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SECTION 1.0 INTRODUCTION 

1.1 FINAL ENVIRONMENTAL IMPACT REPORT REQUIREMENTS 

Before approving a project, the California Environmental Quality Act (CEQA) requires the Lead 
Agency to prepare and certify a Final Environmental Impact Report (Final EIR). This document 
represents the Final EIR for Aviation Station Project (Project). This Final EIR has been prepared 
in accordance with Section 15132 of the State CEQA Guidelines, as amended. As required by 
this section, the Final EIR shall consist of the following: 

• The Draft EIR (SCH No. 2009051097) or a revision of the Draft EIR. 

• Comments and recommendations received on the Draft EIR, either verbatim or in summary. 

• A list of persons, organizations, and public agencies commenting on the Draft EIR. 

• The responses of the Lead Agency to significant environmental points raised in the 
review and consultation process. 

• 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. 

1.2 PROJECT DESCRIPTION SUMMARY 

The Aviation Station Project site is located within both the unincorporated community of Del Aire 
in Los Angeles County and within the City of Los Angeles. The Project site is bound by Aviation 
Boulevard to the west; West 117th Street to the south; Judah Avenue to the east; and the 
existing Metro Green Line Aviation/LAX Station to the north. 

The Project proposes to develop a total of 390 residential units and 29,500 square feet of 
commercial in a mixed-use development. Lot 1 would include 278 residential units and 
8,000 square feet of commercial and leasing office space, and Lot 2 would include 112 
residential units and 21,500 square feet of commercial. The residential units within Lot 1 are 
proposed to be developed as for-sale condominium units and townhouses, and the residential 
units within Lot 2 as rental apartments. 

The 20 two-story townhomes are proposed to be developed along West 117th Street and Judah 
Avenue, and the remaining residential units would be located behind the townhomes within four 
buildings with 4 levels. The four buildings would be built upon a podium level and separated 
from each other by community open space, common areas and pedestrian corridors. The 
Project proposes 797 parking spaces in two levels, one level of subterranean parking and 
surface off-street parking at the street/ground level. The parking serves residents, guests and 
the commercial uses and leasing office. Vehicle access to the parking area is proposed through 
West 117th Street and Aviation Boulevard. 

Approximately 6.1 acres of off-site property owned by the California Department of 
Transportation (Caltrans) located immediately to the north of the Project site is proposed to be 
improved as a part of the Project. The “Caltrans Off-site Project Area” includes the relocated 
1.85-acre Metropolitan Transportation Authority (Metro) bus terminal, the reconfiguration of 
the 3.65-acre Caltrans Park-and-Ride Lot, and the reconfiguration of 0.6-acre of parking for the 
Caltrans Maintenance Facilities. The Metro Green Line Aviation/LAX Station located to the north 
of the Project site would remain unchanged with Project implementation. The Project proposes 
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the decertification of the Caltrans-owned portion of Lot 2 and its sale to Metro. Once under 
Metro ownership, this portion of Lot 2 would then be leased to the Project Applicant. 
Additionally, a modification to the County of Los Angeles and City of Los Angeles boundaries 
will be required, involving detachment through the Local Agency Formation Commission for the 
County of Los Angeles (LAFCO), to allow the entire Project site (including a portion of 
West 116th Street) to become part of unincorporated County of Los Angeles. 

1.3 CEQA COMPLIANCE AND EIR REVIEW PROCESS 

In compliance with the State CEQA Guidelines, the County of Los Angeles circulated copies of 
the Draft EIR to the State Clearinghouse, responsible and trustee agencies, local agencies, and 
any other interested parties for a 45-day public review period. The Draft EIR was also made 
available for public review at the County of Los Angeles Department of Regional Planning, at 
the Los Angeles County Public Libraries, and online at 
http://planning.lacounty.gov/case/view/tr070853/. The Draft EIR public review period began on 
January 11, 2011 and ended on February 24, 2011. The County of Los Angeles Regional 
Planning Commission held a public hearing on February 16, 2011 and took public testimony.  

1.4 CONTENTS OF THE FINAL EIR 

This document dated April 2011, together with the Draft EIR dated January 2011 for the 
proposed Project and the Technical Appendices to the Draft EIR dated January 2011, 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 included: 

o Appendix A: Notice of Preparation, Initial Study, and NOP Response Letters 

o Appendix B: Geotechnical Investigation Report 

o Appendix C: Drainage Concept, Hydrology, SUSMP, and L.I.D. Analysis 

o Appendix D: Noise Report 

o Appendix E: Air Quality Report 
 E-1 Air Quality Impact Analysis Report 
 E-2 Alternative 3 URBEMIS Model Data Sheets 

o Appendix F: Phase I Cultural Resources Study 

o Appendix G: Photometric and Signage Analysis 
 G-1 Photometric Analysis 
 G-2 Signage Guidelines 

o Appendix H: Traffic Impact Study 

o Appendix I: Sewer Area Study Report 

o Appendix J: Public Services Letters 

o Appendix K: EDR Radius Map Report 
 K-1 EDR Radius Map™ Report with GeoCheck® 
 K-2 Federal Aviation Administration Determination Letter 

o Appendix L: Global Climate Change Impact Analysis Report 
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This Final EIR is organized in the following five sections: 

• Section 1.0 (Introduction): This section provides a brief introduction to the Final EIR 
and its contents. 

• Section 2.0 (Errata): This section consists of text changes made to the Draft EIR as a 
result of comments raised during the public review process. Changes within the Errata 
would not result in significant new information that could require recirculation of the Draft 
EIR, pursuant to Section 15088.5 of the CEQA Guidelines. 

• Section 3.0 (Responses to Written Comments): This section provides each written 
comment letter submitted by both public agencies and interested parties, followed by 
responses to the comments.  

• Section 4.0 (Responses to Oral Comments): This section provides responses to the 
public testimony at the public hearing held by the Regional Planning Commission. 

• Section 5.0 (Mitigation Monitoring and Reporting Program): This section includes 
the Mitigation Monitoring and Reporting Program that identifies the mitigation measures, 
monitoring timing, action required, responsible agency/party, and the monitoring 
agency/party responsible for ensuring each recommended mitigation measure 
is implemented. 
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SECTION 2.0 ERRATA 

2.1 TEXT CHANGES TO THE DRAFT EIR 

The following text changes are made to the Draft Environmental Impact Report (EIR) and 
incorporated as part of the Final EIR. These changes further substantiate conclusions and/or 
clarify aspects of the previously circulated document. None of these changes reflect a 
determination of a new or more significant environmental impact than disclosed in the Final EIR. 
Changes to the text are noted with bold (for added text) or strikeout type (for deleted text). Where 
new text would already be bolded in the Draft EIR, the new text is also italicized for distinction. 

Draft EIR- Universal Changes 
1. All references within the Draft EIR to the Project zoning of MXD-DP (Mixed Use 

Development/Development Program) shall be revised to state MXD-68U-DP 
(Mixed Use Development/68 Dwelling Units per Net Acre/Development 
Program). 

2. All references within the Draft EIR to Table 5.1-8, Proposed Project Parking 
Summary, in Section 5.1, Traffic/Access, of the Draft EIR shall be revised to be 
Table 5.1-9, to accommodate a new Table 5.1-8 provided in the Errata below. 

3. All references to the either the frontage or front facade of the townhomes along 
West 117th Street and Judah Avenue shall be replaced with the phrase 
street-facing facade to clarify the intended front versus rear of each townhome. 

4. Where there are errata to the project description, these are intended as universal 
errata that shall apply to the same language, if present, throughout the Draft EIR. 

Table of Contents 
Page ix, Appendix 

K-1 EDR Radius MapTM Report with GeoCheck® 

K-2 Signage Guidelines Federal Aviation Administration Determination Letter 

Executive Summary 
Page ES-2, first paragraph: 

…Project would provide 797 parking spaces through construction of one level of 
subterranean parking that would underlie the majority of Lot 1 and Lot 2, which would be 
designated for residential parking only (154 spaces for apartment residents and 349 for 
condominium residents), and surface off-street parking at the street/ground level. There 
will be 312 tandem parking spaces within the subterranean parking structure that 
will be provided for residents of the Project only; not for guest or commercial use. 
Street-level parking would be available for residents (6 spaces for apartment residents 
and 72 for condominium residents), guests of the residents (28 spaces for apartment 
guests and 70 spaces for condominium guests), for the leasing office (12 spaces) and 
for commercial users (106 spaces). 

Page ES-3, third paragraph: 
The Project would require a General Plan Amendment (GPA) to change the existing 
General Plan site designation to “High Density Residential”, which would be the ultimate 
land use designation for both Lot 1 and Lot 2. Lot 1 is currently zoned C-1 (Restricted 
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Business Zone) and R-1 (Single-Family Residence) in the County of Los Angeles Zoning 
Ordinance. Lot 2 is currently zoned PF (Public Facilities) in the City of Los Angeles 
Zoning Ordinance. The Project would require a zone change to MXD-68U-DP 
(Mixed Use Development/68 Dwelling Units per Net Acre/Development Program) 
in order to provide development standards to regulate development on both Lot 1 
and Lot 2. A Conditional Use Permit (CUP) would be required pursuant to County Code 
Section 22.40.520(B) to allow for mixed use development in the MXD-DP zone. The 
CUP would also establish site-specific development standards for the Project. A parking 
permit would be required pursuant to Los Angeles County Code Section 22.56.990(C) to 
allow for the sharing of parking across Lot 1 and Lot 2. Additionally, an aviation permit 
will be required for consistency with the Los Angeles County Airport Land Use Plan. 

Page ES-2, 4th full paragraph 

Other off-site improvements involve upgrades/replacement of existing 
infrastructure/utilities, as needed, to support the proposed development. Infrastructure 
improvements to storm drains, wastewater, water, and dry utilities would be needed to 
connect to existing facilities within or adjacent to the Project site. All utilities would be 
placed underground. The portion of Aviation Boulevard adjacent to Lot 1 and Lot 2 would 
be widened by 4-feet to accommodate a northbound right-turn lane at the former location 
of West 116th Street. A traffic signal would be installed at the existing Caltrans driveway 
on West Imperial Highway to accommodate access to the reconfigured Metro and 
Caltrans facilities. The traffic signal at the Caltrans driveway would feature separate 
westbound left-turn phasing for vehicles turning left into the Caltrans Park-and-Ride Lot 
and Caltrans Maintenance Facility surface parking lots. 

Section 2.1 Project Location and Setting 
Page 2-1, reference to Exhibit 2-2: 

See revised Exhibit 2-2, Adjacent Jurisdictions, located in Section 2.2 of this document, 
reflecting the Los Angeles Air Force Base’s current location within the City of Hawthorne. 

Section 2.3 Project Description 
Page 2-9, Table 2-2: 

TABLE 2-2 
AVIATION STATION DEVELOPMENT SUMMARY BY LOT 

Site Summary Lot 1 Lot 2 Total
Lot Area - Net  3.15 acres (137,214 sf) 2.63 acres (114,563 sf) 5.78 acres (251,777 sf) 
Lot Area - Gross  3.20 acres (139,392 sf) 2.70 acres (117,612 sf) 5.90 acres (257,004 sf) 
Residential Units 278 112 390 
Commercial (sf) 8,000 21,500 29,500 
Density (# units/gross lot area) 71.28 du/ac 38.36 du/ac N/A 
Floor-to-Area Ratio (FAR) 2.43 1.36 N/A 
Lot Coverage (sf) 90,402116,223 35,09354,268 125,495170,491 
Open Space1 (sf) 66.06043,826 65,79048,288 131,850 92,114
sf: square feet 
du/ac: dwelling unit per acre 
1 Includes all common and private landscape and hardscape outdoor use areas
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Section 2.3.1 On-Site Project Components 

Page 2-9, reference to Exhibit 2-4: 

See revised Exhibit 2-4, Site Plan, located in Section 2.2 of this document, reflecting the 
changes to the Site Summary (i.e. lot coverage and open space). 

Page 2-10, Parking and Circulation, 1st paragraph 

Table 2-3 also presents the total number of parking spaces (797 spaces) for the Project, 
allocated among each of the four buildings and commercial/leasing office. The Project 
would provide a total of 797 parking spaces through construction of one level of 
subterranean parking that would underlie the majority of Lot 1 and Lot 2, and through 
Street Level parking. The subterranean parking level would be designated for residential 
parking only (154 spaces for apartment residents and 349 for condominium residents). 
There will be 312 tandem parking spaces within the subterranean parking 
structure that will be provided for residents of the Project only; not for guest or 
commercial use. Street-level parking would be available for residents (6 spaces for 
apartment residents and 72 for condominium residents), guests of the residents (28 
spaces for apartment guests and 70 spaces for condominium guests), for the leasing 
office (12 spaces) and for commercial users (106 spaces). Exhibit 2-6 depicts the 
distribution of public and private (residential) parking on the basement and Street Levels.  

Page 2-11, Parking and Circulation, 3rd full paragraph 

As shown on Exhibit 2-4, Site Plan, the portion of Aviation Boulevard adjacent to Lot 1 
and Lot 2 would be widened by 4-feet to accommodate a northbound right-turn lane at 
the former location of West 116th Street. The West 116th Street/Aviation Boulevard 
intersection driveway would provide full access (i.e., left-turn and right-turn ingress and 
egress turning movements), and would provide access to the commercial and residential 
components of the Project and associated parking areas. For exiting traffic, two lanes 
would be provided: one for left-turns and one for right-turns. 

Page 2-12, 4th full paragraph through Page 2-13, 2nd full paragraph : 

Exhibit 2-9 shows the Project from the south (Elevation 3 from West 117th Street area) 
and from the east (Elevation 4 from Judah Avenue area). The Project’s southern-facing 
and eastern-facing facades include the two-story townhomes, as shown in Elevations 3 
and 4, which are located at the Street Level. The main entrance to each of the 
townhomes will be from the internal parking structure, with back door access to 
the townhomes taken from the West 117th Street or Judah Avenue. The Building 1B 
condominiums are set back 25 feet from the street-facing façade of the townhomes to 
allow for a transition in building massing between the Project and the existing 
single-family residences on the southern side of West 117th Street and the eastern side 
of Judah Avenue. Elevation 3 shows the street-level townhomes from West 117th Street, 
and Elevation 4 shows the juxtaposition of the Project massing in relation to the adjacent 
single-family home located at the corner of Judah Avenue and West 117th Street.  

