EIR primarily responds to all 
comments received during this period. The Final EIR, in accordance with section 
15089 and 15132 of the State California Environmental Quality Act ("CEQA") 
Guidelines, includes the Draft EIR, public and agency comments, listing of 
commenting parties, lead agency responses to comments, Mitigation Monitoring and 
Reporting Program ("MMRP"), CEQA Findings of Fact, and Statement of Overriding 
Considerations. 

22.ENVIRONMENTAL DETERMINATION. The Los Angeles County Department of 
Regional Planning ("DRP") has determined by way of an Initial Study and identified in 
the Notice of Preparation sent to agencies, that an EIR was necessary for the project. 
Areas of potential significant environmental impact addressed in the EIR include 
aesthetics air quality, biological resources, cultural resources, geology and soils 
greenhouse gas emissions, hydrology and water quality, land use and planning, noise, 
public services, transportation and parking and utilities and service systems including 
water supply. 
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23. Significant and unavoidable impacts identified in the fina l EIR after implementation of 
the required mitigation measures as enforced by the Project's MMRP related to air 
quality and traffic impacts. Project operations emissions levels above SCAQMD 
significant threshold could result. Project traffic impacts are considered significant and 
unavoidable at Fullerton and Colima Roads and Nogales Street and Colima Road. 

24. A Statement of Overriding Considerations is required to allow the approval of the 
Project in light of the above-identified remaining significant and unavoidable impacts. 

25. The Commission finds, as set forth in the prepared CEQA Findings and SOC that the 
benefits and value of the Project outweigh the remaining significant impacts of the 
Project after all feasible mitigation has been implemented. The benefits of the Project 
include, but are not limited to, increased employment in the area, including the 
expanded variety of commercial retail options to serve Rowland Heights community 
residents. Locating commercial development and hotels in close proximity to existing 
commercial and light industrial uses avoids displacing residents and using agricultural 
land and/or open space or introducing incompatible land uses to an area. Using the 
large buildable lot area to develop high quality, low-rise structures used for commercial 
enterprises with a diverse of tenant spaces for commercial retail, restaurant and 
offices with proximity to public transportation provides a range of goods and services 
to the community in keeping with the Community Plan and the project objectives. 
Providing hotel rooms accommodates the growing need for transient options and 
meeting facilities for corporate, commercial and entertainment demands generated by 
businesses, leisure and tour groups and area visitors to the San Gabriel Valley and 
the larger Los Angeles area. Hotels along this transportation corridor will provide 
travelers and businesses with local options for hotel stays. These, and other project 
design features beyond those that are required, more fully described in the CEQA 
Findings of Fact and Statement of Overriding Considerations, provide benefits 
supporting the determination that the benefits of the project outweigh the project's 
remaining and significant unavoidable impacts. 

26. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. The Board further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this Project, 
and that approval of this Project is conditioned on the permittee's compliance with the 
attached conditions of approval and MMRP. 

27. The Commission finds that the Final EIR for the Project was prepared in accordance 
with CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
Final EIR, along with its associated MMRP, Findings of Fact and Statement of 
Overriding Considerations, and finds that they reflect the independent judgment of the 
Commission. The Findings of Fact and Statement of Overriding Considerations are 
incorporated herein by this reference, as set forth in full. 
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28. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the Final EIR and that the MMRP's requirements are 
incorporated into the conditions of approval for the Project. 

29. The Commission finds that the MMRP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures will mitigate or avoid potential 
adverse impacts to the environment from the Project. 

30. The Commission finds that the permittee is subject to payment of the California 
Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code. 

31.LEGAL NOTIFICATION AND PUBLIC OUTREACH. In accordance with Section 
15050 of the State CEQA Guidelines, the County is the lead agency that had prepared 
both the Draft and Final El R's for the project. Pursuant to the provisions of Sections 
22.60.174 and 22.60.175 of the County Code, the community was appropriately 
notified by mail, newspaper, property posting, library posting and on the DRP's 
website of the February 25, 2016 Hearing Examiner hearing that was conducted on 
the Draft EIR by a DRP Hearing Examiner. A newspaper notice was published in The 
Los Angeles Times and La Opinion on January 23, 2016. Notices were verified to 
have been posted on the subject property, available on DRP's website and mailed to 
property owners and tenants located within a 500-foot radius of the property 
boundaries, and to two local libraries were mailed on January 25, 2016. On January 
25, 2016 a Notice of Completion and Notice of Availability ("NOC-NOA") of a Draft EIR 
was posted at the Los Angeles County Clerk's office. The NOC-NOA was sent by 
mail to required agencies, including the State Clearinghouse and other interested 
parties and posted on the DRP website. The formal public review period for the Draft 
EIR was from January 26, 2016 to March 11, 2016. Comments on the Draft EIR were 
received during the comment period, and those comments are responded to in the 
Final EIR. Parking and traffic issues were discussed. Public comments also included 
residents voicing concerns with regard to ensuring the hotels do not propagate 
'maternity tourism' where businesses house foreign nationals about to give birth to 
establish US citizenship for newborn babies. The latter comments did not pertain to 
issues explored in the EIR. 

Pursuant to the provisions of sections 22.60.17 4 and 22.60 .175 of the Zoning Code, 
the community was appropriately notified of the Project's public hearings by mail, 
newspaper, and property posting. 

32. PUBLIC COMMENTS. Prior to the Commission's public hearing and since the 
distribution of the notice of public hearing and consideration of a Final EIR, the County 
has received one phone call and one e-mail dated August 8, 2016. The caller inquired 
about the date the Final EIR would be available. In the e-mail, the writers re-stated 
the position that the EIR was inadequate and put forward that the minimum required 
10-day period in which to review the Final EIR was an insufficient interval of time. 
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The points raised in the e-mail relate to public review periods for Draft EIR's. It is the 
County's contention that proposed responses conform to the legal standards 
established for responses to comments on Draft El R's contained in Sections 21083 
and 21092.5 of the CEQA Guidelines adopted by QPR. 

33. HEARING PROCEEDINGS. To be inserted after the public hearing to reflect hearing 
proceedings. A duly noticed public hearing was held on September 7. 2016 before the 
Commission. 

34.PLAN CONSISTENCY. The Commission finds that the project is consistent with the 
goals and policies of the 1980 Countywide General Plan ("General Plan") and the 
Rowland Heights Community Plan ("Community Plan"). The project provides 
commercial retail, restaurants and office spaces within the commercial shopping 
center. plus the two hotels, in close proximity to other existing commercial uses, and 
the project concentrates development for more efficient utilization of public services 
and facilities, reduced energy consumption and improved air and water quality. 

35. The Commission finds that the project offers development compatible with and 
sensitive to the natural and manmade environment and that the project is sensitive to 
the natural ecological, scenic, cultural and open space resources as the site is already 
disturbed and surrounded by an urban environment. 

36. The Commission finds that the project is consistent with the goals and policies of the 
General Plan and provides a service that is incidental to neighborhood-serving 
commercial uses and is consistent with the types of uses that are located in the 
surrounding area because a variety of commercial uses including retail, restaurant. 
office uses and two hotels provide a range of goods and services to the community 
and its visitors. 

37. The Commission finds that the project is consistent with the goals and policies of the 
General Plan. The General Plan Land Use Element contains policies to ensure 
compatibility of development with the surrounding area. The General Plan seeks to 
"promote neighborhood commercial facilities which provide convenience goods and 
services and complement community character through appropriate scale, design, 
and location controls." (General Plan Land Use Element, pgs. 111-12.) The project is 
proposed to be located in proposed hotels and buildings used for commercial retail , 
restaurants and office spaces, which provides goods and services to the surrounding 
community. The site is located at a major intersection in the area, the intersection of 
Gale Avenue and Nogales Street, which is developed on all four corners with 
commercial uses and is easily accessible to the community. 

38. The Commission finds that the project meets State and County subdivision laws 
because the Subdivision Map Act and County Code are met. 

39. The Commission finds that the project is consistent with the Rowland Heights 
Community Plan because the project does not include residential uses or a mobile 
home park in the industrial zone or land use category. A zone change request is part 
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of the scope of the project to authorize hotel use. The project is comprised of 
commercial retail, restaurant, office and hotel uses. 

40. The Commission finds that the project is consistent with the goals and policies of the 
Rowland Heights Community Plan because impacts on community character, 
surrounding neighborhoods and natural features are minimized by matching the 
existing pattern of development, use of native vegetation and landscaping for 
screening and to soften the visual impact, undergrounding of utilities, and sharing of 
dedicated off-street parking anticipated to meet parking demand. 

41 . The Commission finds that the project encourages the beautification of the 
commercial area by exceeding the minimum requirements for landscaping and 
ensuring the commercial area facades and signs are harmonious and compatible with 
the existing development. 

42.ZONING CODE CONSISTENCY. The Commission finds that the project is consistent 
with the applicable regulations of the Zoning Code because the project is consistent 
with the development standards of the proposed C-3 zone and the requirements of 
the -DP zones, as set forth in section 22.28.220 and Chapter 22.40, Part 2, of the 
County Code. 

43. The Commission finds that the project has a total average floor area ratio ("FAR") of 
0.78 which complies by being lower than the maximum allowable 1.0 FAR for the 
subject properties. 

44. The Commission finds that the Project is in compliance with outdoor display and 
storage requirements in the County Code. Section 22.28.220.C and D of the County 
Code require that all displays shall be located entirely within an enclosed building, with 
certain exceptions, unless otherwise authorized by a temporary use permit, and 
outside storage is permitted on the rear of a lot or parcel of land when such storage is 
strictly incidental to the permitted use. No outside display or storage is proposed or 
authorized as part of the Project. 

45. The Commission finds that the project is consistent with the existing and proposed 
zoning designation because parking is proposed to be developed in accordance with 
the shared use of parking facilities by two or more uses pursuant to Section 22.56.990 
of the County Zoning Code. 

46. The Commission finds that the Project complies with the sign requirements in the 
County Code. Pursuant to section 22.52.870, business signs are permitted in zones 
C-3 and M-1.5-BE, subject to the restrictions outlined in sections 22.52.880 -
22.52.920. All signs will match in style, size, color, font and materials. 

