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I.  SUMMARY 
 
 

INTRODUCTION 

 

In accordance with Sections 15088, 15089, and 15132 of the State Guidelines for the 

Implementation of the California Environmental Quality Act (“CEQA Guidelines”), the County of 

Los Angeles Regional Planning Department, as Lead Agency has prepared the Final 

Environmental Report (“Final EIR”) for the Golden Gate Theater Re-Use project (“project”).   

 

This Final EIR comprises the second and final part of the Environmental Impact Report (“EIR”) for 

the project.  The Golden Gate Theater Re-Use Draft EIR (March 2009) (“Draft EIR”), previously 

circulated for public review and comment, comprises the first part, and is available for review at 

the Los Angeles County Department of Regional Planning, 320 West Temple Street, Los 

Angeles, CA 90012.   

 

PROJECT DESCRIPTION AND BACKGROUND 

 

As discussed in the Draft EIR, the Applicant proposes to renovate the existing approximately 

12,768 square foot vacant theater building to be occupied by a retail pharmacy use, as well as re-

open the Jim’s Burgers building as a restaurant. The Applicant proposes a drive-thru window for 

the retail pharmacy use. The existing buildings are located on an irregular-shaped parcel of land 

totaling approximately 1.02 acres at the southwest corner of Atlantic Boulevard and Whittier 

Boulevard in the unincorporated East Los Angeles community of Los Angeles County.  The 

theater building was constructed in or around 1927 as a playhouse and a movie house and was 

known over the years as Fox West Coast Theaters and more recently as Golden Gate Theater. 

The building is currently listed on the National Register of Historical Places (“NRHP”). The project 

site also contains an existing, currently non-occupied small fast-food restaurant (Jim’s Burgers) 

located at the northwest corner of Atlantic Boulevard and Louis Place, which is part of the 

proposed re-use to be renovated and re-opened with another restaurant.    

 

Upon completion, the proposed project would offer a retail pharmacy with approximately 12,314 

square feet of floor area and on-site parking to accommodate thirty-four (34) vehicles. There will 

be two (2) driveways with an entry and exit lane provided for customer and employee access to 

the site.  One existing driveway is off of Atlantic Boulevard located approximately 220 feet south 

of the southern curb line of Whittier Boulevard.  The second driveway is proposed off of Whittier 

Boulevard located approximately 115 feet west of the western curb line of Atlantic Boulevard.  

Delivery trucks for the proposed pharmacy will access the site from a third existing driveway off of 

Louis Place through the Jim’s Burgers parking lot.  These trucks will go through Jim’s Burgers 

driveway to the loading area located in the alley and will exit the site from Louis Place through the 

alley.   
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The proposed project also includes the future re-opening of the Jim’s Burgers, which is currently 

not operating. The restaurant contains approximately 1,626 square feet and would provide 10 on-

site parking spaces.    

 

The Golden Gate Theater Re-Use project, as assessed in this Final EIR, consists of a revised 

exterior and interior improvement plan for the adaptive reuse of the existing vacant theater 

building for an above-described retail pharmacy. Under the California Environmental Quality Act 

(“CEQA”), the County of Los Angeles is required to consult with and obtain comments from public 

agencies that have jurisdiction by law or discretionary approval power with respect to the 

proposed project, and to provide the general public with and opportunity to comment on the Draft 

EIR. Los Angeles County also is required to respond to environmental issues raised in the review 

and consultation process. The Draft EIR was circulated for 45 days, from March 23, 2009 to May 

6, 2009. 

 

After opening the public hearing and taking public testimony on May 13, 2009, the Los Angeles 

County Regional Planning Commission continued the public hearing to August 19, 2009. The 

continuance was provided to allow the Applicant additional time to complete the environmental 

review. At the May 13
th
 hearing, the applicant was asked to address concerns raised by the Los 

Angeles County Regional Planning Commission, organizations, and the public with regard to the 

extent of the proposed exterior and interior modifications to the historic structure to accommodate 

the retail pharmacy use. Additionally, the Los Angeles County Regional Planning Commission 

directed County Staff to retain a historic preservation consultant to provide an independent review 

and analysis of the proposed project. The intent was to prepare a modified plan that addresses 

comments received on the Draft EIR and that strives for conformance with the Secretary of the 

Interior’s Standards for Treatment of Historic Properties with Guidelines for Preserving, 

Rehabilitating, Restoring and Reconstructing Historic Buildings (“Secretary of the Interior’s 

Standards”).  

 

In response to these aforementioned comments and direction, Chattel Architecture, Planning & 

Preservation, Inc. (“Chattel Architecture”) was retained to conduct the independent analysis with 

respect to a revised design.  

 

During the public hearing on August 19, 2009, the Applicant informed the Los Angeles County 

Regional Planning Commission of the progress being made working with the Chattel Architecture, 

County staff, prospective tenant, and other interested parties on developing a modified plan that 

seeks to reduce significant historical resource impacts. There was no public testimony (written or 

oral) at the August 19, 2009 hearing. The Los Angeles County Regional Planning Commission 

continued the case to October 21, 2009, and subsequently to October 28, 2009. At the October 

28, 2009 public hearing, Robert Chattel with Chattel Architecture presented the independent 

historical analysis of the revised project design. After receiving public testimony, the Los Angeles 

County Regional Planning Commission continued the project to November 4, 2009.  After 

receiving public testimony at the November 4, 2009, hearing, the Los Angeles County Regional 

Planning Commission continued the project to February 17, 2010.   
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FINAL EIR REQUIREMENTS 

 

Before approving a project, CEQA requires the Lead Agency to prepare and certify a Final 

Environmental Impact Report (Final EIR).  The contents of a Final EIR are specified in Section 

15132 of the CEQA Guidelines, as follows: 

 

 The Final EIR shall consist of: 

 

(a) The Draft EIR or a revision of the Draft 

 

(b) Comments and recommendations received on the Draft EIR either 

verbatim or in summary  

 

(c) A list of persons, organizations, and public agencies commenting on the 

Revised Draft EIR 

 

(d) The responses of the Lead Agency to significant environmental points 

raised in the review and consultation process 

 

(e) Any other information added by the Lead Agency 

 

The Lead Agency must provide each agency that commented on the Draft EIR with a copy of the 

Lead Agency’s proposed response at least 10 days before certifying the Final EIR. 

 

ORGANIZATION OF THE FINAL EIR 

 

This document and the technical appendices dated January 2010, together with the Draft EIR 

dated March 2009 for the proposed project and the Technical Appendices to the Draft EIR dated 

March 2009, constitute the “Final EIR” for the proposed project.  The Draft EIR consisted of the 

following: 

 

 The Draft EIR, which included the environmental analysis for the proposed project; 

and 

 

 Technical Appendices, which include: 

 

- Appendix A: Initial Study 

- Appendix B: Notice of Preparation (NOP) and Comment Letters 

- Appendix C: Historic Resources Study 

- Appendix D: Demolition and Preservation Plan 

- Appendix E: Traffic Impact Analysis 

- Appendix F: Phase I Environmental Site Assessment 

- Appendix G: 36CFR67.7 – Standards for Rehabilitation 

- Appendix H: Greenhouse Gas Assessment 
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This Final EIR is organized in the following sections: 

 

I. Summary 

 

This section is intended to provide a brief overview of the CEQA requirements and EIR history for 

the proposed project. 

 

II. Revised Project Design Description 

 

This section provides a description of the revised project design and compares it to the previously 

proposed project and alternatives assessed in the Draft EIR (March 2009). 

 

III. Corrections and Additions 

 

This section provides corrections and additions that have been incorporated into the Draft EIR in 

response to project revisions and the comments submitted during the public review period.   

 

IV. List of Persons, Organizations and Public Agencies Who Commented on the Draft 

EIR 

 

This section provides a detailed list of all persons, organizations and public agencies who 

commented on the Draft EIR and those who gave public testimony during the public hearings. 

Copies of the original comments letters are included in Appendix I to this Final EIR. 

 

V. Response to Written Comments 

 

This section includes detailed responses to the comment letters submitted to the County in 

response to the Draft EIR.  Copies of the original comments letters are included in Appendix I to 

this Final EIR. 

 

VI. Responses to Oral Testimony 

 

This section includes detailed responses to the public testimony at the public hearings held by the 

Los Angeles County Regional Planning Commission on May 13, 2009 and October 28, 2009.  

Copies of the public hearing minutes from May 13, 2009 are included in Appendix J to this Final 

EIR. 

 

VII. Mitigation Monitoring Program 

 

This section includes a list of the required mitigation measures and includes detailed information 

with respect to the County’s policies and procedures for implementation of the recommended 

mitigation measures.  This Mitigation Monitoring Program (“MMP”) identifies the monitoring 

phase, the enforcement phase, and the applicable department or agency that is responsible for 

ensuring each recommended mitigation measure is implemented. 
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Technical Appendices 

 

This section includes all the public comment letters received regarding the Draft EIR and the 

proposed project; public hearing minutes; and additional technical reports and supplementary 

information to amplify and clarify information provided in the Draft EIR.  

 



Section II. Description of Modified Project Design 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
II-1 

 

II.   DESCRIPTION OF MODIFIED PROJECT DESIGN 
 
 

The  original  project design  presented  in  the  Draft  EIR  included alterations  to the  exterior 

and  interior  of  the  theater building  and  was  found  to  have significant  unavoidable impacts 

on  an identified  historical  resource.   Key  elements  of the  original project  design included 

removal  of  lobby  concession  shell  and  stair as well  as  the  majority  of  the  auditorium 

balcony  on  the  interior.   Interior treatments  of  the  proposed  project  design would  also  have 

obscured  visibility  of  all  the interior  spaces  and  volumes,  as  well  as  decorative  ceilings 

and  wall  treatments. 

 

Comments  received  on  the  Draft  EIR  raised  various issues  including  the  following:  type of 

reuse,  signage,  treatment  of  exterior  elevations,  sequence  of  interior  spaces  and volumes, 

retention  and  visibility  of  historic  building  fabric,  and  removal  of  the  theater balcony. The 

modified project design addresses comments on the Draft EIR and strives to retain the historic 

building features and spaces to the maximum extent feasible while allowing the retail use. The 

issue of reversibility, addressed in Rehabilitation Standard 10 (see Appendix K, page 4), often 

referred to as the “reversibility standard,” has also been raised.  The modified project design 

presents a project that is essentially reversible, meaning the building could be converted back 

into theater use in the future, which may include restoration, removal of added features, or new 

construction, without loss of the qualities that make the property significant.  For example, 

salvaged elements of the curved lobby stair will be stored and patterns will be taken to ensure the 

stair could be recreated in the future.  This does not imply that all original historic fabric will be 

retained, but that elements essential to theater function, such as the balcony and high-volume 

auditorium space, will remain. 

 

California Environmental Quality Act (CEQA) Guidelines §15064.5(b)(3) indicate that effects on 

historical resources resulting from a project that is found to be in conformance with the Secretary 

of the Interior’s Standards for the Treatment of Historic Properties (Secretary’s Standards) are 

generally considered to be mitigated to a less than significant level.  The modified project design 

was evaluated for conformance with the Secretary’s Standards, the applicable standard being 

rehabilitation.  “Rehabilitation, the second treatment, emphasizes the retention and repair of 

historic materials, but more latitude is provided for replacement because it is assumed the 

property is more deteriorated prior to work.”
1
  The Secretary’s Standards recommend 

rehabilitation as a treatment, “when repair and replacement of deteriorated features are 

necessary; when alterations or additions to the property are planned for a new or continued use; 

and when its depiction at a particular period of time is not appropriate, rehabilitation may be 

considered as a treatment.”  The Secretary’s Standards evaluate cumulative impacts to historical 

resources; a project either conforms or does not conform with the Secretary’s Standards.  As 

such, the appropriate evaluation is whether the project as a whole conforms with the Secretary’s 

                                                 
1
 Kay D. Weeks, “Historic Preservation Treatments:  Toward a Common Language” (Washington, D.C.:  

National Park Service, undated) <http://www.nps.gov/hps/tps/common_language_article.htm>... 
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Standards, not whether individual aspects of a project comply with specific standards prior to 

design development.  Note that not every standard applies to every aspect of the project, nor is it 

necessary to comply with every standard to achieve project conformance.  A project must be 

evaluated holistically.   

 

Conformance with the Secretary’s Standards is a high level of review.  While conformance with 

the Secretary’s Standards results in a less than significant impact to historical resources under 

CEQA, nonconformance with the Secretary’s Standards does not necessarily equal material 

impairment of historical resources (a significant impact) under CEQA.  In accordance with 

§21084.1 of the California Public Resources Code and §15064.5 of the CEQA Guidelines, a 

project has a significant impact on a historical resource if it would result in a substantial adverse 

change in the significance of an historical resource.  §15064.5(b)(1) of the CEQA Guidelines 

provides that “[s]ubstantial adverse change in the significance of an historical resource means 

physical demolition, destruction, relocation, or alteration of the resource or its immediate 

surroundings such that the significance of an historical resource would be materially impaired.”  

Material impairment occurs when a project alters or demolishes in an adverse manner "those 

physical characteristics of an historical resource that convey its historical significance and that 

justify its inclusion in … the California Register of Historical Resources” (CEQA Guidelines 

§15064.5(b)(2)(A)).  In effect, the CEQA threshold provides that a significant impact to historical 

resources occurs when a property would be rendered ineligible. 

 

As discussed in Section 3.2 of the Draft EIR, this Section II and two memorandums (included as 

appendices) prepared by Chattel Architecture, Planning and Preservation, Inc. (Chattel 

Architecture), while the original project design would result in material impairment of historical 

resources and, accordingly, a significant impact under CEQA, the modified project design retains 

more historic fabric and sequence of spaces and, while it does not conform with the Secretary’s 

Standards, does not result in material impairment of the historical resource.  Therefore, the 

modified project design exists in the “grey area” between conformance with the Secretary’s 

Standards and a significant historical resources impact under CEQA.  As such, the conservative 

approach is to concede that the modified project design will result in significant impacts to the 

historical resource and adopt a Statement of Overriding Considerations. 

 

Mitigation Measure 3.2.1 states that the project developer shall retain a qualified professional 

architectural historian to prepare a Secretary’s Standards conformance report and oversee and 

advise on the rehabilitation of the Golden Gate Theater Building to ensure that, at a minimum, the 

project shall retain key elements essential to theater function.  The modified project design 

substantially reduces historical resources impacts from the original project design.  As the 

modified project design has not yet gone through the design development process, it is 

conceptual and meant to be flexible, presenting a range of options to be further studied during 

design development.  Nevertheless, the modified project design contains sufficient detail for 

purposes of a determination of whether the project results in a significant impact under CEQA.  It 

is the professional opinion of Chattel Architecture that the modified project design does not result 

in material impairment and, accordingly, does not result in a significant impact under CEQA.  

Given that the modified project design does not conform with the Secretary’s Standards, the 

conservative approach is to concede that the modified project design will result in significant 

impacts to historical resources and adopt a Statement of Overriding Considerations. 
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The modified project design described below was developed to facilitate preservation of the most 

significant character-defining features, which were also identified in the original project design.  

While the original project design would result in material impairment of historical resources, and, 

accordingly, a significant impact under CEQA, the modified project design retains more historic 

fabric and sequence of spaces and, while it does not conform with the Secretary’s Standards, 

does not result in material impairment of the historical resource.  It allows design flexibility while 

ensuring that loss of historic fabric in one area of the design is compensated for by retention of 

historic fabric in another area of the design, which preserves inclusion of the property in the 

California Register of Historical Resources.  For example, the original project design proposed to 

retain the entry doors, but eliminate the interior balcony.  However, the modified project design 

proposes to remove the entry doors, but retain the interior balcony. 

 

The design development plan for the modified project design will be further evaluated by the 

qualified professional architectural historian identified in Mitigation Measure 3.2.1 as the project 

progresses.  Mitigation Measure 3.2.1 states that the project developer shall retain a qualified 

professional architectural historian to prepare a Secretary’s Standards conformance report and 

oversee and advise on the rehabilitation of the Golden Gate Theater Building to ensure that, at a 

minimum, the project shall retain key elements essential to theater function.  The text below 

compares the original project design presented in the Draft EIR with the modified project design 

and also evaluates conformance of the modified project design with the applicable Rehabilitation 

Standards of the Secretary’s Standards.  While the Secretary’s Standards are intended to be 

used to evaluate the project holistically, the Final EIR keys in on certain aspects and elements of 

the modified project design for conformance with the applicable Secretary’s Standards to highlight 

improvement from the original project design.  Reports to the County Landmarks and Records 

Commission shall note compliance with the Final EIR and the provisions of the Historical 

Conformance Review Report prepared by Chattel Architecture (Appendix K).  

 

Modified Exterior Improvements 

 

North Elevation (Figure FEIR-3) – Under the original project design presented in the Draft EIR, 

treatment of north façade, the primary elevation, involved retention of character-defining features, 

including Churrigueresque ornament, remnants of an arched entrance canopy and window 

openings.  Character-defining features of the north façade, including wood and glass lobby doors, 

were to be retained.  No treatments were described for exterior finishes.  No signage on the north 

façade was described in the proposed project. 

 

The modified project design (September 19, 2009) proposes more specific treatment of these 

features and describes signage placement (See Appendix A, Sheet A2.0 in the Appendix K).  

Decorative features on the north façade shall be retained, anchored and restored as necessary 

using gentlest means possible.  As noted in the existing photograph, there is a remnant of a 

historic canopy over the doorway (See Figure 9 in Appendix K).  However, substantial research 

has not revealed any drawings or photographs of how this original canopy may have originally 

appeared.  As a result, a contemporary canopy extending the full width of the three-part doorway 

and containing signage is proposed to extend approximately 6 feet north of the façade, 

cantilevered from the wall and supported at the wall connection (See Figures 66-67 for inspiration 
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images of a similar canopy, part of a National Park Service-approved project at Judson Rives 

building in Los Angeles in Appendix K).  Existing wood frame doors will be salvaged, crated, and 

stored on site on the second floor or some other suitable location within the confines of the 

building to allow for replacement with contemporary automatic sliding aluminum doors.  In 

addition to placement on the leading edge of the canopy, signage is proposed to be placed in the 

center bay of north façade.  The letters of the canopy signage will be no taller than 5 feet in height 

and no longer than 25 feet in length.  The letters of upper façade signage will be no taller than 12 

feet in height and no longer than 10 feet in length. This signage shall consist of individual channel 

letters with a plastic face and aluminum casing on an aluminum electrical conduit (raceway) for 

support and concealing of the electrical wiring. 

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the north façade proposed in the modified plan conforms to Standards 2, 5, 6, and 

7. The north facade shall remain the primary point of entry into the building, retaining its 

distinctive character in conformance with Standard 2.  Decorative features, including ornament 

and openings shall be retained in conformance with Standard 5 and shall be cleaned and 

maintained with gentlest means possible at less than 400 psi, to be determined after inspection 

and recommendation by a qualified masonry restoration specialist, in conformance with 

Standards 6 and 7.  The detail of this treatment will be specified during construction document 

preparation, reviewed by the monitor and approved by the County Landmarks and Records 

Commission as required in the Mitigation Measure 3.2.1 and 3.2.2. 

 

South Elevation (Figure FEIR-2) – The original project design presented in the Draft EIR 

proposed treatment of the south elevation, a secondary elevation, involved removal of door, 

balcony deck and railing, and other utilitarian features.  The original project design did not 

describe any drive-up window or canopy.  No treatments were proposed to the exterior finishes of 

the building shell on the south elevation. 

 

The modified project design proposes specific measures for treatment of the south elevation (See 

Appendix A, Sheet A2.1 within Appendix K).  Like the east elevation, the utilitarian south elevation 

is a secondary elevation, not meant to be generally visible and not a focal point.  Wall surfaces 

and other features shall be repainted and the elevation will retain its historic utilitarian character, 

treated in a manner similar to that of the west elevation.  A new opening is proposed for a 

pharmacy drive-up window, adjacent to a location of previous infill which may have served as a 

truck door.  Opening new doors and windows on a secondary elevation is generally in 

conformance with the Secretary’s Standards if they follow a pattern similar to the original (See 

Appendix K, Figures 64-65 for inspiration images of an appropriate drive-up canopy and window 

addition to a historic building).  A canopy extending 17 feet south of the elevation and 20 feet in 

length along the elevation and supported on two columns is proposed to cover the drive-up 

window.   

 

Signage is proposed in an area 25 feet by 50 feet centered on the building façade to possibly 

contain advertising for the tenant of the property or possibly a painted mural containing early 

images of the property or images of local cultural significance.  Banner signage in this area is 

minimally acceptable as the hooks and attachments necessary to connect banner signage to the 

building exterior may cause damage.  If this signage is to be accomplished in banner form, 



Section II. Description of Modified Project Design 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
II-5 

options to minimize the number of attachments shall be studied.  Additional signage is proposed 

to be placed on the upper portion of the building façade below the parapet on the east side of the 

building wall. This signage consists of a 5’ x 25’ sign face area for letters not to exceed 48 inches 

in height and 25 feet in length for individual channel letters on a raceway. Additionally, signage is 

proposed on the drive-thru canopy edge with a sign face area for letters not to exceed one foot in 

height and ten feet in length. This signage shall consist of individual channel letters with a plastic 

face, aluminum casing, situated on an aluminum electrical conduit (raceway) for support and 

concealing of the electrical wiring. 

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the south elevation proposed in the modified plan appears to conform to Standards 

2 and 5.  While a new opening will be made in the south elevation to accommodate a drive-up 

window, the south elevation shall remain a secondary elevation with minimal change, in 

conformance with Standards 2 and 5. 

 

East Elevation (Figure FEIR-3) – The original project design presented in the Draft EIR proposed 

treatment of the east elevation, a secondary elevation, involving retention of the concrete exterior 

shell, removal of the metal stair, fire escape ladder and infill of existing doors and openings.  

Three-dimensional architectural ornament, drawing inspiration from the north façade, was 

described in the original project design.  However, no treatment was proposed to the exterior 

finishes of the building shell.  In addition, a new glass screen wall approximately one story in 

height was proposed to be added to the north portion of the east elevation between Gridlines E 

and J (see Figure FEIR-1).  No signage on the east elevation was described in the original project 

design. 

 

The modified project design proposes retention and appropriately sensitive treatment of the east 

elevation’s historic utilitarian features, enabling the east elevation to reflect its original design as a 

secondary elevation, once wrapped by the Vega building (demolished) and not meant to be 

generally visible and not a focal point (See Appendix K; Figures 1-4, Sheet A2.0).  The existing 

fire escape stair will be further considered for retention rather than removal.  Existing doors, 

vents, and other openings will be closed, as appropriate, but shall still read as openings, denoted 

by recessed solid or pierced infill expressed with shadow lines (See Appendix K, Figures 66-67 

for inspiration images of similar infill).  The Applicant will paint wall surfaces and other features 

with added decorative elements on the east elevation in a tromp l’oeil, or trick of the eye, painting 

technique to continue existing historic architectural elements from the north façade (primary 

elevation).  This shall take the form of a stenciled pattern (See Appendix K, Figures 62-63 for 

inspiration images showing stenciling on Subway Terminal building in Los Angeles and Figures 

60-61 showing tromp l’oeil painting of Banco Popular building in Los Angeles).  Painting 

technique and color choices will be made based on tenant needs and recommendations provided 

by the qualified architectural historian identified in Mitigation Measure 3.2.1.   

 

Note that the pattern of painted ornament and proposed single story glass walls shown in the 

modified plan do not accurately reflect the proposed decorative painting scheme.  Signage is 

proposed to be placed in the center bay of the east elevation.  This signage shall consist of 

individual channel letters with a plastic face and aluminum casing on an aluminum electrical 

conduit (raceway) for support and concealing of the electrical wiring.  The letters of this signage 
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shall be no taller than 5 feet in height and no longer than 25 feet in length. The east elevation will 

also contain signage on the edge of the proposed canopy covering the drive-through. The letters 

on this signage shall be no taller than 9 inches in height and no longer than 10 feet in length.  

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the east elevation proposed in the modified project design conforms to Standards 2, 

3, and 5.  The historic utilitarian character of the east elevation shall be retained in conformance 

with Standards 2 and 3.  Distinctive openings will be closed as necessary and appropriate, but 

expressed with shadow lines, in conformance with Standard 5. 

 

West Elevation (Figure FEIR-2) – Under the original project design presented in the Draft EIR 

proposed treatment of the west elevation, a secondary elevation, involved removal of doors, 

windows, metal stair and other utilitarian features.  No treatments were proposed to the exterior 

finishes of the building shell on the west elevation. 

 

The modified project design proposes retention of character-defining utilitarian features, such as 

the metal stair, and sensitive treatment of openings on the west elevation [See Appendix K, 

(Appendix A, Sheet A2.1)].  Similar to the south and east elevations, the utilitarian west elevation 

were a secondary elevation, and never meant to be generally visible and not a focal point.  

Openings in the west elevation will be infilled in a manner consistent with the east elevation and 

wall surfaces, stairway and other features will be painted.  Note that paint color choices will be 

made based on tenant needs and recommendations provided by the qualified architectural 

historian identified in Mitigation Measure 3.2.1.  A new steel stairway will be added from the 

balcony level to grade to replace the existing deteriorated steel stairway.  Signage is proposed to 

be placed in the south bay of the west elevation in a 5’ x 30’ sign face area.  This signage shall 

consist of individual channel letters with a plastic face and aluminum casing on an aluminum 

electrical conduit (raceway) for support and concealing of the electrical wiring. The letters of this 

signage will be no taller than 5 feet in height and no longer than 30 feet in length.  

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the west elevation proposed in the modified project design appears to conform to 

Standards 2, 3, and 5.  While the historic utilitarian character of the west elevation shall be 

retained in conformance with Standards 2 and 3, a new stair will be built to replace existing.  

Distinctive openings will be closed as appropriate but expressed with shadow lines, in 

conformance with Standard 5. 

 

Signage – Signage is not discussed in the Draft EIR with the exception of a proposed double face 

monument reader board sign located within the parking lot at the northeast corner of the property 

within a landscaped planter, which remains part of the modified project design. The sign will be 

constructed on a brick/stone base with an aluminum casing, and internally lit. The display area 

will be a plastic face for lettering with the lower half of the sign as a digital reader board (see 

Figure FEIR-6). , The sign has an overall dimension of 10 feet in height by 15 feet in length.  

 

The modified project design includes tenant signage on the north façade above the canopy, on 

the leading edge of the new contemporary canopy, and additional signage on the east, south and 

west elevations.  The modified plan also includes reusing the existing pole sign at the southeast 
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corner of the site along with a new monument reader board sign at the northeast corner of the 

property (See Figures FEIR-2, 3 and 6).  A variance is required for the proposed signage which 

will be processed through a separate permit application.    

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of signage in the modified project design appears to conform to Standard 2.  Originally 

occupied by theater and commercial uses, the property historically had substantial signage on 

site, albeit placed along the property edge at the sidewalk (as part of the now demolished Vega 

Building) (See Appendix K, which shows historic views of Vega Building with signage and 

marquee).  The addition of new signage reflects the historic character of the site and is therefore 

appropriate and in conformance with Standard 2. The new signage is also reversible in 

conformance with Standard 10. 

 

Modified Interior Improvements  

 

Lobby – The original project design presented in the Draft EIR proposed treatment of the lobby  

involved retention of original doors at the primary entrance, insertion of contemporary automatic 

doors within the lobby (acting as a second set of entry doors similar to an air lock or vestibule), 

removal of bathrooms in the northeast and northwest corners, removal and salvage of the 

concession shell and balcony stair, removal of the entire wall dividing the lobby from the 

auditorium and insertion of a suspended acoustical tile ceiling.  No treatments to the floor or 

perimeter walls were described in the original project design.  The sequence and volumes of 

space were to be entirely obscured by new construction. 

 

The modified project design proposes the following: primary entrance openings shall be retained 

with contemporary aluminum sliding doors inserted into existing frames (see Gridline J on Figure 

FEIR-1).  The overall scale and height of the lobby will be preserved, maintaining the 

approximately 12-foot high ceiling above the finished floor. The lobby restrooms located in the 

northeast and northwest corners have not been identified to as significant features and both will 

be removed to enlarge the lobby for use as a retail space.  Modifications to the ceiling taking the 

form of a bulkhead extending below the existing ceiling will be required to terminate the 

decorative coffered ceilings in the area of the removed restrooms.  Cashier stations will be 

located in the former lobby.   

 

The existing decorative concession shell will be removed and stored. The curved staircase will 

also be removed. Salvage of the shell will be crated and lifted to the second floor or some other 

suitable location within the confines of the building for storage. Detailed, hand measured 

drawings and selective templates shall be made of the lobby stair for possible future 

reconstruction as required in Mitigation Measure 3.2.7.  Handrails from the lobby stair shall be 

salvaged and stored on-site in a manner similar to the concession shell. These items are being 

removed in order to create increased floor area for cashier stations and an open line of sight 

through to the auditorium for necessary safety and security measures, which are essential to the 

operation of the pharmacy.   

 

The wall currently dividing the lobby from the auditorium (see Gridline G on FEIR Figure-1) will be 

removed between Gridlines 1 and 3 and between Gridlines 4 and 6 to enhance visibility and 
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access from the lobby to the auditorium... The existing decorative pilasters, wing walls, and 

headers will be retained in situ or in place to preserve the sense of lobby enclosure and transition 

into the auditorium (See Appendix K, Figures 48-57 for inspiration images of historic theaters 

converted to retail use while preserving sequence of space from lobby into auditorium and 

through to stage area).These elements will be preserved in a manner prescribed by a 

professional architectural historian as required in Mitigation Measure 3.2.1. The mid-point 

landings of the balcony stair east and west of the center bay will be removed to provide for 

greater visibility to the auditorium to and from the lobby. 

 

As the auditorium floor will be excavated between Gridline E and F (see Figure FEIR- 1,) and the 

existing ramping removed, approximately four steps contained within the central bay will provide 

the primary means of access from the lobby to the auditorium space.  A guardrail will be installed 

in the new opening between pilasters in the west bay to prohibit access from the lobby to the 

lowered auditorium floor.  An entrance to an accessible switchback ramp will be provided along 

Gridline F between Gridlines 4 and 5 (see Figure FEIR-1). 

 

Historic lobby ceilings will be clad in a suspended grid incorporating light fixtures without 

acoustical ceiling tiles so that the coffered plaster ceiling remains visible.  As the historic lobby 

ceilings and walls are highly decorative and would require substantial effort to fully repair and 

repaint, complete conservation or restoration of these features will not be part of this project.  

However, to repair damage and allow for preservation (stabilization) of historic building fabric, 

damage to lobby ceilings and walls will be patched and infill painted as necessary and portions of 

these elements will remain visible. 

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the lobby proposed in the modified plan appears to conform to Secretary’s 

Standards 1, 2 and 5.  The former lobby will retain its original use as the primary entrance space, 

with as many decorative features as possible.  While the concession shell and balcony stair must 

be removed to accommodate the new tenant, the sense of lobby enclosure and sequence of 

space from lobby to auditorium will be retained, in conformance with Standards 1 and 2.  

Distinctive lobby features, including ceiling decoration and pillars will be preserved to the 

maximum extent feasible, in conformance with Standard 5. 

 

Auditorium (Figures FEIR-1, 4 & 5) – The original project design presented in the Draft EIR 

proposed treatment of the auditorium involved removal of the majority of the auditorium balcony 

including two support columns, leveling the auditorium floor at the lobby floor elevation, and 

adding a suspended acoustical tile ceiling at 12 feet high.  The proscenium arch, perimeter walls, 

as well as curved walls flanking the proscenium arch would have been preserved behind or 

above new construction.  Coupled with alterations proposed for the lobby, the sequence and 

volumes of space would have been entirely obscured. 

 

The modified project design proposes retention of the historic auditorium balcony and exposure of 

historic interior building fabric and sequence of spaces from the lobby into the auditorium and 

through to the stage to the maximum extent feasible.  A range of options for treatment of the 

coffered underside of the balcony will be evaluated based on specific needs of the tenant.  With 

the goal of achieving maximum exposure of the underside of the balcony while accommodating 
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requirements of retail use, a suspended grid system incorporating light fixtures without acoustical 

ceiling tiles (exposing the underside of the balcony) will be considered.  Alternatively, lighting may 

be incorporated into retail display units and/or shelving. 

 

As the coffered underside of the balcony is highly decorative and would require substantial effort 

to fully repair and repaint, complete conservation or restoration of this feature will not be part of 

the project.  However, to repair damage and allow for preservation (stabilization) of the underside 

of the balcony, damage will be patched and infill painted as necessary.     

 

As the balcony creates a ceiling height considered low for retail use, the currently ramped 

auditorium floor will be excavated to a depth of approximately two feet between Gridlines E and F 

(see Figures FEIR-1, 4, and 5) to allow for increased ceiling height of approximately 12 feet.  The 

ramped floor extending south toward the stage will be filled to match this depth, creating a level 

floor stretching south through the auditorium and the stage.  The floor elevation at the stage will 

increase approximately 2 feet above the existing stage elevation.  A range of options for 

treatment of the space created under the leveled floor will be evaluated based on specific needs 

of the tenant.  The space under the new floor may simply be filled with gravel or another similar 

material, or may be constructed of wood or steel framing and used to house HVAC equipment 

including ductwork.   

 

At the edge of the balcony, the ceiling height will increase significantly as a result of the floor 

excavation, extending upward to expose the high volume of the auditorium (see Gridline C in 

Figure FEIR-1).  A new wall will be built extending from or immediately behind the balcony edge, 

reaching to the ceiling to encapsulate the balcony seating area, eliminating the need to heat and 

cool the large-volume space above the balcony.   

 

A range of options for treatment of the high volume auditorium space between the balcony edge 

and stage will be evaluated based on specific needs of the tenant, with the goal of exposing the 

volume of the space and decorative ceiling and walls to the maximum extent feasible.  While the 

ceiling height shall increase significantly at Gridline C as depicted in Figure FEIR-1, the 

decorative ceiling may be exposed above a suspended grid system without acoustical ceiling tiles 

or through alternative means.  The new grid system would connect with the existing plaster wall 

above the top of the proscenium arch.  Feasibility of heating and cooling the high volume 

auditorium space will be studied and factor into the ability to expose the historic ceiling.  

Auditorium lighting will either be provided from light fixtures contained within the suspended grid 

system, from light fixtures extending from retail display units and shelving, or through alternative 

means. 

 

A range of options for treatment of auditorium walls will be evaluated based on specific needs of 

the tenant.  Auditorium walls, including curved walls flanking the proscenium arch, will be 

exposed above a certain height, with new low-height walls (exact height to be determined based 

on needs of tenant) constructed in front of existing walls to allow for new retail display units and 

shelving to be constructed along the interior perimeter.   

 

As the auditorium walls and ceiling are highly decorative and would require substantial effort to 

fully repair and repaint, complete conservation or restoration of these features will not be part of 
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this project.  However, to repair damage and allow for preservation (stabilization) of historic 

building fabric, damage to the walls and ceiling will be patched and infill painted as necessary.   

 

In addition, a significant amount of pigeon guano currently sits in the attic space between the 

historic ceiling and the roof.  While the majority of the guano can be vacuumed, further cleaning 

of the area above the ceiling will be carefully studied, as applying any degree of moisture to either 

side of a painted plaster ceiling can cause significant damage to ceiling structure and decoration.  

Treatment of this issue may factor into the ability to expose all or certain portions of the historic 

ceiling. 

 

Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the auditorium proposed in the modified project design appears to conform to 

Secretary’s Standards 1, 2 and 5.  Retention of the balcony and sequence of spaces from the 

lobby through the auditorium is in conformance with Standard 1.  To the extent that distinctive 

decorative work on the underside of the balcony, balcony edge, auditorium walls and ceilings, are 

made visible, the modified project design may conform to Standards 2 and 5. 

 

Stage (Figures FEIR-1, 4, and 5) – The original project design presented in the Draft EIR 

proposed treatment of the stage involved leveling the stage floor at the lobby elevation, inserting 

a pharmacy and storage use, and adding a suspended acoustical tile ceiling at 12 feet high.  

Utilitarian features and the high volume of the stage area would have been preserved behind or 

above new construction.  Coupled with alterations proposed for the lobby and auditorium, the 

sequence and volumes of space would have been entirely obscured by new construction. 

 

The modified project design proposes maximum exposure of not only historic building fabric but 

also the sequence of space from the auditorium into the stage. The proscenium arch shall be 

exposed, with the drop ceiling (grid system) in the auditorium stepping up to expose the arch.  

Between Gridlines A and B (see Figure FEIR-1) a mezzanine level will be inserted into the 

existing high volume of the stage space.  The wall built to enclose the new mezzanine level will 

either extend from or be situated directly behind the proscenium arch, reaching down from the 

crest of the proscenium arch approximately halfway to the new floor.  To emphasize the stage 

space, a range of options for treatment of the new wall will be studied based on specific needs of 

the tenant.  It may be painted in tromp l’oeil fashion to mimic a partially drawn-up stage curtain, 

drawing on design of historic stage curtain, or will be otherwise finished in a fashion emphasizing 

the stage area.  A pharmacy capped with an approximately 12-foot high ceiling will be added to 

the east stage area, extending north into the auditorium.  The central bay will also contain a 

portion of the pharmacy within the stage.  The west stage area will contain a receiving space.   

 

As the proscenium arch and surrounding walls and ceiling are highly decorative and would 

require substantial effort to fully repair and repaint, complete conservation or restoration of these 

features will not be part of this project.  However, to repair damage and allow for preservation 

(stabilization) of historic building fabric, damage to the proscenium arch and surrounding walls 

and ceiling will be patched and infill painted as necessary. 
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Conformance with the Secretary of Interior’s Standards for the Treatment of Historic Properties 

Treatment of the stage proposed in the modified project design appears to conform to  

Secretary’s Standards 1 and 5.  The sequence of space from the auditorium to the stage will be 

clearly defined by maintaining visibility of the proscenium arch and surrounding ornament and by 

a change in ceiling height from the high volume exposed in the auditorium to the 12 foot high 

ceiling in the stage area, in conformance with Standard 1.  Distinctive decoration and ornament 

on or adjacent to the proscenium arch shall be preserved, in conformance with Standard 5. 

 

Conclusion 

 

The modified project design addressed concerns raised in responses to comments while striving 

for project conformance with the Secretary’s Standards as described in detail above.  While the 

proposed project would not conform with the Secretary’s Standards, the design shown in the 

modified project design and the treatments described above demonstrate a serious and 

concerted effort to reduce significant historical resources impacts identified in the Draft EIR.  The 

modified project design does not conform with the Secretary’s Standards.  However, it is Chattel 

Architecture’s professional opinion that the modified project design does not result in material 

impairment and, accordingly, does not result in a significant impact under CEQA.  Given that the 

modified project design does not conform with the Secretary’s Standards, the conservative 

approach is to concede that the modified project design will result in significant impacts to 

historical resources and adopt a Statement of Overriding Considerations.   
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WEST AND SOUTH BUILDING ELEVATIONS

Figure FEIR-2
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NORTH AND EAST BUILDING ELEVATIONS
Figure FEIR-3
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LONGITUDINAL SECTIONS (1 AND 2) OF BUILDING
Figure FEIR-4
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LONGITUDINAL SECTIONS (3 AND 4) OF BUILDING
Figure FEIR-5
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PROPOSED MONUMENT SIGN AND EXISTING AND PROPOSED PYLON SIGN
Figure FEIR-6
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Figure 3.2-4A 

 

 

 
 

South Elevation (Rear of Building)  

 



PRESERVATION AND DEMOLITION SUMMARY - LONGITUDINAL SECTION
Figure 3.2-14
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PRESERVATION AND DEMOLITION SUMMARY - INTERIOR - FIRST FLOOR
Figure 3.2-15
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III.  CORRECTIONS AND ADDITIONS 
 
This Section includes changes that have been incorporated into the Draft EIR which have 

resulted from the Lead Agency’s review of the comments submitted on the Draft EIR by public 

agencies and interested individuals and organizations.  Revisions are presented in the order that 

the information was presented within the Golden Gate Theater Re-Use Draft EIR.  None of these 

changes result in a substantial change in the project description or raise important new issues 

regarding significant effects on the environment.  

 

EXECUTIVE SUMMARY 

 

 Page ES-1 

 

 Replace the first sentence of the second complete paragraph with the following: 

 

Upon completion, the proposed project would offer a retail drug store with 

approximately 12,314 square feet of floor area and on-site parking to 

accommodate thirty-four (34) vehicles.    

 

Page ES-2 

 

Replace the last sentence of the first partial paragraph (top of the page) with the 

following: 

 

The future restaurant use will not include a drive-thru access and will have on-

site parking to accommodate ten (10) cars.  

 

Page ES-6 

  

Delete the second “bulleted paragraph” in Section ES.6.   

 

Page ES-6 

  

Add the following “bulleted paragraph” in Section ES.6: 

 

Variance to deviate from the sign ordinance to exceed the maximum 24 inch 

letter height, and allow signs on a prohibited building wall face. Based on this 

property, the County Code prohibits wall signs on the west building frontage 

where two signs are proposed.   

 

Page ES-7 
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Replace the “Mitigation Measures 3.2.1-3.2.4” in the first paragraph second sentence 

under the heading “Items That May Raise Controversy” with the following: 

 

Mitigation Measures 3.2.1 – 3.2.8.   

 

Page ES-8 

 

Replace the contents of Table ES-1 with the following table: 

 

 

TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

 

1. Unavoidable Significant Environmental Impacts 

(Lead Agency must issue “Statement of Overriding Considerations” under Sections 15093 and 15126 (b) of the 
State CEQA Guidelines if the agency determines these effects are significant and approves the project. 

 

 
Cultural 
Resources 
 

 
The proposed 
project will cause a 
substantial adverse 
change in the 
significance of a 
historic resource.  
 
The proposed 
project would 
substantially alter a 
number of interior, 
character-defining 
features that 
account for the 
building’s listing in 
National and State 
Registers of 
Historic Places. 

 
Mitigation Measure 3.2.1:   Maintenance, 

repair, stabilization, restoration, preservation, 
and conservation of all of the exterior and certain 
elements of the interior of the Golden Gate 
Theater Building shall be conducted in a manner 
consistent with the Rehabilitation Standards of 
the Secretary of the Interior’s Standards for 
Treatment of Historic Properties with Guidelines 
for Preserving, Rehabilitating, Restoring and 
Reconstructing Historic Buildings (Secretary’s 
Standards, 1995), Weeks and Grimmer, as set 
forth in the Final EIR.  Prior to the issuance of a 
building permit and to the satisfaction of the Los 
Angeles County Department of Regional 
Planning (DRP), the project developer shall 
retain a qualified professional architectural 
historian to prepare a Secretary’s Standards 
conformance report, and oversee and advise on 
the rehabilitation of the Golden Gate Theater 
Building.  Supervision will include activities 
relating to materials selection, construction 
methods, and aesthetic and physical exterior and 
interior alterations that are to be utilized, and the 
manner in which they are to be employed in 
rehabilitation of the historical resource.  At a 
minimum, the project shall retain key elements 
essential to theater function, as set forth in the 
Final EIR.  The design development plans shall 
be reviewed with  the California Historical 
Building Code (CHBC, Part 8 of Title 24) 
provisions for compliance to the best reasonable 
extent.    

 
Significant 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

 
Mitigation Measure 3.2.2: The Los Angeles 

County Historical Landmarks and Records 
Commission shall review and approve the design 
development plans for consistency of the 
maintenance, repair, stabilization, restoration, 
preservation and conservation of the exterior and 
certain elements of the interior of the Golden 
Gate Theater Building as noted in Mitigation 
Measure 3.2.1 with the Secretary of the Interior’s 
Standards for Rehabilitation. 
 
Mitigation Measure 3.2.3:  A “Historic American 

Building Survey” (HABS) documentation shall be 
prepared to the satisfaction of the DRP.  Such a 
procedure involves the recording of the structure 
through a written report and large-format 
photographs.  The documentation would be 
completed on standardized forms and would be 
accurate in detail to such an extent that after 
alteration, the structure could be 
restored/reconstructed from the survey data.  
Copies of the documents shall be filed with the 
appropriate State (State of California, Office of 
Historic Preservation) and local repositories (Los 
Angeles County Central Library). 
 
Mitigation Measure 3.2.4: All repair and 

cleaning work on architecturally or historically 
significant features shall be conducted according 
to the design development plans and 
specifications prepared by a qualified 
preservation architect  to the satisfaction of the 
Department of Regional Planning. In addition, 
the repair and cleaning work shall be conducted 
by a contractor experienced and qualified in the 
repair or cleaning of such features as ornamental 
plaster and iron work. 
 
Mitigation Measure 3.2.5:  A Secretary’s 

Standards conformance report shall be prepared 
by a qualified professional architectural historian 
identified in Mitigation Measure 3.2.1 to evaluate 
the design development plans of the modified 
project design for conformance with the 
Secretary of the Interior’s Standards for 
Treatment of Historical Properties noted in 
Mitigation Measure 3.2.1 The design 
development plans shall include, but not limited 
to, the following: 
 
 A study of options to minimize the number 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

of attachments necessary to connect 
banner signage to the building exterior if 
any banner signage is proposed.   

 A study on the feasibility of heating and 
cooling the high volume auditorium space.  
A range of options for treatment of the high 
volume auditorium space between the 
balcony edge and stage shall be evaluated 
based on specific needs of the tenant, with 
the goal of exposing the volume of the 
space and decorative ceiling and walls to 
the maximum extent feasible.   In addition, 
cleaning of the attic space between the 
historic ceiling and the roof of the 
auditorium shall be studied and the 
treatment of this issue may factor into the 
ability to expose all or certain portions of 
the historic ceiling.   

 A study of a range of options for treatment 
of the new wall to emphasize the stage 
space.  It may be painted in tromp l’oeil 

fashion to mimic a partially drawn-up stage 
curtain or will otherwise finished in a 
fashion emphasizing the stage area. 

 A range of options for treatment of the 
coffered underside of the balcony shall be 
evaluated based on specific needs of the 
tenant.  A suspended grid system 
incorporating light fixtures without 
acoustical ceiling tiles (exposing the 
underside of the balcony) shall be 
considered. 

 Further consideration on the retention 
rather than removal of the existing fire 
escape stair on the east elevation.   

 Selection of paint color choices for the 
building exterior based on tenant needs 
and recommendations provided by the 
qualified architectural historian identified in 
Mitigation Measure 3.2.1. 

 
Mitigation Measure 3.2.6:  The decorative 

features, including ornament and openings on 
the north elevation shall be retained and shall be 
cleaned and maintained with gentlest means 
possible at less than 400 psi, to be determined 
after inspection and recommendation by a 
qualified masonry restoration specialist. 
 
Mitigation Measure 3.2.7: Detailed, hand 

measured drawings and selective templates 
prepared by a qualified preservation architect 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

shall be made of the lobby stair for possible 
future reconstruction. 
 
Mitigation Measure 3.2.8:  Alterations to the 

Golden Gate Theater building (interior or 
exterior) shall be prohibited until a tenant has 
signed a lease.  
 

 
2.  Significant Environmental Impacts That Can Be Avoided Or Mitigated 
(Section 15126 (c) of the State CEQA Guidelines 
 

 
Aesthetics 

 
The project site is 
located within a 
commercial area, 
which is currently 
well illuminated. 
The Golden Gate 
Theater and Jim’s 
Burgers Buildings 
are located on the 
southwest corner of 
Atlantic Boulevard 
and Whittier 
Boulevard.  
Surrounding land 
uses that generate 
light in the 
immediate area of 
these buildings 
include Arco 
Service Station, 
and various 
retail/commercial 
uses along Atlantic 
and Whittier 
Boulevard. 

 
Mitigation Measure 3.1.1: Building security 

lighting and parking lot lighting shall be designed 
so that no substantial light or glare would impact 
nighttime views of the surrounding area. 
 
Mitigation Measure 3.1.2: Lighting shall be 

directed downward and inward to the greatest 
extent possible in order to limit lighting impacts, 
yet provide for adequate safety and security for 
building occupants and visitors. 
 
Mitigation Measure 3.1.3: Lighting design 

features that would reduce light and glare 
impacts shall be incorporated into the final 
project design.  These features include the use 
of low wattage bulbs with prismatic glass 
coverings that inhibit the spread of light and the 
shielding of lights to reduce glare such that 
neither the light source nor its image from a 
reflective surface is directly visible from any point 
measured five feet from the property line. 

 
Less Than Significant 

 
 
Solid Waste 

 
 
The project may 
contribute to 
cumulative solid 
waste impacts in 
Los Angeles 
County that would 
be considered 
potentially 
significant. 

 
 
Mitigation Measure 3.3.1 – The project shall 

implement a recycling program for the diversion 
of recyclable cardboard packaging materials.  
The program will entail the separation of eligible 
materials from its solid waste stream for transfer 
to and re-use by recycling entities.  
 
Mitigation Measure 3.3.2 – The project shall 

provide recycling bins to promote recycling of 
paper, metal, glass, and other recyclable 
materials. 
 

 
Less than significant 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

Mitigation Measure 3.3.3 – The project shall 

comply with Chapter 20.87 of the Los Angeles 
County Code requiring that a minimum of 50% of 
the construction and demolition debris generated 
by the proposed project be recycled or reused.  
A Construction and Demolition Debris Recycling 
and Reuse Plan shall be filed with the Los 
Angeles County Department of Public Works and 
an approval shall be obtained in conformance 
with the County Code requirements.  Recycling 
and reuse of the construction and demolition 
debris shall be performed in accordance with the 
approved plan, and the requisite Progress 
Report Form(s), Final Compliance Report Form, 
and any required Recycling and Reuse 
Amendment Forms shall be submitted as 
required. 
 
Mitigation Measure 3.3.4:  The proposed re-

opening of the Jim’s Burgers building as a 
restaurant shall require provision of a grease 
treatment device and shall be subject to review 
and approval by the County Department of 
Public Works. 
 
Mitigation Measure 3.3.5:  Should any 

operation within the subject project include the 
construction, installation, modification, or 
removal of underground storage tanks, industrial 
waste treatment or disposal facilities, and/or 
storm water treatment facilities, Public Works’ 
Environmental Programs Division shall be 
contacted for required approvals and operating 
permits. 

 
Traffic 

 
The project will 
generate additional 
traffic that may 
diminish the Level 
of Service (LOS) on 
the local streets 
and freeways 

 
Mitigation Measure 3.4.1: The eastbound 

approach of Whittier Boulevard to Atlantic 
Boulevard, adjacent to the site shall be widened 
to provide an eastbound right-turn lane to the 
satisfaction of the Los Angeles County 
Department of Public Works. The new lane shall 
be 100 feet in length, measured from the existing 
crosswalk/limit line.  A 60 foot long transition 
shall connect the new, widened curb to the 
existing curb in front of the new commercial 
development to the west of the pharmacy site.  
The right-turn lane shall be 12 feet wide and the 
two straight lanes adjacent to it shall each be 
widened by re-striping from 10 feet to 11 feet.  
 
Mitigation Measure 3.4.2:  In order to maintain 

the existing sidewalk width of 15 feet, the project 

 
Less than significant 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

developer shall dedicate a width of 
approximately six feet along the entire Whittier 
Boulevard frontage of the drug store site. 
 
Mitigation Measure 3.4.3:  All truck traffic 

associated with project construction shall utilize 
Atlantic Boulevard or any other acceptable haul 
route for access to and from the project site to 
the satisfaction of the Los Angeles County 
Department of Public Works.  
 
Mitigation Measure 3.4.4:  Prior to the issuance 

of grading or building permits, the following items 
shall be submitted to the Los Angeles County 
Department of Public Works, Traffic and Lighting 
Division for review and approval: 
 

1) Detailed striping and traffic signal plans 
for the proposed mitigation measures. 
The plans shall include any necessary 
modifications to the existing photo red 
light system at the intersection of 
Atlantic Boulevard at Whittier 
Boulevard.  

 
2) A 40-foot-scale site plan of the project 

showing site access locations, interior 
circulation, parking, adjacent 
intersections/driveways, and opposite 
driveways along the project site.  

 

 
Noise 

 
The proposed 
project may result 
in audible short-
term and 
intermittent 
increases in noise 
levels during the 
construction period 
which is limited in 
duration to a period 
of a few months.  
The County 
recognizes that 
noise produced 
from construction 
activities to the 
least noise 
sensitive portions 
of the day. Given 
the existing County 

 
Mitigation Measure 3.5.1 – All project 

construction activities shall only occur between 
7:00 a.m. and 8:00 p.m. daily and not on 
Sundays and legal holidays. Construction truck 
access and haul routes shall be reviewed and 
approved by the County prior to commencing 
work. Additionally, all construction personnel 
shall park on-site. 
 
Mitigation Measure 3.5.2 – All construction 

equipment shall be in proper operating condition 
and fitted with standard factory noise attenuation 
features.  All equipment shall be properly 
maintained to assure that no additional noise, 
due to worn or improperly maintained parts, 
would be generated. 
 
Mitigation Measure 3.5.3 – The project shall 

incorporate design features and measures that 
locate noise sources such as parking areas, 

 
Less Than Significant 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

ordinanace and 
standards limiting 
the hours of 
construction 
activities, and the 
nature of the 
project which 
involves interior re-
use and renovation 
of an existing 
structure with 
limited exterior 
modification, 
construction related 
noise impacts are 
expected to be less 
than significant.   
 
Components of the 
proposed project 
would involve 
renovation of 
existing structures.  
The majority of 
renovation activities 
would occur in the 
interior of the 
building which 
would help 
attenuate 
construction noise.  
Ambient noise 
levels may 
temporarily 
increase when the 
construction 
equipment is 
operating. 
 
To minimize the 
noise increases 
generated by the 
proposed project, 
Mitigation 
Measures 3.5.1 
through 3.5.6 shall 
be implemented. 
The temporary 
impacts would then 
be mitigated to a 
less than significant 
level.  

loading zones, trash bins, and mechanical 
equipment as far away from the noise sensitive 
receptor locations as possible to the satisfaction 
of the County Department of Public Health. 
 
Mitigation Measure 3.5.4: The noise generated 

by the project shall remain within standards 
dictated by the Los Angeles County Code, Title 
12 Environmental Protection, Section 12.08.440 
and other applicable sections. 
 
Mitigation Measure 3.5.5:  In consideration of 

the nearest sensitive receptor, Media Arts and 
Entertainment Design Academy High School, 
noise from the project’s air-conditioning or 
refrigeration equipment shall not exceed 55 dBA 
(Leq) on any point on the neighboring property 
line. 
 
Mitigation Measure 3.5.6: The proposed project 

is located within 500 feet of a residential area, 
therefore, collecting refuse with a collection 
vehicle between the hours of 10:00 PM and 6:00 
AM is prohibited (LA County Code Title 12, 
Environmental Protection Section 12.08.520). 
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TABLE ES-1 

Summary of Environmental Impacts and Mitigation Measures 

 

Impact 
Category 

 

Potential 
Environmental 

Impact 

 

Mitigation Measures 

 

Level of Significance 
After Mitigation 

 
Global Climate 
Change 

 
The proposed 
project will 
generate 
greenhouse gas 
emissions from 
short-term project 
operations. 
Mitigation 
Measures 3.6.1 
through 3.6.3 are 
provided to reduce 
greenhouse gas 
emissions of the 
project and their 
effects on global 
warming.  

 
Mitigation Measure 3.6.1 - Energy efficient 

appliances and office equipment (pursuant to 
Energy Star or Green Machine ratings or other 
equivalent rating systems) shall be utilized 
throughout the building. 
 
Mitigation Measure 3.6.2 - The buildings shall 

be equipped with fluorescent lighting for all 
overhead lighting which uses 75% less energy 
than incandescent lighting while delivering the 
same amount of illumination. 
 
Mitigation Measure 3.6.3 – Measures to 

address the “urban heat island” effect shall be 
provided through the provision of light-colored 
roofing materials and the planting of shade trees 
within the parking lot, along the south and east 
sides of the restaurant building and along a 
majority of the perimeter of the project site. 
 

 
Less Than Significant 

 

1.0 INTRODUCTION 

 

Page 1.0-5 

 

Delete the second “bulleted paragraph” in Section 1.6.1.   

 

Page 1.0-5 

 

Add the following “bulleted paragraph” in Section 1.6.1: 

 

Variance to deviate from the sign ordinance to exceed the maximum 24 inch 

letter height, and allow signs on a prohibited building wall face. Based on this 

property, the County Code prohibits wall signs on the west building frontage 

where two signs are proposed.   

 

2.0 PROJECT DESCRIPTION 

 

Page 2.0-7 

 

Replace the second complete paragraph with the following: 
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Upon completion, the proposed project would offer a retail pharmacy with 

useable square footage of approximately 12,314 square feet of floor area, a 

drive-thru and on-site parking to accommodate thirty-four (34) vehicles (Figure 

2.1-4-Site Plan).  The proposed renovation and re-opening of the 1,626 square 

foot Jim’s Burgers building has on-site parking to accommodate ten (10) 

vehicles.  

 

Page 2.0-7 

 

Delete the last sentence of the fourth paragraph.  

 

Page 2.0-8 

 

Replace the second complete paragraph with the following: 

 

Project construction is expected to require six to eight months with construction 

anticipated to commence in the spring of 2010.  

 

Page 2.0-8 

 

Replace the first sentence in the fourth complete paragraph with the following: 

 

The cast concrete side and rear elevation are devoid of any ornament, but here 

again the massing and sheer verticality are prominent features (see Figure 3.2-4-

Cast Concrete East Elevation, and Figure 3.2-4A-South Elevation.  

 

Page 2.0-11 

 

Add the following footnote to  “B” under “Project”: 

 

The Thurgood Marshall Charter High School has moved from the site and 

outside of the geographical area since the initial analysis was conducted for the 

Draft EIR. Therefore, the Thurgood Marshall Charter High School is no longer a 

reasonably foreseeable project. Nonetheless, in its replacement at this location is 

the Media Arts and Entertainment Design Academy High School (MAEDA), 

which is a Los Angeles Charter School in association with Families That Can, a 

non-profit organization that advocates for the retention of vital funding for public 

schools throughout the State of California.   

 

MAEDA is keen on preparing high school students for four-year colleges and 

universities, providing a specialized concentration in technology and design for 

various fields within the entertainment and arts industries.  Commencement of 

the first official school year began in 2009 with a current student population of 

135 students distributed from the ninth through the twelfth grades. Because the 

new Charter High School has a student population less than the analyzed school 

in the Draft EIR, this change will not result in a substantial change in the project 
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description or raise important new issues regarding significant effects on the 

environment. 

  
 Page 2.0-13 

 

Delete Figures 2.1-6.   

 

Page 2.0-14 

 

Delete Figure 2.1-7.   

 

Page 2.0-15 

 

Delete Figure 2.1-8. 

 

Page 2.0-16 

 

Delete Figure 2.1-9.   

 

Page 2.0-17 

 

Delete Figure 2.1-10.  A revised Interior Floor Plan is provided in Section II, page 12 of 

this Final EIR.   

 

Page 2.0-18 

 

Delete Figure 2.1-11.   

 

Page 2.0-19 

 

Delete the first “bulleted paragraph” of Section 2.5.   

 

3.0 ENVIRONMENTAL IMPACT ANALYSIS  

 

 3.1 AESTHETICS  

 

 [There are no corrections or additions to this section.] 

 

 3.2 CULTURAL RESOURCES 

 

 Page 3.2-13 

  

 Replace the last sentence of the first paragraph with the following: 

 

Information used to prepare this section was obtained from the National Register 

Nomination Form for the Golden Gate Theater; survey forms from the Section 

106 eligibility report for the METRO Red Line East project; correspondence from 
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the Los Angeles Conservancy; the historic resource evaluation report prepared 

for this project by Carey & Co. Inc.(included in Appendix C of this Draft EIR), the 

historic conformance review report prepared by Chattel Architecture Planning & 

Preservation, Inc. (included in Appendix K of this Draft EIR), the thresholds for 

determining significance of historical impacts report prepared by Chattel 

Architecture Planning & Preservation, Inc. (included in Appendix L of this Draft 

EIR) and site visits. 

  

Page 3.2-17 

  

 Replace the first sentence of the third paragraph with the following: 

 

The cast concrete side and rear elevation are devoid of any ornament, but here 

again the massing and sheer verticality are prominent features [see Figure 3.2-4, 

Cast Concrete East Elevation and Figure 3.2-4A South Elevation. 

  

Page 3.2-18 

 

Add the following sentence below the last “bulleted paragraph” of Section 3.2.3: 

 

Additional photographs of the exterior character defining features as well as the 

interior character defining features within the lobby and house areas can be 

found in Appendix J of this document. 

 

Page 3.2-24 

 

 Replace the third full paragraph with the following: 

The Golden Gate Theater, by virtue of its listing in the NRHP, has been 

automatically listed in the CRHR, and is therefore considered a “historic 

resource” as defined by CEQA. The proposed project would renovate the existing 

building for use as a retail pharmacy. Drawings reviewed for the original project 

design included the Preservation and Documentation Plans (included as 

Appendix D of the Draft EIR). However, the modified project design which results 

in more of the buildings significant character-defining features to be retained than 

what was presented in those Preservation and Documentation Plans have been 

superseded by the revised floor plan, elevation drawings, section drawings, and 

signage drawings prepared by Charles Company dated September 19, 2009 

(included as Appendix K of  the Final EIR).  These drawings indicate that many of 

the building’s significant character-defining features would be maintained and 

preserved, while others would undergo more substantial modifications.  Table 

3.2-1 presents a brief description of the proposed treatment of the building’s 

exterior and interior character-defining features. As noted therein, the exterior 

character-defining features will not be impacted by the proposed conversion of 

the existing theater building or the installation of a drive-thru window at the rear 

(south-facing) side of the structure. Several interior character-defining features 

will be retained including square columns and pilasters, plaster ornamentation, 
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ornamental ceiling grilles, ceiling paintings, the proscenium arch and the 

cylindrical walls flanking the stage. Additionally, the existing balcony, balcony rail 

and the ornamental plaster on its front edge and underside will be retained. 

Several character-defining features will also be removed and stored on-site 

including the entry doors, tile water fountains, the shell concession stand, 

handrails, and the Art Deco light fixtures.   

 Pages 3.2-24 to 3.2-25 

 Replace Table 3.2-1 with the following: 

Table 3.2-1 Proposed Treatment of Exterior and Interior Character-Defining Features 

Exterior Features Proposed Treatment 

Churrigueresque ornament To remain 

Arched entrance To remain 

Imitation rusticated ashlar 

masonry base 

To remain 

Balcony and surround To remain 

Half-round columns To remain 

Arched niche and balconet To remain 

Parapet wall To remain 

Profiled cornice and finials To remain 

Window openings To remain 

Glazed single-panel entry doors To be salvaged, crated, and stored on-site on 

the second floor or other suitable location 

within the confines of the building. 

Interior (lobby) 

Square columns and pilasters 

with ornate capitals 

Structural columns to remain, all furring and 

plaster ornamentation to be removed 

Tile water fountains To be removed.  All surrounding tile and 

fountain stored on site on-site on the second 

floor or other suitable location within the 

confines of the building. 

Shell concession stand To be removed intact and stored on-site on 

the second floor or other suitable location 

within the confines of the building.  Counters 

to be removed. 

Staircase (curving) and handrails Staircase to be removed. Handrails to be 

stored on-site on the second floor or other 

suitable location within the confines of the 

building. 

Interior (house) 

Plaster ornamentation and frieze To remain.  Recessed panels and egg & dart 
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ringing the ceiling. 

Cased ceiling beams 

Ornamental ceiling grilles 

Ceiling paintings 

molding to remain at ceiling height.  To be 

protected during construction. Modifications 

to the ceiling taking the form of bullhead 

extending below the existing ceiling will be 

required to terminate the decorative coffered 

ceilings in the area of the removed 

restrooms. Cashier stations will be located in 

the former lobby.  

Balcony, balcony rail, and 

ornamental plaster on front edge 

and underside 

To remain  

Art Deco light fixtures To be removed intact and stored on-site on 

the second floor or other suitable location 

within the confines of the building.  

Proscenium arch and associated 

cast plaster ornament 

To remain.   

Source: Chattel Architecture Planning & Preservation, Inc., 2009  

 

Pages 3.2-25 to 3.2-26 

 

Replace, beginning with the first paragraph on page 3.2-25 to the end of the last full 

paragraph on page 3.2-26, with the following: 

  

As shown in Table 3.2-1, most of the building’s exterior character-defining 

features would be retained with the exception of the wood and glass lobby doors. 

A contemporary canopy extending the full width of the three-part doorway and 

containing signage is proposed to extend approximately 6 feet north of the 

façade, cantilevered from the wall and supported at the wall connection. Existing 

wood and glass lobby doors will be salvaged, crated, and stored on site on the 

second floor or some other suitable location within the confines of the building to 

allow for replacement with contemporary automatic sliding aluminum doors.  In 

addition to placement on the leading edge of the canopy, signage is proposed to 

be placed in the center bay of north façade.  The letters of the canopy signage 

will be no taller than 5 feet in height and no longer than 25 feet in length.  The 

letters of upper façade signage will be no taller than 12 feet in height and no 

longer than 10 feet in length. This signage will consist of individual channel 

letters with a plastic face, aluminum casing situated on an aluminum electrical 

conduit (raceway) for support and concealing of the electrical wiring(see Figure 

FEIR-3). 

 

The plan proposes retention and appropriately sensitive treatment of the east 

elevation’s historic utilitarian features, enabling the east elevation to reflect its 

original design as a secondary elevation, once wrapped by the Vega building 

(demolished) and not meant to be generally visible and not a focal point (See 

Appendix K; Figures 1-4, Sheet A2.0).  The existing fire escape stair will be 

further considered for retention rather than removal.  Existing doors, vents, and 
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other openings will be closed, as appropriate, but shall still read as openings, 

denoted by recessed solid or pierced infill expressed with shadow lines (See 

Appendix K, Figures 66-67 for inspiration images of similar infill).  The applicant 

will paint wall surfaces and other features with added decorative elements on the 

east elevation in a tromp l’oeil, or trick of the eye, painting technique to continue 

existing historic architectural elements from the north façade (primary elevation).  

This shall take the form of a stenciled pattern (See Appendix K, Figures 62-63 for 

inspiration images showing stenciling on Subway Terminal building in Los 

Angeles and Figures 60-61 showing tromp l’oeil painting of Banco Popular 

building in Los Angeles).  Painting technique and color choices will be made 

based on tenant needs and recommendations provided by the qualified 

architectural historian identified in Mitigation Measure 3.2.1.   

 

Signage is proposed to be placed in the center bay of the east elevation.  This 

signage shall consist of individual channel letters with a plastic face and 

aluminum casing on an aluminum electrical conduit (raceway) for support and 

concealing of the electrical wiring.  The letters of this signage shall be no taller 

than 5 feet in height and no longer than 25 feet in length. The east elevation will 

also contain signage on the edge of the proposed canopy covering the drive-

through. The letters on this signage shall be no taller than 9 inches in height and 

no longer than 10 feet in length.  

 

Like the east elevation, the utilitarian south elevation is a secondary elevation, 

not meant to be generally visible and not a focal point.  Wall surfaces and other 

features shall be repainted and the elevation will retain its historic utilitarian 

character, treated in a manner similar to that of the west elevation.  A new 

opening is proposed for a pharmacy drive-up window, adjacent to a location of 

previous infill which may have served as a truck door.  Opening new doors and 

windows on a secondary elevation is generally in conformance with the 

Secretary’s Standards if they follow a pattern similar to the original (See 

Appendix K, Figures 64-65 for inspiration images of an appropriate drive-up 

canopy and window addition to a historic building).  A canopy extending 17 feet 

south of the elevation and 20 feet in length along the elevation and supported on 

two columns is proposed to cover the drive-up window.   

 

Signage is proposed in an area 25 feet by 50 feet centered on the building 

façade to possibly contain advertising for the tenant of the property or possibly a 

painted mural containing early images of the property or images of local cultural 

significance.  Banner signage in this area is minimally acceptable as the hooks 

and attachments necessary to connect banner signage to the building exterior 

may cause damage.  If this signage is to be accomplished in banner form, 

options to minimize the number of attachments shall be studied.  Additional 

signage is proposed to be placed on the upper portion of the building façade 

below the parapet on the east side of the building wall. This signage consists of a 

5’ x 25’ sign face area for letters not to exceed 48 inches in height and 25 feet in 

length for individual channel letters on a raceway. Additionally, signage is 
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proposed on the drive-thru canopy edge with a sign face area for letters not to 

exceed one foot in height and ten feet in length. This signage shall consist of 

individual channel letters with a plastic face, aluminum casing, situated on an 

aluminum electrical conduit (raceway) for support and concealing of the electrical 

wiring (see Figure FEIR-2). 

 

The modified project design proposes retention of character-defining utilitarian 

features, such as the metal stair, and sensitive treatment of openings on the west 

elevation [See Appendix K, (Appendix A, Sheet A2.1)].  Similar to the south and 

east elevations, the utilitarian west elevation were a secondary elevation, and 

never meant to be generally visible and not a focal point.  Openings in the west 

elevation will be infilled in a manner consistent with the east elevation and wall 

surfaces, stairway and other features will be painted.  Note that paint color 

choices will be made based on tenant needs and recommendations provided by 

the qualified architectural historian identified in Mitigation Measure 3.2.1.  A new 

steel stairway will be added from the balcony level to grade to replace the 

existing deteriorated steel stairway.  Signage is proposed to be placed in the 

south bay of the west elevation in a 5’ x 30’ sign face area.  This signage shall 

consist of individual channel letters with a plastic face and aluminum casing on 

an aluminum electrical conduit (raceway) for support and concealing of the 

electrical wiring. The letters of this signage will be no taller than 5 feet in height 

and no longer than 30 feet in length (see Figure FEIR-2). 

 

Additionally, the parking lot will be regraded and resurfaced, new parking lot area 

lighting installed, and shade trees will be planted within the parking lot, along the 

south and east sides of the restaurant building and along the perimeter of the 

project site.  

More substantial alterations are planned for the interior to convert the theater to a 

retail pharmacy (see Figures 3.2-14 through 3.2-16, Preservation and Demolition 

Summary, Longitudinal Section, Interior-First Floor and Interior-Mezzanine, 

respectively).   

 

As noted in Table 3.2-1, within the lobby of the building, the primary entrance 

openings will be retained with contemporary aluminum sliding doors inserted into 

existing frames. The overall scale and height of the lobby will be preserved, 

maintaining an approximately 12-foot high ceiling above finished floor. The lobby 

restrooms located in the northeast and northwest corners have not been 

identified as significant features and both will be removed to enlarge the lobby for 

use as a retail space.  Modifications to the ceiling taking the form of a bulkhead 

extending below the existing ceiling will be required to terminate the decorative 

coffered ceilings in the area of the removed restrooms.  Cashier stations will be 

located in the former lobby.   

 

The existing decorative concession shell and curved staircase within the lobby 

will be removed to create increased floor area for cashier stations and an open 
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line of sight through to the auditorium for necessary safety and security 

measures, which are essential to the operation of the pharmacy.  Salvage of the 

shell will be crated and lifted to the second floor for storage or some other 

suitable location within the confines of the building for storage. Detailed, hand 

measured drawings and selective templates shall be made of the lobby stair for 

possible future reconstruction. Handrails shall be salvaged and stored in a 

manner similar to the shell. 

 

The wall currently dividing the lobby from the auditorium (see Gridline G on FEIR 

Figure-1) will be removed between Gridlines 1 and 3 and between Gridlines 4 

and 6 to enhance visibility and access from the lobby to the auditorium. The 

existing decorative pilasters, wing walls, and headers will be retained in situ or in 

place to preserve the sense of lobby enclosure and transition into the auditorium 

(See Appendix K, Figures 48-57 for inspiration images of historic theaters 

converted to retail use while preserving sequence of space from lobby into 

auditorium and through to stage area).These elements will be preserved in a 

manner prescribed by a professional architectural historian as required in 

Mitigation Measure 3.2.1. The mid-point landings of the balcony stair east and 

west of the center bay will be removed to provide for greater visibility to the 

auditorium to and from the lobby. 

 

As the auditorium floor will be excavated between Gridline E and F as shown on 

Figure FEIR-1, and the existing ramping removed, approximately four steps 

contained within the central bay will provide the primary means of access from 

the lobby to the auditorium space.  A guardrail will be installed in the new 

opening between pilasters in the west bay to prohibit access from the lobby to 

the lowered auditorium floor.  An entrance to an accessible switchback ramp will 

be provided between along Gridline F between Gridlines 4 and 5 as delineated 

on Figure FEIR-1. 

 

Historic lobby ceilings will be clad in a suspended grid incorporating light fixtures 

without acoustical ceiling tiles so that the coffered plaster ceiling remains visible.  

As the historic lobby ceilings and walls are highly decorative and would require 

substantial effort to fully repair and repaint, complete conservation or restoration 

of these features will not be part of this project.  However, to repair damage and 

allow for preservation (stabilization) of historic building fabric, damage to lobby 

ceilings and walls will be patched and infill painted as necessary and portions of 

these elements will remain visible. 

 

The plan proposes retention of the historic auditorium balcony and exposure of 

historic interior building fabric and sequence of spaces from the lobby into the 

auditorium and through to the stage, to the maximum extent feasible.  A range of 

options for treatment of the coffered underside of the balcony will be evaluated 

based on specific needs of the tenant.  With the goal of achieving maximum 

exposure of the underside of the balcony while accommodating requirements of 

retail use, a suspended grid system incorporating light fixtures without acoustical 
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ceiling tiles (exposing the underside of the balcony) will be considered.  

Alternatively, lighting may be incorporated into retail display units and/or 

shelving. 

 

As the coffered underside of the balcony is highly decorative and would require 

substantial effort to fully repair and repaint, complete conservation or restoration 

of this feature will not be part of the project.  However, to repair damage and 

allow for preservation (stabilization) of the underside of the balcony, damage will 

be patched and infill painted as necessary.     

 

As the balcony creates a ceiling height considered low for retail use, the currently 

ramped auditorium floor will be excavated to a depth of approximately two feet 

between Gridlines E and F (see Figure FEIR-1) to allow for increased ceiling 

height of approximately 12 feet.  The ramped floor extending south toward the 

stage will be filled to match this depth, creating a level floor stretching south 

through the auditorium and the stage.  The floor elevation at the stage will 

increase approximately 2 feet above the existing stage elevation.  A range of 

options for treatment of the space created under the leveled floor will be 

evaluated based on specific needs of the tenant.  The space under the new floor 

may simply be filled with gravel or another similar material, or may be 

constructed of wood or steel framing and used to house HVAC equipment 

including ductwork.   

 

At the edge of the balcony, the ceiling height will increase significantly, extending 

upward to expose the high volume of the auditorium (see Gridline C in Figure 

FEIR-1).  A new wall will be built extending from or immediately behind the 

balcony edge, reaching to the ceiling to encapsulate the balcony seating area, 

eliminating the need to heat and cool the large-volume space above the balcony.   

 

A range of options for treatment of the high volume auditorium space between 

the balcony edge and stage will be evaluated based on specific needs of the 

tenant, with the goal of exposing the volume of the space and decorative ceiling 

and walls to the maximum extent feasible.  While the ceiling height shall increase 

significantly at Gridline C as depicted in Figure FEIR-1, the decorative ceiling 

may be exposed above a suspended grid system without acoustical ceiling tiles 

or through alternative means.  The new grid system would connect with the 

existing plaster wall above the top of the proscenium arch.  Feasibility of heating 

and cooling the high volume auditorium space will be studied and factor into the 

ability to expose the historic ceiling.  Auditorium lighting will either be provided 

from light fixtures contained within the suspended grid system, from light fixtures 

extending from retail display units and shelving, or through alternative means. 

 

A range of options for treatment of auditorium walls will also be evaluated based 

on specific needs of the tenant.  Auditorium walls, including curved walls flanking 

the proscenium arch, will be exposed above a certain height, with new low-height 

walls (exact height to be determined based on needs of tenant) constructed in 
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front of existing walls to allow for new retail display units and shelving to be 

constructed along the interior perimeter.   

 

As the auditorium walls and ceiling are highly decorative and would require 

substantial effort to fully repair and repaint, complete conservation or restoration 

of these features will not be part of this project.  However, to repair damage and 

allow for preservation (stabilization) of historic building fabric, damage to the 

walls and ceiling will be patched and infill painted as necessary.   

 

In addition, a significant amount of pigeon guano currently sits in the attic space 

between the historic ceiling and the roof.  While the majority of the guano can be 

vacuumed, further cleaning of the area above the ceiling will be carefully studied, 

as applying any degree of moisture to either side of a painted plaster ceiling can 

cause significant damage to ceiling structure and decoration.  Treatment of this 

issue may factor into the ability to expose all or certain portions of the historic 

ceiling.     

 

The plan proposes maximum exposure of not only historic building fabric but also 

the sequence of space from the auditorium into the stage.  The proscenium arch 

shall be exposed, with the drop ceiling (grid system) in the auditorium stepping 

up to expose the arch.  Between Gridlines A and B in Figure FEIR-1 a mezzanine 

level will be inserted into the existing high volume of the stage space.  The wall 

built to enclose the new mezzanine level will either extend from or be situated 

directly behind the proscenium arch, reaching down from the crest of the 

proscenium arch approximately halfway to the new floor.  To emphasize the 

stage space, a range of options for treatment of the new wall will be studied 

based on specific needs of the tenant.  It may be painted in tromp l’oeil fashion to 

mimic a partially drawn-up stage curtain, drawing on design of historic stage 

curtain, or shall be otherwise finished in a fashion emphasizing the stage area.  A 

pharmacy capped with an approximately 12-foot high ceiling will be added to the 

east stage area, extending north into the auditorium.  The central bay will also 

contain a portion of the pharmacy within the stage.  The west stage area will 

contain a receiving space.   

As the proscenium arch and surrounding walls and ceiling are highly decorative 

(see Figure FEIR-1) and would require substantial effort to fully repair and 

repaint, complete conservation or restoration of these features will not be part of 

this project.  However, to repair damage and allow for preservation (stabilization) 

of historic building fabric, damage to the proscenium arch and surrounding walls 

and ceiling will be patched and infill painted as necessary. 

 

The drive-thru pharmacy proposed along the south-facing side at the rear of the 

building would not impact the building since there are no character-defining 

features at this location. Construction of the drive-thru would consist of cutting 

through the building to make a window for the pharmacy/driver. Therefore, 
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adding the drive-thru pharmacy would not create new impacts beyond those 

indentified or hamper efforts to restore the building as a theater in the future.  

 

In general, the proposed project would retain most of the historic building’s 

exterior character-defining features. However, the project would also 

substantially alter a number of the building’s interior character-defining features. 

However, the modified project design presents a project that is reversible, 

meaning the building could be converted back into theater use in the future, 

without loss of the qualities that make the property significant.  This does not 

imply that all original historic fabric will be retained, but that elements essential to 

theater function, such as the balcony and high-volume auditorium space, will 

remain.   

Page 3.2-27 

Add the following to the end of the first sentence in the second paragraph with the 

following: 

 

,with the exception of the entry doors which will be salvaged, crated and stored 

on-site on the second floor or some other location within the confines of the 

building.  

Page 3.2-27 

 Add the following “bulleted paragraph” under “House”: 

 

 Balcony, balcony rail and ornamental plaster on its front edge and 

underside 

Page 3.2-27 

Replace the last paragraph on the page with the following: 

 

Character-defining interior features that will be removed and stored on-site 

include the tile water fountains, the shell concession stand, the staircase railings 

and the Art Deco light fixtures. Removal or damage to these features is 

inconsistent with this Secretary of the Interior’s Standards for Rehabilitation. 

 Page 3.2-30 

 Change the title of Figure 3.2-4 to read:  

  Cast Concrete East Elevation 

Page 3.2-30 

 Add the following Figure:  
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 Figure 3.2.-4A: South Elevation 

[Figure 3.2-4A is on Page II-18 of this Final EIR] 

Page 3.2-33 

 Delete Figure 3.2.10   

Page 3.2-34 

 Delete Figure 3.2.11   

Page 3.2-35 

 Delete Figure 3.2.12   

Page 3.2-36 

 Delete Figure 3.2.13   

Page 3.2-37 

 Replace Figure 3.2-14 with revised Figure 3.2.14.   

[Revised Figure 3.2-14 is on Page II-19 of this Final EIR] 

 Page 3.2-38  

 Replace Figure 3.2-15 with revised Figure 3.2.15.   

[Revised Figure 3.2-15 is on Page II-20 of this Final EIR] 

 Page 3.2-39 

 Replace Figure 3.2-16 with revised Figure 3.2.16.   

[Revised Figure 3.2-15 is on Page II-21 of this Final EIR] 

 Page 3.2-40 

 

 Replace the Response to No. 5 with the following: 

 

Response: All exterior architectural features of historic value will be 

preserved with the exception of the entrance doors, which will be salvaged, 

crated and stored on-site on the second floor of the building or some other 

suitable location within the confines of the building. The lobby has four features 

of significance. They are the square columns and pilasters with ornate capitals, 

tile water fountains, shell concession stands and a staircase. The tile water 

fountain and shell concession will be dismantled and stored on-site in a manner 
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similar to the entry doors. Inside the theater area, most of the features and 

finishes will remain. Several of the interior architectural features of historic value 

such as the shell concession stand and staircase and railings, and tile water 

fountains will be significantly impacted by project construction and will, therefore, 

not conform to this Secretary of the Interior’s Standards for Rehabilitation.  

Page 3.2-41 

 

 Replace the Response to No. 9 with the following: 

 

Response:  No new building additions that might impact the historical 

integrity of the building are proposed for this project. The exterior changes to the 

property include general clean up, re-grading, compacting and re-surfacing of the 

parking lot, removal of several security lighting fixtures from the face of the 

building, removal of the front entrance doors, new wall signs on all four building 

elevations (north, south, east and west), painting of the east elevation building 

wall, and planting of shade trees and installation of the drive-thru window and 

canopy located at the rear of the building. No new square footage is proposed for 

this project which is consistent with this Secretary of the Interior’s Standard for 

Rehabilitation. 

 

Page 3.2-43 

 

Replace “Mitigation Measure 3.2.1” with the following:  

 

Mitigation Measure 3.2.1: Maintenance, repair, stabilization, restoration, 

preservation, and conservation of all of the exterior and certain elements of the 

interior of the Golden Gate Theater Building shall be conducted in a manner 

consistent with the Rehabilitation Standards of the Secretary of the Interior’s 

Standards for Treatment of Historic Properties with Guidelines for Preserving, 

Rehabilitating, Restoring and Reconstructing Historic Buildings (Secretary’s 

Standards, 1995), Weeks and Grimmer, as set forth in the Final EIR.  Prior to the 

issuance of a building permit and to the satisfaction of the Los Angeles County 

Department of Regional Planning (DRP), the project developer shall retain a 

qualified professional architectural historian to prepare a Secretary’s Standards 

conformance report, and oversee and advise on the rehabilitation of the Golden 

Gate Theater Building.  Supervision will include activities relating to materials 

selection, construction methods, and aesthetic and physical exterior and interior 

alterations that are to be utilized, and the manner in which they are to be 

employed in rehabilitation of the historical resource.  At a minimum, the project 

shall retain key elements essential to theater function, as set forth in the Final 

EIR.  The design development plan shall be reviewed with the California 

Historical Building Code (CHBC, Part 8 of Title 24) provisions for compliance to 

the best reasonable extent. 

 

 

 



Section III. Corrections and Additions 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
III-23 

Page 3.2-43 

 

Replace “Mitigation Measure 3.2.2” with the following:  

 

Mitigation Measure 3.2.2: The Los Angeles County Historical Landmarks and 

Records Commission shall review and approve the design development plans for 

consistency of the maintenance, repair, stabilization, restoration, preservation 

and conservation of the exterior and certain elements of the interior of the Golden 

Gate Theater Building as noted in Mitigation Measure 3.2.1 with the Secretary of 

the Interior’s Standards for Rehabilitation. 

 

Page 3.2-43 

 

Replace “Mitigation Measure 3.2.3” with the following:  

 

Mitigation Measure 3.2.3: A “Historic American Building Survey” (HABS) 

documentation shall be prepared to the satisfaction of the DRP.  Such a 

procedure involves the recording of the structure through a written report and 

large-format photographs.  The documentation would be completed on 

standardized forms and would be accurate in detail to such an extent that after 

alteration, the structure could be restored/reconstructed from the survey data.  

Copies of the documents shall be filed with the appropriate State (State of 

California, Office of Historic Preservation) and local repositories (Los Angeles 

County Central Library). 

 

Page 3.2-43 

 

Replace “Mitigation Measure 3.2.4” with the following:  

 

Mitigation Measure 3.2.4: All repair and cleaning work on architecturally or 

historically significant features shall be conducted according to the design 

development plans and specifications prepared by a qualified preservation 

architect to the satisfaction of the Department of Regional Planning. In addition, 

the repair and cleaning work shall be conducted by a contractor experienced and 

qualified in the repair or cleaning of such features as ornamental plaster and iron 

work.  

 

Page 3.2-43 

 

Add New “Mitigation Measure 3.2.5” to read as follows:  

 

Mitigation Measure 3.2.5: A Secretary’s Standards conformance report shall be 

prepared by a qualified professional architectural historian identified in Mitigation 

Measure 3.2.1 to evaluate the design development plans of the modified project 

design for conformance with the Secretary of the Interior’s Standards for 
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Treatment of Historical Properties noted in Mitigation Measure 3.2.1 The design 

development plans shall include, but not limited to, the following: 

 

 A study of options to minimize the number of attachments 

necessary to connect banner signage to the building exterior if 

any banner signage is proposed.   

 A study on the feasibility of heating and cooling the high volume 

auditorium space.  A range of options for treatment of the high 

volume auditorium space between the balcony edge and stage 

shall be evaluated based on specific needs of the tenant, with 

the goal of exposing the volume of the space and decorative 

ceiling and walls to the maximum extent feasible.   In addition, 

cleaning of the attic space between the historic ceiling and the 

roof of the auditorium shall be studied and the treatment of this 

issue may factor into the ability to expose all or certain portions 

of the historic ceiling.   