Page 2-14, reference to Exhibit 2-14: 

See revised Exhibit 2-14, Open Space, located in Section 2.2 of this document, 
reflecting changes to the square footage of Open Space. 
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Page 2-14, 2nd full paragraph 

Exhibit 2-14 shows the distribution and amount of proposed landscape area and open 
space within the Project site for both the Street Level and Level 1. As shown in Exhibit 2-
14, areas defined as landscaped are included within the category of open space, but not 
vice versa. The open space areas include all landscape and hardscape outdoor use 
areas. There would be a total of 92,114 131,850 sf (approximately 2.1 3.0 acres) of open 
space areas, inclusive of public and private outdoor use areas at the Street Level and 
Level 1. The Project Applicant would meet the County’s entire parkland requirement 
through payment of the in lieu fee based on the County Parkland Dedication Ordinance. 

Section 2.6.1, Discretionary Actions 

Page 2-27, after “Zone Change” 

Zone Change 

Lot 1 within the County of Los Angeles is currently zoned C-1 (Restricted Business Zone) and 
R-1 (Single-Family Residence) in the County of Los Angeles’ Zoning Ordinance. Lot 2, 
excluding the West 116th Street, within the City of Los Angeles is currently zoned PF 
(Public Facilities) in the City of Los Angeles’ Zoning Ordinance. That portion of West 116th 
Street would be vacated as a part of the VTTM approval process. The Project requires a zone 
change to MXD-68U-DP, Mixed Use Development/68 Dwelling Units per Net Acre/Development 
Program, to provide development standards to regulate development for both Lot 1 and Lot 2. 

Page 2-28, after “Parking Permit” 

Parking Permit 

A Parking Permit is required pursuant to County Code Section 22.56.990(C) to allow for 
tandem parking and the sharing of parking across Lot 1 and Lot 2. 

Page 2-28, after “Metro Ownership of Lot 2” 

Metro Encroachment Permit(s) 

The Project may require permits for special operations related to the use of 
construction equipment in proximity to the electrified OCS (Overhead 
Catenary System). 

Section 2.7 Basis for Cumulative Impact Analysis 

Page 2-31, Table 2-4 
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TABLE 2-4 
CUMULATIVE PROJECTS 

Map 
No. 

Project 
Name/ 
Project 
Number 

Project 
Status 

Address/ 
Location 

Land Use Date 
Project 

Data 
Source 

[1] 

Daily 
Trip 

Ends [2] 
Volumes 

AM Peak Hour 
Volumes [2] 

PM Peak Hour Volumes 
[2] 

Land-Use Size In Out Total In Out Total 
City of El Segundo 

E10 LA Air Force 
Base Area A Proposed 

2400-2460 
East 
El Segundo 
Boulevard 

Condominium 625 DU [4], [16] 3,631 47 228 275 218 107 325 

City of Hawthorne 

HE 
3 

LA Air Force 
Base Area A Proposed 

2400-2460 
East 
El Segundo 
Boulevard 

Condominium 625 DU [4], [16] 3,631 47 228 275 218 107 325 

TOTAL 24,837 1,458 797 2,255 1,061 1,257 2,318
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Page 2-29, reference to Exhibit 2-16: 

See revised Exhibit 2-16, Location of Cumulative Projects, located within Section 2.2 of 
this document, reflecting the LA Air Force Base A within the City of Hawthorne as “H3”. 

Section 2.8 Optional Traffic Calming Measures 

In response to community concerns regarding potential Project-related trips using 
Judah Avenue to access the Project site, additional optional Project features have 
been proposed. These optional features are not required to mitigate potential 
Project-related traffic impacts. As discussed in Section 5.1, Traffic/Access of this 
Draft EIR, all Project-related traffic impacts would be reduced to a level less 
than significant with implementation of Mitigation Measures (MM) 5.1-1 through 
MM 5.1-6, MM 3.2-6, and MM 3.4-3. Therefore, these optional Project features are 
included within this Draft EIR to allow for the possibility of future implementation, 
if determined to be warranted/beneficial by the County. 

Option 1 involves the elimination of ingress into the Project’s West 117th Street 
driveway. Access into the West 117th Street driveway would be limited to right-turn 
egress movements only and no vehicular entry (left-turn or right-turn) would be 
permitted. All of the Project’s ingress traffic would be required to use the main 
driveway on Aviation Boulevard.  

Option 2 would restrict traffic movements from entering westbound onto West 
117th Street from Judah Avenue through construction of a curb extension at the 
northwest corner of the Judah/ West 117th intersection. Also, eastbound traffic on 
West 117th Street would be limited to right-turns only at the Judah intersection. 
This Option is depicted in Exhibit 2-17. 

Option 3 is the potential installation of a landscaped median island on the “wide” 
segment of Judah Avenue between West 118th Street and West 120th Street. 
Conceptually, the roadway configuration would be modified from the current two 
through travel lanes in each direction on Judah Avenue to one travel lane in each 
direction, plus a center landscaped median. Left-turn pockets can be provided at 
intersections. Curbside parking can also be retained on both sides of Judah Avenue 
with the center landscaped median. This Option is depicted in Exhibit 2-18. 

Exhibits 2-19 and 2-20 show the existing traffic count data for the AM and PM Peak 
Hours. This data was used to support the analysis of Options 2 and 3, as discussed 
in Section 5.1 Traffic/Access of this Draft EIR. 

Section 3.4.7, Mitigation Measures and Table ES-1, Executive Summary 

Page 3.4-31 and Page ES-9 

MM 3.4-8 In accordance with the State Business and Professions Code and the 
State Civil Code each prospective purchaser of residential property within 
the Project shall be notified as follows: 

NOTICE OF AIRPORT IN VICINITY- This A portion of this 
property is presently located in the vicinity of an airport, within 
what is known as an airport influence area. Additionally, this 
property is located in proximity to the Metro Green Line 
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Aviation/LAX Station, which currently operates 24-hours 
per day, 7 days per week. For that these reasons, the 
property may be subject to some of the annoyances or 
inconveniences associated with proximity to airport and light 
rail operations (e.g., noise, vibration, or odors). Individual 
sensitivities to those annoyances can vary from person to 
person. You may wish to consider what airport and light rail 
annoyances, if any, are associated with the property before 
you complete your purchase and determine whether they are 
acceptable to you. 

In addition, although not required by the State Civil Code 
(Section 1103 et. seq.), each prospective tenant of leased 
residential property within the Project shall also be notified as 
described above.  

Section 4.2.5 Environmental Impacts 

Page 4.2-17, text added to the first full paragraph, Revised Table 4.2-6, and text added in the 
paragraph following Table 4.2-6. 

The closest receptors to the site boundary are the homes on the eastern side of Judah 
Avenue and on the southern side of West 117th Street opposite the Project site. The local 
emissions impacts were evaluated for two cases: 

• Grading of 1.25 acres adjacent to the Project site boundary closest to the 
nearest sensitive receptors, a distance of approximately 75 feet. 

• Excavation for the subterranean garage closest to the Project site boundary 
closest to the nearest sensitive receptors, a distance of approximately 110 feet. 

The results of the LST calculations in the Air Quality Analysis are shown in Table 4.2-6. 

TABLE 4.2-6 
LOCAL SIGNIFICANCE THRESHOLD EMISSIONS 

 

 
Emissions (lbs/day) 

NOx CO PM10 PM2.5
Grading adjacent to the Project site boundary
Maximum Daily Emissions 21 11 4.4 1.7
LST Thresholds  100a 550a 5.7 3.5

Exceed Threshold? No No No No
Excavation closest to the Project site boundary
Maximum Daily Emissions 30 21 16 68 15 
LST Thresholds  100a 550a 15 9 8 4

Exceed Threshold? No No Yes Yes 
Bold and underlined values are greater than the threshold. 
lbs/day: pounds per day; LST: localized significance threshold 
a  Mass daily emissions thresholds are shown because the LST table values for NOx and CO are greater than the 

mass emissions thresholds. 
Source: BonTerra Consulting 2010a (EIR Appendix E-1).
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As shown in Table 4.2-6, the maximum daily NOx and CO emissions would be well 
below the LST thresholds. The impact would be less than significant when grading 
would occur on the Project site. However, the calculated maximum daily PM10 and 
PM2.5 emissions would exceed the thresholds during the period when the excavation 
for the subterranean parking would occur closest to the sensitive receptors and 
indicate a potential for local particulate matter concentrations in excess of the 
24-hour standards. 

As discussed above, the Project would be required to implement SCAQMD Rule 403, 
Fugitive Dust, as described in MM 4.2-1; the maximum particulate emission reductions 
available in the URBEMIS model have been included in the calculations. Therefore, the 
LST analysis indicates a significant impact. Rule 403 represents the feasible mitigation 
measures for dust control, and prohibits visible dust beyond the property line of the 
Project site. This limitation may result in impacts less than indicated by Table 4.2-6, but 
the additional reductions cannot be quantified. MM 4.2-5 and MM 4.2-6 have been 
incorporated into the project to further reduce the potential for dust generation to 
the homes on West 117th Street and Judah Avenue, and to provide liaison 
between homeowners and the construction contractors. Therefore, the local impact 
related to emissions of particulate matter would be significant and unavoidable for a 
short-term period of approximately 28 working days, which is the approximate timeframe 
required for grading and subterranean excavation. 

Page 4.2-22 and 4.2-23, revisions in the Cancer Risk and Cancer Burden paragraphs 

Cancer Risk. The maximum PM10 concentration from diesel exhaust would occur at the 
northeast corner of the Project buildings. The maximum incremental cancer risk (MICR) 
is calculated by assuming that a resident at that location would be exposed to the 
maximum PM10 concentration for 350 days per year for a period of 70 years. Because it 
is very unlikely that a person would live at this location for 70 years and because diesel 
PM emissions will decline in future years, as described above, the risk calculation is very 
conservative. The cancer risk from diesel PM at the northeast corner of the Project, i.e. 
the MICR, was calculated to be 4.4 4.7 in 1 million. This value is less than the SCAQMD 
CEQA significance threshold of 10 in 1 million; see Table 4.2-4. The cancer risk would 
be less at all other parts of the Project site, declining to approximately 1 in 1 million at 
the southern edge of the proposed buildings. 

Cancer Burden. SCAQMD requires calculation of the cancer burden for areas where the 
cancer risk would be greater than or equal to 1 in one million. For the Project, this area 
would include the entire Project site. If it is conservatively assumed that the residential 
population of the Project, 1,156 persons would be exposed to the MICR of 4.4 4.7 in 1 
million, the cancer burden would be 0.005 excess cases. This value is approximately one 
percent of the SCAQMD CEQA significance threshold of 0.5 excess cases; see Table 4.2-4. 

Section 4.2.7, Mitigation Measures 

Page 4.2-27 and Table ES-1 

MM 4.2-5 The Project contractor’s final construction plans and specifications 
shall require that activities with the potential to generate dust, PM10, 
and PM2.5 that are not required at a specific location on the Project 
site, such as the staging of equipment and materials, shall be 
located as far as feasible from nearby residences. 
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MM 4.2-6 A construction relations officer shall be appointed to act as a 
community liaison concerning on-site construction activity 
including resolution of issues related to the generation of dust, 
PM10, and PM2.5. 

Section 4.4.5 Environmental Impacts 

Page 4.4-12, reference to Exhibit 4.4-7: 

See revised Exhibit 4.4-7, Proposed Signage Plan, located in Section 2.2 of 
this document. 

Section 5.1-5 Environmental Impacts 

Page 5.1-24, prior to Threshold 5.1b: 

Optional Traffic Calming Measures 

In response to community concerns regarding potential Project-related trips using 
Judah Avenue to access the Project site, additional optional Project features have 
been proposed. These optional features are not required to mitigate potential 
Project-related traffic impacts. As previously discussed, all Project-related traffic 
impacts would be reduced to a level less than significant with implementation of 
Mitigation Measures (MM) 5.1-1 through MM 5.1-6, MM 3.2-6, and MM 3.4-3. 
Therefore, these optional Project features are included within this Draft EIR to 
allow for the possibility of future implementation, if determined to be 
warranted/beneficial by the County. 

Option 1 involves the elimination of ingress into the Project’s West 117th Street 
driveway. Access into the West 117th Street driveway would be limited to right-turn 
egress movements only and no vehicular entry (left-turn or right-turn) would be 
permitted. All of the Project’s ingress traffic would be required to use the main 
driveway on Aviation Boulevard.  

As noted on Figure 5.1-7 of the Draft EIR, only 10 percent of the Project’s entry 
traffic is forecasted to use the West 117th driveway for entry. An updated analysis 
was prepared assuming this 10 percent were shifted to Project’s Aviation 
driveway (i.e., 100% of entry traffic). As shown in Table 5.1-8, the Project-related 
traffic impacts assuming all entry traffic using the Project’s Aviation driveway 
would remain less than significant. Furthermore, the potential Project feature 
further limits any potential use of Judah Avenue or other residential streets 
located east and south of the Project site by Project-related traffic. 

Option 2 would restrict traffic movements from entering westbound onto West 
117th Street from Judah Avenue through construction of a curb extension at the 
northwest corner of the Judah/ West 117th intersection. Also, eastbound traffic on 
117th Street would be limited to right-turns only at the Judah intersection. This 
Option is depicted in Exhibit 2-17. 
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Option 2 has been considered in response to the community’s assertion that 
existing traffic currently uses Judah Avenue and West 117th Street as a “cut-
through” route to avoid Aviation Boulevard, and that this cut-through traffic would 
increase due to the Project, despite the Project design features to limit traffic from 
using West 117th Street east of the Project driveway.  

Traffic counts were taken at the Judah Avenue/West 117th and Judah Avenue/West 
118th Street intersections to determine the potential effects of the Option 2 traffic 
restriction. Based on these traffic counts, it is concluded that the curb extension 
is not warranted or desirable from a traffic-calming perspective based on 
the following:  

1) The traffic restriction would unnecessarily cause existing residents who use 
the segment of West 117th Street between Aviation Boulevard and Judah 
Avenue to re-route to other local streets in order to travel to and from their 
residences (e.g., six cars were counted going west on West 117th Street across 
Judah Avenue in the AM peak hour that would need to instead turn left onto 
southbound Judah Avenue and use another street to reach Aviation 
Boulevard, such as West 118th Street); and  

2) The traffic counts demonstrate that there is no evidence or data to suggest 
that West 117th Street west of Judah Avenue is currently being used as a “cut-
through” street as asserted in the comment (e.g., during the PM peak hour, 
only two cars were counted to turn left from northbound Judah onto 
westbound West 117th). As there is no demonstrated patterns of regular cut-
through traffic using Judah Avenue and West 117th Street, it is reasonable to 
conclude that Project-related traffic would also not regularly use this route.  

Should the County decide to implement the curb restriction, the number of vehicles 
potentially re-routed is relatively small (about 30 cars in the AM peak hour and 
about 20 cars in the PM peak hour) and would not adversely affect other streets that 
absorbed this additional traffic. Therefore, no additional review of this or other 
measures to physically restrict traffic movements on West 117th Street and/or Judah 
Avenue are required or recommended, and impacts would be less than significant. 