47. The Commission finds that the Project is in compliance with the lot coverage and 
landscaping requirements set forth in the County Code. Section 22.28.220.A of the 
County Code requires that not more than 90 percent of the net area be occupied by 
buildings, and that a minimum of 10 percent of the net area be landscaped with a 
lawn, shrubbery, flowers, and/or trees, which shall be continuously maintained in good 
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condition. The permittee's site plan depicts a project total of approximately 33 percent 
of the net area of the property occupied by buildings with landscaping covering up to 
63,497 square feet of landscaping of the 577 ,814 net square feet of land area, or 11 
percent of the Project Site. 

48. The Commission finds that the project meets the standards contained in the Rowland 
Heights Community Standards District because at least 25 percent of each structure's 
fa<;:ade that faces Gale Avenue is proposed to consist of materials or designs that are 
distinguishable from the rest of that fa<;:ade with recessed windows, offset planes or 
similar architectural accents. No long, unbroken facades are proposed. 

49. The Commission finds that the parcel of land has at 600 feet of continuous street 
frontage on a single street and a dedicated traffic impacts will be addressed by a 
dedicated deceleration lane to adjoin the private drive and fire lane entrance along 
Gale Avenue. The improvement is proposed to be designed and dedicated consistent 
to the requirements imposed by the County of Los Angeles Department of Public 
Works. 

50. The Commission finds that a Parking Permit provides flexibility in parking 
requirements for uses that have particular characteristics pursuant to Section 
22.56.990 of the Zoning Code, allowing for shard use parking facilities by two or more 
uses. 

51. The Commission finds with shared parking, unnecessary travel is discouraged, 
parking demand variations occur throughout the day and that shared parking 
minimizes the need to duplicate parking supply at commercial projects if a single 
space can satisfy the parking needs of multiple project components. 

52. The Commission finds that 75 spaces used for vehicle parking are located with the 
incorporated City of Industry and a recorded covenant to the subject property is 
required to fulfill parking requirements outside of the County jurisdiction. 

53. The Commission finds that, based on the principles of shared parking as determined 
by the use of a shared parking analysis based on methodology and parking statistics 
of the Urban Land Institute, 1,203 spaces used for vehicle parking would be sufficient 
to meet demand since the peak parking requirement would be1, 130 parking spaces. 

54. The Commission finds that the project will be developed in phases to ensure an 
adequate supply of parking is provided. 

55. The Commission finds that the applicant is providing 1, 128 spaces used for vehicle 
parking on-site, or a reduction of less than 30 percent in the number of vehicle parking 
spaces required by the County Code, and that applications for the Project Permits, 
zone change and a subdivision were concurrently filed. 

56. The Commission finds that the total maximum occupant load for restaurant area uses 
shall not exceed 1,561 occupants. 
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57. The Commission finds that the applicants are owners of all properties involved in the 
request. 

58. The Commission finds that off-site facilities located adjacent to the Project Site and 
within the City of Industry can accommodate the required parking for shared uses. 
Where the parking permit is approved for off-site parking, the agreement shall be 
recorded on all parcels on land containing the uses as well as the parcel of land 
developed for off-site parking. 

59. The Commission finds that the Project will not adversely affect the health, peace, 
comfort, or welfare of persons residing and working in the surrounding area, and will 
not be materially detrimental to the use, enjoyment, or valuation of property of other 
persons located in the vicinity of the Project Site, and will not jeopardize, endanger, 
or otherwise constitute a menace to the public health, safety, and general welfare 
because security will be in place and Sheriff and Fire protection are available to the 
site. 

The project complies with all the development standards applicable to the underlying 
zoning. The Commission finds that the Project Site is adequate in size and shape to 
accommodate the areas, walls, fences, parking, landscaping, and other development 
features as is required in order to integrate the project into the surrounding area. 
Parcel 1 of the Project is consistent with applicable development standards in zone 
M-1.5-DP and parcels 2 and 3 of the Project are consistent with applicable 
development standards applicable in zone C-3-DP, as set forth in the County Code. 
Regional Planning staff visited the Project Site on March 25, 2015, and found that the 
existing facilities included a temporary detour road, construction staging and 
equipment and a temporary parking lot consistent with the previous approvals 
associated with the property. The site is proposed to be returned to its vacant, 
undeveloped status at the completion of the Alameda Corridor East Nogales Street 
grade separation project. 

60. The Commission finds that the Project is adequately served by highways of sufficient 
width, and improved as necessary to carry the kind of traffic such uses would 
generate, and by other public or private facilities as are required because a private 
driveway and fire lane are proposed to provide interior access to the site and the 
property fronts public street, Gale Avenue. 

61. The Commission finds that the permittee has submitted a development program that 
complies with the requirements of section 22.40.050 of the County Code since the 
development is proposed to be phased. 

62. The Commission finds that the development program provides the necessary 
safeguards to ensure completion of the proposed development by the permittee and 
that the development program ensures that the Project will not be replaced by a lesser 
type of development contrary to public convenience, welfare, or development needs 
of the area. 
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63. The Commission finds that the Project is consistent with the surrounding area in the 
unincorporated community of Rowland Heights. The project will provide a service that 
wlll be used by residents living, working, shopping and recreating in the surrounding 
area. 

64. The Commission finds that the Project on the Project 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 Project Site; and will not jeopardize, 
endanger, or otherwise constitute a menace to the public health, safety, and general 
welfare. The Project is sufficiently buffered from neighboring uses by buildings, 
structures such as walls, and landscaping to ensure that such use will be compatible 
with nearby commercial and industrial uses. 

65. LAND USE COMPATIBILITY. The Regional Planning Commission finds that the 
Project would be consistent with applicable policies of the Rowland Heights 
Community Plan in that it would minimize its impact on community character, 
surrounding neighborhoods and natural features by project design features including 
landscaping, blending structures with architectural features that match the existing 
patterns and presenting a general harmony of facades with a sign program that 
reflects the architectural style of the project. 

66. PHYSICAL SITE SUITABILITY. The Regional Planning Commission finds that the 
site is physically suitable for the type of development being proposed. The project 
design provides landscaping and building and structures including walls as buffers 
along the project boundaries, adjacent to existing developments and the Union Pacific 
Railroad. The site has gently rolling topography gradually transitioning between the 
adjacent street and the area of development. 

Development would be located adjacent to existing infrastructure and utility systems 
along Gale Avenue, all of which have the abilfty to serve the site. In addition, the 
Project Site is in an existing urbanized area with nearby services and employment 
opportunities. The proposed design, scale, and development pattern of the proposed 
commercial retail, restaurant, office and hotel uses are consistent with the existing 
pattern of development surrounding the site. It also minimizes grading by only grading 
that which is necessary for preparation of the site for the proposed development, 
including the provision of subterranean spaces used for vehicle parking. For these 
reasons, the proposed Project would constitute compatible design and complimentary 
visual quality. 

67. 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 at 
libraries located in the vicinity of the Rowland Heights community. On August 3, 2016, 
a total of 524 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 
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as 106 notices to those on the courtesy mailing list for the Puente Zoned District and 
to any additional interested parties. 

68. 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 there will be no need for the number of vehicle parking spaces required by 
Part 11 of Chapter 22.52 because the project proposes compatible uses that 
create captive markets where a single space satisfies the need of multiple 
occupants. 

8. That there will be no conflicts arising from special parking arrangements allowing 
shared vehicle parking facilities, tandem spaces, or compact spaces because the 
uses will be developed in phases and uses sharing vehicle parking facilities 
operate at different times of the day. 

C. That an off-site facility will provide required parking for uses because such off-site 
facility is controlled through ownership, and are conveniently accessible to the 
main use and such transitional lot is designed to minimize adverse effects on 
surrounding properties. 

D. 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 since street parking is prohibited along 
Gale Avenue and adequate parking is on adjacent sites. 

E. 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 Title 22. 

THEREFORE, THE REGIONAL PLANNING COMMISSION I HEARING OFFICER: 

1. Certifies that the Final EIR 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 information contained in the Final EIR, 
and that the Final EIR reflects the independent judgment and analysis of the 
Commission as to the environmental consequences of the project; adopts the Findings 
of Fact and Statement of Overriding Considerations and the MMRP; finds that the 
MMRP is adequately designed to ensure compliance with the mitigation measures 
during the Project implementation, and finds that the unavoidable significant effects of 
the Project after adoption of said mitigation measures are as described in those 
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Findings of Facts and Statements of Overriding Considerations; and determines that 
the remaining, unavoidable environmental effects of the project have been reduced to 
an acceptable level and are outweighed by specific economic and social benefits of 
the project as stated in the Findings of Fact and Statement of Overriding 
Considerations. 

2 . Approves Parking Permit No. 201400006, subject to the attached conditions. 

ACTION DATE: September 7, 2016 

KKS:SDJ 
8/24/16 

c: Each Commissioner, Zoning Enforcement, Building and Safety 



DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES 

PROJECT NO. R2014-01529(4) 
VESTING TENTATIVE PARCEL MAP NO. 072916 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres 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. 

2. 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. 

3. 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. 

4. 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. 

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. 

cc 0!1(1J4 
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5. 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. 

6. 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. 

7. In the event that Vesting Tentative Parcel Map No. 072916 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. 

8. 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. Inspections shall be made to ensure compliance with the conditions of 
this grant as well as to ensure that any development undertaken on the subject 
property is in accordance with the approved tentative map on file. Inspections shall 
be unannounced. 

If any inspection discloses that the subject property is being used in violation of any 
one of the conditions of this grant, the permittee shall be financially responsible and 
shall reimburse Regional Planning for all additional enforcement efforts necessary 
to bring the subject property into compliance. The amount charged for inspections 
shall be $200.00 per inspection. or the current recovery cost at the time any 
additional inspections are required, whichever is greater. 

9. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP"), which are incorporated by this 
reference as if set forth fully herein. 

10. 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. 

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

12. All development pursuant to this grant shall conform with the requirements of the 
County Department of Public Works to the satisfaction of said department. 
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13. 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, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning ("Director''). 

14. 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. 

15. 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. 

16. In the event of graffiti or other extraneous markings occurring, the permittee shall 
remove or cover said markings, drawings, or signage within 24 hours of such 
occurrence, weather permitting. Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces. 

TENATIVE PARCEL 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 
November 25, 2015, consisting of letters and reports from the Fire Departments and 
the Departments of Parks and Recreation and Public Health. 

19. The subdivider shall comply with all conditions set forth in the attached County 
Department of Public Works letter for the tentative map dated February 3, 2016. 