 A study of a range of options for treatment of the new wall to 

emphasize the stage space.  It may be painted in tromp l’oeil 

fashion to mimic a partially drawn-up stage curtain or will 

otherwise finished in a fashion emphasizing the stage area. 

 A range of options for treatment of the coffered underside of the 

balcony shall be evaluated based on specific needs of the 

tenant.  A suspended grid system incorporating light fixtures 

without acoustical ceiling tiles (exposing the underside of the 

balcony) shall be considered. 

 Further consideration on the retention rather than removal of the 

existing fire escape stair on the east elevation.   

 Selection of paint color choices for the building exterior based on 

tenant needs and recommendations provided by the qualified 

architectural historian identified in Mitigation Measure 3.2.1. 

 

Page 3.2-43 

 

Add New “Mitigation Measure 3.2.6” to read as follows:  

 

 

Mitigation Measure 3.2.6: The decorative features, including ornament and 

openings on the north elevation shall be retained and shall be cleaned and 

maintained with gentlest means possible at less than 400 psi, to be determined 

after inspection and recommendation by a qualified masonry restoration 

specialist. 

 

Page 3.2-43 

 

Add New “Mitigation Measure 3.2.7” to read as follows:  
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Mitigation Measure 3.2.7: Detailed, hand measured drawings and selective 

templates prepared by a qualified preservation architect shall be made of the 

lobby stair for possible future reconstruction. 

 

Page 3.2-43 

 

Add New “Mitigation Measure 3.2.8” to read as follows:  

 

Mitigation Measure 3.2.8: Alterations to the Golden Gate Theater building 

(interior or exterior) shall be prohibited until a tenant has signed a lease.  

 

Page 3.2-44 

 

Replace the first paragraph with the following: 

 

Based on certain key features of the modified project design consisting of (1) 

retention of the sequence of spaces and balcony, (2) visibility of decorative 

historic features and fabric, and (3) salvage of the concession shell, it appears 

that the historical resource will retain the qualities that make it significant and 

thus, will be not be materially impaired. Furthermore, implementation of 

mitigation measures 3.2.1 through 3.2.8 will ensure that, at a minimum, the 

project retains key elements essential to theater function.  However, as the 

modified project design has not yet gone through the design development 

process, it is conceptual and meant to be flexible, presenting a range of options 

to be further studied during design development.  Nevertheless, the modified 

project design contains sufficient detail for purposes of a determination of 

whether the project results in a significant impact under CEQA.  It is the 

professional opinion of Chattel Architecture that the modified project design does 

not result in material impairment and, accordingly, does not result in a significant 

impact under CEQA.  Given that the modified project design does not conform 

with the Secretary’s Standards, the conservative approach is to concede that the 

modified project design will result in significant impacts to historical resources 

and adopt a Statement of Overriding Considerations.  

 

 3.3 SOLID WASTE 

 

 [There are no corrections or additions to this section.] 

 

 3.4 TRAFFIC AND CIRCULATION 

 

Page 3.4-52 

 

Replace the fourth sentence under “Vicinity Development” with the following: 

 

There are single family residential neighborhoods adjacent to the project site 

along South Woods Avenue and the Media Arts and Entertainment Design 
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Academy High School is located west of the project site at Louis Place and 

Woods Avenue.  

 

Page 3.4-54 

 

Add the following new paragraph after the end of the last paragraph: 

 

Parking 

 

All on-site parking requirements shall be in compliance with Section 

22.44.118.E.c.i.2 and Section 22.52.1110 of the Los Angeles County Code.  

 

Los Angeles County Code Section 22.44.118.E.c.i.2 provides that parking for 

retail use shall be calculated at a ratio of 1 space per 400 square feet of gross 

floor area.  The proposed retail pharmacy would include approximately 12,314 

square feet of gross floor area, which requires 31 parking spaces (including 2 

handicap spaces) for the retail pharmacy use.   

 

Los Angeles County Code Section 22.52.1110 governs parking at restaurants.  

Pursuant to Los Angeles County Code Section 22.52.1110.A.1.b, parking spaces 

for restaurants or other similar uses shall be calculated at a ratio of 1 space for 

every 3 persons based on occupant load, with a minimum of 10 parking spaces.  

Pursuant to Los Angeles County Code Section 22.52.1110.A.2, parking spaces 

for eating establishments selling food for off-site consumption shall be calculated 

at a ratio of 1 space for every 250 square feet of floor area.    

 

If the Jim’s Burger building is re-opened as a restaurant, parking would be 

calculated at a ratio of 1 space for every 3 persons based on occupant load, with 

a minimum of 10 parking spaces. The project provides 10 parking spaces for a 

restaurant; accordingly, the maximum occupancy would be 30 persons. If the 

Jim’s Burger building is re-opened as an eating establishment selling food for off-

site consumption, parking would be calculated at a ratio of 1 space for every 250 

square feet of floor area. The Jim’s Burger building has 1,626 square feet; 

accordingly, the required parking spaces would be seven (7). As noted above, 

the project provides for 10 parking spaces for the re-opened Jim’s Burger 

building.   

 

In accordance with the Los Angeles County Code parking requirements, the 

proposed project requires 41 on-site parking spaces.  The project proposes a 

total of 44 spaces: 34 spaces would be provided for the retail pharmacy use 

(including 2 handicap spaces) and 10 parking spaces (including 1 handicap 

space) would be provided for the Jim’s Burger building to be used as a restaurant 

facility in the future.  

 

Page 3.4-63 
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Add the following footnote to “B” under “Project”: 

 

The Thurgood Marshall Charter High School has moved from the site and 

outside of the geographical area since the initial analysis was conducted for the 

Draft EIR. Therefore, the Thurgood Marshall Charter High School is no longer a 

reasonably foreseeable project. Nonetheless, in its replacement at this location is 

the Media Arts and Entertainment Design Academy High School (MAEDA), 

which is a Los Angeles Charter School in association with Families That Can, a 

non-profit organization that advocates for the retention of vital funding for public 

schools throughout the State of California.   

 

MAEDA is keen on preparing high school students for four-year colleges and 

universities, providing a specialized concentration in technology and design for 

various fields within the entertainment and arts industries.  Commencement of 

the first official school year began in 2009 with a current student population of 

135 students distributed from the ninth through the twelfth grades. Because the 

new Charter High School has a student population less than the analyzed school 

of an approximate enrollment of 520 students in the Draft EIR, this change will 

not result in a substantial change in the project description or raise important new 

issues regarding significant effects on the environment. 

 

 3.5 NOISE  

 

Page 3.5-88 

 

Replace the third sentence under “3.5.2 Existing Conditions” with the following: 

 

Surrounding land uses adjacent to the project area include a mix of commercial 

and retail uses as well as residential uses and the Media Arts and Entertainment 

Design Academy High School. 

 

Page 3.5-89 

 

Replace the second sentence of the third paragraph with the following: 

 

Another sensitive receptor use, Media Arts and Entertainment Design Academy 

High School is located adjacent to the project’s west property line closest to 

Louis Place.  

 

Page 3.5-92 

 

Replace the first sentence of the second paragraph with the following: 

 

The nearest sensitive receptor is the nearby Media Arts and Entertainment 

Design Academy High School.  
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Page 3.5-93 

 

Replace “Mitigation Measure 3.5.5” with the following:  

 

Mitigation Measure 3.5.5: In consideration of the nearest sensitive receptor, 

Media Arts and Entertainment Design Academy High School, noise from the 

project’s air-conditioning or refrigeration equipment shall not exceed 55dBA (Leq) 

on any point on the neighboring property line.  

 

3.6 GLOBAL CLIMATE CHANGE 

 

 [There are no corrections or additions to this section.] 

 

 3.7 MANDATORY FINDINGS OF SIGNIFICANCE  

 

 [There are no corrections or additions to this section.] 

 

4.0 ALTERNATIVES 

 

Page 4.0-5 

 

Delete the second sentence of the fourth full paragraph. 

 

Page 4.0-5 

 

Delete the last sentence of the fourth full paragraph. 

 

  Page 4.0-6 

 

Replace the fourth sentence of the first full paragraph with the following: 

  

Thus, the parking requirement for the Theater Re-Use alternative would require 

500 spaces (1 space/3 persons), significantly higher than the 31 34 spaces 

required for the pharmacy, and significantly more than the site will accommodate.  

 

Page 4.0-6 

 

 Replace the last sentence of the sixth full paragraph with the following: 

 

Similar to the “No Project” alternative, the Theater Reuse alternative may fail to 

promote, encourage or support the strengthening of existing industrial and 

commercial job producing activities by producing a project that potentially may 

not be economically viable given the lack of interest shown in single screen 

theaters and the inadequacy of providing ample on-site parking.  
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Page 4.0-7 

 

Replace the number “36” in the fifth full paragraph fourth sentence with “34”.  

 

Page 4.0-9 

 

Replace the number “36” in the second full paragraph fourth sentence with “34”.  

  

Page 4.0-7 

 

Replace the third full paragraph with the following:  

 

Cultural Resources - The Restaurant/Nightclub alternative would have similar 

significant impacts to cultural resources as the proposed project. The removal of 

significant interior historic elements may or may not be required to accommodate 

the proposed restaurant/nightclub. Therefore, interior renovations required for 

this alternative may or may not compromise the integrity of the interior cultural 

resources to a significant level.  As such, this alternative may or may not result in 

a significant impact on the historic significance of the building. 

 

 Page 4.0-10 

 

 Replace the fourth row of Table 4.4-1 with the following: 

   

Restaurant/Nightclub 

Aesthetics (exterior) likely would remain the 

same, cultural resources impacts may or may 

not be significant, parking requirements 

cannot be met, less vehicular trips generated, 

noise impacts remain equal, and greater solid 

waste generated. 

Yes 

Achieves 4 of 4 project 

objectives 

 

 Page 4.0-11 

 

 Replace the six row of Table 4.4-1 with the following: 

 

Project 

Responds to all four project objectives.  

Provides parking consistent with County 

requirements, traffic impacts insignificant with 

mitigation, long-term noise impacts 

insignificant, and acceptable levels of solid 

waste disposal with mitigation.   

Yes 

Achieves 4 of 4 project 

objectives 
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Page 4.0-11 

 

 Replace the first sentence of the fourth full paragraph with the following: 

 

The Restaurant/Nightclub alternative may or may not provide for retention and 

rehabilitation of the historic exterior and interior of the structure.  

 

Page 4.0-12 

 

Replace the second full paragraph with the following: 

 

The modified project design will preserve the integrity of the historic building 

exterior and preserve many of the interiors architecturally defining features, but 

adaptation to retail use is reversible to the extent that the building can be 

converted back into a working theater. Although the modified project design does 

not conform with the Secretary’s Standards, it is the professional opinion of 

Chattel Architecture that the modified project design does not result in material 

impairment and, accordingly, does not result in a significant impact under CEQA.  

However, given that the modified project design does not conform with the 

Secretary’s Standards, the conservative approach is to concede significance and 

adopt a Statement of Overriding Considerations. The modified project design 

with mitigation will have insignificant impacts on traffic, long-term noise, or solid 

waste needs.  

 

Page 4.0-12 

 

Add the following sentence to the end of the last paragraph:  

 

Additionally, it should be noted that no applicant has expressed interest in 

reusing the building for a theater or church use. The only reuse application is for 

a pharmacy, and that given the prolonged period that the building has remained 

vacant with no application for a theater, such a reuse for a theater or church is 

unlikely and therefore considered infeasible. 

 

Page 4.0-12 

 

Replace the third full paragraph with the following: 

 

The modified project design will meet all four project objectives including: 

encourage the rehabilitation of existing uses and development of new 

commercial infill; promote, encourage or support the strengthening of existing 

industrial and commercial job producing activities; provide for compatible new 

development and maintain the historic integrity and value of the existing vacant 

theater building. 
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5.0 LONG-TERM IMPLICATIONS  

 

 Page 5.0-3 

 

Replace the fourth and fifth sentences of the first paragraph (for Cultural Resources) with 

the following:  

 

 

As detailed in Section 3.2.2 of the Draft EIR, of the numerous neighborhood 

movie palaces constructed during the 1920s, only the Alex Theater in Glendale 

and the Rialto Theater in South Pasadena remain as examples. It is reasonably 

foreseeable that future projects may demolish or substantially alter the remaining 

1920s neighborhood movie palaces in Los Angeles for a number of reasons, 

including: 1) as they become less profitable for the owners due to their size, 

single-screen configuration and/or seating arrangement, 2) as the urban land 

beneath them becomes more valuable for other types of uses, 3) the expense of 

earthquake repairs and/or seismic upgrades, and 4) as the public’s entertainment 

expectations and desired movie-going experiences change. Therefore, significant 

impacts to the Golden Gate Theater could combine with future loss and/or 

alteration of the remaining 1920s movie palaces to create a potentially significant 

cumulative impact.  

 

The modified project design does not conform with the Secretary’s Standards.  

However, it is Chattel Architecture’s professional opinion that the modified project 

design does not result in material impairment and, accordingly, does not result in 

a significant impact under CEQA. Given that the modified project design does not 

conform with the Secretary’s Standards, the conservative approach is to concede 

that the modified project design will result in significant impacts to historical 

resources and adopt a Statement of Overriding Considerations.  

 

Furthermore, the modified project design presents a project that is essentially 

reversible, meaning the building could be converted back into theater use in the 

future, which may include restoration, removal of added features, or new 

construction, without loss of the qualities that make the property significant.   

 

6.0 REPORT AUTHORS AND CONSULTANTS 

 

 Page 6.0-1 

 

 Replace the M&A Gabaee, LP address within the following: 

 

  9034 W. Sunset Boulevard 

  West Hollywood, CA 90069 
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Page 6.0-1 

  

 Add the following consultant: 

 

  Chattel Architecture Planning & Preservation, Inc. 

  13417 Ventura Boulevard, Sherman Oaks, CA 91423-3938 
  Robert Chattel, AIA President 

  Kathryn McGee, Associate 
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IV.  LIST OF PERSONS, ORGANIZATIONS AND PUBLIC 

AGENCIES WHO COMMENTED ON THE DRAFT EIR 
 

This Section of the Final EIR contains a complete list of persons, organizations and public 

agencies that commented in writing or provided oral testimony on the Draft EIR as required by 

Section 15132(c) of the CEQA Guidelines.   

 

The Draft EIR was submitted to the State Clearinghouse, Office of Planning and Research, and 

circulated for public review on March 23, 2009.  The 45-day public comment period required by 

CEQA Guidelines Section 15087 concluded on May 6, 2009.  Although not required by the CEQA 

Guidelines, the Lead Agency accepted and considered all comments received after the closure of 

the comment period.  The County of Los Angeles Department of Regional Planning received a 

total of 11 letters pertaining to the Draft EIR.  These letters included submissions from the State 

and County agencies, as well as from organizations, private businesses, and individuals.  Each 

comment raised in these letters is responded to in Section V of the Final EIR.   

 

Oral testimony pertaining to the Draft EIR was received at public hearings before the Los Angeles 

County Department of Regional Planning Commission on May 13, 2009, October 28, 2009, and 

November 4, 2009.  The comments raised on this oral testimony are responded to in Section VI 

of the Final EIR.   

 

PUBLIC COMMENT LETTERS   

 

Letter  Person/Organization/Date 

 

1. Pablo Fernandez, Resident, 761 S. Woods Avenue, Los Angeles, CA 90022; Letter 

Dated: March 23, 2009 

 

2. The Neighborhood Council Committee for the East L.A. Unincorporated, Vancouver 

Avenue, Woods Avenue, Amalia Avenue, Hillview Avcenue, Carolina Place; Letter Dated: 

March 23, 2009 

 

3. Stephen (last name indecipherable), Property Owner, 5147 Whittier Boulevard, Los 

Angeles, CA 90022, no date (received: April 2, 2009) 

 

4. David Mercer, Property Owner; Letter Dated: April 30, 2009 

 

5. Hoefner MASH; Ramona Murana, Hoefner MASH Captain; Letter Dated: May 5, 2009 

 

6. Los Angeles Conservancy, 523 West Sixth Street, Suite 826, Los Angeles, CA 90014; 

Mike Buhler, Director of Advocacy; Letter Dated: May 6, 2009 
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7. Office of Historic Preservation, Department of Parks and Recreation; P.O. Box 942896, 

Sacramento, CA 94296; Milford Wayne Donaldson, FAIA, State Historic Preservation 

Officer; Letter Dated: May 7, 2009 

 

8. County of Los Angeles Department of Public Works; 900 South Fremont Avenue, 

Alhambra, CA 91803; Steve Burger, Land Development Division; Letter Dated: May 7, 

2009 

 

9. State of California Governor’s Office of Planning and Research, State Clearinghouse and 

Planning Unit; 1400 10
th
 Street, P.O. Box 3044, Sacramento, CA 95812; Terry Roberts, 

Director, State Clearinghouse; Letter Dated: May 11, 2009 

 

10. Los Angeles Conservancy, 523 West Sixth Street, Suite 826, Los Angeles, CA 90014; 

Mike Buhler, Director of Advocacy; Letter Dated: May 27, 2009 

 

11. County of Los Angeles Fire Department; 1320 North Eastern Avenue, Los Angeles, CA 

90063; Frank Vidales, Acting Chief, Forestry Division, Prevention Services Bureau; Letter 

Dated: June 3, 2009 

 
12. Steven Acevedo; Letter Dated: April 24, 2009 

 
13. Louis Herrera, President; Greater East Los Angeles Chamber of Commerce; Letter 

Dated: May 4, 2009 

 

FORM LETTERS OF SUPPORT  

 

14. The following 148 persons submitted a signed form letter in support of the 

proposed project to the Los Angeles County Regional Planning Commission. 

Copies of these form letters are included in Appendix I. 

 

 Soledad Itarbide 
938 S. Atlantic Boulevard 
Los Angeles, CA 90022 

 Connie Roz 
5221 E. Olympic Blvd. 
Los Angeles, CA 90022 

 Norman Lau 
5165 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Annette Regalado 

5316 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Patricia Medina 

511 Carolina Place 
Los Angeles, CA 90022 

 
 Martha S. Hernandez 

449 S. Arizona Avenue 
Los Angeles, CA 90022 

 
 Yobany E. Chacon 

534 Col. De Los Cedros 
#358 
Los Angeles, CA 90022 

‘ 
 Benjamin Cardenas 

6055 Gloucester Street 
Los Angeles, CA 90022 

 

 
 Raul Luis 

760 S. Atlantic Boulevard 
Los Angeles, CA 90022 

 
 Fanny Garcia 

314 N. Chizago Avenue 
Los Angeles, CA 90022 

 
 Carmen Martinez 

3217 E. 4
th
 Street 

Los Angeles, CA 90063 

 
 Maria Melgar 

5126 Carolina Place 
Los Angeles, CA 90022 

 
 Maria Leyra  

1118 S. Atlantic 
Boulevard 

 
 Cecilia Alevedo 

5012 ½ Whittier Boulevard 
Los Angeles, CA 90022 

 
 Steven Alevedo 

5012 Whittier Boulevard 
Los Angeles, CA 90022 
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Los Angeles, CA 90022 
 
 Veronica Garcia 

734 S. Ferris Avenue 
Los Angeles, CA 90022 

 
 Gustavo Alatorse  

2641 Avenue 31 
Los Angeles, Ca 90065 

 
 Gustavo Alatorse 

5127 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Frank Saldivar 

1105 S. Laverne Avenue 
Los Angeles, CA 90022 

 
 Seung Hong 

5024 E. Whittier Blvd. 
Los Angeles, CA 90022 

 
 Andrea Alvarado 

1030 ½ S. Clela Avenue 
Los Angeles, CA 90022 

 
 Eduardo Martinez 

5018 Whittier Boulevard 
Los Angeles, CA 90038 

 
 Sara Train 

Health Net Community 
Solutions Center 
5055 E. Whittier Blvd. 
Los Angeles, CA 90022 

 
 Rigo’s Studio 

5009 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Gavaniel Navarro 

5057 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Cecilia Amador 

Santa Rosa Family Care 
Center 
5015 Whittier Boulevard 
Los Angeles, CA 90003 

 
 Irene Espinoza 

741 Fraser 
Los Angeles, CA 90022 

 
 Alyssa’s Decorating & 

Services 
5004 Whittier Boulevard 
Los Angeles, CA 90022 

 
 Gabriel Valle 

1134 Vancouver Ave #203 
Los Angeles, CA 90023 
 

 
 Michelle Munos 

1134 S. Vancouver Ave. 
#204A 
Los Angeles, CA 90022 
 

 
 Yesenia Nunez 

1134 S. Vancouver Ave. 
Los Angeles, CA 90022 

 
 Gabriela Rodriguez 

1134 S. Vancouver Ave. 
#202 
Los Angeles CA, 90022 

 
 Victor Castillo 

728 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 
 Elvia Robles 

Maxwell Auto Body 
732 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 
 Jaime Cuevas 

738 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 
 Edgar Barzallo 

741 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Roza Pawn Shop 
742 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Marcelo Villanueva 
1012 Atlantic Blvd. 
Los Angeles, CA 90022 

 Jessica Ramirez 
1235 ½ S. Hicks Ave. 
Los Angeles, CA 90023 
 

 Rosa Olivia Jauregui 
924 S. Atlantic Blvd. 
Los Angeles, CA 90023 

 April Moreno 
748 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Rose M. Rivera 
748 S. Atlantic Blvd. 
Los Angeles, CA 90022 
 

 Erika Lopez 
3623 ½ E. 4

th
 Street 

Los Angeles, CA 90063 

 Gabriel Valle 
5126 Carolina  
Los Angeles, CA 90022 

 Louis Herrera 
1111 S. Atlantic Blvd. 
Los Angeles, CA 90022 
 

 Benito Coelho  
934 S. Atlantic Blvd.  
Los Angeles, CA 90022 

 Hannah Choi 
922 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Guillermo Peuilla 
9445 Atlantic Blvd. 
Los Angeles, CA 90022 
 

 Three Brothers 
1017 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 J. Jesus Gonzalez  
1011 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Jose Orzco Sr. 
715 S. Atlantic Blvd. 
Los Angeles, CA 90022 
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 Tomas Cabral 

739 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Joseph Herrera 
1111 S. Atlantic Blvd. 
Los Angeles, CA 90022 

 Sandy Silva 
1021 S. Atlantic Blvd. 
Los Angeles, CA 90022 
 

 Ramon Moncaldo 
1131 Atlantic Blvd. 
Los Angeles, CA 90022 

 Roberto M. Medina 
710 S. Amalia Avenue 
Los Angeles, CA 90022 

 Maria Zavaleza 
704 Amalia Avenue 
Los Angeles, CA 90022 
 

 Rosana Ramirez 
700 S. Amalia Avenue 
Los Angeles, CA 90022 

 Elvia De Haro 
714 Amalia Avenue 
Los Angeles, CA 90022 

 Claudia Gonzalez 
712 Amalia Avenue 
Los Angeles, CA 90022 
 

 Samuel Avellano 
961 Amalia Avenue 
Los Angeles, CA 90022 

 Sergio Gueoara  
965 S. Amalia Avenue 
Los Angeles, CA 90022 

 Mario Velasquez 
737 Amalia Avenue 
Los Angeles, CA 90022 
 

 Anthony Martinez 
972 S. Amalia Avenue 
Los Angeles, CA 90022 

 Bernardo Mesinas 
743 Amalia Avenue 
Los Angeles, CA 90022 

 Josephine D. Morales 
747 S. Amalia Avenue 
Los Angeles, CA 90022 
 

 Toni Ruiz 
747 Amalia Avenue 
Los Angeles, CA 90022 

 Melissa Juarez 
1123 Amalia Avenue 
Los Angeles, CA 90022 

 Armando Medrano 
751 Amalia Avenue 
Los Angeles, CA 90022 
 

 Leonarda Medina 
1117 S. Amalia Avenue 
Los Angeles, CA 90022 

 Alicia Zuniga 
1115 S. Amalia Avenue 
Los Angeles, CA 90022 

 Dalilah Rivera 
929 S. Amalia Avenue 
Los Angeles, CA 90022 
 

 Alma Gonzalez 
1027 Amalia Avenue 
Los Angeles, CA 90022 

 Susana Arias 
919 Amalia Avenue 
Los Angeles, CA 90022 

 Ismael Barraza 
925 S. Atlantic Blvd. 
Los Angeles, CA 90022 
 

 Crystal Ann King 
929 S. Amalia Avenue 
Los Angeles, CA 90022 

 Luis Calleros 
755 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Marlene Gonzalez 
751 S. Vancouver Avenue 
Los Angeles, CA 90022 
 

 Felicitas Garcia 
729 Amalia Avenue 
Los Angeles, CA 90022 

 Constantino Perez 
706 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Antonio Lopez 
701 S. Vancouver Avenue 
Los Angeles, CA 90022 
 

 Gorge Cristi 
731 S. Vancouver 
Avenue 
Los Angeles, CA 90022 

 Ricardo Martinez 
739 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Ana Alvarez 
747 S. Vancouver Avenue 
Los Angeles, CA 90022 

 
 Alejandro Perez 

1110 S. Woods Avenue 
Los Angeles, CA 90022 

 Chris Riveda 
962 S. Woods Avenue 
Los Angeles, CA 90022 

 Maria Medina 
719 S. Woods Avenue 
Los Angeles, CA 90022 

 
 Elena Quinones 

738 S. Woods Avenue 
Los Angeles, CA 90022 

 Luis Ventura 
724 S. Woods Avenue 
Los Angeles, CA 90022 

 

 Katia Rena 
734 S. Woods Avenue 
Los Angeles, CA 90022 

 
 Graciela la Ochoa 

750 S. Woods Avenue 
Los Angeles, CA 90022 

 Raul Reyes 
712 s. Vancouver Avenue 
Los Angeles, CA 90022 

 Pedro Colin 
725 S. Woods Avenue 
Los Angeles, CA 90022 
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 Emilio Contreras 

714 S. Woods Avenue 
Los Angeles, CA 90022 

 Maria Salas 
704 Woods Avenue 
Los Angeles, CA 90022 

 Juan Enslo Estrada 
756 S. Woods Avenue 
Los Angeles, CA 90022 
 

 Gilbert Herrera 
727 S. Woods Avenue 
Los Angeles, CA 90022 

 Robert Diaz 
1104 Whittier Boulevard 
Los Angeles, CA 90022 

 Carlos Alvarez 
739 S. Woods Avenue 
Los Angeles, CA 90022 
 

 George Cruz 
700 S. Woods Avenue 
Los Angeles, CA 90022 

 Joshua Reyes 
700 S. Woods Avenue 
Los Angeles, CA  

 

 Samuel Gaytan 
760 S. Woods Avenue 
Los Angeles, CA 90022 

 Christina Reyes 
700 S. Woods Avenue 
Los Angeles, CA 90022 
 

 Guadalupe Flores 
743 S. Woods Avenue 
Los Angeles, CA 90022 

 Emerita Rios 
1110 ½ S. Woods Avenue 
Los Angeles, CA 90022 

 Eric Costellanos 
754 S. Vancouver 
Avenue 
Los Angeles, CA 90022 

 Isabela Oropeza 
736 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Victor M. Quintero R.  
724 Vancouver Avenue 
Los Angeles, CA 90022 
 

 Monica Huerta 
718 S. Vancouver 
Avenue 
Los Angeles, CA 90022 
 

 Amber Martinez 
744 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Marlene Ramirez 
744(B) S. Vancouver Ave. 
Los Angeles, CA 90022 

 Evangelista Imelda 
752 Vancouver Avenue 
Los Angeles, CA 90022 

 

 Maria Martinez 
752 S. Vancouver Street 
Los Angeles, CA 90022 

 Felipe L. 
756 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Francisco Lazalde 
727 S. Amalia Avenue 
Los Angeles, CA 90022 

 Jose M. Baez 
731 Amalia Avenue 
Los Angeles, CA 90022 

 Jose M. Lozano 
714 s Clela Avenue 
Los Angeles, CA 90022 
 

 Dora Luna 
724 Clela Avenue 
Los Angeles, CA 90022 

 Joel Terres 
728 Clela Avenue 
Los Angeles, CA 90022 

 Maria Garcia 
732 Clela Avenue 
Los Angeles, CA 90022 
 

 Aurora Morales 
738 s. Clela Avenue 
Los Angeles, CA 90022 

 

 Guadalupe Rodriguez 
762 S. Clela Avenue #5 
Los Angeles, CA 90022 

 Andres Perez C. 
754 Clela Avenue #3 
Los Angeles, CA 90022 

 Antonio Rodriguez 
762 S. Clela Avenue 
Los Angeles, CA 90022 

 Fernando Gonzalez 
706 S. Clela Avenue 
Los Angeles, CA 90022 

 Maria Elena Monzon 
925 S. Hillview Avenue 
Los Angeles, CA 90022 
 

 Gabriel Moreno 
931 S Hillview Avenue 
Los Angeles, CA 90022 

 Jose Mauarro  
947 S. Hillview Avenue 
Los Angeles, CA 90022 

 Angelica Madrigal 
959 S. Hillview Avenue 
Los Angeles, CA 90022 
 

 Art Martinez 
745 S. Hillview Avenue 
Los Angeles, CA 90022 

 Adriana Gomez 
741 S. Hillview Avenue 
Los Angeles, CA 90022 

 Leonardo Gomez 
743 S. Hillview Avenue 
Los Angeles, CA 90022 
 

 David Velasquez 
742 S. Clela Avenue 

 Guillermo Hernandez 
717 S. Hillview Avenue 

 Danny Moreno 
721 S. Hillview Avenue 
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Los Angeles, CA 90022 
 

Los Angeles, Ca 90022 Los Angeles, CA 90022 

 Rebecca Quijada 
711 S. Hillview Avenue 
Los Angeles, CA 90022 

 Maria Lopez 
701 S. Hillview Avenue 
Los Angeles, Ca 90022 

 Eladio Giron 
705 S. Hillview Avenue 
Los Angeles, CA 90022 

 
 Carlos Ortiz 

944 S. Woods Ave. #9 ½ 
Los Angeles, CA 90022 

 Hoemy Besinol 
935 S. Amalia Avenue 
Los Angeles, CA 90022 

 Lucia Medina 
945 Amalia Avenue 
Los Angeles, CA 90022 
 

 Gabriel Perez 
942 S. Woods Avenue 
#5 
Los Angeles, CA 90022 

 Eva A. Medrano 
942 S. Woods Avenue #6 
Los Angeles, CA 90022 

 Marco A. Benitez 
944 S. Woods Avenue 
Los Angeles, CA 90022 

 
 Dave Richards 

914 S. Amalia Avenue 
Los Angeles, CA 90022 

 Cristina Romero 
924 S. Amalia Avenue 
Los Angeles, CA 90022 

 Bernardo Franco 
946 Amalia Avenue 
Los Angeles, CA 90022 

 
 Alma Corones 

705 ½ Amalia Avenue 
Los Angeles, CA 90022 

 Fabian Gasca 
1120 S. Vancouver Ave. 
Los Angeles, CA 90022 

 Edith Sanchez 
1126 S. Vancouver Ave. 
Los Angeles, CA 90022 

 
 Guadalupe Oliver 

1134 S. Vancouver Ave. 
#102 
Los Angeles, CA 90022 

 Jose Angel Glez 
1134 S. Vancouver Ave. 
#102A 
Los Angeles, CA 90022 

 Maria Isabel Badajoz 
1134 Vancouver Ave. 
#101A 
Los Angeles, CA 90022 
 

 Alberto Cardoso 
434 S. Vancouver 
Avenue 
Los Angeles, CA 90022 

 John M. Martinez Jr. 
1112 S. Vancouver 
Avenue 
Los Angeles, CA 90022 

 Steven Sanchez 
1026 S. Woods Avenue 
Los Angeles, CA 90022 

 Dolores Garcia 
1024 Woods Avenue 
Los Angeles, CA 90022 

 Adriana Campos 
1016 S. Woods Avenue 
Los Angeles, CA 90022 

 Jose Guerara 
934 S. Vancouver Avenue 
Los Angeles, CA 90022 
 

 Juan Manuel Martinez Jr. 
5008 Masndlia Ave. #39 
Riverside, CA 92504 

 Maria Ines Lopez 
1004 S. Vancouver Ave. 
Los Angeles, CA 90022 

 Irma Palomera 
1026 S. Vancouver Ave. 
Los Angeles, CA 90022 

 Michelle Mejia 
956 S. Vancouver 
Avenue 
Los Angeles, CA 90022 

 

 Rosa Contreras 
942 S. Vancouver Avenue 
Los Angeles, CA 90022 

 Gladia Gaxiola 
1028 S. Woods Avenue 
Los Angeles, CA 90022 

 Melanie Ruiz 
1032 S. Woods Avenue 
Los Angeles, CA 90022 

 Jose Vasquez 
933 S. Hillview Avenue 
Los Angeles, CA 90022 

 Maria Faccuseh 
730 S. Amalia Avenue 
Los Angeles, CA 90022 

 
 Salvador Cruz 

722 Amalia Avenue 
Los Angeles, CA 90022 

 Natalia Gonzales 
940 S. Woods Avenue #2 
Los Angeles, CA 90022 

 Jose Luis Macias Sr. 
946 S. Woods Avenue 
Los Angeles, CA 90022 
 

 Jose Luis Macias Jr. 
9537 Glencammon Drive 
Pico Rivera, CA 90660 

 Maria Jimenez 
970 S. Woods Avenue 
Los Angeles, CA 90022 

 Marycruz Acosta 
953 ¾ S. Woods Avenue 
Los Angeles, CA 90022 
 

 Tony Quinonez  Gladys Santos  Judith Diaz 
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945 S. Woods, Avenue 
Los Angeles, CA 90022 

935 ½ Woods Avenue 
Los Angeles, CA 9002 

935 S. Woods Avenue 
Los Angeles, CA 90022 

 
 Manuel Luevano 

925 ½ S. Woods Avenue 
Los Angeles, CA 90022 

 

 Ernie Luevano  
925 S. Woods Avenue 
Los Angeles, CA 90022 

 Mayra Ramos 
925 S. Woods Avenue 
Los Angeles, CA 90022 

 Brenda Martinica  
923 S. Woods Avenue 
Los Angeles, CA 90022 

 Francisco Perez 
919 S. Woods Avenue 
Los Angeles, CA 90022 

 Francisco Roche 
1011 S. Woods Avenue 
Los Angeles, CA 90022 
 

 Fabiola Montoya 
1038 S. Woods Avenue 
Los Angeles, CA 90022 

 Laura A. Sanchez 
1026 S. Woods Avenue 
Los Angeles, CA 90022 

 Nestor 
217 A. 
Los Angeles, CA  

 
 

ORAL TESTIMONY (May 13, 2009 Public Hearing) 

 
15. Dave Mercer, Adjacent Property Owner. 

 
16. Mark Martinez, Resident of East Los Angeles. 

 
17. Ricardo Lopez, Resident of East Los Angeles (lives in close proximity to the project site 

on Woods Avenue) 
 

18. Fred Leeds, Property Owner of adjacent property. 
 

19. Minh (last name indecipherable)  
 

20. Flora Chou, Representative for the Los Angeles Conservancy.   
 

21. Roberto (indecipherable), Save East LA Golden Gate Theater Committee. 
 

22. John Santillan, Vice President, East LA Chamber of Commerce. 
 

23. Jesus Hermosillo, Community Association of United Tenants.   
 

24. Lucy Delgado, Mothers of East Los Angeles.   
 

25. Eddie Torres, Resident of East Los Angeles, Former President of the East LA Chamber 
of Commerce. 

 
26. Mr. (first name unknown) Cumacho, Executive Director, Whittier Merchant Association. 

 

27. Louis Hererra, President of Greater East Los Angeles Chamber of Commerce.  

 

28. Mike Buhler, Director of Advocacy, Los Angeles Conservancy, 523 West Sixth Street, 

Suite 826, Los Angeles, CA 90014. 

 
ORAL TESTIMONY (October 28, 2009 Public Hearing) 

 

29. Mike Buhler, Director of Advocacy, Los Angeles Conservancy,    
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30.  Terry Griffin, Representative, Mothers of East Los Angeles,  

 

31. Dave Mercer, Adjacent Property Owner 

 

32. Hilson Wright, Representative, Los Angeles League of Historic Theaters Association. 

 

33. Ray Abboud, Representative, Whittier Boulevard Merchants Association,  

 

34. Keith Coffman, CVS Pharmacy Representative, Landmark Retail Group,  

 
ORAL TESTIMONY (November 4, 2009 Public Hearing) 

 
35. Lucy Delgado, Member, Mothers of East Los Angeles. 
 
36. Ricardo Lopez, Resident of East Los Angeles (lives in close proximity to the project site 

on Woods Avenue).   
 

37. Two Additional Comments 
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V. RESPONSES TO WRITTEN COMMENTS 
 

 

Section V of the Final EIR consists of the written comments and recommendations received on 

the Draft EIR and the responses of the Lead Agency as required by Section 15132(b) and (d), 

respectively, of the CEQA Guidelines. All letters have received a numeric designation.  Apart from 

courtesy statements, introductions, and closings, the text of each letter has been divided into 

topical comments.  Brackets in the margin delineate the comments with each bracket assigned a 

comment number (e.g., 1A, 1B, etc.).  The bracketed comments are provided prior to each 

response with the full text of comments received found in Appendix I. Although the comments 

expressed in the letters address the previously proposed project design described in the Draft 

EIR, the responses provided herein have been prepared with respect to the modified project 

design.  
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Commenter No. 1: Pablo Fernandez, Resident, 761 S. Woods Avenue, Los Angeles, CA 

90022; Letter Dated: March 23, 2009 

 
Comment No. 1A: “I am a resident of East L.A. I live on 761 S. Woods Av.  My comments are 

about a proposed “off sale” liquor permit at a drug store/pharmacy located at the old Golden Gate 

Theater. 

 

PLEASE DO NOT GRANT THIS PERMIT! 

 

There are already several stores on Whittier that sell liquor, beer, and wine.  We have many 

alcoholics and street people that drink, in the alleys.  It is ruining the neighborhood! 

 

The ninos (children) go up and down the boulevard and see it and are in danger. 

 

LET’S IMPROVE OUR NEIGHBORHOOD without selling more beer, wine, and alcohol.   

  

Please consider this.  I cannot go to the hearing.  I grew up here – It is pretty worse – No mas! 

(Liquor).” 

 

Response 1A:  The proposed retail pharmacy will sell medical supplies, prescription drugs, 

household goods, office supplies, greeting cards, and dry goods, as well as alcoholic beverages.  

The opening of a nationally recognized and reputable establishment presents the opportunity for 

residents of the East Los Angeles Community to be provided with an additional location to obtain 

a variety of goods and services that are price competitive.  The sale of off-site alcoholic 

beverages at a retail pharmacy provides a public convenience that is typically associated with the 

standard goods and services offered with a national retail pharmacy.   

 

Nonetheless, a conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy is currently being reviewed by the Los Angeles 

County Regional Planning Commission as part of the public hearing process.  The burden of 

proof for the conditional use permit requires findings that the surrounding area and individuals in 

the surrounding area will not be adversely affected and that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area.  The State Department 

of Alcoholic Beverages has indicated that within Census Tract No. 5317.02 there are currently 

three off-site alcoholic beverage permits that have been allocated.  As a result, the burden of 

proof for the conditional use permit requires the Los Angeles County Regional Planning 

Commission to find that there is a public convenience or necessity for the proposed retail 

pharmacy selling alcoholic beverages for off-site consumption.   

 

The burden of proof for the conditional use permit requires findings that the surrounding area and 

individuals in the surrounding area will not be adversely affected, that the project will not be a 

material detriment to the surrounding area and individuals in the surrounding area, and that there 

is a public convenience or necessity for the proposed retail pharmacy selling alcoholic beverages 

for off-site consumption.  The County will condition the conditional use permit for the off-site sale 
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of alcoholic beverages with conditions of approval to ensure that the surrounding area and 

individuals in the surrounding area will not be adversely affected, that the project will not be a 

material detriment to the surrounding area and individuals in the surrounding area, and to 

promote public health, safety, and general welfare.   

 

The proposed retail pharmacy is buffered in relation to residential neighborhoods in the 

surrounding area and the Media Arts and Entertainment Design Academy High School located 

west of the project site.  The proposed entrance is along Whittier Boulevard, a commercial 

corridor, and does not face the residential neighborhoods or the Media Arts and Entertainment 

Design Academy. Moreover, while there is one church located 100 feet to the west of the project 

site across Atlantic Boulevard and the Media Arts and Entertainment Design Academy High 

School is located west of the project site, there are no other places of worship, schools, parks, 

playgrounds, other similar uses within a 600 foot radius of the site.   

 

The proposed project will reduce blight in the community by redeveloping the now vacant 

property with a use needed in the community, creating a vital commercial development at a 

prominent commercial intersection.  In addition, the proposed project will have a positive 

aesthetic impact on the East Los Angeles Community and otherwise positively contribute to the 

economic welfare of the local Community through job creation, revenue, and increased property 

value.   
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Commenter No. 2: The Neighborhood Council Committee for the East L.A. Unincorporated, 

Vancouver Avenue, Woods Avenue, Amalia Avenue, Hillview Avcenue, Carolina Place; 

Letter Dated: March 23, 2009 

 
Comment No. 2A: “Upon receipt of the notice of public hearing about the above-mentioned 

project, we are total distress.  We did a research at how many “liquor stores” are located within 

the perimeter of this project and find out the following which you may have on your records. 

 Eddie‟s Drive-In Liquor store located at 5024 Whittier Blvd. just 0.23 mile or 1 

minute distance from the subject property. 

 Safety Liquor Stores located at 4635 Whittier Blvd. just 0.63 mile or 3 minutes 

distance from the subject property, and 

 Vic‟s Liquor store located at 1415 S. Atlantic Blvd. just 0.62 mil or 2 minutes 

distance from the subject property.” 

 

Response 2A:  Refer to Response to Comment 1A for discussion of the conditional use permit 

application for the off-site sale of alcoholic beverages in conjunction with the proposed retail 

pharmacy that is currently being reviewed by the Los Angeles County Regional Planning 

Commission as part of the public hearing process.  The burden of proof for the conditional use 

permit requires findings that the surrounding area and individuals in the surrounding area will not 

be adversely affected, that the project will not be a material detriment to the surrounding area and 

individuals in the surrounding area, and that there is a public convenience or necessity for the 

proposed retail pharmacy selling alcoholic beverages for off-site consumption.  The County will 

condition the conditional use permit for the off-site sale of alcoholic beverages with conditions of 

approval to ensure that the surrounding area and individuals in the surrounding area will not be 

adversely affected, that the project will not be a material detriment to the surrounding area and 

individuals in the surrounding area, and to promote public health, safety, and general welfare.   

 

Comment No. 2B: “What is wrong with the Planning Commission to even consider a „permit to 

authorize the sale of full line of alcoholic beverages for off-site consumption?‟  A decent drugstore 

in the area is much needed but another liquor store is absolutely ridiculous.  Certainly not one 

single member of the Planning Commission lives around the area to understand that the local 

schools are so close in between these liquor stores but no one cares about it.” 

 

Response 2B:  The project site is located along a commercial corridor situated at the southwest 

corner of Atlantic Boulevard and Whittier Boulevard directly adjacent to a parcel that previously 

housed a temporary facility for a charter high school, but which has since relocated. The adjacent 

property is now occupied by the Media Arts and Entertainment Design Academy High School. 

While there is a church located 100 feet to the west of the site across Atlantic Boulevard and the 

Media Arts and Entertainment Design Academy High School is located west of the project site, 

there are no other places of worship, schools, parks, playgrounds, or any other similar use within 

a 600 foot radius of the site.  Moreover, the shelf space devoted to alcoholic beverages will not 

exceed five percent of the total shelf space in the retail pharmacy; accordingly, sales of alcoholic 

beverages are ancillary to other products sold at the retail pharmacy and are a minor component 

of the overall merchandise. The proposed tenant‟s standard operating procedures include Alcohol 

Sales Training for those individuals who work in retail pharmacies that sell alcoholic beverages.  
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Recommended conditions of approval regarding security, lighting and maintenance for the 

conditional use permit for the off-site sale of alcoholic beverages will ensure that the surrounding 

area and individuals in the surrounding area will not be adversely affected, that the project will not 

be a material detriment to the surrounding area and individuals in the surrounding area, and to 

promote public health, safety, and general welfare.   

 

Comment No. 2C: “The crime in the area is high but no one considers those factors but rather 

the issue of getting a new business to produce taxes for the area regardless of the significant 

impact on the area.  Come and visit the area at night, check the people who walk around, and 

check with the local Sheriff station as well.  We oppose to another license for another liquor store 

whether it is part of a new drug store in the area, why not a bakery or ice cream parlor or a coffee 

stand?  Why to bring a vehicle for people who live off drinking, homeless in the alleys drinking at 

night and lots of young people as well that gather at night in the nearby streets to the subject 

property.  We are tired of people making a profit of the area regardless to consider giving back to 

the community, we need more decent retail business for the area and stop giving permits for 

liquor stores……Thank you!” 

 

Response 2C:  The County will condition the conditional use permit for the off-site sale of 

alcoholic beverages with conditions of approval to ensure that the surrounding area and 

individuals in the surrounding area will not be adversely affected and that the project will not be a 

material detriment to the surrounding area and individuals in the surrounding area, and to 

promote public health, safety, and general welfare.  Conditions of approval would require all 

regulations of the State of California prohibiting the sale of alcoholic beverages to minors be 

strictly enforced; the permittee shall abide by all requirements, licensing or otherwise, established 

for the sale of alcoholic beverages by the State Department of Alcoholic Beverage Control; and 

the permittee shall not advertise the sale of alcoholic beverages on the exterior walls or windows 

of the building.  In addition, the conditions of approval will prohibit consumption of alcoholic 

beverages on the subject property; prohibit beer to be sold in containers under one quart or in 

less than six-pack quantities; and prohibit loitering on the premises under the control of the 

permittee. The conditions of approval will also require that all employees authorized to sell 

alcoholic beverages participate in the License Education on Alcohol and Drugs Program offered 

by the California Department of Alcoholic Beverage Control.  Finally, the conditions of approval 

will address security by mandating that exterior security cameras be installed to provide coverage 

of all entrances and exits and requiring the permittee to hire a security guard for the premises 

during all hours of operations.   

 

Moreover, the shelf space devoted to alcoholic beverages will not exceed five percent of the total 

shelf space in the retail pharmacy; accordingly, sales of alcoholic beverages are ancillary to other 

products sold at the retail pharmacy and are a minor component of the overall merchandise.  The 

proposed tenant‟s standard operating procedures include Alcohol Sales Training for those 

individuals who work in retail pharmacies that sell alcoholic beverages.   

 

Comment 2D: Attached Print Out of liquor stores in immediate area.  

 

Response to Comment 2D:  References an attached printout listing of liquor store locations. The 

printout of liquor store locations does not state a specific concern or question regarding the 
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adequacy of the Draft EIR, therefore a response is not required. The comment is acknowledged 

for the record and will be forwarded to the decision-making body for their review and 

consideration.  
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Commenter No. 3: Stephen (last name indecipherable), Property Owner, 5147 Whittier 

Boulevard, Los Angeles, CA 90022, no date (received: April 2, 2009) 

 

Comment No. 3A: “Dear Ms Tran, I am a property owner in East Los Angeles. Please No More 

“off-sale” liquor permits.  Concerning Permit #2008001364, Project we don‟t need more drunks! 

Thank Yo very much, Stephen” 

 

 Response 3A:  A conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy is currently being reviewed by the Los Angeles 

County Regional Planning Commission as part of the public hearing process.  The burden of 

proof for the conditional use permit requires findings that the surrounding area and individuals in 

the surrounding area will not be adversely affected and that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area.  The State Department 

of Alcoholic Beverages has indicated that within Census Tract No. 5317.02 there are currently 

three off-site alcoholic beverage permits that have been allocated.  As a result, the burden of 

proof for the conditional use permit requires the Los Angeles County Regional Planning 

Commission to find that there is a public convenience or necessity for the proposed retail 

pharmacy selling alcoholic beverages for off-site consumption.   

 

The proposed retail pharmacy will sell medical supplies, prescription drugs, household goods, 

office supplies, greeting cards, and dry goods, as well as alcoholic beverages.  The opening of a 

nationally recognized and reputable establishment presents the opportunity for residents of the 

East Los Angeles Community to be provided with an additional location to obtain a variety of 

goods and services that are price competitive.  The sale of off-site alcoholic beverages at a retail 

pharmacy provides a public convenience that is typically associated with the standard goods and 

services offered with a national retail pharmacy.  The proposed project will reduce blight in the 

community by redeveloping the now vacant property with a use needed in the community, 

creating a vital commercial development at a prominent commercial intersection.  In addition, the 

proposed project will have a positive aesthetic impact on the East Los Angeles Community and 

otherwise positively contribute to the economic welfare of the local Community through job 

creation, revenue, and increased property value.   

 

The County will condition the conditional use permit for the off-site sale of alcoholic beverages 

with conditions of approval to ensure that the surrounding area and individuals in the surrounding 

area will not be adversely affected and that the project will not be a material detriment to the 

surrounding area and individuals in the surrounding area, and to promote public health, safety, 

and general welfare.  Conditions of approval would require all regulations of the State of 

California prohibiting the sale of alcoholic beverages to minors be strictly enforced; the permittee 

shall abide by all requirements, licensing or otherwise, established for the sale of alcoholic 

beverages by the State Department of Alcoholic Beverage Control; and the permittee shall not 

advertise the sale of alcoholic beverages on the exterior walls or windows of the building.  In 

addition, the conditions of approval will prohibit consumption of alcoholic beverages on the 

subject property; prohibit beer to be sold in containers under one quart or in less than six-pack 

quantities; and prohibit loitering on the premises under the control of the permittee.  The 

conditions of approval will also require that all employees authorized to sell alcoholic beverages 

participate in the License Education on Alcohol and Drugs Program offered by the California 
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Department of Alcoholic Beverage Control.  Finally, the conditions of approval will address 

security by mandating that exterior security cameras be installed to provide coverage of all 

entrances and exits and requiring the permittee to hire a security guard for the premises during all 

hours of operations.   

 

Moreover, the shelf space devoted to alcoholic beverages will not exceed five percent of the total 

shelf space in the retail pharmacy; accordingly, sales of alcoholic beverages are ancillary to other 

products sold at the retail pharmacy and are a minor component of the overall merchandise.  The 

proposed tenant‟s standard operating procedures include Alcohol Sales Training for those 

individuals who work in retail pharmacies that sell alcoholic beverages.   
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Commenter No. 4: David Mercer, Property Owner; Letter Dated: April 30, 2009 

 

Comment No. 4A: “The Burden of Proof forms provided by the County clearly state „do not 

repeat the statement or provide yes/no responses.‟ The applicant makes no effort to address the 

specific findings necessary to approve the Conditional Use Permit.” 

 

Response 4A:  Refer to Response to Comment 1A, for discussion of the conditional use permit 

application for the off-site sale of alcoholic beverages in conjunction with the proposed retail 

pharmacy that is currently being reviewed by the Los Angeles County Regional Planning 

Commission as part of the public hearing process.  The Applicant‟s Conditional Use Permit 

Burden of Proof and Alcoholic Beverage Sales Burden of Proof forms, as modified with additional 

pages, are on file at the Los Angeles County Department of Regional Planning.   

 

Comment No. 4B: “It is clearly necessary to address the potential impact upon the immediately 

adjacent junior high school and no effort is made to do so in the application.  In fact, it would 

appear in reading the application, reviewing the burden of proof statements, and a general 

overview of the case that there is virtually no consideration of the impact on the school.” 

 

Response 4B:  Refer to Response to Comment 2B for discussion of the project site‟s location 

directly adjacent to a parcel that previously housed a temporary facility for a charter high school, 

but has since relocated and is now occupied by the Media Arts and Entertainment Design 

Academy High School.  Also refer to Response to Comment 2C for discussion of the proposed 

tenant‟s standard operating procedures and the conditions of approval for the conditional use 

permit for the off-site sale of alcoholic beverages which will ensure that the surrounding area and 

individuals in the surrounding area will not be adversely affected, that the project will not be a 

material detriment to the surrounding area and individuals in the surrounding area, and to 

promote public health, safety, and general welfare.   

 

Comment No. 4C: “The applicant also fails to address the reduced number of parking spaces 

and any impact that it may have on adjacent streets and property and incorrectly states that it 

meets the parking requirements in Title 22 of the County Code.” 

 

Response 4C: During the initial review of the project proposal, a parking ratio of 1 space per 250 

square feet was applied to the proposed retail pharmacy use; under that ratio, the project would 

require a parking deviation. However, upon further analysis by the Los Angeles County Regional 

Planning Department, it was determined that Los Angeles County Code Section 22.44.118.E.c.i.2 

provides that parking for retail use shall be calculated at a ratio of 1 space per 400 square feet of 

gross floor area.  The proposed retail pharmacy would include approximately 12,314 square feet 

of gross floor area, which requires 31 parking spaces (including 2 handicap spaces) for the retail 

pharmacy use. Los Angeles County Code Section 22.52.1110 governs parking at restaurants.  

Pursuant to Los Angeles County Code Section 22.52.1110.A.1.b, parking spaces for restaurants 

or other similar uses shall be calculated at a ratio of 1 space for every 3 persons based on 

occupant load, with a minimum of 10 parking spaces.  Pursuant to Los Angeles County Code 

Section 22.52.1110.A.2, parking spaces for eating establishments selling food for off-site 

consumption shall be calculated at a ratio of 1 space for every 250 square feet of floor area.    
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If the Jim‟s Burger building is re-opened as a restaurant, parking would be calculated at a ratio of 

1 space for every 3 persons based on occupant load, with a minimum of 10 parking spaces.  The 

project provides for 10 parking spaces for a restaurant; accordingly, the maximum occupancy 

would be 30 persons.  If the Jim‟s Burger building is re-opened as an eating establishment selling 

food for off-site consumption, parking would be calculated at a ratio of 1 space for every 250 

square feet of floor area.  The Jim‟s Burger building has 1,626 square feet; accordingly, the 

required parking spaces would be seven (7).  As noted above, the project provides for 10 parking 

spaces for the re-opened Jim‟s Burger building.   

 

In accordance with the Los Angeles County Code parking requirements, the proposed project 

requires 41 on-site parking spaces.  The project proposes a total of 44 spaces: 34 spaces would 

be provided for the retail pharmacy use (including 2 handicap spaces) and 10 parking spaces 

(including 1 handicap space) would be provided for the Jim‟s Burger building to be used as a 

restaurant facility in the future.  

 

Comment No. 4D: “The requested use at the proposed location makes absolutely no mention of 

the fact that there is a junior high school located immediately adjacent to the subject property.” 

 

Response 4D:  Refer to Responses to Comment 2B for discussion of the project site‟s location 

directly adjacent to a parcel that previously housed a temporary facility for a charter high school, 

which was identified as Thurgood Marshall Charter High School in Section 2.0 page 11 of the 

Draft EIR, but has since relocated and is now occupied by the Media Arts and Entertainment 

Design Academy High School. 

 

Comment No. 4E: “The proposed use is not, contrary to the applicant‟s statement, surrounded 

by other retail uses completely ignoring the fact that a school is immediately next door to the 

subject property.” 

 

Response 4E:  Refer to Response to Comment 2B for discussion of the location of the project 

site along a commercial corridor situated at the southwest corner of Atlantic Boulevard and 

Whittier Boulevard that is buffered from the Media Arts and Entertainment Design Academy High 

School, which is located immediately west of the project site.   

 

Comment No. 4F: “The two other properties selling alcoholic beverages are within 500 feet of the 

subject property and the applicant provides no justification that the public convenience or 

necessity is served by providing additional alcohol sales in the area.  Furthermore, there are a 

number of additional businesses that sell alcoholic beverages located at 5024 Whittier Blvd., 

4635 Whittier Blvd, 1425 S. Atlantic Blvd. and 1010 S. Atlantic Blvd. just to show alcoholic sales 

uses within the 500 foot radius fails to even show the nearest full service liquor store.” 

 

Response 4F:  Refer to Response to Comment 1A and 3A for discussion of the conditional use 

permit application for the off-site sale of alcoholic beverages in conjunction with the proposed 

retail pharmacy that is currently being reviewed by the Los Angeles County Regional Planning 

Commission as part of the public hearing process.  The burden of proof for the conditional use 

permit requires findings that the surrounding area and individuals in the surrounding area will not 

be adversely affected, that the project will not be a material detriment to the surrounding area and 
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individuals in the surrounding area, and that there is a public convenience or necessity for the 

proposed retail pharmacy selling alcoholic beverages for off-site consumption.   

 

Comment No. 4G: “The economic welfare of the surrounding community will not be enhanced 

with additional alcohol sales in an area that is clearly over-concentrated with such uses as 

increased incidences of crime, public drunkenness, loitering and other problems currently exist in 

the immediate vicinity and would only be exacerbated by approving additional uses.” 

 

Response 4G:  Refer to Response to Comment 2C for discussion of the proposed tenant‟s 

standard operating procedures and the conditions of approval for the conditional use permit for 

the off-site sale of alcoholic beverages which will ensure that the surrounding area and individuals 

in the surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote public 

health, safety, and general welfare.   

 

Comment No. 4H: “The Draft Environmental Impact Report has been reviewed and specific 

comments are attached.  In summary the document is deficient in some ways, however, it clearly 

points out the fact that the proposed physical, structural, and cosmetic modifications are totally in 

conflict with the guidelines provided for modification of a historic structure. The Secretary of the 

Interior provides standards and guidelines that must be followed. The Los Angeles Conservancy 

has reviewed the proposed modifications to the interior of the structure and concurs that the 

necessary guidelines are not being met.” 

 

Response 4H:  Each of the concerns stated in this comment are addressed in the following 

responses to comments.   

 

Comment No. 4I: “The Draft EIR fails to include in the Project Description any reference to the 

Conditional Use Permit which is the primary entitlement required by the applicant.  The 

Conditional Use Permit is specifically required to permit the sale of alcoholic beverages in 

conjunction with the requested use of property.  As the primary component of the project requiring 

discretionary approval by the Regional Planning Commission this must necessarily be part of the 

Project Description.  Without including the significant component of the project the DEIR must be 

considered as deficient and is subject to legal challenge.” 

 

Response 4I:  Section 15124 of the CEQA Guidelines provides that the project description shall 

contain a description of the precise location and boundaries of the proposed project; a statement 

of objectives and the underlying purpose of the project; a general description of the project‟s 

technical, economic, and environmental characteristics; and a statement briefly describing the 

intended uses of the EIR which shall include a list of permits and other approvals required to 

implement the project; but should not supply extensive detail beyond that needed for evaluation 

and review of the environmental impact.  Section 2 of the Draft EIR contains the project‟s project 

description as required by Section 15124 of the CEQA Guidelines.  Section 2.2, Project 

Characteristics, discusses that the proposed retail pharmacy will sell medical supplies, 

prescription drugs, household goods, office supplies, greeting cards, dry goods, and alcoholic 

beverages.  Section 2.5, Intended Use of the EIR and Approvals Required, identifies that the EIR 

is intended to cover a “Conditional Use Permit to allow sale of alcohol.”   
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Comment No. 4J: “The DEIR, by not including the Conditional Use Permit as part of the Project 

Description, fails to adequately address project impacts upon education because a school is 

located immediately adjacent to the subject property.  Alcohol sales within close proximity to 

schools have been shown to have many detrimental impacts including increased incidences in 

crime, public intoxication, loitering, and generally adverse impacts within neighborhoods.  This 

sentiment is echoed in the letter dated March 3, 2009 by the Neighborhood Council Committee 

for the East LA Unincorporated Area.  These potential impacts must be addressed in the DEIR.” 

 

Response 4J:  Refer to Responses to Comment 2B for discussion of the project site‟s location 

directly adjacent to a parcel that previously housed a temporary facility for a charter high school, 

which was identified as Thurgood Marshall Charter High School in Section 2.0 page 11 of the 

Draft EIR, but has since relocated and is now occupied by the Media Arts and Entertainment 

Design Academy High School. Also refer to Response to Comment 2C for discussion of the 

proposed tenant‟s standard operating procedures and the conditions of approval for the 

conditional use permit for the off-site sale of alcoholic beverages which will ensure that the 

surrounding area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the surrounding 

area, and to promote public health, safety, and general welfare.   

 

To the extent this comment asserts that the conditional use permit for the off-site sale of alcoholic 

beverages may have a detrimental impact to education, such assertion is speculation and 

unsubstantiated.  As required under CEQA, the County considered the direct physical changes in 

the environment that may be caused by the project and reasonably foreseeable indirect physical 

changes in the environment that may be caused by the project.   A change which is speculative is 

not reasonably foreseeable.   

 

Refer to Response to Comment 1A and 3A for discussion of the conditional use permit 

application for the off-site sale of alcoholic beverages in conjunction with the proposed retail 

pharmacy that is currently being reviewed by the Los Angeles County Regional Planning 

Commission as part of the public hearing process.  The burden of proof for the conditional use 

permit requires findings that the surrounding area and individuals in the surrounding area will not 

be adversely affected, that the project will not be a material detriment to the surrounding area and 

individuals in the surrounding area, and that there is a public convenience or necessity for the 

proposed retail pharmacy selling alcoholic beverages for off-site consumption.  In addition, the 

proposed tenant‟s standard operating procedures and the conditions of approval for the 

conditional use permit for the off-site sale of alcoholic beverages which will ensure that the 

surrounding area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the surrounding 

area, and to promote public health, safety, and general welfare.   

 

Comment No. 4K: “The DEIR also fails to address the impact of alcohol sales within an area 

which has an overconcentration of businesses that sell alcohol beverages.  The analysis of this 

impact is critical as the increased incidences of crime, public intoxication and other related 

problems can lead to physical deterioration within neighborhoods.” 
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Response 4K:  This comment asserts that the conditional use permit for the off-site sale of 

alcoholic beverages may increase incidents of crime, public intoxication, and other related 

problems that could lead to physically deterioration within neighborhoods.  Such assertion is 

speculation and unsubstantiated.  As required under CEQA, the County considered the direct 

physical changes in the environment that may be caused by the project and reasonably 

foreseeable indirect physical changes in the environment that may be caused by the project.   A 

change which is speculative is not reasonably foreseeable.   

 

Refer to Response to Comment 1A and 2C for discussion of the proposed tenant‟s standard 

operating procedures and the conditions of approval for the conditional use permit for the off-site 

sale of alcoholic beverages which will ensure that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material detriment to 

the surrounding area and individuals in the surrounding area, and to promote public health, 

safety, and general welfare.  Also refer to Response to Comment 1A for discussion on how the 

proposed project‟s positive contributions to the local East Los Angeles Community including that 

proposed project will reduce blight in the community by redeveloping the now vacant property 

with a use needed in the community, creating a vital commercial development at a prominent 

commercial intersection.   

 

Comment No. 4L: “In their letter of May 2006 the Los Angeles Conservancy states “The Golden 

Gate Theater is probably the most significant historic movie palace in the entire east side of Los 

Angeles.”  This statement applies to the exterior and more importantly to the interior architectural 

features and character of the building.  As such, the structure qualifies and is appropriately 

designated as a building worthy of its listing on the National Register of Historic Places.” 

 

“In considering reuse of such structures, the Secretary of the Interior provides specific guidelines 

for modifications and alterations to the building.  Unfortunately, the proposed modifications do 

not, in any way, conform to such standards.  The applicant states that many of the architectural 

features will be screened by new walls and a dropped ceiling, essentially, burying the very 

features of importance from public view.  Furthermore, the removal of tile water fountains, the 

shell concession stand, staircase, art deco light fixtures, balcony, balcony railing, and ornamental 

plaster will be relegated to storage.  On page 3-2-26 of the DEIR it states that “very little, if any, of 

the interiors original feeling as  a historic movie palace would be visible to the general public as it 

would be concealed behind new walls and suspending ceiling.‟” 

 

Response 4L: The comment is consistent with the information found in Section 3.2, Cultural 

Resources, of the Draft EIR.   

 

Refer to Sections II, Description of Modified Project Design, and Section III (pages III-13 to III-18), 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report (Appendix 

K) and the Historical Resources Impacts Report (Appendix L) ; and Responses to Comment 7D, 

6G and 7E for discussion of the modified project design, the project‟s conformance with the 

Secretary of the Interior‟s Standards, and analysis regarding whether the project constitutes 

material impairment of an historical resource. Also refer to Section VII, Mitigation Monitoring 

Program, of this Final EIR, for discussion regarding the historic resources mitigation measures.   
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Comment No. 4M: “In addition to the failure to comply with Secretary of the Interior standards, 

the proposed use is inconsistent with County of Los Angeles Land Use Policy LU-A22, goal #4, 

Urban Area Revitalized, by “promoting the preservation and enhancement of landmarks, sites, 

and areas of cultural, historic and architectural significance.” 

 

Response 4M:  Refer to Sections II, Description of Modified Project Design, and Section III 

(pages III-13 to III-18), Corrections and Additions to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L); and 

Responses to Comment 6G and 7E for discussion of the modified project design, the project‟s  

conformance with the Secretary of the Interior‟s Standards, and  whether the project constitutes 

material impairment of an historical resource.  The proposed project advances the General Plan 

Land Use Goal #4, Policy #32, p. G-7 and County Land Use Policy Historic Sites and Structures, 

p. LU-A22 by promoting the preservation and enhancement of the Golden Gate Theater.   These 

goals and policies are advanced by removing a blighting influence through the rehabilitation of the 

long-standing vacant building into a viable retail establishment.  Moreover, based on certain key 

features of the modified project design consisting of (1) retention of the sequence of spaces and 

balcony, (2) visibility of decorative historic features and fabric, and (3) salvage of the concession 

shell, it appears that the historical resource will retain the qualities that make it significant and 

thus, will be not be materially impaired.  Furthermore, implementation of Mitigation Measure 

3.2.1, which states that the project developer shall retain a qualified professional architectural 

historian to prepare a Secretary’s Standards conformance report and oversee and advise on the 

rehabilitation of the Golden Gate Theater Building, will ensure that, at a minimum, the project 

retains key elements essential to theater function.   Lastly, with the modified project design, 

adaptation to a retail pharmacy use is reversible to the extent that the building can be converted 

back into a working theater meaning the building could be converted back into theater use in the 

future, without loss of the qualities that make the property significant.  This does not imply that all 

original historic fabric will be retained, but that elements essential to theater function, such as the 

balcony and high-volume auditorium space, will remain.    

  

Comment No. 4N: “Based upon the information provided by the applicant, the clear criteria 

provided by the Secretary of the Interior, and information provided by the Los Angeles 

Conservancy it is clear that inadequate mitigation measures are proposed that would provide the 

applicant with a viable project and protect the building from substantial adverse architectural and 

historic damage.” 

 

Response 4N: Refer to Sections II, Description of Modified Project Design, and III, Corrections 

and Additions to the Final EIR; the Historical Conformance Review Report (Appendix K) and the 

Thresholds for Determining Historical Resources Impacts Report (Appendix L); and Responses to 

Comment 6G, 7D and 7E for discussion of the modified project design, the project‟s conformance 

with the Secretary of the Interior‟s Standards, and whether the project constitutes material 

impairment of an historical resource.  Refer Section VII, Mitigation Monitoring Program, of this 

Final EIR, for discussion regarding the historic resources mitigation measures.   

 

Comment No. 4O: “Given the preponderance of evidence provided in the DEIR it is 

inconceivable that rationale can be provided to approve the proposed project which would require 
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that the Regional Planning Commission issue a Statement of Overriding Consideration.  When 

mitigation measures are clearly inadequate to minimize or eliminate adverse impacts that are in 

conflict with Federal Standards, General Plan Goals, and community sentiment it becomes 

difficult to justify approval of such a project.” 

 

Response 4O: In accordance with Section 15093 of the CEQA Guidelines, the Lead Agency 

must balance, as applicable, the economic, legal, social, technological, or other benefits of a 

proposed project against its unavoidable environmental risks when determining whether to 

approve the project. If the specific economic, legal, social, technological, or other benefits of a 

proposed project outweigh the unavoidable adverse environmental effects, the adverse effects 

may be considered “acceptable”. When the Lead Agency approves a project that will result in the 

occurrence of significant effects which are identified in the final EIR but are not avoided or 

substantially lessened, the Lead Agency shall state in writing the specific reasons to support its 

action based on the EIR and/or other information in the record. The statement of overriding 

considerations shall be supported by substantial evidence in the record.  

 

Refer to Sections II, Description of Modified Project Design, and III, Corrections and Additions to 

the Final EIR; the Historical Conformance Review Report and the Historical Resources Impacts 

Report; and Responses to Comment 6G, 7D and 7E for discussion of the modified project design, 

the project‟s conformance with the Secretary of the Interior‟s Standards, and whether the project 

constitutes material impairment of an historical resource. Refer Section VII, Mitigation Monitoring 

Program, of this Final EIR, for discussion regarding the historic resources mitigation measures.   

 

As discussed in the Draft EIR (Section 3.2.9, page 3.2-44 as modified in Section III, page 23), the 

modified project design substantially reduces historical resources impacts from the original 

project design.  As the modified project design has not yet gone through the design development 

process, it is conceptual and meant to be flexible, presenting a range of options to be further 

studied during design development.  Nevertheless, the modified project design contains sufficient 

detail for purposes of a determination of whether the project results in a significant impact under 

CEQA.  It is the professional opinion of Chattel Architecture that the modified project design does 

not result in material impairment and, accordingly, does not result in a significant impact under 

CEQA.  Given that the modified project design does not conform with the Secretary’s Standards, 

the conservative approach is to concede that the modified project design will result in significant 

impacts to historical resources which would  require adoption of a Statement of Overriding 

Considerations. 

 

Comment No. 4P: “The dilemma for the Commission is how to possibly prepare a Statement of 

Overriding Consideration which is required when mitigation measures are clearly not being 

provided by the applicant. Detrimental modifications to the interior of the structure cannot be 

permitted under the guidelines and the applicant makes no effort to rationalize or mitigate the 

impacts.” 

 

Response 4P: Refer to Responses to Comment 4O for discussion regarding adopting and 

approving a Statement of Overriding Consideration.  
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Comment No. 4Q: “An overconcentration of establishments selling alcohol beverages is clearly 

evident in this case and further uses would only compound existing problems in the area and be 

detrimental to the neighborhood and particularly to the immediately adjacent school.  This said, 

the Commission should certify the DEIR and deny the Conditional Use Permit.” 

 

Response 4Q: Refer to Responses to Comment 1A, 2A, 2C, 3A, and 4J for discussion of the 

conditional use permit application for the off-site sale of alcoholic beverages in conjunction with 

the proposed retail pharmacy that is currently being reviewed by the Los Angeles County 

Regional Planning Commission as part of the public hearing process.  The burden of proof for the 

conditional use permit requires findings that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material detriment to 

the surrounding area and individuals in the surrounding area, and that there is a public 

convenience or necessity for the proposed retail pharmacy selling alcoholic beverages for off-site 

consumption.  Refer to Responses to Comment 1A, 2B, and 4J regarding the project‟s adjacency 

to the Media Arts and Entertainment Design Academy High School.   

 

The comment requesting that EIR should be certified is acknowledged for the record and will be 

forwarded to the County of Los Angeles Regional Planning Commission for their review and 

consideration. 
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Commenter No. 5: Hoefner MASH; Ramona Murana, Hoefner MASH Captain; Letter Dated: 

May 5, 2009 

 

Comment No. 5A: “Thank you for your attention.  We the residents of East Los Angeles and 

members of the Hoefner MASH fully support the efforts of the Charles Company to place a 

Walgreens at the Golden Gate Theatre site. 

 

For many years the Golden Gate Theatre has remained empty and whenever we had issues with 

homeless or transients the developer was right there helping us.  They fenced the property with 

rod iron fencing.  We tried to get others to buy it but there has not been interest by anyone to 

rebuild or re-use.  The Charles Company took the initiative to purchase and bring economic 

development to the Boulevard. Before the Charles Company took the bold step in purchasing the 

property many attempts to re-use it were unsuccessful.  The community supports a pharmacy.” 

 

Response 5A:  The comment expresses support for a proposed Walgreens pharmacy. However, 

the modified project design is for a CVS pharmacy. This comment is acknowledged for the record 

and will be forwarded to the County of Los Angeles Regional Planning Commission for their 

review and consideration. 
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Commenter No. 6: Los Angeles Conservancy, 523 West Sixth Street, Suite 826, Los 

Angeles, CA 90014; Mike Buhler, Director of Advocacy; Letter Dated: May 6, 2009 

 

Commenter No. 6A: “On behalf of the Los Angeles Conservancy, thank you for the opportunity 

to comment on the Draft Environmental Impact Report (DEIR) for the Golden Gate Theater 

Reuse project.  The Los Angeles Conservancy is the largest local historic preservation 

organization in the United States, with almost 7,000 members throughout the Los Angeles area.  

Established in 1978, the Conservancy works to preserve and revitalize the significant 

architectural heritage of Los Angeles.  As a longtime advocate for Broadway‟s unparalleled 

collection of historic movie places – through our Broadway Initiative and Last Remaining Seats 

film series – the Conservancy has first-hand knowledge of the unique challenges posed by 

historic theaters in need of repair.  Although we are heartened to see a new use proposed for the 

long-vacant Golden Gate Theater, the Conservancy remains concerned about the significant 

adverse impacts that would result from its proposed conversion into a retail drugstore.” 

 

Response 6A: This comment explains the Los Angeles Conservancy„s membership and 

advocacy and identifies the Los Angeles Conservancy‟s concern with the project.  This comment 

is acknowledged for the record and will be forwarded to the County of Los Angeles Regional 

Planning Commission for their review and consideration.  The concern stated in this comment is 

addressed in the following responses to comments.  

 

Comment No. 6B: “As noted in our earlier comments on the Notice of Preparation in 2006 – and 

reiterated in a meeting with the Charles Company on May 4, 2009 – the proposed project would 

leave the theater interior virtually unrecognizable by removing or covering up original architectural 

features, thereby jeopardizing its listing in the National Register of Historic Places.  Fortunately, 

there are myriad options available to avoid or reduce these impacts, as described in the Carey & 

Company report in the DEIR and seen in other projects that have sensitively converted historic 

theaters for retail use.” 

 

Response 6B: Refer to Sections II, Description of Modified Project Design, and III, Corrections 

and Additions to the Final EIR, and EIR Technical Appendices K, Historical Conformance Review 

Report by Chattel Architecture Planning & Preservation, Inc. (January 27, 2010) (“Historical 

Conformance Review Report”), and L, Thresholds for Determining Significance of Historical 

Resources Impacts by Chattel Architecture Planning & Preservation (January 27, 2010) 

(“Historical Resources Impacts Report”), for discussion of the modified project design, the 

project‟s conformance with the Secretary of the Interior‟s Standards, and whether the project 

constitutes material impairment of an historical resource.  Based on certain key features of the 

modified project design consisting of (1) retention of the sequence of spaces and balcony, (2) 

visibility of decorative historic features and fabric, and (3) salvage of the concession shell, it 

appears that the historical resource will retain the qualities that make it significant and thus, will 

be not be materially impaired. Implementation of Mitigation Measure 3.2.1, which states that the 

project developer shall retain a qualified professional architectural historian to prepare a 

Secretary’s Standards conformance report and oversee and advise on the rehabilitation of the 

Golden Gate Theater Building, will ensure that, at a minimum, the project retains key elements 

essential to theater function.  The modified project design presents a project that is essentially 

reversible, meaning the building could be converted back into theater use in the future, without 
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loss of the qualities that make the property significant.  This does not imply that all original historic 

fabric will be retained, but that elements essential to theater function, such as the balcony and 

high-volume auditorium space, will remain.    

 

Neither the original nor the modified project design conform with the Secretary of Interior‟s 

Standards for the Treatment of Historic Properties.  While the original project design results in 

significant historical resources impacts, the modified project design retains more historic fabric 

and sequence of spaces and does not result in material impairment of historical resources.  

Implementation of Mitigation Measure 3.2.1 which states that the project developer shall retain a 

qualified professional architectural historian to prepare a Secretary’s Standards conformance 

report and oversee and advise on the rehabilitation of the Golden Gate Theater Building, will 

ensure that, at a minimum, the project retains key elements essential to theater function. Based 

on these key features of the modified project design consisting of (1) retention of the sequence of 

spaces and balcony, (2) visibility of decorative historic features and fabric, and (3) salvage of the 

concession shell, it appears that the historical resource will retain the qualities that make it 

significant and thus, will be not be materially impaired. While conformance with the Secretary‟s 

Standards results in a less than significant impact to historical resources under CEQA, 

nonconformance with the Secretary of Interior‟s Standards for the Treatment of Historic 

Properties does not necessarily equal material impairment of historical resources (a significant 

impact) under CEQA. The  modified project design does not conform with the Secretary‟s 

Standards.  However, it is the professional opinion of Chattel Architect that the modified project 

design does not result in material impairment and, accordingly, does not result in a significant 

impact under CEQA.   Given that the modified project design does not conform with the 

Secretary‟s Standards, the conservative approach is to concede significance which would  require 

adoption of a Statement of Overriding Considerations.  

 

The Historical Conformance Review Report analyzes the project‟s – as modified by the modified 

project design – conformance with the Secretary of Interior‟s Standards.  Based on the modified 

project design, all exterior architectural features of historic value will be preserved with the 

exception of the entry doors which will be salvaged and stored on-site on the second floor or 

some other area within the confines of the building.  The interior of the building is in “poor” 

condition and exhibits signs of deterioration as a result of deferred maintenance, water 

penetrations from a leaking roof system and the resultant dry rotting of wood components, and 

damage and graffiti to a number of interior components as a result of vandalism. The character-

defining features include square columns and pilasters with ornate capitals, tile water fountains, 

shell concession stand, staircase all within the lobby area of the building. The “house” area of the 

interior includes ornamental plaster ornamentation, including frieze ringing the ceiling, balcony, 

balcony rail, and ornamental plaster on front edge and underside, cased ceiling beams, Art Deco 

light fixtures, ornamental ceiling grilles, ornamental, ceiling paintings, proscenium arch and 

associated cast plaster ornament, and cylindrical walls flanking the stage with associated 

ornament.   

 

The three primary components that make up the interior space with architecturally defining 

features include the lobby area, auditorium space, and the stage. The modified project design for 

the interior space attempts to minimize the impacts to the architectural features and strives for 

conformance with the Secretary of the Interior‟s Standards, the principal standard associated with 
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work on the project. Treatment of the lobby proposed in the modified project design appears to 

conform to Secretary of the Interior‟s Standards 1, 2 and 5.  The former lobby will remain in its 

original use as the primary entrance space, retaining as many decorative features as possible.  

While the concession shell and balcony stair must be removed to accommodate the new tenant, 

the sense of lobby enclosure and sequence of space from lobby to auditorium shall be retained, 

in conformance with Secretary of the Interior‟s Standards 1 and 2.  Distinctive lobby features, 

including the ceiling decoration and pillars will be preserved to the maximum extent feasible, in 

conformance with Secretary of the Interior‟s Standards 5. The auditorium proposed in the 

modified project design appears to conform to Secretary of the Interior‟s Standards 1, 2, and 5.  

Retention of the balcony and sequence of spaces from the lobby through the auditorium is in 

conformance with Secretary of the Interior‟s Standards 1.  To the extent that distinctive decorative 

work on the underside of the balcony, balcony edge, auditorium walls and ceilings, are made 

visible, the modified project design may conform to Secretary of the Interior‟s Standards 2 and 5.  

Treatment of the stage proposed in the modified project design appears to conform to Secretary 

of the Interior‟s Standards 1 and 5.  The sequence of space from the auditorium to the stage will 

be clearly defined by maintaining some visibility of the proscenium arch and surrounding 

ornament and by a change in ceiling height from the high volume exposed in the auditorium to the 

12 foot high ceiling in the stage area, in conformance with Secretary of the Interior‟s Standards 1.  

Distinctive decoration and ornament on or adjacent to the proscenium arch will be preserved, in 

conformance with Secretary of the Interior‟s Standards 5.   

 

Any repair work needed on deteriorated architecturally significant features will be done according 

to accepted practices for repairing or replacing historic building features. Additionally, prior to 

commencing any work on the Golden Gate Theater building, a “Historic American Building 

Survey” (HABS) report will be prepared to document the building with the level of detail with 

photographs and narrative descriptions so that it can be converted back into a theater as 

proposed in Mitigation Measure 3.2.3 of the Final EIR. The cleaning and repair of any historically 

significant features will be done according to the design development plans and specifications 

prepared by a qualified preservation architect with the intent of preserving these features 

pursuant to the Secretary of the Interior‟s Standards. The repair work will be carried out by a 

contractor experienced in the repair of such features as ornamental plaster and iron work. These 

requirements are proposed in Mitigation Measure 3.2.4 of the Final EIR.  If replacement of 

distinctive feature(s) is warranted, the new feature(s) will match the old in design, color, texture 

and visual qualities and, if possible, materials.  Based on the modified project design, adaptation 

to a retail pharmacy use is reversible to the extent that the building can be converted back into a 

working theater. The Historical Conformance Review Report concludes that although the  

modified project design would not conform to the Secretary of the Interior‟s Standards, the 

modified exterior and interior design and the treatments described demonstrate a serious and 

concerted effort to reduce significant historical resources impacts identified in the Draft EIR.   

 

Based on certain key features of the modified project design consisting of (1) retention of the 

sequence of spaces and balcony, (2) visibility of decorative historic features and fabric, and (3) 

salvage of the concession shell, it appears that the historical resource will retain the qualities that 

make it significant and thus, will be not be materially impaired. Implementation of Mitigation 

Measure 3.2.1 which states that the project developer shall retain a qualified professional 

architectural historian to prepare a Secretary’s Standards conformance report and oversee and 
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advise on the rehabilitation of the Golden Gate Theater Building, will ensure that, at a minimum, 

the project retains key elements essential to theater function. The modified project design 

substantially reduces historical resources impacts from the original project design.  As the 

modified project design has not yet gone through the design development process, it is 

conceptual and meant to be flexible, presenting a range of options to be further studied during 

design development.  Nevertheless, the modified project design contains sufficient detail for 

purposes of a determination of whether the project results in a significant impact under CEQA.  It 

is the professional opinion of Chattel Architecture that the modified project design does not result 

in material impairment and, accordingly, does not result in a significant impact under CEQA.  

Given that the modified project design does not conform with the Secretary’s Standards, the 

conservative approach is to concede that the modified project design will result in significant 

impacts to historical resources which would require adoption of a Statement of Overriding 

Considerations. 

 

 

 

Comment No. 6C: “The Conservancy appreciates the applicant‟s continued willingness to meet 

with us to discuss our concerns, and we welcome further dialogue with the owner, the long-term 

tenant, and the County to resolve these issues as environmental review progresses.  Certainly, 

we can all agree that the theater and the community of East Los Angeles deserve a project that 

honors its history while meeting the needs of today.” 

 

Response 6C: Based on comments received on the Draft EIR regarding the type of reuse, 

signage, treatment of exterior elevations, sequence of interior spaces and volumes, retention and 

visibility of historic building fabric, and removal of the theater balcony, the modified project design 

was developed by the Applicant.  Refer to Sections II, Description of Modified Project Design, and 

Section III, Corrections and Additions (pages III-4 to III-14) to the Final EIR; the Historical 

Conformance Review Report (Appendix K) and the Historical Resources Impacts Report 

(Appendix L) for discussion of the modified project design, the project‟s  conformance with the 

Secretary of the Interior‟s Standards, and  whether the project constitutes material impairment of 

an historical resource.  The modified project design presents a project that is reversible, meaning 

the building could be converted back into theater use in the future, without loss of the qualities 

that make the property significant.  This does not imply that all original historic fabric will be 

retained, but that elements essential to theater function, such as the balcony and high-volume 

auditorium space, will remain.    

 

Comment No. 6D: “Built in 1927, the Golden Gate Theater is one of Los Angeles‟ most 

significant neighborhood movie palaces.  The Spanish Churrigueresque-style theater was built by 

developer Peter Snyder, known as the “Father of the East Side.”  It was designed by William and 

Clifford Balch, who also participated in the design of the El Rey Theater on Wilshire Boulevard 

and the Fox Theater in Pomona.  As noted in the DEIR, the Golden Gate Theater is one of a 

handful of neighborhood movie palaces from the 1920s that remain in Southern California, and is 

the sole remaining intact neighborhood movie palace in East Los Angeles.  Although the Vega 

Building, a historic retail building that once surrounded the theater, suffered damage from the 

Whittier Earthquake and was demolished in the early 1990s, the Golden Gate Theater remains 
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listed in the National Register of Historic Places and retains many of its original interior features, 

including the proscenium, lobby, clamshell-shaped concession stand, and mezzanine level.” 

 

Response 6D:  This comment describes the historical significant of the Golden Gate Theater.  

The comment is consistent with the information found in Section 3.2, Cultural Resources, of the 

Draft EIR.   

 

Comment No. 6E: “A key policy under the California Environmental Quality Act (CEQA) is the 

lead agency‟s duty to “take all action necessary to provide the people of this state with…historic 

environmental qualities…and preserve for future generations…examples of major periods of 

California history.”  To this end, CEQA “requires public agencies to deny approval of a project 

with significant adverse effects when feasible alternatives or feasible mitigation measures can 

substantially less such effects.  Although the proposed project would preserve the theater exterior 

and some interior elements, the DEIR nonetheless concludes that the removal and concealment 

of many interior features is “inconsistent with the Secretary of the Interior‟s Standards for 

Rehabilitation (the Standards), and represents a significant adverse impact on historic 

architectural resources.”   

 

Response 6E: Refer to Sections II, Description of Modified Project Design, and Section III, 

Corrections and Additions (pages III-4 to III-14) to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L); and 

Responses to Comment 6B, and 6C for discussion of the modified project design, the project‟s  

conformance with the Secretary of the Interior‟s Standards, and whether the project constitutes 

material impairment of an historical resource.  The modified project design presents a project that 

is reversible, meaning the building could be converted back into theater use in the future, without 

loss of the qualities that make the property significant.  This does not imply that all original historic 

fabric will be retained, but that elements essential to theater function, such as the balcony and 

high-volume auditorium space, will remain.   Refer to Section VII, Mitigation Monitoring Program, 

of this Final EIR, for discussion regarding the historic resources mitigation measures.   