Option 3 is the potential installation of a landscaped median island on the “wide” 
segment of Judah Avenue between West 118th Street and West 120th Street. 
Conceptually, the roadway configuration would be modified from the current two 
through travel lanes in each direction on Judah Avenue to one travel lane in each 
direction, plus a center landscaped median. Left-turn pockets can be provided at 
intersections. Curbside parking can also be retained on both sides of Judah 
Avenue with the center landscaped median.  

The purpose for consideration of a center median island on Judah Avenue would 
be to aid in the managing of traffic along the roadway as research has shown that 
motorists will generally drive slower in a more constricted roadway environment. 
According to the County Public Works Neighborhood Traffic Management 
Program website (www.dpw.lacounty.gov/tnl/ntmp.com), a center median island 
can be slightly effective in reducing travel speeds on the effected roadway 
segment, although it may not have a measurable effect on traffic volumes. Also, 
many residents in the community would likely view the landscaped median as an 
attractive feature from an aesthetic standpoint. 
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Some residents along Judah Avenue could be somewhat inconvenienced by the 
installation of a center median island as it would effectively limit traffic 
movements at their driveways to right-turns only, thereby resulting in the need to 
make u-turns at intersections and/or slightly adjusting travel routes based on the 
limited traffic movements at their driveways. These slight changes in travel 
patterns due to a raised center median would not result in a significant traffic 
impact and no mitigation is required. 

The reduction in number of through travel lanes as a result of Option 3 would not 
be a significant adverse impact because the number of vehicles currently using 
Judah Avenue is relatively small (e.g., nine northbound/13 southbound cars on 
Judah Avenue south of West 118th Street in the AM peak hour, and 12 
northbound/23 southbound through cars on Judah Avenue south of West 118th 
Street in the PM peak hour). As the potential landscaped median on Judah Avenue 
is not required to mitigate traffic impacts associated with the Project, it is not 
required for installation in conjunction with construction of the Project, however, 
the County may consider installation of the median as part of the Project or at a 
later date. 

Exhibits 2-19 and 2-20 in Section 2.0 Project Description, show the existing traffic 
count data for the AM and PM Peak Hours. This data was used to support the 
analysis of Options 2 and 3, as discussed above. 
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TABLE 5.1-8 
SUMMARY OF V/C RATIOS AND LOS FOR COUNTY OF LOS ANGELES STUDY INTERSECTIONS – 

REFLECTING TRAFFIC CALMING MEASURE OPTION 1 
 

Intersection 
Peak 
Hour 

[1] 
Year 2009 
Existing 

[2]
Year 2014 
w/Ambient 

Growth 
[3] 

Year 2014 w/Proposed Project 
[4] 

Year 2014 w/Related Projects 

V/C LOS V/C LOS V/C LOS 

Change 
V/Ca 

[3]-[2] 
Significant 

Impact? V/C LOS 

Change 
V/Cb 

[4]-[2] 
Significant 

Impact? 
2. Aviation Boulevard/ 

116th Street 
(Site Driveway) 

AM 0.374 A 0.387 A 0.412 A 0.025 NO 0.419 A 0.032 NO 

PM 0.417 A 0.432 A 0.418 A -0.014 NO 0.425 A -0.007 NO 

3. Aviation Boulevard/ 
117th Street 

AM 0.426 A 0.437 A 0.451 A 0.014 NO 0.458 A 0.021 NO 
PM 0.496 A 0.510 A 0.505 A -0.005 NO 0.512 A 0.002 NO 

V/C = volume to capacity ratio; LOS = level of service 
a Change V/C for 2014 w/Proposed Project is calculated by subtracting the Year 2014 w/Ambient Growth V/C from the Year 2014 w/Proposed Project V/C. 
b Change V/C 2014 w/Related projects is calculated by subtracting the Year 2014 w/Related projects V/C from the Year 2014 w/Ambient Growth V/C. 
Source: LLG 2011 
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Section 5.1.5 Environmental Impacts, Residential Parking 

Page 5.1-26, second paragraph: 

Residential parking for the Project will be provided in one subterranean and one 
street-level parking lot. The proposed residential parking is consistent with the parking 
requirements specified for apartments in non-mixed-use and non-transit-oriented 
residential projects in the County Zoning Ordinance, with one exception. Where the 
general vehicle parking space regulations require 1.75 parking spaces for every one-
bedroom unit, the Project would provide 1.25 parking spaces. The proposed 
residential parking is consistent with the parking requirements specified for 
condominiums in non-mixed-use and non-transit-oriented residential projects in 
the County Zoning Ordinance, with two exceptions. Where the general vehicle 
parking space regulations require 2.25 parking spaces for studio and 
one-bedroom condominium units, the Project would provide 1.25 spaces. Two- 
and three bedroom units would be provided with 2.25 parking spaces, consistent with 
the County Zoning Ordinance for both apartments and condominiums. 

The Project therefore proposes to provide a total of 691 679 residential parking spaces, 
which is a 12.3 19.75 percent reduction from the general vehicle parking space 
requirements of the County Zoning Ordinance for the Project (788846 residential parking 
spaces). Residential parking spaces may be assigned to a residential unit or provided as 
a separate amenity with a potential market for surplus parking spaces. 

Section 5.1-7, Mitigation Measures 

Page 5.1-29 

MM 5.1-1 All traffic improvements and construction-related activities that involve 
Caltrans-owned property shall be subject to the approval of an 
encroachment permit from Caltrans and shall be designed and 
constructed in accordance with applicable Caltrans standards and 
requirements, including the California 2010 MUTCD Manual, to the 
satisfaction of Caltrans. All traffic improvements within City of 
Los Angeles right-of-way shall be subject to the approval of the City 
of Los Angeles and the implementation of the improvements shall 
be guaranteed through the City’s B-Permit process. 

Page 5.1-29, portion of MM 5.1-2 

MM 5.1-2 To ensure adequate vehicular access and circulation on the Project site 
and the off-site Project area, the Project shall construct the following 
traffic and circulation features to the satisfaction of the Los Angeles 
County Department of Public Works (LACDPW):. All driveways and 
other circulation features that would affect City of Los Angeles 
roadways shall require coordination for review and approval with 
the LADOT’s Citywide Planning Coordination Section. 
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Page 5.1-30, portion of MM 5.1-2 

MM 5.1-2 A traffic signal shall be installed at the existing Caltrans driveway on West 
Imperial Highway to accommodate access to the reconfigured Metro and 
Caltrans facilities. The traffic signal at the Caltrans driveway shall feature 
separate westbound left-turn phasing for vehicles turning left into the 
Caltrans Park-and-Ride Lot and Caltrans Maintenance Facility parking lot 
and a northbound right-turn overlapping phase for vehicles exiting the 
driveway. The cost and implementation of the traffic signal installation 
shall be the sole responsibility of the Project Applicant. The Project 
Applicant shall contact LADOT’s Western District Operations Office 
to facilitate the review and approval of the traffic signal in this 
location. The installation of the traffic signal shall be complete and in 
operation prior to the operation of the new Metro bus terminal. 

Section 5.4-7, Mitigation Measures 

Page 5.4-5 

MM 5.4-1 Prior to issuance of an certificate of occupancy permit, the Project 
Applicant shall notify the Los Angeles County Sheriff’s Department, 
including the Transportation Bureau-Green Line, of Project completion in 
order to facilitate their internal assessment to ensure that services are 
appropriately allocated to areas in need. 

Section 6.1.7, Mitigation Measures 

Page 6.1-18 

MM 6.1-6 Prior to final tract map approval, the Project shall be reviewed by 
Metro to ensure that construction of tie-backs per Specifications 
Section 2162-Tieback Anchors, drainage, fencing, and other issues, 
including safety, associated with, and which may have an impact on, 
the railroad ROW are addressed and that Project plans comply with 
Metro Design Criteria, Section 5 Structural, and Volume III Adjacent 
Construction Design Manual. The Rail Division Transportation 
Manager and Rail Operations Control, as well as the Metro Bus 
Operations Control Special Events Coordinator and applicable 
Municipal Bus Service Operators shall be contacted prior to 
commencement of construction activities that could impact the Metro 
facilities or transit corridors for the purposes of coordination and to 
determine whether any construction-related permits are required. 

Section 6.2.5, Environmental Impacts 

Page 6.2-10, first full paragraph 

For the discretionary actions listed above, an analysis of the Project’s compatibility with 
existing regional and local plans is required. There are a number of interrelated land use 
planning documents and programs that apply to the Project site and its surrounding 



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 2-15 Errata 

area. The applicable regional and local plans were listed and described in Section 6.2.1 
above, and the Project’s consistency with each of these plans and policies is addressed 
below. The CEQA Guidelines require that the EIR discuss the Project’s 
consistency only with applicable land use plans. Analysis of inapplicable land use 
plans is therefore not required.1 

Page 6.2-16 through 6.2-21 

County of Los Angeles General Plan  

The General Plan goals and policies represent the general course of action that should be 
followed to achieve the land use and development envisioned. General Plan goals are a link 
between needs, policies, and implementation. County of Los Angeles General Plan goals and 
policies that are applicable to the Project and an analysis of the Project’s consistency with these 
policies are provided in Table 6.2-3. 

                                                 
2 14 Cal Code Regs § 15125(d). See also Chaparral Greens v. City of Chula Vista (1996) 50 Cal.App.4th 

1134, 1145 (lead agency’s failure to analyze plan policies that were not legally applicable was not a basis 
for setting aside the EIR), Sierra Club v. City of Orange (2008) 163 Cal.App.4th 523, 543 (if a plan does not 
regulate a proposed project, no analysis of plan inconsistency is required). 
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TABLE 6.2-3 
COUNTY OF LOS ANGELES GENERAL PLAN CONSISTENCY ANALYSIS 

 
County of Los Angeles General Plan Goals and Policies

General 
Goal: Full and equal opportunity. 
Policy 43: Promote a balanced mix of dwelling unit 
types to meet present and future needs, with emphasis 
on family owned, moderate density dwelling units 
(twinhomes, townhouses and garden condominiums 
at garden apartment densities). 

Consistent: The Project would provide both for-sale 
townhomes/condominiums and for-rent multi-family 
units of in sizes ranging from 543 sf to 1,288 sf, 
providing diversity to the largely single-family housing 
stock available in the Project area. Lot 1 would be 
developed with 70.77 dwelling units per acre, and Lot 2 
would be developed with 38.56 du/ac. 

Goal: Conservation of resources and environmental protection. 
Policy 14: Restore and protect air quality through the 
control of industrial and vehicular emissions, improved 
land use management, energy conservation and 
transportation planning.  

Consistent: The Project is a transit-oriented 
development (TOD), which encourages use of public 
transit and reduces dependence on the automobile, 
reducing vehicle emissions and improving air quality.  

Policy 17: Promote the efficient use of land through a 
more concentrated pattern of urban development, 
including focusing on new urban growth into areas of 
suitable land.  

Consistent: The Project would redevelop the existing 
land uses to provide more dense development in an 
urban area.  

Goal: Urban areas revitalized 
Policy 19: Revitalize declining portions of existing 
urban development, with particular attention to 
deteriorated industrial and low income residential 
areas.  

Consistent: The redevelopment of the Project site with 
the mixed-use TOD project would provide economic 
revitalization to the Project area. 

Policy 44: Preserve sound residential areas and 
protect them from intrusion of incompatible uses.  

Consistent: As discussed further below in the analysis 
of land use compatibility, the scale and design of the 
Project is intended to provide a transition between the 
transportation and commercial uses to the north and 
west and the single-family uses to the south and east. 
As stated in PDF 6.2-1, vehicular access from the Fire 
Lane to the intersection of West 116th Street and 
Judah Avenue would be gated and restricted for 
emergency vehicle access only.  

Policy 41: Encourage the provision of adequate rental 
housing.  

Consistent: The Project would provide 112 rental 
housing units.  

Goal: A strong, diversified economy and full employment. 
Policy 32: Encourage the location of medium and high 
density housing in close proximity to regional multi-
purpose centers 

Consistent: The Project would provide medium- to high 
density housing near several regional employment 
centers within a fully developed urban area.  

Policy 52: Provide for more efficient multi-modal use of 
the current freeway system.  

Consistent: The Project is near two major freeways as 
well as rail and bus transit facilities and therefore would 
serve to relieve congestion on the local freeways 
through the increased use of the Metro Green Line and 
bus transfer station. 

Policy 54: Promote the full use of existing service 
systems in order to gain maximum benefit from 
previous public investments.  

Consistent: The Project would better incorporate the 
existing rail line into the fabric of the community, and 
encourage more individuals to utilize public transit, 
thereby increasing the benefits from previous public 
investments. 
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County of Los Angeles General Plan Goals and Policies
Policy 64: Promote jobs within commuting range of 
urban residential areas in order to reduce commuting 
time, save energy, reduce air pollution and improve 
public convenience. 

Consistent: The Project would provide a mix of 
housing and commercial (i.e., employment-generating) 
land uses and is near several regional employment 
centers. The Project is a TOD, which encourages use 
of public transit and reduces dependence on the 
automobile, reducing vehicle emissions and improving 
air quality.  

Land Use Element 
Goal: To maintain and enhance the quality of existing residential neighborhoods. 
Policy 2: Encourage development of well designed 
twinhomes, townhouses and garden apartments, 
particularly on by-passed parcels within existing urban 
communities.  

Consistent: The Project would develop townhomes, 
condominiums and apartments within an existing urban 
community.  

Policy 9: Promote neighborhood commercial facilities 
which provide convenience goods and services and 
complement community character through appropriate 
scale, design and locational controls.  

Consistent: The Project includes 26,500 square feet of 
commercial space that would include retail and 
restaurant facilities serving the surrounding area and 
would be limited to the first floor/ground level of the 
development with architectural features to maintain a 
human scale.  

Goal: To situate commercial activities in viable clusters that conveniently serve their market areas.  
Policy 3: Place major emphasis on channeling new 
intensive commercial development into multipurpose 
centers.  

Consistent: The Project is a mixed use commercial 
and residential development that would serve as a 
multipurpose center.  

Goal: To encourage high quality design in all development projects, compatible with, and sensitive to, the natural 
and manmade environment. 
Policy 1: Concentrate well designed high density 
housing in and adjacent to centers to provide 
convenient access to jobs and services without 
sacrificing livability of environmental quality.  

Consistent: The Project provides medium- to high-
density housing near multiple transportation modes and 
major employment centers.  

Policy 8: Protect the character of residential 
neighborhoods by preventing the intrusion of 
incompatible uses that would cause environmental 
degradation such as excessive noise, noxious fumes, 
glare shadowing and traffic. 

Consistent: The Project would result in less than 
significant impacts related to land use, noise, noxious 
fumes, glare and shadows, and traffic, as determined in 
the analyses presented in this EIR.  