20. The project site shall be developed and maintained in substantial compliance with 
the approved vesting tentative map dated October 28, 2015. 

21. The subdivider shall conform to the requirements of Title 21 of the Los Angeles 
County Code. 

22. The subdivider shall place a note or notes on the final map, to the satisfaction of 
Regional Planning, that this subdivision is approved as a condominium project for a 
total of 155 commercial units whereby the owners of the units of air space will hold 
an undivided interest in the common areas, which common areas will in tum provide 
the necessary access and utility easements for all of the units. 
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23. The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/Exhibit Map dated October 28, 2015, or a Revised Exhibit 
"A" I Amended Exhibit Map approved by the Director. 

24. The subdivider shall provide at least 50 feet of street frontage for parcels 1 and 2 as 
indicated on the approved tentative map. 

25. A waiver of street frontage for parcel 3 is authorized. 

26. The shared driveways shall be labeled as Private Driveway and Fire Lane on the 
final map. 

27. A final map is required for this subdivision. A parcel map waiver is not allowed. 

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

29. As required by section 21.32.160 of the County Code, the subdivider shall plant trees 
along the frontage of all lots shown on the parcel map. The number, species, and 
location of such trees shall be as specified by the Director of Public Works. The 
location and the species of said trees shall be incorporated into the site plan or 
landscape plan. Prior to recordation of the applicable final unit map, the 
site/landscaping plan must be approved by the Director, and the subdivider shall 
post a bond with Public Works, or submit other verification to the satisfaction of 
Regional Planning, to ensure planting of the required trees. 

PRIOR TO RECORDATION OF A FINAL MAP 

30. Prior to final map approval and recordation, the permittee shall submit to the Director 
for review and approval three (3) copies of a landscape plan. The landscape plan 
shall show size. type, and location of all plants, trees, and watering facilities. All 
landscaping shall be maintained in a neat, clean, and healthful condition, including 
proper pruning, weeding, removal of litter, fertilizing and replacement of plants when 
necessary. To the maximum extent feasible, drip irrigation systems shall be 
employed. 

In addition to the review and approval by the Director, the landscaping plans will be 
reviewed by the staff biologist of the Department of Regional Planning. Review will 
include an evaluation of the balance of structural diversity (e.g. trees, shrubs, and 
groundcover) that may be expected 18 months after planting in compliance with fire 
safety requirements. The landscape shall be maintained in compliance with the 
approved landscaping plans. 

The landscaping plan shall indicate that at least 50% of the area covered by 
landscaping shall be locally indigenous species. However. if the applicant can prove 
to the satisfaction of the Director that a 50% or more locally indigenous species is 
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not possible due to County fire safety requirements a lower percentage of such 
planting may be required. In those areas where the Director approves a reduction 
to less than 50% locally indigenous vegetation, the amount of such planting required 
shall be at least 30%. The landscaping shall include trees, shrubs and/or ground 
cover at a mixture and density determined by staff and the fire department. Fire 
retardant plants shall be given first consideration. 

31. Prior to final map approval and recordation, the subdivider shall submit a draft 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. Said CC&Rs shall also indicate the 
means of maintenance for the landscaping, lighting, parking areas and private drive 
and fire lane. 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. 

32. Prior to final map approval and recordation, the subdivider shall provide in the 
CC&Rs a method for the continuous maintenance of common areas and facilities to 
the satisfaction of the Director. 

33. Prior to final map approval and recordation, the subdivider shall submit to Regional 
Planning a draft copy of the reciprocal ingress and egress easement for the private 
driveway connecting the internal access ways to Gale Avenue to be used as 
primary access to the subject property. Said easement shall be recorded 
concurrently with the final map. 

34. Prior to final map approval and recordation, the subdivider shall submit to Regional 
Planning for review and approval a draft copy of a maintenance agreement for the 
shared Private Driveways and Fire Lanes. Said agreement shall be recorded 
concurrently with the final map. 

Attachments: 
Subdivision Committee Report (pages 18-25) 
Department of Public Works letter dated February 3, 2016 
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COUNTY OF LOS ANGELES 

PROJECT NO. R2014-01529(4) 
CONDITIONAL USE PERMIT NO. 201400062 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres. 

Conditional Use Permit No. 201400062 is authorization for a development program 
associated with a zone change, Rowland Heights Community Standards District 
compliance, grading exceeding 100,000 cubic yards and sale of a full line alcoholic 
beverages for on-site consumption 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. 

2. 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 pursuant to Condition 
Nos. 10, 11, and 14. Notwithstanding the foregoing, this Condition No. 2 and 
Condition Nos. 4, 5, 9, and 11 shall be effective immediately upon the date of final 
approval of this grant by the County. 

3. 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. 

4. 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 fatls to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to 
defend, indemnify, or hold harmless the County. 

5. In the event that any claim, action, or proceeding as described above is filed against 
the County, the permittee shatl within ten days of the filing make an initial deposit 

CC~l014 
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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. 

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. 

6. 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. 

7. 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. 

8. If the permittee proposes any modifications to the use, the permittee shall file a new 
Conditional Use Permit application with Regional Planning, or shall otherwise 
comply with the applicable requirements at that time. In the event that the permittee 
seeks to discontinue or otherwise change the use, notice is hereby given that the 
use of such property may require additional or different permits and would be subject 
to the then-applicable regulations. 

9. This grant shall expire unless used within two (2) years after the recordation of a 
final map for Vesting Tentative Parcel Map No. 072916. In the event that Vesting 
Tentative Parcel Map No. 072916 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. 

10. 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. Inspections shall be made to ensure compliance with the conditions of 
this grant as well as to ensure that any development undertaken on the subject 



PROJECT NO. R2014-01529-(4) 
CONDITIONAL USE PERMIT NO. 
201400062 

DRAFT CONDITIONS OF APPROVAL 
PAGE 30F9 

property is in accordance with the approved site plan on file. The permittee shall 
deposit with the County the sum of $1600.00. The deposit shall be placed in a 
performance fund, which shall be used exclusively to compensate Regional 
Planning for all expenses incurred while inspecting the premises to determine the 
permittee's compliance with the conditions of approval. The fund provides for eight 
filinspections every other year for 15 years. Inspections shall be unannounced. 

If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in 
violation of any one of the conditions of this grant, the permittee shall be financially 
responsible and shall reimburse Regional Planning for all additional enforcement 
efforts necessary to bring the subject property into compliance. The amount charged 
for additional inspections shall be $200.00 per inspection, or the current recovery 
cost at the time any additional inspections are required, whichever is greater. 

11 . Within five (5) working days from the day after your appeal period ends Monday, 
September 26, 2016, the permittee shall remit processing fees at the County 
Registrar-Recorder/County Clerk Office, 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), or $3,145.00 ($3,070.00 for an Environmental Impact 
Report plus $75.00 processing fee.) No land use project subject to this requirement 
is final, vested or operative until the fee is paid. 

12. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP'"), which are incorporated by this 
reference as if set forth fully herein. 

13. Within thirty (30) days of the date of final approval of the grant by the County, the 
permittee shall record a covenant and agreement, which attaches the MMRP and 
agrees to comply with the mitigation measures imposed by the Environmental 
Impact Report for this project, in the office of the Recorder. Prior to recordation of 
the covenant, the permittee shall submit a draft copy of the covenant and agreement 
to Regional Planning for review and approval. As a means of ensuring the 
effectiveness of the mitigation measures, the pennittee shall submit annual 
mitigation monitoring reports to Regional Planning for approval or as required . The 
reports shall describe the status of the permittee's compliance with the required 
mitigation measures. 

14. The permittee shall deposit an initial sum of $6,000.00 with Regional Planning within 
thirty (30) days of the date of final approval of this grant in order to defray the cost 
of reviewing and verifying the information contained in the reports required by the 
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MMRP. The permittee shall replenish the mitigation monitoring account if necessary 
until all mitigation measures have been implemented and completed. 

15. Notice is hereby given that any person violating a provision of this grant is QL!ilty 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. 

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

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

18. 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, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning ("Director''). 

19. 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. 

20. 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 within 24 hours of such 
occurrence, weather permitting. Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces. 

21 . 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 result of instruction given at the public hearing, five (5) copies of 
a modified Exhibit "A" shall be submitted to Regional Planning by November 8, 
2016. 

22. 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 
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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. 

23. Except as expressly modified herein, this approval is subject to all recommended 
conditions listed in the attached portion of the Subdivision Committee Report dated 
November 25, 2015, consisting of letters and reports from the Fire Departments and 
the Departments of Parks and Recreation and Public Health. 

24. The permitee shall comply with all conditions set forth in the attached County Public 
Works Department letter for tentative map dated February 3, 2016. 

25. The project site shall be developed and maintained in substantial compliance with 
the approved Exhibit "A"/map dated October 28, 2015. 

26. The permitee shall conform to the requirements of Title 22 of the Los Angeles County 
Code. 

27. 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 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. Said CC&Rs shall also indicate the 
means of maintenance for the landscaping, lighting, parking areas and private drive 
and fire lane. 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. 

28. Prior to final approval, the permittee shall submit to the Director for review and 
approval three (3) copies of a landscape plan. The landscape plan shall show size, 
type, and location of all plants, trees, and watering facilities. All landscaping shall 
be maintained in a neat, clean, and healthful condition, including proper pruning, 
weeding. removal of litter, fertilizing and replacement of plants when necessary. To 
the maximum extent feasible, drip irrigation systems shall be employed. 

In addition to the review and approval by the Director, the landscaping plans will be 
reviewed by the staff biologist of the Department of Regional Planning. Review will 
include an evaluation of the balance of structural diversity (e.g. trees, shrubs, and 
groundcover) that may be expected 18 months after planting in compliance with fire 
safety requirements. The landscape shall be maintained in compliance with the 
approved landscaping plans. 

The landscaping plan shall indicate that at least 50% of the area covered by 
landscaping shall be locally indigenous species. However, if the applicant can prove 
to the satisfaction of the Director that a 50% or more locally indigenous species is 
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not possible due to County fire safety requirements a lower percentage of such 
planting may be required. In those areas where the Director approves a reduction 
to less than 50% locally indigenous vegetation, the amount of such planting required 
shall be at least 30%. The landscaping shall include trees, shrubs and/or ground 
cover at a mixture and density determined by staff and the fire department. Fire 
retardant plants shall be given first consideration. 