 

Comment No. 6F: “By incorporating design changes described in the Carey & Company report, 

we feel that the Golden Gate Theater can be rehabilitated and reused as a retail drugstore in 

compliance with the Standards.  The “Impacts and Mitigations Analysis” by Carey & Company, at 

Appendix C of the DEIR, provided detailed recommendations on how this can be accomplished 

with minimal impacts on the theater‟s character-defining features, although many of these 

suggestions are not reflected in the proposed design.  For example, rather than remove the front 

section of the balcony to provide sufficient headroom as currently proposed, the Carey & 

Company report suggests removing a dropped soffit to allow for the needed floor-to-ceiling 

height.  Instead of removing the wall between the lobby and house space, Carey & Company 

recommend enlarging existing openings or simply creating more openings.  It is not clear in the 

DEIR if these steps and other Carey & Company recommendations have been considered and 

discarded, and if so, why.” 

 

Response 6F: Refer to Responses to Comment 7D and 7E for discussion of the interior 

architecturally significant defining features to be retained as provided in the revised project 

design.  For example, the revised project design retains the sequence of spaces and balcony 
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within the interior and partial visibility of decorative historic features and fabric.  Refer to 

Responses to Comments 7D, 7E, 7F, and 7G and Section VII, Mitigation Monitoring Program, of 

this Final EIR, for discussion regarding the historic resources mitigation measures.  The modified 

project has been prepared based on a preliminary space plan provided by the proposed tenant. 

Some improvements suggested by the previous historical architect (Carey & Co.) were 

unattainable because subsequent field measurements and survey drawings resulted in required 

modifications for accuracy.  

 

Comment No.6G: “In addition to the Carey & Company recommendations, the Conservancy 

proposes the following modifications in order to more closely adhere to the Standards and 

mitigate potential adverse impacts to a less than significant level: 

 

 Retain the rake floor by installing a reversible floor leveling system, such as a 

raised floor system with air, data, and electrical systems placed underneath or a 

foam system currently being investigated by the applicant; 

 Eliminate the proposed suspended ceiling to retain the feeling and spatial 

relationships of the house space, leaving character-defining features such as the 

proscenium arch and two semi-circular flanking walls exposed; 

 Retain, reuse and upgrade to current code, if needed, the original tiled fountain 

and bathrooms; 

 Incorporate the staircase and shell concession stand as display areas for the 

pharmacy; and 

 Take into account available economic and regulatory incentives, including the 

Federal Rehabilitation Tax Credit and code flexibility under the California Historic 

Building Code.” 

 

Response 6G: Refer to Sections II, Description of Modified Project Design, and Section III, 

Corrections and Additions (pages III-13 to III-18) to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L); and 

Responses to Comment 7D, 7E, for discussion of the modified project design, the project‟s  

conformance with the Secretary of the Interior‟s Standards, and whether the project constitutes 

material impairment of an historical resource.  Under the modified project design, the existing 

rake floor will be retained by installing a reversible floor. The method and material has yet to be 

identified. The qualified professional architectural historian will recommend the best plausible 

construction method for leveling the floor as prescribed in Mitigation Measure 3.2.1 and with the 

subsequent approval by the Los Angeles County Historical Landmarks and Records Commission 

as required by Mitigation Measure 3.2.2.  Additionally, the modified project design does not 

propose a suspended ceiling, which will leave character defining features such as the proscenium 

arch and two semi-circular flanking walls exposed to the maximum extent feasible.  The modified 

project design will retain the sequence of spaces and balcony within the interior.  The modified 

project design will retain, reuse, and upgrade the electrical, plumbing, heating and air 

conditioning, handicap accessibility and other applicable building provisions to current code 

where feasible; however, the tiled fountain, decorative concession shell, and curved staircase and 

railings will be removed to create increased floor area for cashier stations and an open line of site 

through to the auditorium, all essential and necessary for safe, effective and efficient store 

operations. Refer to Response to Comment 7G for discussion regarding the State Historical 
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Building Code. Refer to Response to Comment 7K regarding the Federal Rehabilitation Tax 

Credit program.  

 

Comment No. 6H: “Several of these measures have been successfully executed in other 

adaptive reuse projects involving historic theaters, including the Varsity Theater in Palo Alto, the 

Rivoli Theater in Berkeley, the Runnymede Theater in Toronto Canada, and the Fox Studio 

Theater, all of which have been converted to serve retail uses.  Each of these examples retain the 

interior volume and spatial relationships that define them as theaters, while restoring decorative 

elements such as column capitals, proscenium archways and the original box office kiosks.  The 

restored elements not only preserve their essence as historic theaters, but enhance the retail 

experience and help distinguish these businesses from competitors.” 

 

Response 6H: Refer to Section II, Description of Modified Design (pages II-6 to II-9) to the FEIR 

for discussion on the interior renovations that will preserve the defining features to help retain the 

essence of the building as a historic theater. This comment is acknowledged for the record and 

will be forwarded to the County of Los Angeles Regional Planning Commission for their review 

and consideration. 

 

Comment No. 6I: “The Final EIR should thoroughly examine the feasibility of incorporating the 

Carey & Company recommendations and additional mitigation measures into the final design.  To 

facilitate consideration of less harmful alternatives, the Final EIR should include detailed 

information on the programmatic requirements of the proposed long-term tenant, while 

recognizing that the conversion of a historic theater will necessitate deviation from corporate 

specifications typically used for new construction.  Lastly, the Final EIR should more fully discuss 

potential adverse impacts that could result from retail signage and environmental remediation.” 

 

Response 6I: The modified project design has been examined by the proposed tenant in regards 

to their needs and typical functions. The modified project has been prepared based on a 

preliminary space plan provided by the proposed tenant. However, some improvements 

suggested by the previous historical architect (Carey & Co.) were unattainable because 

subsequent field measurements and survey drawings resulted in required modifications for 

accuracy.  

 

The interior improvement plan provides for the adequate layout to reasonably operate the 

proposed pharmacy under their corporate guidelines for a prototypical store. Their guidelines 

establish size and building configuration, locations for cashier registers, pharmacy, 

merchandising, loading and unloading, storage and administrative functions. All of which strive to 

achieve a secure, safe, and convenient environment for the employees and patrons. The existing 

site is not within the guidelines regarding size and configuration. Additionally, the preservation of 

several architecturally significant improvements creates difficulty in meeting the aforementioned 

guidelines for a successful operation. Nonetheless, the modified improvement plan has been 

accepted by the proposed tenant as reasonably functional.  

 

Refer to Responses to Comments 7D, 7E and Section VII, Mitigation Monitoring Program, of this 

Final EIR, for discussion regarding the historic resources mitigation measures.  Refer to 

Response to Comment 7F for discussion regarding retail signage.  Refer to the Phase I 
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Environmental Site Assessment Report, included as Appendix F to the Draft EIR.  The Phase I 

Environmental Site Assessment Report did not identify records for the site regarding past or 

present UST‟s, hazardous materials, industrial waste discharge records, remediation activities, or 

other issues of environmental concern, and revealed no evidence of recognized environmental 

conditions in connection with the site property.   

 

Comment No. 6J: “We appreciate that the DEIR evaluates three alternatives to the proposed 

project that are compatible with the theater‟s historic use.  Although the DEIR concludes that all 

three options meet most of the project objectives, the Theater Re-Use and Church alternatives 

are identified as environmentally superior to the proposed project.  In order to better gauge the 

feasibility of alternatives to the proposed project, the Conservancy requests that the Final EIR 

include additional information and analyses as specified below.” 

 

Response 6J: This comment describes the project alternatives, which is consistent with the 

information found in Section 4.0, Alternatives, of the Draft EIR.  

 

Comment No. 6K: “Because the Golden Gate Theater was originally built for a theater use, it is 

not surprising that the Theater Re-Use option „would result in a less than significant impact on the 

historic significance of the building.‟  Nonetheless, we question the DEIR‟s assumption that 

modernizing the theater „would likely required complete removal and demolition of portions of the 

historic structure….and may make this alternative economically infeasible.‟ 

 

In order to more accurately assess the economic feasibility of the Theater Re-Use option, the 

Final EIR should specify the type/s of „theater‟ use/s being considered.  A variety of successful 

models exist, from single-screen and multiplex cinemas, to live performance venues, to multi-use 

facilities that also generate revenue from special events and location filming rental.   Numerous 

movie palaces from this era have been successfully reused as performance venues while leaving 

their historic integrity intact, including local examples the Alex Theater in Glendale and the 

Orpheum Theater on Broadway in downtown Los Angeles.  Both the Warner Grand in San Pedro 

and the Pomona Fox have been renovated for movies and live performance, with the Pomona 

Fox project recently profiled in the Los Angeles Times.  In terms of project objectives in the DEIR, 

many of these theater-related uses would create jobs, including professional jobs, for the East 

Los Angeles community.” 

 

Response 6K: Section 4.3 of the Draft EIR (page 4.0-5, second and last sentence of the fourth 

full paragraph) as modified by Section III- Corrections and Additions (page III-16), of the Final 

EIR, provides that the Theater Re-use alternative would not likely require complete removal and 

demolition of portions of the historic structure.  However, no owner or applicant has expressed 

interest in reusing the building as a theater. The only reuse application is for a retail pharmacy.  

Additionally, given the prolonged period that the building has remained vacant (more than 10 

years) with no application for theater re-use, such re-use is unlikely and therefore considered 

infeasible. Moreover, the proposed project will preserve the integrity of the historic building 

exterior, with the exception of salvaging the entry doors, and preserve many of the interiors 

architecturally defining features, and adaptation to the retail use is reversible to the extent that the 

theater building can be converted back into a working theater. 
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Section 15126.6(a) of the CEQA Guidelines requires that an EIR describe a range of reasonable 

alternatives to the project, which would feasibility attain most of the basic objectives of the project, 

but would avoid or substantially lessen any of the significant effects of the project, and evaluate 

the comparative merits of the alternatives.  Among the factors to consider when addressing the 

feasibility of alternatives is economic viability.  Refer to Section 4.0, Alternatives, of the Draft EIR 

for discussion of the Theater Re-use alternative.  Implementation of the Theater Re-use 

alternative would be an environmentally superior alternative, but would only meet three of the four 

objectives of the proposed project; the Theater Re-use alternative may fail to promote, encourage 

or support the strengthening of existing industrial and commercial job producing activities by 

producing a project that potentially may not be economically viable given the lack of interest 

shown in single screen theaters and the inadequacy of providing ample on-site parking. 

Furthermore, no applicant has expressed interest in reusing the building for a theater use. The 

only reuse application is for a pharmacy and, given the prolonged period that the building has 

remained vacant with no application for a theater, such a re-use for a theater is unlikely and 

therefore considered infeasible.   

 

The Theater Re-use alterative does not meet each project objective as it may fail to promote, 

encourage or support the strengthening of existing industrial and commercial job producing 

activities by producing a project that potentially may not be economically viable given the lack of 

interest shown in single screen theaters.  The proposed retail pharmacy‟s promotes positive 

contributions to the local East Los Angeles Community, including reducing blight in the 

community by redeveloping the now vacant property with a use needed in the community, 

creating a vital commercial development at a prominent commercial intersection, creating a 

positive aesthetic impact on the East Los Angeles Community, and otherwise positively 

contributing to the economic welfare of the local Community through job creation, revenue, and 

increased property value.  The proposed retail pharmacy use would directly advance the 

economic goals of the East Los Angeles Community Plan by removing a blighting influence 

through the rehabilitation of the long-standing vacant building into a viable retail establishment 

that will employ 25 to 30 people and generate approximately six million dollars annually in taxable 

sales.  

 

Comment No. 6L: “The DEIR assumes that restaurant/nightclub use would require extensive 

removal of character-defining features such that it would result in a significant adverse impact 

under CEQA.  Because this conclusion is largely unsupported in the DEIR, the Final EIR should 

identify historical elements that would need to be removed and explain how their loss would 

compromise the theater‟s overall integrity.  Many historic theaters have been sensitively 

converted to nightclubs/restaurants, including the Mayan in downtown Los Angeles and the El 

Rey on Wilshire Boulevard.  While we recognize that some changes are unavoidable, such as 

removing ground-floor seating and leveling the raked floor, these examples demonstrate that 

historic theaters can be adapted for restaurant/nightclub uses in a way that is reversible and 

sensitive to exiting historic fabric, while meeting objectives for the proposed project related to 

maintaining historic integrity, job creation and adaptive re-use.” 

 

Response 6L: Section 4.3.3 of the Draft EIR, as modified by Section III, Corrections and 

Additions (pages III-17 and 18), of the Final EIR, discusses the Restaurant/Nightclub Use 

alterative. The Restaurant/Nightclub Use alternative use would have less significant impacts to 
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cultural resources than the proposed project. The removal of all significant interior historic 

elements may not be required to accommodate the proposed restaurant/nightclub. Interior 

renovations required for this alternative may or may not result in a significant impact on the 

historic significance of the building. However, no applicant has expressed interest in reusing the 

building for this purpose. The only reuse application is for a pharmacy, and given the prolonged 

period that the building has remained vacant with no application for a restaurant/nightclub use, 

such a reuse is unlikely and therefore considered infeasible. 

 

Comment No. 6M: “Although the Church Alternative is “environmentally superior” to the 

proposed project and also meets most project objectives, the DEIR questions its feasibility 

because of existing code requirements for parking capacity.  In order to fairly weigh various 

project alternatives, the DEIR should not rule out church, theater and/or restaurant/nightclub uses 

based on existing code requirements for parking, in light of the fact that parking requirements will 

also need to be relaxed for the proposed project.  The Final EIR should also evaluate the 

feasibility of a shared use arrangement with adjacent parking lots to meet parking needs for all 

project alternatives, and consider whether religious organizations would be more likely to qualify 

for a parking variance under land use protections for religious organizations under federal law.” 

 

Response 6M:  During the initial review of the project proposal, a parking ratio of 1 space per 

250 square feet was applied to the proposed retail pharmacy use; under that ratio, the project 

would require a parking deviation. However, upon further analysis by the Los Angeles County 

Regional Planning Department, it was determined that Los Angeles County Code Section 

22.44.118.E.c.i.2 provides that parking for retail use shall be calculated at a ratio of 1 space per 

400 square feet of gross floor area.  The proposed retail pharmacy would include approximately 

12,314 square feet of gross floor area, which requires 31 parking spaces (including 2 handicap 

spaces) for the retail pharmacy use. Los Angeles County Code Section 22.52.1110 governs 

parking at restaurants.  Pursuant to Los Angeles County Code Section 22.52.1110.A.1.b, parking 

spaces for restaurants or other similar uses shall be calculated at a ratio of 1 space for every 3 

persons based on occupant load, with a minimum of 10 parking spaces.  Pursuant to Los Angeles 

County Code Section 22.52.1110.A.2, parking spaces for eating establishments selling food for 

off-site consumption shall be calculated at a ratio of 1 space for every 250 square feet of floor 

area.    

 

If the Jim‟s Burger building is re-opened as a restaurant, parking would be calculated at a ratio of 

1 space for every 3 persons based on occupant load, with a minimum of 10 parking spaces.  The 

project provides for 10 parking spaces for a restaurant; accordingly, the maximum occupancy 

would be 30 persons.  If the Jim‟s Burger building is re-opened as an eating establishment selling 

food for off-site consumption, parking would be calculated at a ratio of 1 space for every 250 

square feet of floor area.  The Jim‟s Burger building has 1,626 square feet; accordingly, the 

required parking spaces would be seven (7).  As noted above, the project provides for 10 parking 

spaces for the re-opened Jim‟s Burger building.   

 

In accordance with the Los Angeles County Code parking requirements, the proposed project 

requires 41 on-site parking spaces.  The project proposes a total of 44 spaces: 34 spaces would  

be provided for the retail pharmacy use (including 2 handicap spaces) and 10 parking spaces 

(including 1 handicap space) would be provided for the Jim‟s Burger building to be used as a 
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restaurant facility in the future. Accordingly, the project does not require a deviation from the Los 

Angeles County Code for parking. As set forth on Section 4.0, Alternatives, of the Draft EIR, the 

project site does not provide sufficient space for the County Code required on-site parking for 

either the Church Use or Restaurant/Nightclub Use alternatives.  Consideration of whether a 

religious organization could obtain a deviation under land use protections for religious 

organizations under federal law is speculation and unsubstantiated.   

 

Comment No. 6N: “The Golden Gate Theater has remained vacant and in jeopardy for far too 

long.  Sensitive adaptive reuse of the Golden Gate Theater can save its unique architecture while 

making it possible for theater to be returned one day to its original use.  Indeed, hundreds of 

theaters have been creatively adapted into restaurants, performing arts centers, live 

entertainment venues, nightclubs and even churches.  Such uses can honor a theater‟s 

architectural heritage while keeping it a center of community life.  The Conservancy remains 

committed to working with the applicant, the long-term tenant, County officials and community 

leaders to bring this pivotal corner a truly catalytic economic development project – a project that 

contributes to the cultural vitality of East Los Angeles and treats this historic theater as a 

community asset.” 

 

Response 6N: This comment is acknowledged for the record and will be forwarded to the County 

of Los Angeles Regional Planning Commission for their review and consideration. 
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Commenter No. 7: Office of Historic Preservation, Department of Parks and Recreation; 

P.O. Box 942896, Sacramento, CA 94296; Milford Wayne Donaldson, FAIA, State Historic 

Preservation Officer; Letter Dated: May 7, 2009 

 

Comment No. 7A: “The State Office of Historic Preservation (OHP) has broad responsibility for 

the implementation of federal and state historic preservation programs in California.  We thank 

you for the opportunity to comment on the above Draft Environmental Impact Report (DEIR) 

issued under the California Environmental Quality Act (CEQA) and for speaking with my staff 

regarding the project.  We are very concerned about the proposed re-use for the significant 

theater which is listed on the National Register of Historical Places and the California Register of 

Historical Resources.  The proposed re-use as a retail pharmacy could threaten its listing on 

either register and is an inappropriate historical use for theater.” 

 

Response 7A: This comment explains the responsibilities of the State Office of Historic 

Preservation and identifies the State Office of Historic Preservation‟s concern with the project.  

This comment is acknowledged for the record and will be forwarded to the County of Los Angeles 

Regional Planning Commission for their review and consideration.  The concern stated in this 

comment is addressed below in responses to comments No. 7B thru 7L.   

 

Comment No. 7B: “The proposed project proposes to renovate the existing vacant Golden Gate 

Theater located on 909 & 933 South Atlantic Boulevard, Los Angeles to be occupied by a retail 

pharmacy and to renovate and re-open Jim‟s Burgers building as a restaurant.  (DEIR-ES-1) The 

four project objectives are „to encourage rehabilitation of existing commercial use and 

development of new commercial infill along the major corridors, to promote, encourage and 

support the strengthening of existing and commercial job-producing activities to create more jobs 

(especially professional positions) for residents of East Los Angeles, to provide for new 

development which is compatible with and compliments existing uses in the area, and maintain 

the historic integrity and value of the existing vacant theater building through its adaptive reuse so 

that it retains as many of its significant historic elements as possible.‟ (DEIR-ES-2)” 

 

Response 7B:  This comment describes the proposed project description and project objectives.  

The project description and objectives are consistent with the information found in Section 2.0, 

Project Description, of the Draft EIR (March 2009).   

 

Comment No. 7C: “The importance of the Golden Gate Theater has been made clear in the 

DEIR, and is also implicit from the National Register nomination.  As stated in the DEIR, the 

Golden Gate Theater „stands today as one of the few remaining examples of the 1920s 

neighborhood movie palace building type….The Golden Gate Theater has attained added 

significance because so few examples of this genre remain intact.  The theater retains design 

characteristics of the genre, despite neglect and minor earthquake damage…The building still 

embodies the characteristics of the Spanish Churrigueresque style and…its design possesses 

high artistic values…the entrance to the theater is one of the finest examples of the Spanish 

Churrigueresque to be found in Southern California.‟ (DEIR 3.2-16)  The Golden Gate Theater is 

a very significant building and worthy of a sensitive preservation approach which should not just 

attempt to consider the exterior of the building.  The building as a whole, with its interior and its 
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many character-defining features and spaces is the historical resource that is listed on both 

Registers.” 

 

Response 7C:  This comment describes the importance of the Golden Gate Theater as well as 

the significance of its historical resources and cites to the National Register listing.  The comment 

is consistent with the information found in Section 3.2, Cultural Resources, of the Draft EIR 

(March 2009).   

 

Comment No. 7D: “The re-use of the Golden Gate Theater, a significant National Register 

property as a retail pharmacy is not appropriate.  The adverse impacts resulting from the 

demolitions and changes to the interior spaces and other character defining features have the 

potential to threaten the listing status of the theater; the changes would largely not be reversible.  

A retail pharmacy is simply not a good use for a historic movie theater.” 

 

Response 7D:  According to CEQA Guidelines, “a project with an effect that may cause a 

substantial adverse change in the significance of an historical resource is a project that may have 

a significant effect on the environment” as defined in §15064.5(b). A substantial adverse change 

is defined in CEQA Guidelines §15064.5(b)(1), as “physical demolition, destruction, relocation, or 

alteration of the resource or its immediate surroundings such that the significance of an historical 

resource would be materially impaired.”  The significance of an historical resource is materially 

impaired, according to CEQA Guidelines §15064.5(b)(2), when a project: 

 

(A) Demolishes or materially alters in an adverse manner those physical 

characteristics of an historical resource that convey its historical significance and 

that justify its inclusion in, or eligibility for, inclusion in the California Register of 

Historical Resources; or 

(B) Demolishes or materially alters in an adverse manner those physical 

characteristics that account for its inclusion in a local register of historical 

resources pursuant to §5020.1(k) of the Public Resources Code or its 

identification in an historical resources survey meeting the requirements of 

§5024.1(g) of the Public Resources Code, unless the public agency reviewing 

the effects of the project establishes by a preponderance of the evidence that the 

resource is not historically or culturally significant; or 

(C) Demolishes or materially alters in an adverse manner those physical 

characteristics of an historical resource that convey its historical significance and 

that justify its eligibility for inclusion in the California Register of Historical 

Resources as determined by a lead agency for purposes of CEQA.  

 

CEQA Guidelines also specify a means of evaluating the relative significance of project impacts 

on historical resources.  CEQA Guidelines §15064.5(b)(3) states: 

 

Generally, a project that follows the Secretary of the Interior‟s Standards for the 

Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, 

and Reconstructing Historic Buildings or the Secretary of the Interior‟s Standards for 

Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995), Weeks and 
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Grimmer, shall be considered as mitigated to a level of less than a significant impact on 

the historical resource.  

 

Compliance with the Secretary of the Interior‟s Standards indicates that a project may have a less 

than significant impact on an historical resource.  However, failure to comply with the Secretary of 

the Interior‟s Standards is not, by definition, a significant impact under CEQA.  CEQA recognizes 

that alterations that are not consistent with the Secretary of the Interior‟s Standards may still not 

result in significant impacts to the historical resource.  Therefore, the significance of project 

impacts on an historical resource can be evaluated by determining: 

 

 Whether a project is in conformance with the Secretary of the Interior‟s Standards 

(less than significant impact); 

 Whether a project is not in conformance with the Secretary of the Interior‟s Standards 

but does not result in material impairment (potentially significant impact); or  

 Whether a project results in material impairment (significant impact). 

 

Constructed in 1927, the Golden Gate Theater was originally designed as a part of a commercial 

complex, wrapped by the two-story Vega Building (demolished 1992).  The original National 

Register of Historic Places nomination for Golden Gate Theater, listed February 23, 1982, 

evaluates significance of the entire site, noting three main site features: (1) Golden Gate Theater, 

(2) Vega Building, and (3) courtyard formed between Theater and Vega Building.  In 

correspondence from Carol Shull, then Keeper of the National Register, to Cherilyn Widell, then 

California State Historic Preservation Officer („SHPO”) dated June 26, 1995, the Keeper denied a 

petition to the remove the Theater from the National Register because of loss of the Vega 

Building.  In her determination, the Keeper notes that despite loss of Vega Building, the Theater 

“merits continued listing in the National Register,” as it retains significance as an example of a 

1927 Los Angeles neighborhood theater building: 

 

“…documentation reveals that enough original materials (interior and exterior) exist for 

the theater to represent those characteristics that define the historic property type.  While 

the setting and original design of the commercial complex have been altered, the isolated 

theater remains a distinctively designed example of a neighborhood movie palace; one of 

a rapidly disappearing historic building type of great importance to Southern California…  

While certain details have been altered or destroyed in the interior, the building’s main 

volumes and many of its characteristic stylistic embellishments remain intact.” 

 

Shull concludes with a recommendation that, “the State amend the National Register 

documentation for the Theater, removing references to the Vega Building and incorporating the 

additional social and architectural information.” To our knowledge, no such additional 

documentation has been provided to the Keeper. Based on this information, the historical 

architect (Chattel Architecture) hired to conduct an analysis of the project and modified project 

design concluded, in his professional opinion, that although the Golden Gate Theater continues to 

be listed in the National Register, loss of the Vega Building has compromised integrity of the 

overall site.  As a result, further loss of historic building fabric on the interior or exterior of the 

extant theater building may result in material impairment of the historical resource. However, 

Chattel Architecture also concluded in their conformance review report (see Appendix L) that the 
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although the modified project design does not conform with the Secretary‟s Standards, it does not 

result in material impairment and, accordingly, does not result in a significant impact under 

CEQA.  

 

Refer to Sections II, Description of Modified Project Design, and III, Corrections and Additions to 

the Final EIR, and EIR Technical Appendices K, Historical Conformance Review Report by 

Chattel Architecture Planning & Preservation, Inc. (January 27, 2010) (“Historical Conformance 

Review Report”), and L, Thresholds for Determining Significance of Historical Resources Impacts 

by Chattel Architecture Planning & Preservation (January 27, 2010) (“Historical Resources 

Impacts Report”), for discussion of the modified project design, the project‟s compatibility 

conformance with the Secretary of the Interior‟s Standards, and  whether the project constitutes 

material impairment of an historical resource.  Based on certain key features of the modified 

project design consisting of (1) retention of the sequence of spaces and balcony, (2) visibility of 

decorative historic features and fabric, and (3) salvage of the concession shell, it appears that the 

historical resource will retain the qualities that make it significant and thus, will be not be 

materially impaired. Furthermore, implementation of Mitigation Measure 3.2.1, which states that 

the project developer shall retain a qualified professional architectural historian to prepare a 

Secretary’s Standards conformance report and oversee and advise on the rehabilitation of the 

Golden Gate Theater Building, will ensure that, at a minimum, the project retains key elements 

essential to theater function. Lastly, with the modified project design, adaptation to a retail 

pharmacy use is reversible to the extent that the building can be converted back into a working 

theater meaning the building could be converted back into theater use in the future, without loss 

of the qualities that make the property significant.  This does not imply that all original historic 

fabric will be retained, but that elements essential to theater function, such as the balcony and 

high-volume auditorium space, will remain.    

 

Comment No. 7E: “While the project intends to follow the Secretary of the Interior Standards for 

Rehabilitation, the DEIR acknowledges to not being consistent with standards 1, 2, and 5 and 

therefore, causing adverse impacts to the historic building.  The DEIR has proposed a range of 

adequate mitigation measures of cultural resource documentation to lessen the adverse impacts.  

Nevertheless, the impacts are substantial adverse changes in the significance of a listed historical 

resource.” 

 

Response 7E: Neither the original nor the modified project design  conform with the Secretary of 

Interior‟s Standards for the Treatment of Historic Properties.  While the original project design 

results in significant historical resources impacts, the modified project design retains more historic 

fabric and sequence of spaces and does not result in material impairment of historical resources.  

Implementation of Mitigation Measure 3.2.1 which states that the project developer shall retain a 

qualified professional architectural historian to prepare a Secretary’s Standards conformance 

report and oversee and advise on the rehabilitation of the Golden Gate Theater Building, will 

ensure that, at a minimum, the project retains key elements essential to theater function. While 

conformance with the Secretary‟s Standards results in a less than significant impact to historical 

resources under CEQA, nonconformance with the Secretary of Interior‟s Standards for the 

Treatment of Historic Properties does not necessarily equal material impairment of historical 

resources (a significant impact) under CEQA. The modified project design does not conform with 

the Secretary‟s Standards.  However, it is the professional opinion of Chattel Architecture that the 
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modified project design does not result in material impairment and, accordingly, does not result in 

a significant impact under CEQA. Given that the modified project design does not conform with 

the Secretary‟s Standards, the conservative approach is to concede significance which would 

require adoption of a Statement of Overriding Considerations.  

 

The Historical Conformance Review Report analyzes the project‟s – as modified by the modified 

project design – conformance with the Secretary of Interior‟s Standards.  Based on the modified 

project design, all exterior architectural features of historic value will be preserved with the 

exception of the entry doors which will be salvaged and stored on-site on the second floor or 

some other area within the confines of the building.  The interior of the building is in “poor” 

condition and exhibits signs of deterioration as a result of deferred maintenance, water 

penetrations from a leaking roof system and the resultant dry rotting of wood components, and 

damage and graffiti to a number of interior components as a result of vandalism. The character-

defining features include square columns and pilasters with ornate capitals, tile water fountains, 

shell concession stand, staircase all within the lobby area of the building. The “house” area of the 

interior includes ornamental plaster ornamentation, including frieze ringing the ceiling, balcony, 

balcony rail, and ornamental plaster on front edge and underside, cased ceiling beams, Art Deco 

light fixtures, ornamental ceiling grilles, ornamental, ceiling paintings, proscenium arch and 

associated cast plaster ornament, and cylindrical walls flanking the stage with associated 

ornament.   

 

The three primary components that make up the interior space with architecturally defining 

features include the lobby area, auditorium space, and the stage. The modified project design for 

the interior space attempts to minimize the impacts to the architectural features and strives for 

conformance with the Secretary of the Interior‟s Standards, the principal standard associated with 

work on the project. Treatment of the lobby proposed in the modified project design appears to 

conform to Secretary of the Interior‟s Standards 1, 2 and 5.  The former lobby will remain in its 

original use as the primary entrance space, retaining as many decorative features as possible.  

While the concession shell and balcony stair must be removed to accommodate the new tenant, 

the sense of lobby enclosure and sequence of space from lobby to auditorium shall be retained, 

in conformance with Secretary of the Interior‟s Standards 1 and 2.  Distinctive lobby features, 

including the ceiling decoration and pillars will be preserved to the maximum extent feasible, in 

conformance with Secretary of the Interior‟s Standards 5. The auditorium proposed in the 

modified project design appears to conform to Secretary of the Interior‟s Standards 1, 2, and 5.  

Retention of the balcony and sequence of spaces from the lobby through the auditorium is in 

conformance with Secretary of the Interior‟s Standards 1.  To the extent that distinctive decorative 

work on the underside of the balcony, balcony edge, auditorium walls and ceilings, are made 

visible, the modified project design may conform to Secretary of the Interior‟s Standards 2 and 5.  

Treatment of the stage proposed in the modified project design appears to conform to Secretary 

of the Interior‟s Standards 1 and 5.  The sequence of space from the auditorium to the stage will 

be clearly defined by maintaining some visibility of the proscenium arch and surrounding 

ornament and by a change in ceiling height from the high volume exposed in the auditorium to the 

12 foot high ceiling in the stage area, in conformance with Secretary of the Interior‟s Standards 1.  

Distinctive decoration and ornament on or adjacent to the proscenium arch will be preserved, in 

conformance with Secretary of the Interior‟s Standards 5.   
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Any repair work needed on deteriorated architecturally significant features will be done according 

to accepted practices for repairing or replacing historic building features. Additionally, prior to 

commencing any work on the Golden Gate Theater building, a “Historic American Building 

Survey” (HABS) report will be prepared to document the building with the level of detail with 

photographs and narrative descriptions so that it can be converted back into a theater as 

proposed in Mitigation Measure 3.2.3 of the Final EIR. The documentation will be prepared and 

recorded prior to any work commencing on the theater building. The cleaning and repair of any 

historically significant features will be done according to the design development plans and 

specifications prepared by a qualified preservation architect  with the intent of preserving these 

features pursuant to the Secretary of the Interior‟s Standards. The repair work will be carried out 

by a contractor experienced in the repair of such features as ornamental plaster and iron work. 

These requirements are proposed in Mitigation Measure 3.2.4 of the Draft EIR.  If replacement of 

distinctive feature(s) is warranted, the new feature(s) will match the old in design, color, texture 

and visual qualities and, if possible, materials.  Based on the modified project design, adaptation 

to a retail pharmacy use is reversible to the extent that the building can be converted back into a 

working theater. The Historical Conformance Review Report concludes that although the modified 

project design would not  conform to the Secretary of the Interior‟s Standards, the modified 

exterior and interior design and the treatments described demonstrate a serious and concerted 

effort to reduce significant historical resources impacts identified in the Draft EIR.   

 

Based on certain key features of the modified project design consisting of (1) retention of the 

sequence of spaces and balcony, (2) visibility of decorative historic features and fabric, and (3) 

salvage of the concession shell, it appears that the historical resource will retain the qualities that 

make it significant and thus, will be not be materially impaired. Furthermore, implementation of 

Mitigation Measure 3.2.1, which states that the project developer shall retain a qualified 

professional architectural historian to prepare a Secretary’s Standards conformance report and 

oversee and advise on the rehabilitation of the Golden Gate Theater Building, will ensure that, at 

a minimum, the project retains key elements essential to theater function. The modified project 

design substantially reduces historical resources impacts from the original project design.  As the 

modified project design has not yet gone through the design development process, it is 

conceptual and meant to be flexible, presenting a range of options to be further studied during 

design development.  Nevertheless, the modified project design contains sufficient detail for 

purposes of a determination of whether the project results in a significant impact under CEQA.  It 

is the professional opinion of Chattel Architecture that the modified project design does not result 

in material impairment and, accordingly, does not result in a significant impact under CEQA.  

Given that the modified project design does not conform with the Secretary’s Standards, the 

conservative approach is to concede that the modified project design will result in significant 

impacts to historical resources which would require adoption of a Statement of Overriding 

Considerations. 

 

Comment No. 7F: “There is limited discussion about the lighting (Aesthetics section) that would 

be installed on and for the outside of the building.  But there is no discussion, how this lighting 

could be impacting the exterior of the historical resource.  Chain retail requirements are very 

standardized requiring how entrances, exits, and surrounding parking areas are to be lit.  The 

implementation of retail lighting on the historic exterior has the potential for an adverse impact 

which is not addressed in the DEIR.  The same discussion applies to signage.  Retail chains have 
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very distinct requirements as how signs have to be used/placed.  The potential of an adverse 

effect from retail signage on the historic façade with its distinct architectural features is not 

addressed in the DEIR.  Mitigation measures and alternatives would need to be developed for 

any identified adverse impact.” 

 

Response 7F:  Refer to Section 3.1, Aesthetics, of the Draft EIR for discussion regarding project 

lighting.  Refer to Sections II, Description of Modified Project Design, and III, Corrections and 

Additions to the Final EIR, and the Historical Conformance Review Report (Appendix K) for 

discussion regarding the proposed project‟s exterior signs.  In accordance with the modified 

project design, a contemporary canopy extending the full width of the three-part doorway is 

proposed to extend approximately 6 feet north of the façade, cantilevered from the wall and 

supported at the wall connection. New lighting may be added to the underside of this new 

canopy. Additionally, on the south elevation, a canopy extending 17 feet south of the elevation 

and 20 feet in length along the elevation and supported on two columns is proposed to cover the 

drive-up window. Lighting is likely to be provided on the underside of this proposed new drive-

through canopy.   

 

The modified project design also includes reuse of the existing pole sign at the southeast corner 

of the site, primarily in its existing style (see Figures FEIR-2 and 3). The modified project design 

proposes tenant signage on the north façade above the canopy, on the leading edge of the new 

contemporary canopy, and additional signage on the east, south, and west elevations.  As set 

forth in the Historical Conformance Review Report, treatment of signage in the modified project 

design appears to conform to Secretary of the Interior‟s Standard 2.  Originally occupied by 

theater and commercial uses, the property historically had substantial signage on site, albeit 

placed along the property edge at the sidewalk (as part of the non-demolished Vega Building).  

The addition of new signage reflects the historic character of the site and is therefore appropriate 

and in conformance with Secretary of the Interior‟s Standard 2.  Moreover, the new signage is 

also reversible in conformance with Secretary of the Interior‟s Standard 10.   

 

Mitigation Measure 3.2.1 requires that prior to the issuance of a building permit and to the 

satisfaction of the Los Angeles County Department of Regional Planning, the project developer 

shall retain a qualified professional architectural historian to advise on the rehabilitation of the 

Golden Gate Theater Building.  Mitigation Measure 3.2.2 provides that the Los Angeles County 

Historical Landmarks and Records Commission shall review and approve the design 

development  plans for consistency of the maintenance, repair, stabilization, restoration, 

preservation, and conservation of the exterior and certain elements of the interior of the Golden 

Gate Theater Building as noted in Mitigation Measure 3.2.1 with the Secretary of the Interior‟s 

Standards, which would include exterior building lights (ornamental, security and part of the new 

drive-thru canopy), site lights (parking lot) and exterior wall, pole and monument signs.     

 

Comment No. 7G: “There is no discussion how the SHBC could be used to implement most of 

the many proposed changes to avoid or lessen the proposed adverse impacts for the project.  

The SHBC recognizes and endorses the need – on a case by case basis – to find and adopt 

reasonable alternative for reasonable levels of equivalency for situations where strict compliance 

with established statues or regulations would negatively affect an historic resource‟s historic 

appearance or jeopardize its economic viability.” 
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Response 7G:  The purpose of the State Historical Building Code is to provide regulations and 

standards for the rehabilitation, preservation, restoration (including related reconstruction) or 

relocation as applicable to all historical buildings, structures and properties deemed of importance 

to the history, architecture, or culture of an area by an appropriate local or state governmental 

jurisdiction. Such standards and regulations are intended to facilitate the restoration or change of 

occupancy so as to preserve their original or restored elements and features, to encourage 

energy conservation and a cost effective approach to preservation, and to provide for reasonable 

safety from fire, seismic forces or other hazards for occupants and users of such “buildings, 

structures and properties” and to provide reasonable availability and usability by the physically 

disabled. Mitigation Measure 3.2.1 requires that prior to the issuance of a building permit and to 

the satisfaction of the Los Angeles County Department of Regional Planning, the project 

developer shall retain a qualified professional architectural historian to advise on the rehabilitation 

of the Golden Gate Theater Building.  Mitigation Measure 3.2.2 provides that the Los Angeles 

County Historical Landmarks and Records Commission shall review and approve the design 

development  plans for consistency of the maintenance, repair, stabilization, restoration, 

preservation, and conservation of the exterior and certain elements of the interior of the Golden 

Gate Theater Building as noted in Mitigation Measure 3.2.1 with the Secretary of the Interior‟s 

Standards, which would include assessment of the design development plan with the State 

Historical Building Code for compliance to the best reasonable extent as it relates to the 

improvements.  

 

Comment No.7H: “The DEIR proposes four alternatives to the project: No Project Alternative, 

Theater Reuse, Church, and Restaurant/Nightclub Alternative.  The DEIR has identified the two 

of those alternatives, the Theater Reuse and the Church alternative, as being environmentally 

superior to the proposed project; either one of those two alternatives would be achieving three of 

the four proposed project objectives. 

 

However, the DEIR does not provide any information on how the County determined the 

infeasibility specifically of the Theater Reuse alternative.  The document states that the „reuse as 

a theater would require complete internal repairs to the building and cites the uniform Building 

Code requirement for modern theaters as making the many required upgrades per this code as 

economically infeasible.‟ (DEIR-4.0.5) But how did the County arrive at this conclusiory 

statement? Firstly, there is no economic data supporting this conclusion, and secondly, there is 

no mention of using the benefits of the SHBC (see above).  Furthermore, the conclusion of 

economic infeasibility is unsupported as there is also no data provided how much the upgrades, 

changes and demolitions for the proposed retail pharmacy conversion would be costing as 

compared to the upgrades and changes needed to reuse the Golden Gate as a movie theater 

again.” 

 

Response 7H: This comment describes the project alternatives, which is consistent with the 

information found in Section 4.0, Alternatives, of the Draft EIR.  

 

Section 4.3 of the Draft EIR (page 4.0-5, second and last sentence of the fourth full paragraph) as 

modified by Section III- Corrections and Additions (page III-16), of the Final EIR, provides that the 

Theater Re-use alternative would not likely require complete removal and demolition of portions 
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of the historic structure.  Additionally, the statement in Section 4.3 of the Draft EIR (page 4.0-5, 

last sentence of the fourth full paragraph) which indicated that reuse as a theater would require 

complete internal repairs to the building and cites the uniform Building Code requirement for 

modern theaters as making the many required upgrades per this code as economically infeasible 

has been deleted as noted in Section III-Corrections and Additions; page III-17 of the Final EIR. 

However, it should be noted that no owner or applicant has expressed interest in reusing the 

building as a theater. The only reuse application is for a retail pharmacy.  Additionally, given the 

prolonged period that the building has remained vacant (more than 10 years) with no application 

for theater re-use, such re-use is unlikely and therefore considered infeasible. Moreover, the 

proposed project will preserve the integrity of the historic building exterior, with the exception of 

salvaging the entry doors, and preserve many of the interiors architecturally defining features, 

and adaptation to the retail use is reversible to the extent that the theater building can be 

converted back into a working theater. 

 

Comment No. 7I: “Moreover, the theater reuse alternative could, when following the Secretary of 

Interior‟s Standards for Rehabilitation, avoid the adverse impacts of the project by using it how it 

was historically used, as a theater, and still achieve three of the four project objectives.  Thus the 

environmentally superior alternative is the alternative the County should adopt since it is feasible 

and has the fewest impacts on the environment. (PRC § 21002) My office supports the 

environmentally superior theater reuse alternative. 

 

Additionally, what the County appears to not have considered is the economic revitalization a 

restored movie theater could have as an anchor for a neighborhood if smaller stores and 

restaurants or eateries could be planned surrounding it in the existing commercial setting.  There 

are many examples of successful historical theater rehabilitations that have resulted in vibrant city 

revitalizations such as the Oakland Fox Theater, the Stockton Fox (now Bob Hope Theater), and 

the Balboa Theater in San Diego, used as multiple venue operation.  Movie theaters have in the 

current recession been an ongoing, well-used form of entertainment for people not just in 

California.  This broader context of regional planning than just at the theater as a single property 

project.  A movie theater that becomes an anchor for a commercial area certainly would have a 

lot more draw inducing new tenants to develop near-by than a chain retail pharmacy which can 

be seen at every corner of main street California.  Since the project also includes the renovation 

of Jim‟s Burger restaurant, the County perhaps is already considering plans for the commercial 

revitalization of the area.  If that is so, the rehabilitated Golden Gate Theater could be a 

cornerstone for such a plan.” 

 

Response 7I:  Section 15126.6(a) of the CEQA Guidelines requires that an EIR describe a range 

of reasonable alternatives to the project, which would feasibility attain most of the basic objectives 

of the project, but would avoid or substantially lessen any of the significant effects of the project, 

and evaluate the comparative merits of the alternatives.  Among the factors to consider when 

addressing the feasibility of alternatives is economic viability.  Refer to Section 4.0, Alternatives, 

of the Draft EIR for discussion of the Theater Re-use alternative.  Implementation of the Theater 

Re-use alternative would be an environmentally superior alternative, but would only meet three of 

the four objectives of the proposed project; the Theater Re-use alternative may fail to promote, 

encourage or support the strengthening of existing industrial and commercial job producing 

activities by producing a project that potentially may not be economically viable given the lack of 
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interest shown in single screen theaters and the inadequacy of providing ample on-site parking. 

Furthermore, no applicant has expressed interest in reusing the building for a theater use. The 

only reuse application is for a pharmacy and, given the prolonged period that the building has 

remained vacant with no application for a theater, such a re-use for a theater is unlikely and 

therefore considered infeasible.   

 

Comment No. 7J: “It is unclear from the DEIR who the current owner of the Golden Gate Theater 

is. It is further unclear whether the current owner has explored the federal tax credit program this 

National Register building could be eligible for?  This certainly should be given consideration as 

federal tax credits are a viable economic incentive.”   

 

Response 7J:  Section 6.0 (page 6.0-1) of the Draft EIR, as modified by Section III, Corrections 

and Additions (page III-19) of the Final EIR, identifies the current owner of the Golden Gate 

Theater as M & A Gabaee, LP, 9034 W. Sunset Boulevard, West Hollywood, CA 90069. The 

owner has not explored eligibility for the federal tax credit program.  

 

Comment No. 7K: “In summary, we strongly recommend the County to address the deficiencies 

of the DEIR and since the theater reuse alternative represents the feasible, environmentally 

superior alternative, the County should be adopting it and moreover study the economic 

possibilities of revitalization by using the Golden Gate Theater as an anchor to a commercial 

area/neighborhood. 

  

Response 7K:  Refer to Responses to Comment 7H and 7I for discussion regarding the 

infeasibility of the Theater Re-use alternative.  Also refer to Section 4.0, Alternatives, of the Draft 

EIR for discussion of the project‟s satisfaction of several of the Goals and Policies of the Los 

Angeles County General Plan and the East Los Angeles Community Plan.  The East Los Angeles 

Community Plan, in concert with the East Los Angeles Community Standards District Guidelines, 

establishes a framework of goals, policies, and programs that is designed to provide guidance on 

the allocation of resources and the pattern, density and character of development in East Los 

Angeles. The proposed retail pharmacy use would advance the economic goals of the East Los 

Angeles Community Plan by removing a blighting influence through the rehabilitation of the long-

standing vacant building into a viable retail establishment that will employ 25 to 30 people and 

generate approximately six million dollars annually in taxable sales.  

 

Comment No. 7L: “We thank you for the opportunity to comment on the above project.  Please 

understand that our comments herein are specifically related to the environmental review process 

and adequacy of documents prepared for the environmental review purposes.  We do not take 

positions in support of or against projects, but rather focus on the environmental review process 

itself.” 

 

Response 7L:  This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration. 
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Commenter No. 8: County of Los Angeles Department of Public Works; 900 South Fremont 

Avenue, Alhambra, CA 91803; Steve Burger, Land Development Division; Letter Dated: 

May 7, 2009 

 

Comment No. 8A: “Underground Storage Tanks:  Should any operation within the subject project 

include the construction, installation, modification, or removal of underground storage tanks, 

industrial waste treatment or disposal facilities, and/or storm water treatment facilities, Public 

Works‟ Environmental Programs Division must be contacted for required approvals and operating 

permits.” 

 

Response 8A:  The mitigation measures proposed by the Land Development Division of the 

County of Los Angeles Department of Public Works have been incorporated into the project 

mitigation measures.  Mitigation Measure 3.3.5 as provided in Section VII, Mitigation Monitoring 

Program, of this Final EIR requires that: 

 

Should any operation within the subject project include the construction, 

installation, modification, or removal of underground storage tanks, industrial 

waste treatment or disposal facilities, and/or storm water treatment facilities, 

Public Works‟ Environmental Programs Division shall be contacted for required 

approvals and operating permits.   

 

Comment No. 8B: “Industrial Waste:  Food service establishments may be required to provide a 

grease treatment device and will be subject to review and approval by Public Works‟ 

Environmental Programs Division.” 

 

Response 8B:  Mitigation Measure 3.3.4 as provided in Section VII, Mitigation Monitoring 

Program, of this Final EIR requires that: 

 

The proposed re-opening of the Jim‟s Burgers building as a restaurant will 

require provision of a grease treatment device and shall be subject to review and 

approval by the County Department of Public Works. 
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Commenter No. 9: State of California Governor’s Office of Planning and Research, State 

Clearinghouse and Planning Unit; 1400 10
th

 Street, P.O. Box 3044, Sacramento, CA 95812; 

Terry Roberts, Director, State Clearinghouse; Letter Dated: May 11, 2009 

 

Comment No. 9A: “The State Clearinghouse submitted the above named Draft EIR to selected 

state agencies for review.  On the enclosed Document Details Report please note that the 

Clearinghouse has listed the state agencies that reviewed your document.  The review period 

closed on May 7, 2009, and the comments from the responding agency (ies) is (are) enclosed.  If 

this comment package is not in order, please notify the State Clearinghouse immediately.  Please 

refer to the project‟s ten-digit State Clearinghouse number in future correspondence so that we 

may respond promptly. 

 

Please note that Section 21104(c) of the California Public Resources Code states that: 

 

 „A responsible or other public agency shall only make substantive comments 

regarding those activities involved in a project which are within an area of 

expertise of the agency or which are required to be carried out or approved by 

the agency.  Those comments shall be supported by specific documentation.‟ 

 

 These comments are forwarded for use in preparing your final environmental document.  Should 

you need more information or clarification of the enclosed comments, we recommend that you 

contact the commenting agency directly. 

 

 This letter acknowledges that you have complied with the State Clearinghouse review 

requirements for draft environmental documents, pursuant to the California Environmental 

Quality Act.  Please contact the State Clearinghouse at (916) 445-0613 if you have any 

questions regarding the environmental review process.” 

 

Response 9A:  Comment that the Golden Gate Theater Re-Use project has complied with the 

State Clearinghouse review requirements for environmental documents, pursuant to the 

California Environmental is noted.  No response necessary.    
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Commenter No. 10: Los Angeles Conservancy, 523 West Sixth Street, Suite 826, Los 

Angeles, CA 90014; Mike Buhler, Director of Advocacy; Letter Dated: May 27, 2009 

 

Comment No. 10A: “Per the Regional Planning Commission‟s request at its May 13, 2009 

hearing, please find below images showing representative examples of single-screen movie 

theaters adaptively reused for retail.  Because each reuse project is different and some are 

outside the United States, we cannot say with certainty that these all meet the Secretary of the 

Interior‟s Standards.  However, these examples illustrate sensitive ways in which the character of 

the historic theaters can be retained.” 

 

Response 10A:  This comment provides images showing representative examples of single-

screen movie theaters adaptively reused for retail. This comment is acknowledged for the record 

and will be forwarded to the County of Los Angeles Regional Planning Commission for their 

review and consideration.  

 

Comment No. 10B: “Although we are unable to obtain interior photographs of the Fox Theater in 

Studio City, it is a relevant local example that has been converted into a bookstore while leaving 

historic theater elements exposed.  Also of interest may be the Fox Theater (also known as the 

Iris) in Hollywood that is undergoing renovation into a lounge/supper club use.  A reversible rake 

is being proposed to level the auditorium floor.  The finished floor of the Golden Gate Theater has 

not been called out as a character-defining element, but the sloped rake certainly is an important 

element of its original use as a theater and should be retained.  A reversible method to level the 

floor for retail use such as proposed at the Fox Theater in Hollywood would therefore be more 

sensitive and more likely to meet the Secretary of the Interior‟s Standards.” 

 

Response 10B: The example photographs of historic theaters that have been renovated to other 

uses such as the Varsity Theater in Palo Alto (Bookstore); Runnymede Theater in Toronto, 

Ontario, Canada (Bookstore); Rivoli Theater in Berkeley, CA (Retail Store); El Ateno Theater in 

Buenos Aires, Argentina (Bookstore); and Fox Theater in Studio City, CA (Bookstore) depict what 

is believed to be renovated architecturally significant interior walls, ceilings and other interior 

ornamentation. Refer to Responses to Comment 6G for discussion of the modified project design, 

including the proposed improvements associated with the existing raked floor. This comment is 

acknowledged for the record and will be forwarded to the County of Los Angeles Regional 

Planning Commission for their review and consideration.  
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Commenter No. 11: County of Los Angeles Fire Department; 1320 North Eastern Avenue, 

Los Angeles, CA 90063; Frank Vidales, Acting Chief, Forestry Division, Prevention 

Services Bureau; Letter Dated: June 3, 2009 

 

Comment No. 11A: “The has been reviewed by the Planning Division, Land Development Unit, 

Forestry Division, and Health Hazardous Materials Division of the County of Los Angeles Fire 

Department.  The following are their comments: 

 

 PLANNING DIVISION: 

  

1. We have no comments at this time.  

 

 LAND DEVELOPMENT UNIT: 

 

1. The Fire Prevention Division, Land Development Unit has no additional comments 

regarding this project.  The conditions that were addressed in our letter, dated 9/7/06 

located in Appendix B of the Environmental Impact Report, have not been changed 

at this time. 

 

FORESTY DIVISION – OTHER ENVIRONMENTAL CONCERNS: 

 

1. The statutory responsibilities of the County of Los Angeles File Department, Forestry 

Division include erosion control, watershed management, rare and endangered 

species, vegetation, fuel modification for Very High Fire Hazard Severity Zones or 

Fire Zone 4, archeological and cultural resources, and the County Oak Tree 

Ordinance. 

 

HEALTH HAZARDOUS MATERIALS DIVISION: 

 

1. We have no comments at this time. “ 

 

Response 11A:  This comment states that the Draft EIR has been reviewed by the Planning 

Division, Land Development Unit, and Health Hazardous Materials Division of the County of Los 

Angeles Fire Department and that they have no comments at this time.  This comment also states 

that the Draft EIR has been reviewed by the Forestry Division of the County of Los Angeles Fire 

Department, explains their statutory responsibilities, and states that their comments have been 

addressed.  This comment is acknowledged for the record and will be forwarded to the County of 

Los Angeles Regional Planning Commission for their review and consideration. 
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Commenter No. 12: Steven Acevedo, President; Letter Dated: April 24, 2009 

 

Comment No. 12A: “I understand that the property owner is proposing an adaptive reuse project 

that will include a possible pharmacy and restaurant use at this location.  Please accept the 

following as a letter of support for the proposed uses.” 

 

Response 12A: The comment expresses support for the proposed project. This comment is 

acknowledged for the record and will be forwarded to the County of Los Angeles Regional 

Planning Commission for their review and consideration. 

 

Comment No. 12B: “This building is an important landmark that has been neglected for far too 

long.  It is imperative that this site be redeveloped to avoid further decay.  The proposed uses are 

complimentary to the residential neighborhood and local business district and will provide 

necessary services.  The property owner has been working on this project since 2002 and has 

diligently provided all the necessary research to support the proposed reuse.” 

 

Response 12B:  This comment identifies the historical significance of the Golden Gate Theater. 

This comment is consistent with the information found in Section 3.2, Cultural Resources, of the 

Draft EIR. Furthermore, refer to Sections II, Description of Modified Project Design, and Section 

III, Corrections and Additions (pages III-4 to III-14) to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L). Also 

refer to Section 2.3 of the Draft EIR for discussion of the project objectives and Response to 

Comment 3A also includes a discussion of the proposed project‟s positive contributions to the 

local East Los Angeles Community.  

 

The comment expresses support for the proposed project. This comment is acknowledged for the 

record and will be forwarded to the County of Los Angeles Regional Planning Commission for 

their review and consideration. 

 

Comment No. 12C: “In a letter dated May 31, 2006 prepared by the Los Angeles Conservancy in 

response to the Notice of Preparation for the Environmental Impact Report addressing the 

Golden Gate Theatre Reuse Project, the letter states the following: 

 

“The Draft EIR should evaluate a second alternative that would avoid cultural resources impacts 

by meeting the Secretary of Interior‟s Standards.  This second alternative should study the reuse 

of the theater for another, non-drugstore use, preferably for active, community-oriented 

entertainment uses.  This alternative need not specifically propose a single-screen movie theater 

– its historic use – but should evaluate the feasibility of another entertainment option that could 

include live theater, restaurant or club use, or use as an assembly space for religious 

congregations.”        

 

The proposed alternatives identified by the conservancy would impact the quality of life of the 

surrounding residential neighborhood, adjacent charter school and businesses.  They would 

require substantial parking, possible on-site alcohol consumption and extended hours of 

operation. Therefore, the proposed pharmacy and restaurant use would be less disruptive use to 

the community in which it is located.” 
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Response 12C: Refer to Responses to Comments 6K, 6L, and 6M for discussion of the project 

alternatives discussed in the Draft EIR as well as Section 4.0 of the Draft EIR and Section III-

Corrections and Additions (pages III-16 to III-18) of the Final EIR.  

 

This comment is acknowledged for the record and will be forwarded to the County of Los Angeles 

Regional Planning Commission for their review and consideration. 
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Commenter No. 13: Greater East Los Angeles Chamber of Commerce; Louis Herrera, 

President; Letter Dated: May 4, 2009 

 

Comment No. 13A: “I understand that the property owner is proposing to renovate the former 

Golden Gate Theatre that will include a possible retail pharmacy and restaurant use at this 

location.  On behalf of the Greater East Los Angeles Chamber of Commerce, we support the 

proposed project.”   

 

Response 13A: The comment expresses support for the proposed project. This comment is 

acknowledged for the record and will be forwarded to the County of Los Angeles Regional 

Planning Commission for their review and consideration. 

 

Comment No. 13B: “This building is an important landmark that has been neglected for far too 

long.  It is imperative that this site be redeveloped to avoid further decay.  The proposed uses are 

complimentary to the residential neighborhood and local business district and will provide 

necessary services.  The property owner has been working on this project since 2002 and has 

diligently provided all the necessary research to support the proposed reuse. 

 

East Los Angeles is a great community but has difficulty attracting national tenants.  The chamber 

has been working hard for several years to bring new businesses into the area; this retail 

development is viable and important to East Los Angeles. 

 

Therefore, the proposed retail pharmacy and restaurant use as well as renovating the 

deteriorating building would be a great improvement to the community.”   

 

Response 13B: This comment identifies the historical significance of the Golden Gate Theater. 

This comment is consistent with the information found in Section 3.2, Cultural Resources, of the 

Draft EIR. Furthermore, refer to Sections II, Description of Modified Project Design, and Section 

III, Corrections and Additions (pages III-4 to III-14) to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L). Also 

refer to Section 2.3 of the Draft EIR for discussion of the project objectives and Response to 

Comment 3A also includes a discussion of the proposed project‟s positive contributions to the 

local East Los Angeles Community.  

 

The comment expresses support for the project. This comment is acknowledged for the record 

and will be forwarded to the County of Los Angeles Regional Planning Commission for their 

review and consideration. 

 

Comment No. 14A: A form letter signed by 148 individuals which states:  “I support the proposed 

Golden Gate Theater reuse. The project proposes to renovate and preserve the existing vacant 

theater building (built in 1927) for occupancy of a retail pharmacy with drive thru and possibly 

renovate and re-open the Jim‟s Burgers building with another restaurant or retail use.” 

 

Response 14A: The comment expresses support for the project. This comment is acknowledged 

for the record and will be forwarded to the County of Los Angeles Regional Planning Commission 

for their review and consideration. 
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VI. RESPONSES TO ORAL TESTIMONY 
 
 

Section VI of the Final EIR contains a summary of oral testimony received during the May 13, 

2009, October 28, 2009, and November 4, 2009, public hearings before the Los Angeles County 

Regional Planning Commission and Responses to Comments.  

 
ORAL TESTIMONY (May 13, 2009 Public Hearing) 
 

 Commenter No. 15: David Mercer, Adjacent Property Owner. Stated that there is 

nothing supporting the request for the sale of alcohol, which is the primary entitlement.  

Mr. Mercer feels it premature for staff to make a decision as he feels there is insufficient 

interior space to meet the required zoning standards.  Staff has failed to identify a liquor 

store across the street from the project site and the application has failed to qualify the 

public convenience and necessity of the proposed use. 

 

Response. Refer to Responses to Comment 1A, 3A, 4A, 4B, 4F, 4G, 4J and 4K for 

discussion of the conditional use permit application for the off-site sale of alcoholic 

beverages in conjunction with the proposed retail pharmacy that is currently being 

reviewed by the Los Angeles County Regional Planning Commission as part of the public 

hearing process.  The Applicant’s Conditional Use Permit Burden of Proof and Alcoholic 

Beverage Sales Burden of Proof forms, as modified with additional pages, are on file at 

the Los Angeles County Department of Regional Planning.  Additionally, refer to 

Response to Comment 2C for discussion of the proposed tenant’s standard operating 

procedures and the conditions of approval for the conditional use permit for the off-site 

sale of alcoholic beverages which will ensure that the surrounding area and individuals in 

the surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Also refer to Response to Comment 3A for a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community.  Also refer to Response to Comment 4A-4Q for responses to David Mercer’s 

comment letter.   

 

 Commenter No. 16:    Mark Martinez, Resident of East Los Angeles.  States that he is 

a resident who lives adjacent to the project site and is opposed to changing the use of the 

building as it should be re-used as a theater.  

 

 Response. Refer to Responses to Comment 7H and 7I for discussion regarding the 

infeasibility of the Theater Re-use alternative.   

 

 Commenter No. 17:  Ricardo Lopez, Resident of East Los Angeles (lives in close 

proximity to the project site on Woods Avenue).  Stated a general concern about the 

sale of alcohol.  He opined that that the sale of alcohol could have environmental impacts 

on the community.  He stated that there were enough liquor stores in the area and that 
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the proposed project is a glorified liquor store.  He stated that the applicant needs to take 

into account how best to serve the community.  He suggested that there was a group that 

wants to restore the Vega Building and opined that rebuilding.  

 

 Response. Refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K for 

discussion of the conditional use permit application for the off-site sale of alcoholic 

beverages in conjunction with the proposed retail pharmacy that is currently being 

reviewed by the Los Angeles County Regional Planning Commission as part of the public 

hearing process.  The Applicant’s Conditional Use Permit Burden of Proof and Alcoholic 

Beverage Sales Burden of Proof forms, as modified with additional pages, are on file at 

the Los Angeles County Department of Regional Planning.  Additionally, refer to 

Response to Comment 2C for discussion of the proposed tenant’s standard operating 

procedures and the conditions of approval for the conditional use permit for the off-site 

sale of alcoholic beverages which will ensure that the surrounding area and individuals in 

the surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Also refer to Response to Comment 3A for a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community. 

 

 Commenter No. 18:  Fred Leeds, Property Owner of adjacent property.  Mr. Leeds 

stated that he is against the “destruction” of a national historic monument and the sale of 

alcohol in close proximity to a high school.  He also expressed concern as to whether or 

not the EIR addresses the nearby school. He stated that the proposed parking is 

inadequate and does not comply with Title 22 (County of Los Angeles Zoning Code) and 

the overall East Los Angeles community would better benefit for the preservation of the 

existing theater.  

 

Response. Refer to Sections II, Description of Modified Project Design, and III, 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report 

and the Historical Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 

7D, and 7E for discussion of the modified project design, the project’s  conformance with 

the Secretary of the Interior’s Standards, and  whether the project constitutes material 

impairment of an historical resource.  Refer to Responses to Comments 7D, 7E, 7F and 

7G and Section VII, Mitigation Monitoring Program, of this Final EIR, for discussion 

regarding the historic resources mitigation measures.  With the modified project design, 

adaptation to a retail pharmacy use is reversible to the extent that the building can be 

converted back into a working theater.   

 

Refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K for discussion of the 

conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy that is currently being reviewed by the Los 

Angeles County Regional Planning Commission as part of the public hearing process.  

The burden of proof for the conditional use permit requires findings that the surrounding 

area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the 
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surrounding area, and that there is a public convenience or necessity for the proposed 

retail pharmacy selling alcoholic beverages for off-site consumption.  The County will 

condition the conditional use permit for the off-site sale of alcoholic beverages with 

conditions of approval to ensure that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Response to Comment 3A also includes a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community.  Refer to Responses to Comment 2B, 4B, 4D, and 4J regarding the project’s 

adjacency to the Media Arts and Entertainment Design Academy High School.  The 

proposed retail pharmacy is buffered in relation to residential neighborhoods in the 

surrounding area and the Media Arts and Entertainment Design Academy High School 

located west of the project site.  The proposed entrance is along Whittier Boulevard, a 

commercial corridor, and does not face the Media Arts and Entertainment Design 

Academy. 

 

Refer to Responses to Comment 6M and 4C for discussion regarding the proposed 

project’s compliance with the Los Angeles County Code parking requirements.   

 

 Commenter No. 19:  Min (last name indecipherable), Business Owner.  Expressed 

concern regarding the adjacent school and student access to the proposed drug store 

use.  Stated that the placement of security guards for on-site surveillance is not sufficient 

security; would prefer that the existing exterior of the building be preserved; and is 

concerned that the proposed site design does not suffice to preserve the building’s 

interior space.  

 

 Response. Refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K for 

discussion of the conditional use permit application for the off-site sale of alcoholic 

beverages in conjunction with the proposed retail pharmacy that is currently being 

reviewed by the Los Angeles County Regional Planning Commission as part of the public 

hearing process.  The burden of proof for the conditional use permit requires findings that 

the surrounding area and individuals in the surrounding area will not be adversely 

affected, that the project will not be a material detriment to the surrounding area and 

individuals in the surrounding area, and that there is a public convenience or necessity 

for the proposed retail pharmacy selling alcoholic beverages for off-site consumption.  

The County will condition the conditional use permit for the off-site sale of alcoholic 

beverages with conditions of approval to ensure that the surrounding area and individuals 

in the surrounding area will not be adversely affected, that the project will not be a 

material detriment to the surrounding area and individuals in the surrounding area, and to 

promote public health, safety, and general welfare.  Response to Comment 3A also 

includes a discussion of the proposed project’s positive contributions to the local East Los 

Angeles Community.  Refer to Responses to Comment 2B, 4B, 4D, and 4J regarding the 

project’s adjacency to the Media Arts and Entertainment Design Academy High School. 

The proposed retail pharmacy is buffered in relation to the Media Arts and Entertainment 

Design Academy High School located west of the project site.  The proposed entrance is 



Section VI. Responses to Oral Testimony 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
VI-4 

along Whittier Boulevard, a commercial corridor, and does not face the residential 

neighborhoods or the Media Arts and Entertainment Design Academy.. 

 

Refer to Sections II, Description of Modified Project Design, and III, Corrections and 

Additions to the Final EIR; the Historical Conformance Review Report and the Historical 

Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 7D, and 7E for 

discussion of the modified project design, the project’s  conformance with the Secretary 

of the Interior’s Standards, and  whether the project constitutes material impairment of an 

historical resource.  Refer to Responses to Comments 7D, 7E, 7F, and 7G and Section 

VII, Mitigation Monitoring Program, of this Final EIR, for discussion regarding the historic 

resources mitigation measures.  With the modified project design, adaptation to a retail 

pharmacy use is reversible to the extent that the building can be converted back into a 

working theater.   

 

 Commenter No. 20:   Flora Chou, Representative for the Los Angeles Conservancy.  

Appreciates the applicant’s commitment to leave the building standing yet has concerns 

about the preservation of the interior space and feels that the proposed interior 

improvements jeopardize the historical character of the building.  Ms. Chou requested 

that the applicant provide detailed information as to why the interior space needs to be so 

“radically altered” and opined that the EIR should address the tenants required 

improvements.   

 

Response. Refer to Section II, Description of Revised Project Design, of this Final EIR 

for discussion regarding the Applicant’s dialogue with the Los Angeles Conservancy 

since May 2009.  The modified project design is based on the tenants needs to 

adequately operate the pharmacy use based on their national prototypical store interior 

layout that requires the cashiers to be arranged in a certain manner at the entrance to the 

building, aisle width and shelving requirements, pharmacy location, restrooms, cold 

storage freezers, storage and receivable goods to name a few. Additionally, the proposed 

interior modifications are required for adequate lines of sight throughout the store for 

safety and security. Also, refer to Sections II, Description of Modified Project Design, and 

Section III, Corrections and Additions to the Final EIR; the Historical Conformance 

Review Report (Appendix K) and the Historical Resources Impacts Report (Appendix L); 

and Responses to Comment 6B, 6C, 6G, 7D, and 7E, for discussion of the modified 

project design, the project’s  conformance with the Secretary of the Interior’s Standards, 

and whether the project constitutes material impairment of an historical resources. The 

modified project design presents a project that is reversible, meaning the building could 

be converted back into theater use in the future, without loss of the qualities that make 

the property significant. This does not imply that all original historic fabric will be retained, 

but that elements essential to theater function, such as the balcony and high-volume 

auditorium space, will remain.   

 

 Commenter No. 21:  Roberto Loza, Save East LA Golden Gate Theater Committee.  

Mr. Loza expressed that the East LA community would best benefit if the building were 

reoccupied as a cultural arts space or a restored theater use.  He stated that he is 

against the proposed pharmacy use and does not support the sale of alcohol. 
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 Response.  Refer to Responses to Comment 7H and 7I for discussion regarding the 

infeasibility of the Theater Re-use alternative. The comment regarding opposition to the 

proposed pharmacy use and alcohol sales is acknowledged and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration.  

 

 Commenter No. 22:  John Santillan, Vice President, East LA Chamber of 

Commerce.  He stated that he is opposed to any alterations to the building façade and is 

also in opposition of alcohol sales in conjunction with a pharmacy.  

 

Response. Refer to Response to Comments 7E for discussion regarding modified 

project design’s preservation of the exterior façade of the Golden Gate Theater building.  

Also refer to Section II, Description of the Revised Project Design for a complete 

assessment of the proposed preservation efforts for the exterior of the building. The 

comment regarding alcohol sales in conjunction with a pharmacy is acknowledged for the 

record and will be forwarded to the County of Los Angeles Regional Planning 

Commission for their review and consideration.  Also refer to Responses to Comment 3A, 

4A, 4B, 4F, 4G, 4J and 4K for discussion of the conditional use permit application for the 

off-site sale of alcoholic beverages in conjunction with the proposed retail pharmacy that 

is currently being reviewed by the Los Angeles County Regional Planning Commission as 

part of the public hearing process.  The burden of proof for the conditional use permit 

requires findings that the surrounding area and individuals in the surrounding area will not 

be adversely affected, that the project will not be a material detriment to the surrounding 

area and individuals in the surrounding area, and that there is a public convenience or 

necessity for the proposed retail pharmacy selling alcoholic beverages for off-site 

consumption.  The County will condition the conditional use permit for the off-site sale of 

alcoholic beverages with conditions of approval to ensure that the surrounding area and 

individuals in the surrounding area will not be adversely affected, that the project will not 

be a material detriment to the surrounding area and individuals in the surrounding area, 

and to promote public health, safety, and general welfare.  Response to Comment 3A 

also includes a discussion of the proposed project’s positive contributions to the local 

East Los Angeles Community.   

 

 Commenter No. 23:  Jesus Hermosillo, Community Association of United Tenants.  

Mr. Hermosillo stated that he cannot fathom an East LA without a community arts center 

and would prefer that the building be restored to serve as an anchor to the arts district.  

He also stated that he is not in support of another pharmacy in the area and opposes the 

sale of alcohol.   

 

Response. This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration.    

Also refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K for discussion of the 

conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy that is currently being reviewed by the Los 

Angeles County Regional Planning Commission as part of the public hearing process.  

The burden of proof for the conditional use permit requires findings that the surrounding 



Section VI. Responses to Oral Testimony 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
VI-6 

area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the 

surrounding area, and that there is a public convenience or necessity for the proposed 

retail pharmacy selling alcoholic beverages for off-site consumption.  The County will 

condition the conditional use permit for the off-site sale of alcoholic beverages with 

conditions of approval to ensure that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Response to Comment 3A also includes a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community.   

 

 Commenter No. 24:  Lucy Delgado, Mothers of East Los Angeles.  Ms. Delgado 

discussed the background history of the Golden Gate Theater and stated that she does 

not believe that the applicant will comply with the state historical code to preserve the 

historical character of the theater.  She requested that the original marquee be returned 

to the building and is in opposition of the proposed alcohol sales.  

 

Response. Refer to Sections II, Description of Modified Project Design, and III, 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report 

(Appendix K) and the Historical Resources Impacts Report (Appendix L); and Responses 

to Comment 6B, 6C, 6G, 7D, and 7E, for discussion of the modified project design, the 

project’s  conformance with the Secretary of the Interior’s Standards, and whether the 

project constitutes material impairment of an historical resource.  With the modified 

project design, adaptation to a retail pharmacy use is reversible to the extent that the 

theater building can be converted back into a theater.  Also refer to Section VII, Mitigation 

Monitoring Program, of this FEIR which outlines the mitigation measures and specifies 

the responsible party and timing for implementation of each mitigation measure for the 

Project. Refer to Response to Comments 7F, and Sections II, Description of Modified 

Project Design, and III, Corrections and Additions to the Final EIR, and EIR Technical 

Appendices K, Historical Conformance Review Report by Chattel Architecture Planning & 

Preservation, Inc. (January 27, 2010) for discussion regarding signage for the building. 

Additionally, substantial research has not revealed any drawings or detailed photographs 

of what the original marquee may have been like. Nonetheless, the Applicant is 

proposing several wall signs that are to be located on the north, east, south and west 

elevations. Treatment of signage appears to conform to Standard 2 of the Secretary of 

Interior’s Standards for Rehabilitation of Historic Properties.  

 

Also refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K  for discussion of the 

conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy that is currently being reviewed by the Los 

Angeles County Regional Planning Commission as part of the public hearing process.  

The burden of proof for the conditional use permit requires findings that the surrounding 

area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the 

surrounding area, and that there is a public convenience or necessity for the proposed 
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retail pharmacy selling alcoholic beverages for off-site consumption.  The County will 

condition the conditional use permit for the off-site sale of alcoholic beverages with 

conditions of approval to ensure that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Response to Comment 3A also includes a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community.   

 

 Commenter No. 25:  Eddie Torres, Resident of East Los Angeles, Former President 

of the East LA Chamber of Commerce. Mr. Torres is opposed to the proposed project 

as he does not believe that it is the best example of an adaptive re-use. 

 

Response. This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration. 

 

 Commenter No. 26:  Mr. Cumacho, Executive Director, Whittier Boulevard Merchant 

Association. Mr. Cumacho stated that his organization represents Whittier shopping 

district, which primarily focus is to assist current businesses through business retention 

programs. He further stated that they would have liked to see a theater, but received no 

positive feedback for a theater re-use from the agencies they spoke with. His 

organization believes that the rehabilitation and re-use of the building will be good for the 

community and Whittier Boulevard for increased revenues and beautification 

 

Response. This comment expresses support of the project, and is acknowledged for the 

record and will be forwarded to the County of Los Angeles Regional Planning 

Commission for their review and consideration. 

 

 Commenter No. 27:  Louis Hererra, President of Greater East Los Angeles 

Chamber of Commerce. Mr. Hererra gave his background in business and stated that a 

lot of discussion has occurred regarding the building over the past 20 years, but nothing 

was ever done until the Applicant purchased the site. He stated that he feels strongly the 

Applicant is leading and helping the area attract other businesses.  

 

Response. This comment expresses support of the project, and is acknowledged for the 

record and will be forwarded to the County of Los Angeles Regional Planning 

Commission for their review and consideration. 

 

 Commenter No. 28:  Mike Buhler, Director of Advocacy, Los Angeles Conservancy, 

523 West Sixth Street, Suite 826, Los Angeles, CA 90014. Mr. Buhler noted the limits 

of CEQA to impose any particular use.  He further stated the importance that theater be 

given every opportunity through EIR to evaluate more sensitive alternative that will retain 

its historic integrity and eligibility for listing in the national register.  He conveyed that the 

most important features are the interior features that are now under the current, design at 

least, proposed for removal/concealment.  Mr. Buhler acknowledged the recent dialogue 

with the Applicant to discuss their concerns and they remain committed to maintaining 
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that dialogue.  He expressed concerns to examine alternatives that comply with 

Secretary of Interior Standards for rehabilitation but would like priority to be that the 

building be re-used as a theater. Mr. Buhler requested that the Commission impose a 

condition that no alteration to theater take place until a tenant has been secured.  He 

further requested that CVS be part of the on-going dialogue and that the programmatic 

specification of CVS be included in the EIR  so as to allow the Conservancy and others to 

think of creative alternative that would avoid any permanent damage to the theater. 

 

Response. Refer to Sections II, Description of Modified Project Design, and III, 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report 

and the Historical Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 

7D, and 7E for discussion of the modified project design, the project’s  conformance with 

the Secretary of the Interior’s Standards, and whether the project constitutes material 

impairment of an historical resource.  Refer to Responses to Comments 7D, 7E, 7F, and 

7G and Section VII, Mitigation Monitoring Program, of this Final EIR, for discussion 

regarding the historic resources mitigation measures.  The final treatment and restoration 

efforts are still under consideration, and must be approved by the Los Angeles County 

Historical Landmarks and Records Commission as required by Mitigation Measures 

3.2.2. Additionally, Mitigation Measure 3.2.8 prohibits any alterations to the Golden Gate 

Theater building (interior or exterior) until a tenant has signed a lease.  

 

ORAL TESTIMONY (October 28, 2009 Public Hearing)  

 

 Commenter No. 29:  Mike Buhler, Los Angeles Conservancy.  It has been helpful to 

have Robert Chattel on board.  The Los Angeles Conservancy had concerns with the 

originally proposed plan.  There has been a good faith dialogue among the Los Angeles 

Conservancy, the Applicant, Chattel Architecture, and the Los Angeles County 

Department of Regional Planning to develop the modified plan.  Improvements to the 

project with the modified plan include: the balcony is retained, the prosciemum arch and 

some walls and ceiling are exposed, and the racking plan.  Unresolved issues include 

wall and ceiling exposure, which should be exposed to the greatest extent possible; the 

treatment of the ceiling and walls in the final design; exposing the balcony; and 

incorporating the concession shell into the retail design.  The Conservancy is happy that 

with the modified plan, the adaptation to retail use is reversible and the building can be 

converted back into a working Theater.   

  

Response.  Refer to Sections II, Description of Modified Project Design, and III, 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report 

and the Historical Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 

7D, and 7E for discussion of the modified project design, the project’s  conformance with 

the Secretary of the Interior’s Standards, and whether the project constitutes material 

impairment of an historical resource.  Refer to Responses to Comments 7D, 7E, 7F, and 

7G and Section VII, Mitigation Monitoring Program, of this Final EIR, for discussion 

regarding the historic resources mitigation measures.  With the modified project design, 

portions of the walls and ceilings will be exposed and the exposure of parts of the 

balcony is still being explored. The final treatment and restoration efforts are still under 
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consideration, and must be approved by the Los Angeles County Historical Landmarks 

and Records Commission as required by Mitigation Measures 3.2.2. However, at this 

time the concession shell feature will be removed, crated and stored on-site on the 

second floor or in some other suitable location within the confines of the building.  Based 

on the modified plan for a retail pharmacy, the improvements will remain reversible to the 

extent that the building can be converted back into a working theater.     

 

 Commenter No. 30:   Terry Griffin, Mothers of East Los Angeles.  Opposes project 

because the proposed tenant proposes to sell alcohol.  Discussed a plan by Barrio 

Planners to rebuild the Vega Building.  

  

Response.  This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration.   

Also refer to Responses to Comment  3A, 4A, 4B, 4F, 4G, 4J and 4K  for discussion of 

the conditional use permit application for the off-site sale of alcoholic beverages in 

conjunction with the proposed retail pharmacy that is currently being reviewed by the Los 

Angeles County Regional Planning Commission as part of the public hearing process.  

The burden of proof for the conditional use permit requires findings that the surrounding 

area and individuals in the surrounding area will not be adversely affected, that the 

project will not be a material detriment to the surrounding area and individuals in the 

surrounding area, and that there is a public convenience or necessity for the proposed 

retail pharmacy selling alcoholic beverages for off-site consumption.  The County will 

condition the conditional use permit for the off-site sale of alcoholic beverages with 

conditions of approval to ensure that the surrounding area and individuals in the 

surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 

public health, safety, and general welfare.  Response to Comment 3A also includes a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community.    

 

 Commenter No. 31:  David Mercer, Adjacent property owner.  Noted previous written 

comments and oral testimony, and described his background doing adaptive reuse 

projects in Pasadena.  Acknowledged that the revised project design has “come a long 

way” since the originally proposed plan, but that the revised project design falls short of  

what the community deserves, which is a design that is as close to the original design as 

possible.  Expressed opinion that the project is a bad example of adaptive resuse.  

  

Response.  Refer to Response to Comment 4A-4Q for responses to David Mercer’s 

comment letter.  This comment notes Mr. Mercer’s background and his belief that the 

revised project design should be as close to the original design as possible and that the 

project is a bad example of adaptive reuse.  This comment is acknowledged for the 

record and will be forwarded to the County of Los Angeles Regional Planning 

Commission for their review and consideration.   

 

 Commenter No. 32:   Hilson Wright, Los Angeles League of Historic Theaters 

Association.  Stated his background and noted his involvement starting in 1988 to study 
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the feasibility of the reusing the Golden Gate Theater as a performance arts studio. 

Commented that the need for a performance arts studio still exists; however, given the 

deterioration of the Golden Gate Theater Building and that the proposed adaptive reuse 

is reversible, the project may be the best solution now as long as it meets the Secretary 

of the Interior’s Standards.  Stated his appreciation for the Los Angeles Conservancy’s 

efforts.  Added that the project balances the community’s needs with the Applicant’s 

needs, and the project will not allow the Golden Gate Theater Building to deteriorate 

further.  Commented that there are "hundreds" of examples of theaters that have been 

adaptively reused and then brought back to life.  

  

Response.  This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration.  

Refer to Sections II, Description of Modified Project Design, and III, Corrections and 

Additions to the Final EIR; the Historical Conformance Review Report and the Historical 

Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 7D, and 7E for 

discussion of the modified project design, the project’s  conformance with the Secretary 

of the Interior’s Standards, and whether the project constitutes material impairment of an 

historical resource.  Refer to Responses to Comments 7D, 7E, 7F, and 7G and Section 

VII, Mitigation Monitoring Program, of this Final EIR, for discussion regarding the historic 

resources mitigation measures.  With the modified project design, adaptation to a retail 

pharmacy use is reversible and the building can be converted back into a working 

theater.     

 

 Commenter No. 33:   Ray Abboud, Whittier Boulevard Merchants Association.  

Supports the project.  Stated that the project meets the Whittier Boulevard Merchants 

Association’s goals to deal with public safety, challenges with vacancy, and 

unemployment, and to eliminate blight.    

 

Response.  The comment expresses support for the proposed project.  Also refer to 

Response to Comment 3A for discussion of the proposed project’s positive contributions 

to the local East Los Angeles Community.  This comment is acknowledged for the record 

and will be forwarded to the County of Los Angeles Regional Planning Commission for 

their review and consideration. 

 

 Commenter No. 34:  Keith Coffman, Landmark Retail Group, CVS Pharmacy 

Representative.  Supports the project.  Stated that he was available to answer any 

questions regarding the proposed CVS operations.   

 

Response.  This comment is acknowledged for the record and will be forwarded to the 

County of Los Angeles Regional Planning Commission for their review and consideration. 

 

ORAL TESTIMONY (November 4, 2009 Public Hearing)  
 

 Commenter No. 35:  Lucy Delgado, Member, Mothers of East Los Angeles.  Asked 

that the Los Angeles County Regional Planning Commission not be lenient with the 

applicant when it comes to historic preservation.  Requested that the Los Angeles County 

Cultural Heritage Commission should review the plans prepared by Chattel Architecture.  
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She is working with a group in East Los Angeles which is working with Mr. Chattel on 

historic preservation of another building in East Los Angeles and wants to make sure that 

the same amount of attention given to the other project site is also given to the Golden 

Gate Theater.  Stated general concern that not enough attention has been given to the 

preservation of historic fabric and overall preservation of the building.  

 
Response. Refer to Sections II, Description of Modified Project Design, and III, 

Corrections and Additions to the Final EIR; the Historical Conformance Review Report 

and the Historical Resources Impacts Report; and Responses to Comment 6B, 6C, 6G, 

7D, and 7E for discussion of the modified project design, the project’s  conformance with 

the Secretary of the Interior’s Standards, and whether the project constitutes material 

impairment of an historical resource.  Refer to Responses to Comments 7D, 7E, 7F, and 

7G and Section VII, Mitigation Monitoring Program, of this Final EIR, for discussion 

regarding the historic resources mitigation measures.  Mitigation Measure 3.2.1 requires 

that prior to the issuance of a building permit and to the satisfaction of the Los Angeles 

County Department of Regional Planning, the project developer shall retain a qualified 

professional architectural historian to advise on the rehabilitation of the Golden Gate 

Theater Building.  Mitigation Measure 3.2.2 provides that the Los Angeles County 

Historical Landmarks and Records Commission shall review and approve the design 

development  plans for consistency of the maintenance, repair, stabilization, restoration, 

preservation, and conservation of the exterior and certain elements of the interior of the 

Golden Gate Theater Building as noted in Mitigation Measure 3.2.1 with the Secretary of 

the Interior’s Standards.  With the modified project design, adaptation to a retail 

pharmacy use is reversible and the building can be converted back into a working 

theater.   

 
 Commenter No. 36:  Ricardo Lopez, Resident of East Los Angeles (lives in close 

proximity to the project site on Woods Avenue).  Reiterated previous comments from 

the October 28, 2009 public hearing which include: general concern about the sale of 

alcohol.  Stated that that the sale of alcohol could have environmental impacts on the 

community.  Stated that there were enough liquor stores in the area and that the 

proposed project is a glorified liquor store.  Stated that the applicant needs to take into 

account how best to serve the community.  Suggested that there was a group that wants 

to restore the Vega Building.   

 

Response. Refer to Responses to Comment 3A, 4A, 4B, 4F, 4G, 4J and 4K   for 

discussion of the conditional use permit application for the off-site sale of alcoholic 

beverages in conjunction with the proposed retail pharmacy that is currently being 

reviewed by the Los Angeles County Regional Planning Commission as part of the public 

hearing process.  The Applicant’s Conditional Use Permit Burden of Proof and Alcoholic 

Beverage Sales Burden of Proof forms, as modified with additional pages, are on file at 

the Los Angeles County Department of Regional Planning.  Additionally, refer to 

Response to Comment 2C for discussion of the proposed tenant’s standard operating 

procedures and the conditions of approval for the conditional use permit for the off-site 

sale of alcoholic beverages which will ensure that the surrounding area and individuals in 

the surrounding area will not be adversely affected, that the project will not be a material 

detriment to the surrounding area and individuals in the surrounding area, and to promote 
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public health, safety, and general welfare.  Also refer to Response to Comment 3A for a 

discussion of the proposed project’s positive contributions to the local East Los Angeles 

Community. Refer to Response to Comments 6J and 7I for discussion regarding the 

project alternatives.  