Goal: To foster compatible land use arrangements that contribute to reduced energy consumption and improved 
air quality.  
Policy 25: Promote land use arrangements that will 
maximize energy conservation.  

Consistent: A TOD project encourages increased use 
of public transit and reduced dependence on the 
automobile, resulting in improved air quality and 
increased energy efficiency (less fuel consumption). As 
stated in Section 6.4 and PDF 6.4-1, the Project will be 
LEED Silver, constructed in accordance with the 
County’s Green Building ordinance, and will incorporate 
drought tolerant landscaping and storm water 
catchment systems (PDF 6.4-2); water efficient fixtures 
and appliances (PDF 6.4-3); and preferred parking for 
low-emission/fuel-efficient vehicles, as well as bicycle 
storage (MM 6.4-3). 
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County of Los Angeles General Plan Goals and Policies
Goal: To provide a land use decision-making process supported by adequate information and ongoing citizen 
participation. 
Policy 18: Ensure that future land division activity 
within Los Angeles County occurs in strict compliance 
with State and local laws. 

Consistent once general plan and zoning 
amendments are adopted: The Project is subject to 
review by LAFCO for the detachment of Lot 2 from the 
City of Los Angeles. All proposed entitlements are 
subject to review and approval by the County Board of 
Supervisors. 

Policy 28: Ensure continuing opportunity for citizen 
involvement in the land use decision-making process. 

Consistent: This Draft EIR would be circulated for a 
45-day public review period and all public comments 
received on the adequacy of the EIR analysis would be 
responded to, consistent with CEQA requirements. 

Policy 30: Promote improved interjurisdictional 
coordination of land use policy matters between the 
County, cities, adjacent counties, special districts, and 
regional and subregional agencies.  

Consistent: Implementation of the Project would 
require continuing interjurisdictional coordination 
between the Project Applicant/Developer, the County 
of Los Angeles, the City of Los Angeles, City of 
El Segundo, the Metropolitan Transportation Authority 
(Metro), Caltrans, and LAFCO.  

Goal: To encourage more efficient use of land, compatible with, and sensitive to, natural ecological, scenic, 
cultural and open space resources. 
Policy 24: Promote compatible land use arrangements 
that reduce reliance on the private automobile in order 
to minimize related social, economic and 
environmental costs.  

Consistent: A TOD project encourages increased use 
of public transit and reduced dependence on the 
automobile.  

Policy 27: Provide a land use mix at the countywide, 
area wide and community levels based on projected 
need and supported by evaluation of social, economic 
and environmental impacts.  

Consistent: The Project provides a scale, mix and 
volume of land uses reflecting the current market 
demands, as determined by the Project 
Applicant/Developer. This EIR provides an evaluation 
of environmental impacts of the Project; CEQA does 
not include evaluation of social and economic impacts. 
Information on these factors would be provided to the 
decision-making body by the Project 
Applicant/Developer prior to the County making 
a decision on the Project.  

Circulation Element 
Goal: To achieve a transportation system that is consistent with the comprehensive objectives of the General 
Plan and the needs of the residents. 
Policy 1: Provide transportation planning, services, 
and facilities that are coordinated with and support the 
County of Los Angeles General Plan. 

Consistent: As shown in this General Plan consistency 
analysis, the Project would support the County’s 
transportation goals. 

Policy 2: Provide transportation planning, services, 
and facilities that provide access for equitable 
employment, educational, housing and recreational 
opportunities.  

Consistent: The Project promotes the use of public 
transit, to access employment, educational, housing, 
and recreation opportunities.  

Policy 15: Encourage compatible joint use and 
interfacing of transportation facilities while minimizing 
modal conflict.  

Consistent: The Project’s proposal to reconfigure the 
off-site Park-and-Ride Lot, as well as to relocate the 
bus terminal facility, would reduce modal conflict at the 
site. By integrating the Project site with the Metro Green 
Line station, multiple forms of transportation would be 
promoted.  
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County of Los Angeles General Plan Goals and Policies
Policy 32: Improve the compatibility between aviation 
facilities and their surroundings through improved land 
use control mechanisms and technological 
advancements.  

Consistent: As discussed in Section 6.1 of this EIR, 
the Project would not adversely affect, or be adversely 
affected by, operations at LAX.  

Goal: To achieve a transportation system that is responsive to economic, environmental, energy conservation 
and social needs at the local community, area, and countywide levels.  
Policy 3: Plan and develop bicycle routes and 
pedestrian walkways.  

Consistent: The Project provides convenient 
pedestrian access along Aviation Boulevard, adjacent 
to the Metro Green Line, and internally through the site 
and provides connectivity to the adjacent transit 
facilities. As stated in MM 6.4-3, the Project would 
provide preferred parking for low-emission/fuel-efficient 
vehicles, as well as bicycle storage. 

Policy 18: Support use of non-vehicle improvements 
(e.g. improved signalization, parking management) to 
reduce peak hour congestion.  

Consistent: The Project includes the reconfiguration of 
the Park-and-Ride Lot to allow for improved bus 
infrastructure (i.e. relocation of the bus turnout). Section 
5.1 provides a discussion of all traffic improvements 
required for the Project.  

Policy 20: Encourage greater use of public transit to 
special-purpose centers and recreational facilities.  

Consistent: A TOD project encourages increased use 
of public transit.  

Policy 22: Avoid or minimize the adverse impacts upon 
people, businesses and communities caused by the 
development of transportation facilities.  

Consistent: The Project would relocate the existing 
Metro bus terminal to a site approximately 100 feet to 
the north. The existing Metro bus terminal would not be 
altered until the proposed Metro bus terminal is fully 
operational; thereby minimizing the adverse impacts 
upon the users of the transit facilities. 
The users of the Park-and-Ride Lot will be directed to 
existing Park-and-Ride Lots located in Hawthorne 
and/or El Segundo during the re-striping and 
reconfiguration of the parking stalls. 

Policy 26: Encourage the efficient use and 
conservation of energy used in transportation.  

Consistent: A TOD project encourages increased use 
of public transit and reduced dependence on the 
automobile, resulting increased energy efficiency 
(less fuel consumption). 

Goal: To achieve an efficient, balanced, integrated, multimodal transportation system that will satisfy short and 
long-term travel needs for the movement of people and goods.  
Policy 5: Coordinate land use and transportation 
policies. 

Consistent: As shown in this General Plan consistency 
analysis, the Project would support the County’s land 
use and transportation goals.  

Policy 7: Support continued improvement and 
expansion of the present bus system as a public 
service.  

Consistent: The proposed off-site reconfiguration of 
the Metro bus terminal and Park-and-Ride Lot would 
improve the operating efficiency of the bus system by 
eliminating bus and automobile use of some driveways. 

Policy 9: Support a public transit system that provides 
accessible service, particularly to the transit 
dependent.  

Consistent: A TOD project encourages increased use 
of, and increases accessibility to, public transit.  

Policy 17: Develop parking management plans for 
application in selected areas of urban concentration.  

Consistent: As described in Section 2.0, the Project 
would provide adequate on-site parking for all proposed 
land uses. 
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County of Los Angeles General Plan Goals and Policies
Policy 33: Encourage greater multimodal access to 
major airports and improve internal circulation within 
these facilities.  

Consistent: The Project would result in improved 
access to LAX because the site is adjacent to bus and 
auto transportation serving LAX. The Project provides 
commercial land uses for transit users. 

Housing Element (2008) 
Goal 2: Sustainable communities with access to employment opportunities, community facility and services, and 
other amenities. 
Policy 2.1: Encourage mixed use developments along 
major commercial and transportation corridors.  

Consistent: The Project is a mixed use development 
along major commercial and transportation corridors, in 
particular Aviation Boulevard, Imperial Highway, and 
the I-105. 

Goal 3: A housing supply that ranges broadly in housing costs to enable all households, regardless of income, to 
secure adequate housing.  
Policy 3.1: Promote mixed income neighborhoods and 
a diversity of housing types through the unincorporated 
areas to increase housing choices for all economic 
segments of the population.  

Consistent: Although the Project would not increase 
housing choices for all income levels, the Project would 
provide both for-sale condominiums and for-rent multi-
family apartments of in sizes ranging from 543 sf to 
1,288 sf, providing additional diversity to the largely 
single-family housing stock available in the Project 
area. Rental and sale prices would vary according to 
the size and characteristics of the unit, allowing for a 
variety of income levels to be accommodated within the 
proposed development.  

Policy 3.2: Incorporate advances in energy-saving 
technologies into housing design, construction, 
operation, and maintenance.  

Consistent: As described in Section 6.4, the Project 
would be LEED Silver and constructed in compliance 
with the County’s Green Building ordinance. Please 
refer to Sections 2.0 and 6.4 for a description of the 
Project’s sustainability features. 

Conservation, Open Space and Recreation Element
Goal: To conserve water and protect water quality. 
Policy 34: Encourage the maintenance of landscaped 
areas and pollution-tolerant plants in urban areas. 
Integrate landscaping and open space into housing, 
commercial and industrial developments especially in 
urban revitalization areas. Use drought-resistant 
vegetation.  

Consistent: As stated in Section 6.4, the Project would 
be constructed in accordance with the County’s Green 
Building ordinance and would incorporate drought 
tolerant landscaping and smart irrigation (PDF 6.4-1) 
and water efficient fixtures and appliances (PDF 6.4-2). 

Noise Element 
Goal: Minimize noise levels of future transportation facilities.  
Policy 2: Determine and evaluate the future noise 
levels associated with all major transportation facilities 
in the county.  

Consistent: Section 3.4, Noise, of this EIR provides 
an evaluation of the Project’s contribution to future 
traffic noise levels, which were determined to be less 
than significant.  

Goal: Establish compatible land use adjacent to transportation facilities.  
Policy 4: Reduce the present and future impact of 
excessive noise from transportation sources through 
judicious use of technology, planning and regulatory 
measures.  

Consistent: Section 3.4, Noise, of this EIR provides 
an evaluation of the noise level from surrounding 
transportation sources on the Project. With compliance 
with noise insulation regulations, there would be a less 
than significant impact on the Project.  
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County of Los Angeles General Plan Goals and Policies
Safety Element 
Goal: Minimize injury and loss of life, property damage, and the social, cultural, and economic impacts caused by 
earthquake hazards. 
Policy 3: Continue enforcement of stringent site 
investigations (such as seismic, geologic, hydrologic, 
and soils investigations) and implementation of 
adequate hazard mitigation measures for development 
projects in areas of high earthquake hazard, especially 
those involving critical facilities. Do not approve 
proposals and projects which cannot mitigate safety 
hazards to the satisfaction of responsible agencies. 

Consistent: This EIR summarizes the results of 
geotechnical (Section 3.1) and hydrologic (3.2) site 
investigations, which demonstrate the Project is 
feasible with incorporation of all engineering 
recommendations from these investigations and 
compliance with the County Building Code and would 
not result in a hazard to the on-site or surrounding 
populations. 

Goal: Reduce threats to public safety and protect property from wildland and urban fire hazards. 
Policy 15: Maintain and strengthen the review of 
projects and development proposals; and upgrade 
County fire prevention standards and mitigation 
measures in areas of high wildland (mainly Fire Zone 
40 and urban fire hazard).  

Consistent: The Project is not located within a Fire 
Zone 40 or a High Fire Zone Hazard Severity Area and 
would be constructed in compliance with all applicable 
Building Code requirements related to fire safety. 

Policy 16: Continue to coordinate firefighting efforts 
with State, Federal and local agencies in fire hazard 
areas; and review and update mutual and automatic 
aid agreements between the County and other fire 
protection agencies.  

Consistent: The Project site is not within a fire hazard 
area.  

Policy 17: Continue efforts to reduce all fire hazards, 
with special emphasis on reducing hazards associated 
with older buildings, multistory structures, and fire-
prone industrial facilities; and maintain an adequate fire 
prevention capability in all areas.  

Consistent: Section 5.5, Utilities/Other Services, of 
this EIR, addresses the Project’s compliance with all 
conditions of approval regarding adequate fire flows 
required by LACFD prior to tract map approval.  

Goal: Strengthen County short-term emergency response and long-tem recovery capability.  
Policy 30: Upgrade interagency and multi-jurisdictional 
communications, planning and decision making to 
ensure efficient and integrated emergency response 
capability.  

Consistent: The Project would not adversely affect 
emergency response or evacuation capabilities, as 
discussed in Section 5.4, Fire/Sheriff. 

Public Facilities Element 
Goal: To protect the health and safety and welfare of all residents in providing water and waste services. 
Policy 22: Design water and waste management 
systems which enhance the appearance of the 
neighborhoods in which they are located and minimize 
negative environmental impacts. 

Consistent: All proposed water and waste 
management systems associated with the Project 
(pipelines, laterals, and water quality features) would be 
underground and would not negatively impact the visual 
quality of the Project area.  

Source: Los Angeles County, 1980, as amended; Los Angeles County, 1993, as amended; and 2008 (Housing Element 
only). 

 
Page 6.2-22, 1st full paragraph 

Lot 1 within the County of Los Angeles is currently zoned C-1 (Restricted Business 
Zone) and R-1 (Single-Family Residence), and Lot 2, within the City of Los Angeles, is 
designated as PF (Public Facilities). Property zoned as C-1 allows for general 
commercial and retail development, but does not allow for mixed use developments. 
Property zoned as R-1 allows for a minimum 5,000 sf per single-family lot. Lot 1 2 
includes 139,392 sf, which would allow for 27 lots to be developed. However, the Project 
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would not develop single-family homes or other land uses currently allowed under the 
R-1 zone; therefore, the Project would not be permitted within this zone and a zone 
change is required. 

Page 6.2-24, after second paragraph 

The proposed zoning of MXD-68U-DP will provide an appropriate transition 
between the established single-family residential neighborhood of Del Aire and 
nearby industrial uses and LAX. The Project site is currently zoned for residential, 
commercial and public facility land uses, and the proposed MXD-68U-DP zoning 
will allow for development of a mixed use commercial and residential project at a 
major transit station. The proposed Project will integrate the surrounding 
community with the Metro Green Line Aviation Station, will buffer the existing 
single-family neighborhood from Aviation Boulevard and the major industry 
surrounding LAX, and appropriately intensifies commercial and retail availability 
along Aviation Boulevard, a major local thoroughfare, while bringing a 
transit-oriented development to an underutilized urban site. 

The proposed zone change will support surrounding industry by providing 
essential workforce housing and retail services currently lacking in the area. The 
project will not encroach upon or convert existing industrially-zoned land for non-
industrial uses. 