PERMIT SPECIFIC CONDITIONS • CONDITIONAL USE PERMIT (DEVELOPMENT 
PROGRAM, AUTHORIZATION TO EXCEED STRUCTURE HEIGHT) 

29. No building or structure of any kind except a temporary structure used only in the 
developing of the property according to the program shall be built, erected, or moved 
onto any part of the property. 

30. No existing building or structure which under the program is to be demolished shall 
be used. 

31. No existing building or structure which, under the program, is to be altered shall be 
used until such building or structure has been so altered. 

32. All improvements shall be completed prior to the occupancy of any structure. 

33. Where one or more buildings in the projected development are designated as 
primary buildings, building permits for structures other than those so designated 
shall not be issued until the foundations have been constructed for such primary 
building or buildings. 

34. This permit authorizes development to be completed in phases. Each such 
separately designated phase shall be considered a separate development program. 

35. This permit authorizes hotel structures to exceed the structure height. Hotel 
structure heights shall not exceed a maximum of 80 feet. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (COMMERICAL 
CENTER - ROWLAND HEIGHTS COMMUNITY STANDARDS) 

36. Complete landscaping of the public rights-of-way fronting the project is required 
subject to the satisfaction of the Department of Public Works. 

37. Provide a minimum of ten feet of landscaping along the street frontage of the 
commercial and hotel uses. This shall include plants, landscaped berms, capable 
of providing screening up to a height of 42 inches. 

38. Limit signs to one for each street frontage of a shopping center listing all businesses. 
The sign shall reflect the architectural style of the center. 
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39. This approval authorizes a sign program to coordinate business signage within the 
commercial center where new businesses will comply with the location, style, size 
color, font and materials as shown in the architectural renderings and noted on the 
Exhibit MA"/map so that all new business signs are compatible with each other. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (GRADING) 

40. Grading involving 192,085 cubic yards of cut and 130,534 cubic yards of fill for a 
totaf of 322,619 cubic yards of cut and fill with 48,30 1 cubic yards of export is 
authorized. 

PERMIT SPECIFIC CONDITIONS - CONDITIONAL USE PERMIT (SALE OF 
ALCOHOLIC BEVERAGES) 

41. The conditions of this grant shall be retained on the premises at all times and shall 
be immediately produced upon request of any County Sheriff, Zoning Inspector or 
Department of Alcoholic Beverage Control agent. The manager and all employees 
of the facility shall be knowledgeable of the conditions herein. 

42. Loitering shall be prohibited on the subject property, including loitering by 
employees of the subject property. Signage in compliance with Section 22.52 Part 
10 of the County Code shall be placed on the premises indicating said prohibition. 
Employees shall be instructed to enforce these regulations and to call local law 
enforcement if necessary. 

43. The permittee, and all managers and designated employees of the establishments. 
who wiU directry serve or will be in the practice of selling alcoholic beverages, shall 
participate in the LEAD (Licensee Education on Alcohol and Drugs) Program 
provided by the State of California Department of Alcoholic Beverage Control. All 
new designated employees shall be required to attend. The licensee shall display 
a certificate or plaque in a publicly accessible area of the establishment such as 
the lobby, indicating they have participated in this program. Proof of completion of 
the facilities' training program by employees, the licensee and all managers shall 
be available upon request. 

44. The permittee shall not advertise the sale of alcoholic beverages on the exterior of 
any structure on the subject property including windows, walls, fences or similar 
structures. 

45. All regulations of the State of California prohibiting the sale of alcoholic beverages 
to minors shall be strictly enforced. 

46. The permittee shall post or otherwise provide telephone numbers of local law 
enforcement agencies and taxicab companies at or near the cashier, or similar 
public service area. Such telephone numbers shall be visible by and available to 
the general public. 
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4 7. This grant authorizes the sale of alcoholic beverages at the two hotel restaurants 
from 7:00 a.m. to 2:00 a.m. maximum daily. 

48. There shall be no consumption of alcoholic beverages outside the designated 
areas of the subject facility. The permittee shall instruct all designated employees, 
who directly serve or are in the practice of selling alcoholic beverages, regarding 
this restriction. Employees shall be instructed to enforce such restrictions and to 
call local law enforcement as necessary. 

49. The permittee shall develop and implement a Designated Driver program (i.e. free 
soft drinks or coffee to a designated driver of a group). The permittee shall submit 
the program to the Director of Planning for approval prior to the approval of the 
Exhibit "A". A printed two-sided card explaining this program shall be placed on all 
tables in the restaurant or an explanation regarding the program shall be printed on 
the menu. 

50. All servers of alcoholic beverages must be at least 18 years of age. 

51. There shall be no music or other noise audible beyond the restaurant premises. 

a. Hotel Restaurants 
i. The operation of the facilities' two hotel restaurants are further subject 

to the following: 

b. Hotel Bar 

1. No live entertainment, dancing, or dance floor is authorized in or 
outside the premises. 

i. The operation of the facility hotel bar is further subject to the following: 
1. Employees on duty after 10:00 pm shall be at least 21 years of 

age. 

52. Alcoholic beverages shall be sold to customers only when food is ordered and 
consumed within the two subject restaurants only; 

53. The sale and serving of alcoholic beverages for consumption outside the two 
restaurants and bar is prohibited; 

54. The business shall employ not less than one full-time cook that is engaged in the 
preparation of meals for patrons during the permissible hours of operation; 

55. Not less than fifty-one percent of the income from the business enterprise shall be 
derived from the sale of food and non-alcoholic beverages. The business owner 
shall at all times maintain records which reflect separately the gross sale of food 
and the gross sale of alcoholic beverages. Said records shall be made available to 
the Los Angeles County Department of Regional Planning, the Department of 
Alcoholic Beverage Control, or the Los Angeles County Sheriffs Department on 
demand. 
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56. The permittee may hold "happy hour'' drink specials, specials or similar promotions 
from weekdays Monday through Thursday from 3:00p.m. until 8:00p.m .. only in 
conjunction with food. 

57. Food service shall be continuously provided during operating hours. 

58. Payphones shall be prohibited on the premises. 

59. A security guard shall be provided from 5:00 p.m. to 2:00 a.m. nightly for each 
hotel restaurant serving alcoholic beverages. 

60. All parking lot and other exterior lighting shall be hooded and directed away from 
neighboring residences to prevent direct illumination and glare, and shall be turned 
off within thirty minutes after conclusion of activities, with the exception of sensor
activated security lights and/or low level lighting along all pedestrian walkways 
leading to and from the parking lot. 

61 . Security cameras shall be installed inside and outside the hotels facing the parking 
lot. 

PROJECT SITE SPECIFIC CONDITIONS 

62. Where reduced occupancy is a primary consideration in the approval of a parking 
permit, the maximum occupant load based on Building and Safety occupancy loads 
for such use shall be established; th is grant authorizes a maximum of 40, 113 
square feet for restaurant area within the commercial shopping center located on 
parcel 1 of the Project Site. 

PRIOR TO ISSUANCE OF A BUILDING PERMIT 

63. The Project Site shall be developed, graded, and maintained in substantial compliance 
with the approved Exhibit "A"/Map dated October 28, 2015 or an approved Revised 
Exhibit "A." 

64. All development shall comply with the requirements of the Zoning Ordinance and of 
the specific zoning of the subject property, except as specifically modified by this 
grant. as set forth in these conditions. including the approved Exhibit "A," or a Revised 
Exhibit "A" approved by the Director of the Department of Regional Planning. 

Attachments: 
Mitigation Monitoring and Reporting Program 
Subdivision Committee Report (pages 18-25) 
Public Works' Department Report dated February 3, 2016 

KKS:SDJ 
8/11/16 



DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES . 

PROJECT NO. R2014-01529(4) 
PARKING PERMIT NO. 201400006 

PROJECT DESCRIPTION 
The project is a request to create three parcels, including one industrial parcel developed 
with commercial retail, restaurant and office uses, and two commercial parcels developed 
with hotels on 14.85 acres. 

Parking Permit No. 201400006 is authorization for shared use parking by two or more 
uses 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. 

2. 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 pursuant to applicable 
conditions. Notwithstanding the foregoing, this Condition No. 2 and Condition Nos. 
4, 5, and 9 shall be effective immediately upon the date of final approval of this grant 
by the County. 

3. 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. 

4. 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. 

5. 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 
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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. 

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. 

6. 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. 

7. 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. 

8. If the permittee proposes any modifications to the use, the permittee shall file a new 
Conditional Use Permit application with Regional Planning, or shall otherwise 
comply with the applicable requirements at that time. In the event that the permittee 
seeks to discontinue or otherwise change the use, notice is hereby given that the 
use of such property may require additional or different permits and would be subject 
to the then-applicable regulations. 

9. This grant shall expire unless used within two (2) years after the recordation of a final 
map for Vesting Tentative Parcel Map No. 072916. In the event that Vesting 
Tentative Parcel Map No. 072916 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. 

10. If add itional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in 
violation of any one of the conditions of this grant, the permittee shall be financially 
responsible and shall reimburse Regional Planning for all additional enforcement 
efforts necessary to bring the subject property into compliance. The amount charged 
for additional inspections shall be $200.00 per inspection, or the current recovery 
cost at the time any additional inspections are required, whichever is greater. 
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11. The permittee shall comply with all mitigation measures identified in the Mitigation 
Monitoring and Reporting Program ("MMRP"), which are incorporated by this 
reference as if set forth fully herein. 

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 the County Fire 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, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning ("Director"). 

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 within 24 hours of such 
occurrence, weather permitting. 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 result of instruction given at the public hearing, five (5) copies of 
a modified Exhibit "A" shall be submitted to Regional Planning by November 8, 
2016. 

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 
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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. 

PERMIT SPECIFIC CONDITIONS - PARKING PERMIT 

20. Where reduced occupancy is a primary consideration in the approval of a parking 
permit, the maximum occupant load based on Building and Safety occupancy 
loads for such use shall be established; this grant authorizes a maximum of 40, 113 
square feet for restaurant area within the commercial shopping center located on 
parcel 1 of the Project Site. 

21 . The permittee shall provide parking as required by the County Code, calculated at a 
parking ratio of one vehicle parking space for every three occupants. The restaurant 
use has a square footage of 40, 113 I an occupant load of 1,561 persons which would 
require not less than 520 spaces be provided based on the applicable ratio. If the 
permittee changes the operation of the restaurant uses so as to require less parking 
than the minimum requirement, the permittee shall submit an application for a CUP 
modification, and Parking Permit within 90 days of such occurrence. 