 

 37.  Additional Comments:  The following two additional comments were raised 
during the public hearing:  

 
Comment 1: The Golden Gate should be revised as a community cultural arts space.  
 

Response No. 1: Section 4.0, Alternatives, of the Draft EIR discusses Project 

Alternatives.  The Applicant evaluated a number of project alternatives to identify ways to 

mitigate and /or avoid significant environmental impacts associated with the proposed 

Project. For practical reasons however, not every alternative was analyzed and many 

were deemed infeasible, and thus dismissed from consideration.  A community cultural 

arts space alternative was not considered due to the fact that the subject property is 

currently owned by the Applicant thus; the project proponent has no financial burden 

relative to seeking approval of a community cultural center use for the project. The 

applicant has privately purchased the property which is in a commercial zone, and he is 

seeking approval of a use permitted under the prescribed zoning. Therefore, the 

applicant has the right to request approval of the proposed project without consideration 

of any other use from persons that do not have legal rights to the property. Additionally, 

CEQA does not require a discussion of every possible alternative.  

 

 Comment No. 2: Creating the possibility of having public access to tours of the 
architectural elements within the building.  
 

Response No. 2:  The project is proposed to be operated by a private retail pharmacy 

with business hours and operating procedures established by the corporate entity. The 

proposed tenant policies restrict unauthorized personnel (i.e. customers, patrons, etc.) 

from certain areas within the store. The policies are employed to ensure the safety and 

security of the merchandise, administrative functions employees and patrons. To allow 

for individuals to freely roam or to arrange for guided tours to all parts of the store would 

compromise the safety and security of the store, employees and patrons. Additionally, it 

would disrupt and interfere with the store operations. Moreover, it would not be cost 

effective to hire and train additional staff for this function. This comment is acknowledged 

for the record and will be forwarded to the County of Los Angeles Regional Planning 

Commission for their review and consideration.    
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VII. MITIGATION MONITORING AND 

REPORTING PROGRAM 
 

This Mitigation Monitoring and Reporting Program (“MMRP”) has been prepared in accordance 

with Public Resources Code Section 21081.6, which requires a Lead Agency to adopt a “reporting 

or monitoring program for the changes to the project or conditions or project approval, adopted in 

order to mitigate or avoid significant effects on the environment.”  See also CEQA Guidelines 

Section 15097.  The County of Los Angeles Department of Regional Planning is the Lead agency 

for the Golden Gate Theater Re-Use Project.  

 

This Mitigation MMRP is designed to monitor implementation of all mitigation measures adopted for 

the proposed Project.  As shown in the following pages, each required mitigation measure for the 

Project is listed and categorized by impact area. 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

 

Aesthetics 

 

Mitigation Measure 3.1.1: Building security 

lighting and parking lot lighting shall be 

designed so that no substantial light or glare 

would impact nighttime views of the 

surrounding area. 

 

 

Project Applicant 

 

Design building and security 

lighting so that no 

substantial light or glare 

would impact nighttime 

views of the surrounding 

area.   

 

Los Angeles County Department of 

Public Works and Los Angeles 

County Department of Regional 

Planning 

 

During 

construction 

and Project 

lifetime 

 

Mitigation Measure 3.1.2: Lighting shall be 

directed downward and inward to the greatest 

extent possible in order to limit lighting 

impacts, yet provide for adequate safety and 

security for building occupants and visitors. 

 

Project Applicant 

 

Direct lighting downward 

and inward to limit lighting 

impacts, yet provide 

adequate safety and security 

for building occupants and 

visitors.   

 

Los Angeles County Department of 

Public Works and Los Angeles 

County Department of Regional 

Planning 

 

During 

construction 

and Project 

lifetime 

 

Mitigation Measure 3.1.3: Lighting design 

features that would reduce light and glare 

impacts shall be incorporated into the final 

project design.  These features include the 

use of low wattage bulbs with prismatic glass 

coverings that inhibit the spread of light and 

the shielding of lights to reduce glare such 

that neither the light source nor its image from 

a reflective surface is directly visible from any 

point measured five feet from the property 

line. 

 

Project Applicant 

 

Incorporate lighting design 

features that would reduce 

light and glare impacts 

including the use of low 

wattage bulbs and prismatic 

glass coverings on exterior 

light fixtures.   

 

Los Angeles County Department of 

Public Works and Los Angeles 

County Department of Regional 

Planning 

 

During 

construction 

and Project 

lifetime 

 

Cultural Resources 

 

Mitigation Measure 3.2.1:   Maintenance, 

repair, stabilization, restoration, preservation, 

and conservation of all of the exterior and 

certain elements of the interior of the Golden 

 

Project Applicant 

 

Hire a professional 

architectural historian to 

oversee and advise on the 

rehabilitation plan, and 

 

Los Angeles County Department of 

Regional Planning 

 

Prior to 

issuance of 

building 

permit   
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

Gate Theater Building shall be conducted in a 

manner consistent with the Rehabilitation 

Standards of the Secretary of the Interior’s 

Standards for Treatment of Historic Properties 

with Guidelines for Preserving, Rehabilitating, 

Restoring and Reconstructing Historic 

Buildings (Secretary’s Standards, 1995), 

Weeks and Grimmer, as set forth in the Final 

EIR.  Prior to the issuance of a building permit 

and to the satisfaction of the Los Angeles 

County Department of Regional Planning 

(DRP), the project developer shall retain a 

qualified professional architectural historian to 

prepare a Secretary’s Standards 

conformance report, and oversee and advise 

on the rehabilitation of the Golden Gate 

Theater Building.  Supervision will include 

activities relating to materials selection, 

construction methods, and aesthetic and 

physical exterior and interior alterations that 

are to be utilized, and the manner in which 

they are to be employed in rehabilitation of 

the historical resource.  At a minimum, the 

project shall retain key elements essential to 

theater function, as set forth in the Final EIR.  

The design development plans shall be 

reviewed with the California Historical 

Building Code (CHBC, Part 8 of Title 24) 

provisions for compliance to the best 

reasonable extent. 

 

review the design 

development plans against 

the State Historical Building 

Code for compliance to the 

maximum extent possible. 

 

Mitigation Measure 3.2.2: The Los Angeles 

County Historical Landmarks and Records 

 

Project Applicant 

 

Obtain  approval of the 

design development plans 

 

Los Angeles County Department of 

Regional Planning and Los Angeles 

 

Prior to 

issuance of 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

Commission shall review and approve the 

design development plans for consistency of 

the maintenance, repair, stabilization, 

restoration, preservation and conservation of 

the exterior and certain elements of the 

interior of the Golden Gate Theater Building 

as noted in Mitigation Measure 3.2.1 with the 

Secretary of the Interior’s Standards for 

Rehabilitation. 

from the Los Angeles 

County Historical Landmarks 

Commission 

County Historical Landmarks 

Commission 

building 

permits 

 

Mitigation Measure 3.2.3:  A “Historic 

American Building Survey” (HABS) 

documentation shall be prepared to the 

satisfaction of the DRP.  Such a procedure 

involves the recording of the structure through 

a written report and large-format photographs.  

The documentation would be completed on 

standardized forms and would be accurate in 

detail to such an extent that after alteration, 

the structure could be restored/reconstructed 

from the survey data.  Copies of the 

documents shall be filed with the appropriate 

State (State of California, Office of Historic 

Preservation) and local repositories (Los 

Angeles County Central Library). 

 

Project Applicant 

 

Submit a Historic American 

Building Survey for approval 

by Los Angeles County 

Department of Regional 

Planning;  the survey shall 

be filed once approved 

 

Los Angeles County Department of 

Regional Planning , State of 

California Office of Historic 

Preservation , and Los Angeles 

County Central Library  

 

Prior to 

issuance of 

building 

permits 

 

Mitigation Measure 3.2.4: All repair and 

cleaning work on architecturally or historically 

significant features shall be conducted 

according to the design development plans 

and specifications prepared by a qualified 

preservation architect  to the satisfaction of 

the Department of Regional Planning. In 

addition, the repair and cleaning work shall be 

 

Project Applicant 

 

Have design development 

plans and specifications 

prepared by a qualified 

preservation architect. Hire 

an experienced and qualified 

contractor to repair or clean 

any of the historically 

significant features.   

 

Los Angles Department of Public 

Works and Los Angeles County 

Department of Regional Planning  

 

Prior to 

issuance of 

building 

permit and 

during 

construction 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

conducted by a contractor experienced and 

qualified in the repair or cleaning of such 

features as ornamental plaster and iron work. 

 

Mitigation Measure 3.2.5:  A Secretary’s 

Standards conformance report shall be 

prepared by a qualified professional 

architectural historian identified in Mitigation 

Measure 3.2.1 to evaluate the design 

development  plans of the modified project 

design for conformance with the Secretary of 

the Interior’s Standards for Treatment of 

Historical Properties noted in Mitigation 

Measure 3.2.1 The design development  

plans shall include, but not limited to, the 

following: 

 

 A study of options to minimize the 

number of attachments necessary to 

connect banner signage to the building 

exterior if any banner signage is 

proposed.   

 A study on the feasibility of heating and 

cooling the high volume auditorium 

space.  A range of options for treatment 

of the high volume auditorium space 

between the balcony edge and stage 

shall be evaluated based on specific 

needs of the tenant, with the goal of 

exposing the volume of the space and 

decorative ceiling and walls to the 

maximum extent feasible.   In addition, 

cleaning of the attic space between the 

historic ceiling and the roof of the 

 

Project Applicant 

 

Minimize the number of 

attachments necessary to 

connect banner signage to 

the building; Expose as 

much volume of space in the 

auditorium area between the 

balcony and edge of the 

stage as reasonably 

possible; treat the walls to 

emphasize the stage space; 

expose the coffered 

underside of the balcony as 

reasonably possible; retain 

the fire escape stairs if 

possible; paint the building 

the color recommended by 

the qualified architectural 

historian; conduct  required 

studies   

 

 

Los Angeles County Department of 

Regional Planning and Los Angeles 

County Historical Landmarks 

Commission 

 

Prior to 

issuance of 

building 

permit  
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

auditorium shall be studied and the 

treatment of this issue may factor into 

the ability to expose all or certain 

portions of the historic ceiling.   

 A study of a range of options for 

treatment of the new wall to emphasize 

the stage space.  It may be painted in 

tromp l’oeil fashion to mimic a partially 

drawn-up stage curtain or will otherwise 

finished in a fashion emphasizing the 

stage area. 

 A range of options for treatment of the 

coffered underside of the balcony shall 

be evaluated based on specific needs of 

the tenant.  A suspended grid system 

incorporating light fixtures without 

acoustical ceiling tiles (exposing the 

underside of the balcony) shall be 

considered. 

 Further consideration on the retention 

rather than removal of the existing fire 

escape stair on the east elevation.   

 Selection of paint color choices for the 

building exterior based on tenant needs 

and recommendations provided by the 

qualified architectural historian identified 

in Mitigation Measure 3.2.1. 

 

 

 

Mitigation Measure 3.2.6: The decorative 

features, including ornament and openings on 

the north elevation shall be retained and shall 

be cleaned and maintained with gentlest 

 

Project Applicant 

 

Clean and maintain the 

exterior of the building using 

the gentlest means possible 

 

Los Angeles County Department of 

Regional Planning  

 

During 

construction 

and project 

operation  
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

means possible at less than 400 psi, to be 

determined after inspection and 

recommendation by a qualified masonry 

restoration specialist. 

 

 

Mitigation Measure 3.2.7: Detailed, hand 

measured drawings and selective templates 

prepared by a qualified preservation architect 

shall be made of the lobby stair for possible 

future reconstruction. 

 

 

Project Applicant 

 

Provide hand measured 

drawings of the lobby stair. 

 

Los Angeles County Department of 

Regional Planning 

 

Prior to 

issuance of 

building 

permit  

 

Mitigation Measure 3.2.8:  Alterations to the 

Golden Gate Theater building (interior or 

exterior) shall be prohibited until a tenant has 

signed a lease.  

 

 

Project Applicant 

 

Submit a signed lease by 

the tenant prior to any 

alterations to the building 

being conducted. 

 

Los Angeles County Department of 

Regional Planning 

 

Prior to 

issuance of 

building 

permit  

 

 

Solid Waste 

 

Mitigation Measure 3.3.1 – The project shall 

implement a recycling program for the 

diversion of recyclable cardboard packaging 

materials.  The program will entail the 

separation of eligible materials from its solid 

waste stream for transfer to and re-use by 

recycling entities.  

 

 

Project Applicant 

 

Implement a recycling 

program. 

 

Los Angeles County Department of 

Public Works 

 

Occupancy 

 

Mitigation Measure 3.3.2 – The project shall 

provide recycling bins to promote recycling of 

paper, metal, glass, and other recyclable 

 

Project Applicant 

 

Provide recycling bins on the 

site. 

 

Los Angeles County Department of 

Public Works 

 

During 

Occupancy  
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

materials. 

 

 

Mitigation Measure 3.3.3 – The project shall 

comply with Chapter 20.87 of the Los 

Angeles County Code requiring that a 

minimum of 50% of the construction and 

demolition debris generated by the proposed 

project be recycled or reused.  A Construction 

and Demolition Debris Recycling and Reuse 

Plan shall be filed with the Los Angeles 

County Department of Public Works and an 

approval shall be obtained in conformance 

with the County Code requirements.  

Recycling and reuse of the construction and 

demolition debris shall be performed in 

accordance with the approved plan, and the 

requisite Progress Report Form(s), Final 

Compliance Report Form, and any required 

Recycling and Reuse Amendment Forms 

shall be submitted as required. 

 

Project Applicant 

 

Prepare a recycling and 

Reuse plan that requires 

50% of the demolition and 

construction debris to be 

recycled. 

 

Los Angeles County Department of 

Public Works 

 

During 

construction 

 

Mitigation Measure 3.3.4:  The proposed re-

opening of the Jim’s Burgers building as a 

restaurant shall require provision of a grease 

treatment device and shall be subject to 

review and approval by the County 

Department of Public Works. 

 

 

Project Applicant 

 

Install a grease treatment 

device. 

 

Los Angeles County Department of 

Public Works 

 

During 

construction  

 

Mitigation Measure 3.3.5:  Should any 

operation within the subject project include 

the construction, installation, modification, or 

removal of underground storage tanks, 

 

Project Applicant 

 

Obtain approval and 

operating permits if required  

 

Los Angeles County Department of 

Public Works 

 

During 

construction  
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

industrial waste treatment or disposal 

facilities, and/or storm water treatment 

facilities, Public Works’ Environmental 

Programs Division shall be contacted for 

required approvals and operating permits 

 

Traffic 

 

Mitigation Measure 3.4.1: The eastbound 

approach of Whittier Boulevard to Atlantic 

Boulevard, adjacent to the site shall be 

widened to provide an eastbound right-turn 

lane to the satisfaction of the Los Angeles 

County Department of Public Works. The new 

lane shall be 100 feet in length, measured 

from the existing crosswalk/limit line.  A 60 

foot long transition shall connect the new, 

widened curb to the existing curb in front of 

the new commercial development to the west 

of the pharmacy site.  The right-turn lane shall 

be 12 feet wide and the two straight lanes 

adjacent to it shall each be widened by re-

striping from 10 feet to 11 feet.  

 

Project Applicant 

 

Construct the required street 

improvements along Atlantic 

Boulevard. 

 

Los Angeles County Department of 

Public Works 

 

During 

Construction 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

 

Mitigation Measure 3.4.2:  In order to 

maintain the existing sidewalk width of 15 

feet, the project developer shall dedicate a 

width of approximately six feet along the 

entire Whittier Boulevard frontage of the drug 

store site. 

 

 

Project Applicant 

 

Dedicate 6 feet along 

Whittier Boulevard. 

 

Los Angeles County Department of 

Public Works 

 

Prior to 

issuance of 

grading or 

building 

permit 

 

Mitigation Measure 3.4.3:  All truck traffic 

associated with project construction shall 

utilize Atlantic Boulevard or any other 

acceptable haul route for access to and from 

the project site to the satisfaction of the Los 

Angeles County Department of Public Works.  

 

 

Project Applicant 

 

All truck traffic during 

construction shall use 

Atlantic Boulevard. 

 

Los Angeles County Department of 

Public Works 

 

During 

construction 

 

Mitigation Measure 3.4.4:  Prior to the 

issuance of grading or building permits, the 

following items shall be submitted to the Los 

Angeles County Department of Public Works, 

Traffic and Lighting Division for review and 

approval: 

 

1) Detailed striping and traffic signal 

plans for the proposed mitigation 

measures. The plans shall include 

any necessary modifications to the 

existing photo red light system at the 

intersection of Atlantic Boulevard at 

Whittier Boulevard.  

 

2) A 40-foot-scale site plan of the 

project showing site access 

 

Project Applicant 

 

Submittal and approval of 

striping and traffic signal 

plans.  

 

Los Angeles County Department of 

Public Works 

 

Prior to 

issuance of 

grading or 

building 

permit 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

locations, interior circulation, 

parking, adjacent 

intersections/driveways, and 

opposite driveways along the project 

site.  

 

 

Noise 

 

Mitigation Measure 3.5.1 – All project 

construction activities shall only occur 

between 7:00 a.m. and 8:00 p.m. daily and 

not on Sundays and legal holidays. 

Construction truck access and haul routes 

shall be reviewed and approved by the 

County prior to commencing work. 

Additionally, all construction personnel shall 

park on-site. 

 

 

Project Applicant 

 

Restrict construction activity 

to hours noted. 

 

Los Angeles County Department of 

Public Works and Los Angeles 

County Department of Public Health 

 

During 

construction 

 

Mitigation Measure 3.5.2 – All construction 

equipment shall be in proper operating 

condition and fitted with standard factory 

noise attenuation features.  All equipment 

shall be properly maintained to assure that no 

additional noise, due to worn or improperly 

maintained parts, would be generated. 

 

 

Project Applicant 

 

Maintain construction 

equipment and implement 

noise controls on fixed 

equipment. 

 

Los Angeles County Department of 

Public Health and Construction 

Contractor 

 

During 

construction 

 

Mitigation Measure 3.5.3 – The project shall 

incorporate design features and measures 

that locate noise sources such as parking 

areas, loading zones, trash bins, and 

mechanical equipment as far away from the 

 

Project Applicant 

 

Locate parking, loading, 

trash bins, and mechanical 

equipment as far away from 

residences, schools or other 

sensitive land uses. 

 

Los Angeles County Department of 

Public Health 

 

Prior to 

issuance of 

building 

permit 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

noise sensitive receptor locations as possible 

to the satisfaction of the County Department 

of Public Health. 

 

 

Mitigation Measure 3.5.4: The noise 

generated by the project shall remain within 

standards dictated by the Los Angeles 

County Code, Title 12 Environmental 

Protection, Section 12.08.440 and other 

applicable sections. 

 

 

Project Applicant 

 

Monitor construction noise. 

 

Los Angeles County Department of 

Public Health and Construction 

Contractor 

 

During 

construction 

and 

occupancy 

 

Mitigation Measure 3.5.5:  In consideration 

of the nearest sensitive receptor, Media Arts 

and Entertainment Design Academy High 

School, noise from the project’s air-

conditioning or refrigeration equipment shall 

not exceed 55 dBA (Leq) on any point on the 

neighboring property line. 

 

 

Project Applicant 

 

Monitor air-conditioning 

and/or refrigeration 

equipment noise. 

 

Los Angeles County Department of 

Public Health 

 

Occupancy 

 

Mitigation Measure 3.5.6: The proposed 

project is located within 500 feet of a 

residential area, therefore, collecting refuse 

with a collection vehicle between the hours of 

10:00 PM and 6:00 AM is prohibited (LA 

County Code Title 12, Environmental 

Protection Section 12.08.520). 

 

Project Applicant 

 

Restrict refuge pick-up to the 

hours noted. 

 

Los Angeles County Department of 

Public Health 

 

Occupancy 

 

Global Climate Change 

 

Mitigation Measure 3.6.1 - Energy efficient 

appliances and office equipment (pursuant to 

 

Project 

Applicant/Tenant 

 

Install energy efficient 

appliances. 

 

Project Applicant/Tenant, Los 

Angeles County Department of 

 

Occupancy 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

Energy Star or Green Machine ratings or 

other equivalent rating systems) shall be 

utilized throughout the building. 

 

Regional Planning, and Los Angeles 

County Department of Public Works 

 

Mitigation Measure 3.6.2 - The buildings 

shall be equipped with fluorescent lighting for 

all overhead lighting which uses 75% less 

energy than incandescent lighting while 

delivering the same amount of illumination. 

 

 

Project 

Applicant/Tenant 

 

Install fluorescent lighting to 

all overhead light fixtures. 

 

Los Angeles County Department of 

Public Works 

 

During 

construction 

and 

occupancy 

 

Mitigation Measure 3.6.3 – Measures to 

address the “urban heat island” effect shall be 

provided through the provision of light-colored 

roofing materials and the planting of shade 

trees within the parking lot, along the south 

and east sides of the restaurant building and 

along a majority of the perimeter of the project 

site. 

 

 

Project Applicant 

 

Install light-colored roofing 

materials and plant shade 

trees in the areas noted. 

 

Los Angeles County Department of 

Regional Planning and Los Angeles 

County Department of Public Works 

 

During 

construction 

and 

occupancy 

 

Mitigation Monitoring 

 

Mitigation Compliance 

 

As a means of ensuring compliance of the 

above mitigation measures, the applicant 

and/or subsequent owner(s) are responsible 

for submitting annual mitigation compliance 

report to the Los Angeles County Department 

of Regional Planning for review, and for 

replenishing the mitigation monitoring account 

if necessary until such time as the mitigation 

 

Project Applicant and/or 

Subsequent Owner(s) 

 

Submittal of annual 

mitigation compliance report; 

replenishing mitigation 

monitoring account. 

 

Los Angeles County Department of 

Regional Planning 

Annually until 

such time as 

all mitigation 

measures 

have been 

implemented 

and 

completed 
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Mitigation Measure 

 

Responsible Agency 

or Party 

 

Action Required 

 

Monitoring Agency or Party 

 

Timing 

measures have been implemented and 

completed.  
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April 24, 2009 

 

Christina Tran 

County of Los Angeles Regional Planning Department 

Impact Analysis Section 

320 W. Temple Street, Room 1348 

Los Angeles, CA  90012 

 

Re: Former Golden Gate Theatre 

 909 South Atlantic Blvd 

 Los Angeles, CA  90022 

 

Dear Ms. Tran: 

 

I understand that the property owner is proposing an adaptive reuse project that will 

include a possible pharmacy and restaurant use at this location.  Please accept the 

following as a letter of support for the proposed uses. 

 

This building is an important landmark that has been neglected for far too long.  It is 

imperative that this site be redeveloped to avoid further decay.  The proposed uses are 

complimentary to the residential neighborhood and local business district and will 

provide necessary services.  The property owner has been working on this project since 

2002 and has diligently provided all the necessary research to support the proposed reuse. 

 

In a letter dated May 31, 2006 prepared by the Los Angeles Conservancy in response to 

the Notice of Preparation for the Environmental Impact Report addressing the Golden 

Gate Theatre Reuse Project, the letter states the following: 

 

“The Draft EIR should evaluate a second alternative that would avoid cultural resources 

impacts by meeting the Secretary of Interior’s Standards.  This second alternative should 

study the reuse of the theater for another, non-drugstore use, preferably for active, 

community-oriented entertainment uses.  This alternative need not specifically propose a 

single-screen movie theater – its historic use – but should evaluate the feasibility of 

another entertainment option that could include live theater, restaurant or club use, or use 

as an assembly space for religious congregations.”        

 

 

 

 

 

12A 

12B 

12C 

COMMENT LETTER NO. 12 



 

 

 

 

 

 

 

The proposed alternatives identified by the conservancy would impact the quality of life 

of the surrounding residential neighborhood, adjacent charter school and businesses.  

They would require substantial parking, possible on-site alcohol consumption and 

extended hours of operation.  

 

Therefore, the proposed pharmacy and restaurant use would be less disruptive use to the 

community in which it is located. 

 

Thank you, for your attention! 

 

 

Steven Acevedo 

President 

12C 

(Cont’d) 



 

 

 

 

 

 

May 4, 2009 

 

Christina Tran 

County of Los Angeles Regional Planning Department 

Impact Analysis Section 

320 W. Temple Street, Room 1348 

Los Angeles, CA  90012 

 

Re: Former Golden Gate Theatre 

  

 

Dear Ms. Tran: 

 

I understand that the property owner is proposing to renovate the former Golden Gate 

Theatre that will include a possible retail pharmacy and restaurant use at this location.  

On behalf of the Greater East Los Angeles Chamber of Commerce, we support the 

proposed project.   

 

This building is an important landmark that has been neglected for far too long.  It is 

imperative that this site be redeveloped to avoid further decay.  The proposed uses are 

complimentary to the residential neighborhood and local business district and will 

provide necessary services.  The property owner has been working on this project since 

2002 and has diligently provided all the necessary research to support the proposed reuse. 

 

East Los Angeles is a great community but has difficulty attracting national tenants.  The 

chamber has been working hard for several years to bring new businesses into the area; 

this retail development is viable and important to East Los Angeles. 

 

Therefore, the proposed retail pharmacy and restaurant use as well as renovating the 

deteriorating building would be a great improvement to the community.   

 

Thank you,  

 

 

 

Louis Herrera 

President 

COMMENT LETTER NO. 13 

13A 

13B 









































































































































































































































































































































 

 

 

 

 

 

 

 

 

 

APPENDIX J 

(Public Hearing Minutes) 

 



THE REGIONAL PLANNING COMMISSION 
County of Los Angeles 

 

MINUTES 
 
Meeting Place: Health Services Headquarters 
   Auditorium, 1st Floor 
   313 N. Figueroa Street 
   Los Angeles, California 90012 
Meeting Date: May 13, 2009 - Wednesday    Time: 9:00 a.m. 
 
     AMENDED  
Present:  
 
Commissioners Bellamy, Rew, Valadez, Helsley, Modugno 
 
Ex Officio Members: 
 
Director of Public Works: Mr. Steve Burger, Principal Engineer 
 
County Counsel:   Ms. Patricia Keane, Deputy 
 
Planning Director:  Mr. Sorin H. Alexanian, Acting Deputy Director 
 
Forester and Fire Warden: Ms. Janna Masi, Supervising Fire Prevention 
Engineer  
 
PLEDGE OF ALLEGIANCE 
 
1. The Pledge of Allegiance was led by Commissioner Valadez 

representing the First District Supervisorial District. 
 
APPROVAL OF AGENDA 
 
2. Motion/second by Commissioners Rew/Valadez – that the agenda for 

May 13, 2009 be approved. 
 
   Vote-Ayes: Unanimous 
 
COUNTY COUNSEL REPORT 
 
3. There were no reports given by County Counsel.     
   
 
DIRECTOR/ACTING DEPUTY DIRECTOR 
 
4.  There were no reports given by Director/Acting Deputy Director. 
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5/13/09 
 
PUBLIC HEARINGS 
 
Zoning Permits 
 
Action Taken as Noted 
 
5. Project No. R2005-03503-(1), Conditional Use Permit Case No. 
 2008-000-136-(1), Environmental Assessment Case No. 2005-00198-
 (1) - Stacey Brenner, Charles Company -(Conditional Use Permit to 
 authorize a drive through facility and the sale of a full-line of 
 alcohol for off-site consumption associated with a retail  
 pharmacy use in a historically designated building (formerly 
 Golden Gate Theater) with less than required parking).  
 Environmental Assessment)– Environmental Impact Report 
 analyzing potential impacts to aesthetics, cultural resources, 
 noise, traffic and utilities and adoption of a statement of 
 overriding consideration for significant unavoidable impacts to 
 several of the interior architectural features of historic value) 
 - Eastside Unit No. 1 Zoned District 
 
 Motion/second by Commissioners Valadez/Helsley – Staff was 
 instructed to review the comments and to come back with additional 
 changes to the environmental documents and to make sure that the 
 historical character of the building is retained.  Through 
 collaboration and negotiations the LA Conservancy, the County, CVS 
 and the property owner, and the Regional Planning Commission will 
 be able to get a more detailed project to review. CVS, as the 
 proposed tenant is to engage in discussions with the County, 
 owners, LA Conservancy and County Historical consultant to discuss 
 the programmatic standards/requirements for tenant specific 
 development on the interior and exterior. The Commission asked LA 
 Conservancy to provide additional information showing sensitive 
 uses that have integrated historic aspects into a commercial 
 project, instead of encapsulation of the historic aspects.  
  
 The Regional Planning Commission wants additional information 
 included in the Final EIR, including specific detail of what is 
 going to be preserved, how it’s going to be preserved, including 
 visuals.  EIR should discuss standards of preservation and why 
 certain standards can’t be met if there is a deviation from the 
 standard. (referring to Department of the Interior standards). 
  
 The Regional Planning Commission is requesting at this point to 
 continue to respond to the comments they have received in this 
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 area, but that staff/applicant work to a more detail definition of 
 what can be done and should be done within the building working   
 
 
05/13/09 
 
PUBLIC HEARINGS (Cont.) 
 
Zoning Permits 
 
Action Taken as Noted 
 
 with the Conservancy.  The Regional Planning Commission is also 
 requests that the County retain a Historic consultant to review the 
 design documents and to monitor the renovation to ensure the 
 historic nature of the building is retained and answer the concerns 
 of the community especially in regard to the interior features and 
 the signage. 
 
 Staff was directed to contact Barrio Planers to look into the 
 storage of the theatre marquee and to see anything else might be in 
 storage somewhere in the County.  
 
 The Regional Planning Commission will continue Project Number 
 R2005-03503 on Wednesday, August 19, 2009, and directed staff to 
 bring back a draft of conditions and findings. 
 
  Vote-Ayes: Unanimous 
 
6.  (Appeal of the Hearing Officer's denial due to inactivity of 
 2/17/09) - Project No. R2005-03457-(5), Conditional Use Permit 
 Case No. 2005-00223-(5) - Young Song - (To authorize the 
 continued operation and maintenance of a 116 space Recreational 
 Vehicle Campground and Resort in A-2-1 (Heavy Agriculture) and R-
 R-1 (Resort and Recreation) Zones - Acton in the Soledad Zoned 
 District 
 
 A translator read the applicant’s testimony for the record and 
 the applicant’s agent testified. The Commission instructed staff 
 to prepare an updated request for materials  within 10 days of 
 the hearing. The Commission then instructed the applicant to 
 prepare and complete the application and to provide staff with 
 all requested material by August 12, 2009.  
 
 Motion/second by Commissioners Modugno/Valadez - that the item be 
 continue for 90 days, at which point the commission would consider 
 whether information and material provided in the interim was 
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 sufficient for the Commission to overturn the Hearing Officer’s 
 denial and for staff to evaluate the case. 
  
  Vote-Ayes: Unanimous 
 
 
 
5/13/09 
 
PUBLIC HEARINGS(Cont.) 
 
Special Projects 
 
Project Approved 
 
7.  Project No. R2008-00152-(5), Conditional Use Permit Case No.2008- 
 00020-(5) - Mark Jenkins - (To authorize the conversion of an 
 existing office space to a caretaker residential unit and the sale 
 of beer and wine for on-site and off-site consumption in  
 association with an existing restaurant with indoor and outdoor 
 seating area and convenience store, respectively, in the C-2 
 (Neighborhood  Business) zone.  The project is Categorically 
 Exempt (Class 3) from the California Environmental Quality Act. - 
 Antelope Valley West Zoned District 
  
 Motion/second by Commissioners Modugno/Rew - that the Regional 
 Planning Commission closed the public hearing and approved Project 
 No. R2008-00152-(5) with findings and conditions and modifications 
 to: 1) that the applicant cannot sell beer in containers under one 
 quart or in less than six pack quantities and wine, with the 
 exception of wine coolers, in containers of  less than 750 
 milliliters, except for on-site consumption in the restaurant and 
 in compliance with the condition 18-f.  
 
 Condition 18-f determines that patrons of the restaurant are 
 prohibited of getting their own alcoholic beverages from the 
 convenience store; a restaurant employee shall take orders and 
 provide the food and beverages to restaurant customers at the 
 indoor seating area. Outdoor dining is prohibited. On-site 
 consumption of beer and wine is for customers only when they 
 order food from the subject restaurant and it must be consumed at 
 the indoor seating area; and 2) Condition 18-y prohibits live 
 entertainment.  The appeal period ends on Wednesday, May 27, 
 2009. 
  
  Vote-Ayes: Unanimous 
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 CONTINUATION OF REPORTS 
 
8. Commission/Counsel/Director 

 
There were no reports given by the Commission/Counsel/Director.  

 
 
 
 
 
 
05/13/09 
 
PUBLIC COMMENT 
 
9. Public comment pursuant to Section 54954.3 of the Government Code. 

 
There were no requests by members of the public to address the 
Commission. 

 
ADJOURNMENT 

 
A recording of the testimony received and the discussions held at 

this meeting and a copy of all findings and resolutions acted upon by 
the Commission are on file in the Department of Regional Planning. 

 
The Commission adjourned at 12:49 p.m. to Wednesday, May 20, 2009. 

 
   
 ______________________________________________________ 
 Anita Gutierrez, Senior Regional Planning Assistant II 
 Item No. 5) 
 
   
 _____________________________________________________ 
 Adam Thurtell, Regional Planning Assistant II 
 Item No. 6) 
 
   
 _____________________________________________________ 
 Carolina Blengini, Regional Planning Assistant II  
 Item No. 7)  
     
 

ATTEST      APPROVE 
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__________________________________________________________________________ 
Leslie G. Bellamy, Chair  Sorin H. Alexanian, Acting Deputy Director 
      Current Planning Division 















 

 

 

 

 

 

 

 

 

 

APPENDIX K 

(Historical Conformance Review Reports) 



 
 
 
 
 
 
Memorandum 
 
 
DATE      October 8, 2009 
 
TO      Christina Tran, Senior Regional Planning Assistant 

Los Angeles County Regional Planning Commission 
 
FROM      Robert Chattel, AIA President 
      Kathryn McGee, Associate 
      Chattel Architecture, Planning & Preservation, Inc. 
 
RE      Golden Gate Theater, 909 and 933 S. Atlantic Boulevard, Los Angeles CA 

Secretary’s Standards Conformance Review 
Modified plan for reuse of theater for retail purposes 

 
 
A Draft Environmental Impact Report (Draft EIR) to reuse for retail purposes the National‐
Register‐listed Golden Gate Theater, located at 909 and 933 S. Atlantic Boulevard in East Los 
Angeles, was issued for public comment in March 2009.  Matters pertaining to preservation of 
historical resources were raised in comments received on the Draft EIR.  Following issuance of 
the Draft EIR, the Los Angeles County Regional Planning Commission requested that a historic 
preservation consultant be retained to provide independent review and analysis of the proposed 
project.  The applicant sought assistance from Chattel Architecture, Planning & Preservation, Inc. 
(Chattel Architecture) to participate in design collaboration in order to develop a modified plan 
that seeks to reduce significant historical resource impacts.  Chattel Architecture has since 
worked closely with County planning staff, project applicant and potential tenant to prepare a 
modified plan that addresses comments on the Draft EIR and strives for conformance with the 
Secretary’s Standards for Rehabilitation (Secretary’s Standards), the principal standard 
associated with work on the project. 
 
The modified plan is still a concept layout and will need to be further evaluated for conformance 
with the Secretary’s Standards by the qualified architectural historian identified in Mitigation 
Measure 3.2.1.  The range of options noted herein shall be further considered as design 
development, construction documents and construction monitoring take place during project 
implementation.  Reports to the County Landmarks and Records Commission shall note 
compliance with the Draft EIR and the provisions of this memorandum. 
 
The proposed project presented in the Draft EIR (proposed project) included alterations to the 
exterior and interior of the building and was found to have significant unavoidable impacts on 
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identified historical resources.  Key elements of the proposed project included additional three‐
dimensional architectural ornament added to the east elevation, and removal of lobby 
concession shell and stair as well as the majority of the auditorium balcony on the interior.  
Interior treatments of the proposed project would also have obscured visibility of all the interior 
spaces and volumes, as well as decorative ceilings and wall treatments. 
 
Comments received on the Draft EIR raised specific issues concerning the following: type of 
reuse, signage, treatment of exterior elevations, sequence of interior spaces and volumes, 
retention and visibility of historic building fabric, and removal of the theater balcony.  The 
following analysis of the modified plan identifies approaches to these issues, outlining ways to 
retain historic building features and spaces to the maximum extent feasible while allowing for 
retail reuse.  While the modified plan is still under consideration by the potential tenant, the 
following text describes a range of project options developed through collaboration with the 
County, applicant, and tenant that address these comments while striving for conformance with 
the Secretary’s Standards.   
 
The modified plan evaluated in this memorandum consists of six sheets total (See Appendix A, 
Sheets A1.0, A2.0, A2.1, A3.0, A3.1 and A0.0) prepared by the Charles Company dated 
September 19, 2009.  The modified plan includes a first floor plan, elevations and sections, along 
with a colored drawing of a pole sign.  To the extent this memorandum provides additional 
detail that is not fully described in the modified plan, this report takes precedence and thus this 
conformance review report evaluation would travel with the modified plan for incorporation 
into responses to comments to the Draft EIR. 
 
 
Exterior 
 
North Facade 
Treatment of north façade, the primary elevation, presented in the Draft EIR (March 2009) 
involves retention of character‐defining features, including Churrigueresque ornament, 
remnants of an arched entrance canopy and window openings.  Character‐defining features of 
the north façade including wood and glass lobby doors would be retained; however no 
treatments are described to exterior finishes.  No signage on the north façade is described in the 
proposed project. 
 
The modified plan (September 19, 2009) proposes more specific treatment of these features and 
describes signage placement (See Appendix A, Sheet A2.0).  Decorative features on the north 
façade shall be retained, anchored and restored as necessary using gentlest possible means.  A 
contemporary canopy containing signage shall be added to the existing three‐part doorway 
opening.  As noted in the existing photograph, there is the remnant of a historic canopy over the 
doorway (See Figure 9).  However, substantial research has not revealed any drawings or 
photographs of what this original canopy may have been like.  As a result, a contemporary 
canopy extending the full width of the three‐part doorway is proposed to extend approximately 
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6 feet north of the façade, cantilevered from the wall and supported at the wall connection (See 
Figures 66‐67 for inspiration images of a similar canopy, part of a National Park Service‐approved 
project at Judson Rives building in Los Angeles).  Existing wood frame doors shall be salvaged, 
crated, and stored on site to allow for replacement with contemporary automatic aluminum 
doors.  In addition to placement on the leading edge of the canopy, signage is proposed to be 
placed in the center bay of north façade.  The letters of the canopy signage shall be no taller 
than 5 feet in height and no longer than 25 feet in length.  The letters of upper façade signage 
shall be no taller than 12 feet in height and no longer than 10 feet in length. 
 
Conformance with the Secretary’s Standards 
Treatment of the north façade proposed in the modified plan conforms to Standards 2, 5, 6, and 
7.  The north facade shall remain the primary point of entry into the building, retaining its 
distinctive character in conformance with Standard 2.  Decorative features, including ornament 
and openings shall be retained in conformance with Standard 5 and shall be cleaned and 
maintained with gentlest means possible in conformance with Standards 6 and 7.  
 
East Elevation 
Proposed treatment of the east elevation, a secondary elevation, presented in the Draft EIR 
(March 2009) involves retention of the concrete exterior shell, but removal of the metal stair, 
fire escape ladder and infill of existing doors and openings.  Three‐dimensional architectural 
ornament drawing inspiration from the north façade is described in the proposed project, 
however no treatment is proposed to the exterior finishes of the building shell.  In addition, a 
new glass screen wall approximately one story in height is proposed to be added to the north 
portion of the east elevation between Gridlines E and H.  No signage on the east elevation is 
described in the proposed project. 
 
The modified plan (September 19, 2009) proposes retention and appropriately sensitive 
treatment of the east elevation’s historic utilitarian features, enabling the east elevation to 
reflect its original design as a secondary elevation, once wrapped by the Vega building 
(demolished) and not meant to be generally visible and not a focal point (See Figures 1‐4; 
Appendix A, Sheet A2.0).  The existing fire escape stair shall be further considered for retention 
rather than removal.  Existing doors, vents, and other openings shall be closed, as appropriate, 
but shall still read as openings, denoted by recessed solid or pierced infill expressed with shadow 
lines (See Figures 66‐67 for inspiration images of similar infill).  The applicant shall paint wall 
surfaces and other features with added decorative elements on the east elevation in a tromp 
l’oeil or trick of the eye painting technique to continue elements from north façade (primary 
elevation).  This shall take the form of a stenciled pattern (See Figures 62‐63 for inspiration 
images showing stenciling on Subway Terminal building in Los Angeles and Figures 60‐61 
showing tromp l’oeil painting of Banco Popular building in Los Angeles).  The pattern of painted 
ornament and proposed single story glass walls shown in the modified plan do not accurately 
reflect the proposed decorative painting scheme.  Signage is proposed to be placed in the center 
bay of east elevation.  This signage shall consist of individual channel letters on a raceway.  The 
letters of this signage shall be no taller than 5 feet in height and no longer than 25 feet in length. 
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Conformance with the Secretary’s Standards 
Treatment of the east elevation proposed in the modified plan conforms to Standards 2, 3, and 
5.  The historic utilitarian character of the east elevation shall be retained in conformance with 
Standards 2 and 3.  Distinctive openings shall be closed as necessary and appropriate, but 
expressed with shadow lines, in conformance with Standard 5. 
 
South Elevation 
Proposed treatment of the south elevation, a secondary elevation, presented in the Draft EIR 
(March 2009) involves removal of door, balcony deck and railing, and other utilitarian features.  
The proposed project did not describe any drive‐up window or canopy.  No treatments are 
proposed to the exterior finishes of the building shell on the south elevation. 
 
The modified plan (September 19, 2009) proposes specific measures for treatment of the south 
elevation (See Appendix A, Sheet A2.1).  Like the east elevation, the utilitarian south elevation is 
a secondary elevation, not meant to be generally visible and not a focal point.  Wall surfaces and 
other features shall be repainted and the elevation shall retain its historic utilitarian character, 
treated in a manner similar to that of the west elevation.  A new opening is proposed for a 
pharmacy drive‐up window, adjacent to a location of previous infill which may have served as a 
truck door.  Opening new doors and windows on a secondary elevation is generally in 
conformance with the Secretary’s Standards if they follow a pattern similar to the original (See 
Figures 64‐65 for inspiration images of an appropriate drive‐up canopy and window addition to a 
historic building).  A canopy extending 17 feet south of the elevation and 20 feet in length along 
the elevation and supported on two columns is proposed to cover the drive‐up window.  The 
decorative treatment of the canopy edge as shown in the modified plan shall be simplified.   
 
Signage is proposed in an area 25 feet by 50 feet near the parapet above the new drive‐up 
window and canopy containing advertising for the tenant of the property or a possibly a painted 
mural containing early images of the property or images of local cultural significance.  Banner 
signage in this area is minimally acceptable as the hooks and attachments necessary to connect 
banner signage to the building exterior may cause damage.  If this signage is to be accomplished 
in banner form, options to minimize the number of attachments shall be studied.  Additional 
signage is proposed to be placed in the east bay of south elevation above the drive‐up window.  
This signage shall consist of individual channel letters on a raceway.  The letters of this signage 
shall be no taller than one foot in height and no longer than ten feet in length. 
 
Conformance with the Secretary’s Standards 
Treatment of the south elevation proposed in the modified plan appears to conform to 
Standards 2 and 5.  While a new opening will be made in the south elevation to accommodate a 
drive‐up window, the south elevation shall remain a secondary elevation with minimal change, 
in conformance with Standards 2 and 5. 
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West Elevation 
Proposed treatment of the west elevation, a secondary elevation, presented in the Draft EIR 
(March 2009) involves removal of doors, windows, metal stair and other utilitarian features.  No 
treatments are proposed to the exterior finishes of the building shell on the west elevation. 
 
The modified plan (September 19, 2009) proposes retention of character‐defining utilitarian 
features, such as the metal stair, and sensitive treatment of openings on the west elevation (See 
Appendix A, Sheet A2.1).  Similar to the south and east elevations, the west elevation the 
utilitarian south elevation was a secondary elevation, and never meant to be generally visible 
and not a focal point.  Openings in the west elevation shall be infilled in a manner consistent 
with the east elevation and wall surfaces, stairway and other features shall be painted.  A new 
steel stairway will be added from the balcony level to grade to replace existing.  Signage is 
proposed to be placed in the south bay of the west elevation.  This signage shall consist of 
individual channel letters on a raceway.  The letters of this signage shall be no taller than 5 feet 
in height and no longer than 30 feet in length.  
 
Conformance with the Secretary’s Standards 
Treatment of the west elevation proposed in the modified plan appears to conform to Standards 
2, 3, and 5.  While the historic utilitarian character of the west elevation shall be retained in 
conformance with Standards 2 and 3, a new stair will be built to replace existing.  Distinctive 
openings will be closed as appropriate but expressed with shadow lines, in conformance with 
Standard 5. 
 
Signage 
Signage is not discussed in the Draft EIR (March 2009). 
 
The modified plan (September 19, 2009) includes tenant signage on the north façade above the 
canopy, on the leading edge of the new contemporary canopy, and additional signage on the 
east, south and west elevations.  The modified plan also includes reusing the existing pole sign at 
the southeast corner of the site (See Appendix A, Sheet A0.0).   
 
Conformance with the Secretary’s Standards 
Treatment of signage in the modified plan appears to conform to Standard 2.  Originally 
occupied by theater and commercial uses, the property historically had substantial signage on 
site, albeit placed along the property edge at the sidewalk (as part of the non‐demolished Vega 
Building) (See Figures 3 and 4 showing historic views of Vega Building with signage and 
marquee).  Addition of new signage reflects the historic character of the site and is therefore 
appropriate and in conformance with Standard 2.  The new signage is also reversible in 
conformance with Standard 10. 
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Interior  
 
Lobby 
Proposed treatment of the lobby presented in the Draft EIR (March 2009) involves retention of 
original doors at the primary entrance, insertion of contemporary automatic doors within the 
lobby (acting as a second set of entry doors similar to an air lock or vestibule), removal of 
bathrooms in the northeast and northwest corners, removal and salvage of the concession shell 
and balcony stair, removal of the entire wall dividing the lobby from the auditorium (Gridline G) 
and insertion of a suspended acoustical tile ceiling.  No treatments to the floor or perimeter 
walls are described in the proposed project.  The sequence and volumes of space would be 
entirely obscured by new construction. 
 
The modified plan (September 19, 2009) proposes the following:   
 
The primary entrance openings shall be retained with contemporary aluminum doors inserted 
into existing frames (Gridline J).  The overall scale and height of the lobby shall be preserved, 
maintaining an approximately 12‐foot high ceiling above finished floor.  The lobby restrooms 
located in the northeast and northwest corners have not been identified to as significant 
features and both will be removed to enlarge the lobby for use as a retail space.  Modifications 
to the ceiling taking the form of a bulkhead extending below the existing ceiling shall be required 
to terminate the decorative coffered ceilings in the area of the removed restrooms.  Cashier 
stations will be located in the former lobby.   
 
The existing decorative concession shell and curved staircase within the lobby shall be removed 
and shell stored on site to create increased floor area for cashier stations and an open line of 
sight through to the auditorium, both essential modifications to convert the space to retail use.  
Salvage of the shell appears feasible, based on review of early concepts for removal, crating and 
lifting to the second floor for storage, the shell and north portion of the stair wall supporting the 
shell.  Detailed, hand measured drawings and selective templates shall be made of the lobby 
stair for possible future reconstruction.  Handrails shall be salvaged and stored in a manner 
similar to the shell. 
 
The wall currently dividing the lobby from the auditorium (Gridline G) shall be removed between 
Gridlines 1 and 3, and between Gridlines 4 and 6 in order to enhance visibility and access from 
the lobby to the auditorium, although existing decorative pilasters, wing walls, and headers shall 
be retained in situ or in place to preserve the sense of lobby enclosure and transition into the 
auditorium (See Figures 48‐57 for inspiration images of historic theaters converted to retail use 
while preserving sequence of space from lobby into auditorium and through to stage area).  The 
mid‐point landings of the balcony stair east and west of the center bay shall be removed to 
provide for greater visibility to the auditorium to and from the lobby. 
 
As the auditorium floor will be excavated between Gridline E and F, and the existing ramping 
removed, approximately four steps contained within the central bay will provide the primary 
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means of access from the lobby to the auditorium space.  A guardrail will be installed in the new 
opening between pilasters in the west bay to prohibit access from the lobby to the lowered 
auditorium floor.  An entrance to an accessible switchback ramp will be provided between along 
Gridline F between Gridlines 4 and 5. 
 
Historic lobby ceilings shall be clad in a suspended grid incorporating light fixtures without 
acoustical ceiling tiles so that the coffered plaster ceiling remains visible.   
 
As the historic lobby ceilings and walls are highly decorative and would require substantial effort 
to fully repair and repaint, complete conservation or restoration of these features will not be 
part of this project.  However, to repair damage and allow for preservation (stabilization) of 
historic building fabric, damage to lobby ceilings and walls shall be patched and infill painted as 
necessary. 
 
Conformance with the Secretary’s Standards 
Treatment of the lobby proposed in the modified plan appears to conform to Secretary’s 
Standards 1, 2 and 5.  The former lobby shall remain in its original use as the primary entrance 
space, retaining as many decorative features as possible.  While the concession shell and 
balcony stair must be removed to accommodate the new tenant, the sense of lobby enclosure 
and sequence of space from lobby to auditorium shall be retained, in conformance with 
Standards 1 and 2.  Distinctive lobby features, including ceiling decoration and pillars shall be 
preserved to the maximum extent feasible, in conformance with Standard 5. 
 
Auditorium 
Proposed treatment of the auditorium presented in the Draft EIR (March 2009) involves removal 
of the majority of the auditorium balcony including two support columns, leveling the 
auditorium floor at the lobby floor elevation, and adding a suspended acoustical tile ceiling at 12 
feet high.  The proscenium arch, perimeter walls, as well as curved walls flanking the proscenium 
arch would all be preserved behind or above new construction.  Coupled with alterations 
proposed for the lobby, the sequence and volumes of space would be entirely obscured. 
 
The modified plan (September 19, 2009) proposes retention of the historic auditorium balcony 
and exposure of historic interior building fabric and sequence of spaces from the lobby into the 
auditorium and through to the stage, to the maximum extent feasible (See Figures 48‐57 for 
inspiration images of historic theaters converted to retail use while preserving historic sequence 
of space).  A range of options for treatment of the coffered underside of the balcony will be 
evaluated based on specific needs of the tenant.  With the goal of achieving maximum exposure 
of the underside of the balcony while accommodating requirements of retail use, a suspended 
grid system incorporating light fixtures without acoustical ceiling tiles (exposing the underside of 
the balcony) shall be considered.  Alternatively, lighting may be incorporated into retail display 
units and/or shelving. 
 
As the coffered underside of the balcony is highly decorative and would require substantial 
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effort to fully repair and repaint, complete conservation or restoration of this feature will not be 
part of the project.  However, to repair damage and allow for preservation (stabilization) of the 
underside of the balcony, damage shall be patched and infill painted as necessary.     
 
As the balcony creates a ceiling height considered low for retail use, the currently ramped 
auditorium floor will be excavated to a depth of approximately two feet between Gridlines E and 
F to allow for increased ceiling height of approximately 12 feet.  The ramped floor extending 
south toward the stage will be filled to match this depth, creating a level floor stretching south 
through the auditorium and the stage.  The floor elevation at the stage will increase 
approximately 2 feet above the existing stage elevation.  A range of options for treatment of the 
space created under the leveled floor will be evaluated based on specific needs of the tenant.  
The space under the new floor may simply be filled with gravel or another similar material, or 
may be constructed of wood or steel framing and used to house HVAC equipment including 
ductwork.   
 
At the edge of the balcony, the ceiling height shall increase significantly, extending upward to 
expose the high volume of the auditorium (Gridline C).  A new wall will be built extending from 
or immediately behind the balcony edge, reaching to the ceiling to encapsulate the balcony 
seating area, eliminating the need to heat and cool the large‐volume space above the balcony.   
 
A range of options for treatment of the high volume auditorium space between the balcony 
edge and stage will be evaluated based on specific needs of the tenant, with the goal of exposing 
the volume of the space and decorative ceiling and walls to the maximum extent feasible.  While 
the ceiling height shall increase significantly at Gridline C, the decorative ceiling may be exposed 
above a suspended grid system without acoustical ceiling tiles or through alternative means.  
The new grid system would connect with the existing plaster wall above the top of the 
proscenium arch.  Feasibility of heating and cooling the high volume auditorium space shall be 
studied and shall factor into the ability to expose the historic ceiling.  Auditorium lighting will 
either be provided from light fixtures contained within the suspended grid system, from light 
fixtures extending from retail display units and shelving, or through alternative means. 
 
A range of options for treatment of auditorium walls will be evaluated based on specific needs of 
the tenant.  Auditorium walls, including curved walls flanking the proscenium arch, shall be 
exposed above a certain height, with new low‐height walls (exact height to be determined based 
on needs of tenant) constructed in front of existing walls to allow for new retail display units and 
shelving to be constructed along the interior perimeter.   
 
As the auditorium walls and ceiling are highly decorative and would require substantial effort to 
fully repair and repaint, complete conservation or restoration of these features will not be part 
of this project.  However, to repair damage and allow for preservation (stabilization) of historic 
building fabric, damage to the walls and ceiling shall be patched and infill painted as necessary.   
 
In addition, a significant amount of pigeon guano currently sits in the attic space between the 
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historic ceiling and the roof.  While the majority of the guano can be vacuumed, further cleaning 
of the area above the ceiling shall be carefully studied, as applying any degree of moisture to 
either side of a painted plaster ceiling can cause significant damage to ceiling structure and 
decoration.  Treatment of this issue may factor into the ability to expose all or certain portions 
of the historic ceiling.      
 
Conformance with the Secretary’s Standards 
Treatment of the auditorium proposed in the modified plan appears to conform to Secretary’s 
Standards 1, 2 and 5.  Retention of the balcony and sequence of spaces from the lobby through 
the auditorium is in conformance with Standard 1.  To the extent that distinctive decorative 
work on the underside of the balcony, balcony edge, auditorium walls and ceilings, are made 
visible, the plan may conform to Standards 2 and 5.   
 
Stage 
Proposed treatment of the stage presented in the Draft EIR (March 2009) involves leveling the 
stage floor at the lobby elevation, insertion of pharmacy and storage use and adding a 
suspended acoustical tile ceiling at 12 feet high.  Utilitarian features and the high volume of the 
stage area will be preserved behind or above new construction.  Coupled with alterations 
proposed for the lobby and auditorium, the sequence and volumes of space would be entirely 
obscured by new construction. 
 
The modified plan (September 19, 2009) proposes maximum exposure of not only historic 
building fabric but also the sequence of space from the auditorium into the stage (See Figures 
48‐57 for inspiration images of historic theaters converted to retail use while preserving historic 
sequence of space).  The proscenium arch shall be exposed, with the drop ceiling (grid system) in 
the auditorium stepping up to expose the arch.  Between Gridlines A and B a mezzanine level 
will be inserted into the existing high volume of the stage space.  The wall built to enclose the 
new mezzanine level shall either extend from or be situated directly behind the proscenium 
arch, reaching down from the crest of the proscenium arch approximately halfway to the new 
floor.  To emphasize the stage space, a range of options for treatment of the new wall will be 
studied based on specific needs of the tenant.  It may be painted in tromp l’oeil fashion to mimic 
a partially drawn‐up stage curtain, drawing on design of historic stage curtain (see Figure 5), or 
shall be otherwise finished in a fashion emphasizing the stage area.  A pharmacy capped with an 
approximately 12‐foot high ceiling will be added to the east stage area, extending north into the 
auditorium.  The central bay will also contain a portion of the pharmacy within the stage.  The 
west stage area will contain a receiving space.   
 
As the proscenium arch and surrounding walls and ceiling are highly decorative (see Figure 5) 
and would require substantial effort to fully repair and repaint, complete conservation or 
restoration of these features will not be part of this project.  However, to repair damage and 
allow for preservation (stabilization) of historic building fabric, damage to the proscenium arch 
and surrounding walls and ceiling shall be patched and infill painted as necessary. 
 



Ms. Christina Tran    Conformance Review Report 
October 8, 2009    Golden Gate Theater 
Page 10 of 10 
 
Conformance with the Secretary’s Standards 
Treatment of the stage proposed in the modified plan appears to conform to Secretary’s 
Standards 1 and 5.  The sequence of space from the auditorium to the stage shall be clearly 
defined by maintaining visibility of the proscenium arch and surrounding ornament and by a 
change in ceiling height from the high volume exposed in the auditorium to the 12 foot high 
ceiling in the stage area, in conformance with Standard 1.  Distinctive decoration and ornament 
on or adjacent to the proscenium arch shall be preserved, in conformance with Standard 5. 
 
 
Conclusion 
 
The modified plan addresses concerns raised in responses to comments while striving for project 
conformance with the Secretary’s Standards as described in detail above.  While the proposed 
project would not fully conform to the Secretary’s Standards, the design shown in the modified 
plan and the treatments descried in this memorandum demonstrate a serious and concerted 
effort to reduce significant historical resources impacts identified in the Draft EIR.  It is our 
professional opinion that this modified plan, with implementation of Mitigation 3.2.1 for design 
review already incorporated into the Draft EIR, will significantly reduce historical resources 
impacts, but not to a less than significant level. 
 
Please let us know if you have any questions or concerns. 
 
 
Appendices 
 
  A: Modified Plan for Reuse of Golden Gate Theater, dated 9/19/2009 
  B: Historic Photos 
  C: Contemporary Photos 
  D: Inspiration Images 
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Figure 2: View southwest, Golden Gate Theater (not visible) wrapped by the Vega 
building (demolished) (source and date unknown) 

Figure 1: Golden Gate Theater, view southwest, (east elevation visible) wrapped by 
the Vega building (demolished) (artist and date unknown) 
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Figure 4: Golden Gate Theater, view southwest, (upper portion of north façade visible) 
wrapped by the Vega building (demolished) (William Reagh, Los Angeles Public Library 
Photo Collection, Photo No. 0015322, 1980) 

Figure 3: Golden Gate Theater, view southwest, (upper portion of north façade visible) 
wrapped by the Vega building (demolished) (Los Angeles Public Library Photo Collec-
tion, Photo No. 0015321, date unknown) 
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Figure 5: Golden Gate Theater, interior, view southeast looking toward stage (Los Ange-
les Public Library Photo Collection, Photo No. 0015324, date unknown) 
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Figure 6: Golden Gate Theater, interior, view northeast into balcony lobby (Los Angeles 
Public Library Photo Collection, Photo No.00015323) 
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Contemporary Photos 
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Figure 7: Golden Gate Theater, exterior, view southwest from Whittier Boule-
vard showing north façade (right) and east elevation (left) (Chattel Architecture 
2009)  

Figure 8: Golden Gate Theater, exterior, view southwest from Whittier Boule-
vard showing north façade (right) and east elevation (left) (Chattel Architecture 
2009)  
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Figure 9: Golden Gate Theater, exterior, view southeast of 
north façade (Chattel Architecture 2009)  
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Figure 10: Golden Gate Theater site, view north showing south elevation of 
theater (center) and western edge of Jim’s Burgers food stand (right) (Chattel 
Architecture 2009)  

Figure 11: Golden Gate Theater, detail view northeast showing site of previous 
infill in south elevation (Chattel Architecture 2009)  
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Figure 12: Golden Gate Theater site, view north showing south elevation of 
theater (center) and western edge of Jim’s Burgers food stand (right) (Chattel 
Architecture 2009)  

Figure 13: Golden Gate Theater site, view northeast showing Jim’s Burgers 
food stand (vacant) (Chattel Architecture 2009)  
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Figure 14: Golden Gate Theater, interior, view east into east wing of lobby 
showing fountain (left) and pillars (right) (Chattel Architecture 2009)  

Figure 15: Golden Gate Theater, interior, view northwest showing balcony level 
restrooms (right) (Chattel Architecture 2009)  
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Figure 16: Golden Gate Theater, interior, view south into west wing of lobby 
showing fountain (left) and restrooms (right) (Chattel Architecture 2009) 

Figure 17: Golden Gate Theater, interior, view northwest into west wing of lobby 
showing fountain (Chattel Architecture 2009)  
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Figure 18: Golden Gate Theater, interior, view southeast from lobby toward 
doors to auditorium (Chattel Architecture 2009)  

Figure 19: Golden Gate Theater, interior, view  southwest from lobby toward 
door to auditorium (Chattel Architecture 2009)  
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Figure 20: Golden Gate Theater, interior, view  southwest of lobby concession 
shell and attached stair to balcony (Chattel Architecture 2009)  

Figure 21: Golden Gate Theater, interior, view  southeast of lobby concession 
shell and attached stair to balcony (Chattel Architecture 2009)  
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Figure 22: Golden Gate Theater, interior, detail view northwest of lobby con-
cession shell showing damage (Chattel Architecture 2009)  

Figure 23: Golden Gate Theater, interior, detail view southwest of lobby conces-
sion shell (Chattel Architecture 2009)  
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Figure 24: Golden Gate Theater, interior, view north of lobby concession shell 
showing attachment to stair to balcony (Chattel Architecture 2009)  

Figure 25: Golden Gate Theater, interior, view northeast of lobby concession 
shell showing attachment to stair to balcony (Chattel Architecture 2009)  
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Figure 26: Golden Gate Theater, interior, view southwest showing stair to 
balcony and attachment to lobby concession shell (Chattel Architecture 
2009)  

Figure 27: Golden Gate Theater, interior, view east from stair to balcony 
looking down into lobby and across into balcony level (Chattel Architec-
ture 2009)  
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Figure 28: Golden Gate Theater, interior, view southwest from balcony looking 
toward stair from lobby (Chattel Architecture 2009)  

Figure 29: Golden Gate Theater, interior, view northeast from balcony looking 
toward balcony level (above) and first floor lobby (below) (Chattel Architecture 
2009)  
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Figure 31: Golden Gate Theater, interior, detail view of ceiling light fixture above 
balcony (typical) (Chattel Architecture 2009)  

Figure 30: Golden Gate Theater, interior, view southwest from balcony showing 
balcony seating (right) and edge of proscenium arch (left) (Chattel Architecture 
2009)  



Ms. Christina Tran  Conformance Review Report 
October 8, 2009  Golden Gate Theater 
Page 27 of 47 

 

Figure 33: Golden Gate Theater, interior, view northeast from balcony edge 
(Chattel Architecture 2009)  

Figure 32: Golden Gate Theater, interior, view northwest from balcony seating 
looking toward projection booth (Chattel Architecture 2009)  
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Figure 34: Golden Gate Theater, interior, view southwest into auditorium from 
balcony (Chattel Architecture 2009)  

Figure 35: Golden Gate Theater, interior, view west into auditorium (Chattel Ar-
chitecture 2009)  
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Figure 37: Golden Gate Theater, interior, view northwest into auditorium show-
ing underside of balcony and entrances to lobby (Chattel Architecture 2009)  

Figure 36: Golden Gate Theater, interior, view northwest from balcony showing 
balcony seating and balcony edge condition (Chattel Architecture 2009)  
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Figure 38: Golden Gate Theater, interior, view north from auditorium showing 
underside of balcony looking toward lobby (Chattel Architecture 2009)  

Figure 39: Golden Gate Theater, interior, view northeast from auditorium show-
ing underside of balcony looking toward lobby (Chattel Architecture 2009)  
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Figure 40: Golden Gate Theater, interior, view east of underside of balcony 
(Chattel Architecture 2009)  

Figure 41: Golden Gate Theater, interior, view northeast from auditorium show-
ing damage to underside of balcony (Chattel Architecture 2009)  
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Figure 42: Golden Gate Theater, interior, view southwest from balcony into 
stage, showing proscenium arch and surrounding ornament (Chattel Architec-
ture 2009)  

Figure 43: Golden Gate Theater, interior, view southeast from balcony into 
stage, showing proscenium arch and surrounding ornament (Chattel Architec-
ture 2009)  
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Figure 44: Golden Gate Theater, interior, detail view southwest from balcony 
showing proscenium arch and ceiling detail (Chattel Architecture 2009)  

Figure 45: Golden Gate Theater, interior, detail view northwest from balcony 
showing ceiling and ornament damage (typical) (Chattel Architecture 2009)  
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Figure 46: Golden Gate Theater, interior, detail view southeast from balcony 
showing ceiling and ornament damage (typical) (Chattel Architecture 2009)  

Figure 47: Golden Gate Theater, interior, detail view southwest from balcony 
showing wall ornament and ceiling damage (typical) (Chattel Architecture 2009)  
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Inspiration Images 
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Figure 48: BookStar book store (formerly Studio City Theater), 12136 Ventura 
Boulevard, Studio City, view southwest of book store marquee (Chattel Archi-
tecture 2009) 

Figure 49: BookStar book store (formerly Studio City Theater), 12136 Ventura 
Boulevard, Studio City, interior view northwest showing cashier station in former 
lobby (right) and main retail area in former auditorium (left) (Chattel Architecture 
2009) 
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Figure 50: BookStar book store (formerly Studio City Theater), 12136 Ventura 
Boulevard, Studio City, interior view northwest from main retail area in rear of 
former auditorium looking toward cashier stand / former lobby (Chattel Architec-
ture 2009) 

Figure 51: BookStar book store (formerly Studio City Theater), 12136 Ventura 
Boulevard, Studio City, interior view west from main retail area in former audito-
rium showing lighting affixed to retail display shelving (Chattel Architecture 
2009) 
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Figure 52: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, view south of north façade (Chattel Architec-
ture 2009) 

Figure 53: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, view into former lobby (Chattel Architecture 
2009) 
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Figure 55: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, interior view southeast from former lobby (note 
ramping) looking toward former stage (currently with mezzanine inserted into 
high volume stage space) (Chattel Architecture 2009) 

Figure 54: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, interior view northwest looking from former 
auditorium toward former lobby (Chattel Architecture 2009) 
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Figure 57: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, interior view northwest looking toward projec-
tion booth (above) and cashier area in former lobby (below) from former audito-
rium space (Chattel Architecture 2009) 

Figure 56: Angels School Supply (formerly United Artists Theater), 600 East 
Colorado Boulevard, Pasadena, interior view south showing mezzanine level 
inserted into former stage area (Chattel Architecture 2009) 
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Figure 58: Andy Warhol Museum, 117 Sandusky Street, Pittsburgh, PA, view of 
window infill on secondary elevation (right) 

Figure 59: Metropolitan Building, 315 West 5th Street, Los Angeles, view of win-
dow infill on secondary elevation 
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Figure 60: Banco Popular Building, 354 S. Spring Street, Los Angeles, view 
north showing tromp l’oeil (trick of the eye) stencil painting on secondary eleva-
tion (left) continuing ornament from primary façade (right) 

Figure 61: Banco Popular Building, 354 S. Spring Street, Los Angeles, detail 
view north showing tromp l’oeil (trick of the eye) stencil painting on secondary 
elevation (left) continuing ornament from primary façade (right) 
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Figure 62: Subway Terminal Building, 417 S. Hill Street, Los Angeles, view of 
tromp l’oeil (trick of the eye) painting 

Figure 63: Subway Terminal Building, 417 S. Hill Street, Los Angeles, view of 
tromp l’oeil (trick of the eye) painting 
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Figure 64: Drawing of drive-up canopy and window addition (right) to historic 
residential building (left) to convert building into a bank (The Secretary of the 
Interior’s Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings, Washington, D.C.: U.S. Department of the Interior, 1997, 90.) 

Figure 65: View of small connector (center) attaching new bank addition (right) 
to historic building (left), as illustrated above (The Secretary of the Interior’s 
Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating Historic 
Buildings, available: <http://www.nps.gov/history/hps/tps/tax/rhb>) 
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Figure 66: Judson Rives Building, 424 S. Broadway, Los 
Angeles, view showing contemporary canopy (yellow) 
added to historic building facade 

Figure 67: Judson Rives Building, 424 S. Broadway, Los 
Angeles, detail view of contemporary canopy added to 
historic building facade 
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Figure 69: Gas Company Lofts Building, 800, 810, 820 S. Flower Street, Los 
Angeles, detail view of IHOP signage on contemporary canopy 

Figure 68: Gas Company Lofts Building, 800, 810, 820 S. Flower Street, Los 
Angeles, view showing IHOP signage on contemporary canopy 
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Figure 71: Canter’s Deli, 419 Fairfax Avenue, Los Angeles, detail view of mural 
depicting history of local Jewish immigrants painted on south elevation of build-
ing 

Figure 70: Canter’s Deli, 419 Fairfax Avenue, Los Angeles, view of mural de-
picting history of local Jewish immigrants painted on south elevation of building 



 
 
 
 
 
 

Memorandum 
 
 
DATE      January 27, 2010 
 
TO      Christina Tran, Senior Regional Planning Assistant 

Los Angeles County Regional Planning Commission 
 
FROM      Robert Chattel, AIA President 
      Kathryn McGee, Associate 
      Chattel Architecture, Planning & Preservation, Inc. 
 
RE      Golden Gate Theater, 909 and 933 S. Atlantic Boulevard, Los Angeles CA 

Secretary’s Standards Conformance Review 
Modified project design for reuse of theater for retail purposes 
Update to October 8, 2009 memorandum 

 
 
A Draft Environmental Impact Report (Draft EIR) to reuse for retail purposes the National‐
Register‐listed Golden Gate Theater, located at 909 and 933 S. Atlantic Boulevard in East Los 
Angeles, was issued for public comment in March 2009.  Matters pertaining to preservation of 
historical resources were raised in comments received on the Draft EIR.  Following issuance of 
the Draft EIR, the Los Angeles County Regional Planning Commission requested that a historic 
preservation consultant be retained to provide independent review and analysis of the proposed 
project.  The applicant sought assistance from Chattel Architecture, Planning & Preservation, Inc. 
(Chattel Architecture) to participate in design collaboration in order to develop a modified 
project design that reduces significant historical resource impacts.  Chattel Architecture has 
since worked closely with County planning staff, project applicant and potential tenant to 
prepare a modified project design that addresses comments on the Draft EIR, substantially 
reducing historical resources impacts, and striving for conformance with the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties (Secretary’s Standards), the 
applicable standard being rehabilitation. 
 
Comments  received  on  the  Draft  EIR  raised  various issues  including  the  following:  type of 
reuse,  signage,  treatment  of  exterior  elevations,  sequence  of  interior  spaces  and volumes, 
retention  and  visibility  of  historic  building  fabric,  and  removal  of  the  theater balcony. The 
modified project design addresses comments on the Draft EIR and strives to retain the historic 
building features and spaces to the maximum extent feasible while allowing the retail use.  The 
issue of reversibility, addressed in rehabilitation standard 10 (see Appendix K, page 4), often 
referred to as the “reversibility standard,” has also been raised.  The modified project design 
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presents a project that is essentially reversible, meaning the building could be converted back 
into theater use in the future, which may include restoration, removal of added features, or new 
construction, without loss of the qualities that make the property significant.  For example, 
salvaged elements of the curved lobby stair will be stored and patterns will be taken to ensure 
the stair could be recreated in the future.  This does not imply that all original historic fabric will 
be retained, but that elements essential to theater function, such as the balcony and high‐
volume auditorium space, will remain. 
 
California Environmental Quality Act (CEQA) Guidelines §15064.5(b)(3) indicate that effects on 
historical resources resulting from a project that is found to be in conformance with the 
Secretary of the Interior’s Standards for the Treatment of Historic Properties (Secretary’s 
Standards) are generally considered to be mitigated to a less than significant level.  The modified 
project design was evaluated for conformance with the Secretary’s Standards, the applicable 
standard being rehabilitation.  “Rehabilitation, the second treatment, emphasizes the retention 
and repair of historic materials, but more latitude is provided for replacement because it is 
assumed the property is more deteriorated prior to work.”1  The Secretary’s Standards 
recommend rehabilitation as a treatment, “when repair and replacement of deteriorated 
features are necessary; when alterations or additions to the property are planned for a new or 
continued use; and when its depiction at a particular period of time is not appropriate, 
rehabilitation may be considered as a treatment.”  The rehabilitation standards are: 
 
1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships. 
 
2. The historic character of a property will be retained and preserved. The removal of 

distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided. 

 
3. Each property will be recognized as a physical record of its time, place, and use. Changes 

that create a false sense of historical development, such as adding conjectural features 
or elements from other historic properties, will not be undertaken. 

 
4. Changes to a property that have acquired historic significance in their own right will be 

retained and preserved. 
 
5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 
 
6. Deteriorated historic features will be repaired rather than replaced.  Where the severity 

of deterioration requires replacement of a distinctive feature, the new feature will match 
the old in design, color, texture, and, where possible, materials. Replacement of missing 

                                                           
1 Kay D. Weeks, “Historic Preservation Treatments:  Toward a Common Language” (Washington, D.C.:  National Park 
Service, undated) <http://www.nps.gov/hps/tps/common_language_article.htm>. 
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features will be substantiated by documentary and physical evidence. 
 
7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 

means possible. Treatments that cause damage to historic materials will not be used. 
 
8. Archeological resources will be protected and preserved in place. If such resources must 

be disturbed, mitigation measures will be undertaken. 
 
9. New additions, exterior alterations, or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new 
work will be differentiated from the old and will be compatible with the historic 
materials, features, size, scale and proportion, and massing to protect the integrity of the 
property and its environment. 

 
10. New additions and adjacent or related new construction will be undertaken in such a 

manner that, if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 

 
The Secretary’s Standards are not intended to be prescriptive, but instead provide general 
guidance.  They are intended to be flexible and adaptable to specific project conditions, 
including aspects of adaptive use, functionality and accessibility.  The goal is to balance 
continuity and change and retain historic building fabric to the maximum extent feasible.  The 
National Park Service has compiled some bulletins to provide guidance on specific topics, 
however there is not an abundance of information covering every possible aspect of interpreting 
the Secretary’s Standards.  The Secretary’s Standards are interpreted most consistently in 
application of the Investment Tax Credit (ITC) program for certified historic preservation projects 
(historic tax incentive program).  Additional guidance can be found in the regulations 
implementing the ITC program at 36 Code of Federal Regulations (CFR) Part 67.   
The Secretary’s Standards anticipate change, therefore such interpretation will necessarily 
require an exercise of professional judgment and an ability to balance various opportunities and 
constraints of any given project based on use, materials retention and treatment, and 
compatibility of new construction.  The goals of the Secretary’s Standards are twofold, 
preservation of historic materials and preservation of a property’s “distinguishing character.” 
 
The Secretary’s Standards evaluate cumulative impacts to historical resources; a project either 
conforms or does not conform with the Secretary’s Standards.  As such, the appropriate 
evaluation is whether the project as a whole conforms with the Secretary’s Standards, not 
whether individual aspects of a project comply with specific standards prior to design 
development.  Note that not every standard applies to every aspect of the project, nor is it 
necessary to comply with every standard to achieve project conformance.  A project must be 
evaluated holistically.   
 
Conformance with the Secretary’s Standards is a high level of review.  While conformance with 
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the Secretary’s Standards results in a less than significant impact to historical resources under 
CEQA, nonconformance with the Secretary’s Standards does not necessarily equal material 
impairment of historical resources (a significant impact) under CEQA.  In accordance with 
§21084.1 of the California Public Resources Code and §15064.5 of the CEQA Guidelines, a 
project has a significant impact on a historical resource if it would result in a substantial adverse 
change in the significance of an historical resource.  §15064.5(b)(1) of the CEQA Guidelines 
provides that “[s]ubstantial adverse change in the significance of an historical resource means 
physical demolition, destruction, relocation, or alteration of the resource or its immediate 
surroundings such that the significance of an historical resource would be materially impaired.”  
Material impairment occurs when a project alters or demolishes in an adverse manner "those 
physical characteristics of an historical resource that convey its historical significance and that 
justify its inclusion in … the California Register of Historical Resources” (CEQA Guidelines 
§15064.5(b)(2)(A)).  In effect, the CEQA threshold provides that a significant impact to historical 
resources occurs when a property would be rendered ineligible. 
 
As discussed in Section 3.2 of the Draft EIR, this Section II and two memorandums (included as 
appendices) prepared by Chattel Architecture, Planning and Preservation, Inc. (Chattel 
Architecture), while the original project design would result in material impairment of historical 
resources and, accordingly, a significant impact under CEQA, the modified project design retains 
more historic fabric and sequence of spaces and, while it does not conform with the Secretary’s 
Standards, does not result in material impairment of the historical resource.  Therefore, the 
modified project design exists in the “grey area” between conformance with the Secretary’s 
Standards and a significant historical resources impact under CEQA.  As such, the conservative 
approach is to concede that the modified project design will result in significant impacts to the 
historical resource and adopt a Statement of Overriding Considerations. 
 
Mitigation Measure 3.2.1 states that the project developer shall retain a qualified professional 
architectural historian to prepare a Secretary’s Standards conformance report and oversee and 
advise on the rehabilitation of the Golden Gate Theater Building to ensure that, at a minimum, the 
project  shall  retain  key  elements  essential  to  theater  function.    The modified  project  design 
substantially reduces historical resources impacts from the original project design.  As the modified 
project design has not yet gone through the design development process, it is conceptual and meant 
to be  flexible, presenting a range of options to be  further studied during design development.  
Nevertheless, the modified project design contains sufficient detail for purposes of a determination 
of whether the project results in a significant impact under CEQA.  It is the professional opinion of 
Chattel Architecture that the modified project design does not result in material impairment and, 
accordingly, does not result in a significant impact under CEQA.  Given that the modified project 
design does not conform with the Secretary’s Standards, the conservative approach is to concede 
that the modified project design will result in significant impacts to historical resources and adopt a 
Statement of Overriding Considerations. 
 
The modified project design described below was developed to facilitate preservation of the most 
significant character‐defining features, which were also identified in the original project design.  
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While the original project design would result in material impairment of historical resources, and, 
accordingly, a significant  impact under CEQA, the modified project design retains more historic 
fabric and sequence of spaces and, while it does not conform with the Secretary’s Standards, does 
not  result  in material  impairment of  the historical  resource.    It  allows design  flexibility while 
ensuring that loss of historic fabric in one area of the design is compensated for by retention of 
historic  fabric  in another area of  the design, which preserves  inclusion of  the property  in  the 
California Register of Historical Resources.  For example, the original project design proposed to 
retain the entry doors, but eliminate the interior balcony.  However, the modified project design 
proposes to remove the entry doors, but retain the interior balcony. 
 
The design development plan  for  the modified project design will be  further evaluated by  the 
qualified professional architectural historian identified in Mitigation Measure 3.2.1 as the project 
progresses.   Mitigation Measure 3.2.1 states that the project developer shall retain a qualified 
professional architectural historian to prepare a Secretary’s Standards conformance report and 
oversee and advise on the rehabilitation of the Golden Gate Theater Building to ensure that, at a 
minimum,  the project shall  retain key elements essential  to  theater  function.   The  text below 
compares the original project design presented in the Draft EIR with the modified project design and 
also evaluates  conformance of  the modified project design with  the  applicable Rehabilitation 
Standards of the Secretary’s Standards.  While the Secretary’s Standards are intended to be used to 
evaluate  the project holistically,  the  Final EIR  keys  in on  certain aspects and elements of  the 
modified project design for conformance with the applicable Secretary’s Standards to highlight 
improvement  from the original project design.   Reports to the County Landmarks and Records 
Commission shall note compliance with the FEIR and the provisions of the Historical Conformance 
Review Report prepared by Chattel Architecture (Appendix K).  
 
Evaluation of the Modified Project Design 
The proposed project presented in the Draft EIR (proposed project) included alterations to the 
exterior and interior of the building and was found to have significant, unavoidable impacts on 
identified historical resources.  Key elements of the proposed project included additional three‐
dimensional architectural ornament added to the east elevation, and removal of lobby 
concession shell and stair, as well as the majority of the auditorium balcony on the interior.  
Interior treatments of the proposed project would also obscure visibility of all the interior spaces 
and volumes, as well as decorative ceilings and wall treatments.  The following text describes a 
range of project options developed through collaboration with the County, applicant, and tenant 
that address these issues and evaluates conformance with the Secretary’s Standards. 
 
Drawings of the modified project design evaluated in this memorandum consist of six sheets 
total (See Appendix A, Sheets A1.0, A2.0, A2.1, A3.0, A3.1 and A0.0) prepared by the Charles 
Company dated September 19, 2009.  The modified project design includes a first floor plan, 
elevations and sections, along with a colored drawing of a pole sign.  To the extent this 
memorandum provides additional detail that is not fully described in drawings of the modified 
project design, this memorandum takes precedence and thus will travel with the modified 
project design for incorporation into responses to comments on the Draft EIR. 
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Exterior 
 
North Facade 
Treatment of north façade, the primary elevation, presented in the Draft EIR (March 2009) 
involves retention of character‐defining features, including Churrigueresque ornament, 
remnants of an arched entrance canopy and window openings.  Character‐defining features of 
the north façade, including wood and glass lobby doors, would be retained.  No treatments are 
described for exterior finishes.  No signage on the north façade is described in the proposed 
project. 
 
The modified project design (September 19, 2009) proposes more specific treatment of these 
features and describes signage placement (See Appendix A, Sheet A2.0).  Decorative features on 
the north façade shall be retained, anchored and restored as necessary using gentlest means 
possible.  As noted in the existing photograph, there is a remnant of a historic canopy over the 
doorway (See Figure 9).  However, substantial research has not revealed any drawings or 
photographs of how this original canopy may have originally appeared.  As a result, a 
contemporary canopy extending the full width of the three‐part doorway and containing signage 
is proposed to extend approximately 6 feet north of the façade, cantilevered from the wall and 
supported at the wall connection (See Figures 66‐67 for inspiration images of a similar canopy, 
part of a National Park Service‐approved project at Judson Rives building in Los Angeles).  
Existing wood frame doors shall be salvaged, crated, and stored on site to allow for replacement 
with contemporary automatic aluminum doors.  In addition to placement on the leading edge of 
the canopy, signage is proposed to be placed in the center bay of north façade.  The letters of 
the canopy signage shall be no taller than 5 feet in height and no longer than 25 feet in length.  
The letters of upper façade signage shall be no taller than 12 feet in height and no longer than 
10 feet in length. 
 
Conformance with the Secretary’s Standards 
Treatment of the north façade proposed in the modified project design conforms to Standards 2, 
5, 6, and 7.  The north facade shall remain the primary point of entry into the building, retaining 
its distinctive character in conformance with Standard 2.  Decorative features, including 
ornament and openings shall be retained in conformance with Standard 5 and shall be cleaned 
and maintained with gentlest means possible at less than 400 psi, to be determined after 
inspection and recommendation by a qualified masonry restoration specialist, in conformance 
with Standards 6 and 7.  The detail of this treatment will be specified during construction 
document preparation, reviewed by the monitor and approved by the County Landmarks and 
Records Commission as required in the mitigation measures. 
 
East Elevation 
Proposed treatment of the east elevation, a secondary elevation, presented in the Draft EIR  
involves retention of the concrete exterior shell, but removal of the metal stair, fire escape 
ladder and infill of existing doors and openings.  Three‐dimensional architectural ornament, 
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drawing inspiration from the north façade, is described in the proposed project.  However, no 
treatment is proposed to the exterior finishes of the building shell.  In addition, a new glass 
screen wall approximately one story in height is proposed to be added to the north portion of 
the east elevation between Gridlines E and J.  No signage on the east elevation is described in 
the proposed project. 
 
The modified project design proposes retention and appropriately sensitive treatment of the 
east elevation’s historic utilitarian features, enabling the east elevation to reflect its original 
design as a secondary elevation, once wrapped by the Vega building (demolished) and not 
meant to be generally visible and not a focal point (See Figures 1‐4; Appendix A, Sheet A2.0).  
The existing fire escape stair shall be further considered for retention rather than removal.  
Existing doors, vents, and other openings shall be closed, as appropriate, but shall still read as 
openings, denoted by recessed solid or pierced infill expressed with shadow lines (See Figures 
66‐67 for inspiration images of similar infill).  The applicant shall paint wall surfaces and other 
features with added decorative elements on the east elevation in a tromp l’oeil, or trick of the 
eye, painting technique to continue existing historic architectural elements from the north 
façade (primary elevation).  This shall take the form of a stenciled pattern (See Figures 62‐63 for 
inspiration images showing stenciling on Subway Terminal building in Los Angeles and Figures 
60‐61 showing tromp l’oeil painting of Banco Popular building in Los Angeles).  Painting 
technique and color choices shall be made based on tenant needs and recommendations 
provided by the qualified architectural historian identified in Mitigation Measure 3.2.1.  Note 
that he pattern of painted ornament and proposed single story glass walls shown in the modified 
project design do not accurately reflect the proposed decorative painting scheme.  Signage is 
proposed to be placed in the center bay of the east elevation.  This signage shall consist of 
individual channel letters on a raceway.  The letters of this signage shall be no taller than 5 feet 
in height and no longer than 25 feet in length. 
 
Conformance with the Secretary’s Standards 
Treatment of the east elevation proposed in the modified project design conforms to Standards 
2, 3, and 5.  The historic utilitarian character of the east elevation shall be retained in 
conformance with Standards 2 and 3.  Distinctive openings shall be closed as necessary and 
appropriate, but expressed with shadow lines, in conformance with Standard 5. 
 
South Elevation 
Proposed treatment of the south elevation, a secondary elevation, presented in the Draft EIR 
involves removal of door, balcony deck and railing, and other utilitarian features.  The proposed 
project did not describe any drive‐up window or canopy.  No treatments were proposed to the 
exterior finishes of the building shell on the south elevation. 
 