The issue of land use compatibility involves several interrelated topics that relate to a 
project’s effect on surrounding land uses, in particular air quality and odors (Section 4.2), 
noise (Section 3.4), visual qualities (Section 4.4), traffic/access and parking 
(Section 5.1). This discussion focuses on the compatibility of the Project with the 
adjacent single-family residential uses to the south and east of the Project site and larger 
Del Aire residential community, and also addresses the compatibility of the Project with 
the Northrop Grumman campus and other land uses in the City of El Segundo 
immediately to the west, and the Metro and Caltrans facilities to the north. The analysis 
of these topics included baseline measurements for noise, air quality emissions, 
and traffic for LAX and related high-intensity aviation industry to the west. These 
analyses in this EIR determined there would be less than significant impacts to nearby 
sensitive receptors and other surrounding land uses with implementation of Project 
design features and/or mitigation measures, with the exception of short-term air quality 
impacts associated with construction activities. 

Page 6.2-24, last paragraph 

The townhomes along West 117th Street and Judah Avenue are located at the street 
level and have a height of 16 feet 6 inches to accommodate the two stories. The 
townhomes along West 117th Street are setback 25 feet from the curb and townhomes 
along Judah Avenue are setback 20 feet from the curb. Levels 1, 2, 3, and 4 would be 
further setback from the street by an additional 25 feet to allow for a transition in building 
massing between the Project and the existing off-site single-family residences 
(see PDF 4.4-1). Therefore, the remaining 278 for-sale condominiums and 112 rental 
units that would be developed on Levels 1, 2, 3, and 4 would be set back and located 
further away from the single-family homes along West 117th Street and Judah Avenue. 
This tapering of height and density along the Project site’s southern and 
eastern boundaries would provide for a more gradual visual transition from the adjacent 
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single-family residential land uses to the Project land uses and beyond to surrounding 
industrial land uses, including Northrop Grumman. 

Page 6.2-25, 3rd full paragraph 

Exhibit 2-14 in Section 2.0, Environmental Setting and Project Description, shows the 
distribution and amount of proposed landscape area and open space within the Project 
site for both the Street Level and Level 1, which totals 43,826 66,060 sf of open space 
areas within Lot 1 and 48,288 65,790 sf of open space areas within Lot 2. In total, the 
Project includes 92,114 131,850 sf of open space, inclusive of public and private outdoor 
use areas at the Street Level and Level 1. 

Page 6.2-25, fifth paragraph 

As discussed further in Section 4.4, the Project’s five-story height and massing would be 
compatible with the urban and automobile/bus intensive land uses to the north and west, 
including the Caltrans Park-and-Ride Lot, elevated Metro Green Line Aviation/LAX station, 
Metro bus terminal, and I-105 freeway immediately to the north, as well as the urban land 
uses in the City of El Segundo to the west across Aviation Boulevard, including the 
Northrop Grumman campus, where approximately 5,000 employees work in 
aerospace development, manufacturing, and research facilities. which permits a mix 
of uses, including office and research and development, as well as light industrial uses 
subject to a conditional use permit. 

Page 6.2-26, last paragraph 

There would be no change to the existing zoning of the off-site property. The 
Park-and-Ride Lot and Caltrans maintenance facility would remain within the jurisdiction 
of the City of Los Angeles and would not require a zone change. The newly constructed 
Metro bus terminal and Park-and-Ride Lot are compatible with and supportive of the 
proposed TOD Project and the existing Metro Green Line. The off-site Project 
components would have no impact related to land use compatibility to the existing 
Caltrans building to the east, the Northrop Grumman facility to the west, or the 
adjacent freeways and thoroughfares (i.e., Aviation Boulevard, West Imperial 
Highway, I-105). There would be no conflict with the existing PF (Public Facilities) 
zoning, impacts would be less than significant, and no mitigation would be required. 

Page 6.2-27, third paragraph 

The Project site currently includes 11 residences (7 single-family homes and 
2 duplexes), a 4,568-sf commercial structure (Wild Goose Restaurant/Bar), an 8-room 
motel (Aviation Motel), and surface parking. The Project would remove these existing 
land uses and develop 390 residential units and 29,600 sf of commercial. 
The townhomes are located at the street level and subsequent residential stories are 
setback to allow for a transition in building massing between the Project and the existing 
single-family residences on the southern side of West 117th Street and the eastern side 
of Judah Avenue. In terms of size, scale, and land use types, there is currently no 
transitional development between the office/industrial/transit facilities in the area 
(such as the Northrop Grumman campus and the Metro and Caltrans facilities) and the 
largely single-family residential uses located to the south and east of the site. 
The Project would provide a mix of residential and commercial land uses at a scale and 
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density that would provide a transition between the elevated transit facilities to the north, 
industrial uses to the west, and the single-family residential uses to the south and 
east. The demolition of the existing land uses would not divide an established 
community and impacts would be less than significant. 

Section 6.3.5, Environmental Impacts 

Page 6.3-14, 1st full paragraph 

The Project would be developed in four buildings (Buildings 1A, 1B, 2A, and 2B), which 
would be separated from each other by community open space areas and pedestrian 
corridors. Exhibit 2-14 in Section 2.0, Environmental Setting and Project Description, 
shows the distribution and amount of proposed landscape area and open space within 
the Project site for both the Street Level and Level 1, which totals 43,826 66,060 sf of 
open space areas within Lot 1 and 48,288 65,790 sf of open space areas within Lot 2. In 
total, the Project includes 92,114 131,850 sf of open space, inclusive of public and 
private outdoor use areas. 

Section 7.4.3, Alternative 3: Reduced Scale/Reduced Density 

Page 7-30, 1st sentence under header Alternative 3 Analysis Conclusion 

Alternative 3 would result in a reduced scope of construction, particularly related to 
excavation for subterranean parking, and a 48 percent reduction in residential units and 
related decrease in net population gain as compared to the Project (548 608 persons). 

Technical Appendix E- Air Quality Impact Analysis, January 2011 

SECTION 6.3.1 CONSTRUCTION EMISSIONS 

Pages 18-19, text added to the last paragraph on page 18, data revised in Table 7 and 
text added and revised in the paragraph following Table 7. 

In the LST analysis, only on-site emissions are considered2; thus, off-site emissions such 
as haul trucks and worker commuting are not included, and the emissions are less than 
shown in Table 6. The applicable thresholds are taken from the LST tables. For the 
proposed project, the project location is SRA 3, Southwest Coastal Los Angeles County, 
and the closest receptors to the site boundary are within 25 meters. These receptors are 
the homes on the eastern side of Judah Avenue and on the southern side of West 117th 
Street opposite the project site. The local emissions impacts were evaluated for 
two cases: 

• Grading of 1.25 acres adjacent to the project site boundary closest to the 
nearest sensitive receptors, a distance of approximately 75 feet. 

• Excavation for the subterranean garage closest to the project site 
boundary closest to the nearest sensitive receptors, a distance of 
approximately 110 feet. 

                                                 
2  In this instance, on-site refers to all construction activities associated with the Project, including both the on-site 

areas and the Caltrans Off-Site Project Area. 
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The results of the LST calculations are shown in Table 7. 

TABLE 7 
LOCAL SIGNIFICANCE THRESHOLD EMISSIONS 

 
Emissions (lbs/day) 

NOx CO PM10 PM2.5
Grading adjacent to the Project site boundary
Maximum Daily Emissions 21 11 4.4 1.7
LST Thresholds  100a 550a 5.7 3.5

Exceed Threshold? No No No No
Excavation closest to the Project site boundary
Maximum Daily Emissions 30 21 16 68 15 
LST Thresholds  100a 550a 15 9 8 4

Exceed Threshold? No No Yes Yes 
Bold and underlined values are greater than the threshold. 
lbs/day: pounds per day; LST: localized significance threshold 
a  Mass daily emissions thresholds are shown because the LST table values for NOx and CO are greater than the 

mass emissions thresholds. 
Source: SCAQMD 2008b. 

 
As shown in Table 7, the maximum daily NOx and CO emissions would be well below 
the LST thresholds. The impact would be less than significant when grading would 
occur on the site. However, the calculated maximum daily M10 and PM2.5 emissions 
would exceed the thresholds during the period when the excavation for the 
subterranean parking would occur closest to the sensitive receptors and indicate a 
potential for local particulate matter concentrations in excess of the 24-hour standards. 

As discussed above, the Project would be required to implement SCAQMD Rule 403, 
Fugitive Dust, as described in AQ-1; the maximum particulate emission reductions 
available in the URBEMIS model have been included in the calculations. Therefore, the 
LST analysis indicates a significant impact. Rule 403 represents the feasible mitigation 
measures for dust control, and prohibits visible dust beyond the property line of the 
Project site. This limitation may result in impacts less than indicated by Table 7, but the 
additional reductions cannot be quantified. AQ-5 and AQ-6 have been incorporated 
into the project to further reduce the potential for dust generation to the homes on 
West 117th Street and Judah Avenue, and to provide liaison between homeowners 
and the construction contractors. Therefore, the local impact related to emissions of 
particulate matter would be significant and unavoidable for a short-term period of 
approximately 28 working days, which is the approximate timeframe required for grading 
and subterranean excavation. 

SECTION 6.6  HEALTH RISKS TO RESIDENTS NEAR FREEWAYS 

Page 26, Health Risk Assessment 

A quantitative health risk assessment (HRA) was conducted in accordance with the 
methods and procedures described in the California Air Pollution Control Officers 
Association (CAPCOA) July 2009 guidance document Health Risk Assessments for 
Proposed Land Use Projects. The purpose of the HRA is to estimate the incremental 
cancer risk and non-cancer health risk due to diesel PM. PM10 concentrations at the 
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Project site from diesel trucks on I-105 were calculated using the USEPA CAL3QHCR 
dispersion model. Peak hour truck volume and emission factor were assumed. The 
following methodology was used to derive model input data: 

Links. The eastbound and westbound main lines of I-105, the eastbound off-ramp 
to I 405, and the westbound on-ramp from I-405 were modeled. 

Traffic Volumes. Existing average daily traffic volumes were taken from the 
Caltrans web site. The fraction of heavy duty diesel trucks (HDT) was taken from 
truck count data on the Caltrans web site. It was assumed that all 3-, 4-, and 5-axle 
trucks are HDT. Traffic volumes were calculated in five year increments over the 
70-year period from 2010 to 2080 using growth factors included in the 2010 
Congestion Management Program for Los Angeles County (Metro 2010). The 
growth factor for the 2025-2035 period was used for the years between 2035 and 
2080. Use of these growth factors was concurred in a phone conversation with 
Caltrans traffic forecast staff. Weighted average traffic volumes were calculated 
for each five year increment and an average hourly HDT volume for the 70 years 
for each link was calculated. 

PM10 Emission Factors. EMFAC 2007 was used to generate PM10 HDT emission 
factors for 2014, the opening year for the proposed project, and for 2020, 2025, 
2030, 2035, and 2040. It was assumed that the 2040 emission factor applies to the 
years from 2040 through 2084. It was assumed that the average speed on the main 
lines would be 65 miles per hour (mph) and the average speed on the ramps 
would be 50 mph. These are conservative assumptions because there would be 
periods of congestion with lower speeds and PM10 emission factors are less at 
lower speeds. A weighted average emission factor was calculated for each 
application. 

Cancer Risk. The maximum PM10 concentration from diesel exhaust would occur at the 
northeast corner of the Project buildings. The maximum incremental cancer risk (MICR) 
is calculated by assuming that a resident at that location would be exposed to the 
maximum PM10 concentration for 350 days per year for a period of 70 years. Because it 
is very unlikely that a person would live at this location for 70 years and because diesel 
PM emissions will decline in future years, as described above, the risk calculation is very 
conservative. The cancer risk from diesel PM at the northeast corner of the Project, i.e. 
the MICR, was calculated to be 4.4 4.7 in 1 million. This value is less than the SCAQMD 
CEQA significance threshold of 10 in 1 million; see Table 4.2-4. The cancer risk would 
be less at all other parts of the Project site, declining to approximately 1 in 1 million at 
the southern edge of the proposed buildings. 

Cancer Burden. SCAQMD requires calculation of the cancer burden for areas where 
the cancer risk would be greater than or equal to 1 in one million. For the Project, this 
area would include the entire Project site. If it is conservatively assumed that the 
residential population of the Project, 1,156 persons would be exposed to the MICR of 4.4 
4.7 in 1 million, the cancer burden would be 0.005 excess cases. This value is 
approximately one percent of the SCAQMD CEQA significance threshold of 0.5 excess 
cases; see Table 4.2-4 of the Draft EIR. 
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Page 27, Conclusions 

Although the HRA demonstrates that cancer and chronic non-cancer risks would be less 
than significant, it is recognized that persons residing near freeways and roadways with 
diesel-engine vehicles would be exposed to more pollutants, including PM10, PM2.5, and 
UFP during downwind conditions, than persons living at greater distances from the same 
freeways and roadways. Therefore, the potential for negative health effects due to 
particulate exposure would be greater for persons living near freeways. However, 
consideration of the truck volume and meteorological factors specific to the Project site, 
and the forecast continuing reduction in diesel exhaust emissions, the health risks to 
residents of the proposed Project would be less than significant. Although impacts are 
less than significant, AQ-4 is included to provide future residents of the Project 
with information regarding exposure to PM10, PM2.5, and UFP. 

SECTION 7.0 MITIGATION MEASURES 

Page 29, add mitigation measures: 

AQ-4 Information regarding exposure to PM10, PM2.5, and ultra-fine particles due 
to the Project’s proximity to I-105 shall be provided to all future 
homeowners and residents of the Project through the Homeowner’s 
Association and mandated through the Conditions, Covenants, and 
Restrictions (CCRs). 

AQ-5 The Project contractor’s final construction plans and specifications shall 
require that activities with the potential to generate dust, PM10, and PM2.5 
that are not required at a specific location on the Project site, such as the 
staging of equipment and materials, shall be located as far as feasible from 
nearby residences. 

AQ-6 A construction relations officer shall be appointed to act as a community 
liaison concerning on-site construction activity including resolution of 
issues related to the generation of dust, PM10, and PM2.5. 