If the restaurant uses substantially changes its mode or character of operation or if 
the permittee changes the use or occupancy or otherwise modifies the subject 
property so as to require parking beyond the minimum requirement, the permittee 
shall submit an application for a minor parking deviation, parking permit, variance, 
or other applicable permit, as determined by the Director, within 90 days of such 
occurrence. 

22. Adjacent land located within the boundary of the City of Industry (.79 acres) is 
required to be reserved to insure that sufficient area is avai lable to meet the 75-
space off-site parking allotment, and deed restrictions for such parking use through 
a recorded covenant. shall be imposed on such land. 

23. Hours of operation for each use sharing parking facilities shall be made available 
from the permittee upon request by the Director, and parking associated with such 
hours shall cumulatively be in substantial compliance with the shared parking 
requirements including the associated parking exhibit and analysis approved with 
this parking permit. 

24. Off-site automobile parking facil ities must be within 400 feet from any entrance of 
the use to which they are accessory. Parking for employees shall be located within 
1,320 feet from the entrance to such use. Directions to such facilities shall be 
clearly posted at the principal use. 

25. In the event that any permittee and/or property owner is unable to comply with the 
provisions of the parking permit, the use for which permit has been granted shall 
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be terminated, reduced, or removed unless some other alternative method to 
provide the required parking is approved by the director. 

26. The permittee shall provide bicycle parking as required by the County Code, 
calculated at a parking ratio of one space per each 5,000 square feet of gross floor 
area for short-term bicycle parking, and one space for each 12,000 square feet for 
long-term bicycle parking. The commercial uses have a square footage of 129, 926 
square feet which would require not less than 25 short-term spaces and 10 long
term spaces be provided based on the applicable ratio. 

If the permittee alters the property with an addition of more than 15,000 square feet 
of floor area so as to require bicycle parking beyond the minimum requirement, the 
permittee shall submit an application for a parking permit, variance, or other 
applicable permit, as determined by the Director, within 90 days of such occurrence. 

KKS:SDJ 
8/24/16 



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: PM 72916 MAP DATE: October 28, 2015 

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 Tentative 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 shalt be submitted to the Fire Department for review 
and approval prior to recordation. 

3. The driveways required for fire apparatus access shall be indicated on the Final 
Map as "Private Driveway and Fire lane" with the widths clearly depicted. 

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

5. A construct bond is required for all required fire lanes within th is development. 
Provide written verification of the posted construction bond to the Fire 
Department prior to Final Map clearance. 

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

Reviewed by: Juan Padilla Date: November 24, 2015 
Page 1 of 4 



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: PM 72916 MAP DATE: October 28, 2015 

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 on-site fire lanes shall provide a minimum paved unobstructed width of 26 
feet, 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 on-site fire lanes around the propose hotel buildings shall provide a 
minimum paved unobstructed width of 28 feet, clear to the sky, due to the 
heights of the buildings. Verification for compliance will be performed during 
the Fire Department review of the architectural plan prior to building permit 
issuance. 

4. The proposed buildings within this development being served by a 26 feet wide 
fire lane will have a height restriction due to the fire lane width indicated on the 
Exhibit Map. Such buildings shall not exceed 30 feet above the lowest level of 
the Fire Department vehicular access road or the building is more than three 
stories. Buildings exceeding this height shall provide a minimum paved fire 
lane width of 28 feet. The required fire lane shall be parallel to the longest side 
of the building between 15 feet and 30 feet from the edge of the fire lane to the 
building wall. 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: November 24, 2015 
Page 2 of 4 
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FIRE PREVENTION DIVISION 
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5823 Rickenbacker Road 

Commerce, CA 90040 
Telephone (323) 890-4243, Fax (323) 890-9783 

PROJECT: PM 72916 MAP DATE: October 28, 2015 

5. The gradient of the fire lanes shall not exceed 15 percent. Any changes in 
grade shall not exceed 10 percent within a 10 feet distance or 5. 7 degrees. 
Cross slopes and required Fire Department turnarounds shall not exceed 2 
percent grades. Verification for compliance will be performed during the Fire 
Department review of the architectural plan prior to building permit issuance. 

6. Any change of direction within the fire lanes 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. 

7. The surface of the fire lanes shall be designed and maintained to support the 
live load of a fire apparatus weighing 75,000 pounds. Verification for 
compliance will be performed during the Fire Department review of the 
architectural plan prior to building permit issuance. 

8. Per the fire flow test performed by Rowland Water District dated 02-05-14, 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. Install g PUBLIC fire hydrant(s) as noted on the Exhibit Map. 
Location: AS PER MAP FILED IN OUR OFFICE. 

10. Install 12 PRIVATE fire hydrant(s) as noted on the Exhibit Map. 
Location : AS PER MAP FILED IN OUR OFFICE. 

11. All hydrants shall measure 6"x 4"x 2-1/2" brass or bronze, conforming to current 
AWWA standard C503 or approved equal. 

12. All required fi re hydrants shall provide a fire flow of 4000 gallons per minute at 
20 psi fo r a duration of 4 hours, over and above maximum daily domestic 
demand. This fire flow may be reduced by the Fire Prevention Engineering 
Section as approved during the building permit review process. 

Reviewed by: Juan Padilla Date: November 24, 2015 
Page 3 of 4 
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5823 Rickenbacker Road 

Commerce, CA 90040 
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13. Vehicular access must be provided and maintained serviceable throughout 
construction to all required fire hydrants. All required fire hydrants shall be 
installed, tested, and accepted prior to construction. 

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

15. 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. 

16. 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. 

17. All 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: November 24, 2015 
Page 4 of 4 
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Tentative Map# 72916 

LOS ANGELES COUNTY 
DEPARTMENT OF PARKS AND RECREATION 

PARK OBLIGATION REPORT 

SCM Date.12/10/2015 

Park Planning Area# 10 

DRP Map Date:10/28/2015 

ROWLAND HEIGHTS 

Tota' Units _j __ o_~l = Proposed Units ~--o-~j + Exempt Units 

Report Date. 11/24/2015 

Map Type: REV. (REV RECD) 

0 

Sections 21.24.340, 21 24 350, 21 .28.120. 21 .28. 130, and 21.28.140. the County of Los Angeles Code, Tiile 21. Subdivis on 
Ordinance provide thal the County will determine whether the development s park obligation is lo be met by: 

1) the dedication of land for public or private park purpose or, 

2) the payment of in-lieu fees or, 

3) ll1e provision of amenities or any combination of the above. 

The spec'lic determ nation of how the park obl.gation will be satisfied will be based on the conditions of approval by the advisory 
agency as recommended by the Department of Parks and Recreation. 

Park land obligation in acres or in-lieu fees: 
ACRES: 

IN~LIEU FEES: 

Conditions of the map approval: 

The park obligation for this development will be met by: 
The payment of $0 in-lieu tees 

This project is exempt from park obligation requirements because: 

Non-residential subdivision. 

Trafls: 

Comments: 

0.00 
so 

Project exempt from Quimby fees because it is a commerciaUhotel project. 

Please contact Clement Lau at {213) 351-5120 or Sheela Mathar at {213) 351 -5121 Department of Parks and Recreation, 51 O South 
Vermont Avenue, Los Argeles, CA 90020 for further information or to schedule an appointment to make an n·lieu lee payment 

For nformat1on on Hiking and Equestrian Trail requirements, please contact the Tra Is Coord•nator at (213) 351 ·5134. 

By 

Kathline J. King, Chief of Planning 

Supv D 41h 

November 25, 2015 07 05 32 
OM802FFRX 
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LOS ANGELES COUNTY 
DEPARTMENT OF PARKS AND RECREATION 

PARK OBLIGATION WORKSHEET 

Tentative Map # 72916 OAP Map Date: 10/28/2015 

ROWLAND HEIGHTS 

SMC Date:12/10/2015 Report Date. 11/24/2015 

Map Type: REV. (REV RECD) Park Planning Area# 10 

The formula for calculating the acreage obligation and or In-lieu fee 1s as follows: 

(P)eople x (0.003) Ratio x (U)nits = (X) acres obligation 

(X) acres oblfgatlon x RLV/Acre = In-Lieu Base Fee 

Where: P = Esl1mate of number of People per dwelling 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 attached s1ngle-fam1ly {tovmhouse) residences, two-family residences, and 
apartment houses contain ng fewer than five dwe ling units: Assume • people for apartment houses 
conta rnng five or more dwel ing units; Assume • people for mobile homes. 

Ratio= The subd vis on ordinance provides a ratio of 3 0 acres of park land for each 1,000 people 
generated by the development. This ratio 1s calculated as "0,0030" in the formula. 

u = 

x = 

Total approved number of Dwelling Units. 

Local park space obhgat1on expressed in terms of acres. 

RLV/Acre = Representative Land Value per Acre by Park Ptann·ng Area. 

Total Units 0 = Proposed Units ._ __ o _ _,I + Exempt Units 

Ratio 
People* 3.0Acres / 1000 People Number of Units 

Detached S.F. Units 3.51 0.0030 0 
M.F. < 5 Units 3.08 0.0030 0 

M.F. >= 5 Units 3.07 0.0030 0 
Mobile Units 3.28 0.0030 0 

Exempt Units 0 
Total Acre Obligation = 

0 

Acre Obligation 

0.00 
0,00 
0.00 
0.00 

0.00 

Park Planning Area=· 10 ROWLAND HEIGHTS 

Lot it 

None 

Ratio Acre Obligation RLV I Acre In-Lieu Base Fee 

@(0.0030) 0.00 $241,328 so 

I Provided Space Provided Acres Credit(%) Acre Credit Land 

I 
Total Provided Acre Credit: 0.00 

Acre Obligation Public land Crdt. Priv. Land Crdl. Net Obligation RLV I Acre In-Lieu Fee Due 

0.00 0.00 0.00 0.00 $241,328 so 

Supv 0 4th 
November 25, 2015 07:05:38 

OMB01F FAX 



CYNTHIA A . HARDING, M.P.H. 
n·e.,.n D rector 

JEFFREY 0. GUNZENHAUSER, M.D., M.P.H. 
lr te• m H~a.th Of!'icer 

ANGELO J . BELLOMO, REHS, QEP 
OeP'Jly Dlre:tor for Health ?r;;te: ti::i., 

TERRI S. WILLIAMS, REHS 
A:U1g D re:tor of Env1~nm~ :'ltal t-:ea th 

5.J50 C~-nmerce Drive 
Saldw1n ::>ati(, Ca!iforn.a 5? i i Q6 
T::L (625) 430·51 '.lO •FAX t6:?6) 81 3·:!0~:l 

www.oublichealth.lacountv.a::iv 

November 25, 2015 

Tentative Parcel Map No. 072916 

Vicinity: Rowland Heights 

Tentative Tract Map Date: October 28, 201 5 

BOARO OF SUPERVISORS 

Hiida Sol s 
Fnt Ot~Uici 

Mark Ridlty·Thorn:as 
Scc~nd 0 stri=t 
Sholl" Kuehl 
Third 0.$lMCl 

OonKn;J!>c 
FOU<1h 01stnct 

M!chaol O. Antonovich 
Filth District 

The Los Angeles County Department of Public Health - Environmenta l Health Division 
recommends approval of Tentative Parcel Map 072916 based on the use of public water 
(Rowland Water District) and public sewer as proposed. A copy of current signed "Will Serve" 
letter from the water purveyor shall be provided to this Department prior to recommendation of 
approval of the tentative parcel map. 