The modified project design proposes specific measures for treatment of the south elevation 
(See Appendix A, Sheet A2.1).  Like the east elevation, the utilitarian south elevation is a 
secondary elevation, not meant to be generally visible and not a focal point.  Wall surfaces and 
other features shall be repainted and the elevation shall retain its historic utilitarian character, 
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treated in a manner similar to that of the west elevation.  A new opening is proposed for a 
pharmacy drive‐up window, adjacent to a location of previous infill which may have served as a 
truck door.  Opening new doors and windows on a secondary elevation is generally in 
conformance with the Secretary’s Standards if they follow a pattern similar to the original (See 
Figures 64‐65 for inspiration images of an appropriate drive‐up canopy and window addition to a 
historic building).  A canopy extending 17 feet south of the elevation and 20 feet in length along 
the elevation and supported on two columns is proposed to cover the drive‐up window.  The 
decorative treatment of the canopy edge as shown in the modified project design shall be 
simplified. 
 
Signage is proposed in an area 25 feet by 50 feet in the center of the building elevation 
containing advertising for the tenant of the property or a possibly a painted mural containing 
early images of the property or images of local cultural significance.  Banner signage in this area 
is minimally acceptable as the hooks and attachments necessary to connect banner signage to 
the building exterior may cause damage.  If this signage is to be accomplished in banner form, 
options to minimize the number of attachments shall be studied.  Additional signage is proposed 
to be placed on the east bay of south elevation above the drive‐up window.  This signage shall 
consist of individual channel letters on a raceway.  The letters of this signage shall be no taller 
than one foot in height and no longer than ten feet in length. 
 
Conformance with the Secretary’s Standards 
Treatment of the south elevation proposed in the modified project design appears to conform to 
Standards 2 and 5.  While a new opening will be made in the south elevation to accommodate a 
drive‐up window, the south elevation shall remain a secondary elevation with minimal change, 
in conformance with Standards 2 and 5. 
 
West Elevation 
Proposed treatment of the west elevation, a secondary elevation, presented in the Draft EIR 
involves removal of doors, windows, metal stair and other utilitarian features.  No treatments 
were proposed to the exterior finishes of the building shell on the west elevation. 
 
The modified project design proposes retention of character‐defining utilitarian features, such as 
the metal stair, and sensitive treatment of openings on the west elevation (See Appendix A, 
Sheet A2.1).  Similar to the south and east elevations, the utilitarian west elevation was a 
secondary elevation, and never meant to be generally visible and not a focal point.  Openings in 
the west elevation shall be infilled in a manner consistent with the east elevation and wall 
surfaces, stairway and other features shall be painted.  Note that paint color choices shall be 
made based on tenant needs and recommendations provided by the qualified architectural 
historian identified in Mitigation Measure 3.2.1.  A new steel stairway will be added from the 
balcony level to grade to replace existing.  Signage is proposed to be placed in the south bay of 
the west elevation.  This signage shall consist of individual channel letters on a raceway.  The 
letters of this signage shall be no taller than 5 feet in height and no longer than 30 feet in length. 
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Conformance with the Secretary’s Standards 
Treatment of the west elevation proposed in the modified project design appears to conform to 
Standards 2, 3, and 5.  While the historic utilitarian character of the west elevation shall be 
retained in conformance with Standards 2 and 3, a new stair will be built to replace existing.  
Distinctive openings will be closed as appropriate but expressed with shadow lines, in 
conformance with Standard 5. 
 
Signage 
Signage is not discussed in the Draft EIR. 
 
The modified project design includes tenant signage on the north façade above the canopy, on 
the leading edge of the new contemporary canopy, and additional signage on the east, south 
and west elevations.  The modified project design also includes reusing the existing pole sign at 
the southeast corner of the site (See Appendix A, Sheet A0.0). 
 
Conformance with the Secretary’s Standards 
Treatment of signage in the modified project design appears to conform to Standard 2.  
Originally occupied by theater and commercial uses, the property historically had substantial 
signage on site, albeit placed along the property edge at the sidewalk (as part of the now 
demolished Vega Building) (See Figures 3 and 4 showing historic views of Vega Building with 
signage and marquee).  Addition of new signage reflects the historic character of the site and is 
therefore appropriate and in conformance with Standard 2.  The new signage is also reversible in 
conformance with Standard 10. 
 
Interior  
 
Lobby 
Proposed treatment of the lobby presented in the Draft EIR (March 2009) involves retention of 
original doors at the primary entrance, insertion of contemporary automatic doors within the 
lobby (acting as a second set of entry doors similar to an air lock or vestibule), removal of 
bathrooms in the northeast and northwest corners, removal and salvage of the concession shell 
and balcony stair, removal of the entire wall dividing the lobby from the auditorium (Gridline G) 
and insertion of a suspended acoustical tile ceiling.  No treatments to the floor or perimeter 
walls are described in the proposed project.  The sequence and volumes of space would be 
entirely obscured by new construction. 
 
The modified project design proposes the following: 
 
The primary entrance openings shall be retained with contemporary aluminum doors inserted 
into existing frames (Gridline J).  The overall scale and height of the lobby shall be preserved, 
maintaining an approximately 12‐foot high ceiling above finished floor.  The lobby restrooms 
located in the northeast and northwest corners have not been identified as significant features 
and both will be removed to enlarge the lobby for use as a retail space.  Modifications to the 
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ceiling taking the form of a bulkhead extending below the existing ceiling shall be required to 
terminate the decorative coffered ceilings in the area of the removed restrooms.  Cashier 
stations will be located in the former lobby. 
 
The existing decorative concession shell and curved staircase within the lobby shall be removed 
and shell stored on site to increase floor area for cashier stations and an open line of sight 
through to the auditorium, both essential modifications to convert the space to retail use.  
Salvage of the shell appears feasible, based on review of early concepts for removal, crating and 
lifting to the second floor for storage, the shell and north portion of the stair wall supporting the 
shell.  Detailed, hand measured drawings and selective templates shall be made of the lobby 
stair for possible future reconstruction.  Handrails shall be salvaged and stored in a manner 
similar to the shell. 
 
The wall currently dividing the lobby from the auditorium (Gridline G) shall be removed between 
Gridlines 1 and 3, and between Gridlines 4 and 6 in order to enhance visibility and access from 
the lobby to the auditorium, although existing decorative pilasters, wing walls, and headers shall 
be retained in situ or in place to preserve the sense of lobby enclosure and transition into the 
auditorium (See Figures 48‐57 for inspiration images of historic theaters converted to retail use 
while preserving sequence of space from lobby into auditorium and through to stage area).  The 
mid‐point landings of the balcony stair east and west of the center bay shall be removed to 
provide for greater visibility to the auditorium to and from the lobby. 
 
As the auditorium floor will be excavated between Gridline E and F, and the existing ramping 
removed, approximately four steps contained within the central bay will provide the primary 
means of access from the lobby to the auditorium space.  A guardrail will be installed in the new 
opening between pilasters in the west bay to prohibit access from the lobby to the lowered 
auditorium floor.  An entrance to an accessible switchback ramp will be provided between along 
Gridline F between Gridlines 4 and 5. 
 
Historic lobby ceilings shall be clad in a suspended grid incorporating light fixtures without 
acoustical ceiling tiles so that the coffered plaster ceiling remains visible.   
 
As the historic lobby ceilings and walls are highly decorative and would require substantial effort 
to fully repair and repaint, complete conservation or restoration of these features will not be 
part of this project.  However, to repair damage and allow for preservation (stabilization) of 
historic building fabric, damage to lobby ceilings and walls shall be patched and infill painted as 
necessary. 
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Conformance with the Secretary’s Standards 
Treatment of the lobby proposed in the modified project design appears to conform to 
Secretary’s Standards 1, 2 and 5.  The former lobby shall retain its original use as the primary 
entrance space, with as many decorative features as possible.  While the concession shell and 
balcony stair must be removed to accommodate the new tenant, the sense of lobby enclosure 
and sequence of space from lobby to auditorium shall be retained, in conformance with 
Standards 1 and 2.  Distinctive lobby features, including ceiling decoration and pillars shall be 
preserved to the maximum extent feasible, in conformance with Standard 5. 
 
Auditorium 
Proposed treatment of the auditorium presented in the Draft EIR involves removal of the 
majority of the auditorium balcony including two support columns, leveling the auditorium floor 
at the lobby floor elevation, and adding a suspended acoustical tile ceiling at 12 feet high.  The 
proscenium arch, perimeter walls, as well as curved walls flanking the proscenium arch would all 
be preserved behind or above new construction.  Coupled with alterations proposed for the 
lobby, the sequence and volumes of space would be entirely obscured. 
 
The modified project design proposes retention of the historic auditorium balcony and exposure 
of historic interior building fabric and sequence of spaces from the lobby into the auditorium 
and through to the stage, to the maximum extent feasible (See Figures 48‐57 for inspiration 
images of historic theaters converted to retail use while preserving historic sequence of space).  
A range of options for treatment of the coffered underside of the balcony will be evaluated 
based on specific needs of the tenant.  With the goal of achieving maximum exposure of the 
underside of the balcony while accommodating requirements of retail use, a suspended grid 
system incorporating light fixtures without acoustical ceiling tiles (exposing the underside of the 
balcony) shall be considered.  Alternatively, lighting may be incorporated into retail display units 
and/or shelving. 
 
As the coffered underside of the balcony is highly decorative and would require substantial 
effort to fully repair and repaint, complete conservation or restoration of this feature will not be 
part of the project.  However, to repair damage and allow for preservation (stabilization) of the 
underside of the balcony, damage shall be patched and infill painted as necessary. 
 
As the balcony creates a ceiling height considered low for retail use, the currently ramped 
auditorium floor will be excavated to a depth of approximately two feet between Gridlines E and 
F to allow for increased ceiling height of approximately 12 feet.  The ramped floor extending 
south toward the stage will be filled to match this depth, creating a level floor stretching south 
through the auditorium and the stage.  The floor elevation at the stage will increase 
approximately 2 feet above the existing stage elevation, which currently sits approximately 3 
feet 2 inches from the lowest point of the auditorium to the top of the stage.  A range of options 
for treatment of the space created under the leveled floor will be evaluated based on specific 
needs of the tenant.  The space under the new floor may simply be filled with gravel or another 
similar material, or may be constructed of wood or steel framing and used to house HVAC 



Ms. Christina Tran    Conformance Review Report 
January 27, 2010    Golden Gate Theater 
Page 12 of 14 
 
equipment including ductwork. 
 
At the edge of the balcony, the ceiling height shall increase significantly, extending upward to 
expose the high volume of the auditorium (Gridline C).  A new wall will be built extending from 
or immediately behind the balcony edge, reaching to the ceiling to encapsulate the balcony 
seating area, eliminating the need to heat and cool the large‐volume space above the balcony. 
 
A range of options for treatment of the high volume auditorium space between the balcony 
edge and stage will be evaluated based on specific needs of the tenant, with the goal of exposing 
the volume of the space and decorative ceiling and walls to the maximum extent feasible.  While 
the ceiling height shall increase significantly at Gridline C, the decorative ceiling may be exposed 
above a suspended grid system without acoustical ceiling tiles or through alternative means.  
The new grid system would connect with the existing plaster wall above the top of the 
proscenium arch.  Feasibility of heating and cooling the high volume auditorium space shall be 
studied and shall factor into the ability to expose the historic ceiling.  Auditorium lighting will 
either be provided from light fixtures contained within the suspended grid system, from light 
fixtures extending from retail display units and shelving, or through alternative means. 
 
A range of options for treatment of auditorium walls will be evaluated based on specific needs of 
the tenant.  Auditorium walls, including curved walls flanking the proscenium arch, shall be 
exposed above a certain height, with new low‐height walls (exact height to be determined based 
on needs of tenant) constructed in front of existing walls to allow for new retail display units and 
shelving to be constructed along the interior perimeter. 
 
As the auditorium walls and ceiling are highly decorative and would require substantial effort to 
fully repair and repaint, complete conservation or restoration of these features will not be part 
of this project.  However, to repair damage and allow for preservation (stabilization) of historic 
building fabric, damage to the walls and ceiling shall be patched and infill painted as necessary. 
 
In addition, a significant amount of pigeon guano currently sits in the attic space between the 
historic ceiling and the roof.  While the majority of the guano can be vacuumed, further cleaning 
of the area above the ceiling shall be carefully studied, as applying any degree of moisture to 
either side of a painted plaster ceiling can cause significant damage to ceiling structure and 
decoration.  Treatment of this issue may factor into the ability to expose all or certain portions 
of the historic ceiling. 
 
Conformance with the Secretary’s Standards 
Treatment of the auditorium proposed in the modified project design appears to conform to 
Secretary’s Standards 1, 2 and 5.  Retention of the balcony and sequence of spaces from the 
lobby through the auditorium is in conformance with Standard 1.  To the extent that distinctive 
decorative work on the underside of the balcony, balcony edge, auditorium walls and ceilings, 
are made visible, the plan may conform to Standards 2 and 5. 
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Stage 
Proposed treatment of the stage presented in the Draft EIR involves leveling the stage floor at 
the lobby elevation, inserting a pharmacy and storage use, and adding a suspended acoustical 
tile ceiling at 12 feet high.  Utilitarian features and the high volume of the stage area will be 
preserved behind or above new construction.  Coupled with alterations proposed for the lobby 
and auditorium, the sequence and volumes of space would be entirely obscured by new 
construction. 
 
The modified project design proposes maximum exposure of not only historic building fabric but 
also the sequence of space from the auditorium into the stage (See Figures 48‐57 for inspiration 
images of historic theaters converted to retail use while preserving historic sequence of space).  
The proscenium arch shall be exposed, with the drop ceiling (grid system) in the auditorium 
stepping up to expose the arch.  Between Gridlines A and B a mezzanine level will be inserted 
into the existing high volume of the stage space.  The wall built to enclose the new mezzanine 
level shall either extend from or be situated directly behind the proscenium arch, reaching down 
from the crest of the proscenium arch approximately halfway to the new floor.  To emphasize 
the stage space, a range of options for treatment of the new wall will be studied based on 
specific needs of the tenant.  It may be painted in tromp l’oeil fashion to mimic a partially 
drawn‐up stage curtain, drawing on design of historic stage curtain (see Figure 5), or shall be 
otherwise finished in a fashion emphasizing the stage area.  A pharmacy capped with an 
approximately 12‐foot high ceiling will be added to the east stage area, extending north into the 
auditorium.  The central bay will also contain a portion of the pharmacy within the stage.  The 
west stage area will contain a receiving space. 
 
As the proscenium arch and surrounding walls and ceiling are highly decorative (see Figure 5) 
and would require substantial effort to fully repair and repaint, complete conservation or 
restoration of these features will not be part of this project.  However, to repair damage and 
allow for preservation (stabilization) of historic building fabric, damage to the proscenium arch 
and surrounding walls and ceiling shall be patched and infill painted as necessary. 
 
Conformance with the Secretary’s Standards 
Treatment of the stage proposed in the modified project design appears to conform to 
Secretary’s Standards 1 and 5.  The sequence of space from the auditorium to the stage shall be 
clearly defined by maintaining visibility of the proscenium arch and surrounding ornament and 
by a change in ceiling height from the high volume exposed in the auditorium to the 12 foot high 
ceiling in the stage area, in conformance with Standard 1.  Distinctive decoration and ornament 
on or adjacent to the proscenium arch shall be preserved, in conformance with Standard 5. 
 
Conclusion 
 
The modified project design addressed concerns raised in responses to comments while striving for 
project  conformance with  the  Secretary’s  Standards  as  described  in  detail  above.   While  the 
proposed project would not conform with  the Secretary’s Standards,  the design  shown  in  the 
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modified project design and the treatments described above demonstrate a serious and concerted 
effort to reduce significant historical resources impacts identified in the Draft EIR.  The modified 
project  design  does  not  conform  with  the  Secretary’s  Standards.   However,  it  is  Chattel 
Architecture’s professional opinion that the modified project design does not result  in material 
impairment and, accordingly, does not result in a significant impact under CEQA.  Given that the 
modified  project  design  does  not  conform  with  the  Secretary’s  Standards,  the  conservative 
approach is to concede that the modified project design will result in significant impacts to historical 
resources and adopt a Statement of Overriding Considerations.   
 
Appendices 
 
  A: Modified project design for Reuse of Golden Gate Theater, dated 9/19/2009 
  B: Historic Photos 
  C: Contemporary Photos 
  D: Inspiration Images 
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(Thresholds for Determining Significance of Historical Resources Impacts) 



 
 
 
 
 
 

Memorandum 
 
 
DATE      January 27, 2010 
 
TO      Stacey Brenner, Charles Company 
 
FROM      Robert Chattel, President 

Kathryn McGee, Associate 
      Chattel Architecture, Planning & Preservation, Inc. 
 
RE      Golden Gate Theater, East Los Angeles, CA 
 
You have asked us to provide a written explanation of thresholds for determining significance of 
historical resources impacts to be used in evaluation of the modified project design (prepared by 
Charles Company, dated September 19, 2009) for reuse of the Golden Gate Theater, located at 
909 & 933 South Atlantic Boulevard in Los Angeles.  The memorandum follows on our October 8, 
2009 memorandum, which serves as a Secretary’s Standards Conformance Report for the 
modified project design.  Please find additional information below. 
 
THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACTS 
 
Background 
According to CEQA Guidelines, “a project with an effect that may cause a substantial adverse 
change in the significance of an historical resource is a project that may have a significant effect 
on the environment” as defined in §15064.5(b). 
 
A substantial adverse change is defined in CEQA Guidelines §15064.5(4)(b)(1), as “physical 
demolition, destruction, relocation, or alteration of the resource or its immediate surroundings 
such that the significance of an historical resource would be materially impaired.”  The 
significance of an historical resource is materially impaired, according to CEQA Guidelines 
§15064.5(4)(b)(2), when a project: 
 

(A)  Demolishes or materially alters in an adverse manner those physical 
characteristics of an historical resource that convey its historical significance and 
that justify its inclusion in, or eligibility for, inclusion in the California Register of 
Historical Resources; or 

(B)  Demolishes or materially alters in an adverse manner those physical 
characteristics that account for its inclusion in a local register of historical 
resources pursuant to §5020.1(k) of the Public Resources Code or its 
identification in an historical resources survey meeting the requirements of 
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§5024.1(g) of the Public Resources Code, unless the public agency reviewing the 
effects of the project establishes by a preponderance of the evidence that the 
resource is not historically or culturally significant; or 

(C)  Demolishes or materially alters in an adverse manner those physical 
characteristics of an historical resource that convey its historical significance and 
that justify its eligibility for inclusion in the California Register of Historical 
Resources as determined by a lead agency for purposes of CEQA. [1] 

 
CEQA Guidelines also specify a means of evaluating the relative significance of project impacts 
on historical resources.  CEQA Guidelines §15064.5(b)(3) state: 
 

Generally, a project that follows the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, 
and Reconstructing Historic Buildings or the Secretary of the Interior’s Standards for 
Rehabilitation and Guidelines for Rehabilitating Historic Buildings (Secretary’s Standards, 
Weeks and Grimmer, 1995), shall be considered as mitigated to a level of less than a 
significant impact on the historical resource. [5] 
 

Summary of approach 
Compliance with the Secretary’s Standards indicates that a project may have a less than 
significant impact on an historical resource.  The converse of this does not hold; that is, failure to 
comply with the Secretary’s Standards is not, by definition, a significant impact under CEQA.  
CEQA recognizes that alterations that are not consistent with the Secretary’s Standards may still 
not result in significant impacts to the historical resource.  Therefore, the significance of project 
impacts on an historical resource can be evaluated by determining: 
 

• Whether a project is in conformance with the Secretary’s Standards (less than 
significant impact); 

• Whether a project is not in conformance with the Secretary’s Standards but does not 
result in material impairment (potentially significant impact); or, 

• Whether a project results in material impairment (significant impact). 
 
Relationship to the project 
Constructed in 1927, the Golden Gate Theater was originally designed as a part of a commercial 
complex, wrapped by the two‐story Vega Building (demolished 1992).  The original National 
Register of Historic Places (National Register) nomination for Golden Gate Theater, listed 
February 23, 1982, evaluates significance of the entire site, noting three main site features: (1) 
Golden Gate Theater, (2) Vega Building, and (3) courtyard formed between Theater and Vega 
Building.  In correspondence from Carol Shull, then Keeper of the National Register, to Cherilyn 
Widell, then California State Historic Preservation Officer (SHPO) dated June 26, 1995, the 
Keeper denied a petition to the remove the Theater from the National Register because of loss 
                                                           
[1] §15064.5(4)(b)(2). Emphasis added. 
[5] §15604.5(b)(3). 
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of the Vega Building.  In her determination, the Keeper notes that despite loss of Vega Building, 
the Theater “merits continued listing in the National Register,” as it retains significance as an 
example of a 1927 Los Angeles neighborhood theater building: 
 

“…documentation reveals that enough original materials (interior and exterior) exist for 
the theater to represent those characteristics that define the historic property type.  
While the setting and original design of the commercial complex have been altered, the 
isolated theater remains a distinctively designed example of a neighborhood movie 
palace; one of a rapidly disappearing historic building type of great importance to 
Southern California…  While certain details have been altered or destroyed in the interior, 
the building’s main volumes and many of its characteristic stylistic embellishments 
remain intact.” 
 

Shull concludes with a recommendation that, “the State amend the National Register 
documentation for the [T]heater, removing references to the Vega Building and incorporating 
the additional social and architectural information.”  To our knowledge, no such additional 
documentation has been provided to the Keeper. 
 
Based on certain key features of the modified project design consisting of (1) retention of the 
sequence of spaces and balcony, (2) visibility of decorative historic features and fabric, and (3) 
salvage of the concession shell, it appears that the historical resource will retain the qualities 
that make it significant and thus, will be not be materially impaired.  While the Golden Gate 
Theater continues to be listed in the National Register, in our professional opinion, loss of the 
Vega Building has compromised integrity of the overall site.  As a result, further loss of historic 
building fabric on the interior or exterior of the extant theater building may result in material 
impairment of the historical resource.  Implementation of Mitigation Measure 3.2.1, which 
states that the project developer shall retain a qualified professional architectural historian to 
prepare a Secretary’s Standards conformance report and oversee and advise on the 
rehabilitation of the Golden Gate Theater Building, will ensure that, at a minimum, the project 
retains key elements essential to theater function. 
 
The Conformance Report referenced in the first paragraph above concluded that the modified 
project design does not conform with the Secretary’s Standards.  However, it is our professional 
opinion that while the original project design would result in material impairment of historical 
resources and, accordingly, a significant impact under CEQA, the modified project design retains 
more historic fabric and sequence of spaces and, while it does not conform with the Secretary’s 
Standards, does not result in material impairment of the historical resource.  Therefore, the 
modified project design exists in the “grey area” between conformance with the Secretary’s 
Standards and a significant historical resources impact under CEQA.  As such, the conservative 
approach is to concede that the modified project design will result in significant impacts to the 
historical resource and adopt a Statement of Overriding Considerations.   
 
Should you have any questions, please give us a call. 
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Ms. Cherilyn Widell 
State Historic Preservation Officer 
Office of Historic Preservation 
Department of Parks and Recreation 
P.O. Box 942896 
Sacramento, CA 94296-0001 

Dear Ms. Widell: 

This letter responds to your transmittal regarding a petition to remove the Golden Gate Theater 
building at 5170 E. Whittier Boulevard in Los Angeles County, California from the National Register 
of Historic Places. The Golden Gate Theater was listed in the National Register on 
February 23, 1982. 

Based on our review of the documentation on file concerning the Golden Gate Theater, including the 
original petition provided on behalf of the owners, the subsequent materials provided by attorney 
Jerry Neuman dated April 27, 1995, the original National Register nomination form, and the written 
comments we received, we concur with the opinion of the California State Historical Resources 
Commission that the Golden Gate Theater is historically significant and retains the integrity 
necessary to remain listed in the National Register. The material justifies the property's significance 
within the context of local history under National Register Criterion C. As a result the petition to 
remove the Golden Gate Theater from the National Register is denied. 

The 1927 theater is a local example of the Spanish Churrigueresque style of architecture, 
embodying such characteristic design features as a richly ornamented entry portal, decorative 
niches and bays enframed by intricately carved ornamentation, and an elaborately sculpted cornice. 
The Spanish Churrigueresque style was used in the 1890s and the early twentieth century on a 
modest scale in both northern and southern California. It was Bertram Goodhue's 1915 designs for 
the Panama California International Exposition in San Diego, however, that truly popularized the 
style. The American Churrigueresque became a significant decorative style in Southern California 
during the 1920s and early 1930s and was used for a variety of building types including residential 
and commercial properties. As a predominantly decorative style, the Churrigueresque fit ideally into 
the stage-set mentality of movie house design during the period. 

The documentation establishes a framework for evaluating the theater building within the context of 
movie theater construction in the Los Angeles area. The movie industry had an enormous influence 
on Los Angeles during the 1920s and 1930s. The numerous theaters built across the city became 
important expressions of the economic and social impact of the movies. The materials identify the 
Golden Gate Theater as an example of a particular subtype of theater--the neighborhood theater 
building. The Golden Gate was built to serve the growing East Los Angeles area and was designed 
as a focal point and key pedestrian lure to the developing commercial area envisioned by local 
builder Peter Snyder. In size, the Golden Gate does not rival the grand movie palaces of central 
Los Angeles, but instead reflects the more modest scale of movie houses built to serve localized 
clienteles in outlying areas of the city. 



The petition for removal contends that the property does not retain the integrity necessary to merit 
continued listing in the National Register, however, the documentation reveals that enough original 
materials (interior and exterior) exist for the theater to represent those characteristics that define the 
historic property type. While the setting and original design of the commercial complex have been 
altered, the isolated theater remains a distinctively designed example of a neighborhood movie . 
palace; one of a rapidly disappearing historic building type of great importance to Southern 
California. The theater's elaborate Churrigueresque facade--the only elaborated elevation-is largely 
intact and features the noteworthy work of the Balch Brothers design firm. It was the theater entry 
in particular that was cited by Gebhard and Winter as one of the finest examples of the Spanish 
Churrigueresque to be found in Southern California. While certain details have been altered or 
destroyed in the interior, the building's main volumes and many of its characteristic stylistic 
embellishments remain intact. Among the extant original features are the heavily detailed 
proscenium and false balcony areas, the double-stair layout of the lobby and mezzanine area, and 
the decorative plasterwork detailing around the columns and ceiling areas. 

The significance of the property is not justified under Criterion B, in association with the builder 
Peter N. Snyder. As noted in the petition, resources exist in the East Los Angeles area that may 
better represent his significant contributions as an important developer and promoter, including 
several examples of his residential projects in the surrounding community. Snyder's office, while 
part of the Golden Gate Theater development, was located in the landmark Vega building, which 
was demolished as a result of the earthquake damage. 

The opinions of the State Historical Resources Commission, the Los Angeles Conservancy, and 
other professional organizations, as well as the County Board of Supervisor's adoption of the 
Los Angeles County Historical Landmarks and Records Commission's recommendation to designate 
the theater as a historical resource all support a finding that the building is still a significant local 
property. In addition, correspondence received from elected officials, local citizens, and interested 
parties affirms that the theater is recognized as an important community resource. 

In conclusion, we support these opinions that the Golden Gate Theater merits continued listing in 
the National Register. We recommend that the State amend the National Register documentation 
for the theater, removing references to the Vega Building and incorporating the additional social and 
architectural information. If you have any questions concerning the National Register listing of the 
Golden Gate Theater, please let us know. 

Sincerely, 

(8&d) carol D. Shull 

Carol D. Shull 
Keeper of the National Register of Historic Places 
Interagency Resources Division 

cc: Jerry Neuman 

bcc: 00l-Kennedy 
400-Stevenson 
40Q-Bowers 
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Ms. Carol D. Shull, Keeper 
National Register of Historic Places 
National Park Service 
u.S. Department of the Interior 
WASHINGTON, D.C. 20013-7127 

INTERAGENCY RESOURcEs DIVISION 
NATlONAL PARK SERVICE 

SUbject:	 Golden Gate Theater/Vega Building 
Los Angeles County, California 
Petition to Remove from the National Register 

Attention: Paul Lusignan 

Dear Ms. Shull: 

Enclosed please find a petition to remove the Golden Gate 
Theater/Vega Building from the National Register and material in 
support and in opposition to the petition. 

The Golden Gate Theater/Vega Building Complex, constructed in 
1927, was listed in the National Register 2/23/82 under criterion 
C in the area of architecture as a large, restrained example of 
Spanish Colonial Revival design, with Churrigueresque detail, in 
East Los Angeles. The two building complex with interior court 
was a mix of commercial, residential, and theater space. Shops 
and apartments were located in the Vega Building which faced the 
street and sheltered an inner courtyard from which access was 
gained to the three story parapeted theater building, set back 
from the street, behind the Vega Building. 

Although the Golden Gate Theater building still stands, the 
Vega Building was demolished in 1992. The owner has requested 
that the building be removed from the National Register, on the 
grounds that the property has ceased to meet the criteria for 
listing in the National Register because the qualities which 
caused it to be originally listed have been lost or destroyed with 
the demolition of the Vega Building. 

The National Register documentation supports the significance 
of the Vega Building and the Golden Gate Theater, configured 
around an interior courtyard, as a integral, cohesive unit. 
Although the theater remains standing and its exterior and 
interior are original and intact, the documentation does not 
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support the individual significance and eligibility under 
criterion C of the theater, by itself. 

Pursuant to federal Rules and Regulations and the California 
Public Resources Code, the California Office of Historic 
Preservation has notified local jurisdictions of this petition for 
removal. 

The petition to remove the property was submitted to the 
Commission on May 19, 1994. The Commission found the original 
application did not support the individual significance of the 
theater. Because of local support for retaining the listing, from 
the County of Los Angeles Historical Landmarks and Records 
Commission and supervisor Gloria Molina, the Commission continued 
the petition to allow additional time to research the individual 
importance of the theater. 

The petition to remove the property was resubmitted to the 
Commission on August 4, 1994. The Commission again found the 
documentation did not support individual eligibility of the 
theater. Because of local support for retaining the listing, from 
the Los Angeles Conservancy, the Commission continued the petition 
to allow additional time to research the importance of the 
theater, particularly its interior, in the context of theater 
interiors in Los Angeles. 

On November 1, 1994, the Los Angeles Conservancy submitted
 
additional documentation to support the continued listing of the
 
theater under Criteria Band C. The applicants requested the
 
petition be withdrawn from the November 4th Commission meeting
 
because they had not enough time to respond to the Los Angeles
 
Conservancy's new documentation.
 

The petition was again submitted to the Commission on 
February 3, 1995 at which time the Commission voted unanimously 
that the Golden Gate Theater was individually eligible for the 
the National Register and should remain listed, based on data that 
had been submitted to date. 

The Los Angeles Conservancy documentation (dated November 1, 
1994) states the theater is significant at the local level under 
Criterion B for the association with Peter N. Snyder who was a 
major developer and promoter of East Los Angeles during the 1920s 
and 1930s. Snyder built the Golden Gate Theater and Vega Building 
complex and had his offices in the demolished Vega Building. The 
documentation also states the theater is significant at the local 
level under Criterion C in the area of architecture as an 
important example, in a dwindling number, of a neighborhood movie 
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palace in the Los Angeles area. 

Although a discussion regarding the integrity of the theater 
as a remnant of a larger design was not provided, the Commission 
found the Conservancy had presented a plausible argument for the 
National Register eligibility of the theater under Criterion C in 
the area of architecture as a good representative example of a 
neighborhood movie palace in the east Los Angeles area. The 
Conservancy's statements regarding architectural significance are 
strengthened by comments made by Robert Winter in a letter dated 
November 2, 1994: 

••• we are delighted that [the Golden Gate Theater] still 
exists. We will certainly include it in our next Guide and, 
of course, strongly recommend its retention on the National 
Register. You will remember that in our previous Guide we 
wrote: "The entrance to the theater is one of the finest 
examples of Churrigueresque to be found in Southern 
California." (See attached letter.) 

We request your review and decision regarding the petition to 
remove the Golden Gate Theater from the National Register. If you 
have any questions, please do not hesitate to contact Cynthia 
Howse of our staff at (916) 653-9054. 

Sincerely, 

Cherilyn E. Widell 
State Historic Preservation Officer 

Enclosures:	 Petition to remove property from the National Register 
Subsequent correspondence from the petition applicant 
Original National Register nomination 
Current photographs 
Information submitted by the Los Angeles Conservancy 
Information submitted by County Board of Supervisors 
Information submitted by the Los Angeles County 

Historical Landmarks and Records Commission 
Other letters received 

cc: Jerold Neuman 
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3.2  CULTURAL RESOURCES 
 

3.2.1  INTRODUCTION 

 

This section describes and assesses potential impacts to historic architectural resources. The 

proposed adaptive reuse project would adversely impact the historic Golden Gate Theater due to 

substantial interior alterations. The Setting section below describes applicable policies and 

regulations with respect to historic resources, and provides a historic context of East Los Angeles 

and the Golden Gate Theater. The Impacts and Mitigation sections provide standards of 

significance and identifies significant impacts to historic resources, as well as mitigation 

measures to avoid such impacts or reduce them to less-than-significant levels.  Information used 

to prepare this section was obtained from the National Register Nomination Form for the Golden 

Gate Theater; survey forms from the Section 106 eligibility report for the METRO Red Line East 

project; correspondence from the Los Angeles Conservancy; the historic resource evaluation 

report prepared for this project by Carey & Co. Inc.(included in Appendix C of this document) and 

site visits. Information used to prepare this section was obtained from the National Register 

Nomination Form for the Golden Gate Theater; survey forms from the Section 106 eligibility report 

for the METRO Red Line East project; correspondence from the Los Angeles Conservancy; the 

historic resource evaluation report prepared for this project by Carey & Co. Inc.(included in 

Appendix C of this Draft EIR), the historic conformance review report prepared by Chattel 

Architecture Planning & Preservation, Inc. (included in Appendix K of this Draft EIR), the 

thresholds for determining significance of historical impacts report prepared by Chattel 

Architecture Planning & Preservation, Inc. (included in Appendix L of this Draft EIR) and site 

visits. 

 

3.2.2  ENVIRONMENTAL SETTING 
 

Historic Setting of East Los Angeles 

 

The following historic setting of East Los Angeles was excerpted primarily from a brief history 

prepared by Los Angeles County.
 i
 

 

When Spanish occupation of California began in 1769, an exploratory expedition of more 

than 60 persons led by Gaspar de Portola moved north through the area now known as 

Los Angeles. They camped by a river where fertile soil and availability of water for 

irrigation impressed members of the party. Father Juan Crespi, who accompanied the 

group, saw the location as having all the requirements for a large settlement. He named 

the river El Rio de Nuestra Senora la Reina de Los Angeles de Porciuncula, which 

means "The River of Our Lady the Queen of the Angels of Porciuncula. " 
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In September 1771 Father Junipero Serra and a group of Spaniards founded the San 

Gabriel Mission as the center of the first "community" in an area inhabited by small bands 

of Gabrielino Indians. On September 4, 1781, the Pobladores, a group of 12 families - 46 

men, women and children led by Captain Rivera y Moncada - established a community in 

the area discovered by Portola, and named it El Pueblo de Nuestra Senora la Reina de 

Los Angeles de Porciuncula, after the nearby river. California was ruled by Spain until 

1822 when Mexico assumed jurisdiction. After a two-year period of hostilities with Mexico 

beginning in 1846, the area came under U.S. control. In 1848 the Treaty of Guadalupe 

Hidalgo made California a United States territory.  

 

The County of Los Angeles was established on February 18, 1850 as one of the 27 

original counties, several months before California was admitted to the Union. It derived 

its name from the area known as Los Angeles, already a large community, and made it 

the designated "seat" of County government. On April 1, 1850 the people of Los Angeles 

County asserted their newly won right of self-government and elected a three-man Court 

of Sessions as their first governing body. A total of 377 votes were cast in this election. In 

1852, the Legislature dissolved the Court of Sessions and created a five-member Board 

of Supervisors. In 1913, the citizens of Los Angeles County approved a charter 

recommended by a board of freeholders which gave the County greater freedom to 

govern itself within the framework of state law.  

 

The area that is now East Los Angeles was controlled by Mexican and American ranchers for 

much of the nineteenth century. Farmers grew vegetables and fruit and raise dairy cattle, but 

agriculture was quickly replaced by urban expansion by the end of the nineteenth century. At the 

beginning of the twentieth century, East Los Angeles became an immigrant destination, as 

Russians, Japanese, and Mexicans had a significant presence in the area by the early 1900s. 

Most of the inhabitants lived east of the Los Angeles River and worked in nearby factories, or 

traveled by electric rail into downtown Los Angeles.
ii
  

 

Rapid urban development of East Los Angeles occurred primarily after the construction of 

concrete viaducts over the Los Angeles River in the 1920s, which had previously been a 

formidable barrier to development of the east side.  Also of great importance to the development 

of the area was the opening of Atlantic Boulevard and Garfield Avenue in the late 1920s, 

promoting industrial development and the need for housing in proximity to manufacturing 

centers.
iii
   

 

By the onset of World War II, East Los Angeles was nearly an exclusively Latino community, 

reinforced by workers who arrived from Mexico to support the area’s growing war industries.
iv
 The 

area thrived during the 1950s but began a long decline with rioting damage in 1969.  The Whittier 

Boulevard Merchant’s Association was founded to help rebuild and reestablish the vitality of this 

district and commissioned a revitalization study in 1982. In January 1986, dedication of the 

monumental arch “El Arco” provided the area’s symbol of rebirth, a process that continues to this 

day.
v
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History of the Golden Gate Theater 

 

Local real estate developer Peter Snyder (1882 – 1940), known as the “Father of the East Side,” 

strongly influenced the commercial, industrial, and residential growth of the East Los Angeles by 

promoting the extension of Atlantic and Garfield Boulevards, and by developing Golden Gate 

Square (containing the Golden Gate Theater), Gardens Square, and Golden Gate Hills/Midwick 

View Estates.
vi
 The Golden Gate Theater was developed and constructed by Snyder in 1927 at 

the southwest corner of Atlantic and Whittier Boulevards,
vii

 as the centerpiece of his vision of East 

Los Angeles, a new community filled with neighborhoods, industry, roads, and cultural amenities. 

The Golden Gate Theater was originally part of a complex that also included the Vega Building 

(demolished 1992). When the complex was completed, it was the most significant commercial 

building complex in East Los Angeles.
viii

  The following is excerpted from the National Register 

Nomination Form
ix
 for the theater complex, prepared in 1980 by the Greater East Los Angeles 

(GELA) Cultural Heritage Survey Team:  

 

Constructed in 1927 by the Vega Corporation, P.N. Snyder, the president and original 

owner, envisioned a Spanish Renaissance design. Plans by the Balch Brothers,
x
 

prominent theatre architects in Southern California during the pre-World War II era, called 

for the entrance to replicate the portal of the University of Salamanca in Spain. The 

theater was designed both as a legitimate playhouse, seating 1,500 and a movie house 

with the most up-to-date equipment. Total construction costs were $500,000 for the 

complex. The original 12 stores, also of Spanish design, were housed in the first floor of 

the Vega Building. The courtyard contained two fountains of decorative Spanish tile. 

Interior designs were created by A. B. Heinsberger of the Heinsberger Decorating 

Company, famous for their contributions to the interiors of the Los Angeles City Hall and 

the Pantages Theatre in Hollywood. Lighting was created by Julius Dietzmann’s Ironcraft 

Works, and ornamental wrought iron was created by Winter Ironworks. Original projection 

motor generator sets were manufactured by Westinghouse Electric and Manufacturing 

Company, while Consolidated Steel Corporation contributed the building’s structural 

steel.  

 

The theater first presented silent films; hence there was an organ console and orchestra 

pit.  With the advent of sound pictures, organs and orchestra pits became obsolete.  The 

theater’s early years experienced variety acts programmed in between film screenings, 

as was common during the twenties and thirties.  During the sixties, there were 

occasional rock concerts and amateur variety series before film screenings to attract 

larger audiences.  Since the sixties, the theater screened movies that were already six to 

twelve months old or revivals.  Since the mid seventies, all films have been screened in 

Spanish subtitles thus reflecting a community where easily half of its residents are 

immigrants from Mexico. The theater closed its doors in the early 1990s.   

 

The neighborhood movie palace was an outgrowth of two trends in Los Angeles of the 1920s – 

growth of the suburbs and growth of the movie-going audience.  Up to this time, theaters had 

been concentrated in the downtown area.  With the growing recognition of cinema as an art and 

the growth of the movie-going audience, a theater building boom began in the early 1920s, 
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crested about 1927 when the Golden Gate Theater was constructed, and all but died out by 

1932.
xi
 

 

The Golden Gate Theater stands today as one of the few remaining examples of the 1920s 

neighborhood movie palace building type.  Of the numerous neighborhood movie palaces 

constructed in Los Angeles in the 1920s, only the following remain; the Alex (1925) in Glendale, 

the Rialto (1925) in South Pasadena, the Raymond (1921) in Pasadena, the Highland (1925) in 

Highland Park, the California (1925) in Huntington Park, and the Academy (1925) in Pasadena 

(the last four having been divided or otherwise altered).
xii

  

 

Historic Significance of the Golden Gate Theater 

 

The Golden Gate Theater was nominated for the NRHP in 1980 and listed on the National 

Register in 1982.  By virtue of its listing in the NRHP, the theater was automatically listed in the 

California Register of Historic Resources (CRHR) the same year.
xiii

 

 

Linda Dishman, director of the Los Angeles Conservancy, stated in a letter to the State Historical 

Resources Commission that the Golden Gate Theater qualifies for NRHP listing under Criterion B 

for its association with Peter Snyder: 

 

Peter Snyder was a major influence in the development of East Los Angeles.  The 

Golden Gate Theater is significant as the first major building in his vision to promote East 

Los Angeles and set the stage for his recruitment of industries and the construction of 

public roads to the areas.  He was instrumental in the effort to extend Atlantic and 

Garfield Boulevards, to attract many major industries to the area, and to achieve the 

construction of Garfield High School.  His residential developments were dependent upon 

commercial amenities and the Vega Building and Golden Gate Theater was the keystone 

of these plans.  With the [Vega Building’s] demolition, the adjacent Golden Gate Theater 

best acknowledges Peter Snyder’s significant impact in the development of East Los 

Angeles. 

 

Dishman’s letter also states that the Golden Gate Theater qualifies for NRHP listing under 

Criterion C: 

 

The Golden Gate Theater embodies to an extraordinary degree the distinctive 

characteristics of the neighborhood movie palace, a genre which flourished in Southern 

California for only a few years, between 1925 and 1932.  The Golden Gate Theater has 

attained added significance because so few examples of this genre remain intact.  The 

theater retains the design characteristics of the genre, despite neglect and minor 

earthquake damage. 

 

The survey form prepared for the Metro Red Line East project,
xiv

 concludes that the building 

remains eligible for NRHP listing despite the demolition of its companion structure, the Vega 

Building. According to the form:  
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The building still embodies the characteristics of the Spanish Churrigueresque style and 

... its design possesses high artistic values. According to architectural historians David 

Gebhard and John Winter, the entrance to the theater is one of the finest examples of the 

Spanish Churrigueresque to be found in Southern California. 

 

3.2.3  EXISTING CONDITIONS 

 

The Golden Gate Theater Building is located at the southwest corner of Atlantic and Whittier 

Boulevard in the unincorporated East Los Angeles community of Los Angeles County. The site 

address is 900 S. Atlantic Boulevard.   

 

Building Description 

 

Exterior - The Golden Gate Theater is a three story cast concrete structure.  The most prominent 

overall features of the structure are the sheer verticality and massing.  The primary entrance 

elevation is Churrigueresque in style, and three bays wide with a projecting central bay (see 

Figure 3.2-1, Primary Entrance of the Golden Gate Theater).  The base of the structure is cast 

concrete in imitation of rusticated ashlar masonry.   The entrance, within the projecting central 

bay, is composed of three contiguous arched openings with three (3)  sets of double panel doors.  

A course of cast Churrigueresque ornament decorates the top of the base.  A balcony is located 

above the protruding entrance bay, also surrounded by Churrigueresque ornament (see Figure 

3.2-2, Balcony Above Primary Entrance and Figure 3.2-2A, Churrigueresque Ornament Detail).  

The upper stories of the structure are stuccoed, and a series of half-round piers rise upward to a 

second course of elaborate ornament, found at the parapet.  An arched niche and balconet are 

found in the center of this ornament, directly above the balcony.  A parapet wall tops the 

structure, extending higher at the center bay (see Figure 3.2-3, Arched Niche and Balconette and 

Parapet Wall).  A profiled cornice tops the parapet wall at either side, and finials project up from 

the center bay. 

 

The cast concrete side and rear elevation are devoid of any ornament, but here again the 

massing and sheer verticality are prominent features (see Figure 3.2-4, Cast Concrete Side and 

Rear Elevations).  The cast concrete side and rear elevation are devoid of any ornament, but 

here again the massing and sheer verticality are prominent features [see Figure 3.2-4, Cast 

Concrete East Elevation and Figure 3.2-4A South Elevation. 

 

Exit doors from the mezzanine and balcony levels are found on both sides, along with descending 

iron staircases.  Windows of varying sizes pierce both side elevations.  Several openings on the 

west elevation have been filled in.  The exterior of the building is in “fair” condition and exhibits 

signs of deterioration from deferred maintenance and from vandalism. 

 

Character –defining features include: 

• Churrigueresque ornament 

• Arched entrance 

• Imitation rusticated ashlar masonry base 
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• Balcony and surround 

• Half-round columns 

• Arched niche and balconet 

• Parapet wall 

• Profiled cornice and finials 

• Window openings 

• Glazed single-panel entry doors 

 

Additional photographs of the exterior character defining features as well as the interior character 

defining features within the lobby and house areas can be found in Appendix J of this document. 

 

Interior - The first floor lobby of the Golden Gate Theater is ornately decorated with Art Deco 

elements, including tile water fountains and a concession stand in the form of a giant shell (see 

Figure 3.2-5, First Floor Lobby). 

 

Restrooms are found on either side of the lobby, next to the water fountains.  The ceiling is 

comprised of recessed panels decorated with egg and dart moldings.  Square pilasters with 

elaborate capitals decorate the walls.  A pair of staircases descends from the balcony and 

mezzanine levels behind the shell concession. A decorative metal railing extends up the stairs. 

 

The second floor lobby contains the same motifs as the first floor, including recessed ceiling 

panels with egg and dart details, and square pilasters and columns with elaborate capitals (see 

Figure 3.2-6, Second Floor Lobby).  In this lobby, as well as in the theater below the balcony, 

ornamental grates with Art Deco lights and lamp shades are found in some of the recessed 

ceiling panels. Various small rooms, including restrooms, line the north side of the second level. 

 

Single panel doors lead from the lobby into the theater space.  The orchestra seating space 

consists of four aisles with two square columns supporting the mezzanine and balcony.  The 

lower balcony forms a horseshoe halfway around the theater.  A walkway above the lower 

balcony leads to the upper balcony. 

 

The walls of the space are textured plaster over a rusticated plaster base.  While an ornamental 

plaster frieze rings the ceiling.  The ornamental focus of the space is the proscenium arch 

flanking cylindrical towers, and associated decorative features surrounding the stage (see Figure 

3.2-7, Proscenium Arch and Associated Cast Plaster Ornament and Figure 3.2-8, Tile Water 

Fountain).  The recessed ceiling panels decorated with egg and dart moldings continue in this 

space.  The panels are larger over the stage, and the center panel has been decoratively painted.  

Art Deco chandeliers hang from the ceiling.  The proscenium arch and stage are located at the 

south end of the space; a 24 foot deep fly space rises above it. 

 

The interior of the building is in “poor” condition and exhibits severe signs of deterioration as a 

result of deferred maintenance, water penetrations from a leaking roof system and the resultant 

dry rotting of wood components, and damage and graffiti to a number of interior components as a 

result of vandalism.   
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Character-defining features include: 

 

Lobby 

• Square columns and pilasters with ornate capitals 

• Tile water fountains (see Figure 3.2-8, Tile Water Fountain) 

• Shell concession stand 

• Staircase 

House 

• Ornamental plaster ornamentation, including frieze ringing the ceiling 

• Balcony, balcony rail, and ornamental plaster on front edge and underside 

• Cased ceiling beams 

• Art Deco light fixtures 

• Ornamental ceiling grilles (see Figure 3.2-9, Ornamental Ceiling Grill) 

• Ceiling paintings 

• Proscenium arch and associated cast plaster ornament 

• Cylindrical walls flanking the stage with associated ornament 

 

The Jim’s Burgers building, a relatively recent (1960’s) restaurant structure that is currently 
vacant does not possess any significant historic value. 

 

3.2.4  REGULATORY FRAMEWORK 

 

California Public Resources Code, §21084.1 states:  A project that may cause a substantial 

adverse change in the significance of a historical resource is a project that may have a significant 

impact on the environment.  For purposes of this section, a historical resource is a resource listed 

in, or determined to be eligible for listing in, the California Register of Historical Resources.  

 

California Public Resources Code, §5024.1 established the California Register of Historical 

Resources that would be under the administration of the State Historical Resources Commission 

(SHRC).  The California Register is an authoritative guide to be used by state and local agencies, 

private groups, and citizens to identify the state's historical resources and to indicate what 

properties are to be protected, to the extent prudent and feasible, from substantial adverse 

change.  The California Register includes resources formally determined eligible for, or listed in, 

the National Register of Historic Places (National Register) through federal preservation 

programs administered by the State Office of Historic Preservation (OHP) (California Public 

Resources Code §5024.1(d)(1)) including:  

 
•  The National Register program;  

 
•  Tax Certification (Evaluation of Significance, part 1, 36 CFR Part 67); and  

 
•  National Historic Preservation Act (Section 106, 16 U.S.C. 470f) reviews of federal 

undertakings;  

 
•  State Historical Landmarks numbered 770 and higher;  
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•  Points of Historical Interest recommended for listing by the SHRC;  

 
•  Resources nominated for listing and determined eligible in accordance with criteria and 

procedures adopted by the SHRC, including:  

 
•  Individual historic resources and historic districts;  

 
•  Resources identified as significant in historical resources surveys which meet certain 

criteria; and  

 
•  Resources and districts designated as city or county landmarks pursuant to a city or 

county ordinance when the designation criteria are consistent with California Register 

criteria.  

 

The criteria for designation on the California Register are resources which are: 

 
•  Associated with events that have made a significant contribution to the broad patterns of 

local or regional history or the cultural heritage of California or the United States.  

 
•  Associated with the lives of persons important to local, California or national history. 

 
•  Embodies the distinctive characteristics of a type, period, region or method of 

construction or represents the work of a master or possesses high artistic values. 

 

•  Has yielded, or has the potential to yield, information important to the prehistory or history 

of the local area, California or the nation. 

 

The Register provides for the inclusion of properties designated as local landmarks under any 

municipal or county ordinance (California Public Resources Code §5024.1(e)), or identified as a 

significant resource in a qualified local survey (California Public Resources Code §5024.1(f), and 

§5024.1(g)). Nomination for inclusion in the Register requires local government participation in, or 

notification of, all nominations. Exclusion from listing for private properties or districts is allowed if 

a majority of owners objects to the listing, but requires a determination of eligibility for such 

properties. 

 

OHP reviews standard nominations as well as the nomination of surveys and ordinances which 

have different approval criteria. 

 

The California Environmental Quality Act (CEQA) requires that environmental project impacts be 

evaluated when they involve historic resources such as properties “listed" in, or determined to be 

eligible for listing in, the California Register of Historic Resources or included in a city’s local 

register of historic resources. 

 

In addition to having significance, resources must have integrity. Integrity is the authenticity of an 

historical resource’s physical identity as evidenced by the survival of the characteristics or historic 
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fabric that existed during the resource’s period of significance. To be eligible for listing, resources 

must retain enough of their character or appearance to be recognizable as historical resources 

and convey the reasons for their significance. Historical resources that have been rehabilitated or 

restored may be evaluated for listing. 

 

Integrity is evaluated with regard to the retention of location, design, setting, materials, 

workmanship, feeling, and association. It is also judged with reference to the particular criteria 

under which a resource is proposed for eligibility. Alterations over time to a resource or historic 

changes in its use (over time) may themselves have historical, cultural or architectural 

significance. It is possible that the historical resources may not retain sufficient integrity to meet 

criteria for listing in the National Register, but may still be eligible for listing in the California 

Register. A resource that has lost its historic character or appearance may still have sufficient 

integrity for the California Register if it maintains the potential to yield significant scientific or 

historical information or specific data.” 

 

Local Regulations for the County of Los Angeles 

 

Summary - The Los Angeles County General Plan contains a number of goals and policies 

applicable to the protection of historic resources.
xv

 These policies include: 

 

 (General Plan Goal #4 Urban Areas Revitalized, Policy #32, p. G-7.)  Promote the 

preservation and enhancement of landmarks, sites, and areas of cultural, historical, 

archaeological and urban design significance.  

 

 (Land Use Policy, Historic Sites and Structures, p. LU-A22.).  Historic sites and structures 

include all places, structures or objects currently identified or to be identified in the National 

Register of Historic Places, the State Department of Parks and Recreation Inventory and the 

Los Angeles County Historical Landmarks Committee Inventory. These sites and structures 

are considered to be of countywide significance and to require preservation to the most 

feasible extent. It is recognized that there may be other sites and structures which are not on 

the above lists but which may have importance to local communities, and in such cases a 

local plan may designate these sites or structures for special land use regulation. 

 

Whenever there is construction, alteration, demolition, grading or other use or activity 

proposed for a designated historic site or structure, the proposal should consider the 

following: 

 

1. Insofar as is economically and physically feasible, the integrity of significant historical 

features of the structure and/or site should be maintained.  

 

2. The proposal should preserve the integrity of sightlines to the structure. 

 

3. If it is not economically and physically possible to maintain the integrity of the structure or 

site, a reasonable period of time should be allowed prior to approval to explore other 

methods of preservation.  
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4. Development in the vicinity of a historical site or structure should be designed so that the 

uses permitted and the architectural design would protect the visual integrity of the site or 

structure, including the consideration of building heights, materials, textures, colors, 

setbacks and landscaping.  

 

The Los Angeles County Historical Landmarks and Records Commission reviews and comments 

on National Register nominations for historic properties in unincorporated Los Angeles County, 

but does not maintain an inventory of county historical landmarks.
xvi

  As such, the Golden Gate 

Theater is not identified as a local historical landmark.  In addition, the county has no local 

preservation ordinance in the Los Angeles County Code. 

 

3.2.5  THRESHOLDS OF SIGNIFICANCE 

 

Appendix G of the State CEQA Guidelines indicates a project may be deemed to have a 

significant effect on the environment from impacts to cultural resources if it will: 

 

a) Cause a substantial adverse change in the significance of a historical resource as 

defined in Section 15064.5 of the CEQA Guidelines; 

 

b) Cause a substantial adverse change in the significance of an archaeological resource 

pursuant to Section 15064.5 of the CEQA Guidelines; 

 

c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature; or 

 

d) Disturb any human remains, including those interred outside of formal cemeteries. 

Potential damage to important historical resources listed in or determined eligible for listing in the 

CRHR would be considered a significant impact under CEQA. Specifically, CEQA Section 

15064.5(b) states: 

 

“A project with an effect that may cause a substantial adverse change in the significance 

of a historical resource is a project that may have a significant effect on the environment.  

Substantial adverse change in the significance of a historical resource means physical 

demolition, destruction, relocation, or alteration of the resource or its immediate 

surroundings such that the significance of a historical resource would be materially 

impaired. 

 
The significance of a historical resource is materially impaired when a project: 
 

Demolishes or materially alters in an adverse manner those physical 

characteristics of an historical resource that convey its historical significance and 

that justify its inclusion in, or eligibility for, inclusion in the California Register of 

Historical Resources; or 
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Demolishes or materially alters in an adverse manner those physical 

characteristics that account for its inclusion in a local register of historical 

resources pursuant to section 5020.1(k) of the Public Resources Code or its 

identification in an historical resources survey meeting the requirements of 

section 5024.1(g) of the Public Resources Code, unless the public agency 

reviewing the effects of the project establishes by a preponderance of evidence 

that the resource is not historically or culturally significant; or 

 
Demolishes or materially alters in an adverse manner those physical 

characteristics of a historical resource that convey its historical significance and 

that justify its eligibility for inclusion in the California Register of Historical 

Resources as determined by a lead agency for purposes of CEQA. 

 
Generally, a project that follows the Secretary of the Interior's Standards for the 

Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, 

and Reconstructing Historic Buildings or the Secretary of the Interior's Standards for 

Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995), Weeks and 

Grimmer, shall be considered as mitigated to a level of less than a significant impact on 

the historical resource. 

 
A lead agency shall identify potentially feasible measures to mitigate significant adverse 

changes in the significance of an historical resource. The lead agency shall ensure that 

any adopted measures to mitigate or avoid significant adverse changes are fully 

enforceable through permit conditions, agreements, or other measures.” 

 

3.2.6  IMPACTS 

 
No Impacts 

 

Based on the thresholds of significance, the project would have no significant impacts on the 

environment based on the following headings: 

 

Cause a substantial adverse change in the significance of an archaeological resource - As stated in the 

Initial Study for this project (included as Appendix A of this EIR), the determination has been 

made that the project is not located in or near an area containing known archaeological resources 

or containing features (drainage course, spring, knoll, rock outcroppings, or oak trees) that 

indicate potential archaeological sensitivity.  The project site does not contain rock formations 

indicating potential paleontological resources.  It is unlikely that the project will not result in the 

unearthing of human remains in either a formal or informal cemetery due to excavation activities 

since the site is already developed. The project site is in an urbanized area and has been 

developed with the theater building since 1927.  The proposed reuse project would renovate and 

restore the existing theater and restaurant and regrading, compacting and resurfacing of the 

existing 0.69 acre parking lot which would repair the existing deteriorated parking surface.  Based 

on a record search performed through the Fullerton Historic Research search, no prehistoric site 
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is in the vicinity. The project site has already been subject to extensive disruption and any 

superficial archaeological resources, which may have existed at one time, have likely been 

previously disturbed. There is a possibility that archaeological resources exist at extreme 

subsurface levels. Earthwork on the project site will involve regrading, compacting and 

resurfacing of the existing 0.69 acre parking lot as well as the planting of shade trees in the 

parking lot, along the south and east sides of the restaurant building and along a majority of the 

perimeter of the project site. Soil disturbance for these construction activities is not expected to 

exceed two to three feet in depth. Given the prior disturbance of the site and the limited depth of 

proposed grading and landscaping installation, implementation of the proposed project would not 

significantly impact archaeological resources and no mitigation measures would be necessary.   

 

Significant Impacts 

 

Based on the thresholds of significance, the project would have significant impacts on the 

environment based on the following heading: 

 

Cause a substantial adverse change in the significance of a historical resource. - The proposed project 

would substantially alter a number of interior, character-defining features of the theater building 

that account for the building’s listing in the CRHR.  This would be considered a significant 

environmental impact.  No significant historic resource impacts will occur with the proposed 

renovation and re-opening of the Jim’s Burgers building. 

The Golden Gate Theater, by virtue of its listing in the NRHP, has been automatically listed in the 

CRHR, and is therefore considered a “historic resource” as defined by CEQA. The proposed 

project would retain the building and adapt it for retail use as a pharmacy.  Plans reviewed for the 

proposed project include the Demolition and Preservation Documentation (Plans) for the Golden 

Gate Theater, dated November 5, 2003 (included as Appendix D of this EIR).  Plans indicate that 

many of the building’s significant character-defining features would be maintained and preserved, 

while others would undergo more substantial modifications.  Table 3.2-1 presents a description of 

the proposed treatment of the building’s exterior and interior character-defining features. As noted 

therein, the exterior character-defining features will not be impacted by the proposed conversion 

of the existing theater building or the installation of a drive-thru window at the rear (south-facing) 

side of the structure. Several interior character-defining features will be retained including square 

columns and pilasters, plaster ornamentation, ornamental ceiling grilles, ceiling paintings, the 

proscenium arch and the cylindrical walls flanking the stage. Several of these features will be 

concealed behind a new suspended ceiling. Character-defining features will also be removed and 

stored on-site including the tile water fountains, the shell concession stand, the staircase and the 

Art Deco light fixtures. The existing balcony, balcony rail and the ornamental plaster on its front 

edge and underside will be permanently removed. The Golden Gate Theater, by virtue of its 

listing in the NRHP, has been automatically listed in the CRHR, and is therefore considered a 

“historic resource” as defined by CEQA. The proposed project would renovate the existing 

building for use as a retail pharmacy. Drawings reviewed for the original project design included 

the Preservation and Documentation Plans (included as Appendix D of the Draft EIR). However, 

the modified project design which results in more of the buildings significant character-defining 

features to be retained than what was presented in those Preservation and Documentation Plans 



Section 3.2 Cultural Resources 
 

 

 
 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use FEIR 

January 2010 
 

3.2-25 

have been superseded by the revised floor plan, elevation drawings, section drawings, and 

signage drawings prepared by Charles Company dated September 19, 2009 (included as 

Appendix K of the Final EIR).  These drawings indicate that many of the building’s significant 

character-defining features would be maintained and preserved, while others would undergo 

more substantial modifications.  Table 3.2-1 presents a brief description of the proposed 

treatment of the building’s exterior and interior character-defining features. As noted therein, the 

exterior character-defining features will not be impacted by the proposed conversion of the 

existing theater building or the installation of a drive-thru window at the rear (south-facing) side of 

the structure. Several interior character-defining features will be retained including square 

columns and pilasters, plaster ornamentation, ornamental ceiling grilles, ceiling paintings, the 

proscenium arch and the cylindrical walls flanking the stage. Additionally, the existing balcony, 

balcony rail and the ornamental plaster on its front edge and underside will be retained. Several 

character-defining features will also be removed and stored on-site including the entry doors, tile 

water fountains, the shell concession stand, handrails, and the Art Deco light fixtures.   

Table 3.2-1  Proposed Treatment of Exterior and Interior Character-Defining Features 

Exterior Features Proposed Treatment 

Churrigueresque ornament To remain 

Arched entrance To remain 

Imitation rusticated ashlar masonry base To remain 

Balcony and surround To remain 

Half-round columns To remain 

Arched niche and balconet To remain 

Parapet wall To remain 

Profiled cornice and finials To remain 

Window openings To remain 

Glazed single-panel entry doors To remain 

Interior (lobby) 

Square columns and pilasters with ornate 

capitals 

Structural columns to remain, all furring and 

plaster ornamentation to be removed 

Tile water fountains To be removed.  All surrounding tile and 

fountain stored on site 

Shell concession stand To be removed intact and stored on site. 

Location TBD.  Counters to be removed 

Staircase To be removed and stored on site.  Location 

TBD (curving staircase only – other stairs to 

be removed entirely) 

Interior (house) 

Plaster ornamentation and frieze ringing 

the ceiling. 

Cased ceiling beams 

To remain.  Recessed panels and egg & dart 

molding to remain at ceiling height.  To be 

protected during construction. (To be 
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Ornamental ceiling grilles 

Ceiling paintings 

obscured behind new suspended ceiling.  

Attachment points unknown).   

Balcony, balcony rail, and ornamental 

plaster on front edge and underside 

To be removed 

Art Deco light fixtures To be removed intact and stored on site. 

Location TBD 

Proscenium arch and associated cast 

plaster ornament 

To remain.  All arch & associated elements 

and ornament to be enclosed w/new walls 

and preserved (To be obscured behind new 

suspended ceiling and walls. Attachment 

points unknown). 

Source: Carey & Co. Inc., 2003 

 

Table 3.2-1 Proposed Treatment of Exterior and Interior Character-Defining Features 

Exterior Features Proposed Treatment 

Churrigueresque ornament To remain 

Arched entrance To remain 

Imitation rusticated ashlar 

masonry base 

To remain 

Balcony and surround To remain 

Half-round columns To remain 

Arched niche and balconet To remain 

Parapet wall To remain 

Profiled cornice and finials To remain 

Window openings To remain 

Glazed single-panel entry doors To be salvaged, crated, and stored on-site on 

the second floor or other suitable location 

within the confines of the building. 

Interior (lobby) 

Square columns and pilasters 

with ornate capitals 

Structural columns to remain, all furring and 

plaster ornamentation to be removed 

Tile water fountains To be removed.  All surrounding tile and 

fountain stored on site on-site on the second 

floor or other suitable location within the 

confines of the building. 

Shell concession stand To be removed intact and stored on-site on 

the second floor or other suitable location 

within the confines of the building.  Counters 

to be removed. 

Staircase (curving) and handrails Staircase to be removed. Handrails to be 

stored on-site on the second floor or other 
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suitable location within the confines of the 

building. 

Interior (house) 

Plaster ornamentation and frieze 

ringing the ceiling. 

Cased ceiling beams 

Ornamental ceiling grilles 

Ceiling paintings 

To remain.  Recessed panels and egg & dart 

molding to remain at ceiling height.  To be 

protected during construction. Modifications 

to the ceiling taking the form of bullhead 

extending below the existing ceiling will be 

required to terminate the decorative coffered 

ceilings in the area of the removed 

restrooms. Cashier stations will be located in 

the former lobby.  

Balcony, balcony rail, and 

ornamental plaster on front edge 

and underside 

To remain  

Art Deco light fixtures To be removed intact and stored on-site on 

the second floor or other suitable location 

within the confines of the building.  

Proscenium arch and associated 

cast plaster ornament 

To remain.   

Source: Chattel Architecture Planning & Preservation, Inc., 2009  

 

As shown in Table 3.2-1, all of the building’s exterior character-defining features would be 

retained, including the six (6) main entry doors; new automatic doors would be constructed 

behind the existing main entry doors (see Figures 3.2-10 through 3.2-13, Preservation and 

Demolition Summary – North, East, West and South Elevations, respectively).  The building’s 

exterior will be re-painted in a light, neutral color that accentuates the exterior features listed 

above, the parking lot will be regraded and resurfaced, new parking lot area lighting installed, and 

shade trees will be planted within the parking lot, along the south and east sides of the restaurant 

building and along the perimeter of the project site. The interior components which would be 

stored as noted within Table 3.2-1 would be placed in the non-visible area above the suspended 

ceiling. 

More substantial alterations are planned for the interior to convert the theater to a retail pharmacy 

(see Figures 3.2-14 through 3.2-16, Preservation and Demolition Summary, Longitudinal Section, 

Interior-First Floor and Interior-Mezzanine, respectively).  For example, no distinction would be 

made between the theater lobby and the main house as the walls, which separate these rooms, 

would be removed entirely.  Ornamental lobby features such as the shell concession stand, 

curving staircase and tile fountains would also be removed, but stored on-site.  A suspended 

ceiling would conceal original plaster molding and column furring would be removed.  Attachment 

points of the suspended ceiling are unknown and could damage ornamental plasterwork. 

Complete removal of the lobby as an historic space and potential damage to its ornamentation is 

considered a significant impact to interior character-defining features. 
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In the main house, more substantial alterations are planned, the most permanent being the 

removal of the lower balcony including its railing and ornamental plaster base relief panels. This 

would be a significant and irreversible impact to an interior, character-defining feature (see Figure 

3.2-15, Preservation and Demolition Summary, Interior – First Floor). 

While ornamental details on the ceiling and around the proscenium arch would be retained, they 

would be obscured by a suspended ceiling and/or new walls.. As the new attachment points are 

unknown, they could damage the ornamental plaster, ceiling beams, paintings, or grills.  This 

represents a potentially significant impact to these interior, character-defining features.   

 

The original wood frame stage and stage steps, which were not identified as an interior, 

character-defining feature, will be demolished as part of the reuse effort.  The current condition of 

the floor is dilapidated and has suffered extensive damage due to dry-rotted wood components.  

As these elements could not be covered over by a new flattened floor due to their elevation 

differences, their removal is necessary and would hamper efforts to restore this building as a 

theater in the future.   

 

These impacts to interior features are inconsistent with the Secretary of the Interior’s Standards 

for Rehabilitation and represents a significant adverse impact upon historic architectural 

resources. 

 

The drive-thru pharmacy proposed along the south-facing side at the rear of the building would 

not impact the building since there are no character-defining features at this location. 

Construction of the drive-thru would consist of cutting through the building to make a window for 

the pharmacy/driver. Therefore, adding the drive-thru pharmacy would not create new impacts 

beyond those indentified or hamper efforts to restore the building as a theater in the future.  

 

In general, the proposed project would retain most of the historic building’s exterior character-

defining features.  However, the project would also substantially alter a number of the building’s 

interior character-defining features, some of which would be irreversible, and others which could 

be damaged to accommodate the proposed new use. Very little if any of the interior’s original 

feeling as a historic movie palace would be visible to the general public, as it would be concealed 

behind new walls and suspended ceilings.  

 

It is these character-defining features which convey the building’s historic significance and 

account for its listing as a National and State historic resource.  Removal of or damage to these 

elements is inconsistent with the Secretary of the Interior’s Standards for Rehabilitation, and 

represents a significant adverse impact on historic architectural resources.  As shown in Table 

3.2-1, most of the building’s exterior character-defining features would be retained with the 

exception of the wood and glass lobby doors. A contemporary canopy extending the full width of 

the three-part doorway and containing signage is proposed to extend approximately 6 feet north 

of the façade, cantilevered from the wall and supported at the wall connection. Existing wood and 

glass lobby doors will be salvaged, crated, and stored on site on the second floor or some other 

suitable location within the confines of the building to allow for replacement with contemporary 

automatic sliding aluminum doors.  In addition to placement on the leading edge of the canopy, 
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signage is proposed to be placed in the center bay of north façade.  The letters of the canopy 

signage will be no taller than 5 feet in height and no longer than 25 feet in length.  The letters of 

upper façade signage will be no taller than 12 feet in height and no longer than 10 feet in length. 

This signage will consist of individual channel letters with a plastic face, aluminum casing situated 

on an aluminum electrical conduit (raceway) for support and concealing of the electrical 

wiring(see Figure FEIR-3). 

  

The plan proposes retention and appropriately sensitive treatment of the east elevation’s historic 

utilitarian features, enabling the east elevation to reflect its original design as a secondary 

elevation, once wrapped by the Vega building (demolished) and not meant to be generally visible 

and not a focal point (See Appendix K; Figures 1-4, Sheet A2.0).  The existing fire escape stair 

will be further considered for retention rather than removal.  Existing doors, vents, and other 

openings will be closed, as appropriate, but shall still read as openings, denoted by recessed 

solid or pierced infill expressed with shadow lines (See Appendix K, Figures 66-67 for inspiration 

images of similar infill).  The applicant will paint wall surfaces and other features with added 

decorative elements on the east elevation in a tromp l’oeil, or trick of the eye, painting technique 

to continue existing historic architectural elements from the north façade (primary elevation).  This 

shall take the form of a stenciled pattern (See Appendix K, Figures 62-63 for inspiration images 

showing stenciling on Subway Terminal building in Los Angeles and Figures 60-61 showing 

tromp l’oeil painting of Banco Popular building in Los Angeles).  Painting technique and color 

choices will be made based on tenant needs and recommendations provided by the qualified 

architectural historian identified in Mitigation Measure 3.2.1.   

 

Signage is proposed to be placed in the center bay of the east elevation.  This signage shall 

consist of individual channel letters with a plastic face and aluminum casing on an aluminum 

electrical conduit (raceway) for support and concealing of the electrical wiring.  The letters of this 

signage shall be no taller than 5 feet in height and no longer than 25 feet in length. The east 

elevation will also contain signage on the edge of the proposed canopy covering the drive-

through. The letters on this signage shall be no taller than 9 inches in height and no longer than 

10 feet in length.  

 

Like the east elevation, the utilitarian south elevation is a secondary elevation, not meant to be 

generally visible and not a focal point.  Wall surfaces and other features shall be repainted and 

the elevation will retain its historic utilitarian character, treated in a manner similar to that of the 

west elevation.  A new opening is proposed for a pharmacy drive-up window, adjacent to a 

location of previous infill which may have served as a truck door.  Opening new doors and 

windows on a secondary elevation is generally in conformance with the Secretary’s Standards if 

they follow a pattern similar to the original (See Appendix K, Figures 64-65 for inspiration images 

of an appropriate drive-up canopy and window addition to a historic building).  A canopy 

extending 17 feet south of the elevation and 20 feet in length along the elevation and supported 

on two columns is proposed to cover the drive-up window.   

 

Signage is proposed in an area 25 feet by 50 feet centered on the building façade to possibly 

contain advertising for the tenant of the property or possibly a painted mural containing early 

images of the property or images of local cultural significance.  Banner signage in this area is 
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minimally acceptable as the hooks and attachments necessary to connect banner signage to the 

building exterior may cause damage.  If this signage is to be accomplished in banner form, 

options to minimize the number of attachments shall be studied.  Additional signage is proposed 

to be placed on the upper portion of the building façade below the parapet on the east side of the 

building wall. This signage consists of a 5’ x 25’ sign face area for letters not to exceed 48 inches 

in height and 25 feet in length for individual channel letters on a raceway. Additionally, signage is 

proposed on the drive-thru canopy edge with a sign face area for letters not to exceed one foot in 

height and ten feet in length. This signage shall consist of individual channel letters with a plastic 

face, aluminum casing, situated on an aluminum electrical conduit (raceway) for support and 

concealing of the electrical wiring (see Figure FEIR-2). 

 

The modified project design proposes retention of character-defining utilitarian features, such as 

the metal stair, and sensitive treatment of openings on the west elevation [See Appendix K, 

(Appendix A, Sheet A2.1)].  Similar to the south and east elevations, the utilitarian west elevation 

was a secondary elevation, and never meant to be generally visible and not a focal point.  

Openings in the west elevation will be infilled in a manner consistent with the east elevation and 

wall surfaces, stairway and other features will be painted.  Note that paint color choices will be 

made based on tenant needs and recommendations provided by the qualified architectural 

historian identified in Mitigation Measure 3.2.1.  A new steel stairway will be added from the 

balcony level to grade to replace the existing deteriorated steel stairway.  Signage is proposed to 

be placed in the south bay of the west elevation in a 5’ x 30’ sign face area.  This signage shall 

consist of individual channel letters with a plastic face and aluminum casing on an aluminum 

electrical conduit (raceway) for support and concealing of the electrical wiring. The letters of this 

signage will be no taller than 5 feet in height and no longer than 30 feet in length (see Figure 

FEIR-2). 

 

Additionally, the parking lot will be regraded and resurfaced, new parking lot area lighting 

installed, and shade trees will be planted within the parking lot, along the south and east sides of 

the restaurant building and along the perimeter of the project site.  

More substantial alterations are planned for the interior to convert the theater to a retail pharmacy 

(see Figures 3.2-14 through 3.2-16, Preservation and Demolition Summary, Longitudinal Section, 

Interior-First Floor and Interior-Mezzanine, respectively).   

 

As noted in Table 3.2-1, within the lobby of the building, the primary entrance openings will be 

retained with contemporary aluminum sliding doors inserted into existing frames. The overall 

scale and height of the lobby will be preserved, maintaining an approximately 12-foot high ceiling 

above finished floor. The lobby restrooms located in the northeast and northwest corners have 

not been identified as significant features and both will be removed to enlarge the lobby for use 

as a retail space.  Modifications to the ceiling taking the form of a bulkhead extending below the 

existing ceiling will be required to terminate the decorative coffered ceilings in the area of the 

removed restrooms.  Cashier stations will be located in the former lobby.   
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The existing decorative concession shell and curved staircase within the lobby will be removed  to 

create increased floor area for cashier stations and an open line of sight through to the auditorium 

for necessary safety and security measures, which are essential to the operation of the 

pharmacy.  Salvage of the shell will be crated and lifted to the second floor for storage or some 

other suitable location within the confines of the building for storage. Detailed, hand measured 

drawings and selective templates shall be made of the lobby stair for possible future 

reconstruction. Handrails shall be salvaged and stored in a manner similar to the shell. 

 

The wall currently dividing the lobby from the auditorium (see Gridline G on FEIR Figure-1) will be 

removed between Gridlines 1 and 3 and between Gridlines 4 and 6 to enhance visibility and 

access from the lobby to the auditorium. The existing decorative pilasters, wing walls, and 

headers will be retained in situ or in place to preserve the sense of lobby enclosure and transition 

into the auditorium (See Appendix K, Figures 48-57 for inspiration images of historic theaters 

converted to retail use while preserving sequence of space from lobby into auditorium and 

through to stage area).These elements will be preserved in a manner prescribed by a 

professional architectural historian as required in Mitigation Measure 3.2.1. The mid-point 

landings of the balcony stair east and west of the center bay will be removed to provide for 

greater visibility to the auditorium to and from the lobby. 

 

As the auditorium floor will be excavated between Gridline E and F as shown on Figure FEIR-1, 

and the existing ramping removed, approximately four steps contained within the central bay will 

provide the primary means of access from the lobby to the auditorium space.  A guardrail will be 

installed in the new opening between pilasters in the west bay to prohibit access from the lobby to 

the lowered auditorium floor.  An entrance to an accessible switchback ramp will be provided 

between along Gridline F between Gridlines 4 and 5 as delineated on Figure FEIR-1. 

 

Historic lobby ceilings will be clad in a suspended grid incorporating light fixtures without 

acoustical ceiling tiles so that the coffered plaster ceiling remains visible.  As the historic lobby 

ceilings and walls are highly decorative and would require substantial effort to fully repair and 

repaint, complete conservation or restoration of these features will not be part of this project.  

However, to repair damage and allow for preservation (stabilization) of historic building fabric, 

damage to lobby ceilings and walls will be patched and infill painted as necessary and portions of 

these elements will remain visible. 

 

The plan proposes retention of the historic auditorium balcony and exposure of historic interior 

building fabric and sequence of spaces from the lobby into the auditorium and through to the 

stage, to the maximum extent feasible.  A range of options for treatment of the coffered underside 

of the balcony will be evaluated based on specific needs of the tenant.  With the goal of achieving 

maximum exposure of the underside of the balcony while accommodating requirements of retail 

use, a suspended grid system incorporating light fixtures without acoustical ceiling tiles (exposing 

the underside of the balcony) will be considered.  Alternatively, lighting may be incorporated into 

retail display units and/or shelving. 

 

As the coffered underside of the balcony is highly decorative and would require substantial effort 

to fully repair and repaint, complete conservation or restoration of this feature will not be part of 
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the project.  However, to repair damage and allow for preservation (stabilization) of the underside 

of the balcony, damage will be patched and infill painted as necessary.     

 

As the balcony creates a ceiling height considered low for retail use, the currently ramped 

auditorium floor will be excavated to a depth of approximately two feet between Gridlines E and F 

(see Figure FEIR-1) to allow for increased ceiling height of approximately 12 feet.  The ramped 

floor extending south toward the stage will be filled to match this depth, creating a level floor 

stretching south through the auditorium and the stage.  The floor elevation at the stage will 

increase approximately 2 feet above the existing stage elevation.  A range of options for 

treatment of the space created under the leveled floor will be evaluated based on specific needs 

of the tenant.  The space under the new floor may simply be filled with gravel or another similar 

material, or may be constructed of wood or steel framing and used to house HVAC equipment 

including ductwork.   

 

At the edge of the balcony, the ceiling height will increase significantly, extending upward to 

expose the high volume of the auditorium (see Gridline C in Figure FEIR-1).  A new wall will be 

built extending from or immediately behind the balcony edge, reaching to the ceiling to 

encapsulate the balcony seating area, eliminating the need to heat and cool the large-volume 

space above the balcony.   

 

A range of options for treatment of the high volume auditorium space between the balcony edge 

and stage will be evaluated based on specific needs of the tenant, with the goal of exposing the 

volume of the space and decorative ceiling and walls to the maximum extent feasible.  While the 

ceiling height shall increase significantly at Gridline C as depicted in Figure FEIR-1, the 

decorative ceiling may be exposed above a suspended grid system without acoustical ceiling tiles 

or through alternative means.  The new grid system would connect with the existing plaster wall 

above the top of the proscenium arch.  Feasibility of heating and cooling the high volume 

auditorium space will be studied and factor into the ability to expose the historic ceiling.  

Auditorium lighting will either be provided from light fixtures contained within the suspended grid 

system, from light fixtures extending from retail display units and shelving, or through alternative 

means. 

 

A range of options for treatment of auditorium walls will also be evaluated based on specific 

needs of the tenant.  Auditorium walls, including curved walls flanking the proscenium arch, will 

be exposed above a certain height, with new low-height walls (exact height to be determined 

based on needs of tenant) constructed in front of existing walls to allow for new retail display units 

and shelving to be constructed along the interior perimeter.   

 

As the auditorium walls and ceiling are highly decorative and would require substantial effort to 

fully repair and repaint, complete conservation or restoration of these features will not be part of 

this project.  However, to repair damage and allow for preservation (stabilization) of historic 

building fabric, damage to the walls and ceiling will be patched and infill painted as necessary.   

 

In addition, a significant amount of pigeon guano currently sits in the attic space between the 

historic ceiling and the roof.  While the majority of the guano can be vacuumed, further cleaning 
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of the area above the ceiling will be carefully studied, as applying any degree of moisture to either 

side of a painted plaster ceiling can cause significant damage to ceiling structure and decoration.  

Treatment of this issue may factor into the ability to expose all or certain portions of the historic 

ceiling.     

 

The plan proposes maximum exposure of not only historic building fabric but also the sequence 

of space from the auditorium into the stage.  The proscenium arch shall be exposed, with the 

drop ceiling (grid system) in the auditorium stepping up to expose the arch.  Between Gridlines A 

and B in Figure FEIR-1 a mezzanine level will be inserted into the existing high volume of the 

stage space.  The wall built to enclose the new mezzanine level will either extend from or be 

situated directly behind the proscenium arch, reaching down from the crest of the proscenium 

arch approximately halfway to the new floor.  To emphasize the stage space, a range of options 

for treatment of the new wall will be studied based on specific needs of the tenant.  It may be 

painted in tromp l’oeil fashion to mimic a partially drawn-up stage curtain, drawing on design of 

historic stage curtain, or shall be otherwise finished in a fashion emphasizing the stage area.  A 

pharmacy capped with an approximately 12-foot high ceiling will be added to the east stage area, 

extending north into the auditorium.  The central bay will also contain a portion of the pharmacy 

within the stage.  The west stage area will contain a receiving space.   

As the proscenium arch and surrounding walls and ceiling are highly decorative (see Figure 

FEIR-1) and would require substantial effort to fully repair and repaint, complete conservation or 

restoration of these features will not be part of this project.  However, to repair damage and allow 

for preservation (stabilization) of historic building fabric, damage to the proscenium arch and 

surrounding walls and ceiling will be patched and infill painted as necessary. 

 

The drive-thru pharmacy proposed along the south-facing side at the rear of the building would 

not impact the building since there are no character-defining features at this location. 

Construction of the drive-thru would consist of cutting through the building to make a window for 

the pharmacy/driver. Therefore, adding the drive-thru pharmacy would not create new impacts 

beyond those indentified or hamper efforts to restore the building as a theater in the future.  

 

In general, the proposed project would retain most of the historic building’s exterior character-

defining features. However, the project would also substantially alter a number of the building’s 

interior character-defining features. However, the modified project design presents a project that 

is reversible, meaning the building could be converted back into theater use in the future, without 

loss of the qualities that make the property significant.  This does not imply that all original historic 

fabric will be retained, but that elements essential to theater function, such as the balcony and 

high-volume auditorium space, will remain. 

 

The existing theater building is listed on the National Register of Historic Places.  As previously 

noted, “generally, a project that follows the Secretary of Interior’s Standards for the Treatment of 

Historic Properties…shall be considered as mitigated to a level of less than a significant impact 

on the historic resource.”  Given the Federal listing of the structure, these Federal standards are 

listed below (in italics) followed by a response as to how the proposed project conforms or does 

not conform to these standards.   
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1.   A property shall be used for its historic purposes or be placed in a new use that requires 

minimal change to the defining characteristics of the building and its site and environment. 

 

Response: The original intended use of the building was a 1,500 seat playhouse and movie 

house. The adaptive use is for a retail pharmacy. 

 

Exterior character –defining features that will be preserved include: 

a. Churrigueresque ornament 

b. Arched entrance 

c. Imitation rusticated ashlar masonry base 

d. Balcony and surround 

e. Half-round columns 

f. Arched niche and balconet 

g. Parapet wall 

h. Profiled cornice and finials 

i. Window openings 

j. Glazed single-panel entry doors 

 

All of these exterior character-defining architectural features are located on the front of the 

building (the remaining three elevations have no identified historic features) and will be 

preserved, with the exception of the entry doors which will be salvaged, crated and stored on-site 

on the second floor or some other location within the confines of the building. The proposed drive-

thru pharmacy would require cutting a window along the rear of the building which is south-facing 

towards Louis Place, but this elevation does not have any identified historic feature. 

 

Interior character-defining features that will be preserved include: 

Lobby 

• Square columns and pilasters with ornate capitals 

House 

• Ornamental plaster ornamentation, including frieze ringing the ceiling 

• Cased ceiling beams 

• Ornamental ceiling grilles  

• Ceiling paintings 

• Proscenium arch and associated cast plaster ornament 

• Cylindrical walls flanking the stage with associated ornament 

 Balcony, balcony rail and ornamental plaster on its front edge and underside 

 

Several of these interior architectural features will be concealed behind a new suspended ceiling. 

Character-defining interior features that will be removed and stored on-site include the tile water 

fountains, the shell concession stand, the staircase and the Art Deco light fixtures. The existing 

balcony, balcony rail and ornamental plaster on its front edge and underside will be permanently 

removed. Removal or damage to these features is inconsistent with this Secretary of the Interior’s 

Standards for Rehabilitation. Character-defining interior features that will be removed and stored 

on-site include the tile water fountains, the shell concession stand, the staircase railings and the 
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Art Deco light fixtures. Removal or damage to these features is inconsistent with this Secretary of 

the Interior’s Standards for Rehabilitation. 

  

2. The historic character of a property shall be retained and preserved.  The removal of 

historic materials or alteration of features and spaces that characterize a property shall be 

avoided. 