SECTION 8.0 REFERENCES 

Page 31, add a reference: 

Los Angeles County Metropolitan Transportation Authority (Metro). 2010. 2010 
Congestion Management Program. http://www.metro.net/projects_studies/cmp/ 
images/CMP_Final_2010.pdf 

2.2 REVISIONS TO EXHIBITS IN THE DRAFT EIR 

The following exhibits have been revised and are replacements for the corresponding numbered 
exhibits within the Draft EIR, as indicated in the Errata above. Additionally, Exhibits 2-17 
through 2-20 are new exhibits located in the Section 2.0 Project Description of the Draft EIR.     
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Site Plan Exhibit 2-4
Aviation Station Project

(Rev 03/11/11 CJS) Projects/Cox/J002/Graphics/Cox/J002/EIR/Ex2-4_site_plan_detail.pdf
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Source: Land Design Consultants, Inc 2010

SITE SUMMARY

LOT 1

LOT AREA - NET 3.15 acres 137,214 sf
LOT AREA - GROSS 3.20 acres 139,392 sf
TOTAL RESIDENTIAL UNITS 278
TOTAL RETAIL 8,000 sf
DENSITY (# of units / General Plan Ammendment) 71.28 Du/acre 3.90 acres
FAR 2.43
LOT COVERAGE 90,402 sf
LANDSCAPE (Softscape) 18,763 sf
OPEN SPACE (COMMON + PRIVATE) 66,060 sf

LOT 2

LOT AREA - NET 2.63 acres 114,563 sf
LOT AREA - GROSS 2.70 acres 117,612 sf
TOTAL RESIDENTIAL UNITS 112
TOTAL RETAIL 21,500 sf
DENSITY (# of units / General Plan Ammendment) 38.36 Du/acre 2.92 acres
FAR 1.36
LOT COVERAGE 35,093 sf
LANDSCAPE (Softscape) 23,863 sf
OPEN SPACE (COMMON + PRIVATE) 65,790 sf

SITE TOTALS (LOT 1 + LOT 2)

LOT AREA - NET 5.78 acres 251,777 sf
LOT AREA - GROSS 5.90 acres 257,004 sf
TOTAL RESIDENTIAL UNITS 390
TOTAL RETAIL 29,500 sf
DENSITY (# of units / General Plan Ammendment) 57.18 Du/acre 6.82 acres
FAR 1.94
LOT COVERAGE 125,495 sf
LANDSCAPE (Softscape) 42,626 sf
OPEN SPACE (COMMON + PRIVATE) 131,850 sf

CONSTRUCTION TYPE
             RETAIL + PARKING TYPE I
             RESIDENTIAL TYPE V-A

PROGRAM SUMMARY

LOT 1 - BUILDING 1A PARKING RATIO PARKING PROVIDED
PLAN DESCRIPTION QNTY GROSS AREA (inc. 0.25 Guest) (inc. 0.25 Guest)

RETAIL 5,000 sf 1 / 250 20
LEASING / RETAIL 3,000 sf 1 / 250 12

A STUDIO                 FLAT 4 ( 4% ) 543 sf 1.25 5
B 1 BR 1 BA              FLAT 43 ( 46% ) 720 sf 1.25 53.75
C 2 BR 2 BA              FLAT 4 ( 4% ) 1,217 sf 2.25 9
D 2 BR 2 BA              FLAT 35 ( 37% ) 1,043 sf 2.25 78.75
E 2 BR 2 BA              FLAT 4 ( 4% ) 1,140 sf 2.25 9
G 3 BR 2 BA              FLAT 4 ( 4% ) 1,288 sf 2.25 9

SUBTOTAL UNITS: 94 residential units provided 1197 spaces provided

LOT 1 - BUILDING 1B PARKING RATIO PARKING PROVIDED
PLAN DESCRIPTION QNTY GROSS AREA (inc. 0.25 Guest) (inc. 0.25 Guest)

A STUDIO                 FLAT 12 ( 7% ) 543 sf 1.25 15
B 1 BR 1 BA              FLAT 76 ( 41% ) 720 sf 1.25 95
C 2 BR 2 BA              FLAT 12 ( 7% ) 1,217 sf 2.25 27
D 2 BR 2 BA              FLAT 52 ( 28% ) 1,043 sf 2.25 117
E 2 BR 2 BA              FLAT 12 ( 7% ) 1,140 sf 2.25 27
F 2 BR 2 BA      TOWNHOME 20 ( 11% ) 1,194 sf 2.25 45

SUBTOTAL UNITS: 184 residential units provided 3326 spaces 
provided

TOTAL LOT 1
RETAIL 8,000 sf
UNITS 278 residential units provided 5523 spaces provided

LOT 2 - BUILDING 2A PARKING RATIO PARKING PROVIDED
PLAN DESCRIPTION QNTY GROSS AREA (inc. 0.25 Guest) (inc. 0.25 Guest)

RETAIL 12,200 sf 1 / 250 48.8

B 1 BR 1 BA              FLAT 32 ( 57% ) 720 sf 1.25 40
D 2 BR 2 BA              FLAT 20 ( 36% ) 1,043 sf 2.25 45
G 3 BR 2 BA              FLAT 4 ( 7% ) 1,288 sf 2.25 9

SUBTOTAL UNITS: 56 residential units provided 1143 spaces provided

LOT 2 - BUILDING 2B PARKING RATIO PARKING PROVIDED
PLAN DESCRIPTION QNTY GROSS AREA (inc. 0.25 Guest) (inc. 0.25 Guest)

RETAIL 9,300 sf 1 / 250 37.2

B 1 BR 1 BA              FLAT 32 ( 57% ) 720 sf 1.25 40
D 2 BR 2 BA              FLAT 20 ( 36% ) 1,043 sf 2.25 45
G 3 BR 2 BA              FLAT 4 ( 7% ) 1,288 sf 2.25 9

SUBTOTAL UNITS: 56 residential units provided 1131 spaces provided

TOTAL LOT 2
RETAIL 21,500 sf
UNITS 112 residential units provided 2274 spaces provided

TOTAL LOT 1 + 2
RETAIL 29,500 sf
UNITS 390  residential units provided 7797 spaces provided

116,223 sf

43,826 sf

54,268 sf

48,288 sf

170,491 sf

92,114 sf92,114 sf92,114 sf
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Source:  Whithee Malcolm Architects, LLP 2010

LOT 1 TOTAL OPEN SPACE (COMMON + PRIVATE)    43,826 sf

LOT 2 TOTAL OPEN SPACE (COMMON + PRIVATE)    48.288 sf

TOTAL LOT 1 + 2 OPEN SPACE (COMMON + PRIVATE)    92,114 sf

TOTAL LOT 1 + 2 LANDSCAPE (Softscape)    39,436 sf
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Source: Linscott, Law & Greenspan Engineers 2009



Traffic Calming Measures - Option 2 Exhibit 2-17
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Source: Land Design Consultants, 2011
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Traffic Calming Measures - Option 3 Exhibit 2-18
Aviation Station Project

Source: Linscott, Law & Greenspan, Engineers 2011

(Rev 04/05/11CJS) Projects/Cox/J002/Graphics/EIR/Ex2-18_traffic_calm3.pdf
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Existing AM Traffic Counts Exhibit 2-19
Aviation Station Project

(Rev 04/05/2011 CJS) R:/Projects/Cox/J002/Graphics/Ex2-19_trffc_exist_am.pdf
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Source: Linscott, Law & Greenspan, Engineers 2011



Existing PM Traffic Counts Exhibit 2-20
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Source: Linscott, Law & Greenspan, Engineers 2011



Proposed Signage Plan Exhibit 4.4-7
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Source:  Withee Malcolm Architects LLP 2011
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SECTION 3.0 RESPONSES TO WRITTEN COMMENTS 

The Draft EIR for the Aviation Station Project was circulated on January 11, 2011 for a formal 
45-day public comment period ending on February 24, 2011. During and after the close of the 
public review period on February 24, 2011, the County of Los Angeles Department of Regional 
Planning received a total of fourteen comment letters on the Draft EIR. 

The County of Los Angeles Regional Planning Commission (RPC) held a public hearing on the 
Draft EIR on February 16, 2011. Public comments were received at the RPC hearing. Refer to 
Section 4.0 of this Final EIR for the responses to oral comments received at the RPC hearing. 

The County’s Responses to Written Comments are provided below. Each comment letter is 
identified by the abbreviation of the agency/organization name, or by the last name of the 
individual commenter, as noted in parentheses next to the list of written commenters below, and 
each comment in each letter is individually numbered beginning with “1”. For example, the 
comment letter from the California Department of Transportation is identified as letter “CA DOT” 
and the individual comments in this letter are identified as CA DOT-1, CA DOT-2, etc. 
Responses to these written comments are identified using the same convention; hence, the 
response to the first comment of this letter is identified as “Response CA DOT-1”. 
The Responses to Written Comments presented herein are organized as follows: 

1) Comment letter (with comment numbers identified in the margins of letters), followed by 

2) Written responses. 

The following agencies/organizations/persons provided written comments on the Draft EIR to 
the County of Los Angeles Department of Regional Planning: 

State Agencies 
Department of Transportation, Division of Aeronautics, February 16, 2011 (CA DOT) 

Governor’s Office of Planning and Research, February 25, 2011 (OPR) 

Regional Agencies 
Metropolitan Transportation Authority, February 10, 2011 (Metro-1) 

Metropolitan Transportation Authority, February 24, 2011(Metro-2) 

South Coast Air Quality Management District, February 24, 2011 (SCAQMD) 

Wiseburn School District, February 24, 2011 (WSD) 

Local Agencies  
Sheriff’s Department, February 17, 2011 (LASD) 

City of El Segundo, Planning and Building Safety Department, February 24, 2011 
(El Segundo) 

City of Hawthorne, Department of Public Works, March 3, 2011 (Hawthorne) 

City of Los Angeles, Department of Transportation, March 9, 2011 (LADOT) 
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Interested Groups/Individuals 
Del Aire Neighborhood Association, February 7, 2011 (DANA) 

Cox, Castle & Nicholson, LLP, February 10, 2011 (CCN) 

Cindy Parsons, Hawthorne, CA, February 24, 2011 (Parsons) 

Northrop Grumman Corporation, February 28, 2011 (Northrop) 

 



NNeece
Line
2

NNeece
Text Box

NNeece
Line
1

NNeece
Text Box
 CA DOT



NNeece
Line
3



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 3-3 Responses to Comments 

Written Responses to:  
State of California Department of Transportation, Division of Aeronautics (CA DOT) 

Response CA DOT-1 

This comment describes the focus of CA DOT’s review of the Draft EIR under CEQA, 
summarizes the proposed Project, and describes the relevant State and County regulations 
related to airport noise and LAX. This comment does not raise a specific concern or question 
regarding the adequacy of the analysis contained in the Draft EIR. Therefore, a response is not 
required pursuant to CEQA. However, the comment is acknowledged for the record and will be 
forwarded to the decision-making bodies for their review and consideration. 

Response CA DOT-2 

The comment states, “The new residential units in this project that are within LAX’s 65 dB CNEL 
aircraft noise contour will increase the NIA (noise impact area) unless appropriate mitigation 
measures are applied to them.” The County agrees with the commenter’s acknowledgement 
that the analysis for the residential apartment and condominium units within the four towers 
(Buildings 1A, 2A, 1B, and 2B) are appropriately analyzed and mitigated to reduce impacts 
associated with their partial location within the 65 CNEL. The comment is acknowledged for the 
record and will be forwarded to the decision-making bodies for their review and consideration. 

Response CA DOT-3 

The comment states that mitigation measures prescribed by the California Airport Noise 
Standards required for new residential units within the LAX 65 dB CNEL aircraft noise contour 
have not been applied to the proposed 20 two-story townhouses. The proposed townhouses 
would be located adjacent to the north side of West 117th Street and adjacent to the west side 
of Judah Avenue, as depicted on the fold-out Vesting Tentative Tract Map and Site Plan 
included within the Draft EIR, and labeled on Exhibit 2-11, Street Level Conceptual Landscape 
Plan. The locations for the proposed townhomes are not within LAX’s 65 dB CNEL aircraft noise 
contour, which crosses through the Project site, as shown on Exhibit 3.4-5 of the Draft EIR, 
which is the latest available noise contour map from LAX. It is noted that regardless of location 
relative to the LAX 65 dB CNEL aircraft noise contour, all residential units, including the 
townhomes, would be designed and constructed to ensure that interior noise levels will not 
exceed 45 dBA CNEL, as described in mitigation measure (MM) 3.4-7 and consistent with State 
noise standards. 

The LAX 65 dB CNEL aircraft noise contour generally bisects the Project site from west to east 
and does not include a large portion of the four towers (Buildings 1A, 2A, 1B, and 2B) , nor any 
of the townhomes, which are located along the eastern and southern outside perimeters of the 
four towers. Therefore, the Sections of the California Airport Noise Standards that apply to new 
residential units within a 65 dB CNEL aircraft noise contour do not apply to the proposed 
townhouses and the Project will not increase the NIA. However, in order to clarify that only a 
portion of the Project site is located within the current boundary of the LAX 65 dB CNEL aircraft 
noise contour, the wording of MM 3.4-8 regarding notification the of prospective purchasers of 
residential properties on the Project site has been revised, as set forth in Section 2.0, Errata. 
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Written Responses to:  
Governor’s Office of Planning and Research (OPR) 

Response OPR-1 

This comment states that the Office of Planning and Research (OPR) State Clearinghouse has 
submitted the Aviation Station Project Draft EIR to selected state agencies for review, and 
acknowledges that the Draft EIR has complied with the State Clearinghouse review 
requirements for draft environmental documents pursuant to CEQA. No response is required. 
However, the comment is acknowledged for the record and will be forwarded to the 
decision-making bodies for their review and consideration. 

Response OPR-2 

The OPR comment letter attachments are comprised of the State Clearinghouse Data Base 
Document Details Report and a Project comment letter received from the State of California 
Department of Transportation (Division of Aeronautics) dated February 16, 2011. The 
California Department of Transportation comment letter on the Draft EIR is responded to fully in 
Responses CA DOT-1 through CA DOT-3 in Section 3.0 of this Final EIR. 
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Written Responses to:  
Metropolitan Transportation Authority (Metro-1) 
Letter dated February 10, 2011 

Response Metro-1-1 

This comment expresses support for the proposed Project and describes the benefits of 
transit-oriented development, but does not state a specific concern or question regarding the 
adequacy of the analysis contained in the Draft EIR. Therefore, no response is required. 
However, the comment is acknowledged for the record and will be forwarded to the 
decision-making bodies for their review and consideration. 



 

 
 

 
February 24, 2011 
 
Ms. Christina Tran 
County of Los Angeles  
Department of Regional Planning 
Impact Analysis Section, Room 1348 
320 West Temple Street 
Los Angeles, CA 90012 
 
Dear Ms. Tran: 
 
Thank you for the opportunity to comment on the Draft Environmental Impact 
Report (DEIR) for the Aviation Station project.   
 
The Draft EIR satisfies the Traffic Impact Analysis (TIA) portions of Congestion 
Management Program (CMP) statutory requirements. However, the following 
required step for the analysis of development-related impacts to transit should be 
addressed in the Final EIR:  
 

1. Information on facilities and/or programs that will be incorporated into 
the development plan that will encourage public transit usage and 
transportation demand management (TDM) policies and programs. 