Prepared by: h... . 
VICENTE BANADA, REHS 'f.i, r.P-
Environmental Health Specialist IV 
Land Use Program 
5050 Commerce Drive 
Baldwin Park. California 91706 
vbanada@ph .lacounty.qov 
TEL (626) 430-5381 •FAX (626) 813-3016 
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EXHIBIT "A" MAP DATED 10-28-2015 

The following reports consisting of 14 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 
details 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. 

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

3. 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. 

4. 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. 

5. 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. If 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. 
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EXHIBIT "A" MAP DATED 10-28-2015 

6. 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. 

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

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

9. Prior to final approval of the parcel 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 fil ing of the map with the Registrar-Recorder/County Clerk's Office. 

10. 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. 

11. Reserve reciprocal easements for drainage, ingress/egress, sewer, water, utiHties, 
right to grade, and maintenance purposes, in documents over the common private 
driveways to the satisfaction of Public Works. 

12. A Mapping & Property Management Division house numbering clearance is required 
prior to approval of the final map. 

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

14. Prior to submitting the parcel map to the Director of Public Works for examination 
pursuant to Section 66450 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. 

15. A final guarantee will be required at the time of filing of the final map with the 
Registrar-Recorder/County Clerk's Office. 
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EXHIBIT "A" MAP DATED 10-28-2015 

16. 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 (Major Land 
Divisions) with Public Works to defray the cost of verifying conditions of approval for 
the purpose of issuing final map clearances. This deposit will cover the actual cost 
of reviewing conditions of approval for Conditional Use Permits, Tentative Parcel 
Maps, Vesting Tentative Parcel Maps, Oak Tree Permits, Specific Plans, General 
Plan Amendments, Zone Changes, CEQA Mitigation Monitoring Programs and 
Regulatory Permits from State and Federal Agencies (Fish and Game, USF&W, 
Army Corps, RWQCB, etc.) as they relate to the various plan check activities and 
improvement plan designs. In addition, this deposit will be used to conduct site field 
reviews and attend meetings requested by the applicant and/or his agents for the 
purpose of resolving technical issues on condition compliance as they relate to 
improvement plan design, engineering studies, highway alignment studies and 
parcel map boundary, title and easement issues. When 80% of the deposit is 
expended, the applicant will be required to provide additional funds to restore the 
initial deposit. Remaining balances in the deposit account will be refunded upon 
final map recordation. 

-HW I~ 
Prepared by Aissa Carrillo 
pm72916L-rev4-rev'd02-0J-201 6.doc 
http·llplanning lacounlv gov'case vie" r2014-01529 

Phone (626) 458-3126 Date Rev. 02-03-2016 



COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 

900 SOUTH FREMONT AVENUE 
ALHAMBRA. CALIFORNIA 91803-1331 

WWW DPW LACOUNTY.GOV 

PARCEL MAP NO.: __.0 ..... 7.-2.;:;;..91.;..;:6"------- TENTATIVE MAP DATE: 10/28115 
EXHIBIT MAP DATE: 10/28/15 

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

Prior to Improvement Plans Approval: 

1. Comply with hydrology study, which was approved on 01/13/16 to the satisfaction of the 
Department of Public Works. 

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. 

3 
Name _______ '""'........,£"""...,._ ________ Date 01113/16 

Vl[~ONG Phone {626) 458-4921 

Paqe 1 of 1 2/2/08 



PCA GMTR/A885 
Telephone: (626) 458-4925 

County of Los Angeles Department of Public Works 
Geotechnlcal and Materials Engineering Division 

GEOLOGIC AND SOILS ENGINEERING REVIEW SHEET 
900 S. Fremont Avenue, Alhambra, CA 91803 

Sheet 1 of 1 

Tentative Parcel Map 72916 Tentative Map Dated 10/28/15 (Rev.) Parent Tract __ _ 
Grading By Subdivider? [Y] 1vorN) 184.094 yt1' Location Rowland Heights APN ------
Geologist Southern California Geotechnical Subdivider Rowland Ranch Properties, LLC 
Soils Engineer Southern California Geotechnical Engineer/Arch. Thienes Engineering 

Review of: 
Geologic Report(s) Dated: 
Soils Engineering Report(s) Dated: 
Geotechnical Report(s) Dated: 9/10/14, 2/3/14 
References: 

TENTATIVE MAP FEASIBILITY IS RECOMMENDED FOR APPROVAL FROM A GEOTECHNICAL STANDPOINT 

THE FOLLOWING CONDITIONS MUST BE FULFILLED: 

1. At the grading plan stage, submit grading plans to the GMED for verification of compliance with County Codes and 
policies. 

2. Geotechnical reports(s) may be required prior to approval of grading and/or building 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:lldpw.lacounty.qovlqmedlpermits/docs/manual.pdf. 

3. The Final Map does not need to be reviewed by the Geotechnical and Materials Engineering Division. 

NOTE!Sl TO THE PLAN CHECKER/BUILDING AND SAFETY DISTRICT ENGINEER: 
ON-SITE SOILS HAVE A HIGH EXPANSION POTENTIAL AND ARE CORROSIVE TO FERROUS METALS. 

Prepared by 

Please complete a Customer Service Survey at http://dow.lacounty.gov/go/gmedsurvey 

Charles Nestle 
Geoloqy Section 

Date 11125/15 

NOTICE: Public safety, relative to geotechn'cal subsurface exploration, shall be provided In accordance with current codes for excavations. Inclusive of 
the Los Angeles County Code. Chapter 11.48, and the State of Californla, Tile 8, Construction Safety Orders. 
g ~nm•nt"" • ""'v•I"'"""•"' ~.ut.,u\rr,..IT'n;,..,. a • ..,; .... ,.\Ttt1o~~. •inr4 P~"'4! l •l n.,.,a1~ 1:1.,. •• ,..~ .. w . .... h.1. TT•4 a c .. ...... 



COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 

Page 1/1 

LAND DEVELOPMENT DIVISION - GRADING 
PARCEL MAP NO. 072916 TENTATIVE MAP DATED 10-28-2015 

EXHIBIT MAP DATED 10-28-2015 

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 Drain 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, as 
applicable. 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 
Oil, 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. LID devices, 
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. 

W-
Name Diego Rivera Date 02/03/16 Phone (626) 458-4921 
P:\Jdpub\SUBPCHECKIGrading\Tentative Map Revfews\Templales\Tentative Map Conditions(12·10·13) doc 



Page 1/2 COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION - ROAD 
PARCEL MAP NO. 072916 (Rev.) TENTATIVE MAP DATED 10-28-2015 

EXHIBIT"A" MAP DATED 10-28-2015 

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

1. Remove existing detour road and intersection improvements within the project site on Gale 
Avenue to the satisfaction of Public Works. 

2. Provide offsite easement documents for the proposed easterly fire lane (existing Access 
Road) on Gale Avenue from the easterly property to the satisfaction of Public Works. 

3. Dedicate variable right-of-way on Gale Avenue along the project frontage to the satisfaction 
of Public Works. 

4. Dedicate adequate right-of-way for road purposes and easements for traffic signal purposes 
at the middle driveway to the site on Gale Avenue to the satisfaction of Public Works. 

5. Provide adequate right-of-way for corner cut-off based on a 35 feet curb return radius at the 
northwest corner of the existing easterly fire lane and Gale Avenue. 

6. Provide property line return radii and corner cut-off based on 25 feet radius at the middle 
driveway on Gale Avenue to the satisfaction of Public Works. 

7. Driveways will not be permitted within 25 feet upstream of any catch basins when street 
grades exceed 6 percent. 

8. The typical sections are not necessarily approved as shown. 

9. Construct curb, gutter, base, pavement, and sidewalk on Gale Avenue within the project 
frontage and appropriate offsite transition to the satisfaction of Public Works. 

10. Repair any displaced, broken, or damaged curb, gutter, sidewalk, along the property 
frontage on Gale Avenue to the satisfaction of Public Works. 

11. Construct driveway approaches at the site to the satisfaction of Public Works. 

12. Plant street trees along the property frontage on Gale Avenue. Existing trees in dedicated 
right of way shall be removed and replaced if not acceptable as street trees. 

13. Comply with Traffic and Lighting mitigations and conditions based on the approved Traffic 
Study as stipulated in their letter dated November 23, 2015. 

14. Install traffic signal at the project middle driveway as a site access requirement. 

15. Provide full scale ( 1 "=20') traffic signal plan for all proposed new and modified signalized 
intersections consistent with the approved site plan. 



COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION - ROAD 
PARCEL MAP NO. 072916 (Rev.) 

Page 2/2 

TENTATIVE MAP DATED 10-28-2015 
EXHIBIT "A" MAP DATED 10-28-2015 

16 . Provide full scale (1"=40') signing and striping plans to our Traffic and Lighting Division for 
review and approval. Please contact Andrew Ngumba at 626 300-4851 for their 
requirements. 

17. Provide street light on concrete poles with underground wiring along the property frontage on 
Gale Avenue to the satisfaction of Public Works or as modified by the Public Works. Submit 
street lighting plans along with existing and/or proposed underground utilities plans to Traffic 
and Lighting Division, Street Lighting Section, for procel?sing and approval. 