 

Response: The proposed new construction is necessary to meet health and safety codes 

and regulations required to convert the building to a retail pharmacy. The significant changes to 

the building will be part of the interior renovation, which represent a significant adverse impact 

upon these historic architectural resources and, therefore, do not conform to this Secretary of the 

Interior’s Standards for Rehabilitation.   
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Figure 3.2-1 

Primary Entrance of the Golden Gate Theater 

Figure 3.2-2 

Balcony Above Primary Entrance 

Figure 3.2-2 A 

Churrigueresque Ornament Detail 
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Figure 3.2-3 

Arched Niche and Balconette and Parapet Wall 

Figure 3.2-4 

Cast Concrete East Side and Rear Elevations 
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Figure 3.2-4A 

 

 

 
 

South Elevation (Rear of Building)  
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Figure 3.2-5 

First Floor Lobby 

Figure 3.2-6 

Second Floor Lobby 
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Figure 3.2-7 
Proscenium Arch and  

Associated Cast Plaster Ornament 

Figure 3.2-8 

Tile Water Fountain 

Figure 3.2-9 

Ornamental Ceiling Grill 
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FIGURE 3.2-1O: PRESERVATION AND DEMOLITION SUMMARY 
NORTH ELEVATION 

 
 
 
 
 
 
 
 
 

(Figure 3.2-10 has been deleted) 
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FIGURE 3.2-11: PRESERVATION AND DEMOLITION SUMMARY 
EAST ELEVATION 

 
 
 
 
 
 
 
 
 
 
 
 
 

(Figure 3.2-11 has been deleted) 
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  FIGURE 3.2.-12: PRESERVATION AND DEMOLITION SUMMARY 
WEST ELEVATION 

 
 
 
 
 
 
 
 
 
 

(Figure 3.2-12 has been deleted) 
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FIGURE 3.2-13: PRESERVATION AND DEMOLITION SUMMARY 
SOUTH ELEVATION 

 
 
 
 
 
 
 
 

(Figure 3.2-13 has been deleted) 
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FIGURE 3.2-14: PRESERVATION AND DEMOLITION SUMMARY 
LONGITUDINAL SECTION 

 
 
 
 
 

(Revised Figure 3.2-14 is on Page II-19 of this Final EIR) 
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FIGURE 3.2-15: PRESERVATION AND DEMOLITION SUMMARY 

INTERIOR – FIRST FLOOR 
 
 
 
 

(Revised Figure 3.2-15 is on Page II-20 of this Final EIR) 
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FIGURE 3.2-16: PRESERVATION AND DEMOLITION SUMMARY 

INTERIOR - MEZZANINE 
 
 
 
 
 
 
 

(Revised Figure 3.2-15 is on Page II-21 of this Final EIR) 
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3. Each property shall be recognized as a physical record of its time, place and use.  

Changes that create a false sense of historical developments, such as adding conjectural 

features or architectural elements from other buildings, shall not be undertaken.    

 

Response: No conjectural or architectural elements from other buildings would be added to 

the exterior of the building. Interior changes and additions will be limited to those that are 

necessary to convert the interior into a modern retail pharmacy. The changes needed to convert 

the existing theater building will, therefore, be consistent with this Secretary of the Interior’s 

Standards for Rehabilitation. 

 

4. Most properties change over time; those changes that have acquired historic significance 

in their own right shall be retained and preserved.   

 

Response: The theater was constructed in 1927 and closed its doors in the early 1990s. In 

that time span, the theatre operated as a neighborhood movie palace. No architectural changes 

were made to the building for the purpose of accommodating any other uses.  The historic use 

component of significance is the fact that the building was a neighborhood movie palace which 

has ceased showing movies. Therefore, the cultural value of the site is vested in the building. The 

proposed project will preserve all exterior features of historic value as well as several interior 

features of historic value. As such, the cultural value of the structure is, to a large degree, 

maintained which is consistent with this Secretary of this Interior’s Standards for Rehabilitation. 

 

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship 

that characterize a historic property shall be preserved. 

 

Response: All exterior architectural features of historic value will be preserved. The lobby 

has four features of significance. They are the square columns and pilasters with ornate capitals, 

tile water fountains, shell concession stands and a staircase. Furring and plaster around the 

structural columns will be removed. The remaining features will be dismantled and stored on-site. 

Inside the theater area, most of the features and finishes will remain with exception of the 

balcony, which will be removed. Some of the features that remain will be obscured from view by 

new construction.  Several of the interior architectural features of historic value will be significantly 

impacted by project construction and will, therefore, not conform with this Secretary of the 

Interior’s Standards for Rehabilitation. Response: All exterior architectural features of historic 

value will be preserved with the exception of the entrance doors, which will be salvaged, crated 

and stored on-site on the second floor of the building or some other suitable location within the 

confines of the building. The lobby has four features of significance. They are the square columns 

and pilasters with ornate capitals, tile water fountains, shell concession stands and a staircase. 

The tile water fountain and shell concession will be dismantled and stored on-site in a manner 

similar to the entry doors. Inside the theater area, most of the features and finishes will remain. 

Several of the interior architectural features of historic value such as the shell concession stand 

and staircase and railings, and tile water fountains will be significantly impacted by project 

construction and will, therefore, not conform to this Secretary of the Interior’s Standards for 

Rehabilitation.  
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6. Deteriorated historic features shall be repaired rather than replaced.  Where the severity 

of deterioration requires replacement of a distinctive feature, the new feature shall match the old 

in design, color, texture and other visual qualities and, where possible, materials.  Replacement 

of missing features shall be substantiated by documentary, physical, or pictorial evidence.   

 

Response: Any repair work needed on deteriorated architecturally significant features will be 

done according to accepted practices for repairing or replacing historic building features. All work 

done to significant features will be documented with photographs and narrative descriptions (see 

Mitigation Measure 3.2.3). The cleaning and repair of any historically significant features will be 

done according to the plans and specifications prepared by a qualified preservation architect or 

conservator with the intent of preserving these features pursuant to the Secretary of the Interior’s 

Standards. The repair work will be carried out by a contractor experienced in the repair of such 

features as ornamental plaster and iron work (see Mitigation Measure 3.2.4).  If replacement of 

distinctive feature(s) is warranted, the new feature(s) will match the old in design, color, texture 

and visual qualities and, if possible, materials.  Therefore, the proposed project is consistent with 

this Secretary of the Interior’s Standard for Rehabilitation. 

 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used.  The surface cleaning of structures, if appropriate, shall be 

undertaken using the gentlest means possible. 

 

Response: Sand blasting is not required on any significant architectural feature. The 

cleaning of any architecturally or historically significant features will be conducted according to 

the plans and specifications prepared by a qualified preservation architect or conservator with the 

intent of preserving these features. This cleaning work will be conducted by a contractor 

experienced and qualified in the cleaning of such features such as ornamental plaster and iron 

work (see Mitigation Measure 3.2.4).  Therefore, the proposed project is consistent with this 

Secretary of the Interior’s Standard for Rehabilitation. 

 

8. Significant archaeological resources affected by a project shall be protected and 

preserved.  If such resources must be disturbed, mitigation measures shall be undertaken. 

 

Response: There are no reported significant archaeological resources on the site. If any 

archaeological resources are discovered during the renovation of the building, work in that area 

will cease until a qualified archaeologist has reviewed and commented upon the find. Earthwork 

on the project site will involve re-grading, compacting and resurfacing of the existing 0.69 acre 

parking lot as well as the planting of shade trees in the parking lot, along the south and east sides 

of the restaurant building and along a majority of the perimeter of the project site. Soil disturbance 

for these construction activities is not expected to exceed two to three feet in depth. Given the 

prior disturbance of the site and the limited depth of proposed grading and landscaping 

installation, implementation of the proposed project would not significantly impact archaeological 

resources. Therefore, the proposed project is consistent with this Secretary of the Interior’s 

Standard for Rehabilitation. 
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9. New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property.  The new work shall be differentiated from the old and 

shall be compatible with the massing, size, scale and architectural features to protect the historic 

integrity of the property and its environment.   

 

Response: No new building additions are proposed for this project.  The exterior changes to 

the property include general clean up, re-grading, compacting and resurfacing of the parking lot, 

removal of several security lighting fixtures from the face of the building, repair of the front door 

system, planting of shade trees and installation of the drive-thru located at the rear of the building. 

No new square footage is proposed for this project which is consistent with this Secretary of the 

Interior’s Standard for Rehabilitation. Response:  No new building additions that might impact the 

historical integrity of the building are proposed for this project. The exterior changes to the 

property include general clean up, re-grading, compacting and re-surfacing of the parking lot, 

removal of several security lighting fixtures from the face of the building, removal of the front 

entrance doors, new wall signs on all four building elevations (north, south, east and west), 

painting of the east elevation building wall, and planting of shade trees and installation of the 

drive-thru window and canopy located at the rear of the building. No new square footage is 

proposed for this project which is consistent with this Secretary of the Interior’s Standard for 

Rehabilitation. 

 

10. New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic property and 

its environment would be unimpaired.   

 

Response: No new additions, which might impact the historical integrity of the building 

should they be removed, will be attached to the theater building.  The proposed drive-thru is 

located at the rear of the building where no significant historic features are located. Therefore, the 

project is consistent with this Secretary of the Interior’s Standard for Rehabilitation.  

 

3.2.7  CUMULATIVE IMPACTS 
 

Significant impacts to the Golden Gate theater combined with the loss or substantial alteration of other 1920s 

neighborhood movie palaces in Los Angeles, stemming from past, present, and reasonably foreseeable future 

projects, may create a significant cumulative impact. 

 

Cumulative impacts occur when significant impacts to a proposed project combined with similar 

impacts from other past, present, or reasonably foreseeable future projects in a similar 

geographic area.   

 

Past Projects - Numerous 1920s neighborhood movie palaces in Los Angeles have been lost due 

to demolition, including the Boulevard (1925), the Uptown (1925), the Ritz (1926), the Belmont 

(1926), the Figueroa (1925), the Mesa (1926), and the Sunbeam.
xvii

  Other 1920s neighborhood 

movie palaces that currently exist but have been significantly altered include the Lincoln (1927) 

on Central Avenue, the Westlake (1926) in Westlake/MacArthur Park, and the Balboa (1927) and 

the El Portal (1926), both in North Hollywood.
 xviii

  Significant impacts to the Golden Gate Theater 
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combined with the past loss or alteration of other 1920s movie palaces in Los Angeles could 

create a potentially significant cumulative impact. 

 

Current Projects - As discussed in the setting section, about seven 1920s neighborhood movie 

palaces remain in Los Angeles, including the Golden Gate Theater.  Currently, the interior of the 

Raymond Theater (1921) in Pasadena is being converted into apartments.
xix

 It is unknown 

whether other projects are currently proposed which could threaten the remaining 1920s 

neighborhood movie palaces in Los Angeles.  Given the relative scarcity of these resources, 

significant impacts to the Golden Gate Theater could combine with current alterations to the 

Raymond Theater to create a potentially significant cumulative impact. 

 

Reasonably Foreseeable Future Projects - It is reasonably foreseeable that future projects may 

demolish or substantially alter the remaining 1920s neighborhood movie palaces in Los Angeles 

for a number of reasons, including: 1) as they become less profitable for the owners due to their 

size, single-screen configuration and/or seating arrangement, 2) as the urban land beneath them 

becomes more valuable for other types of uses, 3) the expense of earthquake repairs and/or 

seismic upgrades, and 4) as the public’s entertainment expectations and desired movie-going 

experiences change. Significant impacts to the Golden Gate Theater could combine with future 

loss and/or alteration of the remaining 1920s movie palaces to create a potentially significant 

cumulative impact. 

 

3.2.8  MITIGATION MEASURES 
 

Mitigation Measure 3.2.1 - Prior to the issuance of a building permit and to the satisfaction of the Los 

Angeles County Department of Regional Planning (DRP), the project developer shall retain a 

qualified professional architectural historian to oversee and advise on the rehabilitation of the 

Golden Gate Theater Building. Supervision shall include activities relating to materials selection, 

construction methods, and aesthetic and physical exterior and interior alterations that are to be 

utilized, and the manner in which they are to be employed in restoration of the historically relevant 

property. Maintenance, repair, stabilization, restoration, preservation, and conservation of all of 

the exterior and certain elements of the interior of the Golden Gate Theater Building shall be 

conducted in a manner consistent with the Secretary of the Interior’s Standards for Treatment of 

Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring and Reconstructing 

Historic Buildings (1995), Weeks and Grimmer. The interior elements that conform to the 

Secretary of the Interior’s Standards include the retention of the square columns and pilasters, 

plaster ornamentation, ornamental ceiling grilles, ceiling paintings, the proscenium arch and the 

cylindrical walls flanking the stage (several of these elements will be concealed), as well as the 

on-site storage of the tile water fountains, the shell concession stand, the staircase and the Art 

Deco light fixtures. Secretary of the Interior’s Standards that shall be complied with include 1, 3, 

4, 6, 7, 8, 9, and 10 (as analyzed in the EIR). Maintenance, repair, stabilization, restoration, 

preservation, and conservation of all of the exterior and certain elements of the interior of the 

Golden Gate Theater Building shall be conducted in a manner consistent with the Rehabilitation 

Standards of the Secretary of the Interior’s Standards for Treatment of Historic Properties with 

Guidelines for Preserving, Rehabilitating, Restoring and Reconstructing Historic Buildings 

(Secretary’s Standards, 1995), Weeks and Grimmer, as set forth in the Final EIR.  Prior to the 
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issuance of a building permit and to the satisfaction of the Los Angeles County Department of 

Regional Planning (DRP), the project developer shall retain a qualified professional architectural 

historian to prepare a Secretary’s Standards conformance report, and oversee and advise on the 

rehabilitation of the Golden Gate Theater Building.  Supervision will include activities relating to 

materials selection, construction methods, and aesthetic and physical exterior and interior 

alterations that are to be utilized, and the manner in which they are to be employed in 

rehabilitation of the historical resource.  At a minimum, the project shall retain key elements 

essential to theater function, as set forth in the Final EIR.  The design development plan shall be 

reviewed with the California Historical Building Code (CHBC, Part 8 of Title 24) provisions for 

compliance to the best reasonable extent. 

 

Mitigation Measure 3.2.2: The Los Angeles County Historical Landmarks and Records Commission 

shall review and approve the final reuse plans for consistency of the maintenance, repair, 

stabilization, restoration, preservation and conservation of the exterior and certain elements of the 

interior of the Golden Gate Theater Building as noted in Mitigation Measure 3.2.1 with the 

Secretary of the Interior’s Standards for Rehabilitation. The Los Angeles County Historical 

Landmarks and Records Commission shall review and approve the design development plans for 

consistency of the maintenance, repair, stabilization, restoration, preservation and conservation 

of the exterior and certain elements of the interior of the Golden Gate Theater Building as noted 

in Mitigation Measure 3.2.1 with the Secretary of the Interior’s Standards for Rehabilitation. 

 

Mitigation Measure 3.2.3 - A “Historic American Building Survey” (HABS) documentation shall be 

prepared to the satisfaction of the DRP.  Such a procedure involves the recording of the structure 

through a written report and large-format photographs.  The documentation would be completed 

on standardized forms and would be accurate in detail to such an extent that after alteration, the 

structure could be restored/reconstructed from the survey data.  Copies of the documents shall 

be filed with the appropriate State and local repositories. A “Historic American Building Survey” 

(HABS) documentation shall be prepared to the satisfaction of the DRP.  Such a procedure 

involves the recording of the structure through a written report and large-format photographs.  

The documentation would be completed on standardized forms and would be accurate in detail to 

such an extent that after alteration, the structure could be restored/reconstructed from the survey 

data.  Copies of the documents shall be filed with the appropriate State (State of California, Office 

of Historic Preservation) and local repositories (Los Angeles County Central Library). 

 

Mitigation Measure 3.2.4: All repair and cleaning work on architecturally or historically significant 

features shall be conducted by a contractor experienced and qualified in the repair or cleaning of 

such features as ornamental plaster and iron work. All repair and cleaning work on architecturally 

or historically significant features shall be conducted according to the design development plans 

and specifications prepared by a qualified preservation architect to the satisfaction of the 

Department of Regional Planning. In addition, the repair and cleaning work shall be conducted by 

a contractor experienced and qualified in the repair or cleaning of such features as ornamental 

plaster and iron work. 

 

Mitigation Measure 3.2.5: A Secretary’s Standards conformance report shall be prepared by a 

qualified professional architectural historian identified in Mitigation Measure 3.2.1 to evaluate the 
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design development plans of the modified project design for conformance with the Secretary of 

the Interior’s Standards for Treatment of Historical Properties noted in Mitigation Measure 3.2.1 

The design development plans shall include, but not limited to, the following: 

 

 A study of options to minimize the number of attachments necessary to connect 

banner signage to the building exterior if any banner signage is proposed.   

 A study on the feasibility of heating and cooling the high volume auditorium space.  A 

range of options for treatment of the high volume auditorium space between the 

balcony edge and stage shall be evaluated based on specific needs of the tenant, 

with the goal of exposing the volume of the space and decorative ceiling and walls to 

the maximum extent feasible.   In addition, cleaning of the attic space between the 

historic ceiling and the roof of the auditorium shall be studied and the treatment of 

this issue may factor into the ability to expose all or certain portions of the historic 

ceiling.   

 A study of a range of options for treatment of the new wall to emphasize the stage 

space.  It may be painted in tromp l’oeil fashion to mimic a partially drawn-up stage 

curtain or will otherwise finished in a fashion emphasizing the stage area. 

 A range of options for treatment of the coffered underside of the balcony shall be 

evaluated based on specific needs of the tenant.  A suspended grid system 

incorporating light fixtures without acoustical ceiling tiles (exposing the underside of 

the balcony) shall be considered. 

 Further consideration on the retention rather than removal of the existing fire escape 

stair on the east elevation.   

 Selection of paint color choices for the building exterior based on tenant needs and 

recommendations provided by the qualified architectural historian identified in 

Mitigation Measure 3.2.1. 

 

Mitigation Measure 3.2.6: The decorative features, including ornament and openings on the 

north elevation shall be retained and shall be cleaned and maintained with gentlest means 

possible at less than 400 psi, to be determined after inspection and recommendation by a 

qualified masonry restoration specialist. 

 

Mitigation Measure 3.2.7: Detailed, hand measured drawings and selective templates prepared 

by a qualified preservation architect shall be made of the lobby stair for possible future 

reconstruction. 

 

Mitigation Measure 3.2.8: Alterations to the Golden Gate Theater building (interior or exterior) 

shall be prohibited until a tenant has signed a lease.  

 

  

3.2.9  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 

Although Mitigations Measure 3.2.1 through 3.2.4 will reduce potentially significant impacts upon 

the exterior features of the theater building, the adverse impacts upon several of the interior 
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architectural features of historic value remain significant and unavoidable.  These significant, 

adverse impacts will require adoption of a Statement of Overriding Considerations by the County 

of Los Angeles as Lead Agency. Based on certain key features of the modified project design 

consisting of (1) retention of the sequence of spaces and balcony, (2) visibility of decorative 

historic features and fabric, and (3) salvage of the concession shell, it appears that the historical 

resource will retain the qualities that make it significant and thus, will be not be materially 

impaired. Furthermore, implementation of mitigation measures 3.2.1 through 3.2.8 will ensure 

that, at a minimum, the project retains key elements essential to theater function.  However, as 

the modified project design has not yet gone through the design development process, it is 

conceptual and meant to be flexible, presenting a range of options to be further studied during 

design development.  Nevertheless, the modified project design contains sufficient detail for 

purposes of a determination of whether the project results in a significant impact under CEQA.  It 

is the professional opinion of Chattel Architecture that the modified project design does not result 

in material impairment and, accordingly, does not result in a significant impact under CEQA.  

Given that the modified project design does not conform with the Secretary’s Standards, the 

conservative approach is to concede that the modified project design will result in significant 

impacts to historical resources and adopt a Statement of Overriding Considerations. 
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EXECUTIVE SUMMARY 

 
Section 15123 “Summary” of the State CEQA Guidelines states:   

 
(a) An EIR shall contain a brief summary of the proposed actions 
and its consequences. The language of the summary should be as 
clear and simple as reasonably practical.  
 
(b) The summary shall identify: 

1. Each significant effect with proposed mitigation 
measures and alternatives that would reduce or avoid that 
effect;  
2. Areas of controversy known to the lead agency including 
issues raised by agencies and the public; and 
3. Issues to be resolved including the choice among 
alternatives and whether or how to mitigate the significant 
effects. 

 
(c) The summary should normally not exceed 15 pages. 

 
ES.1  PROJECT DESCRIPTION 
 
The project proposes to renovate the existing approximately 12,768 square foot vacant theater 
building to be occupied by a retail pharmacy as well as the renovation and re-opening of the Jim’s 
Burgers building with a restaurant.  Although the theater building has 12,768 square feet, the usable 
interior square footage is reduced by 454 square feet to 12,314 square feet due to the enclosure of 
the existing interior walls. The existing buildings are located on an irregular-shaped parcel of land 
totaling approximately 1.02 acres at the southwest corner of Atlantic Boulevard and Whittier 
Boulevard in the unincorporated East Los Angeles community of Los Angeles County.  The theater 
building was constructed in or around 1927 as a playhouse and a movie house and was known over 
the years as Fox West Coast Theaters and more recently as Golden Gate Theater. The building is 
currently listed on the National Register of Historical Places (NRHP). The project site also contains 
an existing vacant small fast-food restaurant (formerly known as Jim’s Burgers) located at the 
northwest corner of Atlantic Boulevard and Louis Place, which is part of the proposed re-use to be 
renovated and re-opened with another restaurant.  
 
Upon completion, the proposed project would offer a retail drug store with approximately 12,314 
square feet of floor area and on-site parking to accommodate thirty-six (36) vehicles. There will be 
two (2) driveways with an entry and exit lane provided for customer and employee access to the 
site.  One existing driveway is off of Atlantic Boulevard located approximately 220 feet south of the 
southern curb line of Whittier Boulevard.  The second driveway is proposed off of Whittier Boulevard 
located approximately 115 feet west of the western curb line of Atlantic Boulevard.  Delivery trucks 
for the proposed pharmacy will access the site from a third existing driveway off of Louis Place 
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through the Jim’s Burgers parking lot.  These trucks will go through Jim’s Burgers driveway to the 
loading area located in the alley and will exit the site from Louis Place through the alley.  The 
analysis of impacts in this Draft EIR assumes a retail pharmacy with a drive-thru at this location. 
The future restaurant use will not include a drive-thru access and will have on-site parking to 
accommodate no less than eight cars. 
  
Project Objectives 
 
The objectives of the Golden Gate Theater Re-Use Project are: 
 

• Encourage rehabilitation of existing commercial uses and development of new commercial 
infill along the major corridors (Whittier, Olympic and Atlantic Boulevards) where 
commercial uses are designated on the Land Use Plan map and where transportation and 
other municipal services can support development. 

 
• Promote, encourage and support the strengthening of existing industrial and commercial 

job-producing activities to create more jobs (especially professional positions) for residents 
of East Los Angeles. 

 
• Provide for new development which is compatible with and complements existing uses in 

the area. 
 
• Maintain the historic integrity and value of the existing vacant theater building through its 

adaptive re-use so that it retains as many of its significant historic elements as possible. 
 
CEQA Compliance 
 
This Draft EIR addresses the impacts of a commercial retail pharmacy and restaurant at a site on 
the southwest corner of Atlantic Boulevard and Whittier Boulevard in the unincorporated community 
of East Los Angeles within Los Angeles County (See Figure 2.1-1, Regional Location Map). The site 
address is 909 and 933 S. Atlantic Boulevard, commonly referred to as the Golden Gate Theater 
site. More specifically, the EIR analyzes impacts of the proposed conversion of the existing vacant 
theater building, which has been closed for many years and listed on the National Register of 
Historical Places (NRHP), into a retail use and the renovation and re-opening of the on-site 
restaurant currently known as Jim’s Burgers. 
  
This Environmental Impact Report (Draft EIR) has been prepared to meet the requirements of the 
California Environmental Quality Act (CEQA) of 1970 (California Public Resources Code Section 
21000 et seq.), the State CEQA Guidelines (California Code of Regulations, Title 14, Section 15000 
et seq.) and the rules, regulations and procedures for implementation of CEQA as adopted by the 
County of Los Angeles.  
 
Before beginning the preparation of an EIR, the Lead Agency determined which specific issues 
should be evaluated in this document. CEQA Guidelines mandate various steps that Lead Agencies 
must take to define the scope and contents of an EIR and also give lead agencies discretion to use 
additional “scoping” methods. These steps include preparation of an Initial Study and filing a Notice 
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of Preparation with the State Clearinghouse. The Initial Study prepared by the County of Los 
Angeles for the proposed project revealed that the proposed project would have a “Less than 
Significant Impact” or “No Impact” to the following environmental topics; and thus, the EIR does not 
discuss them in detail:  
 

• Agriculture 
Resources 

• Flood • Population/Housing 
 

• Air Quality • Water Quality • Sewage Disposal 

• Biota • Mineral Resources • Education 

• Geotechnical • Fire/sheriff • Land Use 

• Fire Hazards • Environmental Safety • Employment/Housing/ 
   Recreation 

 
The Initial Study and Notice of Preparation indicated that the proposed project could have 
potentially significant impacts on the following environmental topics: 
 

• Aesthetics • Traffic 

• Cultural Resources • Utilities 

• Noise 

 
Section 3.0 “Environmental Setting, Impacts, and Mitigation Measures” of the Draft EIR discusses 
these environmental topics in detail. These discussions describe the existing environmental 
conditions, analyze the proposed project’s potential impacts and identify mitigation measures to 
reduce potential impacts.  
 
According to Public Resource Code Section 21081.6, for projects in which significant impacts will be 
avoided by mitigation measures, the Lead Agency must include in its Findings a Mitigation 
Monitoring Program (“MMP”). The purpose of the MMP is to ensure compliance with required 
mitigation measures during implementation of the proposed project. 
 
However, environmental impacts may not always be mitigated to a level considered less than 
significant. Such impacts are considered significant and unavoidable. If a public agency approves a 
project that would result in significant and unavoidable environmental impacts, the agency shall 
state in writing the specific reasons for approving the project based on information contained within 
the Draft EIR as well as any other information in the public record. The resulting document is called 
a Statement of Overriding Considerations and serves to clearly state the proposed project’s benefits 
when weighed against its significant unavoidable environmental risks. The public agency prepares 
the Statement of Overriding Considerations, if required, after completion of the Final EIR, but before 
project approval according to CEQA Guidelines Section 15091 and 15093.  As further guidance, in 
Citizens of Goleta Valley v. Board of Supervisors of Santa Barbara County (1990, 52 Cal.3d 553), 
the California Supreme stated that: 
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The wisdom of approving any development project, a delicate task 
that requires a balancing of interests, is necessarily left to the 
sound discretion of the local officials and their constituents who are 
responsible for such decisions. The law as we interpret and apply it 
simply requires that those decisions be informed, and therefore 
balanced. 

 
Therefore, this document is intended to serve as an informational document, as stated in Section 
15121(a) of the CEQA Guidelines: 

 
An EIR is an informational document, which will inform public 
agency decision makers, and the public generally of the significant 
environmental effect of a project, identifies possible ways to 
minimize the significant effects, and describe reasonable 
alternatives to the project. The public agency shall consider the 
information in the Draft EIR along with other information, which 
may be presented to the agency. 

 
Furthermore, this EIR will constitute the primary source of environmental information for the lead, 
responsible, and trustee agencies to consider when exercising any permitting authority or approval 
power directly related to implementation of the proposed project.  
 
ES.2  DEFINITION OF A PROJECT EIR 
 
A Project EIR, as defined within Section 15161 of the CEQA Guidelines, is an EIR which: 

 
Focuses primarily on the changes in the environment that would 
result from the development of the project. The EIR shall examine 
all phases of the project, including planning, construction, and 
operation. 

 
Where an agency has prepared a Project EIR, typically no further environmental review is 
necessary to carry out the project for which the document has been prepared. A Subsequent EIR or 
Supplemental EIR, however, may be required in certain circumstances outlined in Public Resources 
Code Section 21166 and CEQA Guidelines Section 15162 and 15163. 
 
 
ES.3  SCOPE OF THE EIR 
 
This Draft EIR addresses the potential environmental effects of the proposed project. The scope of 
the Draft EIR includes issues identified by the County of Los Angeles within the Initial Study and 
Notice of Preparation (NOP) for the proposed project and comment letters received during the NOP 
review period. The NOP and comment letters received during the NOP review period are included in 
Appendix B of this Draft EIR. 
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ES.4  ENVIRONMENTAL REVIEW PROCESS 
 
As a first step in complying with the procedural requirements of CEQA, the County of Los Angeles 
prepared an Initial Study and filed an NOP with the California Governor’s Office of Planning and 
Research. In turn, the NOP was distributed for a 30-day public review period, which began on May 
12, 2006 and ended on June 12, 2006. The purpose of the public review period was to solicit 
comments on the scope and content of the environmental analysis to be included in the Draft EIR. 
The County of Los Angeles received comment letters on the IS/NOP from the following agencies: 
 

• The County of Los Angeles Department of Public Works, Land Development Division 
• The Los Angeles Conservancy 
• Los Angeles County Fire Department 
• Los Angeles County Department of Public Works, Traffic and Lighting Division 

 
The NOP and respective comment letters are included in Appendix B of this Draft EIR. 
 
During the preparation of the Draft EIR, agencies, organizations, and persons who the County of 
Los Angeles believes may have an interest in this project were specifically contacted. Information, 
data and observations from these contacts are included in the Draft EIR. Agencies or interested 
persons who did not respond during the public review period of the NOP will have an opportunity to 
comment during the public review of the Draft EIR as well as at subsequent hearings on the project. 
 

ES.5  INTENDED USE OF THE EIR 
 
As previously mentioned, this EIR is intended to provide the Lead Agency, interested public 
agencies and the public with information which enables them to consider the environmental 
consequences of the proposed action in an informed manner. EIRs not only identify significant or 
potentially significant environmental effects, but also identify ways in which those impacts can be 
reduced to less-than-significant levels, whether through the imposition of mitigation measures or 
through the implementation of specific alternatives to the project. In a practical sense, EIRs function 
as a technique for fact finding, allowing an applicant, concerned citizens, and agency staff an 
opportunity to collectively review and evaluate baseline conditions and project impacts through a 
process of full disclosure.  This EIR should be used as a tool to give the reader an overview of the 
possible ramifications of the proposed project. It is designed to be an “early warning system” with 
regard to potential environmental impacts. 

 
ES.6  REQUIRED APPROVALS 
 
This EIR will be used in connection with permits and other discretionary approvals necessary for 
implementation of the proposed project. The proposed project will require the following discretionary 
approvals by the County of Los Angeles: 
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• Site Plan Review/Development Permit for the proposed re-use of the Golden Gate Theater 
building to a retail pharmacy and the renovation and re-opening of the Jim’s Burgers with a 
restaurant.   

 
• Parking Deviation Request since the project proposes a total of 44 parking spaces of which 

36 are assigned to the proposed pharmacy and eight are assigned to the proposed 
restaurant. The County requires a total of 50 parking spaces for the proposed pharmacy 
and ten parking spaces for the proposed restaurant. As such, the proposed project provides 
sixteen spaces less than the County requirement. A Parking Deviation Request may be 
granted if the parking reduction is less than 30 % of County requirements (or 42 parking 
spaces); the project is proposed to provide 44 spaces. 

 
• Conditional Use Permit to allow sale of alcohol and the drive-thru window for the proposed 

pharmacy. 
 

• Grading Permit for regrading, compacting and resurfacing of the existing 0.69 acre parking 
lot. Preliminary estimates indicate that a total of approximately 400 to 650 cubic yards of fill 
material will be required. 

 

ES.7  ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES 
 
In accordance with Section 21081.6 of CEQA, a mitigation monitoring program will be prepared for 
the project for adoption by the County of Los Angeles prior to certification of the Final EIR.  The 
mitigation monitoring program will be designed to ensure compliance with adopted mitigation 
monitoring measures contained in the Final EIR. As such, the following table (Table ES-1 - 
Summary of Environmental Impacts and Mitigation Measures) summarizes the potential 
environmental impacts of the proposed project. Each impact is briefly described along with 
recommended mitigation measures and the level of significance of each impact. 
 
ES.8  ALTERNATIVES 
 
In accordance with Section 15126.6(a) of the State CEQA Guidelines, Section 4.0 of this EIR 
identifies and evaluates alternatives to the proposed project. In addition to the proposed project, this 
EIR discusses the following four (4) alternatives: 
 

• No Project Alternative 
 

• Theater Re-Use Alternative 
 

• Restaurant/Nightclub Alternative 
 

• Church Alternative 
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Each alternative was evaluated to determine if it would achieve the project’s objectives and aid the 
County of Los Angeles in achieving its goals and policies. Each alternative was also examined to 
determine if it would have fewer or less intense environmental impacts than the proposed project. 
 

ES.9  UNAVOIDABLE SIGNIFICANT IMPACTS 

CEQA defines a significant impact on the environment as “a substantial, or potentially substantial 
adverse change in any of the physical conditions within an area affected by the project, including 
land, air, water, flora, fauna, ambient noise and objects of historic or aesthetic significance”.  In 
order to approve a project with unavoidable significant impact, the lead agency, the County of Los 
Angeles, must adopt a Statement of Overriding Considerations.  In adopting such a statement, the 
lead agency finds that it has reviewed the EIR, has balanced the benefits of the project against its 
unavoidable significant effects and has concluded that the benefits of the project outweigh the 
unavoidable adverse environmental effects, and thus, the adverse environmental effects may be 
considered “acceptable” [CEQA Guidelines Section 15093(a)]. The proposed development project 
will result in unavoidable significant impact with respect to the following: 

 
• The impact of proposed construction activities upon significant cultural resources. 

 
ES.10  AREAS OF CONTROVERSY AND ISSUES TO BE RESOLVED 
 
The following issues were raised during the CEQA review process of the Golden Gate Theater Re-
Use Project: 
 
Items That May Raise Controversy 
 
The proposed project has the potential to negatively impact the historically significant Golden Gate 
Theater Building. Mitigation Measures 3.2.1-3.2.4 ensures that alterations to the Golden Gate 
Theater Building will be conducted in a manner consistent with the Federal Secretary of the 
Interior’s Standards for Treatment of Historic Properties for the exterior of the structure and certain 
elements of the interior of the structure. Alterations conducted in this manner would preserve the 
historic character of the structure and enhance the structure’s longevity.  
 
In spite of proposed mitigation measures, impacts to Cultural Resources would remain significant 
and unavoidable and would, therefore, require the adoption of a Statement of Overriding 
Consideration by the lead agency. Historical resources are further discussed in Section 3.2 of this 
EIR.  
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1.0  INTRODUCTION 

 
1.1  PURPOSE OF THE EIR 
 
This Environmental Impact Report (EIR) has been prepared to meet all of the substantive and 
procedural requirements of the California Environmental Quality Act (CEQA) of 1970 (California 
Public Resources Code Division 13 “Environmental Quality” Sections 21000-21178), the State 
CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.) 
and the rules, regulations, and procedures for implementation of CEQA as adopted by the County 
of Los Angeles. The County of Los Angeles is the Lead Agency for this project, taking primary 
responsibility for conducting the environmental review and approving or denying the requested 
entitlements. 
 
Before beginning the preparation of an EIR, the Lead Agency must decide which specific issues 
should be evaluated in the document. The State CEQA Guidelines mandate various steps that 
Lead Agencies must take to define the scope and content of an EIR, and also give lead agencies 
discretion to use additional “scoping” methods. For this project, the primary tool used to 
determine the scope of the EIR was the Initial Study. 
 
As allowed by Section 15063 of the State CEQA Guidelines, the Initial Study may be used to 
simplify preparation of an EIR by narrowing the scope of the issues evaluated. 
 
Therefore, the Initial Study may be used to: 
 
•  Focus the Draft EIR on environmental effects determined to be significant; 
 
•  Identify effects that are not significant; 
 
•  Explain why potentially significant effects were determined not to be significant;  and 
 
• Identify what type of EIR or other process can be used for the environmental 
 analysis. 
 
Under the statute, EIRs should focus their discussion on potentially significant impacts and may 
limit discussion of other impacts to a brief explanation of why the impacts are not potentially 
significant. Under the CEQA Guidelines, environmental effects that were discussed in an Initial 
Study and found to be of less than significant impact need not be discussed in the EIR unless the 
agency later receives information that is inconsistent with the findings of the Initial Study. This 
process results in a focused EIR. This EIR has been prepared to identify any potential significant 
environmental impacts associated with the implementation of the proposed project as well as 
appropriate and feasible mitigation measures to reduce these impacts or project alternatives that 
would minimize or eliminate these impacts. According to PRC Section 21081, the Lead Agency 
must make specific Findings of Fact (“Findings”) before approving the Final EIR, when the Draft 
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EIR identifies significant unavoidable adverse environmental impacts that may result from a 
project. The purpose of the Findings is to establish the link between the contents of the EIR and 
the action of the Lead Agency with regards to approval or rejection of the project. Prior to 
approval of a project, one of three findings must be made: 
 
1. Changes or alterations have been required, or incorporated into the project, which avoid 

or substantially lessen the significant environmental effect as identified in the EIR. 
 
2. Such changes or alterations are within the responsibility and jurisdiction of another public 

agency and not the agency making the finding. Such changes have been adopted by 
such other agency or can and should be adopted by such other agency. 

 
3. Specific economic, legal, social, technological, or other consideration, including 
 provision of employment opportunities for highly trained workers, make infeasible 
 the mitigation measures or project alternatives identified in the EIR. 
 
Additionally, according to Public Resources Code Section 21081.6, for projects in which 
significant impacts will be avoided by mitigation measures, the Lead Agency must include in its 
Findings a Mitigation Monitoring Program (MMP). The purpose of the MMP is to ensure 
compliance with required mitigation measures during implementation of the proposed project. 
However, environmental impacts may not always be mitigated to a level considered less than 
significant – such impacts are considered significant and unavoidable. If a public agency 
approves a project that would result in significant and unavoidable environmental impacts, the 
agency shall state in writing the specific reasons for approving the project, based on information 
contained within the EIR, as well as any other information in the public record. The resulting 
document is called a Statement of Overriding Considerations, and serves to clearly state the 
proposed project’s benefits when weighed against its unavoidable environmental risks. The public 
agency prepares the Statement of Overriding Considerations, if required, after completion of the 
Final EIR, but before project approval according to State CEQA Guidelines Section 15091 and 
15093. As further guidance, in Citizens of Goleta Valley v. Board of Supervisors of Santa Barbara 
County (1990, 52 Cal.3d 553), the California Supreme Court stated that: 
 

The wisdom of approving any development project, a delicate task that requires a 
balancing of interests, is necessarily left to the sound discretion of the local 
officials and their constituents who are responsible for such decisions. The law 
as we interpret and apply it simply requires that those decisions be informed, and 
therefore balanced. 

 
Therefore, this document is intended to serve as an informational document, as stated in Section 
15121(a) of the State CEQA Guidelines: 
 

An EIR is an informational document, which will inform public agency decision 
makers, and the public generally of the significant environmental effect of a 
project, identifies possible ways to minimize the significant effects, and describe 
reasonable alternatives to the project. The public agency shall consider the 
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information in the EIR along with other information, which may be presented to 
the agency. 

 
Furthermore, this EIR will constitute the primary source of environmental information for the lead, 
responsible, and trustee agencies to consider when exercising any permitting authority or 
approval power directly related to implementation of the proposed project. 

 
1.2  DEFINITION OF A PROJECT EIR 
 
A Project EIR, as defined within Section 15161 of the State CEQA Guidelines, is an EIR which: 
 

Focuses primarily on the changes in the environment that would result from the 
development of the project. The EIR shall examine all phases of the project 
including planning, construction, and operation. 

 
Where an agency has prepared a Project EIR, typically no further environmental review is 
necessary to carry out the project for which the document has been prepared. A Subsequent EIR 
or Supplemental EIR, however, may be required if substantial changes are proposed for the 
project or with respect to circumstances under which the project if undertaken or when new 
information of substantial importance becomes available (State CEQA Guidelines Section 15162 
and 15163.) 
 
1.3  SCOPE OF THE EIR 
 
This EIR addresses the potential environmental effects of the proposed project. The scope of the 
Draft EIR includes issues identified by the County of Los Angeles in the project’s Initial Study (IS) 
and Notice of Preparation (NOP), along with issues identified in comment letters received during 
the IS/NOP review period. The IS/NOP and comment letters received during the NOP review 
period are included in Appendices A and B of this EIR. Based on this information, the Lead 
Agency has determined that implementation of the proposed project may result in potentially 
significant impacts. 
 
Chapter 3.0 discusses the following environmental issues: 
 
• Aesthetics 
• Cultural Resources 
• Solid Waste 
• Traffic and Circulation 
▪ Noise 
• Global Climate Change 
• Mandatory Findings of Significance 
 
In accordance with Section 15063(c) (3) (B) of the State CEQA Guidelines, the IS/NOP (Appendix 
B) assists in the preparation of an EIR by identifying effects determined not to be significant, as 
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determined by a brief environmental analysis, supported by evidence. The IS/NOP determined 
that the following effects are not significant and this Draft EIR does not discuss them further: 
 
• Agricultural Resources    • Flood 
• Air Quality     • Water Quality 
• Population/Housing/Recreation/Employment • Sewage Disposal 
• Biota      • Geotechnical 
• Mineral Resources    • Fire/Sheriff 
• Education     • Land Use 
▪ Fire Hazard     • Environmental Safety 

 
1.4  ENVIRONMENTAL REVIEW PROCESS 
 
As a first step in complying with the procedural requirements of CEQA, the County of Los 
Angeles prepared an IS to determine whether any aspect of the project, either individually or 
cumulatively, may cause a significant effect on the environment and, if so, to narrow the focus (or 
scope) of the environmental analysis. For this project, the IS indicated that an EIR would be the 
appropriate type of environmental document to address potential environmental impacts resulting 
from project planning, implementation, and operation. After completing the IS, the County filed an 
NOP with the California Governor’s Office of Planning and Research to state that the EIR would 
be prepared for the proposed project. In turn, the IS/NOP was distributed for a 30-day public 
review period, which began on May 12, 2006, and ended on June 12, 2006. The purpose of the 
public review period was to solicit comments on the scope and content of the environmental 
analysis to be included in the EIR. The County of Los Angeles received comment letters on the 
IS/NOP from the following agencies: 
 

• The County of Los Angeles Department of Public Works, Land Development Division 
• The Los Angeles Conservancy 
• Los Angeles County Fire Department 
• Los Angeles County Department of Public Works, Traffic and Lighting 

 
The IS/NOP and their respective comment letters are included in Appendices A and B of this EIR. 
 
During the preparation of the EIR, agencies, organizations, and persons who the County of Los 
Angeles believes may have an interest in this project were specifically contacted. Information, 
data and observations from these contacts are included in the EIR. Agencies or interested 
persons will also have an opportunity to comment during the public review of the Draft EIR, as 
well as at subsequent hearings on the project. 
 
1.5 INTENDED USE OF THE EIR 
 
As previously mentioned, this EIR is intended to provide the Lead Agency, interested public 
agencies and the public with information which enables them to intelligently consider the 
environmental consequences of the proposed action. EIRs not only identify significant or 



Section 1.0 Introduction 
 

 

 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use EIR 

March 2009 
1.0-5

potentially significant environmental effects, but also identify ways in which those impacts can be 
reduced to less-than-significant levels, whether through the imposition of mitigation measures or 
through the implementation of specific alternatives to the project. In a practical sense, EIRs 
function as a technique for fact finding, allowing an applicant, concerned citizens, and agency 
staff an opportunity to collectively review and evaluate baseline conditions and project impacts 
through a process of full disclosure.  This EIR should be used as a tool to give the reader an 
overview of the possible ramifications of the proposed project. It is designed to be an “early 
warning system” with regard to potential environmental impacts. 

 
1.6  REQUIRED APPROVALS 
 
This EIR will be used in connection with permits and other discretionary approvals necessary for 
implementation of the proposed project. 

 
1.6.1  LEAD AGENCY APPROVALS 
 
The proposed project will require the following discretionary approvals by the County of Los 
Angeles: 
 

• Site Plan Review/Development Permit for the proposed re-use of the Golden Gate 
Theater building to a retail pharmacy and the renovation and re-opening of the Jim’s 
Burgers with a restaurant.   

 
• Parking Deviation Request since the project proposes a total of 44 parking spaces, of 

which 36 are assigned to the proposed pharmacy and eight are assigned to the proposed 
restaurant. The County requires a total of 50 parking spaces for the proposed pharmacy 
and ten parking spaces for the proposed restaurant. As such, the proposed project 
provides sixteen spaces less than the County requirement. A Parking Deviation Request 
may be granted if the parking reduction is less than 30% of County requirements (or 42 
parking spaces); the project is proposed to provide 44 spaces. 

 
• Conditional Use Permit to allow sale of alcohol and the drive-thru window for the 

proposed pharmacy 
 
• Grading Permit for regrading, compacting and resurfacing of the existing 0.69 acre 

parking lot. Preliminary estimates indicate that a total of approximately 400 to 650 cubic 
yards of fill material will be required. 

 

 1.6.2  OTHER AGENCIES WHOSE APPROVAL IS REQUIRED 
 
In addition to the Lead Agency, local, state, and federal agencies occasionally have discretionary 
or appellate authority over projects that require an EIR. Such agencies are responsible agencies 
as defined by Section 21069 of the State CEQA Guidelines. Responsible agencies rely on EIRs 
when acting on those aspects of the project that require their approval. 
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2.0  PROJECT DESCRIPTION 

 
2.1  PROJECT LOCATION 
 
The 1.02 acre project site is located in the unincorporated area of East Los Angeles within Los 
Angeles County, California. Figure 2.1-1 shows the regional location of the project. The County of 
Los Angeles covers nearly 4,083 square miles in area and has a population of 10,473,000 
(Department of Finance, 2003), making it one of the largest counties in the State.  
 
The Pomona Freeway (SR-60), the Long Beach Freeway (I-710), and The Santa Ana Freeway (I-
5) traverse the project area and provide access to Los Angeles and Orange Counties to the west 
and south and to Riverside and San Bernardino County to the east (see Figure 2.1-1-Regional 
Location Map). Land uses in the general vicinity include single-family residential, multi-family 
residential, commercial, and industrial. West of and adjacent to the project site is a commercial 
strip mall which faces Whittier Boulevard and the Thurgood Marshall Charter High School (see 
Figure 2.1-2-Project Location Map). 
 
Two regionally significant land uses in the area are the Montebello Town Center and East Los 
Angeles College.  The project site is bounded by Atlantic Boulevard to the east, Whittier 
Boulevard to the north, South Woods Avenue to the west, and Louis Place to the south. 
Specifically, the project site contains two buildings, the larger Golden Gate Theater Building and 
the Jim’s Burgers building, with parking provided throughout the remainder of the site.  Figure 
2.1-3 – Assessor Parcel Map, shows the project's specific site location, Figure 2.1-5 – Project 
Site Aerial View, gives an aerial view of the project site, and Figure 2.1-1 – Regional Location 
Map and Figure 2.1-2 – Project Location Map show the regional location and site location for the 
project, respectively. Figure 2.1-4 reflects the site plan for the project. 
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FIGURE 2.1-3:  ASSESSOR’S PARCEL MAP 
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2.2 PROJECT CHARACTERISTICS 
 
The project proposes to renovate the existing approximately 12,768 square foot vacant theater 
building to be occupied by a retail pharmacy. The existing building is located on an irregular-
shaped parcel of land totaling approximately 1.02 acres at the southwest corner of Atlantic 
Boulevard and Whittier Boulevard in the unincorporated East Los Angeles community of Los 
Angeles County.  The theater building was constructed in or around 1927 as a playhouse and a 
movie house and was known over the years as Fox West Coast Theaters and more recently as 
Golden Gate Theater. The building is currently listed on the National Register of Historical Places 
(NRHP). The proposed project also includes the renovation and re-opening of an existing 1,626 
square foot fast-food restaurant building (formerly known as Jim’s Burgers) located at the 
northwest corner of Atlantic Boulevard and Louis Place which is currently not operating.   
 
Upon completion, the proposed project would offer a retail pharmacy with a useable square 
footage of approximately 12,314 square feet of floor area, a drive-thru and on-site parking to 
accommodate thirty-six (36) vehicles (Figure 2.1-4 – Site Plan). The 454 square foot reduction in 
useable square footage is due to the enclosure of existing interior walls. The proposed renovation 
and re-opening of the 1626 square foot Jim’s Burgers building has on-site parking to 
accommodate eight (8) vehicles. 
 
There will be two (2) driveways with an entry and exit lane provided for customer and employee 
access to the site.  One existing driveway is off of Atlantic Boulevard located approximately 220 
feet south of the southern curb line of Whittier Boulevard.  The second driveway is proposed off of 
Whittier Boulevard located approximately 115 feet west of the western curb line of Atlantic 
Boulevard.  Delivery trucks for the proposed pharmacy will access the site from a third existing 
driveway off of Louis Place through Jim’s Burgers parking lot.  These trucks will go through Jim’s 
Burger’s driveway to the loading area located in the alley and will exit the site through the alley to 
Louis Place. 
 
The proposed retail pharmacy will operate 24 hours and will sell medical supplies, prescription 
drugs, household goods, office supplies, greeting cards, dry goods and alcoholic beverages.  
Truck deliveries to the pharmacy will average two to four truck trips per week.  Signage for the 
pharmacy will involve a reader board located in the parking lot.  A drive-thru for the pharmacy will 
be located at the rear, south-facing side of the building so as to not disrupt any identified historic 
elements which are located at the front, north-facing side of the theater building.  Figures 2.1-6 
through 2.1-11 provide views, a floor plan and building cross-sections of the proposed retail 
pharmacy use within the theater building. 
 
The proposed renovation and re-use of the 1,626 square foot Jim’s Burgers building will involve 
use of another restaurant, however, the future restaurant use will not include a drive-thru access.  
No major additions or re-construction of the existing Jim’s Burgers building are anticipated.   
 
The 0.69 acre parking lot serving both buildings on-site which will contain a total of 44 parking 
spaces will be regraded, compacted and resurfaced. Preliminary estimates indicate that 
approximately 700 to 800 cubic yards of fill material (not including compacted base and 
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asphalt/concrete surface) will be required. Of this total, approximately 150 to 300 cubic yards of 
fill material (i.e. original pavement or other available certified fill material) can be recycled from 
the project site. Therefore, approximately 400 to 650 feet of fill is anticipated. 
 
Project landscaping will include the planting of shade trees within the parking lot, along the south 
and east sides of the restaurant building and along a majority of  the perimeter of the project site.  
 
Project construction is expected to require six to eight months with construction anticipated to 
commence in the summer of 2009. 
 
Theater Building Description 
 
Exterior - The Golden Gate Theater is a three story cast concrete structure located on the 
southwest corner of Atlantic and Whittier Boulevards in unincorporated East Los Angeles, 
California.  The most prominent overall features of the structure are the sheer verticality and 
massing.  The primary entrance is Churrigueresque in style, and three bays wide with a projecting 
central bay (see Figure 3.2-1-Primary Entrance of the Golden Gate Theater). The base of the 
structure is cast concrete in imitation of rusticated ashlar masonry.   The entrance, within the 
projecting central bay, is composed of three contiguous arched openings which house the three 
sets of double entry doors (six doors total).  A course of cast Churrigueresque ornament 
decorates the top of the base.  A balcony is located above the protruding entrance bay, also 
surrounded by Churrigueresque ornament (see Figures 3.2-2-Balcony Above Primary Entrance 
and  3.2-2A-Churrigueresque Ornament Detail).  The upper stories of the structure are stuccoed, 
and a series of half-round piers rise upward to a second course of elaborate ornament, found at 
the parapet.  An arched niche and balconet are found in the center of this ornament, directly 
above the balcony.  A parapet wall tops the structure, extending higher at the center bay (see 
Figure 3.2-3-Arched Niche and Balconette and Parapet Wall).  A profiled cornice tops the parapet 
wall at either side, and finials project up from the center bay. 
 
The cast concrete side and rear elevation are devoid of any ornament, but here again the 
massing and sheer verticality are prominent features (see Figure 3.2-4-Cast Concrete Side and 
Rear Elevations).  Exit doors from the mezzanine and balcony levels are found on both sides, 
along with descending iron staircases.  Windows of varying sizes pierce both side elevations.  
Several openings on the west elevation have been filled in (see Figure 2-4 within Demolition and 
Preservation Documentation of Appendix D). 
 
Character–defining features include: 
• Churrigueresque ornament 
• Arched entrance 
• Imitation rusticated ashlar masonry base 
• Balcony and surround 
• Half-round columns 
• Arched niche and balconet 
• Parapet wall 
• Profiled cornice and finials 
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• Window openings 
• Glazed single-panel entry doors 
 
Interior - The first floor lobby of the Golden Gate Theater is ornately decorated with Art Deco 
elements, including tile water fountains and a concession stand in the form of a giant shell (see 
Appendix D Figure 3.2-5-First Floor Lobby). 
 
Restrooms are found on either side of the lobby, next to the water fountains.  The ceiling is 
comprised of recessed panels decorated with egg and dart moldings.  Square pilasters with 
elaborate capitals decorate the walls.  A pair of staircases descends from the balcony and 
mezzanine levels behind the shell concession. A decorative metal railing extends up the stairs. 
 
The second floor lobby contains the same motifs as the first floor, including recessed ceiling 
panels with egg and dart details, and square pilasters and columns with elaborate capitals (see 
Figure 3.2-6-Second Floor Lobby).  In this lobby, as well as in the theater below the balcony, 
ornamental grates with Art Deco lights and lamp shades are found in some of the recessed 
ceiling panels. Various small rooms, including restrooms, line the north side of the second level. 
 
Single panel doors lead from the lobby into the theater space.  The orchestra seating space 
consists of four aisles with two square columns supporting the mezzanine and balcony.  The 
lower balcony forms a horseshoe halfway around the theater.  A walkway above the lower 
balcony leads to the upper balcony. 
 
The walls of the space are textured plaster over a rusticated plaster base.  While an ornamental 
plaster frieze rings the ceiling.  The ornamental focus of the space is the proscenium arch 
flanking cylindrical towers, and associated decorative features surrounding the stage (see Figures 
3.2-7- Proscenium Arch and Associated Cast Plaster Ornament and 3.2-8-Tile Water Fountain).  
The recessed ceiling panels decorated with egg and dart moldings continue in this space.  The 
panels are larger over the stage, and the center panel has been decoratively painted.  Art Deco 
chandeliers hang from the ceiling.  The proscenium arch and stage are located at the south end 
of the space; a 24 foot deep fly space rises above it (see Figure 2.1-5 within Demolition and 
Preservation Documentation of Appendix D). 
 
Character-defining features include: 
 
 
Lobby 
 
• Square columns and pilasters with ornate capitals 
• Tile water fountains (see Figure 3.2-8-Tile Water Fountain) 
• Shell concession stand 
• Staircase 
 
House 
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• Ornamental plaster ornamentation, including frieze ringing the ceiling 
• Balcony, balcony rail, and ornamental plaster on front edge and underside 
• Cased ceiling beams 
• Art Deco light fixtures 
• Ornamental ceiling grilles (see Figure 3.2-9-Ornamental Ceiling Grill) 
• Ceiling paintings 
• Proscenium arch and associated cast plaster ornament 
• Cylindrical walls flanking the stage with associated ornament 
 

2.3 PROJECT OBJECTIVES 
 
The objectives of the Golden Gate Theater Re-Use Project are: 
 

• Encourage rehabilitation of existing commercial uses and development of new 
commercial infill along the major corridors (Whittier, Olympic and Atlantic Boulevards) 
where commercial uses are designated on the Land Use Plan map and where 
transportation and other municipal services can support development. 

 
• Promote, encourage and support the strengthening of existing industrial and commercial 

job-producing activities to create more jobs (especially professional positions) for 
residents of East Los Angeles. 

 
• Provide for new development which is compatible with and complements existing uses in 

the area. 
 

• Maintain the historic integrity and value of the existing vacant theater building through its 
adaptive re-use so that it retains as many of its significant historic elements as possible. 

 

 
2.4 CUMULATIVE SCENARIO 
 
As stated in Section 15130(b) of the CEQA Guidelines, the following elements are necessary for 
an adequate discussion of significant cumulative impacts: 
 

o A list of past, present, and probable future projects producing related or cumulative 
impacts, including, if necessary, those projects outside the control of the agency; or 

 
o A summary of projections contained in an adopted General Plan or related planning 

document, or in a prior environmental document which has been adopted or certified, 
which described or evaluated regional or area-wide conditions contributing to the 
cumulative project.  

 
The cumulative context for the proposed project includes the existing and previously approved, 
and reasonably foreseeable future projects within the geographical area as listed below:  
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PROJECT LOCATION ___USES___ ___SIZE___ 
    
A. East Los Angeles  
  Civic Center  
 (CP02-128) 

Third Street  
east of Mednick Avenue  

Government 
Community Center  

14,490 sq. ft. 

 
B. Thurgood Marshall    

Charter High School 

 
northwest corner of Woods 
Ave./Louis Pl. 

 
High School 

 
120  new 
students 
(expansion from 
current 400 
students to 520 
students) 
 

C. Retail Center Whittier Blvd. at Woods Ave. Retail Center  13,115 sq. ft. 
 

D. The Citadel Retail 
 Center Expansion 
 Phase III (Commerce) 

Telegraph Road, 
south of Hoefner Ave. 

Factory Outlet 
Center  

30,000 sq. ft.  
 
 
 

E. Self Storage 
 (R2005-00045) 

6233 Whittier Blvd. Self Storage 120,000 sq. ft. 
 
 

F.  Retail Center  
 (Commerce) 

Telegraph Road, west of  
Washington Boulevard  

Retail Center  140,000 sq. ft 
 
 

G. Retail Center  
 (Commerce) 

Telegraph Road, east of  
Washington Boulevard  

Retail Center  130,000 sq. ft. 
 
 

H. East Los Angeles 
 College 

West of Atlantic Blvd. 
South of Floral Ave.  

Expansion of Existing 
College  

3,511 added 
daytime 
students 

 
2.5  INTENDED USE OF THE EIR AND APPROVALS REQUIRED 
 

• The EIR is intended to provide the Lead Agency, interested public agencies, and the 
public with information which enables them to intelligently consider the environmental 
consequences of the proposed action. EIRs not only identify significant or potentially 
significant environmental effects, but also identify ways in which those impacts can be 
reduced to less-than-significant levels, whether through the imposition of mitigation 
measures or through the implementation of specific alternatives to the project. In a 
practical sense, EIRs function as a technique for fact finding, allowing an applicant, 
concerned citizens, and agency staff an opportunity to collectively review and evaluate 
baseline conditions and project impacts through a process of full disclosure. This EIR 
should be used as a tool to give the reader an overview of the possible ramifications of 
the proposed project. It is designed to be an “early warning system” with regard to 
potential environmental impacts. 

 
This EIR is intended to cover the following discretionary approvals associated with the proposed 
project: 
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• Site Plan Review/Development Permit for the proposed re-use of the Golden Gate 

Theater building to a retail pharmacy and the renovation and re-opening of the Jim’s 
Burgers with a restaurant.   
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• Parking Deviation Request since the project proposes a total of 44 parking spaces, of 

which 36 are assigned to the proposed pharmacy and eight are assigned to the proposed 
restaurant. The County requires a total of 50 parking spaces for the proposed pharmacy 
and ten parking spaces for the proposed restaurant. As such, the proposed project 
provides sixteen spaces less than the County requirement. A Parking Deviation Request 
may be granted if the parking reduction is less than 30% of County requirements (or 42 
parking spaces); the project is proposed to provide 44 spaces. 

 
• Conditional Use Permit to allow sale of alcohol and the drive-thru window for the 

proposed pharmacy. 
 
• Grading Permit for regrading, compacting and resurfacing of the existing 0.69 acre 

parking lot. Preliminary estimates indicate that a total of approximately 400 to 650 cubic 
yards of fill material will be required. 

 
 
 
 
 
 
 



Section 3.0 Environmental Impact Analysis 
 

 

 
 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use EIR 

March 2009 
 

3.0-1

 
3.0  ENVIRONMENTAL IMPACT ANALYSIS 

 
This chapter describes the existing environmental resources at the project site and adjacent 
locations, analyzes potential impacts to those resources induced by the proposed project, and 
identifies mitigation measures to avoid or reduce the magnitude of any significant impacts. The 
evaluation of effects is presented on a resource-by-resource basis from Section 3.1 through 
Section 3.6. Each technical section is divided into seven subsections: Introduction, Existing 
Conditions; Regulatory Framework; Thresholds of Significance; Impacts; Cumulative Impacts, 
and Mitigation Measures. Each of these subsections is described below. 
 

INTRODUCTION 
 
The introduction provides an overview of the analysis within each section. 

 
EXISTING CONDITIONS 
 
The existing conditions portion of each technical section describes the physical environmental 
conditions in the vicinity of the project (as they exist at the time the notice of preparation was 
published) that are relevant to that particular environmental issue area. This establishes a 
baseline against which to compare the effects of the proposed project. 
 

REGULATORY FRAMEWORK 
 
A summary of relevant local and regional plans and policies is provided. 

 
THRESHOLDS OF SIGNIFICANCE 
 
This section defines the type, amount, or extent of impact that is considered a significant adverse 
change in the environment. Some thresholds are quantitative (e.g., air quality, traffic, noise), while 
others are qualitative (e.g., visual quality). The thresholds are intended to assist the reader in 
understanding why the EIR reaches a conclusion that an impact is significant or less than 
significant. 

 
IMPACTS 
 
This section describes the potential environmental impact(s) of the project (listed separately) and, 
based upon the Thresholds of Significance, concludes whether the project impact would be 
significant or less than significant. When a conclusion of a significant impact is reached, this 
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subsection may include feasible mitigation measures that could reduce the impact of the project 
to a less than significant level. If mitigation measures are included, the section concludes with a 
statement regarding whether the impact, following implementation of the mitigation measure(s), 
would remain significant or would be reduced to a less than significant level. 

 
CUMULATIVE IMPACTS 
 
This section describes cumulative impacts to which the project contributes. The summary of 
cumulative impacts is based upon related projects and projected regional growth in the 
surrounding area. 

 
MITIGATION MEASURES 
 
This section describes feasible mitigation measures that would substantially reduce an identified 
impact as described above under Impacts. 
 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
This section identifies the level of significance for potential project impacts in the corresponding 
environmental topic. 
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3.1  AESTHETICS 

 
3.1.1  INTRODUCTION 
 
The purpose of this section is to demonstrate that the proposed Golden Gate Theater Reuse 
project maintains a standard of community aesthetics through the maintenance and enhancement 
of the project.  As identified in the Initial Study (attached as Appendix A), a determination was 
made that this project would not result in potentially significant impacts to the visual or aesthetic 
character of the surrounding community. However, it was also noted that the proposed project 
includes potential impacts from increased lighting/glare that can be mitigated with incorporation of 
appropriate mitigation measures. 

 
3.1.2  EXISTING CONDITIONS 
 
The project site is located on the southwest corner of Atlantic Boulevard and Whittier Boulevard in 
the unincorporated East Los Angeles area of Los Angeles County.  In addition to Atlantic and 
Whittier Boulevards, the site is bordered by Louis Place to the south and S. Woods Avenue to the 
west. The surrounding land uses adjacent to the project along the major arterials of Atlantic 
Boulevard and Whittier Boulevard include a mix of commercial/retail uses including furniture 
stores, auto sales and repair establishments, fast food restaurants, and several medical clinics 
and offices (Figures 3.1-A through 3.1-F – Land Use Photos).  In addition to the commercial/retail 
businesses, single-family residential homes line South Woods Avenue and the Thurgood 
Marshall Charter High School is located west of the project site at Louis Place and Woods 
Avenue.   
 
The aesthetic character of the project site is set by the local roadway framework and the urban 
land uses in the project vicinity. The roadway framework is a concise grid of north-south and east-
west streets and avenues, fronted with a very limited streetscape variety of small trees and 
palms.  The area surrounding the project is built out with few opportunities for infill development.  
The urban land uses that contribute to the aesthetic setting of the project site include low-rise 
store front office buildings; scattered automotive repair and sales establishments; service 
stations; medical clinics; fast food restaurants and older, well maintained single family residential 
units. The three-story Golden Gate Theater Building adds a historic element to the aesthetics of 
the project area. The exterior character defining features of the flat roof, cast concrete building 
include the Churrigueresque ornament; the arched entrance; imitation rusticated masonry base, 
balcony and surround; arched niche and balconet; and three pairs (six total) of glazed single 
panel entry doors. 
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3.1.3  REGULATORY FRAMEWORK 
 
The County of Los Angeles, within the General Plan and the East Los Angeles Community Plan, 
has adopted a number of policies designed to ensure an attractive visual environment.  Some of 
the general policies include but are not limited to the following: 
 

• Protect and enhance the visual uniqueness of natural edges and encourage 
superior design of major entryways. 

 
• Promote the rehabilitation and revitalization of deteriorating neighborhoods. 

  
County Zoning Ordinance 
 
The proposed project is located in an area currently zoned, C-3 (Unlimited Commercial).  The 
County Zoning Ordinance identifies requirements and restrictions regarding such aesthetic 
features as signage, landscaping and lighting. Additionally, the County’s Zoning Code specifies 
that these features adhere to certain design principles that maintain or enhance the character of 
the surrounding area.  Specifically, the County’s Zoning Ordinance places restrictions on parking 
lot illumination and mandates that parking lot illumination be directed away from residential areas 
and public streets thereby reducing glare impacts to these areas which in turn, ensures the 
general safety of vehicular traffic and preserves the privacy and well-being of the residential 
areas. 

 
3.1.4  THRESHOLDS OF SIGNIFICANCE 
 
Appendix G of the State CEQA Guidelines indicates a project may be deemed to have a 
Significant effect on the environment from impacts to aesthetics if it will: 
 
a) Have a substantial adverse effect on a scenic vista; 
 
b) Substantially damage scenic resources, including, but not limited to, trees, rock 
 outcroppings, and historic buildings within a state scenic highway; 
 
c) Substantially degrade the existing visual character or quality of the site and its 
 surroundings; or 
 
d) Create a new source of substantial light or glare which would adversely affect day or 

nighttime view in the area. 
 
In the case of this project, a significant aesthetic impact would occur if the proposed project alters 
the visual quality of the existing structures and/or surrounding areas on the project site.  
Degradation of views particularly from Atlantic and Whittier Boulevards primarily involving a 
substantial alteration of views of a unique man-made visual feature, in this case the front facade 
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of the Golden Gate Theater building, would be considered to represent a significant aesthetic 
impact.  Significant light and glare impacts in this case are those that alter the visual resource 
quality of the project site or its surroundings. 
 

3.1.5  IMPACTS 
 
No Impacts 
 
Based on the thresholds of significance, the project would have no impacts on the environment 
based on the following headings: 
 
Scenic Vistas and Scenic Resources - The project site is not visible from a state scenic highway and 
thus provides no scenic vistas. Additionally, the project does not impact any historic trees, rock 
outcroppings, or buildings located along a state scenic highway. The reuse of the Golden Gate 
Theater Building and the renovation and re-opening of the Jim’s Burgers building would enhance 
the scenic value of the project area over current conditions.  Renovating and reusing the Golden 
Gate Theater building that is in disrepair, while maintaining its prominent exterior features, would 
not adversely impact the visual character of the Atlantic and Whittier Boulevard corridor. 
Moreover, the renovation of the building would compliment and improve scenic views in the 
project area by eliminating visible signs of deferred maintenance and removing a blighted 
condition. Similar improvements to the scenic views of the area would result from the renovation 
and re-opening of the Jim’s Burgers building.  Therefore, the proposed project would have no 
significant impacts to scenic vistas or scenic resources and no mitigation measures are required. 
 
Visual Character or Quality of the Site and its Surroundings - The project site is located within an 
urbanized area that has been previously graded and developed. The physical alterations involved 
with the proposed project are relative to the reuse and renovation of the Golden Gate Theater 
building as well as the renovation and re-opening of the Jim’s Burgers building.  The Golden Gate 
Theater building is in a state of disrepair due to many years of neglect and nonuse. Since the 
proposed project would reuse and renovate this structure with sensitivity to the historic value by 
following the Federal Secretary of the Interior’s Standards for Rehabilitation (see Appendix G) as 
well as renovation and re-opening of the Jim’s Burgers building, the project would improve the 
visual character of the site and its surroundings. 
 
Less Than Significant Impact with Mitigation 
 
Based on the thresholds of significance, the project would have Less Than Significant impacts on 
the environment based on the following headings: 
 
Lighting and Glare - The project site is located within a commercial area which is currently well 
illuminated. The Golden Gate Theater building and the Jim’s Burgers building, both of which are 
currently vacant, are located on the southwest corner of Atlantic Boulevard and Whittier 
Boulevard.  Surrounding land uses that generate light in the immediate area include an Arco 
Service Station and various retail/commercial uses along Atlantic and Whittier Boulevard.  The re-
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use of both buildings into a pharmacy and restaurant respectively would incrementally increase 
the amount of light on the project site due to the installation of outdoor lighting which will involve 
pole mounted metal halide luminaries.  This additional light and glare becomes a less than 
significant impact with the incorporation of Mitigation Measures 3.1.1 through 3.1.3 below. 

 
3.1.6  CUMULATIVE IMPACTS 
 
The project will create additional sources of lighting as part of the reuse and renovation of the two 
on-site buildings as well as the use of the adjacent parking lots. Since the area is currently well lit, 
the additional source lighting resulting from the project is not expected to create a significant 
source of glare for adjacent properties. As the lighting proposed by the project will be necessary 
for security pursuant County Code requirements, all lighting sources will be properly maintained 
on-site and shielded to minimize the amount of light and glare upon adjacent properties.  
Therefore, the installation of security lighting in conformance with Mitigation Measures 3.1.1 – 
3.1.3 would have a less than significant impact.  
 
3.1.7  MITIGATION MEASURES 
 
Mitigation Measure 3.1.1 - Building security lighting and parking lot lighting shall be designed so that 
no substantial light or glare would impact nighttime views of the surrounding area. 
 
Mitigation Measure 3.1.2 - Lighting shall be directed downward and inward to the greatest extent 
possible in order to limit lighting impacts, yet provide for adequate safety and security for building 
occupants and visitors. 
 
Mitigation Measure 3.1.3 - Lighting design features that would reduce light and glare impacts shall be 
incorporated into the final project design.  These features include the use of low wattage bulbs 
with prismatic glass coverings that inhibit the spread of light and the shielding of lights to reduce 
glare such that neither the light source nor its image from a reflective surface is directly visible 
from any point measured five feet from the property line. 
 

3.1.8  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
With the implementation of Mitigation Measures 3.1.1 through 3.1.3, the proposed project would 
have less than significant impacts with respect to light and glare. 
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View of site looking southwest from Whittier Boulevard @ Atlantic Avenue 
 

 
 

View of site from intersection of Woods Avenue and Louis Place looking northeast. 
 
 

Figure 3.1-A 
Land Use Photos 
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View of site from intersection of Woods Avenue and Louis Place looking northeast. 
 

 
 

View from parking lot of adjacent site looking west across Woods Avenue. 
 
 

Figure 3.1-B 
Land Use Photos 
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View of adjacent Warehouse Shoe Sale development from parking lot looking north 
toward Whittier Boulevard 

 

 
 

View of adjacent Warehouse Shoe Sale development from parking lot looking north 
toward Whittier Boulevard 
 

Figure 3.1-C 
Land Use Photos 
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View of site from adjacent Warehouse Shoe Sale development from parking lot 
looking northeast toward intersection of Whittier Boulevard and Atlantic Boulevard 

 

 
 

View of site from adjacent Warehouse Shoe Sale development and school site 
expansion from parking lot looking east toward Atlantic Boulevard 

 
Figure 3.1-D 

Land Use Photos 
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View of site and adjacent school site from parking lot of Warehouse Shoe Sale 
development looking southeast toward Atlantic Boulevard and Louis Place 

 

 
  

Rear view of site looking north  
 
 

Figure 3.1-E 
Land Use Photos 

 



Section 3.1 Aesthetics 
 

 

 
 
Los Angeles County – Regional Planning  Golden Gate Theater Re-Use EIR 

March 2009 
 

3.1-12

 
 
 
 
 

 
 

View of site from Woods Avenue looking northeast 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3.1-F 
Land Use Photos 
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3.2  CULTURAL RESOURCES 

 
3.2.1  INTRODUCTION 
 
This section describes and assesses potential impacts to historic architectural resources. The 
proposed adaptive reuse project would adversely impact the historic Golden Gate Theater due to 
substantial interior alterations. The Setting section below describes applicable policies and 
regulations with respect to historic resources, and provides a historic context of East Los Angeles 
and the Golden Gate Theater. The Impacts and Mitigation sections provide standards of 
significance and identifies significant impacts to historic resources, as well as mitigation 
measures to avoid such impacts or reduce them to less-than-significant levels.  Information used 
to prepare this section was obtained from the National Register Nomination Form for the Golden 
Gate Theater; survey forms from the Section 106 eligibility report for the METRO Red Line East 
project; correspondence from the Los Angeles Conservancy; the historic resource evaluation 
report prepared for this project by Carey & Co. Inc.(included in Appendix C of this document) and 
site visits. 
 

3.2.2  ENVIRONMENTAL SETTING 
 
Historic Setting of East Los Angeles 
 
The following historic setting of East Los Angeles was excerpted primarily from a brief history 
prepared by Los Angeles County. i 
 

When Spanish occupation of California began in 1769, an exploratory expedition of more 
than 60 persons led by Gaspar de Portola moved north through the area now known as 
Los Angeles. They camped by a river where fertile soil and availability of water for 
irrigation impressed members of the party. Father Juan Crespi, who accompanied the 
group, saw the location as having all the requirements for a large settlement. He named 
the river El Rio de Nuestra Senora la Reina de Los Angeles de Porciuncula, which 
means "The River of Our Lady the Queen of the Angels of Porciuncula. " 

 
In September 1771 Father Junipero Serra and a group of Spaniards founded the San 
Gabriel Mission as the center of the first "community" in an area inhabited by small bands 
of Gabrielino Indians. On September 4, 1781, the Pobladores, a group of 12 families - 46 
men, women and children led by Captain Rivera y Moncada - established a community in 
the area discovered by Portola, and named it El Pueblo de Nuestra Senora la Reina de 
Los Angeles de Porciuncula, after the nearby river. California was ruled by Spain until 
1822 when Mexico assumed jurisdiction. After a two-year period of hostilities with Mexico 
beginning in 1846, the area came under U.S. control. In 1848 the Treaty of Guadalupe 
Hidalgo made California a United States territory.  
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The County of Los Angeles was established on February 18, 1850 as one of the 27 
original counties, several months before California was admitted to the Union. It derived 
its name from the area known as Los Angeles, already a large community, and made it 
the designated "seat" of County government. On April 1, 1850 the people of Los Angeles 
County asserted their newly won right of self-government and elected a three-man Court 
of Sessions as their first governing body. A total of 377 votes were cast in this election. In 
1852, the Legislature dissolved the Court of Sessions and created a five-member Board 
of Supervisors. In 1913, the citizens of Los Angeles County approved a charter 
recommended by a board of freeholders which gave the County greater freedom to 
govern itself within the framework of state law.  

 
The area that is now East Los Angeles was controlled by Mexican and American ranchers for 
much of the nineteenth century. Farmers grew vegetables and fruit and raise dairy cattle, but 
agriculture was quickly replaced by urban expansion by the end of the nineteenth century. At the 
beginning of the twentieth century, East Los Angeles became an immigrant destination, as 
Russians, Japanese, and Mexicans had a significant presence in the area by the early 1900s. 
Most of the inhabitants lived east of the Los Angeles River and worked in nearby factories, or 
traveled by electric rail into downtown Los Angeles.ii  
 
Rapid urban development of East Los Angeles occurred primarily after the construction of 
concrete viaducts over the Los Angeles River in the 1920s, which had previously been a 
formidable barrier to development of the east side.  Also of great importance to the development 
of the area was the opening of Atlantic Boulevard and Garfield Avenue in the late 1920s, 
promoting industrial development and the need for housing in proximity to manufacturing 
centers.iii   
 
By the onset of World War II, East Los Angeles was nearly an exclusively Latino community, 
reinforced by workers who arrived from Mexico to support the area’s growing war industries.iv The 
area thrived during the 1950s but began a long decline with rioting damage in 1969.  The Whittier 
Boulevard Merchant’s Association was founded to help rebuild and reestablish the vitality of this 
district and commissioned a revitalization study in 1982. In January 1986, dedication of the 
monumental arch “El Arco” provided the area’s symbol of rebirth, a process that continues to this 
day.v 
 
History of the Golden Gate Theater 
 
Local real estate developer Peter Snyder (1882 – 1940), known as the “Father of the East Side,” 
strongly influenced the commercial, industrial, and residential growth of the East Los Angeles by 
promoting the extension of Atlantic and Garfield Boulevards, and by developing Golden Gate 
Square (containing the Golden Gate Theater), Gardens Square, and Golden Gate Hills/Midwick 
View Estates.vi The Golden Gate Theater was developed and constructed by Snyder in 1927 at 
the southwest corner of Atlantic and Whittier Boulevards,vii as the centerpiece of his vision of East 
Los Angeles, a new community filled with neighborhoods, industry, roads, and cultural amenities. 
The Golden Gate Theater was originally part of a complex that also included the Vega Building 
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(demolished 1992). When the complex was completed, it was the most significant commercial 
building complex in East Los Angeles.viii  The following is excerpted from the National Register 
Nomination Formix for the theater complex, prepared in 1980 by the Greater East Los Angeles 
(GELA) Cultural Heritage Survey Team:  
 

Constructed in 1927 by the Vega Corporation, P.N. Snyder, the president and original 
owner, envisioned a Spanish Renaissance design. Plans by the Balch Brothers,x 
prominent theatre architects in Southern California during the pre-World War II era, called 
for the entrance to replicate the portal of the University of Salamanca in Spain. The 
theater was designed both as a legitimate playhouse, seating 1,500 and a movie house 
with the most up-to-date equipment. Total construction costs were $500,000 for the 
complex. The original 12 stores, also of Spanish design, were housed in the first floor of 
the Vega Building. The courtyard contained two fountains of decorative Spanish tile. 
Interior designs were created by A. B. Heinsberger of the Heinsberger Decorating 
Company, famous for their contributions to the interiors of the Los Angeles City Hall and 
the Pantages Theatre in Hollywood. Lighting was created by Julius Dietzmann’s Ironcraft 
Works, and ornamental wrought iron was created by Winter Ironworks. Original projection 
motor generator sets were manufactured by Westinghouse Electric and Manufacturing 
Company, while Consolidated Steel Corporation contributed the building’s structural 
steel.  

 
The theater first presented silent films; hence there was an organ console and orchestra 
pit.  With the advent of sound pictures, organs and orchestra pits became obsolete.  The 
theater’s early years experienced variety acts programmed in between film screenings, 
as was common during the twenties and thirties.  During the sixties, there were 
occasional rock concerts and amateur variety series before film screenings to attract 
larger audiences.  Since the sixties, the theater screened movies that were already six to 
twelve months old or revivals.  Since the mid seventies, all films have been screened in 
Spanish subtitles thus reflecting a community where easily half of its residents are 
immigrants from Mexico. The theater closed its doors in the early 1990s.   

 
The neighborhood movie palace was an outgrowth of two trends in Los Angeles of the 1920s – 
growth of the suburbs and growth of the movie-going audience.  Up to this time, theaters had 
been concentrated in the downtown area.  With the growing recognition of cinema as an art and 
the growth of the movie-going audience, a theater building boom began in the early 1920s, 
crested about 1927 when the Golden Gate Theater was constructed, and all but died out by 
1932.xi 
 
The Golden Gate Theater stands today as one of the few remaining examples of the 1920s 
neighborhood movie palace building type.  Of the numerous neighborhood movie palaces 
constructed in Los Angeles in the 1920s, only the following remain; the Alex (1925) in Glendale, 
the Rialto (1925) in South Pasadena, the Raymond (1921) in Pasadena, the Highland (1925) in 
Highland Park, the California (1925) in Huntington Park, and the Academy (1925) in Pasadena 
(the last four having been divided or otherwise altered).xii  
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Historic Significance of the Golden Gate Theater 
 
The Golden Gate Theater was nominated for the NRHP in 1980 and listed on the National 
Register in 1982.  By virtue of its listing in the NRHP, the theater was automatically listed in the 
California Register of Historic Resources (CRHR) the same year.xiii 
 
Linda Dishman, director of the Los Angeles Conservancy, stated in a letter to the State Historical 
Resources Commission that the Golden Gate Theater qualifies for NRHP listing under Criterion B 
for its association with Peter Snyder: 
 

Peter Snyder was a major influence in the development of East Los Angeles.  The 
Golden Gate Theater is significant as the first major building in his vision to promote East 
Los Angeles and set the stage for his recruitment of industries and the construction of 
public roads to the areas.  He was instrumental in the effort to extend Atlantic and 
Garfield Boulevards, to attract many major industries to the area, and to achieve the 
construction of Garfield High School.  His residential developments were dependent upon 
commercial amenities and the Vega Building and Golden Gate Theater was the keystone 
of these plans.  With the [Vega Building’s] demolition, the adjacent Golden Gate Theater 
best acknowledges Peter Snyder’s significant impact in the development of East Los 
Angeles. 

 
Dishman’s letter also states that the Golden Gate Theater qualifies for NRHP listing under 
Criterion C: 
 

The Golden Gate Theater embodies to an extraordinary degree the distinctive 
characteristics of the neighborhood movie palace, a genre which flourished in Southern 
California for only a few years, between 1925 and 1932.  The Golden Gate Theater has 
attained added significance because so few examples of this genre remain intact.  The 
theater retains the design characteristics of the genre, despite neglect and minor 
earthquake damage. 

 
The survey form prepared for the Metro Red Line East project,xiv concludes that the building 
remains eligible for NRHP listing despite the demolition of its companion structure, the Vega 
Building. According to the form:  
 

The building still embodies the characteristics of the Spanish Churrigueresque style and 
... its design possesses high artistic values. According to architectural historians David 
Gebhard and John Winter, the entrance to the theater is one of the finest examples of the 
Spanish Churrigueresque to be found in Southern California. 
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3.2.3  EXISTING CONDITIONS 
 
The Golden Gate Theater Building is located at the southwest corner of Atlantic and Whittier 
Boulevard in the unincorporated East Los Angeles community of Los Angeles County. The site 
address is 909 and 933 S. Atlantic Boulevard.   
 
Building Description 
 
Exterior - The Golden Gate Theater is a three story cast concrete structure.  The most prominent 
overall features of the structure are the sheer verticality and massing.  The primary entrance 
elevation is Churrigueresque in style, and three bays wide with a projecting central bay (see 
Figure 3.2-1, Primary Entrance of the Golden Gate Theater).  The base of the structure is cast 
concrete in imitation of rusticated ashlar masonry.   The entrance, within the projecting central 
bay, is composed of three contiguous arched openings with three (3)  sets of double panel doors.  
A course of cast Churrigueresque ornament decorates the top of the base.  A balcony is located 
above the protruding entrance bay, also surrounded by Churrigueresque ornament (see Figure 
3.2-2, Balcony Above Primary Entrance and Figure 3.2-2A, Churrigueresque Ornament Detail).  
The upper stories of the structure are stuccoed, and a series of half-round piers rise upward to a 
second course of elaborate ornament, found at the parapet.  An arched niche and balconet are 
found in the center of this ornament, directly above the balcony.  A parapet wall tops the 
structure, extending higher at the center bay (see Figure 3.2-3, Arched Niche and Balconette and 
Parapet Wall).  A profiled cornice tops the parapet wall at either side, and finials project up from 
the center bay. 
 
The cast concrete side and rear elevation are devoid of any ornament, but here again the 
massing and sheer verticality are prominent features (see Figure 3.2-4, Cast Concrete Side and 
Rear Elevations).  Exit doors from the mezzanine and balcony levels are found on both sides, 
along with descending iron staircases.  Windows of varying sizes pierce both side elevations.  
Several openings on the west elevation have been filled in.  The exterior of the building is in “fair” 
condition and exhibits signs of deterioration from deferred maintenance and from vandalism. 
 
Character –defining features include: 
• Churrigueresque ornament 
• Arched entrance 
• Imitation rusticated ashlar masonry base 
• Balcony and surround 
• Half-round columns 
• Arched niche and balconet 
• Parapet wall 
• Profiled cornice and finials 
• Window openings 
• Glazed single-panel entry doors 
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Interior - The first floor lobby of the Golden Gate Theater is ornately decorated with Art Deco 
elements, including tile water fountains and a concession stand in the form of a giant shell (see 
Figure 3.2-5, First Floor Lobby). 
 
Restrooms are found on either side of the lobby, next to the water fountains.  The ceiling is 
comprised of recessed panels decorated with egg and dart moldings.  Square pilasters with 
elaborate capitals decorate the walls.  A pair of staircases descends from the balcony and 
mezzanine levels behind the shell concession. A decorative metal railing extends up the stairs. 
 
The second floor lobby contains the same motifs as the first floor, including recessed ceiling 
panels with egg and dart details, and square pilasters and columns with elaborate capitals (see 
Figure 3.2-6, Second Floor Lobby).  In this lobby, as well as in the theater below the balcony, 
ornamental grates with Art Deco lights and lamp shades are found in some of the recessed 
ceiling panels. Various small rooms, including restrooms, line the north side of the second level. 
 
Single panel doors lead from the lobby into the theater space.  The orchestra seating space 
consists of four aisles with two square columns supporting the mezzanine and balcony.  The 
lower balcony forms a horseshoe halfway around the theater.  A walkway above the lower 
balcony leads to the upper balcony. 
 
The walls of the space are textured plaster over a rusticated plaster base.  While an ornamental 
plaster frieze rings the ceiling.  The ornamental focus of the space is the proscenium arch 
flanking cylindrical towers, and associated decorative features surrounding the stage (see Figure 
3.2-7, Proscenium Arch and Associated Cast Plaster Ornament and Figure 3.2-8, Tile Water 
Fountain).  The recessed ceiling panels decorated with egg and dart moldings continue in this 
space.  The panels are larger over the stage, and the center panel has been decoratively painted.  
Art Deco chandeliers hang from the ceiling.  The proscenium arch and stage are located at the 
south end of the space; a 24 foot deep fly space rises above it. 
 
The interior of the building is in “poor” condition and exhibits severe signs of deterioration as a 
result of deferred maintenance, water penetrations from a leaking roof system and the resultant 
dry rotting of wood components, and damage and graffiti to a number of interior components as a 
result of vandalism.   
 