 
Although the Draft EIR addresses many of Metro’s concerns related to adjacent 
Metro right-of-way and operations including the Metro Green Line Light Rail, Park 
and Ride Lot, and bus layover facility, Metro reiterates the following concerns:   
 

2. The applicant should be advised that the Metro Green Line Light Rail 
currently operates weekday peak service as often as every five minutes in 
both directions and that trains may operate, in and out of revenue service, 
24 hours a day, seven days a week, adjacent to the proposed project’s 
northern boundary. 

3. The DEIR identifies the Metro Green Line as a potential source of noise 
that may impact the proposed project. While DEIR Mitigation Measure 
3.4-8 requires that prospective buyers of the proposed residential units be 
made aware that the units are within an “LAX noise influence area,” the 
noise impacts associated with the Metro Green Line should be explicitly 
included in that prospective buyer notification.  

4. Plans for the proposed project shall comply with Metro Design Criteria, 
Section 5 Structural, and Volume III Adjacent Construction Design 
Manual. The final plans shall be reviewed by Metro to ensure that 
construction of tie-backs per Specifications Section 2162-Tieback 
Anchors, drainage, fencing, and other issues, including safety, associated 
with, and which may have an impact on, the railroad ROW are addressed.  
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5. Due to the proposed project’s proximity to the Metro railroad ROW, 
construction activities may include encroaching on the ROW or digging 
adjacent to Metro Green Line support structures which could impact 
Metro property and equipment.  Permits for special operations including 
the use of a pile driver or anything else that could come into close 
proximity to the electrified OCS (Overhead Catenary System) must be 
obtained at least one week prior to the start of construction.  Permits 
allowing for single tracking or a power shutdown must be obtained at 
least two weeks prior to the start of construction.  The contractor should 
contact the following regarding track allocation and/or special operations 
permits: 

 
Hector Guerrero 
Rail Division Transportation Manager  
Rail Operations Control 
323-563-5271 
 

Although the proposed project is not expected to result in any long-term impacts on 
existing transit operations:  
 

6. Rail Operations Control should be contacted at 323-563-5022 regarding 
the project’s construction impacts on the Metro Green Line. 

7. Several transit corridors with Metro bus service could be impacted by the 
project.  Metro Bus Operations Control Special Events Coordinator 
should be contacted at 213-922-4632 regarding construction activities that 
may impact Metro bus lines.  Other Municipal Bus Service Operators may 
also be impacted and therefore should be included in construction 
outreach efforts.  

 
In addition, the Final EIR should include the consideration of the following transit 
projects that are currently in the planning stages or are included in the Measure R 
Expenditure Plan approved by the voters of Los Angeles County in November, 2008: 
   

8. The Crenshaw/LAX Transit Corridor, which will connect to the Metro 
Green Line near or adjacent to the project site via the BNSF railroad right-
of-way. 

9. The Metro Green Line Extension to Los Angeles International Airport, 
which would link the Metro Green Line to LAX.  The specific route and 
technology are yet to be determined. 

10. The I-405 Corridor Connection between the Metro Orange Line 
Sepulveda Station and the Metro Green Line Aviation Station.  This 
transit project is in preliminary planning stages with a specific route and 
technology yet to be determined. 

11. Although not included in the Measure R Expenditure Plan, a potential 
extension of the existing Metro Green Line passenger platforms so that 
trains may operate with an additional rail car. 
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Metro looks forward to reviewing the Final EIR.  If you have any questions regarding 
this response, please call me at 213-922-2836 or by email at hartwells@metro.net. 
Please send the Final EIR to the following address: 
 
 Metro CEQA Review Coordination 
 One Gateway Plaza MS 99-23-2 
 Los Angeles, CA 90012-2952 
 Attn: Scott Hartwell 
  
 
Sincerely, 

 
Scott Hartwell 
CEQA Review Coordinator, Long Range Planning 
 
 
CC: Rachel Bird 

Conan Cheung 
 Aspet Davidian 
 Roderick Diaz 
 Scott Greene 
 Hector Guerrero 
 Alexander Kalamaros 
 Timothy Lindholm 

Bruce Shelburne 
Irv Taylor 
Cory Zelmer 
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Written Responses to:  
Metropolitan Transportation Authority (Metro-2) 
Letter dated February 24, 2011 

Response Metro-2-1 

In September of 2009, representatives of the Project Applicant met with Ms. Nelia Custidio of 
Metro to discuss various topics, including potential facilities and/or programs that could be 
incorporated into the Project to encourage the use of public transit and support transportation 
demand management (TDM) policies and programs. Several ideas were discussed, including 
the use of kiosks and other information-sharing options. However, with the common use of 
smart phone, personal digital assistants (PDAs) and tablets, that may make certain historic 
modes of information sharing outdated, it was determined that the specific facilities and/or 
programs would be determined at a later date. Accordingly, as stated in Metro’s letter dated 
February 10, 2011, “the Project is also subject to both LACMTA statutory requirements and 
discretionary considerations to be addressed under separate cover.” 

Response Metro-2-2 

This comment acknowledges the current train schedule at the Metro Green Line Aviation/LAX 
Station. This information does not alter the analysis of noise impacts set forth in Section 3.4 of 
the Draft EIR because noise measurements were taken at various locations throughout the 
Project site for short-term ambient noise levels, as well as at Location A (as shown on 
Exhibit 3.4-3 of the Draft EIR) for 24-hour ambient noise levels. These noise readings take into 
consideration the existing ambient noise levels at the Project site, which are incorporated into 
the noise impacts analysis presented in Section 3.4.5 Environmental Impacts of the Draft EIR. 

Response Metro-2-3 

Information regarding the fact that the Metro Green Line Aviation/LAX Station transit activities 
are a source of noise for the Project area will be explicitly included within MM 3.4-8, as set forth 
in Section 2.0, Errata. 

Response Metro-2-4 

Issues set forth in this comment are related to regulatory compliance. The Project Applicant 
must ensure that Project development is in compliance with all applicable regulatory 
requirements, in accordance with the law. Although no new or significant impacts have been 
identified, the requirements set forth by Metro related to compliance with Metro Design Criteria, 
Section 5 Structural, and Volume III Adjacent Construction Design Manual, review of the 
final plans by Metro for issues that may affect the Metro railroad right-of-way (ROW) are 
included as a new mitigation measure (MM 6.1-6), and the possible requirement to issue 
construction-related permits has also been added to the discussion of Discretionary Actions in 
Section 2.6.1 of the Draft EIR, as set forth in Section 2.0, Errata. 

Response Metro-2-5 

Issues set forth in this comment are related to regulatory compliance. The Project Applicant 
must ensure that Project development is in compliance with all applicable regulatory 
requirements, in accordance with the law. Although no new or significant impacts have been 
identified, the requirements set forth by Metro related to review of the final plans by Metro for 
issues that may affect the Metro railroad right-of-way (ROW), and consultation with the Rail 
Division Transportation Manager and Rail Operations Control, as well as the Metro Bus 
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Operations Control Special Events Coordinator and applicable Municipal Bus Service 
Operators, to determination if any construction-related permits are required are included as a 
new mitigation measure (MM 6.1-6), and the possible requirement to issue construction-related 
permits, including the use of construction equipment in proximity to the electrified Overhead 
Catenary System, has also been added to the discussion of Discretionary Actions in 
Section 2.6.1 of the Draft EIR, as set forth in Section 2.0, Errata. 

Response Metro-2-6 

Please see Response Metro-2-5. 

Response Metro-2-7 

As set forth in MM 5.1-5 in Section 5.1, Transportation/Access, the Project Applicant must 
demonstrate to the satisfaction of the County of Los Angeles and Metro that the relocated 
Metro bus terminal is fully operational prior to the removal of the existing Metro bus terminal 
located on Lot 2 of the Project site. This measure ensures that the existing bus service at the 
Metro bus terminal would be not be disrupted as a result of Project construction because 
the existing ingress/egress and passenger access points would remain functional until the new 
location is fully operational. Additionally, regarding coordination with Metro related to 
construction activities that would affect the Project site and/or transit corridors, please see 
Responses Metro-2-4 and Metro-2-5. 

Response Metro-2-8 

The proposed Crenshaw/LAX Transit Corridor is a proposed 8.5-mile light rail line that will 
extend from the Crenshaw Boulevard/Exposition Boulevard intersection to the Metro Green 
Line’s Aviation/LAX Station. From the Metro Green Line Aviation/LAX Station, the 
Crenshaw/LAX Transit Corridor Rail Line will provide direct access to the Exposition Transit 
Corridor Rail Line, currently under construction, as well as provide connections to the regional 
transit network system. The Crenshaw/LAX Transit Corridor Rail Line is considered a much 
needed alternative to the congested Interstate 405 and 110 Freeways and is expected to 
alleviate traffic conditions in the immediate study area. 

The assumed build-out year for the Project is 2014, which has been incorporated into the traffic 
analysis contained in the Draft EIR (page 5.1-10 of the Draft EIR). By comparison, according to 
information provided in the December 2010 “Fact Sheet” on Metro’s website for the 
Crenshaw/LAX Transit Corridor project (www.metro.net/crenshaw), the transit line is scheduled 
to begin operation in 2018. This start date is somewhat speculative as there are several 
important milestones that remain including preparation and certification of the project’s 
environmental review studies, approval of the final design by the Metro Board, and obtaining 
funding to construct the project. Thus, on a conservative basis, the potential vehicular traffic flow 
reductions that may result from the Crenshaw/LAX Transit Corridor project have not been 
assumed in the traffic analysis provided in the Draft EIR since the transit project will likely be 
constructed many years after the build-out of the Project. 

Response Metro-2-9 

This comment sets forth future projects that are in the planning stages, including the Metro 
Green Line Extension to LAX, I-405 Corridor Connection, and the Metro Green Line passenger 
platform extension. As stated on page 2-18 of the Draft EIR, the Metro Green Line 
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Aviation/LAX Station located to the north of the Project site would remain unchanged with 
Project implementation. Additionally, as confirmed in Metro Comment Letter dated 
February 10, 2011, “Studies currently being conducted by LACMTA include plans for new transit 
lines there, but the Metro Green Line Aviation/LAX Station remains unchanged with 
implementation of the Project by definition.” Therefore, Project implementation would have no 
impact on future Metro plans for additional transit at the Aviation/LAX Station.  
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Ms. Christina Tran  

Los Angeles County 

Department of Regional Planning 

320 West Temple Street 

Los Angeles, CA 90012 

 

 

 

Review of the Draft Environmental Impact Report (Draft EIR)                                 

for the Proposed Aviation Station Project 

 

 

The South Coast Air Quality Management District (AQMD) appreciates the opportunity 

to comment on the above-mentioned document.  The following comments are meant as 

guidance for the lead agency and should be incorporated into the final Environmental 

Impact Report (Final EIR) as appropriate. 

 

Because the lead agency has determined that construction impacts are significant, the 

AQMD staff recommends that pursuant to Section 15370 of the California Environmental 

Quality Act (CEQA) Guidelines, additional mitigation measures are considered to 

minimize the project’s significant air quality impacts during construction operations.  

Further, the AQMD staff recommends that the lead agency revisit the Local Significance 

Threshold (LST) analysis in the draft Environmental Impact Report (Draft EIR) as it 

appears that the approach used does not follow standard AQMD methodology.  Details 

regarding these comments are attached to this letter.   

 

Pursuant to Public Resources Code Section 21092.5, AQMD staff requests that the lead 

agency provide the AQMD with written responses to all comments contained herein prior 

to the adoption of the Final EIR.  Further, staff is available to work with the lead agency 

to address these issues and any other questions that may arise. 
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Please contact Bob Gottschalk, Air Quality Specialist at (909) 396-2456, if you have any 

questions regarding the enclosed comments. 

 

    Sincerely, 

              
    Ian MacMillan 

    Program Supervisor, CEQA Inter-Governmental Review 

    Planning, Rule Development & Area Sources 
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Mitigation Measures for Construction Air Quality Impacts 

 

1. Given that the lead agency’s construction air quality analysis demonstrates significant 

air quality impacts from PM10 and PM2.5 emissions due to exceedance of Local 

Significance Thresholds, the AQMD staff recommends that the lead agency provide 

additional mitigation pursuant to CEQA Guidelines §15370.  Specifically, AQMD 

staff recommends that the lead agency minimize or eliminate significant adverse air 

quality impacts by adding the mitigation measures provided below. 

 

 Provide temporary traffic controls such as a flag person, during all phases of 

construction to maintain smooth traffic flow, 

 Provide dedicated turn lanes for movement of construction trucks and equipment 

on- and off-site, 

 Reroute construction trucks away from congested streets or sensitive receptor 

areas,  

 Appoint a construction relations officer to act as a community liaison concerning 

on-site construction activity including resolution of issues related to PM10 

generation,  

 Improve traffic flow by signal synchronization, and ensure that all vehicles and 

equipment will be properly tuned and maintained according to manufacturers’ 

specifications, 

 Require the use of 2010 and newer diesel haul trucks (e.g., material delivery 

trucks and soil import/export), 

 During project construction, all internal combustion engines/construction 

equipment operating on the project site shall meet EPA-certified Tier 2 emissions 

standards, or higher according to the following: 

 

 Project Start, to December 31, 2011: All off-road diesel-powered construction 

equipment greater than 50 hp shall meet Tier 2 off-road emissions standards.  

In addition, all construction equipment shall be outfitted with the BACT 

devices certified by CARB. Any emissions control device used by the 

contractor shall achieve emissions reductions that are no less than what could 

be achieved by a Level 2 or Level 3 diesel emissions control strategy for a 

similarly sized engine as defined by CARB regulations. 

 

 January 1, 2012, to December 31, 2014: All off-road diesel-powered 

construction equipment greater than 50 hp shall meet Tier 3 off-road 

emissions standards.  In addition, all construction equipment shall be outfitted 

with BACT devices certified by CARB. Any emissions control device used by 

the contractor shall achieve emissions reductions that are no less than what 

could be achieved by a Level 3 diesel emissions control strategy for a 

similarly sized engine as defined by CARB regulations. 

 

 Post-January 1, 2015: All off-road diesel-powered construction equipment 

greater than 50 hp shall meet the Tier 4 emission standards, where available.  
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In addition, all construction equipment shall be outfitted with BACT devices 

certified by CARB. Any emissions control device used by the contractor shall 

achieve emissions reductions that are no less than what could be achieved by a 

Level 3 diesel emissions control strategy for a similarly sized engine as 

defined by CARB regulations.  

 

 A copy of each unit’s certified tier specification, BACT documentation, and 

CARB or SCAQMD operating permit shall be provided at the time of 

mobilization of each applicable unit of equipment. 

 

 Encourage construction contractors to apply for AQMD “SOON” funds.  