18. Install postal delivery receptacles in groups to serve two or more residential units. 

19. Provide adequate sight distance for a 55 mph design speed on Gale Avenue from all the 
access points. Line of sight shall be within right of way or dedicate on-site airspace 
easements to the satisfaction of Public Works. W ith respect to the position of the vehicle at 
the minor road, the driver of the vehicle is presumed to be located 4 feet right of centerline 
and 10 feet back the ultimate TC or F/l prolongation. When looking left, we consider the 
target to be located at the center of the lane nearest to the parkway curb. We use 6-feet 
from ultimate TC as a conservative rule . When looking right, the target is the center of the 
lane nearest to the centerline. Measure 6-feet from centerline or from the median curb 
(when present). Additional on-site grading may be required. 

20. No monuments or pylon sign shall obstruct the line of sight. 

21. 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 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. 

(_/ / repared by Sam Richards Phone (626) 458-4921 Date 11-25-2015 
' pm72916r·rev4doc 



COUNTY OF LOS ANGELES 

DEPARTMENT OF PUBLIC \VORKS 

·ro Enrich Lives Through Effective and Caring Service" 

G·\IL F·\RRtR. l>irtth1t 

November 23, 2015 

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

'l(JQ SOUl II Flt(MO:-JT AVENUF 
AUlt\MBRA. CALIFORNIA 91!\0J.JHI 

Tclcpho"" (1!~6H~~·SIOO 
hnp_ Jpw.la~ounly.go\ 

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

Dear Mr. Kunzman: 

ROWLAND HEIGHTS PLAZA 
TRAFFIC IMPACT ANALYSIS (OCTOBER 12, 2015) 
UNINCORPORATED ROWLAND HEIGHTS AREA 

AllDl(f-'iS All Cl)RRrsror,a>l:~( ' f_ TO 
r.o sox 1~60 

ALllAMURA. CAI ltOR'llA YIMl~ - 1~'10 

IN REPLY PLEASE 

REFER TO FILE T -4 

As requested, we reviewed the Traffic Impact Analysis (TIA) for the proposed Rowland 
Heights Plaza project to be located on the north side of Gale Avenue between Coiner 
Court and Nogales Street in the unincorporated Rowland Heights area. 

Project-Specific Impacts 

According to the TIA, the traffic generated by the project alone will have a significant 
transportation impact at the intersections listed below based on the County's TIA 
guidelines. We generally agree with the findings in your TIA, including the mitigation 
measures identified in the TIA. 

Fullerton Road at Colima Road 

The TIA identifies the construction of one northbound exclusive right-turn lane 
as one of the mitigation measures. However, Public Works is currently 
administering a funded highway improvement project along Fullerton Road, 
which already includes this improvement. Consequently, this project is not 
required to construct the northbound exclusive right-turn lane at this intersection. 

The TIA also identifies the construction of one westbound exclusive right-turn 
lane as one of the mitigation measures. Since this mitigation measure is not 
feasible within the available right of way, the project's applicant shall 
appropriately describe this unavoidable and significant transportation impact in 
the project's Environmental Impact Report (EIR). 



Mr. William Kunzman 
November 23, 2015 
Page 2 

Nogales Street at La Puente Road 

The TIA identifies the construction of one westbound exclusive right-turn lane as 
the mitigation measure. Since this mitigation measure is not feasible within the 
available right of way, the project's applicant shall appropriately describe this 
unavoidable and significant transportation impact in the project's EIR. 

Nogales Street at Colima Road 

The TIA identifies the construction of one westbound exclusive righMurn lane 
with a right-tum overlap phase as the mitigation measure. Since this mitigation 
measure is not feasible within the available right of way, the project's applicant 
shall appropriately describe this unavoidable and significant transportation impact 
in the project's EIR. 

Cumulative Transportation Impacts 

According to the TIA, the cumulative traffic generated by the project and other related 
projects will also have significant transportation impacts at the intersections listed 
above. We generally agree with the findings in your TIA. The mitigation measures 
identified in the TIA for these significant cumulative transportation impacts are the same 
as the measures identified to address the significant transportation impacts generated 
by the project alone. Consequently, the Project's applicant shall appropriately describe 
these unavoidable and significant cumulative transportation impacts in the project's EIR. 

Nogales Street at San Jose Avenue and at Gale Avenue/Walnut Drive 

The lane configurations at the following intersections are being modified as part of the 
Nogales Street Grade Separation project. which is currently underway: 

• Nogales Street at San Jose Avenue 
• Nogales Street at Gale Avenue/Walnut Drive 

Based on the lane configurations proposed as part of the Nogales Street Grade 
Separation project, this project is not expected to have a significant transportation 
impact and is not required to construct any improvements at the above intersections. 

Ingress and Egress Access 

The project shall provide ingress and egress access to the site in accordance with a site 
access plan approved by Public Works' Land Development Division. The draft site 
access plan is currently under review by Land Development Division. 



Mr. William Kunzman 
November 23, 2015 
Page 3 

Impacts to Other Jurisdictions 

The TIA determined the traffic generated by the project alone will have a significant 
transportation impact based on the County's TIA guidelines at the intersection of 
Fullerton Road at Gale Avenue, which is within the City of Industry. Accordingly, the 
project's applicant should consult with the City of Industry to verify any potential 
California Environmental Quality Act impacts within their jurisdiction. 

Additionally, we recommend the project's applicant consult with the Cities of Walnut and 
West Covina to obtain their concurrences with any potential California Environmental 
Quality Act impacts within their jurisdictions. 

California Department of Transportation 

In the event the EIR identifies significant impacts to Caltrans' mainline facilities, the 
project's applicant shall consult with Caltrans to determine the improvements necessary 
to mitigate the significant impacts to State highway mainline facilities that would result 
from the addition of project traffic. Once the improvements are determined, the project's 
applicant shall either construct the necessary improvements or pay an equitable share 
consistent with applicable law towards construction of the improvements. In furtherance 
of this requirement, if the EIR identifies significant impacts to Caltrans mainline facilities, 
the project's applicant shall enter into a traffic mitigation agreement with Caltrans before 
or within 6 months of certification of the Rowland Heights Plaza project's EIR. 

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 

~~;;Xmy-~ 
co< DEAN R. LEHMAN 
"'\ Assistant Deputy Director 

Traffic and Lighting Division 

SFL:mrb 
P·\TLPUBISTUOIESIEIR 15·020\ ·ROWLAND HEIGHTS PLAZA.DOCX 



COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION - SEWER 
PARCEL MAP NO. 072916 (Rev.) 

Page 1/1 

TENTATIVE MAP DATED 10-28-2015 
EXHIBIT "A" MAP DATED 10-28-2015 

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/parcel 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 (PC12243AS, dated 12-21-2015) 
was reviewed and approved. No additional mitigation measures are required if the 
sewer point of connection is at MH 281, E-2305 81. 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. Provide a minimum 10-foot sewer easement on the private driveway and fire lane to 
the satisfaction of Public Works. 

5. Outlet approval from the City of Industry is required . 

Jlj 

Prepared by Imelda Ng Phone (626) 458-4921 Date 12-28-2015 (Rev.) 
pm72916s·rev-l{Rev'd 12·28·2015} doc 



COUNTY OF LOS ANGELES 
DEPARTMENT OF PUBLIC WORKSO 
LAND DEVELOPMENT DIVISION-WATER 
PARCEL MAP NO. 72916(Rev.) 

Page 1/1 

TENTATIVE MAP DATED 10-28-2015 
EXHIBIT "A" MAP DATED 10-28-2015 

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 to 
serve all buildings in the land division, must be provided. The system shall include 
fire hydrants of the type and location as determined by the Fire Department. The 
water mains shall be sized to accommodate the total domestic and fire flows. 

2. The applicant shall comply with the requirements of Rowland Water District per 
attached will serve letter dated 10-07-2015 to the satisfaction of Public Works. 

3. Separate water meter is required for each detached building. Water meters should 
be located outside of the sidewalk. 

4. Submit landscape and irrigation plans with landscape area greater than 500 square 
feet in accordance with the Water Efficient Landscape Ordinance. 

5. Depict all line of sight easements on the landscaping and grading plans. 

6. If recycle water is available, install a separate water irrigation systems for recycled 
water use per landscape plans. 

7. If recycle water is available, the recycled water irrigation systems shall be designed 
and operated in accordance with all local and State Codes as required per AB 1881. 

~Prepared by Tony Khalkhali 
:r. r pm729l6w-rev4.doc 

Phone (626) 458-4921 Update Date 11-19-2015 



ROWLAND WATER DISTRICT 
l\OARD or DIRECTORS 

Szu Pei Lu-Yong Robert W. Lewis 
President Vice Presidenl 

John E. Bellah Anthony J. Limo Terese P. Rios 
Director Director Director 

October 7, 2015 

Ms. Julianne Frabizio, PE, QSD 
Thienes Engineering, lnc. 
14349 Firestone Boulevard 
La Mirada, CA 9063 8 

RE: Gale Avenue Project Water Supply Analysis Determination 

Dear Ms. Frabizio: 

Thomas L. Colemon 
Generof Manager 

David Warren 
Director of Operations 

Rosemarie Perea 
Director of Administrative Svcs 

Upon review of the proposed Gale Avenue Project, the District has determined that a Water Supply 
Analysis is not required for the following reasons: 

In accordance with SB 610, the project must be subject to CEQA and must meet the definition of a project 
pursuant to CWC Section I 0912. Section I 0912 states that a project must: 

• Be a hotel with >500 rooms 
• Have retail space >500,000 sq. ft. 
• Have> 250,000 sq. ft. of office space 
• Demand water2: what would be required by a 500 dwelling unit (DU) project 

For this project, there are 477 hotel rooms, 9,500 sq. ft. of office space and - 51,500 sq. ft. of retail space, 
which are all below the requirements listed above. Since it is a mixed use project, we also applied the 500 
DU test with the following assumptions: 500 DUs with an average occupancy rate of 3.36 people/DU (per 
20 I 0 census) and either 177 gpcd or 196 gpcd (using the baseline and 2015 target gpcd numbers from the 
Rowland Water District 20 I 0 UWMP). For the project to exceed the 500 DU Demand Water it would 
need to use an equivalent of bet\veen 297,360 gpd and 329,280 gpd. Based on what was provided for 
sewer flow rates, the project would use an estimated 129,882 gpd minimum, well below the 500 DU 
equivalent. Since the projected water use of the project is less than either of these numbers, this does not 
fit the definition ofa project under SB 610. 