Character-defining features include: 
 
Lobby 
• Square columns and pilasters with ornate capitals 
• Tile water fountains (see Figure 3.2-8, Tile Water Fountain) 
• Shell concession stand 
• Staircase 
House 
• Ornamental plaster ornamentation, including frieze ringing the ceiling 
• Balcony, balcony rail, and ornamental plaster on front edge and underside 
• Cased ceiling beams 
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• Art Deco light fixtures 
• Ornamental ceiling grilles (see Figure 3.2-9, Ornamental Ceiling Grill) 
• Ceiling paintings 
• Proscenium arch and associated cast plaster ornament 
• Cylindrical walls flanking the stage with associated ornament 
 
The Jim’s Burgers building, a relatively recent (1960’s) restaurant structure that is currently 
vacant does not possess any significant historic value. 
 
3.2.4  REGULATORY FRAMEWORK 
 
California Public Resources Code, §21084.1 states:  A project that may cause a substantial 
adverse change in the significance of a historical resource is a project that may have a significant 
impact on the environment.  For purposes of this section, a historical resource is a resource listed 
in, or determined to be eligible for listing in, the California Register of Historical Resources.  
 
California Public Resources Code, §5024.1 established the California Register of Historical 
Resources that would be under the administration of the State Historical Resources Commission 
(SHRC).  The California Register is an authoritative guide to be used by state and local agencies, 
private groups, and citizens to identify the state's historical resources and to indicate what 
properties are to be protected, to the extent prudent and feasible, from substantial adverse 
change.  The California Register includes resources formally determined eligible for, or listed in, 
the National Register of Historic Places (National Register) through federal preservation 
programs administered by the State Office of Historic Preservation (OHP) (California Public 
Resources Code §5024.1(d)(1)) including:  
 
•  The National Register program;  
 
•  Tax Certification (Evaluation of Significance, part 1, 36 CFR Part 67); and  
 
•  National Historic Preservation Act (Section 106, 16 U.S.C. 470f) reviews of federal 

undertakings;  
 
•  State Historical Landmarks numbered 770 and higher;  
 
•  Points of Historical Interest recommended for listing by the SHRC;  
 
•  Resources nominated for listing and determined eligible in accordance with criteria and 

procedures adopted by the SHRC, including:  
 
•  Individual historic resources and historic districts;  
 
•  Resources identified as significant in historical resources surveys which meet certain 

criteria; and  
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•  Resources and districts designated as city or county landmarks pursuant to a city or 
county ordinance when the designation criteria are consistent with California Register 
criteria.  

 
The criteria for designation on the California Register are resources which are: 
 
•  Associated with events that have made a significant contribution to the broad patterns of 

local or regional history or the cultural heritage of California or the United States.  
 
•  Associated with the lives of persons important to local, California or national history. 
 
•  Embodies the distinctive characteristics of a type, period, region or method of 

construction or represents the work of a master or possesses high artistic values. 
 
•  Has yielded, or has the potential to yield, information important to the prehistory or history 

of the local area, California or the nation. 
 
The Register provides for the inclusion of properties designated as local landmarks under any 
municipal or county ordinance (California Public Resources Code §5024.1(e)), or identified as a 
significant resource in a qualified local survey (California Public Resources Code §5024.1(f), and 
§5024.1(g)). Nomination for inclusion in the Register requires local government participation in, or 
notification of, all nominations. Exclusion from listing for private properties or districts is allowed if 
a majority of owners objects to the listing, but requires a determination of eligibility for such 
properties. 
 
OHP reviews standard nominations as well as the nomination of surveys and ordinances which 
have different approval criteria. 
 
The California Environmental Quality Act (CEQA) requires that environmental project impacts be 
evaluated when they involve historic resources such as properties “listed" in, or determined to be 
eligible for listing in, the California Register of Historic Resources or included in a city’s local 
register of historic resources. 
 
In addition to having significance, resources must have integrity. Integrity is the authenticity of an 
historical resource’s physical identity as evidenced by the survival of the characteristics or historic 
fabric that existed during the resource’s period of significance. To be eligible for listing, resources 
must retain enough of their character or appearance to be recognizable as historical resources 
and convey the reasons for their significance. Historical resources that have been rehabilitated or 
restored may be evaluated for listing. 
 
Integrity is evaluated with regard to the retention of location, design, setting, materials, 
workmanship, feeling, and association. It is also judged with reference to the particular criteria 
under which a resource is proposed for eligibility. Alterations over time to a resource or historic 
changes in its use (over time) may themselves have historical, cultural or architectural 
significance. It is possible that the historical resources may not retain sufficient integrity to meet 
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criteria for listing in the National Register, but may still be eligible for listing in the California 
Register. A resource that has lost its historic character or appearance may still have sufficient 
integrity for the California Register if it maintains the potential to yield significant scientific or 
historical information or specific data.” 
 
Local Regulations for the County of Los Angeles 
 
Summary - The Los Angeles County General Plan contains a number of goals and policies 
applicable to the protection of historic resources.xv These policies include: 
 
• (General Plan Goal #4 Urban Areas Revitalized, Policy #32, p. G-7.)  Promote the 

preservation and enhancement of landmarks, sites, and areas of cultural, historical, 
archaeological and urban design significance.  

 
• (Land Use Policy, Historic Sites and Structures, p. LU-A22.).  Historic sites and structures 

include all places, structures or objects currently identified or to be identified in the National 
Register of Historic Places, the State Department of Parks and Recreation Inventory and the 
Los Angeles County Historical Landmarks Committee Inventory. These sites and structures 
are considered to be of countywide significance and to require preservation to the most 
feasible extent. It is recognized that there may be other sites and structures which are not on 
the above lists but which may have importance to local communities, and in such cases a 
local plan may designate these sites or structures for special land use regulation. 

 
Whenever there is construction, alteration, demolition, grading or other use or activity 
proposed for a designated historic site or structure, the proposal should consider the 
following: 

 
1. Insofar as is economically and physically feasible, the integrity of significant historical 

features of the structure and/or site should be maintained.  
 
2. The proposal should preserve the integrity of sightlines to the structure. 
 
3. If it is not economically and physically possible to maintain the integrity of the structure or 

site, a reasonable period of time should be allowed prior to approval to explore other 
methods of preservation.  

 
4. Development in the vicinity of a historical site or structure should be designed so that the 

uses permitted and the architectural design would protect the visual integrity of the site or 
structure, including the consideration of building heights, materials, textures, colors, 
setbacks and landscaping.  

 
The Los Angeles County Historical Landmarks and Records Commission reviews and comments 
on National Register nominations for historic properties in unincorporated Los Angeles County, 
but does not maintain an inventory of county historical landmarks.xvi  As such, the Golden Gate 
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Theater is not identified as a local historical landmark.  In addition, the county has no local 
preservation ordinance in the Los Angeles County Code. 
 

3.2.5  THRESHOLDS OF SIGNIFICANCE 
 
Appendix G of the State CEQA Guidelines indicates a project may be deemed to have a 
significant effect on the environment from impacts to cultural resources if it will: 
 
a) Cause a substantial adverse change in the significance of a historical resource as 

defined in Section 15064.5 of the CEQA Guidelines; 
 
b) Cause a substantial adverse change in the significance of an archaeological resource 

pursuant to Section 15064.5 of the CEQA Guidelines; 
 
c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature; or 
 
d) Disturb any human remains, including those interred outside of formal cemeteries. 

Potential damage to important historical resources listed in or determined eligible for listing in the 
CRHR would be considered a significant impact under CEQA. Specifically, CEQA Section 
15064.5(b) states: 

 
“A project with an effect that may cause a substantial adverse change in the significance 
of a historical resource is a project that may have a significant effect on the environment.  
Substantial adverse change in the significance of a historical resource means physical 
demolition, destruction, relocation, or alteration of the resource or its immediate 
surroundings such that the significance of a historical resource would be materially 
impaired. 
 
The significance of a historical resource is materially impaired when a project: 
 

Demolishes or materially alters in an adverse manner those physical 
characteristics of an historical resource that convey its historical significance and 
that justify its inclusion in, or eligibility for, inclusion in the California Register of 
Historical Resources; or 
 
Demolishes or materially alters in an adverse manner those physical 
characteristics that account for its inclusion in a local register of historical 
resources pursuant to section 5020.1(k) of the Public Resources Code or its 
identification in an historical resources survey meeting the requirements of 
section 5024.1(g) of the Public Resources Code, unless the public agency 
reviewing the effects of the project establishes by a preponderance of evidence 
that the resource is not historically or culturally significant; or 
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Demolishes or materially alters in an adverse manner those physical 
characteristics of a historical resource that convey its historical significance and 
that justify its eligibility for inclusion in the California Register of Historical 
Resources as determined by a lead agency for purposes of CEQA. 
 

Generally, a project that follows the Secretary of the Interior's Standards for the 
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, 
and Reconstructing Historic Buildings or the Secretary of the Interior's Standards for 
Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995), Weeks and 
Grimmer, shall be considered as mitigated to a level of less than a significant impact on 
the historical resource. 

 
A lead agency shall identify potentially feasible measures to mitigate significant adverse 
changes in the significance of an historical resource. The lead agency shall ensure that 
any adopted measures to mitigate or avoid significant adverse changes are fully 
enforceable through permit conditions, agreements, or other measures.” 

 

3.2.6  IMPACTS 
 
No Impacts 
 
Based on the thresholds of significance, the project would have no significant impacts on the 
environment based on the following headings: 
 
Cause a substantial adverse change in the significance of an archaeological resource - As stated in the 
Initial Study for this project (included as Appendix A of this EIR), the determination has been 
made that the project is not located in or near an area containing known archaeological resources 
or containing features (drainage course, spring, knoll, rock outcroppings, or oak trees) that 
indicate potential archaeological sensitivity.  The project site does not contain rock formations 
indicating potential paleontological resources.  It is unlikely that the project will not result in the 
unearthing of human remains in either a formal or informal cemetery due to excavation activities 
since the site is already developed. The project site is in an urbanized area and has been 
developed with the theater building since 1927.  The proposed reuse project would renovate and 
restore the existing theater and restaurant and regrading, compacting and resurfacing of the 
existing 0.69 acre parking lot which would repair the existing deteriorated parking surface.  Based 
on a record search performed through the Fullerton Historic Research search, no prehistoric site 
is in the vicinity. The project site has already been subject to extensive disruption and any 
superficial archaeological resources, which may have existed at one time, have likely been 
previously disturbed. There is a possibility that archaeological resources exist at extreme 
subsurface levels. Earthwork on the project site will involve regrading, compacting and 
resurfacing of the existing 0.69 acre parking lot as well as the planting of shade trees in the 
parking lot, along the south and east sides of the restaurant building and along a majority of the 
perimeter of the project site. Soil disturbance for these construction activities is not expected to 
exceed two to three feet in depth. Given the prior disturbance of the site and the limited depth of 
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proposed grading and landscaping installation, implementation of the proposed project would not 
significantly impact archaeological resources and no mitigation measures would be necessary.   
 
Significant Impacts 
 
Based on the thresholds of significance, the project would have significant impacts on the 
environment based on the following heading: 
 
Cause a substantial adverse change in the significance of a historical resource. - The proposed project 
would substantially alter a number of interior, character-defining features of the theater building 
that account for the building’s listing in the CRHR.  This would be considered a significant 
environmental impact.  No significant historic resource impacts will occur with the proposed 
renovation and re-opening of the Jim’s Burgers building. 

The Golden Gate Theater, by virtue of its listing in the NRHP, has been automatically listed in the 
CRHR, and is therefore considered a “historic resource” as defined by CEQA. The proposed 
project would retain the building and adapt it for retail use as a pharmacy.  Plans reviewed for the 
proposed project include the Demolition and Preservation Documentation (Plans) for the Golden 
Gate Theater, dated November 5, 2003 (included as Appendix D of this EIR).  Plans indicate that 
many of the building’s significant character-defining features would be maintained and preserved, 
while others would undergo more substantial modifications.  Table 3.2-1 presents a description of 
the proposed treatment of the building’s exterior and interior character-defining features. As noted 
therein, the exterior character-defining features will not be impacted by the proposed conversion 
of the existing theater building or the installation of a drive-thru window at the rear (south-facing) 
side of the structure. Several interior character-defining features will be retained including square 
columns and pilasters, plaster ornamentation, ornamental ceiling grilles, ceiling paintings, the 
proscenium arch and the cylindrical walls flanking the stage. Several of these features will be 
concealed behind a new suspended ceiling. Character-defining features will also be removed and 
stored on-site including the tile water fountains, the shell concession stand, the staircase and the 
Art Deco light fixtures. The existing balcony, balcony rail and the ornamental plaster on its front 
edge and underside will be permanently removed. 

Table 3.2-1  Proposed Treatment of Exterior and Interior Character-Defining Features 

Exterior Features Proposed Treatment 

Churrigueresque ornament To remain 
Arched entrance To remain 
Imitation rusticated ashlar masonry base To remain 
Balcony and surround To remain 
Half-round columns To remain 
Arched niche and balconet To remain 
Parapet wall To remain 
Profiled cornice and finials To remain 
Window openings To remain 
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Glazed single-panel entry doors To remain 

Interior (lobby) 

Square columns and pilasters with ornate 
capitals 

Structural columns to remain, all furring and 
plaster ornamentation to be removed 

Tile water fountains To be removed.  All surrounding tile and 
fountain stored on site 

Shell concession stand To be removed intact and stored on site. 
Location TBD.  Counters to be removed 

Staircase To be removed and stored on site.  Location 
TBD (curving staircase only – other stairs to 
be removed entirely) 

Interior (house) 

Plaster ornamentation and frieze ringing 
the ceiling. 
Cased ceiling beams 
Ornamental ceiling grilles 
Ceiling paintings 

To remain.  Recessed panels and egg & dart 
molding to remain at ceiling height.  To be 
protected during construction. (To be 
obscured behind new suspended ceiling.  
Attachment points unknown).   

Balcony, balcony rail, and ornamental 
plaster on front edge and underside 

To be removed 

Art Deco light fixtures To be removed intact and stored on site. 
Location TBD 

Proscenium arch and associated cast 
plaster ornament 

To remain.  All arch & associated elements 
and ornament to be enclosed w/new walls 
and preserved (To be obscured behind new 
suspended ceiling and walls. Attachment 
points unknown). 

Source: Carey & Co. Inc., 2003 
 
As shown in Table 3.2-1, all of the building’s exterior character-defining features would be 
retained, including the six (6) main entry doors; new automatic doors would be constructed 
behind the existing main entry doors (see Figures 3.2-10 through 3.2-13, Preservation and 
Demolition Summary – North, East, West and South Elevations, respectively).  The building’s 
exterior will be re-painted in a light, neutral color that accentuates the exterior features listed 
above, the parking lot will be regraded and resurfaced, new parking lot area lighting installed, and 
shade trees will be planted within the parking lot, along the south and east sides of the restaurant 
building and along the perimeter of the project site. The interior components which would be 
stored as noted within Table 3.2-1 would be placed in the non-visible area above the suspended 
ceiling. 

More substantial alterations are planned for the interior to convert the theater to a retail pharmacy 
(see Figures 3.2-14 through 3.2-16, Preservation and Demolition Summary, Longitudinal Section, 
Interior-First Floor and Interior-Mezzanine, respectively).  For example, no distinction would be 
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made between the theater lobby and the main house as the walls, which separate these rooms, 
would be removed entirely.  Ornamental lobby features such as the shell concession stand, 
curving staircase and tile fountains would also be removed, but stored on-site.  A suspended 
ceiling would conceal original plaster molding and column furring would be removed.  Attachment 
points of the suspended ceiling are unknown and could damage ornamental plasterwork. 
Complete removal of the lobby as an historic space and potential damage to its ornamentation is 
considered a significant impact to interior character-defining features. 

In the main house, more substantial alterations are planned, the most permanent being the 
removal of the lower balcony including its railing and ornamental plaster base relief panels. This 
would be a significant and irreversible impact to an interior, character-defining feature (see Figure 
3.2-15, Preservation and Demolition Summary, Interior – First Floor). 

While ornamental details on the ceiling and around the proscenium arch would be retained, they 
would be obscured by a suspended ceiling and/or new walls.. As the new attachment points are 
unknown, they could damage the ornamental plaster, ceiling beams, paintings, or grills.  This 
represents a potentially significant impact to these interior, character-defining features.   
 
The original wood frame stage and stage steps, which were not identified as an interior, 
character-defining feature, will be demolished as part of the reuse effort.  The current condition of 
the floor is dilapidated and has suffered extensive damage due to dry-rotted wood components.  
As these elements could not be covered over by a new flattened floor due to their elevation 
differences, their removal is necessary and would hamper efforts to restore this building as a 
theater in the future.   
 
These impacts to interior features are inconsistent with the Secretary of the Interior’s Standards 
for Rehabilitation and represents a significant adverse impact upon historic architectural 
resources. 
 
The drive-thru pharmacy proposed along the south-facing side at the rear of the building would 
not impact the building since there are no character-defining features at this location. 
Construction of the drive-thru would consist of cutting through the building to make a window for 
the pharmacy/driver. Therefore, adding the drive-thru pharmacy would not create new impacts 
beyond those indentified or hamper efforts to restore the building as a theater in the future.  
 
In general, the proposed project would retain most of the historic building’s exterior character-
defining features.  However, the project would also substantially alter a number of the building’s 
interior character-defining features, some of which would be irreversible, and others which could 
be damaged to accommodate the proposed new use. Very little if any of the interior’s original 
feeling as a historic movie palace would be visible to the general public, as it would be concealed 
behind new walls and suspended ceilings.  
 
It is these character-defining features which convey the building’s historic significance and 
account for its listing as a National and State historic resource.  Removal of or damage to these 
elements is inconsistent with the Secretary of the Interior’s Standards for Rehabilitation, and 
represents a significant adverse impact on historic architectural resources.   
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The existing theater building is listed on the National Register of Historic Places.  As previously 
noted, “generally, a project that follows the Secretary of Interior’s Standards for the Treatment of 
Historic Properties…shall be considered as mitigated to a level of less than a significant impact 
on the historic resource.”  Given the Federal listing of the structure, these Federal standards are 
listed below (in italics) followed by a response as to how the proposed project conforms or does 
not conform to these standards.   
 
1.   A property shall be used for its historic purposes or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment. 
 
Response: The original intended use of the building was a 1,500 seat playhouse and movie 
house. The adaptive use is for a retail pharmacy. 
 
Exterior character –defining features that will be preserved include: 
a. Churrigueresque ornament 
b. Arched entrance 
c. Imitation rusticated ashlar masonry base 
d. Balcony and surround 
e. Half-round columns 
f. Arched niche and balconet 
g. Parapet wall 
h. Profiled cornice and finials 
i. Window openings 
j. Glazed single-panel entry doors 
 
All of these exterior character-defining architectural features are located on the front of the 
building (the remaining three elevations have no identified historic features) and will be 
preserved. The proposed drive-thru pharmacy would require cutting a window along the rear of 
the building which is south-facing towards Louis Place, but this elevation does not have any 
identified historic feature. 
 
Interior character-defining features that will be preserved include: 
Lobby 
• Square columns and pilasters with ornate capitals 
House 
• Ornamental plaster ornamentation, including frieze ringing the ceiling 
• Cased ceiling beams 
• Ornamental ceiling grilles  
• Ceiling paintings 
• Proscenium arch and associated cast plaster ornament 
• Cylindrical walls flanking the stage with associated ornament 
 
Several of these interior architectural features will be concealed behind a new suspended ceiling. 
Character-defining interior features that will be removed and stored on-site include the tile water 
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fountains, the shell concession stand, the staircase and the Art Deco light fixtures. The existing 
balcony, balcony rail and ornamental plaster on its front edge and underside will be permanently 
removed. Removal or damage to these features is inconsistent with this Secretary of the Interior’s 
Standards for Rehabilitation. 
  
2. The historic character of a property shall be retained and preserved.  The removal of 
historic materials or alteration of features and spaces that characterize a property shall be 
avoided. 
 
Response: The proposed new construction is necessary to meet health and safety codes 
and regulations required to convert the building to a retail pharmacy. The significant changes to 
the building will be part of the interior renovation, which represent a significant adverse impact 
upon these historic architectural resources and, therefore, do not conform to this Secretary of the 
Interior’s Standards for Rehabilitation.   
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Figure 3.2-1 
Primary Entrance of the Golden Gate Theater 

Figure 3.2-2 
Balcony Above Primary Entrance 

Figure 3.2-2 A 
Churrigueresque Ornament Detail 
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Figure 3.2-3 
Arched Niche and Balconette and Parapet Wall 

Figure 3.2-4 
Cast Concrete Side and Rear Elevations 
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Figure 3.2-5 
First Floor Lobby 

Figure 3.2-6 
Second Floor Lobby 
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Figure 3.2-7 
Proscenium Arch and  

Associated Cast Plaster Ornament 

Figure 3.2-8 
Tile Water Fountain 

Figure 3.2-9 
Ornamental Ceiling Grill 
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3. Each property shall be recognized as a physical record of its time, place and use.  
Changes that create a false sense of historical developments, such as adding conjectural 
features or architectural elements from other buildings, shall not be undertaken.    
 
Response: No conjectural or architectural elements from other buildings would be added to 
the exterior of the building. Interior changes and additions will be limited to those that are 
necessary to convert the interior into a modern retail pharmacy. The changes needed to convert 
the existing theater building will, therefore, be consistent with this Secretary of the Interior’s 
Standards for Rehabilitation. 
 
 
4. Most properties change over time; those changes that have acquired historic significance 
in their own right shall be retained and preserved.   
 
Response: The theater was constructed in 1927 and closed its doors in the early 1990s. In 
that time span, the theatre operated as a neighborhood movie palace. No architectural changes 
were made to the building for the purpose of accommodating any other uses.  The historic use 
component of significance is the fact that the building was a neighborhood movie palace which 
has ceased showing movies. Therefore, the cultural value of the site is vested in the building. The 
proposed project will preserve all exterior features of historic value as well as several interior 
features of historic value. As such, the cultural value of the structure is, to a large degree, 
maintained which is consistent with this Secretary of this Interior’s Standards for Rehabilitation. 
 
5. Distinctive features, finishes, and construction techniques or examples of craftsmanship 
that characterize a historic property shall be preserved. 
 
Response: All exterior architectural features of historic value will be preserved. The lobby 
has four features of significance. They are the square columns and pilasters with ornate capitals, 
tile water fountains, shell concession stands and a staircase. Furring and plaster around the 
structural columns will be removed. The remaining features will be dismantled and stored on-site. 
Inside the theater area, most of the features and finishes will remain with exception of the 
balcony, which will be removed. Some of the features that remain will be obscured from view by 
new construction.  Several of the interior architectural features of historic value will be significantly 
impacted by project construction and will, therefore, not conform with this Secretary of the 
Interior’s Standards for Rehabilitation.  
 
6. Deteriorated historic features shall be repaired rather than replaced.  Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature shall match the old 
in design, color, texture and other visual qualities and, where possible, materials.  Replacement 
of missing features shall be substantiated by documentary, physical, or pictorial evidence.   
 
Response: Any repair work needed on deteriorated architecturally significant features will be 
done according to accepted practices for repairing or replacing historic building features. All work 
done to significant features will be documented with photographs and narrative descriptions (see 
Mitigation Measure 3.2.3). The cleaning and repair of any historically significant features will be 
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done according to the plans and specifications prepared by a qualified preservation architect or 
conservator with the intent of preserving these features pursuant to the Secretary of the Interior’s 
Standards. The repair work will be carried out by a contractor experienced in the repair of such 
features as ornamental plaster and iron work (see Mitigation Measure 3.2.4). If replacement of 
distinctive feature(s) is warranted, the new feature(s) will match the old in design, color, texture 
and visual qualities and, if possible, materials. Therefore, the proposed project is consistent with 
this Secretary of the Interior’s Standard for Rehabilitation. 
 
7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used.  The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible. 
 
Response: Sand blasting is not required on any significant architectural feature. The 
cleaning of any architecturally or historically significant features will be conducted according to 
the plans and specifications prepared by a qualified preservation architect or conservator with the 
intent of preserving these features. This cleaning work will be conducted by a contractor 
experienced and qualified in the cleaning of such features such as ornamental plaster and iron 
work (see Mitigation Measure 3.2.4).  Therefore, the proposed project is consistent with this 
Secretary of the Interior’s Standard for Rehabilitation. 
 
8. Significant archaeological resources affected by a project shall be protected and 
preserved.  If such resources must be disturbed, mitigation measures shall be undertaken. 
 
Response: There are no reported significant archaeological resources on the site. If any 
archaeological resources are discovered during the renovation of the building, work in that area 
will cease until a qualified archaeologist has reviewed and commented upon the find. Earthwork 
on the project site will involve regrading, compacting and resurfacing of the existing 0.69 acre 
parking lot as well as the planting of shade trees in the parking lot, along the south and east sides 
of the restaurant building and along a majority of the perimeter of the project site. Soil disturbance 
for these construction activities is not expected to exceed two to three feet in depth. Given the 
prior disturbance of the site and the limited depth of proposed grading and landscaping 
installation, implementation of the proposed project would not significantly impact archaeological 
resources. Therefore, the proposed project is consistent with this Secretary of the Interior’s 
Standard for Rehabilitation. 
 
9. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property.  The new work shall be differentiated from the old and 
shall be compatible with the massing, size, scale and architectural features to protect the historic 
integrity of the property and its environment.   
 
Response: No new building additions are proposed for this project.  The exterior changes to 
the property include general clean up, regrading, compacting and resurfacing of the parking lot, 
removal of several security lighting fixtures from the face of the building, repair of the front door 
system, planting of shade trees and installation of the drive-thru located at the rear of the building. 
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No new square footage is proposed for this project which is consistent with this Secretary of the 
Interior’s Standard for Rehabilitation. 
 
10. New additions and adjacent or related new construction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic property and 
its environment would be unimpaired.   
 
Response: No new additions, which might impact the historical integrity of the building 
should they be removed, will be attached to the theater building.  The proposed drive-thru is 
located at the rear of the building where no significant historic features are located. Therefore, the 
project is consistent with this Secretary of the Interior’s Standard for Rehabilitation.  
 
3.2.7  CUMULATIVE IMPACTS 
 
Significant impacts to the Golden Gate theater combined with the loss or substantial alteration of other 1920s 
neighborhood movie palaces in Los Angeles, stemming from past, present, and reasonably foreseeable future 
projects, may create a significant cumulative impact. 
 
Cumulative impacts occur when significant impacts to a proposed project combined with similar 
impacts from other past, present, or reasonably foreseeable future projects in a similar 
geographic area.   
 
Past Projects - Numerous 1920s neighborhood movie palaces in Los Angeles have been lost due 
to demolition, including the Boulevard (1925), the Uptown (1925), the Ritz (1926), the Belmont 
(1926), the Figueroa (1925), the Mesa (1926), and the Sunbeam.xvii  Other 1920s neighborhood 
movie palaces that currently exist but have been significantly altered include the Lincoln (1927) 
on Central Avenue, the Westlake (1926) in Westlake/MacArthur Park, and the Balboa (1927) and 
the El Portal (1926), both in North Hollywood. xviii  Significant impacts to the Golden Gate Theater 
combined with the past loss or alteration of other 1920s movie palaces in Los Angeles could 
create a potentially significant cumulative impact. 
 
Current Projects - As discussed in the setting section, about seven 1920s neighborhood movie 
palaces remain in Los Angeles, including the Golden Gate Theater.  Currently, the interior of the 
Raymond Theater (1921) in Pasadena is being converted into apartments.xix It is unknown 
whether other projects are currently proposed which could threaten the remaining 1920s 
neighborhood movie palaces in Los Angeles.  Given the relative scarcity of these resources, 
significant impacts to the Golden Gate Theater could combine with current alterations to the 
Raymond Theater to create a potentially significant cumulative impact. 
 
Reasonably Foreseeable Future Projects - It is reasonably foreseeable that future projects may 
demolish or substantially alter the remaining 1920s neighborhood movie palaces in Los Angeles 
for a number of reasons, including: 1) as they become less profitable for the owners due to their 
size, single-screen configuration and/or seating arrangement, 2) as the urban land beneath them 
becomes more valuable for other types of uses, 3) the expense of earthquake repairs and/or 
seismic upgrades, and 4) as the public’s entertainment expectations and desired movie-going 
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experiences change. Significant impacts to the Golden Gate Theater could combine with future 
loss and/or alteration of the remaining 1920s movie palaces to create a potentially significant 
cumulative impact. 
 

3.2.8  MITIGATION MEASURES 
 
Mitigation Measure 3.2.1 - Prior to the issuance of a building permit and to the satisfaction of the Los 
Angeles County Department of Regional Planning (DRP), the project developer shall retain a 
qualified professional architectural historian to oversee and advise on the rehabilitation of the 
Golden Gate Theater Building. Supervision shall include activities relating to materials selection, 
construction methods, and aesthetic and physical exterior and interior alterations that are to be 
utilized, and the manner in which they are to be employed in restoration of the historically relevant 
property. Maintenance, repair, stabilization, restoration, preservation, and conservation of all of 
the exterior and certain elements of the interior of the Golden Gate Theater Building shall be 
conducted in a manner consistent with the Secretary of the Interior’s Standards for Treatment of 
Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring and Reconstructing 
Historic Buildings (1995), Weeks and Grimmer. The interior elements that conform to the 
Secretary of the Interior’s Standards include the retention of the square columns and pilasters, 
plaster ornamentation, ornamental ceiling grilles, ceiling paintings, the proscenium arch and the 
cylindrical walls flanking the stage (several of these elements will be concealed), as well as the 
on-site storage of the tile water fountains, the shell concession stand, the staircase and the Art 
Deco light fixtures. Secretary of the Interior’s Standards that shall be complied with include 1, 3, 
4, 6, 7, 8, 9 and 10 (as analyzed in the EIR).  
 
Mitigation Measure 3.2.2: The Los Angeles County Historical Landmarks and Records Commission 
shall review and approve the final reuse plans for consistency of the maintenance, repair, 
stabilization, restoration, preservation and conservation of the exterior and certain elements of the 
interior of the Golden Gate Theater Building as noted in Mitigation Measure 3.2.1 with the 
Secretary of the Interior’s Standards for Rehabilitation. 
 
Mitigation Measure 3.2.3 - A “Historic American Building Survey” (HABS) documentation shall be 
prepared to the satisfaction of the DRP.  Such a procedure involves the recording of the structure 
through a written report and large-format photographs.  The documentation would be completed 
on standardized forms and would be accurate in detail to such an extent that after alteration, the 
structure could be restored/reconstructed from the survey data.  Copies of the documents shall 
be filed with the appropriate State and local repositories. 
 
Mitigation Measure 3.2.4 – All repair and cleaning work on architecturally or historically significant 
features shall be conducted by a contractor experienced and qualified in the repair or cleaning of 
such features as ornamental plaster and iron work. 
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3.2.9  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
Although Mitigations Measure 3.2.1 through 3.2.4 will reduce potentially significant impacts upon 
the exterior features of the theater building, the adverse impacts upon several of the interior 
architectural features of historic value remain significant and unavoidable.  These significant, 
adverse impacts will require adoption of a Statement of Overriding Considerations by the County 
of Los Angeles as Lead Agency. 
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3.3 SOLID WASTE 

 
3.3.1 INTRODUCTION 
 
This section describes the baseline condition of solid waste services in the Community of East 
Los Angeles, County of Los Angeles and how the proposed project would impact these services.  
 

3.3.2 EXISTING CONDITIONS 
 
The community of East Los Angeles is located with Sanitation District No. 2 of the Sanitation 
Districts of Los Angeles County (LACSD) that provide wastewater and solid waste services in Los 
Angeles County.  There are numerous public and private landfills and transfer stations in Los 
Angeles County that could potentially receive waste collected from the proposed project.  For this 
reason, the provision of solid waste disposal services should be considered in the context of the 
regional and local landfills. 
 
Solid waste in Los Angeles County is collected by over 250 waste haulers and several city 
governments and disposed of at landfills in the County transformation (i.e., refuse to energy) 
facilities or intermodal facilities that transport the waste by rail to facilities outside Los Angeles 
County.  There are two primary classifications of land disposal facilities; Class III landfills and 
Unclassified (inert) landfills.  Class III landfills accept all types of nonhazardous solid waste, with 
major Class III facilities generally permitted to receive 250,000 tons or more of waste per year 
and minor facilities generally permitted to receive less than 250,000 tons per year.  Unclassified 
landfills accept only inert waste, including soil, concrete, asphalt, and other construction and 
demolition debris (as defined by California Code of Regulations, Title 23, Section 2524). 
 
The Puente Hills Landfill is the closest Class III landfill operated by LACSD that could be used by 
the proposed project.  The conditional use permit for the Puente Hills Landfill authorizes the 
disposal of a maximum of 13,200 tons per day.  Disposal operations will continue under the 
conditional use permit until October 31, 2013 at which time the site will stop accepting waste for 
disposal. 
 
The Puente Hills Materials Recovery Facilities (MRF), located adjacent to the landfill, is also 
owned and operated by the LACSD.  The purpose of the MRF is to recover recyclable materials 
from commercial waste and to provide for the efficient transfer of the recyclable waste to 
permitted landfills for proper disposal.  The facility is permitted to accept 4,400 tons per day or 
24,000 tons per week of municipal solid waste.  While the facility is permitted to the 4,400 ton 
level, it currently accepts an average of approximately 250 tons per day, with peak days operating 
at the 500 ton level. 
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Other solid waste management facilities operated by LACSD that are within 20 miles of the 
project site and are available to accept solid waste from the proposed project site include the 
Scholl Canyon Landfill, the South Gate Transfer Station, the Downey Area Recycling and 
Transfer facility, the Commerce Refuse to Energy facility, and the Southeast Resource Recovery 
facility. 
 
Although the Sanitation Districts operate solid waste management facilities for the disposal of 
solid waste in Los Angeles County, they do not provide solid waste collection services.  Los 
Angeles County has six Garbage Disposal Districts which handle solid waste collection and 
disposal services for the various communities located within the County.  The proposed project is 
located within the Belvedere Garbage Disposal District; solid waste collection services within this 
district are provided by Consolidated Disposal Services which is a private waste hauler permitted 
within Los Angeles County.  

 
3.3.3 REGULATORY FRAMEWORK 
 
Solid waste management is guided by the California Integrated Waste Management Act of 1989, 
which emphasizes resource conservation through reduction, recycling, and reuse of solid waste.  
The Act requires that localities conduct a solid waste Generation Study (SWGS) and develop a 
Source Reduction Recycling Element (SRRE).  The County of Los Angeles has prepared an 
Integrated Waste Management Plan that is overseen by the County’s Department of Public 
Works, Environmental Section, and has been certified by the California Integrated Waste 
Management Board. 
 
3.3.4 THRESHOLDS OF SIGNIFICANCE 
 
The California Environmental Quality Act (CEQA) Guidelines, Appendix G indicates the following 
thresholds for which a project may be deemed to have a significant effect on the environment if it 
will: 
 

a) Comply with Federal, State, and local statutes and regulations related to solid waste. 
 
b) Be served by a landfill with sufficient permitted capacity to accommodate the project’s 

solid waste disposal needs. 
 
In the case of this project, a significant solid waste impact would occur if the proposed project 
generates solid waste to a level that is beyond the capability of the solid waste collection service, 
generates large amounts of hazardous waste or significantly reduces the lifespan of the affected 
landfill. 
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3.3.5 IMPACTS 
 
Less Than Significant Impact 
 
Based on the thresholds of significance, the project would have potentially significant impacts on 
the environment under the following headings: 
 
Comply with Federal, State, and local statutes and regulations related to solid waste - 
Construction of the proposed project would generate approximately 21 tons of construction and 
demolition debris.  Chapter 20.87 of the Los Angeles County Code requires that a minimum of 
50% of the construction and demolition debris generated by the proposed project be recycled or 
reused.  A Construction and Demolition Debris Recycling and Reuse Plan will be filed and an 
approval shall be obtained in conformance with the County Code requirements (see Mitigation 
Measure 3.3.3).  Recycling and reuse of the construction and demolition debris will be performed 
in accordance with the approved plan, and the requisite Progress Report Form(s), Final 
Compliance Report Form, and any required Recycling and Reuse Amendment Forms will be 
submitted as required.  Demolition debris not recycled or re-used on-site could be accepted at 
one of several unclassified landfills within Los Angeles County.  Inert landfills can only receive 
earth, rubble and industrial waste.  The Nu-Way Live Oak facility currently has a permitted 
capacity of 7,500 tons per day, with a 2004 average intake of 4,380 per day.    Based on this 
assessment, the Nu-Way Live Oak facility is expected to remain in operation until approximately 
2010 and Los Angeles County is planning a new inert waste facility in Irwindale at the United 
Rock Pit #3 site.  The total remaining permitted inert waste capacity in Los Angeles County for its 
three unclassified landfills was estimated in 2006 at approximately 41.2 million tons, with a 
remaining life of approximately 27 years. The estimated amount of construction for the project is 
1.5 tons. The inert landfills serving the site would have sufficient capacity to accommodate project 
construction solid waste disposal needs and no impacts would occur and no mitigation measures 
would be required. 
 
Any proposed food establishments may be required to provide a grease treatment device and will 
be subject to the review and approval by the County Department of Public Works (see Mitigation 
Measure 3.3.4). 
 
Be served by a landfill with sufficient permitted capacity to accommodate the project’s 
solid waste disposal needs - The California Integrated Waste Management Board (CIWMB) 
developed waste generation information for different types of businesses based on the 
assumption that similar businesses have similar waste streams.    Since there are many types of 
businesses, CIWMB used Federal Standard Industrial Classification (SIC) codes to group 
businesses together.  Generally, the larger the business (indicated by the size of the building), the 
greater the amount of solid waste disposed.  The size of the building is used in the CIWMB 
disposal characterization database to develop waste disposal rates for commercial retail 
businesses.  The assumption of the database is that businesses of a certain type (e.g. drug 
stores) dispose similar wastes at similar rates, regardless of the location of the business. 
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Based on the waste disposal factors indicated by the CIWMB, the proposed commercial retail use 
within the Golden Gate Theater building with an interior square footage of 12,314 square feet and 
the re-opening of the 1,626 square foot Jim’s Burgers building as a restaurant would generate 
approximately 0.046 lbs/sq.ft./day.  As such, the waste disposal requirements of the project are 
estimated as follows: 
 
 Commercial Waste Disposal Requirements: 
 

• 0.046 lbs/day x 13,940 sq.ft. x 365 = 234,053 lbs/year 
• 234,053 lbs/year ÷ 2000 = 117.0 tons/year 
• 117.0 tons/year ÷ 12 = 9.75 tons/month 

 
The proposed retail commercial and restaurant uses will additionally implement a recycling 
program for the diversion of recyclable cardboard packaging materials (see Mitigation Measure 
3.3.1).  This program will result in an approximate 30% reduction in the amount of solid waste 
transmitted to landfills. 
 
This estimate of project-related waste generation represents a small fraction (0.33 tons per day or 
.0026%) of the Puente Hills Landfill’s daily collection rate of 12,290 tons per day.  This additional 
solid waste generation will not affect the remaining capacity, or the estimated life span of five 
years of this landfill.  In addition, eleven other landfills located within Los Angeles County have a 
total projected capacity of an additional 66.5 million tons, are permitted to collect up to 33,239 
tons per day, and experienced an average combined collection rate of 29,593 tons per day.  As 
such, the impact of the solid waste generated by the proposed project on the capacity of the 
existing landfills is considered to be less-than-significant.  
 

3.3.6 CUMULATIVE IMPACTS 
 
The proposed project alone combined with development associated with future projects in the 
County of Los Angeles would contribute to increased demand for landfill capacity for solid waste 
from construction activities and operations.  However, unclassified landfills that accept inert waste 
(construction debris) face no capacity shortfall based on their current permitted capacity of 15,210 
tons per day, their current average intake of 4,876 tons per day, and their available remaining 
permitted capacity of 102.87 million tons, or projected estimated life of 27 years. 
 
However, there is insufficient permitted capacity within the existing system serving Los Angeles 
County to provide for long-term non-hazardous solid waste disposal needs.  Additional capacity is 
potentially available within Los Angeles County through the expansion of Bradley Landfill and 
Recycling Center, Chiquita Canyon Landfill, and Sunshine Canyon Landfill, and outside of Los 
Angeles County through the use of waste by rail disposal at Mesquite Canyon Regional Landfill in 
Imperial County and the Eagle Mountain Landfill in Riverside County.  While the Mesquite 
Canyon Landfill is fully permitted to handle up to 20,000 tons per day for approximately 100 
years, it is not expected to be in operation until 2009.  The Sanitation Districts have entered into a 
purchase agreement for the fully permitted Eagle Mountain Landfill in Riverside County, which is 
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permitted to handle up to 20,000 tons per day for approximately 100 years; however, acquisition 
is contingent upon successful resolution of pending federal litigation.   
 
The proposed project will provide recycling bins at appropriate locations to promote recycling of 
paper, metal, glass, and other recyclable materials (see Mitigation Measure 3.3.2).  The proposed 
project would also operate in accordance with the County’s Integrated Waste Management Plan, 
in addition to applicable federal and State regulations associated with solid waste.  These efforts 
along with the acquisition of the Eagle Mountain and Mesquite Canyon Landfills, will assist the 
County in its effort to meet long-term waste-reduction goals; however, until such time as these 
additional facilities are fully operational, cumulative solid waste impacts in Los Angeles County 
would be considered potentially significant. 
 
3.3.7 MITIGATION MEASURES 
 
Mitigation Measure 3.3.1 – The project shall implement a recycling program for the diversion of 
recyclable cardboard packaging materials.  The program will entail the separation of eligible 
materials from its solid waste stream for transfer to and re-use by recycling entities.  
 
Mitigation Measure 3.3.2 – The project shall provide recycling bins to promote recycling of paper, 
metal, glass, and other recyclable materials. 
 
Mitigation Measure 3.3.3 – The project shall comply with Chapter 20.87 of the Los Angeles County 
Code requiring that a minimum of 50% of the construction and demolition debris generated by the 
proposed project be recycled or reused.  A Construction and Demolition Debris Recycling and 
Reuse Plan shall be filed with the Los Angeles County Department of Public Works and an 
approval shall be obtained in conformance with the County Code requirements.  Recycling and 
reuse of the construction and demolition debris shall be performed in accordance with the 
approved plan, and the requisite Progress Report Form(s), Final Compliance Report Form, and 
any required Recycling and Reuse Amendment Forms shall be submitted as required. 
 
Mitigation Measure 3.3.4 - The proposed re-opening of the Jim’s Burgers building as a restaurant will 
require provision of a grease treatment device and will be subject to review and approval by the 
County Department of Public Works.  
 
Mitigation Measure 3.3.5:  Should any operation within the subject project include the 
construction, installation, modification, or removal of underground storage tanks, industrial waste 
treatment or disposal facilities, and/or storm water treatment facilities, Public Works’ 
Environmental Programs Division must be contacted for required approvals and operating 
permits. 
 
3.3.8 LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
With implementation of Mitigation Measures 3.3.1 through 3.3.4, the proposed project would have 
less than significant impacts with respect to solid waste. 
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3.4  TRAFFIC AND CIRCULATION   

3.4.1  INTRODUCTION 
 
Information contained in this section is based upon the Traffic Study (dated April 2006), prepared 
by Arthur L. Kassan, P.E.  The complete Traffic Study is attached in Appendix E.  This section 
identifies the potential traffic impacts associated with the proposed Golden Gate Theater project.  
As requested by the County of Los Angeles Department of Public Works Traffic and Lighting 
Division (DPW), traffic impacts associated with the proposed project were analyzed at the 
following four intersections (see Figure 3.4.1 Location Map): 
  

1. Atlantic Boulevard/Whittier Boulevard 
2. Atlantic Boulevard/Olympic Boulevard 
3. Atlantic Boulevard/Beverly Boulevard 
4. Whittier Boulevard/Arizona Avenue 

 
In addition to the intersection analysis, the traffic study also examined the proposed vehicular 
access for the project.  The Traffic Study has determined that the traffic impacts resulting from the 
project alone will not be significant.  However, one intersection, Atlantic Boulevard and Whittier 
Boulevard, showed a significant cumulative increase during the afternoon peak hour when 
examined with other known potential development projects.   
 
3.4.2  EXISTING CONDITIONS 
 
Streets 
 
Atlantic Boulevard - is a generally north-south Major Highway that extends from Alhambra, as the 
extension of Los Robles Avenue, through East Los Angeles and numerous cities to Long Beach. 
In the vicinity of the subject site, the street right-of-way is 100 feet wide, and the roadway is 70 
feet wide. There are two lanes in each direction plus left-turn lanes. Parking is permitted on both 
sides of the street. The same lane configuration continues northward to Beverly Boulevard. From 
that intersection north to the Pomona Freeway, there is a third northbound lane between 3:30 
p.m. and 6:00 p.m. when parking is prohibited at the east curb.  
 
Whittier Boulevard - is a generally east-west street that extends from northern Orange County 
through East Los Angeles to the edge of downtown Los Angeles, and continues westward as 
Sixth Street. West of Atlantic Boulevard, Whittier Boulevard is a Secondary Highway; to the east, 
it is a Major Highway. Adjacent to the subject site, the street right-of-way is 90 feet wide, and the 
roadway is approximately 70 feet wide. The sidewalk adjacent to the site is 15 feet wide. The 
Whittier Boulevard roadway has two lanes in each direction plus left turn lanes. Parking is 
permitted on the north and south sides of Whittier Boulevard.  
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Olympic Boulevard - is a generally east-west Major Highway that extends from Montebello, through 
East Los Angeles and Los Angeles, to Santa Monica. In the vicinity of the subject site, there are 
two lanes in each direction plus left-turn lanes. Parking is permitted on both sides.  
 
Beverly Boulevard - is a Major Highway, with a northwest-to-southeast alignment that extends from 
the northern part of East Los Angeles through Montebello and southeastward through Pico Rivera 
and the City of Whittier. East and west of Atlantic Boulevard, Beverly Boulevard has two lanes in 
each direction, a curbed median, and parking on both sides of the street.  
 
Arizona Avenue - is a north-south Major Highway that extends from the southern part of East Los 
Angeles northward into Monterey Park, with name changes to Mednick Avenue and Monterey 
Pass Road. North and south of Whittier Boulevard, the street has two lanes in each direction, a 
curbed median with left-turn lanes at intersections, and parking on both sides of the street. 
 
Freeways 
 
The Santa Ana Freeway, Interstate Route 5 - is a north-south freeway that runs through the entire State 
and to Oregon. In the vicinity of the study site from the Long Beach Freeway to Garfield 
Boulevard, the freeway has four to five lanes in each direction. There is an interchange at Atlantic 
Boulevard, approximately three-quarters of a mile south of the site, with on- and off-ramps to and 
from both directions of the freeway. 
 
The Long Beach Freeway, Interstate Route 710 - is a north-south freeway that runs between Long 
Beach and Alhambra. In the vicinity of the site between the Santa Ana Freeway and the Pomona 
Freeway, there are four to five lanes in each direction. There is an interchange at Olympic 
Boulevard, approximately 0.9 miles west of the site, providing on- and off-ramps for both 
directions of the freeway. 
 
Public Transit 
Four lines of the Metropolitan Transportation Authority (MTA) serve the site. 
 
• MTA Line 18 runs between Montebello and the Wilshire District of Los Angeles using Whittier 

Boulevard while passing through East Los Angeles. Service is at 10-minute intervals during 
peak periods (7 a.m to 9 a.m. and 4 p.m. to 6 p.m.), at 15-minute intervals during the hours of 
11:30 a.m. and 8:30 p.m., and at 30-minute to 1 hour intervals between the hours of 9:00 
p.m. to 3:40 a.m.  

 
• MTA Line 260 runs between Altadena and Compton using Atlantic Boulevard for most of its 

route. Service is at 7- to 10-minute intervals during the peak period (7 a.m to 9 a.m. and 4 
p.m. to 6 p.m.) and at approximately 15- to 30-minute intervals during the hours of 6:30 p.m. 
and 10:30 p.m.  

 
• MTA Line 361 uses the same route and termini as line 260 providing limited-stop service at 15-

minute intervals during the commuter peak periods (7 a.m to 9 a.m. and 4 p.m. to 6 p.m.). 
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• Metro Rapid Line 720 runs between Commerce and Santa Monica passing through downtown 
Los Angeles.  The route is on Whittier Boulevard east of downtown Los Angeles with local 
vicinity stops at Hoefner Avenue, Atlantic Boulevard, and Arizona Avenue.  Service rates vary 
between 10- and 20-minute intervals. 

 
Montebello Bus Lines Route 10 - connects East Los Angeles College with Pico Rivera. The route 
uses Atlantic Boulevard north of the site and Whittier Boulevard east of the site. Service is at 8 to 
10 minute intervals. 
 
Vicinity Development  
 
Commercial development lines both Atlantic Boulevard and Whittier Boulevard.  Current 
commercial venues include a mixture of multi-tenant strip mall facilities and mixed lot size stand 
alone structures.  Vicinity commercial uses are a mixture of various retail and service oriented 
businesses, inclusive of a service station, medical and dental offices, insurance office, used 
appliance store, beauty salons, bakeries, dry cleaner, tuxedo rental shop, footware outlet store, a 
variety of eateries and fast food providers, bookkeeping service, a cellular phone service 
provider, and a check cashing/payday loan operator.  There are single family residential 
neighborhoods adjacent to the project site along South Woods Avenue and the Thurgood 
Marshall Charter High School is located west of the project site at Louis Place and Woods 
Avenue.  On Whittier Boulevard, residential uses commence approximately 150 feet north and 
approximately 200 feet south of the street.  On Atlantic Boulevard, residential uses commence 
approximately 130 feet west and approximately 120 feet east of the street. 
 
Study Intersections 
 
The County DPW staff has chosen four intersections for analysis of off-site impacts. Following are 
the intersections and the current traffic controls at each.   
 

1. Atlantic Boulevard/Whittier Boulevard  
Traffic signal with protected/permitted left-turn phase for southbound traffic  
        

2. Olympic Boulevard/Atlantic Boulevard   
Traffic signal with two phases 
 

3. Atlantic Boulevard/Beverly Boulevard  
Traffic signal with left-turn phases for all four directions 
 

4. Whittier Boulevard/Arizona Avenue  
Traffic signal with two phases 

 
The existing lane configuration at each intersection is illustrated in Figure 3.4-2, Existing Lane 
Configurations. The turning-movement traffic volumes during the peak periods, 7 a.m. to 9 a.m. 
and 4 p.m. to 6 p.m., were counted by the firm, Southland Car Counters, under contract to ALK, 
on Tuesday, March 21, 2006.  
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The current peak-hour traffic volumes at the four intersections are illustrated in Figure 3.4-3, 
Current Peak Traffic Volumes 2006. This traffic count data is also included in Appendix E.  
 
Based on the definitions from the publication, Highway Capacity Manual, published by the 
Transportation Research Board of the National Research Council, Washington, in 2000,  Level of 
Service (LOS) is a qualitative measure describing operational conditions within a traffic stream, and 
their perception by motorists in terms of such factors as speed and travel time, freedom to maneuver, 
traffic interruptions, comfort and convenience, and safety. 
 
Level of service A, free flow:  Individual drivers are virtually unaffected by others in the traffic stream. 
Freedom to select desired speeds and to maneuver is extremely high, and delays to individual 
vehicles are short. Most vehicles do not stop at the intersection.  (Volume/capacity ratios from 0.000 
to 0.600, and stopped delays averaging 10.0 seconds or less per vehicle.) 
 
Level of service B, stable flow:  The freedom to select desired speeds is relatively unaffected by other 
vehicles in the traffic stream, but there is a slight decline compared with level of service A. Occasionally, 
a signal phase is fully utilized. (Volume/capacity ratios from 0.601 to 0.700, and stopped delays 
averaging 10.1 to 15.0 seconds per vehicle.) 
 
Level of service C, stable flow:  The beginning of the range of flow in which the operation of individual 
users becomes significantly affected by interactions with others in the traffic stream. The selection of 
speed is affected by the presence of others, and maneuvering within the traffic stream requires 
substantial vigilance on the part of the driver.  The general level of comfort and convenience declines 
noticeably at this level.  The number of vehicles stopping at traffic signals is significant, although many 
still pass through the intersection without stopping. (Volume/capacity ratios from 0.701 to 0.800 and 
stopped delays averaging 15.1 to 25.0 seconds per vehicle.) 
 
Level of service D, high-density stable flow:  Speed and freedom to maneuver are severely restricted, and 
the driver or pedestrian experiences a poor level of comfort and convenience.  Many vehicles stop, and 
failures of individual traffic signal cycles are noticeable as vehicles have to wait through more than one 
green indication before proceeding.  (Volume/capacity ratios from 0.801 to 0.900, and stopped 
delays averaging 25. 1 to 35. 0 seconds per vehicle.)   
 
Level of service E, at or near capacity flow:  Speeds are reduced to low but relatively uniform 
levels. Freedom to maneuver within the traffic stream is extremely difficult.  Comfort and 
convenience levels are extremely poor, and driver and pedestrian frustration is high. Failures of 
individual signal cycles are frequent.  (Volume/capacity ratios from 0.901 to 1.000, and stopped 
delays averaging 35.1 to 50.0 seconds per vehicle.) 
 
Level of service F, forced flow:  The volume of traffic approaching the intersection exceeds the volume 
that can traverse the intersection.  Queues form, and operations within the queues have stop-and-go 
waves.  Many individual traffic signal cycles fail, and most vehicles have to wait through more than one 
green indication before traveling through the intersection. (Volume/capacity ratios exceed 1.000, and 
stopped delays average in excess of 50.0 seconds per vehicle.) 
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Using the Intersection Capacity Utilization (ICU) method, the current volume/capacity ratios and 
levels of service at the intersections were calculated based on the current lane configurations and 
peak-hour volumes.  The calculations are in Appendix E, and the results are summarized in Table 
3.4-1 – Current Intersection Operations – Peak Hours - 2006 and Figure 3.4-3 – Current Peak 
Traffic Volumes 2006.  
 
During the morning peak hours, the Whittier Boulevard/Arizona Avenue intersection operates at 
Level of Service (LOS) A, the Atlantic Boulevard/Whittier Boulevard intersection operates at LOS 
B, and the Atlantic Boulevard/Beverly Boulevard and Atlantic Boulevard/Olympic Boulevard 
intersections operate at LOS C.  
 
During the afternoon peak hours, the Whittier Boulevard/Arizona Avenue intersection operates at 
LOS B, the Atlantic Boulevard/Beverly Boulevard intersection operates at LOS E, and the Atlantic 
Boulevard/Whittier Boulevard and Atlantic Boulevard/Olympic Boulevard intersections operate at 
LOS F, exceeding the theoretical capacity. 
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TABLE 3.4-1 
CURRENT INTERSECTION OPERATIONS 

PEAK HOURS – 2006 
 
 
INTERSECTION 

MORNING 
PEAK HOUR 

AFTERNOON 
PEAK HOUR 

 Volume/ 
Capacity 

Level of  
Service 

Volume/ 
Capacity 

Level of 
Service 

Atlantic Boulevard/Whittier Boulevard  0.674 B 1.041 F 
Atlantic Boulevard/Olympic Boulevard 0.765 C 1.010 F 
Atlantic Boulevard/Beverly Boulevard  0.711 C 0.914 E 
Whittier Boulevard/Arizona Avenue  0.585 A 0.658 B 
 
 

3.4.3  PROJECT TRAFFIC 
 
Trip Generation 
 
The trips that will be generated by the proposed pharmacy were estimated based on the trip rates 
published by the Institute of Transportation Engineers (ITE) in the book, Trip Generation, Seventh 
Edition, 2003. The trip rate formulas for drug stores or pharmacies with or without a drive-thru 
access are as follows: 
 

24 Hours  Ln (T) = 0.99 Ln (A) + 4.51  

Morning Peak Hour 
 
T = 9.50 A – 66.58 
[59% entering, 41% leaving] 

Afternoon Peak Hour 
 
T = 8.42 A 
[50% entering, 50% leaving]  

 Where T = number of trips; A = floor area in 1,000’s of square feet; and 
 Ln = natural logarithm 
 
It should be noted that the Jim’s Burgers restaurant was operating when baseline traffic counts 
were conducted.  As such, traffic generated by the proposed renovation and re-opening of the 
Jim’s Burgers building for another similar restaurant use is contained within the “existing 
conditions” or baseline traffic totals. 
 

The estimates for the 24 hours of a weekday and for the weekday peak hours for the proposed 
project are shown in Table 3.4-2, below.  
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TABLE 3.4-2 
ESTIMATED TRIP GENERATION 

PROPOSED PHARMACY OF 12,768 SQUARE FEET 
 

TIME PERIOD DIRECTION NUMBER OF VEHICLE TRIPS 
  Gross Pass-By Primary 

24 Hours Total  1,130 (110) 1,020 
 

Morning Peak Hours Entering     32     (3)     29 
 Leaving      23     (2)     21 
 Total      55     (5)     50 

 
Afternoon Peak Hours Entering     54     (5)     49 
 Leaving      54     (5)     49 
 Total     108   (10)     98 

 
However, not all trips related to the project will be new trips that would be added to the street 
network.  A number of the project trips will be “pass-by trips,” that is, trips by drivers who would 
be passing the site in their travel between two other locations, such as work-to-home and those 
who make an intermediate stop at the store without changing their normal routes by merely 
turning into and out of the site driveways. Those trips are already on the streets and do not add to 
the overall total traffic flow or to the individual turning movements at the four study intersections.  
The County DPW staff has approved a pass-by trip reduction of 10% for all pharmacy trips at the 
study intersections. Therefore, the peak-hour volumes of primary trips (excluding pass-by trips) 
will be as shown in Table 3.4-2, above. 

Directional Distribution 

Based on the patterns of the surrounding development, particularly, the locations of residential 
areas compared with the locations of industrial areas, it is estimated that the project traffic would 
be distributed as follows: 
 
 

From the north -   30% 
From the south -   20% 
From the east -   20% 
From the west -   30% 
  100% 

    
Trip Assignment 
 
The project traffic was assigned to the four study intersections on the bases of the directional 
distribution above; the configuration and traffic controls of the street network; and the proposed 
locations and controls of the development driveways. The DPW staff has already expressed the 
intent to prohibit left-turn entry and exit at the driveway on Whittier Boulevard during the peak 
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periods, and that restriction was incorporated into the assignment estimate.   
 
The percentages of project traffic that would make each movement at the four study intersections 
are shown in Figure 3.4-4 (Percent of Development Trips).  
 
The estimates of primary trips, during the peak hours, assigned to the four study intersections, 
are shown in Figure 3.4-5 (Assignment of Development Trips Peak Hours).  The pass-by trips 
have been deducted. 
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3.4.4  RELATED PROJECTS TRAFFIC 
 
RELATED PROJECTS 
 
There are four governmental jurisdictions within a two-mile radius of the proposed project site – 
the County of Los Angeles, the City of Commerce, the City of Montebello, and the City of 
Monterey Park. The County Department of Regional Planning and the planning staffs of the three 
cities were contacted to obtain current information on other developments that have been 
proposed or approved (“related projects”) within the vicinity of the project site. The results were as 
follows:   
 

• County of Los Angeles Department of Regional Planning - Department staff provided an 
extensive list of projects that have been proposed or approved in the East Los Angeles 
Zone District since the beginning of 2001. The traffic consultant analyzed the list to 
identify projects that are within two miles of the project site and are sufficiently large to 
generate more than 10 trips in the peak hours.  [The trips attributable to smaller projects 
are covered by the annual growth factor that will be applied to the current traffic counts as 
part of the impacts analysis.] After field investigation, four projects, including the high 
school expansion and the retail center adjacent to the project site, were identified that 
have yet to be completed and have the potential to generate meaningful traffic volumes 
through the study intersections.  

 
• City of Commerce Community Development Department – Three projects were identified as 

potentially to generate meaningful traffic volumes by the year 2008.  
 

• City of Montebello Planning Division - Within the area of the City of Montebello that is within 
two miles of the subject site, there are no current projects that have been proposed or are 
approved and still awaiting completion.  

 
• City of Monterey Park Planning Division - Within the area of the City of Monterey Park that is 

within two miles of the subject site, there is one current project that is approved and still 
awaiting completion; the expansion of East Los Angeles College.  The increase in student 
enrollment will take place over a 10-year duration that will extend beyond the study year 
for the project impact analysis.  
 

PROJECT LOCATION USES SIZE 
    
A. East Los Angeles  
 Civic Center  
 (CP02-128) 

Third Street, east of Mednick 
Avenue  

Government 
Community 
Center  

14,490 sq. ft. 
 
 
 

B. Thurgood Marshall   
    Charter High School 

Northwest corner of 
Woods Ave./Louis Pl.  

High School 120 new 
students 
(expansion 
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from current 
400 students to 
520 students 
 

C. Retail Center 
 

Whittier Blvd. 
at Woods Ave.  

Retail Center  13,115 sq. ft. 
 
 

D. The Citadel Retail 
 Center Expansion 
 Phase III (Commerce) 
 

Telegraph Road, 
south of Hoefner Ave. 

Factory Outlet 
Center  

30,000 sq. ft.  

E. Self Storage 
 (R2005-00045) 
 

6233 Whittier Blvd. Self Storage 120,000 sq. ft. 

F. Retail Center  
 (Commerce) 
 

Telegraph Road, west of  
Washington Boulevard  

Retail Center  140,000 sq. ft. 

G. Retail Center  
 (Commerce) 
 

Telegraph Road, east of  
Washington Boulevard  

Retail Center  130,000 sq. ft. 

H. East Los Angeles 
 College 
 (Monterey Park) 

West of Atlantic Blvd., 
South of Floral Ave.  

Expansion of 
Existing College  

3,511 added 
Daytime 
students 

 
The project locations are illustrated in Figure 3.4-6 (Related Projects Locations Map), using the 
identification letters in the first column of the table.  
 
The trip generation estimates for the related projects are shown in Table 3.4-3 (Estimated 
Related Projects Traffic), on the following page. The estimates are based on rates and equations 
published in the ITE book, Trip Generation, 7th Edition, 2003, except for the college expansion 
trips, which are from the Environmental Impact Report for that development.  
 
The assignments of the related projects trips to the four study intersections are illustrated in 
Figure 3.4-7 (Related Projects Traffic Peak Hours).  
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TABLE 3.4-3 

ESTIMATED RELATED PROJECTS TRAFFIC 
 
PROJECT SIZE NUMBER OF TRIPS 

   
24 Hours 

Morning 
Peak Hours 

Afternoon 
Peak Hours 

 
  Total In Out In Out 

 
A. Civic/Community  
 Center 

14,490 s. f.    360   29 4  13   29 
 
 

B. High School 120 students    210   34  15   8   9 
 

C. Retail Center 13,115 s.f.    2,300   78   52  46   48 
 

D. Factory Outlet  
 Center – Phase Ill 

30,000 s. f.     800   15   5  80   91 
 
 

E. Self Storage 120,000 s. f.    290   13   9  15   15 
 

F. Retail Center 140,000 s. f. 8,460 119 76 376 408 

G. Retail Center  130,000 s. f. 8,070 114 73 359 388 
 

H. College Expansion  3,511 new 
daytime students 

   5,410  445  45  405 190 
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3.4.5  REGULATORY FRAMEWORK 
 
County of Los Angeles Department of Public Works Criteria for Significance 
 
To provide a safe and efficient movement of people and goods throughout the area, the 
County of Los Angeles Department of Public Works has established the following criteria for 
determining significance of impact:   
 
 • An increase in volume/capacity ratio of 0.010 or more at LOS E or F; or 
 • An increase in volume/capacity ratio of 0.020 or more at LOS D; or 
 • An increase in volume/capacity ratio of 0.040 or more at LOS C 
 
Los Angeles County Congestion Management Program 
 
The Golden State Freeway, the Long Beach Freeway, and Whittier Boulevard east of the Santa 
Ana Freeway (Interstate 605) are all components of the “Congestion Management Program 
(CMP) for Los Angeles County Highway and Roadway System”. In addition, the intersection of 
Whittier Boulevard and Atlantic Boulevard – one of the four study intersections – is a CMP 
“Arterial Monitoring Station”.  
 
A specific CMP impact analysis is required when the traffic generated by a proposed 
development will exceed the following criteria: 
 

• 150 or more trips at a freeway main roadway monitoring station; and 
• 50 or more trips at an arterial street monitoring intersection or at an arterial street 

intersection with a freeway ramp.  
 
The pharmacy traffic will generate less than 150 vehicles per hour during the peak hours, as 
shown in Table 3.4-2 (Estimated Trip Generation), so the first criterion cannot be exceeded.  
 
As shown in Figure 3.4-5 (Assignment of Development Trips Peak Hours), the pharmacy traffic 
passing through the arterial monitoring station – Whittier Boulevard/Atlantic Boulevard – will be 32 
vehicles per hour in the morning peak hour and 75 vehicles per hour in the afternoon peak hour. 
The potential impacts of project traffic at that intersection were analyzed as part of the Impact 
analysis in the previous section, and the future increases in volume/capacity ratio attributable to 
the pharmacy were found to be 0.010 at LOS C in the morning peak hour and 0.011 at LOS F in 
the afternoon peak hour.  That will be above the CMP threshold of significance of 0.010 at LOS’s 
E or F.  
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3.4.6  THRESHOLDS OF SIGNIFICANCE 
 
The California Environmental Quality Act (CEQA) Guidelines, Appendix G indicates “a project 
may be deemed to have a significant effect on the environment if it will: 
 
a)  Cause an increase in traffic which is substantial in relation to the existing traffic load and 

capacity of the street system (i.e., result in a substantial increase in either the number of 
vehicle trips, the volume to capacity ratio on roads, or congestion at intersections; 
 

b)  Exceed, either individually or cumulatively, a level of service standard established by the 
county congestion management agency for designated roads or highways; 
 

c)  Results in a change in air traffic patterns, including either an increase in traffic levels or a 
change in location that result in substantial safety risks; 
 

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

e)  Result in inadequate emergency access; 
 
f)  Result in inadequate parking capacity; or  
 
g)  Conflict with adopted policies, plans, or programs supporting alternative transportation 

(e.g., bus turnouts, bicycle racks). 
 
As previously noted, the County of Los Angeles has established specific criteria for the 
determination of significance of traffic-related impacts those being an increase in the 
volume/capacity ratio of 10 percent (or 0.01) or more for Level of Service E or F conditions, an 
increase in the volume/capacity ratio of 20 percent (or 0.02) or more for Level of Service D 
conditions or an increase in the volume/capacity ratio of 40 percent (or 0.04) or more for Level of 
Service C conditions.   
 
3.4.7  IMPACTS 
 
The potential pharmacy traffic impacts at the four study intersections were evaluated by analyzing 
the estimated traffic operations in the year 2008, without and with the proposed pharmacy, using 
the techniques of the Intersection Capacity Utilization (ICU) method including the consideration of 
current traffic, the annual growth of that traffic, and the related projects traffic.  The future 
volumes were estimated in a four-step process as follows: 
 

Step 1 - The current traffic volume was increased at the rate of 0.8% per year to 
the study year, 2008, to account for ambient traffic growth related to small 
projects within the vicinity and projects beyond the vicinity that will 
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generate traffic through the study intersections. The estimates are 
illustrated in Figure 3.4-8 (Estimated Future Traffic w/o Project and w/o 
Related Projects [Peak 2008]). 

   
Step 2 - The pharmacy traffic (Figure 3.4-5 [Assignment of Development Trips]) 

was added to the increased ambient traffic (Figure 3.4-8) (Estimated 
Future Traffic w/o Project and w/o Related Projects [Peak 2008]) to 
estimate the future traffic with the proposed pharmacy, but without the 
related projects. The estimates are illustrated in Figure 3.4-9 (Estimated 
Future Traffic w/ Project and w/o Related Projects [Peak 2008]).   

   
Step 3 - The related projects traffic (Figure 3.4-7 - Related Projects Traffic Peak 

Hours) was added to the increased ambient traffic (Figure 3.4-8) 
(Estimated Future Traffic w/o Project and w/o Related Projects [Peak 
2008]) to estimate future volumes with the related projects, but without the 
pharmacy. The estimates are illustrated in Figure 3.4-10 (Estimated Future 
Traffic w/o Project and w/ Related Projects [Peak 2008]).  

   
Step 4 - The pharmacy traffic (Figure 3.4-5 - Assignment of Development Trips) 

was added to the “without pharmacy” traffic (Figure 3.4-10) (Estimated 
Future Traffic w/o Project and w/ Related Projects [Peak 2008]) to 
estimate total future volumes, that is, with the pharmacy and with the 
related projects. The estimates are illustrated in Figure 3.4-11 (Estimated 
Future Traffic w/ Project and w/ Related Projects [Peak 2008]).  

 
The volume/capacity ratios and levels of service for each intersection were calculated for each of 
the above future traffic conditions. The calculations were by means of the ICU method, assuming 
that all current lane configurations would still be in effect in the study year, 2008. The calculations 
are in the Appendix E, and the results are summarized in Tables 3.4-4A (Current and Future 
Intersections Operations – Morning Peak Hours – Without Related Projects) and 3.4-4B (Current 
and Future Intersections Operations – Afternoon Peak Hours – Without Related Projects) and in 
Tables 3.4-4C (Current and Future Intersections Operations – Morning Peak Hours – With 
Related Projects) and 3.4-4D (Current and Future Intersections Operations – Afternoon Peak 
Hours – With Related Projects). 
 
The magnitude of the impact that would be attributable to pharmacy traffic at each intersection 
was evaluated by comparing the Levels of Service (LOS’s) and volume/capacity ratios for the two 
traffic conditions – without and with the pharmacy.  
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Table 3.4-4A 

 

CURRENT AND FUTURE INTERSECTIONS OPERATIONS 

MORNING PEAK HOURS 

WITHOUT RELATED PROJECTS 

INTERSECTION 

EXISTING 
CONDITIONS 

2006 
FUTURE CONDITIONS – 2008 

WITH AMBIENT GROWTH 
PROJECT 
IMPACT 

  WITHOUT 
PHARMACY 

WITH 
PHARMACY  

Atlantic Boulevard/Whittier 
Boulevard 

volume/capacity 
level of service 

 
 

0.674 
B 

 
 

0.684 
B 

 
 

0.692 
B 

 
0.008 

Atlantic Boulevard/Olympic 
Boulevard 

volume/capacity 
level of service 

 
 

0.765 
C 

 
 

0.775 
C 

 
 

0.779 
C 

 
0.004 

Atlantic Boulevard/Beverly 
Boulevard 

volume/capacity 
level of service 

 
 

0.711 
C 

 
 

0.722 
C 

 
 

0.723 
C 

 
0.001 

Whittier Boulevard/Arizona 
Avenue 

volume/capacity 
level of service 

 
 

0.585 
A 

 
 

0.593 
A 

 
 

0.596 
A 

 
0.003 
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Table 3.4-4B 

 

CURRENT AND FUTURE INTERSECTIONS OPERATIONS 

AFTERNOON PEAK HOURS 

WITHOUT RELATED PROJECTS 

INTERSECTION 

EXISTING 
CONDITIONS 

2006 
FUTURE CONDITIONS – 2008 

WITH AMBIENT GROWTH 
PROJECT 
IMPACT 

  WITHOUT 
PHARMACY 

WITH 
PHARMACY  

Atlantic Boulevard/Whittier 
Boulevard 

volume/capacity 
level of service 

 
 

1.041 
F 

 
 

1.056 
F 

 
 

1.067 
F 

 
    0.011 * 

Atlantic Boulevard/Olympic 
Boulevard 

volume/capacity 
level of service 

 
 

1.010 
F 

 
1.025 

F 

 
 

1.027 
F 

 
0.002 

Atlantic Boulevard/Beverly 
Boulevard 

volume/capacity 
level of service 

 
 

0.914 
E 

 
 

0.927 
E 

 
 

0.932 
E 

 
0.005 

Whittier Boulevard/Arizona Avenue 
volume/capacity 
level of service 

 
0.658 

B 

 
0.667 

B 

 
0.686 

B 

 
0.019 

* Significant impact, based on County criteria 
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Table 3.4-4C 

 

CURRENT AND FUTURE INTERSECTIONS OPERATIONS 

MORNING PEAK HOURS 

WITH RELATED PROJECTS 

INTERSECTION 

EXISTING 
CONDITIONS 

2006 
FUTURE CONDITIONS – 2008 

WITH AMBIENT GROWTH 
PROJECT 
IMPACT 

  WITHOUT 
PHARMACY 

WITH 
PHARMACY  

Atlantic 
Boulevard/Whittier 
Boulevard 

volume/capacity 
level of service 

 
 
 

0.674 
B 

 
 
 

0.722 
C 

 
 
 

0.732 
C 

 
 
 

0.010 

Atlantic 
Boulevard/Olympic 
Boulevard 

volume/capacity 
level of service 

 
 
 

0.765 
C 

 
 
 

0.785 
C 

 
 
 

0.789 
C 

 
 

0.004 

Atlantic Boulevard/Beverly 
Boulevard 

volume/capacity 
level of service 

 
 

0.711 
C 

 
 

0.727 
C 

 
 

0.728 
C 

 
 

0.001 

Whittier 
Boulevard/Arizona 
Avenue 

volume/capacity 
level of service 

 
 
 

0.585 
A 

 
 
 

0.605 
B 

 
 
 

0.610 
B 

 
 

0.005 
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Table 3.4-4D 

CURRENT AND FUTURE INTERSECTION OPERATIONS 

AFTERNOON PEAK HOURS 

 WITH RELATED PROJECTS 

INTERSECTION 

EXISTING 
CONDITIONS 

2006 
FUTURE CONDITIONS – 2008 

WITH AMBIENT GROWTH 
PROJECT 
IMPACT 

  WITHOUT 
PHARMACY 

WITH 
PHARMACY  

Atlantic Boulevard/Whittier 
Boulevard 

volume/capacity 
level of service 

 
1.041 

F 

 
1.061 

F 

 
1.072 

F 

 
   0.011 * 

Atlantic Boulevard/Olympic 
Boulevard 

volume/capacity 
level of service 

 
1.010 

F 

 
1.032 

F 

 
1.034 

F 

 
0.002 

Atlantic Boulevard/Beverly 
Boulevard 

volume/capacity 
level of service 

 
0.914 

E 

 
0.931 

E 

 
0.936 

E 

 
0.005 

Whittier Boulevard/Arizona 
Avenue 

volume/capacity 
level of service 

 
0.658 

B 

 
0.686 

B 

 
0.695 

B 

 
0.009 

* Significant impact, based on County criteria 
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During the morning peak hours in the year 2008 with the related projects and the pharmacy in 
place (see Table 3.4-4C), one intersection will operate at LOS B, and three intersections will 
operate at LOS C. 
 
During the afternoon peak hours in the year 2008 with the related projects and the pharmacy in 
place (see Table 3.4-4D), one of the intersections will operate at LOS B, one at LOS E, and two 
will operate at LOS F. 
 
Based on the DPW criteria for significance of impact, the pharmacy traffic will have a significant 
impact at one of the four study intersections – Atlantic Boulevard/Whittier Boulevard in the 
afternoon peak hour only.  Therefore, to mitigate the impact, Mitigation Measure 3.4.1 is to be 
implemented.  
 
As a further indicator of potential impacts, the County Department of Public Works requires a 
second level of analysis.  The future intersection operations with the proposed pharmacy and with 
the related projects in place were compared with the conditions without the traffic from those two 
components, that is, with only current traffic plus annual growth.  The comparisons are shown in 
Table 3.4-5A (Comparison of Future Intersection Operations - Morning Peak Hours) and Table 
3.4-5B (Comparison of Future Intersection Operations - Afternoon Peak Hours). 
 
Only the Atlantic Boulevard/Whittier Boulevard intersection will have a significant impact based on 
the cumulative increases in traffic (pharmacy traffic plus related projects traffic).  To minimize the 
traffic impacts generated by the proposed project, Mitigation Measure 3.4.1 requires provision of 
an eastbound right-turn and transition lane on Whittier Boulevard for traffic approaching Atlantic 
Boulevard which will mitigate the significant afternoon peak hour traffic impact.  Mitigation 
Measure 3.4.4 requires that the applicant provide conceptual striping plans, and traffic signal 
modification plans for these improvements to the County Department of Public Works, Traffic and 
Lighting Division for review and approval.    
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Table 3.4-5A 

 
COMPARISON OF FUTURE INTERSECTION OPERATIONS 

MORNING PEAK HOURS 

 

Column 
Number → (1) (2) (3) (4) (5) 

 
Current 
Traffic 

+ Growth 

Current 
Traffic + 
Growth + 
Pharmacy 

Traffic 

Column (2) – 
Column (1) 

Current 
Traffic + 
Growth 

+ Related 
Projects 
Traffic 

+ Pharmacy 
Traffic 

Column (4) – 
Column (1) 

Atlantic 
Boulevard / 
Whittier 
Boulevard 

 

0.684 0.692 0.008 0.732 0.048 

Atlantic 
Boulevard / 
Olympic 
Boulevard 

 

0.775 0.779 0.004 0.789 0.014 

Atlantic 
Boulevard / 
Beverly 
Boulevard 

 

0.722 0.723 0.001 0.728 0.006 

Whittier 
Boulevard / 
Arizona 
Avenue 

 

0.593 0.596 0.003 0.610 0.017 
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Table 3.4-5B 

 
COMPARISON OF FUTURE INTERSECTION OPERATIONS 

AFTERNOON PEAK HOURS 

Column Number → (1) (2) (3) (4) (5) 

 
Current 
Traffic 

+ Growth 

Current Traffic + 
Growth + 

Pharmacy Traffic 

Column (2) 
– 

Column (1) 

Current Traffic + 
Growth 

+ Related Projects 
Traffic 

+ Pharmacy Traffic 

Column (4) – 
Column (1) 

Atlantic Boulevard / 
Whittier Boulevard 

 

1.056 1.067 0.011 1.072 0.016 

Atlantic Boulevard / 
Olympic Boulevard 

 

1.025 1.027 0.002 1.034 0.009 

Atlantic Boulevard / 
Beverly Boulevard 

 

0.927 0.932 0.005 0.936 0.009 

Whittier Boulevard / 
Arizona Avenue 

 

0.667 0.686 0.009 0.695 0.028 
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PROPOSED DRIVEWAYS 
 
As shown in the site plan, two driveways are proposed for customers and employees, described 
as follows: 
 

• one existing driveway on Atlantic Boulevard located approximately 220 feet south of the 
southern curb line of Whittier Boulevard; width of 30 feet for one entry lane and one exit 
lane (there are no driveways on the east side of Atlantic Boulevard opposite the proposed 
driveway site).  

 
• one proposed driveway on Whittier Boulevard, located approximately 115 feet west of the 

western curb line of Atlantic Boulevard; width of 30 feet for one entry lane and one exit 
lane.  

 
The volumes of afternoon peak-hour pharmacy traffic were assigned to the two driveways, as 
shown in Figure 3.4-12 (Estimated Driveway Traffic Peak Hours) [Those volumes are higher than 
the volumes in Figure 3.4-5 (Assignment of Development Trips), because the volumes in Figure 
3.4-12 (Estimated Driveway Traffic Peak Hours), are based on the gross trip generation, without 
adjustments for pass-by trips.].  At the Whittier Boulevard driveway, left-turn entry and exit will be 
prohibited during the peak periods (7 a.m. to 9 a.m. and 4 p.m. to 6 p.m.) on weekdays, and will 
be posted with appropriate signage. Those restrictions have been factored into the trip estimates. 
Left-turn entry and exit will be permitted at all times at the Atlantic Boulevard driveway. 
 
During the morning peak hours, the driveway volumes will be as follows:  
 

• Atlantic Boulevard driveway – an estimated 22 vehicles per hour will enter and 14 vehicles 
will leave, an average of one vehicle entering every 2.7 minutes and one vehicle leaving 
every 4.3 minutes.  Left turns at that driveway will total an estimated 6 vehicles entering 
and 10 vehicles leaving.  

 
• Whittier Boulevard driveway – an estimated 10 entering vehicles and 9 leaving vehicles, 

all of which will be right turns. 
 
During the afternoon peak hours, the driveway volumes will be as follows:  
 

• Atlantic Boulevard driveway – an estimated 38 vehicles per hour will enter and 34 vehicles 
will leave, an average of one vehicle entering every 1.5 minutes and one leaving every 1-
¾ minutes.  Left turns at that driveway will total and estimated 11 entering vehicles and 23 
leaving vehicles in that hour.  

 
• Whittier Boulevard driveway – approximately 16 entering vehicles and 20 leaving vehicles, 

all of which will be right turns. 
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Mitigation Measure 3.4.4 requires the provision of 40-foot-scale plans indicating site access 
locations, interior circulation parking, adjacent intersections/driveways and opposite driveways on 
the project site to the County Department of Public Works, Traffic and Lighting Division for review 
and approval. 
  
Delivery truck access will be provided by a third existing driveway off of Atlantic Boulevard that 
enters through the Jim’s Burgers parking lot and will exit the site through the alley that connects 
Louis Place to the southern side of the building. The volumes of pharmacy traffic using that alley 
will be low, approximately two to four truck trips per week. 
 
The combination of low traffic volumes and the prohibitions on peak-hour left turns at the Whittier 
Boulevard driveway will result in driveways that operate well, with no meaningful interference with 
the traffic flows along the two arterial streets that border the site.  However, Mitigation Measure 
3.4.2 requires dedication of approximately six feet along the entire Whittier Boulevard frontage of 
the project site in order to maintain the existing sidewalk width of 15 feet at this location.      
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CONSTRUCTION TRAFFIC  
 
Construction of the new pharmacy will entail renovation and modification to the existing movie 
theater on the site.  There will not be substantial demolition or removal of building materials, earth 
moving from or to the site, or deliveries of large building materials. Therefore, there will not be a 
large number of trucks traveling to and from the site or a large number of construction workers 
on-site at any one time.  Project construction is expected to generate approximately 21 tons of 
construction waste.  Removal of this construction waste will generate approximately ten truck 
loads or twenty truck trips over the duration of the project construction.  Approximately twenty 
truck loads of building materials or supplies is anticipated to be generated by project construction 
which will generate a total of approximately 40 truck trips over the duration of project construction.  
These totals are not anticipated to generate any significant traffic circulation impacts.  
 
Trucks and employees traveling to and from the site are expected to use Atlantic Boulevard as a 
route to and from the Santa Ana Freeway, which is located approximately three-quarters of a mile 
south of the site. Construction-related traffic is anticipated to avoid travel through any residential 
neighborhoods or through the Whittier Boulevard business district. The contractor will adhere to 
County Department of Public Works requirements which restricts construction vehicles to this 
acceptable haul route.  This will ensure minimum impacts on residents and businesses (see 
Mitigation Measure 3.4.3). Parking for construction employees and equipment will be provided 
on-site.  
 
3.4.8  CUMULATIVE IMPACTS 
 
Based on the analysis methodology and policies of the County of Los Angeles Department of 
Public Works Traffic and Lighting Division, one of the four study intersections, Atlantic 
Boulevard/Whittier Boulevard, adjacent to the site will experience a significant impact attributable 
to the traffic generated by the proposed pharmacy and restaurant and other related projects.  
Mitigation Measure 3.4.1 requires provision of an eastbound right-turn lane and transition on 
Whittier Boulevard for traffic approaching Atlantic Boulevard which will mitigate the significant 
afternoon peak hour traffic impact.   
 
The two driveways that are proposed to connect the pharmacy parking to the arterial streets will 
carry low traffic volumes during the peak periods for the street traffic – less than one vehicle 
every three minutes in each direction on the Whittier Boulevard driveway; and less than one 
vehicle every one and one-half minutes in each direction on the Atlantic Boulevard Driveway. The 
driveways will accommodate the projected pharmacy traffic with minimal interference to traffic 
flows along the two arterial streets. 
 
The volume/capacity ratios with the recommended right-turn lane were calculated for conditions 
with the proposed pharmacy and with the related projects in place. The ICU calculations are in 
the Appendix E. The volume/capacity results are summarized below.  
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TRAFFIC VOLUME CONDITION 

MORNING  
PEAK HOUR  

AFTERNOON  
PEAK HOUR  

Current traffic plus growth 0.684 1.056 
Total future traffic without mitigation 0.732 1.072 
Total future traffic with mitigation 0.732 1.034 
  
The significant impact during the afternoon peak hour will be mitigated. The ratio with the 
mitigation measure in place will be lower than the ratio that would occur without the pharmacy 
and related projects traffic.  
 
There will be less than significant changes in existing intersection conditions in the 
volume/capacity ratio during the morning peak hour, but there was no significant impact during 
that hour. 
 
3.4.9  MITIGATION MEASURES 
 
Based on the traffic related to the proposed pharmacy and the related projects, there will be a 
significant impact at the Atlantic Boulevard/Whittier Boulevard intersection in the afternoon peak 
hour which will be reduced to an insignificant level with implementation of Mitigation Measure 
3.4.1. The following mitigation measures will be required under County Department of Public 
Works policy. 
 
Mitigation Measure 3.4.1 – The eastbound approach of Whittier Boulevard to Atlantic Boulevard, 
adjacent to the site shall be widened to provide an eastbound right-turn lane to the satisfaction of 
the Los Angeles County Department of Public Works.  The new lane shall be 100 feet in length, 
measured from the existing crosswalk/limit line.  A 60 foot long transition shall connect the new, 
widened curb to the existing curb in front of the new commercial development to the west of the 
pharmacy site.  The right-turn lane shall be 12 feet wide and the two straight lanes adjacent to it 
shall each be widened by restriping from 10 feet to 11 feet.  
 
Mitigation Measure 3.4.2 - In order to maintain the existing sidewalk width of 15 feet, the project 
developer shall dedicate a width of approximately six feet along the entire Whittier Boulevard 
frontage of the project site. 
 
Mitigation Measure 3.4.3 – All truck traffic associated with project construction shall utilize 
Atlantic Boulevard or any other acceptable haul route for access to and from the project site to 
the satisfaction of the Los Angeles County Department of Public Works.  
 
Mitigation Measure 3.4.4:  Prior to the issuance of grading or building permits, the following 
items shall be submitted to the Los Angeles County Department of Public Works, Traffic and 
Lighting Division for review and approval: 
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1)  Detailed striping and traffic signal plans for the proposed mitigation measures. The 
plans shall include any necessary modifications to the existing photo red light system at 
the intersection of Atlantic Boulevard at Whittier Boulevard.  

2) A 40-foot-scale site plan of the project showing site access locations, interior 
circulation, parking, adjacent intersections/driveways, and opposite driveways along the 
project site.  

 
 
3.4.10  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
With implementation of Mitigation Measures 3.4.1 through 3.4.4, the proposed project would have 
less than significant impacts with respect to traffic and circulation. 
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3.5  NOISE 
 
 
3.5.1  INTRODUCTION 
 
This section of the EIR examines the project’s potential to expose sensitive receptors to noise 
and vibration. 
 
3.5.2  EXISTING CONDITIONS 
 
The project site is located in the unincorporated area of East Los Angeles, in the County of Los 
Angeles, and is bordered by Atlantic Boulevard, Whittier Boulevard, Louis Place and Woods 
Avenue.  The site and surroundings are highly urbanized, consisting of a variety of buildings in 
varying states of repair.  Surrounding land uses adjacent to the project area include a mix of 
commercial and retail uses as well as residential uses and the Thurgood Marshall Charter High 
School.  Atlantic Boulevard and Whittier Boulevard are fronted by mainly retail and commercial 
uses that extend to a depth of approximately 200 to 250 feet, while the remainder of the area is 
residential. 
 

3.5.3  REGULATORY FRAMEWORK 
 
For this project, established noise criteria from the U.S. Environmental Protection Agency (EPA), 
the State of California Office of Planning and Research (OPR) and Noise Insulation Standards, 
and the County of Los Angeles General Plan and noise standards were utilized in evaluating 
noise effects of the proposed project.  Pursuant to the requirements of Health and Safety code 
Section 46000, et. seq., the California Department of Health Services - Office of Noise Control 
has established guidelines for acceptable community noise levels.  The former State Office of 
Noise Control in the State Department of Health Services defined an outdoor level of 60 dBA 
CNEL or less as being “normally acceptable” for residential uses.  The Los Angeles County Code, 
Title 12 – Environmental Protection, Chapter 12.08 Noise Control designates exterior noise levels 
of 45dB CNEL during the hours of 10:00 p.m. to 7:00 a.m. (nighttime) and 50 dB CNEL during the 
hours of 7:00 a.m. and 10:00 p.m. (daytime) as acceptable for residential properties.  A 60 dBA 
CNEL is generally considered to be an appropriate exterior level near roadways where outdoor 
use is a major consideration, such as back yards and park areas.  A second intent for the 60 dBA 
CNEL standard is to provide, either through design, location, or insulation so that interior noise 
levels would not exceed 45 dBA CNEL 
 
Noise levels that are less than 40db CNEL/Ldn are not considered significant as identified as part 
of the noise assessment guidelines for environment impact statements (National Academy of 
Science 1977).   
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Noise Descriptors 
Sound pressure levels are described in logarithmic units of ratios of actual sound pressures to a 
reference pressure squared.  These units are called decibels, abbreviated dB.  However, sound 
pressure level alone is not a reliable indicator of loudness.  The frequency or pitch of a sound 
also has a substantial effect on how humans will respond, and the A-scale approximates the 
frequency response of the average young ear when listening to most ordinary everyday sounds.  
When people make relative judgments of the loudness or annoyance of a sound, their judgments 
correlate well with the A-scale sound levels of those sounds. 
 
Sensitive Receptors 
Some land uses are more tolerant of noise than others.  For example, schools, hospitals, 
churches and residences are more sensitive to noise intrusion than commercial or industrial 
activities.  As ambient noise levels affect the perceived amenity or livability of a development, 
mismanagement of noise impacts can impair the economic health and growth potential of a 
community by reducing the area’s desirability as a place to live, shop and work.  For this reason, 
land use compatibility with the noise environment is an important consideration in the planning 
and design process. 
 
In relation to the project site, the nearest residential uses are single family homes located 
approximately 200 feet west of the project’s western most property line.  Another sensitive 
receptor use, the Thurgood Marshall Charter High School is located adjacent to the project’s west 
property line closest to Louis Place.  No other sensitive receptors have been identified within 
1,000 feet of the project site. 
 
Project Related Noise Sources 
The primary source of noise in the project area is from vehicles on nearby roadways.  These 
include Atlantic Boulevard, Whittier Boulevard, Louis Place, Woods Avenue, and other local 
roadways adjacent to the project site.  Noise from motor vehicles is generated by engine 
vibrations, the interaction between the tires and the road, and the exhaust system.  Reducing the 
speed of motor vehicles reduces the noise exposure of receptors both inside the vehicle and 
adjacent to the roadway.  For this reason, freeway noise is typically much greater than noise 
generated on local streets.  Additional noise is generated by vehicular traffic coming from the 
surrounding commercial venues and residential properties.  
 
 

3.5.4  THRESHOLDS OF SIGNIFICANCE 
 
The California Environmental Quality Act (CEQA) Guidelines, Appendix G indicates the following 
thresholds for which a project may be deemed to have a significant effect on the environment: 
 

a) For a project located within an airport land use plan or, where such a plan has 
not been adopted, within two miles of a public airport or public use airport, the 
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project would expose people residing or working in the project area to excessive 
noise levels; 

 
b) For a project within the vicinity of a private airstrip, the project would expose 

people residing or working in the project area to excessive noise levels; 
 

c) Result in a substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project; 

 
d) Result in a substantial temporary or periodic increase in ambient noise levels in 

the project vicinity above levels existing without the project; 
 

e) Result in the exposure of persons to or generation of noise levels in excess of 
standards established in the local General Plan or noise ordinance, or applicable 
standards of other agencies; or 

 
f) Result in the exposure of persons to or generation of excessive groundborne 

vibration or groundborne noise levels. 
 
In the case of this project, a significant noise impact would occur if noise generated by the 
operation of the proposed project results in the generation of a substantial increase in the 
ambient noise levels (either temporary or permanent) or results in the exposure to or the 
generation of noise in excess of established standards or the generation of excessive vibration or 
groundbourne noise. 
 

3.5.5  IMPACTS 
 
No Impact 
 
Based on the thresholds of significance, the project would have no impacts on the environment 
based on the following headings: 
 
Exposure to excessive noise levels related to public and public use airport – There are no 
public or public use airstrips within two (2) miles of the project site.  The El Monte Airport is the 
closest public use airport, and is located approximately 8 miles northeast of the site; Compton 
Airport is located approximately 10 miles southwest of the site.  Due to the physical separation 
between the project site and the nearest airport facility, no impact would occur and no mitigation 
measures would be required. 
 
Exposure to excessive noise levels related to private airstrips – The proposed project is not 
located in the vicinity of any private airstrips.  No impact would occur and no mitigation measures 
would be required. 
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Less Than Significant Impact 
 
Based on the thresholds of significance, the project would have Less Than Significant impacts on 
the environment based on the following headings: 
 
Substantial temporary or periodic increase in ambient noise levels – The proposed project 
may result in audible short-term and intermittent increases in noise levels during the construction 
period which is limited in duration to a period of a few months.  The County recognizes that noise 
produced from construction activities is necessary for development to occur.  In light of this, Title 
12, Chapter 12.08 of the Los Angeles County Code restricts construction activities to the least 
noise sensitive time periods of the day.  Construction activities, including the operation of heavy 
equipment, are allowed to occur between the hours of 7:00 a.m. and 8:00 p.m. daily except 
Sundays and legal holidays. The proposed activities will include limited exterior modifications 
such as regrading, compacted and resurfaced 0.69 acre parking lot as well as interior renovations 
of an existing poured in-place concrete structure with minimal exterior openings. Based on similar 
projects, the sound insulating qualities of this type of structure substantially minimizes the exterior 
sound impacts of the proposed construction improvements. Given the existing County Code and 
standards limiting the hours of construction activities, and the nature of the project which involves 
interior re-use and renovation of an existing structure with limited exterior modification, 
construction related noise impacts are expected to be less than significant. 
   
Exposure to or generation of noise in excess of local or other applicable standards – 
Components of the proposed project would involve renovation of existing structures.  The majority 
of renovation activities would occur in the interior of the buildings which will help attenuate 
construction noise.  Typical equipment involved in the renovation activities will include saws, 
compressors, nail guns and other electric powered hand tools.  Ambient noise levels may 
temporarily increase when the construction equipment is operating. 
 
Substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without project – The primary source of noise that would be generated by the project is 
related to vehicle trips traveling to and from the project site including loading operations.  
Currently, the retail and commercial uses adjacent to the project site are receiving deliveries as 
part of their ongoing operations.  Since deliveries for these types of retail uses are limited and 
generally occur during normal business hours, the noise generated by these combined operations 
is considered consistent in intensity with the anticipated number and types of deliveries for the 
proposed pharmacy and restaurant.  Due to the small volume of traffic associated with the 
operations of these two facilities, project related traffic noise is not expected to result in any 
substantial permanent increase in ambient traffic-related noise levels in the project vicinity. 
However, noise generation from air conditioning and refrigeration equipment as well as from 
refuse collection vehicles may generate excessive noise levels on an intermittent basis that may 
impact adjacent properties.  
 
These noise increases become a less than significant impact with the incorporation of Mitigation 
Measures 3.5.1 through 3.5.6 below. 
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Exposure of persons to or generation of excessive groundborn vibration or groundborn 
noise levels - Two characteristic noise sources that are typically identified with land use 
development include construction activities, especially heavy equipment, which will create short-
term noise increases within the project area; and operational noise, including noise generated by 
project related traffic, which causes incremental increases in noise levels throughout the area.  
The typical urban commercial/retail use that would be realized under the project is not considered 
to be a source or generator of discernible groundbourne noise or vibration.  As a retail and 
restaurant use, all business related operational activities are confined to the interior of the 
building.   
 
The nearest sensitive noise receptor is the nearby Thurgood Marshall Charter High School.  The 
potential exposure of excessive groundborn noise or vibration levels may occur due to air 
conditioning or refrigeration equipment from the proposed project.  Mitigation Measure 3.5.4 
requires that noise from the project’s air conditioning and refrigeration equipment shall not exceed 
55 dBA (Leq) at any point along the common property line between the project site and the 
adjacent high school.  This potential noise exposure becomes a less than significant impact with 
incorporation of Mitigation Measure 3.5.4 
 
 

3.5.6  CUMULATIVE IMPACTS 
 
The proposed project would not result in any significant increase in the generation of excessive 
noise or vibration in the project area or its vicinity.  Persons would be exposed to additional noise 
and vibration impacts and effects, but such impacts are related to the operations of the project 
and therefore do not contribute to any such cumulative impacts. 
 

3.5.7  MITIGATION MEASURES 
 
The following section identifies the recommended mitigation measures for the proposed project. 
 
Mitigation Measure 3.5.1 – All project construction activities shall only occur between 7:00 a.m. 
and 8:00 p.m. daily and not on Sundays and legal holidays. Construction truck access and haul 
routes shall be reviewed and approved by the County prior to commencing work. Additionally, all 
construction personnel shall park on-site.   
 
Mitigation Measure 3.5.2 – All construction equipment shall be in proper operating condition and 
fitted with standard factory noise attenuation features.  All equipment shall be properly maintained 
to assure that no additional noise, due to worn or improperly maintained parts, would be 
generated. 
 
Mitigation Measure 3.5.3 – The project shall incorporate design features and measures that 
locate noise sources such as parking areas, loading zones, trash bins, and mechanical 
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equipment as far away from the noise sensitive receptor locations as possible to the satisfaction 
of the County Department of Public Health. 
 
Mitigation Measure 3.5.4: The noise generated by the project shall remain within standards 
dictated by the Los Angeles County Code, Title 12 Environmental Protection, Section 12.08.440 
and other applicable sections. 
 
Mitigation Measure 3.5.5:  In consideration of the nearest sensitive receptor, Thurgood Marshall 
High School, noise from the project’s air-conditioning or refrigeration equipment shall not exceed 
55 dBA (Leq) on any point on the neighboring property line. 
 
Mitigation Measure 3.5.6: The proposed project is located within 500 feet of a residential area, 
therefore, collecting refuse with a collection vehicle between the hours of 10:00 PM and 6:00 AM 
is prohibited (LA County Code Title 12, Environmental Protection Section 12.08.520). 
 
 

3.5.8  LEVEL OF SIGNIFICANCE AFTER MITIGATION  
 
With implementation of Mitigation Measures 3.5.1 through 3.5.6, the proposed project would have 
less than significant impacts with respect to noise. 
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3.6  GLOBAL CLIMATE CHANGE 
 
 
3.6.1  INTRODUCTION 
 
Information in this section is based upon the Greenhouse Gas Assessment (dated December 
12, 2008) prepared by Mestre-Greve Associates.  The complete assessment is attached in 
Appendix H.  

The Earth’s climate has always been in the process of changing, due to many different natural 
factors. These factors have included changes in the Earth’s orbit, volcanic eruptions, and varying 
amounts of energy released from the sun. These factors have caused fluctuations in the 
temperature of the climate, ranging from ice ages to long periods of warmth. However, since the 
late 18th century, humans have had an increasing impact of the rate of climate change.  
 
Many human activities have augmented the amount of “greenhouse gases” (“GHGs”) being 
released into our atmosphere, specifically the burning of fossil fuels, such as coal and oil, and 
deforestation. The gases increase the efficiency of the greenhouse effect, which is the process of 
trapping and recycling energy (in the form of heat) that the Earth emits naturally, resulting in 
higher temperatures worldwide. The Intergovernmental Panel on Climate Change stated in 
February 2007 that warming is unequivocal, expressing very high confidence (expressed as a 
nine out of ten chance of being correct) that the net effect of human activities since 1750 has 
been one of warming. According to National Oceanographic and Atmospheric Administration 
(NOAA) and National Aeronautics and Space Administration (NASA) data, the average surface 
temperature of the Earth has increased by about 1.2 to 1.4 ºF since 1900. The warmest global 
average temperatures in human record have all occurred within the past 15 years, with the 
warmest two years being 1998 and 2005.  
 
This process of heating is often referred to as ‘global warming,’ although the National Academy of 
Sciences prefers the terms ‘climate change’ as an umbrella phrase which includes global 
warming as well as other environmental changes, in addition to the increasing temperatures. 
These additional effects of climate change include changes to rainfall, wind, and current patterns 
as well as snow, ice cover and sea level. 
 
Depending on which GHG emissions scenario is used, climate models predict that the Earth’s 
average temperature could rise anywhere between 2.5 to 10.4 ºF from 1990 to the end of this 
century. The degree of change is influenced by the assumed amount of GHG emissions, and how 
quickly atmospheric GHG levels are stabilized. At this point, however, the climate change models 
are not capable of predicting local impacts, but rather, can only predict global trends. 
 
3.6.2  EXISTING CONDITIONS 
 
The project site is located in the unincorporated community of East Los Angeles within the 
County of Los Angeles and is bordered by Atlantic Boulevard, Whittier Boulevard, Louis Place 
and Woods Avenue.  The site and surroundings are highly urbanized, consisting of a variety of 
buildings in varying states of repair.  Surrounding land uses adjacent to the project area include a 
mix of commercial and retail uses as well as residential uses and a charter high school.  Atlantic 
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Boulevard and Whittier Boulevard are fronted by mainly retail and commercial uses that extend to 
a depth of approximately 200 to 250 feet, while the remainder of the area is residential. 
 
Global GHG emissions are measured in million metric tons of carbon dioxide equivalent (“MMT 
CO2EQ”) units. A metric ton is approximately 2,205 lbs. Some GHGs emitted into the atmosphere 
are naturally occurring, while others are caused solely by human activities. The principal GHGs 
that enter the atmosphere because of human activities are: 
 
 • Carbon dioxide (CO2) enters the atmosphere through the burning of 
 fossil fuels (oil, natural gas, and coal), agriculture, irrigation, and 
 deforestation, as well as the manufacturing of cement. 
 
 • Methane (CH4) is emitted through the production and transportation of 
 coal, natural gas, and oil, as well as from livestock. Other agricultural 
 activities influence methane emissions as well as the decay of waste in 
 landfills. 
 
 • Nitrous oxide (N2O) is released most often during the burning of fuel at 
 high temperatures. This greenhouse gas is caused mostly by motor 
 vehicles, which also include non-road vehicles, such as those used for 
 agriculture. 
 
 • Fluorinated Gases are emitted primarily from industrial sources, which 
 often include hydrofluorocarbons, perfluorocarbons, and sulfur 
 hexafluoride. Though they are often released in smaller quantities, these 

gases possess a high degree of global warming potential as noted in 
Table 3.6-1 below. 

 
These gases have different potentials for trapping heat in the atmosphere, called global warming 
potential (“GWP”). For example, one pound of methane has 21 times more heat capturing 
potential than one pound of carbon dioxide. When dealing with an array of emissions, the gases 
are converted to carbon dioxide equivalents for comparison purposes. The GWPs for common 
greenhouse gases are shown in Table 3.6-1. 
 
 
 

TABLE 3.6-1 
GLOBAL WARMING POTENTIAL (GWP) 

 

GAS GLOBAL WARMING 
POTENTIAL 

Carbon Dioxide 1 
Methane 21 
Nitrous Oxide 310 
HFC-23 11,700 
HFC-134a 1,300 
HFC-152a 140 
PFC: Tetrafluoromethane (CF4) 6,500 
PFC: Hexafluoroethane (C2F6) 9,200 
Sulfur Hexafluoride (SF6) 23,900 
Source: EPA 2006. Non CO2 Gases Economic Analysis and inventory. 
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(http://www.epa.gov/nonco2/econ-inv/table.html), December 2006 
 
Consumption of fossil fuels in the transportation sector was the single largest source of 
California’s GHG emissions in 2004, accounting for 40.7 percent of total GHG emissions in the 
state. This category was followed by the electric power sector (including both in-state and out-of-
state sources) (22.2 percent) and the industrial sector (20.5 percent). A byproduct of fossil fuel 
combustion is CO2. Processes that absorb and accumulate CO2, often called CO2 “sinks,” include 
uptake by vegetation and dissolution into the ocean. Methane, a highly potent GHG, results from 
offgassing associated with agricultural practices and municipal solid waste landfills. 
 
The California Energy Commission (“CEC”) categorizes GHG generation by source into five 
broad categories. The categories are: 
 
 • Transportation includes the combustion of gasoline and diesel in automobiles 
 and trucks. Transportation also includes jet fuel consumption. 
 
 • Agriculture and forestry GHG emissions are composed mostly of nitrous 

oxide from agricultural soil management, methane from enteric fermentation, and 
methane and nitrous oxide from manure management. 

 
 • Commercial and residential uses generate GHG emissions primarily from the 
 combustion of natural gas for space and water heating. 
 
 • Industrial GHG emissions are produced from many industrial activities. Major 
 contributors include oil and natural gas extraction; crude oil refining; food 
 processing; stone, clay, glass, and cement manufacturing; chemical 
 manufacturing; and cement production. Wastewater treatment plants are also 
 significant contributors to this category. 
 
 • Electric generation includes both emissions from power plants in California as 
 well as power plants located outside of the state that supply electricity to the state. 
  
 

3.6.3  REGULATORY FRAMEWORK 
 
The federal government began studying the phenomenon of global warming as early as 1978 
with the National Climate Protection Act, 92 Stat. 601, which required the President to establish a 
program to “assist the Nation and the world to understand and respond to natural and man-
induced climate processes and their implications.” The 1987 Global Climate Protection Act, Title 
XI of Pub. L. 100-204, directed the U.S. EPA to propose a “coordinated national policy on global 
climate change,” and ordered the Secretary of State to work “through the channels of multilateral 
diplomacy” to coordinate efforts to address global warming. Further, in 1992, the United States 
ratified a nonbinding agreement among 154 nations to reduce atmospheric GHGs. 
 
In addition, Congress has increased the corporate average fuel economy (CAFE) of the U.S. 
automotive fleet. In December 2007, President Bush signed a bill raising the minimum average 
miles per gallon for cars, sport utility vehicles, and light trucks to 35 miles per gallon by 2020. This 
increase in CAFE standard will create a substantial (approximately 38%) reduction in GHG 
emissions from automobiles, which is the largest single emitting GHG sector in California. 
 
As of this writing, however, there are no adopted federal plans, policies, regulations or laws 
setting a mandatory limit on GHG emissions.  
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California State Plans, Policies, Regulations, and Laws. In the past year, California has 
distinguished itself as a national leader in efforts to address global climate change by enacting 
several major pieces of legislation, engaging in multi-national and multi-state collaborative efforts, 
and preparing a wealth of information on the impacts associated with global climate change. 
 
Assembly Bill 32, the California Global Warming Solutions Act of 2006 (Health and Safety Code § 
38500 et seq.). In September 2006, Governor Arnold Schwarzenegger signed AB 32, the 
California Global Warming Solutions Act of 2006. In general, AB 32 directs the California Air 
Resources Board (“CARB”) to do the following: 
 • On or before June 30, 2007, CARB shall publish a list of discrete early action 
 measures for reducing GHG emissions that can be implemented by January 1, 2010; 
 
 • By January 1, 2008, establish the statewide GHG emissions cap for 2020, based 
 on CARB’s calculation of statewide GHG emissions in 1990 (an approximately 25 
 percent reduction in existing statewide GHG emissions); 
 
 • Also by January 1, 2008, adopt mandatory reporting rules for GHG emissions sources 
 that “contribute the most to statewide emissions” (Health & Safety Code  § 38530); 
 
 • By January 1, 2009, adopt a scoping plan that indicates how GHG emission 
 reductions will be achieved from significant GHG sources through regulations, market 
 mechanisms, and other strategies; 
 
 • On or before January 1, 2010, adopt regulations to implement the early action GHG 
 emission reduction measures; 
 
 • On or before January 1, 2011, adopt quantifiable, verifiable, and enforceable 
 emission reduction measures by regulation that will achieve the statewide GHG 
 emissions limit by 2020; and 
 
 • On January 1, 2012, CARB’s GHG emissions regulations become operative. 
 
 • On January 1, 2020, achieve 1990 levels of GHG emissions. 
 
In a December 2006 report, CARB estimated that California emitted between 425 and 468 million 
metric tons of CO2 in 1990. In December 2007, CARB finalized 1990 emissions at 427 million 
metric tons of CO2. 
 
AB 32 takes into account the relative contribution of each source or source category to protect 
adverse impacts on small businesses and others by requiring CARB to recommend a de minimis 
threshold of GHG emissions below which emissions reduction requirements would not apply. AB 
32 also allows the Governor to adjust the deadlines mentioned above for individual regulations for 
the entire state to the earliest feasible date in the event of extraordinary circumstances, 
catastrophic events, or threat of significant economic harm. 
 
CARB “Early Action Measures” (June 30, 2007). On June 21, 2007, CARB approved its early 
action measures to address climate change, as required by AB 32. The three measures include: 
(1) a low carbon fuel standard, which will reduce the carbon-intensity in California fuels, thereby 
reducing total CO2 emissions; (2) reduction of refrigerant losses from motor vehicle air 
conditioning system maintenance through the restriction of “do-it-yourself” automotive 
refrigerants; and (3) increased CH4 capture from landfills through the required implementation of 
state-of-the-art capture technologies. 
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CARB Mandatory Reporting Regulations (December 2008). Under AB 32, CARB propounded 
regulations to govern mandatory greenhouse gas emissions reporting for certain sectors of the 
economy, most dealing with approximately 94 percent of the industrial and commercial stationary 
sources of emissions. Regulated entities include electricity generating facilities, electricity retail 
providers, oil refineries, hydrogen plants, cement plants, cogeneration facilities, and industrial 
sources that emit over 25,000 metric tons per year of CO2 from stationary source combustion. 
 
Senate Bill 97 (2007). By July 1, 2009, the Governor’s Office of Planning and Research (OPR) is 
directed to prepare, develop, and transmit to the Resources Agency guidelines for the feasible 
mitigation of greenhouse gas emissions or the effects of greenhouse gas emissions, as required 
by the California Environmental Quality Act. The Resources Agency is required to certify and 
adopt these guidelines by January 1, 2010. OPR is required to periodically update these 
guidelines as CARB implements AB 32. In addition, SB 97 states that the failure to include a 
discussion of greenhouse gas emissions in any CEQA document for a project funded under the 
Highway Safety, Traffic Reduction, Air Quality and Port Security Bond Act of 2006, or projects 
funded under the Disaster Preparedness and Flood Prevention Bond Act of 2006 shall not be a 
cause of action under CEQA. This last provision will be repealed on January 1, 2010. 
 
Executive Order S-01-07 (2007). Executive Order S-01-07 calls for a reduction in the carbon 
intensity of California’s transportation fuels by at least 10 percent by 2020. As noted above, the 
low-carbon fuel standard (“LCFS”) was adopted by CARB as one of its three “early action 
measures” on June 21, 2007. 
 
Senate Bill 1368 (2006) (Public Utilities Code §§ 8340-41). SB 1368 required the California Public 
Utilities Commission (“PUC”) to establish a “GHG emission performance standard” by February 1, 
2007, for all electricity providers under its jurisdiction, including the state’s three largest privately-
owned utilities. [Pub. Res. Code § 8341(d)(1)]. These utilities provide approximately 30 percent of 
the state’s electric power. After the PUC acted, the California Energy Commission (CEC) adopted 
a performance standard “consistent with” the PUC performance standard and applied it to local 
publicly-owned utilities on May 23, 2007 (over one month ahead of its June 30, 2007 deadline). 
[Cal. Pub. Res. Code § 8341(e)(1)]. However, the California Office of Administrative Law (“OAL”) 
found four alleged flaws in the CEC’s rulemaking. The CEC overcame these alleged flaws and 
adopted reformulating regulations in August 2007. 
 
Senate Bill 107 (2006). Senate Bill 107 (“SB 107”) requires investor-owned utilities such as 
Pacific Gas and Electric, Southern California Edison and San Diego Gas and Electric, to generate 
20 percent of their electricity from renewable sources by 2010. Previously, state law required that 
this target be achieved by 2017. 
 
Western Regional Climate Action Initiative (Arizona, California, New Mexico, Oregon, Utah, 
Washington)(2007). Acknowledging that the western states already experience a hotter, drier 
climate, the Governors of the foregoing states have committed to three time-sensitive actions: (1) 
by August 26, 2007, to set a regional goal to reduce emissions from the states collectively, 
consistent with state-by state goals; (2) by August 26, 2008, to develop “a design for a regional 
market-based multi-sector mechanism, such as a load-based cap and trade program, to achieve 
the regional GHG reduction goal;” and (3) to participate in a multi-state GHG registry “to enable 
tracking, management, and crediting for entities that reduce GHG emissions, consistent with state 
GHG reporting mechanisms and requirements.” 
 
Executive Order S-3-05 (June 1, 2005). Executive Order S-3-05 calls for a reduction in GHG 
emissions to 2000 levels by 2010; 1990 levels by 2020; and for an 80 percent reduction in GHG 
emissions below 1990 levels by 2050. It also directs the California Environmental Protection 
Agency (“CalEPA”) to prepare biennial science reports on the potential impact of continued global 
warming on certain sectors of the California economy. 
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California’s Renewable Energy Portfolio Standard Program (2005). In 2002, California 
established its Renewable Energy Portfolio Standard Program, which originally included a goal of 
increasing the percentage of renewable energy in the state’s electricity mix to 20 percent by 
2017. The state’s most recent 2005 Energy Action Plan raises the renewable energy goal from 20 
percent by 2017, to 33 percent by 2020. 
 
Title 24, Part 6, California Code of Regulations (2005). In 2005, California adopted new energy 
efficiency standards for residential and nonresidential buildings in order to reduce California’s 
energy consumption. This program has been partially responsible for keeping California’s per 
capita energy use approximately flat over the past 30 years. 
 
Assembly Bill 1493 (2002) (Health and Safety Code § 43018.5). Assembly Bill 1493 (“AB 1493”) 
required CARB to develop and adopt the nation’s first GHG emission standards for automobiles. 
Not only have litigants challenged their legality in federal court, but also USEPA denied 
California’s request for a Clean Air Act waiver to implement its regulations. As of this writing, 
California and other states who seek to adopt California’s greenhouse gas emissions standards 
for automobiles are challenging USEPA’s denial in federal court. 
 
Climate Action Registry (2001). California Senate Bills 1771 and 527 created the structure of the 
California Climate Action Registry (“Registry”), and former Governor Gray Davis signed the final 
version of the Registry’s enabling legislation into law on October 13, 2001. These bills establish 
the Registry as a non-profit entity to help companies and organizations establish GHG emissions 
baselines against which future GHG emission reduction requirements could be applied. Using 
any year from 1990 forward as a base year, participants can record their annual GHG emissions 
with the Registry. In return for this voluntary action, the State of California promises to offer its 
“best efforts” to ensure that participants receive consideration for their early action if they are 
subject to any future state, federal, or international emissions regulatory scheme. 
 
The South Coast Air Quality Management District (“SCAQMD”) adopted a “Policy on Global 
Warming and Stratospheric Ozone Depletion” in April 1990. The policy commits the SCAQMD to 
consider global impacts in rulemaking and in drafting revisions to the Air Quality Management 
Plan. In March 1992, the SCAQMD Governing Board reaffirmed this policy and adopted 
amendments to the policy to include the following directives: 
 
 • Phase out the use and corresponding emissions of chlorofluorocarbons (CFCs), 
 methyl chloroform (1,1,1-trichloroethane or TCA), carbon tetrachloride, and halons by 
 December 1995; 
 
 • Phase out the large quantity use and corresponding emissions of 
 hydrochlorofluorocarbons (HCFCs) by the year 2000; 
 
 • Develop recycling regulations for HCFCs (e.g., SCAQMD Rules 1411 and 1415); 
 
 • Develop an emissions inventory and control strategy for methyl bromide; and, 
 
 • Support the adoption of a California GHG emission reduction goal. 
 
The legislative and regulatory activity detailed above is expected to require significant 
development and implementation of energy efficient technologies and shifting of energy 
production to renewable sources. 
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3.6.4  THRESHOLDS OF SIGNIFICANCE 
 
There are currently no published standards or thresholds of significance for measuring the impact 
of GHG emission generated by a project on a state and federal level. Neither CARB nor the 
South Coast Air Quality Management District has issued recommendations, methodologies, or 
significance thresholds for evaluating projects under CEQA law. CEQA Guidelines §15064.7 
indicates only that, “each public agency is encouraged to develop and publish thresholds of 
significance that the agency uses in the determination of the significance of environmental 
effects.” However, CARB has issued draft guidelines containing a threshold of significance of 
7,000 metric tons of CO2 per year for industrial projects. 
 
It may be asserted that because there are no published thresholds of significance, a Lead Agency 
is relieved of the threshold determination. This supports a Lead Agency in finding that a 
determination of significance for GHG impacts is speculative. In Laurel Heights Improvements 
Association v. Regents (1993), the Court upheld the conclusion in the EIR that potential 
cumulative impacts of toxic air emissions are too speculative based on the lack of accepted 
methodologies or standards and based on the CEQA Guidelines Section15145.   
 
On June 19, 2007 the State of California Attorney General Edmund G. Brown Jr., released 
comments on the Draft EIR for Coyote Valley Specific Plan. The Specific Plan represents a larger 
new community outside of San Jose that may house up to 80,000 residents. A GHG analysis was 
prepared for the project that concluded that the project by itself did not constitute a significant 
impact. The analysis did not address cumulative impacts. The Attorney General agreed that the 
project will not have a significant impact on climate change on its own, but recommended that the 
cumulative impact of the project must be considered. The Attorney General also recommended 
that if a cumulative impact was found then mitigation measures must be considered. The Attorney 
General acknowledged that the County, as the Lead Agency, makes the final determination 
whether an impact will be significant or not. 
 

 

3.6.5  IMPACTS 
 
Greenhouse Gas Emissions – Project Construction  
 
Temporary impacts will result from construction activities. The primary source of GHG emissions 
generated by construction activities is from use of diesel-powered construction equipment and 
other combustion sources (i.e., generators, worker vehicles, materials delivery, etc.).   The GHG 
air pollutants emitted by construction equipment would primarily be carbon dioxide. 
 
Typical emission rates for construction equipment were obtained from URBEMISv9.2.4, which 
was released in 2007.  Carbon dioxide (CO2) emissions were calculated utilizing URBEMIS9.2.4.  
URBEMISv9.2.4 specifically calculates emissions for ROG, CO, NOx, SO2, PM10, PM2.5 and 
CO2.  While the URBEMISv9.2.4 model does not include other GHG emissions generated by the 
proposed project (such as CH4, N2O, and Fluorinated Gases), CO2 emissions comprise 
approximately 99.6 percent of emissions from burning diesel fuel.  Consequently, non-CO2 GHG 
emissions represent a very small percentage (approximately 0.4 percent) of the total short-term 
construction GHG emissions and would not represent a significant source of GHG emissions 
generated by the proposed project during construction, even when combined with CO2 
emissions.  Therefore, non-CO2 construction GHG emissions have not been quantified in this 
analysis. 
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Construction of the proposed pharmacy and restaurant will entail modification of the interiors of 
the two existing buildings on the site.  The construction of the project is anticipated to start in mid-
2009 and takes approximately 6 to 8 months to complete. It is anticipated that no more than 30 
construction crew members will be on-site at any given time. 
  
Demolition includes modification to the interiors of the existing buildings, and therefore, will not be 
substantial. Based on the above project information, it is assumed that about 10% of the interiors 
of the existing buildings will be renovated, and therefore, demolished.  The equipment utilized 
was based on URBEMIS’ default assumption and include 1 concrete/industrial saw, 1 rubber-tired 
dozer, and 2 tractors/loaders/backhoes. 
 
 
Site Grading includes regrading, compacting and resurfacing of the existing 0.69 acre parking lot. 
Preliminary estimates indicate that approximately 700 to 800 cubic yards of fill material will be 
required. Of this total, approximately 150 to 300 cubic yards of fill material (i.e. original pavement 
and other available certified fill material) can be recycled on-site. This results in a need of 400 to 
650 cubic yards of fill which equates to a total of approximately 28 to 43 total truck trips to import 
this fill material.  
 
Asphalt paving includes installation of streets, sidewalks and landscape. Paving is expected to be 
minimal. 
 
Building Construction is the construction and renovation of the existing buildings.   Construction of 
the proposed pharmacy and restaurant will entail modification of the existing buildings on the site. 
Equipment used in the URBEMIS default assumption include (1) crane, (2) forklifts and (1) 
tractor/loader/backhoe. 
 
Architectural coatings include painting exterior and interior walls as well as coatings applied to 
windows and window casings. Architectural coating emissions for the proposed project were 
estimated utilizing URBEMISv9.2.4 default assumptions.  Painting activities would involve a total 
of 14,394 square feet of commercial buildings, and is assumed to take about a month to 
complete. 
 
Using the estimates from URBEMISv.9.2.4 of emissions from demolition, building construction, 
and architectural coatings, the peak air pollutant emissions for the proposed project were 
calculated and presented in Table 3.6-2.  These emissions represent the total CO2 emissions for 
construction.  Worksheets showing the specific data used to calculate the grading emissions are 
presented in the appendix.  
 
Given the small size of the project, construction would not occur continuously for 6 to 8 months.   
It is assumed that the demolition of the project would last for a couple of weeks or about 10 work 
days at the most.   Building construction/renovation is assumed to take about a month and 
architectural coating another month.  As a result, the annual emissions presented in Table 3.6-2 
are based on a total of approximately 2-1/2 month construction period for these specific 
construction activities within the 6 to 8 month construction period. 
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TABLE 3.6-2 
Peak Construction Emissions 

 
 CONSTRUCTION EMISSIONS 
Activity CO2  (Lbs/Day) CO2 MTs/Yr 

Demolition/Construction Equip. 994.1 5 
Building Construction Equip. 1,037.3 10 
Architectural Coating 20.3 0 
 3,133 18 

       NOTE:  Other GHG emissions  (such as CH4, N2O, and Fluorinated Gases) are not calculated in   
       URBEMIS9.2.4; however, CO2 emissions comprise approximately 99.6 percent of emissions from   
       burning diesel fuel.  
      MT = metric tons. 
 

Greenhouse Gas Emissions – Operational Impacts 

The primary source of GHG emissions generated by the proposed project would be from motor 
vehicles.  Other emission impacts are from the long –term operations of the project, which would 
be generated from the combustion of natural gas for space and water heating, as well as off-site 
GHG emissions from the generation of electricity consumed by the project. 
 
GHG emissions associated with the project were calculated by using URBEMISv9.2.4.  
URBEMISv9.2.4 is a computer model published by the California Air Resources Board (CARB) 
that calculates EMFAC2007 emission factors.   
 
Emissions from landscaping were calculated by using URBEMISv9.2.4 default assumptions.  
Low-VOC paints were used exclusively for the modeling of emissions from architectural coatings.   
 
To calculate the GHG emissions produced from the project, the daily vehicle trips were utilized.  
The average daily trip (ADT) generation for the proposed pharmacy was obtained from the Traffic 
Study prepared by Arthur L. Kassan Consulting Traffic Engineer, November 2008 contained in 
Technical Appendix E of this document. The proposed pharmacy would have an interior floor 
area of 12,314 square feet and generates a total ADT of 1,130 daily trips. The ADT for the 
proposed restaurant is projected to be 807 daily trips.  
 
 

TABLE 3.6-3 
TOTAL PROJECTED PROJECT NET EMISSIONS – YEAR 2010 

(Pounds Per Day, except as noted) 
  

 CO2EQ 
Source (lbs/day) 
Operational  
   Vehicles 16,892 
Area Source  
   Natural Gas 120.87 
   Landscape 5.5 
   Architectural Coating 0.08 
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Total Project Emission (Pounds per day): 17,018 

Total Emissions in Metric Tons (MT) Per Year: 2,818 
 NOTE: URBEMISv9.2.4 model does not include other GHG emissions (such as CH4, N2O, and Fluorinated 
 Gases).  These non-CO2 represent a very small percentage of the total GHG emissions. 
 
Table 3.6-3 shows that 99.3% of the GHG emissions (as expressed in CO2 equivalents) 
generated by the project are projected to be from motor vehicles.  Natural gas consumption 
accounts for only 0.7% of the GHG emissions, and other area source emissions are negligible.  
 
The GHG emissions were also projected for future years beyond 2010 and are presented in 
Table 3.6-4. The analysis indicates that there will be a minute drop in GHG emissions between 
2010 and 2020, and then the rates of emissions will increase slightly in upcoming years. This is 
likely a conservative estimate as newer and more fuel efficient models of automobiles are 
released in the coming years.  Neither the U.S. EPA nor CARB currently regulate CO2 emissions.     
 

TABLE 3.6-4 
PROJECT TREND OF GHG EMISSIONS 

(Metric tons per year of CO2) 
 

Year MT/Year CO2   
2010 2,818 
2020 2,813 
2030 2,829 
2040 2,860 

 

3.6.6  CUMULATIVE IMPACTS 
 
Table 3.6-5 compares the GHG emissions from the project to total emissions in California, the 
United States, and globally.  This comparison shows that the project represents a very small 
fraction of total GHG emissions.  
 
 
 

TABLE 3.6-5 
COMPARISON OF PROJECT EMISSIONS WITH GLOBAL EMISSIONS 

 
MMT CO2EQ Year 

Project Emissions 0.0028 2010 
State of California 471 2004 
United States 7,068 2004 
World 27,941 2004 
 
The emissions generated by this project will contribute a miniscule amount to the overall climate 
change issue.  By way of comparison, the global data from the United Nations indicates that the 
project would contribute less than 0.00001% to the GHG burden for the planet.  Even when 
compared to California’s GHG emissions, the contribution from any of the equivalency programs 
would be miniscule, approximately 0.0006% of 2004 California emissions.  Therefore, for the 
purposes of this analysis, global climate change impacts will be considered at the cumulative 
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level to consider whether any potential increase in GHG emissions that may be associated with 
the project over the current physical baseline, should be considered significant on a cumulative 
basis. 
 
According to the comment letter issued by the California Attorney General, Jerry Brown, on the 
Coyote Valley Specific Plan, cumulative impacts should be considered.  The letter states, “Global 
warming is a quintessentially cumulative impact, caused by the added effects of countless 
individual projects at the local, regional, state, national, and international level.”  If this project is 
considered in more of the regional context, if must be asked whether the project will in fact, 
generate new emissions or whether it actually results in a more efficient regional land use plan. 
The traffic study does address the regional context of the project in regards to general 
background regional growth and the use of the SCAG 2030 Model.  The trip data in the traffic 
study for the project were extracted from this model. 
 
The Attorney General letter continues with another benchmark for causing a significant impact.  
The Attorney General states, “Where a project’s direct and indirect GHG-related effects, 
considered in the context of the existing and projected cumulative effects, may interfere with 
California’s ability to achieve its GHG reduction requirements [as required by AB 32], the project’s 
global warming-related impacts must be considered cumulatively significant.”  No regulations 
have yet been promulgated as a result of AB 32.  So far, CARB’s indication is that the first wave 
of regulations will address emissions from major industrial and agricultural sources.  CARB is also 
very likely to promote requirements for motor vehicles, via new emission controls and increased 
fuel economy that would significantly lower GHG emissions in future years.  CARB is not 
considering restrictions on growth or new development.  Since this project would comply with any 
regulations promulgated by the CARB and since CARB is not putting any restrictions on growth, 
this project cannot be seen as interfering with “California’s ability to achieve its GHG reduction 
requirements.”  Therefore, no significant cumulative impacts are anticipated. 
 

3.6.7  MITIGATION MEASURES 
 
No mitigation measures are required since no potentially significant impacts have been identified.    
However, the proposed project shall include the following set of mitigation measures that, 
cumulatively, will reduce operational greenhouse gas emissions of the project and its effects on 
global warming by approximately two percent as compared to the unmitigated condition. 
 
Mitigation Measure 3.6.1 - Energy efficient appliances and office equipment (pursuant to Energy 
Star or Green Machine ratings or other equivalent rating systems) shall be utilized throughout the 
building. 
 
Mitigation Measure 3.6.2 - The buildings shall be equipped with fluorescent lighting for all 
overhead lighting which uses 75% less energy than incandescent lighting while delivering the 
same amount of illumination. 
 
Mitigation Measure 3.6.3 – Measures to address the “urban heat island” effect shall be provided 
through the provision of light-colored roofing materials and the planting of shade trees within the 
parking lot, along the south and east sides of the restaurant building and along a majority of the 
perimeter of the project site. 
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3.6.8  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
Implementation of the proposed mitigation measures would reduce total estimated 2010 CO2EQ 
emission levels by approximately two percent as compared to the unmitigated condition.  With the 
adoption of the above mitigation measures, the proposed Project is anticipated to result in slightly 
lower GHG emissions than would occur without mitigation.  The emissions generated by the 
project would be small, approximately 2,818 MT per year.   The California Air Pollution Control 
Officers Association (CAPCOA) recommends 10,000 MT CO2 per year as the threshold.  CARB 
in draft guidelines is recommending a threshold of 7,000 MT CO2 per year for industrial projects.  
The estimated project emissions are below these thresholds, and as a result, the proposed 
project is not considered to have a significant cumulative impact. 
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3.7  MANDATORY FINDINGS OF SIGNIFICANCE 
 
3.7.1  INTRODUCTION 
 
Section 15065 of the CEQA Guidelines states that:  “A lead agency shall find that a project may 
have a significant effect on the environment and thereby require an EIR to be prepared for the 
project where there is substantial evidence, in light of the whole record, that any of the following 
conditions may occur:  
 
(1) The project has the potential to: substantially degrade the quality of the environment; 

substantially reduce the habitat of a fish or wildlife species; cause a fish or wildlife 
population to drop below self-sustaining levels; threaten to eliminate a plant or animal 
community; substantially reduce the number or restrict the range of an endangered, rare 
or threatened species; or eliminate important examples of the major periods of California 
history or prehistory. 

 
(2) The project has the potential to achieve short-term environmental goals to the 

disadvantage of long-term environmental goals. 
 
(3)  The project has possible environmental effects that are individually limited but 

cumulatively considerable.  “Cumulatively considerable” means that the incremental 
effects of an individual project are significant when viewed in connection with the effects 
of past projects, the effects of other current projects, and the effects of probable future 
projects.  

 
(4) The environmental effects of a project will cause substantial adverse effects on human 

beings, either directly or indirectly.” 
 
The purpose of this section is to analyze the project to determine if it has (a) Mandatory 
Finding(s) of Significance.  
 
3.7.2  EXISTING CONDITIONS 
 
The potential impacts of the proposed project were identified in the Initial Study prepared for the 
project, which is included in this report as Appendix A.  Based on this Initial Study, the Lead 
Agency determined that implementation of the proposed project would have no impact or 
potential for only less than significant impacts in the following environmental categories, and no 
further investigation is required: 
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• Agricultural Resources   • Population/Housing/Recreation/ 
• Air Quality     Employment 
• Sewage Disposal   • Environmental Safety 
• Flood     • Biota 
• Water Quality    • Geotechnical 
• Mineral Resources   • Fire/sheriff    
• Land Use    • Fire Hazard 
• Education     
 
 
 
The project’s Initial Study identified further investigation would be required to determine the 
project potential for and extent of impacts in the following resources: 
 
• Aesthetics 
• Cultural Resources  
• Noise 
•  Traffic and Circulation 
▪ Utilities 
 
Section 3.0 of the EIR discusses these environmental issues in detail.  In specific relation to the 
Mandatory Findings of Significance, the potential for the project to impact examples of the major 
periods of California history or prehistory is discussed in Chapter 3.2 of the EIR.  In addition, each 
chapter in Section 3.0 includes a discussion of the project’s potential to contribute to cumulative 
impacts. The project’s cumulative impacts are also summarized in Chapter 5.2 of the EIR. 
 
3.7.3  IMPACTS 
 
No Impacts 
 
Based on the thresholds of significance, the project would have no impacts on the environment 
based on the following headings: 
 
Potential to achieve short-term environmental goals to the disadvantage of long term goals - As discussed in 
the project’s description and aesthetics sections, the Golden Gate Theater Project would not only 
achieve the project’s goals, but would aid Los Angeles County in achieving some of the goals and 
policies identified in the General Plan and East Los Angeles Community Plan. These goals 
include the County’s long-term goals for establishing an environment in East Los Angeles that will 
serve to enhance community life, such as: 
 

• To encourage high standard of development and improve the aesthetic 
 qualities of the community. 

 
• To create an environment conducive to economic growth. 
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• To encourage rehabilitation of existing commercial uses and development of new 

commercial infill along the major corridors (Whittier, Olympic and Atlantic 
Boulevards) where commercial uses are designated on the Land Use Plan map 
and where transportation and other municipal services can support development. 

 
• Provide for new development which is compatible with and complements 
 existing uses. 

 
The proposed project would aid Los Angeles County in reaching these goals.  Completion of the 
project would eliminate a blighting condition via the rehabilitation of an existing historic structure 
into a new retail use. Therefore, the proposed project does not have the potential to achieve 
short-term environmental goals to the disadvantage of long-term goals, and would have no 
associated impacts. 
 
Potential for environmental effects that will cause substantial adverse effects on human beings, either directly 
or indirectly - Adaptive reuse of the Golden Gate Theater which would involve substantial interior 
modifications to a historic structure and preservation of the building’s exterior and the renovation 
and re-opening of the Jim’s Burgers building, does not have the potential to have environmental 
effects that will cause substantial adverse effects on human beings, either directly or indirectly.  
 
Additionally, as discussed in Section 3.4 of this EIR, the traffic related to the proposed pharmacy 
and restaurant uses will create a significant impact at the Atlantic Boulevard/Whittier Boulevard 
intersection in the afternoon peak hour. However, implementation of Mitigation Measure 3.4.1 will 
reduce the impact to a level of insignificance.  
 
Furthermore, as detailed in Section 3.5 of this EIR, the proposed project would not result in any 
significant increase in the generation of excessive noise or vibration in the project area or its 
vicinity with the implementation of Mitigation Measures 3.5.1 – 3.5.3 which reduces any potential 
noise impacts to a less than significant level.  
  
Significant or Potentially Significant Impacts 
 
Based on the threshold of significance, the project would have Significant or Potentially 
Significant impacts on the environment based on the following headings: 
 
The potential to substantially degrade the quality of the environment, substantially reduce the habitat of a fish 
or wildlife species; cause a fish or wildlife population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, reduce the number or restrict the range of an endangered, rare or 
threatened species; or eliminate important examples of the major periods of California history or prehistory - 
The proposed project involves the reuse of a historic theater building and the adjacent restaurant 
building. The project site and vicinity is completely urbanized and vegetation on-site is limited to 
scattered street trees. Development of the proposed project involves exterior work and does not 
involve removal of any street trees. Additional landscaping will be provided as the site is 
renovated.  Thus, the proposed project would not affect the biological value of the project site. 
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The Biota Section of the project’s Initial Study states that the proposed project would have no 
impact on biological resources including direct or indirect impacts to any species, communities, or 
populations of flora or fauna. 

 
The proposed project, however, includes renovation of a historically significant structure – the 
Golden Gate Theater. Modification of this structure in a manner that is insensitive to its historic 
value could impact an example of historic California architecture. Section 3.2 of this EIR 
evaluates the proposed alterations to the Golden Gate Theater building and incorporates 
Mitigation Measures 3.2.1 – 3.2.4. In spite of these mitigation measures, impacts to cultural 
resources will remain significant and unavoidable (i.e. have the potential to eliminate important 
examples of the major periods of California history or prehistory) and would require the adoption 
of a Statement of Overriding Considerations by the County of Los Angeles as Lead Agency.   
 
Potential for environmental effects that are individually limited but cumulatively considerable - Each chapter 
in Section 3.0 and Section 5.0 of this EIR discuss the project’s potential to contribute to 
cumulative impacts. These sections explain that the potential impacts of the proposed project are 
localized. In addition, many of the project’s potential impacts are avoidable or reduced to less 
than significant impacts through the application of proposed mitigation measures.  
 
However, the substantial and possibly unavoidable interior alterations to the Golden Gate Theater 
as a result of this project, could combine with the past loss or alteration of other 1920’s movie 
palaces in Los Angeles to create a significant cumulative impact.  As stated in Section 3.2 of this 
EIR, impacts to cultural resources will remain significant and unavoidable (i.e. have the potential 
to eliminate important examples of the major periods of California history or prehistory) and would 
require the adoption of a Statement of Overriding Considerations by the County of Los Angeles 
as Lead Agency.   
 
3.7.4  MITIGATION MEASURES 
 
Mitigation Measures 3.2.1 – 3.2.4.are provided as a means of reducing potentially significant 
cultural resources impacts to a less than significant level.  Exterior modifications to the theater 
building will not significantly impact existing cultural resources while proposed modifications to the 
interior of the structure remain as significant and unavoidable impacts.  Despite implementation of 
Mitigation Measures 3.2.1 – 3.2.4, a Statement of Overriding Considerations is required. 
 

3.7.5  LEVEL OF SIGNIFICANCE AFTER MITIGATION 
 
The adverse impacts resulting from proposed interior alterations to the theater building remain 
significant and unavoidable and will require a Statement of Overriding Considerations by the 
County of Los Angeles as Lead Agency.  
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4.0  ALTERNATIVES 
 
4.1  INTRODUCTION 
 
Section 15126.6(a) of the CEQA Guidelines requires that an EIR describe a range of reasonable 
alternatives to the project, or to the location of the project site, that could feasibly attain the basic 
objectives of the project. An EIR need not consider every conceivable alternative to a project. 
Rather, it must consider a range of potentially feasible alternatives that will foster informed 
decision-making and public participation.  An EIR should also evaluate the comparative merits of 
the alternatives. This Chapter sets forth alternatives to the proposed project and evaluates them, 
as required by CEQA. 

 
Key provisions of the CEQA Guidelines relating to the alternatives analysis are summarized 
below: 
 
•  The discussion of alternatives should focus on alternatives to the project or its location 

which are capable of avoiding or substantially lessening any significant effects of the 
project, even if these alternatives would impede to some degree the attainment of the 
project objectives, or would be more costly. 

 
• One of the alternatives analyzed must be the “no project” alternative. The “no project” 

alternative analysis shall discuss the existing conditions, as well as what would be 
reasonably expected to occur in the foreseeable future if the project were not approved, 
based on current plans and consistent with available infrastructure and community 
service. 

 
• The range of alternatives required in an EIR is governed by a “rule of reason;” 
 therefore, the EIR must evaluate only those alternatives necessary to permit a 
 reasonable choice. The alternatives shall be limited to ones that would avoid or 
 substantially lessen any of the significant effects of the project. 
 
• The EIR should identify any alternatives that were considered by the Lead Agency, but 

were rejected as infeasible during the scoping process and briefly explain the reasons 
underlying the lead agency’s determination. 

 
• For alternative locations, only locations that would avoid or substantially lessen any of the 

significant effects of the project need be considered for inclusion in the EIR. 
 
• An EIR need not consider an alternative whose effects cannot be reasonably 
 ascertained and whose implementation is remote and speculative. 
 
Rationale for Selecting Potentially Feasible Alternatives 
 
Since the CEQA Guidelines require that an EIR state why an alternative is being rejected, a 
preliminary rationale for rejecting an alternative is presented, where applicable, in this EIR. If an 
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alternative would cause any significant impacts in addition to those that would be caused by the 
project, these significant impacts must be discussed, although in less detail than the significant 
impacts of the project. 
 
The alternatives may include no project, a different type of project, modification of the proposed 
project, or suitable alternative projects sites. However, the range of alternatives discussed in an 
EIR is governed by a “rule of reason” which the State CEQA Guidelines Section 15126.6(f) 
defines as setting forth: 

 
“...only those alternatives necessary to permit a reasoned choice. The alternatives shall 
be limited to ones that would avoid or substantially lessen any of the significant effects of 
the project. Of those alternatives, the EIR need examine in detail only the ones that the 
Lead Agency determines could feasibly attain most of the basic objectives of the project. 
The range of feasible alternatives shall be selected and discussed in a manner to foster 
meaningful public participation and informed decision making.” 

 
Among the factors that may be taken into account when addressing the feasibility of alternatives 
(as described in CEQA Section 15126.6(f)(1) are: “…site suitability, economic viability, availability 
of infrastructure, general plan consistency, other plans or regulatory limitations, jurisdictional 
boundaries (projects with a regionally significant impact should consider the regional context), 
and whether the proponent can reasonably acquire, control or otherwise have access to the 
alternative site (or the site is already owned by the proponent). No one of these factors 
establishes a fixed limit on the scope of reasonable alternatives. (Citizens of Goleta Valley v. 
Board of Supervisors (1990) 52 Cal.3d 553; see Save Our Residential Environment v. City of 
West Hollywood (1992) 9 Cal.App.4th 1745, 1753, fn. 1).” 
 
Furthermore, CEQA Section 15126.6 (3) states that “An EIR need not consider an alternative 
whose effects could not be reasonably ascertained and whose implementation is remote and             
speculative. (Residents Ad Hoc Stadium Committee v. Board of Trustees(1979) 89 Cal. App.3d 
274).” 
 
For purpose of this analysis, the project alternatives are evaluated to determine the extent to 
which they attain the basic project objectives, while significantly lessening any significant impacts 
of the project.  The objectives of the proposed project are: 
 

• Encourage rehabilitation of existing commercial uses and development of new 
commercial infill along the major corridors (Whittier, Olympic and Atlantic Boulevards) 
where commercial uses are designated on the Land Use Plan map and where 
transportation and other municipal services can support development. 

 
• Promote, encourage and support the strengthening of existing industrial and commercial 

job-producing activities to create more jobs (especially professional positions) for 
residents of East Los Angeles. 

 
• Provide for new development which is compatible with and complements existing uses in 

the area. 
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• Maintain the historic integrity and value of the existing vacant theater building through its 

adaptive re-use so that it retains as many of its significant historic elements as possible. 
 
Additionally, the project would satisfy several of the Goals and Policies of the Los Angeles County 
General Plan and the East Los Angeles Community Plan as discussed below.  
 
East Los Angeles Community Plan 
 
Physical Environment Goals - To encourage high standards of development and improve the aesthetic 
qualities of the community.  Both the existing vacant and run-down theater and restaurant 
buildings will be rehabilitated into fully operational and aesthetically pleasing structures.  
 
Human Resources Goals - To promote more efficient deliveries of services, such as health, public 
safety, education, etc.  The provision of a retail pharmacy on the project site will provide 
additional health services to the local area. 
 
Economic Development Goals - To create an environment conductive to economic growth to reduce 
unemployment and underemployment.  Replacing a vacant theater and restaurant building with a 
retail pharmacy and restaurant will result in economic growth and increased employment 
opportunities for the area. 
 
Land Use Policies - Encourage rehabilitation of existing commercial uses and development of new 
commercial infill along the major corridors (Whittier, Olympic and Atlantic Boulevards) where 
commercial uses are designated on the Land Use Plan map and where transportation and other 
municipal services can support development.  Both the existing theater and restaurant buildings, 
located along two major roadway corridors, will be rehabilitated into fully operational businesses, 
a retail pharmacy and a restaurant. 
 
Circulation and Transportation Policies - Require new commercial development to provide parking which 
is designated to be compatible with adjoining businesses and residences, and meet strict 
development standards.  A total of 44 parking spaces will be provided on-site to serve customers 
of the proposed pharmacy and renovated restaurant.  
 
Economic Development Policies - Promote the strengthening of existing industrial and commercial job-
producing activities to create more jobs for residents of East Los Angeles.  Additional 
employment opportunities will be created by the provision of a retail pharmacy and the re-opening 
of a restaurant on the currently vacant project site.  The proposed pharmacy is anticipated to 
employ 25 people while the restaurant will have an additional six to eight employees. 
 
The analysis in the preceding Section 3.0 (Environmental Analysis) indicated that the project will 
result in significant and unavoidable impacts with respect to cultural resources even with 
implementation of mitigation measures.  Thus, the alternatives examined herein represent 
alternatives that would minimize or avoid the impacts associated with the project. 
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Los Angeles County officials evaluated a number of project alternatives to identify ways to 
mitigate and /or avoid significant environmental impacts associated with the proposed re-use 
project.  For practical reasons however, not every alternative was analyzed in thorough detail and 
many were deemed infeasible, and thus dismissed from consideration.  One of the alternatives 
involved the possibility of an alternate site location for the project. The alternate site alternative 
was determined to be infeasible due to the fact that the subject property is currently owned by the 
developer thus; the project proponent has no financial burden relative to securing property for the 
project.    
 
The Lead Agency’s goal for selecting and evaluating alternatives is to identify Alternatives that 
mitigate or avoid the significant environmental effects identified above resulting from the 
proposed project. The EIR analyzes the following alternatives: No Project, Theater Re-Use, 
Church Development, and Restaurant/Nightclub Development. 
 
4.2   NO PROJECT ALTERNATIVE 
 
Description 
 
In addition to alternative development scenarios, Section 15126.6(e) of the CEQA Guidelines 
requires the analyses of a “No Project” alternative. This “No Project” analysis must discuss the 
existing condition of the project site, as well as what would be reasonably expected to occur in 
the foreseeable future if the project were not to be approved. The “No Project” alternative 
represents the status quo, or maintaining the project site in its current state, which includes the 
Golden Gate Theater building and the Jim’s Burger’s building.  Current zoning for the site is C3- 
Unlimited Commercial. This zoning designation accommodates a full-range of neighborhood 
commercial retail uses including retail stores, offices, personal and business service 
establishments, etc, serving City-wide and regional needs all of which may be located near 
residential areas without causing adverse impacts. 
 
Currently, both on-site buildings are vacant and are not being used. Interior access is limited due 
to poor sanitary conditions caused by the infiltration of birds through uncovered openings in the 
roof, broken windows, dilapidated doors and water damage.  Additionally, the building has been a 
target of vandalism, as evidenced by the graffiti on the exterior and interior of the structure.  The 
“No Project” alternative would continue the abandoned state of these buildings and the property 
could fall into a more severe state of disrepair and dilapidation. 
 
Attainment of Project Objectives 
 
This alternative would not meet the basic project objectives outlined earlier in this section. By not 
developing the project site, the subject property would not: encourage the rehabilitation of existing 
commercial uses and development of new commercial infill; promote, encourage and support the 
strengthening of existing industrial and commercial job-producing activities; provide for 
compatible new development or maintain the historic integrity and value of the existing vacant 
theater building.  The “No Project” alternative would also fail to implement goals and policies of 
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the Los Angeles County General Plan and the East Los Angeles Community Plan, including but 
not limited to supporting and encouraging high standards of development to improve the aesthetic 
qualities of the community.   Furthermore, the absence of activity and improvements on the 
project site would not only prevent the visual characteristics of the site from being enhanced, but 
would also create a situation in which the project site would continue to deteriorate. 
 
4.3  ALTERNATIVES 
 
4.3.1  THEATER RE-USE 
 
This alternative proposes the reuse and rehabilitation of the Golden Gate Theater as originally 
designed circa 1920’s and the renovation and re-opening of the Jim’s Burgers building. These 
uses are permitted by the current C3 zoning via approval of a conditional use permit.  
 
The Golden Gate Theater is a three-story, approximately 12,768 square foot neighborhood movie 
house built at the peak of the 1920’s era theater construction boom, which began in the early 
1920’s, peaked about 1927 when the Golden Gate Theater was constructed, and ended by about 
1932.  Historically, the building has always been used as a “neighborhood movie theater” from its 
construction in 1927 when it presented silent films and variety acts through its ultimate closure in 
the early 1990’s when it screened movies already six to twelve months old with Spanish subtitles.  
Reuse of the building as a theater would require complete internal repairs to the building.   
 
Aesthetics - Restoring the theater to its original design (circa 1920’s) would have a less significant 
impact over the proposed project in that more of the interior of the original structure would remain 
intact.  Exterior modifications would likely be the same.  The Theater Re-use alternative would 
likely add a similar amount of illumination to the project area.   
 
Cultural Resources - The Theater Re-use Alternative would have less significant impacts to cultural 
resources than the proposed project. The Golden Gate Theater building would require significant 
interior renovation, which would include removal of significant historic elements, to accommodate 
the proposed pharmacy.  Restoration of the theater to its original design would require less 
disturbance to the historically valuable elements of the building which include the shell 
concession stand, ceiling paintings, the tile water fountains, the wood frame stage and balcony.  
Interior and exterior renovations required for this alternative would likely not compromise the 
integrity of these cultural resources to any significant extent.  As such, this alternative would 
result in a less significant impact on the historic significance of the building. Nonetheless, current 
Uniform Building Code requirements for modern theaters which would likely require complete 
removal and demolition of portions of the historic structure in order to accommodate a 
technologically advanced screen, sound system, seating and may make this alternative 
economically infeasible.    
 
Solid Waste – Development of the Theater Re-use alternative in combination with the re-opening of 
the Jim’s Burgers building would have greater solid waste impacts than the proposed project.  
Based on the waste disposal factors indicated by the CIWMB, the theater reuse alternative would 
generate an estimated 0.093 lbs/sq.ft./day.  As such, the waste disposal rates of the proposed 



Section 4.0 Alternatives 
 

 

 
Los Angeles County  Golden Gate Theater Re-Use EIR 

March 2009 4.0-6

theater reuse alternative are estimated at 19.2 tons per month, which is significantly higher than 
the 10.07 tons per month to be generated by the proposed pharmacy and restaurant uses. 
 
Traffic and Circulation - Development of the Theater Re-use alternative would have greater parking 
demands than the proposed project.  Peak parking need for the Theater Re-use alternative was 
estimated using Los Angeles County parking standards for theaters which is based on the 
building occupant load.  Since the Golden Gate Theater was designed as a playhouse and movie 
theater with seating for 1,500, the occupant load assumption is 1,500 persons.  Thus, the parking 
requirement for the Theater Re-use alternative would be 500 spaces (1 space/3 persons), 
significantly higher than the 36 spaces required for the proposed pharmacy, and significantly 
more than the site will accommodate.  The reopened restaurant requires ten additional parking 
spaces.  Thus, parking for the Theater Re-use alternative could not be provided either on site or 
in the surrounding area.   
 
Based on the Institute of Transportation Engineers (ITE) Trip Generation, Seventh Edition, 2003, 
development of the Theater Re-use alternative would have fewer impacts on traffic and trip 
generation than the proposed project.  Since most theaters do not open for business until the 
early afternoon, there are no Morning Peak Hour figures for the theater.  However, Morning Peak 
Hour Figures for the pharmacy would be 41 total with 24 entering and 17 leaving the property.  
During the Afternoon Peak Period, the Theater would generate 105 trips total with 41 (39%) 
entering and 64 (61%) leaving the site while the pharmacy would generate 98 trips total with 48 
entering and 50 leaving.  During a 24 hour period, the pharmacy would generate a total of 1,150 
trips compared to 525 trips for the Theater.  
 
Therefore, the Theater Re-use alternative would have greater impacts to parking and fewer 
impacts relative to trips generated than the proposed project. 
 
Noise – The majority of the operations under the Theater Re-use alternative would take place 
within the confines of the building, as would the operations of the project.  Therefore, the 
anticipated noise impacts of either project are approximately equal.  Construction noise impacts 
would be temporary and short term as they would with the proposed project 
 
Mandatory Findings of Significance - The theater reuse project would have less than significant 
impacts with the incorporation of mitigation from (1) potential for impact to an example of a period 
of California history (the Golden Gate Theater building); (2) cumulative impacts associated with 
the loss or substantial alteration of other 1920’s neighborhood movie houses in Los Angeles. 
However, the theater reuse alternative will generate greater parking impacts and solid waste 
generation, but similar lighting and aesthetics impacts, and as a result this alternative would have 
fewer impacts than the proposed project. 
 
Attainment of Project Objectives - Implementation of this alternative will meet three of the objectives 
of the proposed project. By restoring the building to its original design, the Theater Re-Use 
Alternative will: encourage the rehabilitation of existing uses and development of new commercial 
infill; provide for compatible new development and maintain the historic integrity and value of the 
existing vacant theater building.  Similar to the “No Project” alternative, the Theater Reuse 
alternative may fail to promote, encourage and support the strengthening of existing industrial 
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and commercial job producing activities by producing a project that potentially may not be 
economically viable given the cost of restoration and the location of the building.  
 
4.3.3  RESTAURANT / NIGHTCLUB 
 
This alternative proposes the adaptive reuse and rehabilitation of the Golden Gate Theater for 
use as a restaurant/nightclub and the renovation and re-opening of the Jim’s Burgers building.  
Said uses are permitted by the current C3 zoning via approval of a conditional use permit.   Re-
use of the building as a restaurant/nightclub would require complete internal renovations to the 
building.   
 
Aesthetics – Conversion of the structure to a restaurant/nightclub could retain the primary historic 
exterior features of the building and would have the same impact as the proposed project.  The 
restaurant/nightclub use alternative would likely add a similar amount of illumination to the project 
area.   
 
Cultural Resources - The Restaurant/Nightclub alternative would have more significant impacts to 
cultural resources than the proposed project.  Significant interior renovations, inclusive of meeting 
the more intensive use of floor-space for a nightclub would have to be met.   The removal of 
significant interior historic elements would be required to accommodate the proposed 
restaurant/nightclub.  Interior renovations required for this alternative would likely compromise the 
integrity of the interior cultural resources to a significant level.  As such, this alternative would 
likely result in an increased significant impact on the historic significance of the building than the 
proposed project. 
 
Solid Waste – Development of the Restaurant/Nightclub alternative in combination with the re-
opening of the Jim’s Burgers building would have greater solid waste impacts than the proposed 
project.  Based on the waste disposal factors indicated by the CIWMB, the restaurant/nightclub 
alternative would generate an estimated 0.0108 tons/sq.ft./year.  As such, the waste disposal 
rates of the proposed restaurant/nightclub alternative are estimated at 12.6 tons per month, which 
is higher than the 10.07 tons per month to be generated by the proposed pharmacy and 
restaurant uses. 
  
Traffic and Circulation - Development of the Restaurant/Nightclub alternative would have greater 
parking demands than the proposed project.  Parking need for the Restaurant/Nightclub 
alternative was estimated using Los Angeles County parking standards for restaurants/nightclubs 
which is based on the building occupant load.  The occupant load assumption for the building is 
425 persons. Parking requirements for the Restaurant/Nightclub alternative would be 141 spaces 
(1 space for each 3 persons permitted under the occupancy load), significantly higher than the 36 
spaces required for the proposed pharmacy, and significantly more than the site will 
accommodate.  The re-opened restaurant requires ten additional parking spaces.  Thus, parking 
for the Restaurant/Nightclub alternative could not be provided on site.   
 
Based on the Institute of Transportation Engineers (ITE) Trip Generation, Seventh Edition, 2003, 
development of the restaurant/nightclub alternative would have fewer impacts on traffic and trip 
generation than the proposed project.  Since most restaurants/nightclubs do not open for 
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business until the early evening, there are no Morning Peak Hour figures for the 
restaurant/nightclub.  However, Morning Peak Hour Figures for the pharmacy would be 41 total 
with 24 entering and 17 leaving the property.  During the Afternoon Peak Period, the 
restaurant/nightclub would generate 115 trips total with 71 (62%) entering and 44 (38%) leaving 
the site while the pharmacy would generate 98 trips total with 48 entering and 50 leaving.  During 
a 24 hour period, the pharmacy would generate a total of 1,150 trips compared to 1,148 trips for 
the restaurant/nightclub.  
 
Therefore, the Restaurant/Nightclub alternative would have greater impacts to parking and fewer 
impacts relative to trips generated than the proposed project. 
 
Noise – The majority of the operations under the Restaurant/Nightclub alternative would take place 
within the confines of the building, as would the operations of the project.  Therefore, the 
anticipated noise impacts of either project are approximately equal.  Construction noise impacts 
would be temporary and short term as they would with the proposed project 
 
Mandatory Findings of Significance - The Restaurant/Nightclub alternative would have greater 
impacts to cultural resources due to the need for more significant interior building improvements 
as compared to the project.  The restaurant/nightclub alternative will also generate greater 
parking impacts and solid waste generation, but similar lighting and aesthetics impacts. As a 
result this alternative would have greater impacts than the proposed project. 
 
Attainment of Project Objectives - Implementation of this alternative would meet three of the four 
objectives of the proposed project. The Restaurant/Nightclub alternative would: encourage the 
rehabilitation of existing uses and development of new commercial infill; promote, encourage and 
support the strengthening of existing industrial and commercial job-producing activities and 
provide for compatible new development.  The restaurant/nightclub alternative does not, however, 
maintain the historic integrity and value of the existing vacant theater building as well as the 
proposed project. 
 
4.3.4  CHURCH 
 
This alternative proposes the adaptive reuse and rehabilitation of the Golden Gate Theater for 
use as a church, and the renovation and re-opening of the Jim’s Burgers building.  These uses 
are permitted by the current C3 zoning.  
 
Aesthetics – Conversion of the Golden Gate Theater structure to a church could retain the primary 
historic exterior features of the building and would have the same impact as the proposed project.  
The church use alternative would likely add a similar amount of illumination to the project area.   
 
Cultural Resources - The Church alternative would have less significant impacts to cultural 
resources than the proposed project.  The use of the building as a church could be consistent 
with the restoration of the facility to its original design and would likely require less disturbance to 
the historically valuable elements of the building.  Interior and exterior renovations required for 
this alternative would likely not compromise the integrity of these cultural resources to a 
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significant degree.  As such, this alternative would likely result in a less impact on the historic 
significance of the building than the proposed project. 
 
Solid Waste – Development of the Church alternative in combination with the re-opening of the 
Jim’s Burgers building would have fewer solid waste impacts than the proposed project.  Based 
on the waste disposal factors indicated by the CIWMB, the church alternative would generate an 
estimated 0.006 lbs/sq.ft./day.  As such, the waste disposal rates of the proposed church 
alternative are estimated at 2.3 tons per month, which is significantly lower than the 10.7 tons per 
month to be generated by the proposed pharmacy and restaurant uses. 
 
Traffic and Circulation - Development of the Church alternative would have greater parking impacts 
than the proposed project.  Parking needs for the Church alternative was estimated using Los 
Angeles County parking standards for churches which is based on the building occupant load.  
The occupant load assumption for the building is 650 persons. Parking requirement for the church 
alternative would be 130 spaces (1 space for each 5 persons permitted under the occupancy 
load), significantly higher than the 36 spaces required for the proposed pharmacy, and 
significantly more than the site will accommodate.  The reopened restaurant requires ten 
additional parking spaces.  Thus, parking for the Church alternative could not be provided on site.   
 
Based on the Institute of Transportation Engineers (ITE) Trip Generation, Seventh Edition, 2003, 
development of the church alternative would have fewer impacts on traffic and trip generation 
than the proposed project.  During the Morning Peak Hour the church would generate 16 trips 
total with 8 (50%) entering and 8 (50%) leaving the site.  Morning Peak Hour Figures for the drug 
store would be 41 total with 24 entering and 17 leaving the property.  During the Evening Peak 
Period, the church would generate 18 trips total with 11 (59%) entering and 7 (41%) leaving the 
site while the pharmacy would generate 98 trips total with 48 entering and 50 leaving.  During a 
24 hour period, the pharmacy would generate a total of 1,150 trips compared to 116 trips for the 
church. However, a church use typically has its largest impacts on Sunday mornings. During this 
peak period the church use would generate 150 trips total with 75 entering and 75 leaving. This is 
often during the time that other nearby business are not open, thus lessening the trips generated 
on adjacent streets.   
 
Therefore, the Church alternative would have greater impacts to parking and fewer impacts 
relative to trips generated than the proposed project. 
 
Noise – The majority of the operations under the Church alternative would take place within the 
confines of the building, as would the operations of the project.  Therefore, the anticipated noise 
impacts of either project are approximately equal. Construction noise impacts would be temporary 
and short term as they would with the proposed project 
 
Mandatory Findings of Significance - The Church alternative would have less than significant impacts 
with the incorporation of mitigation from (1) potential for impact to an example of a period of 
California history (the Golden Gate Theater Building); (2) cumulative impacts associated with the 
loss or substantial alteration of other 1920’s neighborhood movie houses in Los Angeles. 
However, the Church alternative will generate greater parking impacts, less solid waste 
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generation, but similar lighting, and aesthetics impacts. As a result, this alternative would have 
fewer impacts than the proposed project. 
 
Attainment of Project Objectives - Implementation of this alternative would meet three of the 
objectives of the proposed project outlined in this report. The Church alternative would: 
encourage the rehabilitation of existing uses and development of new commercial infill; provide 
for compatible new development and maintain the historic integrity and value of the existing 
vacant theater building.  The Church alternative will not promote, encourage and support the 
strengthening of existing industrial and commercial job-producing activities. 
 
4.4  SUMMARY OF PROJECT ALTERNATIVES 
 
A summary of the identified feasible project alternatives, and a comparison of environmental 
impacts relative to the proposed project, is presented in Table 4.4 -1. 
 
TABLE 4.4-1: COMPARISON OF ENVIRONMENTAL IMPACTS OF ALTERNATIVES AND PROJECT 
 

Alternative Environmental Impacts Relative to the 
Proposed Project Achieve Project Objectives? 

No Project Existing conditions likely to remain, continued 
deterioration of existing structures. No 

Theater Reuse 

Environmentally Superior Alternative.  Aesthetics 
impacts would be reduced, cultural resources 
impacts would be less significant, parking 
requirements cannot be met, less traffic impacts 
generated, noise impacts remain equal, and more 
solid waste generated.  

Yes 
Achieves 3 of 4 project objectives 

Restaurant/Nightclub 

Aesthetics (exterior) likely would remain the same, 
cultural resources impacts would be more 
significant requiring extensive additional interior 
renovations, parking requirements cannot be met, 
less traffic impacts, noise impacts remain equal, 
and more solid waste generated. 

Yes 
Achieves 3 of 4 project objectives 

Church 

Environmentally Superior Alternative.  Aesthetics 
(interior and exterior) likely would remain the same, 
cultural resources would be less significant, could 
be restored to original design, parking 
requirements cannot be met, less traffic impacts 
generated, noise impacts remain equal, and less 
solid waste generated. 

Yes 
Achieves 3 of 4 project objectives 
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Project 

Responds to all four project objectives.  Provides 
total parking that requires a Parking Deviation 
Request for the proposed pharmacy and 
restaurant, traffic impacts insignificant with 
mitigation, long-term noise impacts insignificant 
and acceptable levels of solid waste disposal with 
mitigation.   

Yes 
Achieves 4 of 4 project objectives 

 
 
4.5  ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
 
Four alternatives were studied in comparison to the proposed project. They are the “No Project” 
Alternative, the Theater Re-use Alternative, the Restaurant/Nightclub Alternative and the Church 
Alternative. 
 
The No Project Alternative would maintain the current blighted and deteriorated condition of the 
on-site buildings.  The No Project alternative would not achieve any of the project objectives.  By 
continuing the deterioration of an historically significant structure, the No Project Alternative is not 
considered to be an environmentally superior alternative to the proposed project. 
 
The Theater Re-use Alternative would provide for the retention and rehabilitation of the historic 
structure, and therefore cultural resources impacts would be less significant. Additionally, this 
alternative would create fewer vehicular trips than the proposed project generated while noise 
impacts would relatively remain the same as the proposed project.  For these reasons, the 
Theater Re-Use Alternative is considered to be an environmentally superior alternative to the 
proposed project.  This alternative generates more solid waste than the proposed project.  
However, due to the cost of restoration and because of current market influences, the project site 
may not support a theater of this kind in its current location. 
 
The Restaurant/Nightclub alternative would provide for retention and rehabilitation of the historic 
exterior of the structure, while the interior would require significant additional alteration beyond 
that required for the proposed project. The Restaurant/Nightclub alternative would have fewer 
impacts on traffic than the proposed project. Anticipated noise impacts would not result in 
increase beyond the noise to be generated by the proposed project. However, the 
restaurant/nightclub alternative would generate more solid waste than the proposed project.  
 
The Church Alternative would provide for the retention and rehabilitation of exterior and interior of 
the historic structure. The use of the building as a church could be consistent with the restoration 
of the facility to its original design and would likely require less tampering with the historically 
valuable elements of the building. Additionally, the Church Alternative would also have fewer 
impacts on traffic and trip generation than the proposed project except on Sundays. However, 
these Sunday peak traffic periods do not occur during high traffic weekday peak hours.  
Anticipated noise impacts would not result in increase beyond the noise to be generated by the 
proposed project. The Church Alternative would also generate significantly less solid waste than 
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the proposed project.  For these reasons, the Church Alternative is considered to be an 
environmentally superior alternative to the proposed project.   
 
In reviewing project alternatives, a primary criterion is achievement of project objectives. The No 
Project Alternative does not achieve any of the objectives of the project while the Theater Re-use, 
Restaurant/Nightclub and Church alternatives all achieve three (3) of the four (4) project 
objectives. 
 
The proposed project will preserve the integrity of the historic building exterior, preserve many of 
the interiors architecturally defining features by encasing them behind new walls and obscuring 
them from view by suspended ceilings. The proposed project with mitigation will have insignificant 
impacts on traffic, long-term noise or solid waste needs.   
 
In contrast to the other project alternatives, the proposed project will meet all four project 
objectives including: encourage the rehabilitation of existing uses and development of new 
commercial infill; promote, encourage and support the strengthening of existing industrial and 
commercial job producing activities; provide for compatible new development and maintain the 
historic integrity and value of the existing vacant theater building. 
 
Based upon the above analysis, the Theater Re-use and Church Alternatives are considered to 
be environmentally superior to the proposed project.  However, the proposed project remains the 
preferred alternative due to its ability to meet all four project objectives and its market viability as 
compared to the other project alternatives.  
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5.0  LONG-TERM IMPLICATIONS 
 
5.1  GROWTH-INDUCING IMPACTS 
 
Section 15126 of the California Environmental Quality Act (CEQA) Guidelines requires the 
Environmental Impact Report (EIR) to discuss the growth-inducing impacts of the proposed 
project. Growth-inducing impacts are the projects potential for fostering economic or population 
growth. Residential development would directly induce growth by increasing available housing 
stock. Growth can also be indirectly induced by expanding infrastructure and/or utility systems 
beyond projected needs, removing obstacles of development, and generating employment 
opportunities. The proposed project consists of the renovation and re-use of the Golden Gate 
Theater building for a new retail use and the renovation and re-opening of the Jim’s Burgers 
building. This project does not involve infrastructure improvements or expansion of utility 
systems, and would not remove any obstacles of development. However, the proposed project 
could result in the following types of growth-inducing impacts: 1) the creation of short-term 
employment opportunities associated with the construction of the project; and 2) the increase in 
long-term employment opportunities associated with the proposed retail commercial space.   
 
Construction-Related Employment 
 
The construction required for the proposed project would create temporary employment in the 
County of Los Angeles. The construction of the project would involve interior and exterior physical 
alterations of the Golden Gate Theater building as well as the renovation and re-opening of the 
Jim’s Burgers building. The personnel needed to perform the proposed alterations are available 
through the existing local construction workforce.  The thirty-five (35) employment opportunities 
generated by construction of the proposed project are not anticipated to foster population growth. 
Therefore, construction-related activities would have a negligible impact on population and 
housing resources. 
 
Long-Term Employment Opportunities 
 
Reuse of the Golden Gate Theater building for a new retail drug store would generate 
approximately thirty (30) long-term employment opportunities. Said employment opportunities 
could induce growth in the East Los Angeles area of the County of Los Angeles.  However, given 
the modest size of the project and the type of use, the growth would not be considered significant.  
Growth in the area is consistent with the goals, policies, and plans of the County of Los Angeles 
General Plan.  Some of these Goals and Policies include: 
 
GOAL: To create an environment conducive to economic growth. 
 

Policy: Promote the strengthening of existing industrial and commercial job-producing 
activities to create more jobs for residents of East Los Angeles. 
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Residential Growth 
 
The proposed retail commercial project does not include a residential component and would not 
directly increase the population of the East Los Angeles area of Los Angeles County.  The 
proposed tenant, Walgreens, would employ roughly twenty-five (25) people when fully staffed.  
The proposed restaurant will employ an additional six to eight persons.  It is assumed that the 
personnel needed to staff the Walgreen’s will come from the immediate and surrounding 
communities.  Therefore, the residential growth of the proposed project is not a significant impact. 

 
5.2  SUMMARY OF CUMULATIVE IMPACTS 
 
CEQA Guidelines Section 15130(a) states that, “an EIR shall discuss cumulative impacts of a 
project when the project’s incremental effects are cumulatively considerable, as defined in CEQA 
Guidelines Section 15065(c).” This discussion, as stated by the CEQA Guidelines Section 15130 
(b), “should be guided by the standards of practicality and reasonableness, and should focus on 
the cumulative impact to which the identified and other projects contribute, rather than the 
attributes of other projects which do not contribute to the cumulative impact.” 
 
In accordance with CEQA Guidelines Section 15130(b)(1)(B), the cumulative impact analysis for 
the proposed project is derived from a list of pending, approved, and reasonably foreseeable 
projects within the County of Los Angeles, and other surrounding cities.  Chapter 3 of this EIR 
discusses the impacts the proposed project would have individually and cumulatively. The 
following is a summary of the cumulative impacts discussed in Chapter 3: 
 
Aesthetics 
 
Since the Golden Gate Theater and Jim’s Burgers buildings are currently vacant and in a 
dilapidated state, it is likely that the project would create more light sources as part of the 
renovation of the buildings and other improvements such as the use of the parking lot.  Since the 
area is well lit at present, the additional sources as a result of lighting from the project are not 
expected to create a significant source of glare for adjacent properties. The project buildings are 
neither located directly adjacent to residential uses nor adversely impacts public streets. As the 
lighting proposed by the project will be necessary to provide security as required by County Code, 
all lighting sources will be properly maintained onsite and shielded to minimize the effect of glare 
upon adjacent properties.  Business identification signage will be erected on or near the buildings 
and traffic control signage will be located on-site.  As a result, the project would not contribute to 
any significant cumulative aesthetic resource. 
 
Cultural Resources 
 
The project’s only potential impact to cultural resources is the proposed alterations to the Golden 
Gate Theater building.  Cumulative impacts occur when significant impacts to a proposed project 
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combine with similar impacts from other past, present or reasonably foreseeable projects in a 
similar geographic area.  In this case, significant impacts to the proposed project could combine 
with the loss or substantial alteration of other 1920’s neighborhood movie palaces in Los Angeles, 
to create a significant cumulative impact.  As detailed in Section 3.2.2, of the numerous 
neighborhood movie palaces constructed during the 1920s, only the Alex Theater in Glendale 
and the Rialto Theater in South Pasadena remain as examples.  Thus, the proposed project 
could contribute to a significant cumulative cultural resource impact. 

 
Solid Waste 
 
The proposed project could cause incremental increases in the demand for landfill capacity for 
solid waste. However, these increases would be negligible and could be easily accommodated by 
the County-wide system currently in place. Consequently, the project’s potential to contribute to 
the cumulative impacts of solid waste disposal is minimal and a less than significant impact. 
 

Traffic and Circulation 
 
Based on the analysis methodology and policies of the County of Los Angeles Department of 
Public Works Traffic and Lighting Division, none of the four study intersections will experience a 
significant impact attributable solely to the traffic generated by the proposed drug store and 
restaurant.  However, the Atlantic Boulevard/Whittier Boulevard intersection, adjacent to the site, 
will experience a significant cumulative impact during the afternoon peak hour when the related 
projects traffic and the project traffic are combined. Therefore, a mitigation measure will be 
required at that intersection.  
 
It is recommended that the roadway of Whittier Boulevard be widened adjacent to the site to 
provide an eastbound right-turn lane for traffic approaching Whittier Boulevard. With that measure 
in place, the significant impact during the afternoon peak hour would be mitigated. Therefore, the 
project’s cumulative impact on traffic and circulation would result in a less than significant level. 
 

Noise 
 
As discussed in Section 3.5 of this EIR, the adjacent residential and commercial uses would be 
exposed to limited construction-related noise sources. However, the proposed project itself would 
not be a permanent source of noise and, therefore, would not contribute to cumulative noise 
impacts.  
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