In an abundance of caution, please be advised that the District is currently under a Water Supply 
Allocation Plan (WSAP) from Metropolitan Water District that was implemented in April, 2015. The 
WSAP requires the District to reduce its annual purchased water by 15% below its 2014 water 
purchases. Based on whether the WSAP is still in place, the changes that may develop in the current 
water culture, and the ongoing drought, che District may requ ire this project to have a neutral water 
demand. 

Please feel free to caU me to discuss this further if you have any questions. 

Yours truly, 

DAVE WARREN 
Director of Operations 



4.0 MITIGATION MONITORING PROGRAM 

This Mitigation Monitoring Program (MMP), which is provided in Table 4-1. Mitigation Monitoring, has been 
prepared pursuant to Public Resources Code Section 21081.6, which requires adoption of a MMP for projects 
in which the Lead Agency has required changes or adopted mitigation to avoid significant environmental 
effects. The County of Los Angeles is the Lead Agency for the proposed Rowland Heights Plaza and Hotel 
Project (the Project) and therefore is responsible for administering and implementing the MMP. The 
decision-makers must define specific monitoring requirements to be enforced during Project 
implementation prior to final approval of the proposed Project. The primary purpose of the MMP is to 
ensure that the mitigation measures identified in the Initial Study (IS), and Draft and Final EIR (designated 
by the respective environmental issue within Chapter 4.0 of the EIR) are implemented, thereby minimizing 
identified environmental effects. The MMP also includes the proposed Project Design Features (PDFs) 
identified throughout Chapter 4.0 the Draft EIR. The PDFs are specific design elements proposed by the 
Applicant that have been incorporated into the Project to prevent the occurrence of or to minimize the 
significance of potential environmental effects. Because PDFs have been incorporated into the Project, they 
do not constitute mitigation measures, as defined by Section 15126.4 of the State CEQA Guidelines (Title 14 
of the California Code of Regulations). However, PDFs are included in this MMP to ensure their 
implementation as a part of the Project. 

The MMP for the proposed Project will be in place through all phases of the Project, including design 
(preconstruction), construction, and operation (both prior to and post-occupancy). 

Each mitigation measure and/or PDF is categorized by impact area, with an accompanying identification of: 

• The phase of the project during which the measure/PDF should be monitored; 

Pre-construction 

Construction 

Prior to occupancy 

Post-occupancy 

• The enforcement agency; and 

• The monitoring agency. 

County of Los Angeles 
Sett No. 20 t 506 t 003 

Rowland Heights Plaza and Hotel Project 

4-1 

t · 



4.0 M1t1gat1on Monitonng Program 

Mitigation Measure (MM) or Project Design 
Feature 

4.8 AIR QUALITY 

PDF·AQ-1: The Project would be 
designed and operated to meet or exceed 
the applicable requirements of the State of 
California Green Building Standards Code 
and achieve the equivalent of USG BC 
LEED® Silver Certification. These 
measures would also include consistency 
with the Los Angeles County Green 
Building Standards and Low Impact 
Development requirements. The Project 
would incorporate measures and 
performance standards which include but 
are not limited to the following: 

• The Project would implement a 
construction waste management plan 
to recycle and/or salvage a minimum of 
75 percent of nonhazardous 
construction debris or minimize the 
generation of construction waste to 2.5 
pounds per square foot of building floor 
area. 

• The Project would be designed to 
optimize energy performance and 
reduce building energy cost by 10 
percent for new construction compared 
to ASHRAE 90.1 -2010, Appendix G. and 
the Title 24 Building Standards Code. 

• The Project would reduce indoor water 
use by a minimum of 35 percent by 

County or Los Angeles 
SCH Nn 2Ul511(1l003 

--

Implementation 
Phase 

Construction 

Post-occupancy 

-

August 2016 

Table 4-1 

Miti.cation Monitoring Program 

Enforcement Aeency Monitoring Agency 
Compliance Verification 

Initial Date Comments 

Los Angeles County Los Angeles County 
Department of Public Department of Public 

Works Works 

I 

' 

l I I 
Rowland llcights Plaza and llotcl Project 

4-2 



4.0 Mitigation Monitoring Program 

Mitigation Measure (MM) or Project Design 
Feature 

installing water fixtures that exceed 
I applicable standards. 

4.C BIOLOGICAL RESOURCES 

1 MM-BI0-1: Prior to the issuance of any 
grading permit for permanent impacts in 
the areas designated as jurisdictional 
features, the Project Applicant shall ohtain 
a CW/\ Section 404 permit from the 
US/I.CE, a CW/\ Section 401 permit from 
the RWQCB, and Stream bed /\Iteration 
Agreement permit under Section 1602 of 
the California Fish and Game Code from 
the CDFW. The Project would impact: 1) 
0.035 acres of federal wetland, 0.120 
acres ofUSACE drainage, and an 
additional 0.089 acres of USA CE 
concrete/grouted riprap for a total of 
0.209 acres of USACE jurisdictional 
resources: and 2) 0.316 acres ofCDFW 
drainage, and an additional 0.089 acres of 
CDFW concrete/grouted rip rap for a total 
of0.405 acres of CDFW jurisdictional 
resources .. The following would be 
incorporated into the permitting, subject 
to approval by the regulatory agencies: 

• On- or off-site restoration or 
enhancementofUS/\CE/RWQCB 
jurisdictional Hwaters of the 
U.S."f"waters of the State" and wetlands 
at a ratio no less than 1:1 for permanent 
impacts, and for temporary impacts, 
restore impact area to pre-Project 

County of l.os Angeles 
SCll Nu 211\Sll<i10113 

August 2016 

Table 4-1 (Continued) 

Mitigation Monitoring Program 

-
Implementation 

Enforcement Agency Monitoring Agency 
Compliance Verification 

Phase Initial Date Comments -- --

Pre-construction Los Angeles County (,os Angeles County 

Construction Department of Oeparlrnenl uf 
Regional Planning I Regional Planning 

I I 
I 

' 

I 

I 
I 

' 

Rowland llcights Plaza and llotel Project 

4-3 



4.0 Mit1gat1on Monitoring Program 

Mitigation Measure (MM) or Project Design 
Feature 

I 

conditions (i.e., revegetate with native 
species, where appropriate). Off-site 
restoration or enhancement at a ratio 
no less than 1: 1 may include the 
purchase of mitigation credits at an 
agency-approved off-site mitigation 
bank or in-lieu fee program within Los 
Angeles County. 

• On- or off-site restoration or 
enhancement of CDFW jurisdictional 
stream bed and associated riparian 
habitat at a ratio no less than 1: 1 for 
permanent impacts, and for temporary 
impacts, restore impact area to pre-
project conditions (i.e., revegetate with 
native species, where appropriate). 
Off-site restoration or enhancement at 
a ratio no less than 1:1 may include the 
purchase of mitigation credits at an 
agency-approved off-site mitigation 
bank or in-lieu fee program within Los 
Angeles County. 

MM-810-Z: Prior to the issuance of any 
grading permit that would require 
removal of potential habitat for raptor or 
other bird nests, the Project Applicant 
shall demonstrate to the satisfaction of the 
County of Los Angeles that either of the 
following have been or will be 
accomplished: 

• Project activities (including, but not 
limited to, staging and disturbances to 

County of l.os Angeles 
SCll No 2111 5116 ltlll3 

-

August 2016 

Table 4-1 (Continued) 

Mitigation Monitoring Program 

Implementation 
Enforcement Aeency Monitoring Agency 

Compliance Verification 
Phase Initial Date Comments 

' 

Pre-construction Los Angeles County Los Angeles County 

Construction Department of Department of 
Regional Planning Regional Planning 

_.___ 
Rowland Heights Plaia and Hotel Project 

4-4 
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4.0 Mitigation Monitoring Program 

Mitigation Measure (MM) or Project Design 
Feature 

native and nonnative vegetation, 
structures, and substrates) should occur 
outside of the avian breeding season 
which generally runs from February I-
August 31 (as early as January 1 for 
some rap tors) to avoid take of birds or 
their eggs. Take means to hunt, pursue, 
catch, capture, or kill, or attempt to 
hunt, pursue, catch, capture or kill (Fish 
and Game Code Section 86), and 
includes take of eggs or young resulting 
from disturbances which cause 
abandonment of active nests. 
Depending on the avian species present, 
a qualified biologist may determine that 
a change in the breeding season dates is 
warranted. 

• If avoidance of the avian breeding 
season is not feasible, a qualified 
biologist with experience in conducting 
breeding bird surveys shall conduct 
weekly bird surveys beginning 30 days 
prior to the initiation of Project 
activities, to detect protected native 
birds occurring in suitable nesting 
habitat that is to be disturbed and (as 
access to adjacent areas allows) any 
other such habitat within 500 feet of the 
disturbance area. The surveys should 
continue on a weekly basis with the last 
survey being conducted no more than 
three days prior to the initiation of 
Project activities. If a protected native 
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4.0 M1t1gat1on Monitoring Program 

Mitigation Measure (MM) or Project Design 
Feature 

bird is found, the Project Applicant shall 
delay all Project activities within 300 
feet of on- and off-site suitable nesting 
habitat (within 500 feet for suitable 
raptor nesting habitat) until August 31. 
Alternatively, the qualified biologist 
could continue the surveys in order to 
locate any nests. If an active nest is 
located, Project activities within 300 
feet of the nest (within 500 feet for 
raptor nests) or as determined by a 
qualified biological monitor, must be 
postponed until the nest is vacated and 
juveniles have Oedged and there is no 
evidence of a second attempt at nes ting. 
Flagging, stakes, or construction fencing 
shall be used to demarcate the inside 
boundary of the buff er of 300 feet (or 
500 feet) between the Project activities 
and the nest. Project personnel, 
including all contractors working on 
Site, shall be instructed on the 
sensitivity of the area. The Project 
Applicant shall provide the Department 
of Regional Planning the results of the 
recommended protective measures 
described above to document 
compliance wi th applicable State and 
federal laws pertaining to the protection 
of native birds. 

• If the biological monitor determines 
that a narrower buffer between the 
Project activities and observed active 
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