Incentives could be provided for those construction contractors who apply for 

AQMD “SOON” funds.  The “SOON” program provides funds to accelerate 

clean up of off-road diesel vehicles, such as heavy duty construction 

equipment.  More information on this program can be found at the following 

website:  http://www.aqmd.gov/tao/Implementation/SOONProgram.htm 

 

For additional measures to reduce off-road construction equipment, refer to the 

mitigation measure tables located at the following website: 

www.aqmd.gov/ceqa/handbook/mitigation/MM_intro.html. 

 

Local Significance Thresholds (LST) Methodology 

 

2. Table 4.2-6 of the DEIR compares construction emissions from the project with Local 

Significance Thresholds (LST).  The AQMD Mass Rate LST Look-up Tables are a 

function of receptor distance and the proposed disturbed area.  Based on a receptor 

distance of 25 meters (nearest receptors located directly across Judah Ave. and 117
th

 

St. from project site), and a maximum daily project area of 1.25 acres during mass 

grading and fine grading operations, the appropriate LST for PM10 for this project is 

6 lbs/day.  This is derived by linear interpolation between the values from the table 

for 1 acre and 2 acres for source receptor area 3.  Similarly, the appropriate LST for 

PM2.5 is 3.5 lbs/day.  It appears that the Draft EIR incorrectly compares project 

emissions to LSTs derived from the 5 acre tables for PM10 and PM2.5. 

 

 

http://www.aqmd.gov/tao/Implementation/SOONProgram.htm
http://www.aqmd.gov/ceqa/handbook/mitigation/MM_intro.html
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Written Responses to:  
South Coast Air Quality Management District (SCAQMD) 

Response SCAQMD-1 

Please see Response SCAQMD-4. 

Response SCAQMD-2 

Please see Response SCAQMD-5. 

Response SCAQMD-3 

In accordance with CEQA Section 21092.5, SCAQMD will be provided with written responses to 
all comments prior to action on the Final EIR by the Los Angeles County Regional Planning 
Commission and Board of Supervisors. 

Response SCAQMD-4 

The comment recommends that the lead agency provide additional construction-related 
mitigation to minimize or eliminate the forecast significant air quality impacts from PM10 and 
PM2.5 emissions due to exceedance of Local Significance Thresholds (LST). As defined in the 
SCAQMD Final Localized Significance Threshold Methodology (2008), the LST thresholds 
pertain to emissions from on-site sources, and not from off-site or on-road sources. The 
principal source of on-site construction-related PM10 and PM2.5 would be demolition and 
grading activities. Mitigation measure (MM) 4.2-1, included in Section 4.2 of the Draft EIR, 
requires compliance with the Best Available Control Measures of SCAQMD Rule 403, Fugitive 
Dust. MM 4.2-1 and Rule 403 include many specific measures to minimize the generation and 
off-site transport of fugitive dust. Although not indicated in the Air Quality section of the Draft 
EIR, it should be noted that MM 3.4-2, from the Noise section of the DEIR, requires construction 
of a 10-foot-high noise barrier along the eastern and southern boundaries of the Project site. 
This barrier will provide additional reduction of dust transport from the site to residences on 
West 117th Street and Judah Avenue, further reducing the impact. 

In response to SCAQMD’s request for additional mitigation measures related to significant air 
quality impacts, two additional MMs (MM 4.2-5 and MM 4.2-6) have been added to the Final 
EIR, as set forth in Section 2.0, Errata. The new MM 4.2-5 was suggested by SCAQMD via 
telephone conversation with BonTerra Consulting staff. The new MM 4.2-6 was recommended 
in the SCAQMD comment letter. 

The other measures recommended by SCAQMD do not pertain to on-site generation of fugitive 
dust, but are appropriate for reducing exhaust emissions, principally NOx and diesel 
particulates, from on-road and off-road mobile sources. With the implementation of MM 4.2-2 on 
page 4.2-27 of the Draft EIR, the Project would not have significant NOx or diesel particulate 
impacts. MM 4.2-3 on page 4.2-27 of the Draft EIR incorporates some of the traffic control and 
engine maintenance measures included in the SCAQMD comment letter.  

Response SCAQMD-5 

The comment recommends revision to the methodology for calculating the LST construction 
emissions impacts. Based on further discussions with SCAQMD (Ian MacMillan and Robert 
Gottschalk, March 1, 2011), the LST analysis has been revised. MM 4.2-5 and MM 4.2-6, 
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provided in Section 2.0, Errata, have been incorporated into the Project to further reduce the 
potential for dust generation to the homes on West 117th Street and Judah Avenue, and to 
provide liaison between homeowners and the construction contractors. However, these 
revisions and additions do not change the Draft EIR findings of a significant and unavoidable 
impact related to local emissions of particulate matter for a short-term period of approximately 
28 working days. Changes to the Draft EIR and associated Technical Report related to the 
revised LST analysis, as well as additional information on the methodology used in the Health 
Risk Assessment (HRA) are included in Section 2.0, Errata. This additional information amplifies 
and clarifies information provided in the Draft EIR and does not cause any new significant 
impacts. 
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Written Responses to:  
Wiseburn School District (WSD) 

Response WSD-1 

This comment acknowledges the execution of a Memorandum of Agreement with the Project 
Applicant which, when incorporated into a Mutual Benefit Agreement, would provide full 
mitigation of the Project impact on the Wiseburn School District. No response is required. 
However, the comment is acknowledged for the record and will be forwarded to the 
decision-making bodies for their review and consideration. 
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Written Responses to:  
County of Los Angeles Sheriff’s Department (LASD) 

Response LASD-1 

This comment acknowledges that the Draft EIR has accurately incorporated comments 
previously submitted by LASD and no additional comments are required at this time. 
No response is required. However, the comment is acknowledged for the record and will be 
forwarded to the decision-making bodies for their review and consideration. No changes to the 
EIR are required. 

Response LASD-2 

This attachment is a Memorandum that was sent out with the Draft EIR to County departments. 
No response is required. 

  



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 3-30 Responses to Comments 

This page intentionally left blank 



NNeece
Line
1

NNeece
Text Box
El Segundo



NNeece
Line
2

NNeece
Line
3

NNeece
Line
4

NNeece
Line
5

NNeece
Line
6

NNeece
Line
7



NNeece
Line
7

NNeece
Line
8



NNeece
Line
9



NNeece
Line
9



NNeece
Line
9



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 3-37 Responses to Comments 

Written Responses to:  
City of El Segundo, Planning and Building Safety Department (El Segundo) 

Response El Segundo-1 

As stated in page 5.1-2 of the Draft EIR (page 3 of Appendix H-Traffic Analysis), a study area is 
generally comprised of those locations that have the greatest potential to experience significant 
traffic impacts due to the proposed Project as defined by the Lead Agency. In the traffic 
engineering practice, the study area generally includes those intersections that are: 

a. Immediately adjacent or in close proximity to the project site; 

b. In the vicinity of the project site that are documented to have current or projected future 
adverse operational issues; and 

c. In the vicinity of the project site that are forecast to experience a relatively greater 
percentage of project-related vehicular turning movements (e.g., at freeway 
ramp intersections). 

In review of the traffic analysis study area shown on Exhibit 5.1-1 of the Draft EIR (Figure 1-1 on 
page 2, Appendix H), the intersections selected for analysis are consistent with the criteria 
noted above. The traffic analysis study area included several intersections immediately adjacent 
to the Project site, key intersections in the Project vicinity that may have existing or 
future operational issues and a relatively higher percentage of Project-related turning 
movements (e.g., Aviation Boulevard/West Imperial Highway, La Cienega Boulevard/West 
Imperial Highway, etc.), as well as intersections located at important freeway ramp intersections 
(e.g., La Cienega Boulevard/I-405 Freeway Southbound On-Off Ramps [North of Imperial 
Highway], La Cienega Boulevard/I-405 Freeway SB On-Off Ramps [South of 120th Street], and 
I-105 Freeway On-Off Ramps/Imperial Highway). Therefore, the traffic study area used in the 
Draft EIR is sufficiently comprehensive to evaluate and identify the potential significant traffic 
impacts related to the Project. The locations selected for analysis were based on the above 
criteria, the Project land uses and corresponding peak hour vehicle trip generation, the 
anticipated distribution of Project vehicular trips, and existing operations at key intersections and 
corridors in the vicinity of the Project site. 

In addition, elements of the Traffic Study contained in Appendix H of the Draft EIR, including the 
number and location of the study intersections, were reviewed and approved by County of 
Los Angeles Department of Public Works Traffic & Lighting Division staff. The Traffic Study was 
prepared in conjunction with County of Los Angeles Department of Public Works Traffic & 
Lighting Division staff (the Lead Agency for review of the Project). 

Furthermore, as concluded in the Traffic Study, and stated on page 5.1-18 of the Draft EIR, 
none of the study intersections were deemed to be significantly impacted due to the Project. 
Given that none of the study intersections, which are proximate to the Project site, resulted in 
significant impacts, it is reasonable to assume that it would not be necessary to extend the 
study area to include additional intersections located further away from the project site as trips 
(and impacts) tend to dissipate further away from the Project site. It is specifically noted that no 
significant traffic impacts due to the Project are noted in Table 5.1-4, page 5.1-16 in the Draft 
EIR at Intersection No. 4: Aviation Boulevard/120th Street, which is located north of the Aviation 
Boulevard/El Segundo Boulevard intersection (i.e., Intersection No. 4 is closer to the Project site 
than Aviation Boulevard/El Segundo Boulevard). 
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Response El Segundo-2 

The number of delivery trucks servicing the Project site on a daily basis would be nominal and is 
not anticipated to have any impact on peak traffic. The Draft EIR provides the trip generation 
forecast for the Project in Table 5.1-3 on page 5.1-12. It is noted that the forecast includes all 
vehicle trips (cars and trucks) generated by the Project, as well as all population groups 
(e.g. residents and visitors to the residential component; patrons and employees of the 
commercial component; service vehicles, including deliveries, etc.) 

All of the potential Project-related trips, including trucks, have been considered in the traffic 
analysis provided in Section 5.1, Traffic/Access of the Draft EIR. As concluded in the 
Traffic Study, and stated on page 5.1-18 of the Draft EIR, none of the study intersections were 
deemed to be significantly impacted due to the Project. Therefore, the suggested mitigation 
measure to limit travel by trucks to periods outside of the commuter peak hours is not required. 

Additionally, as stated in MM 3.4-5 in the Draft EIR, the Project Applicant must specify in the 
contract for each operator of a commercial space that (1) the operator shall require delivery 
trucks to enter and exit the Project site from the Aviation Boulevard driveway and (2) Truck 
deliveries shall be restricted to the daytime hours (7:00 AM to 10:00 PM). Therefore, late 
evening or early morning delivery trips would be in direct conflict with the mitigation 
requirements set forth in the Draft EIR, and could result in greater noise-related impacts. 

Response El Segundo-3 

The visual character of both the type “A” and “B” signs is illustrated in Appendix G-2 of the Draft 
EIR, the Project Identity, Entrance and Retail Signage Standards. Specifically, pages 2, 3, 12, 
13, and 14 of Appendix G-2 describe the design and placement, as well as provide examples, of 
the type “A” and “B” signs proposed for the Project. The type “A” building identifier signs would 
not extend 31 feet above the building height. As stated on page 4.4-12 of the Draft EIR, the type 
“A” sign is a building-mounted vertical sign extending out from the top and down the face of the 
building. The 31 feet referenced are the extension along the top face of the building, rather than 
a further vertical extension. Additionally, these sign types would be placed on the north and east 
sides of the Project, as indicated in Appendix G-2 and Section 4.4, which includes commercial 
land uses. 

While the Project provides high-density residential units, it is a mixed-use project and the 
signage program is intended to reflect this mixture. Also, as discussed in Section 4.4, 
the building identifier signs are intended to be large-scale architectural elements that harmonize 
with and contribute to the overall architectural style in a visually pleasing way. Finally, as 
discussed on page 4.4-14 of the Draft EIR, in compliance with MM 4.4-3, a signage plan shall 
be submitted to the County of Los Angeles Department of Regional Planning for review and 
approval. Project signage shall be designed and implemented in compliance with all applicable 
Los Angeles County standards and requirements. 

Response El Segundo- 4 

It is understood that manufacturing and fabrication activities are conducted at the Northrop 
Grumman facility in proximity to the Project site. The Draft EIR accurately describes the 
Project’s environmental setting as an urban infill Project site, situated between an established 
single-family residential and strip-commercial neighborhood and extensive aviation-related 
industry and LAX, including the Northrop Grumman campus. 
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Under the Safe Drinking Water and Toxic Enforcement Act of 1986 (better known as 
Proposition 65) and Assembly Bill (AB) 2588, business owners are required to give a clear and 
reasonable warning before knowingly exposing anyone to a chemical listed by the State as 
known to cause cancer, birth defects, or other reproductive harm. These notices must be 
conspicuously provided, such as on a posted sign, a mailed written notice and/or a public media 
announcement to occupants of the affected area at least once every three months (27 Cal Code 
Regs §§ 25601, 25605.1). Proposition 65 notices are the responsibility of business owners who 
knowingly expose people to listed chemicals. For example, if a landlord is aware of exposure 
and/or Proposition 65 notices, the landlord is obligated to give a Proposition 65 warning 
regardless of whether the landlord is responsible for the hazardous exposure. 

Proposition 65 is not a permitting issue—it is required by law. Northrop Grumman has 
issued Proposition 65 notices in the past and will likely continue to do so, and the Project 
Applicant is aware of the Proposition 65 notices issued by Northrop Grumman. Therefore, while 
the Project itself would not result in the issuance of Proposition 65 notices, the Project Applicant 
is obligated by law to inform prospective apartment tenants and condominium purchasers of the 
issuance of notices by Northrop Grumman. 

Response El Segundo-5 

The proposed plant palette for the Project, provided as Exhibit 2-13 in the Draft EIR, indicates 
that the majority of trees to be planted along Aviation Boulevard, West 117th Street, 
Judah Avenue, and the retail promenade/Fire Lane facing the Metro Green Line would be a 
minimum of 24-inch boxes up to 48-inch box and the palm trees (measures in brown truck 
height [bth]) would range from a minimum of 6 feet to 22 feet bth. This is in concurrence with the 
requested tree planting size. Hollywood juniper, compact Carolina cherry, and Indian hawthorne 
would be planted as 15-gallon specimens, as these are smaller scale plants at maturity 
compared to the planned street trees and palms. 

Response El Segundo-6 

As part of the Project, the east side of Aviation Boulevard along the Project frontage will be 
improved to County Secondary Highway standards, which requires a 32-foot wide half roadway 
and 40-foot wide half right-of-way, as measured from the Aviation Boulevard centerline. 
To provide the required improvements, the east side of Aviation Boulevard would be widened by 
one foot from West 117th Street to the northerly property boundary. In addition, a concurrent 
dedication of four feet on the east side of Aviation Boulevard would be provided. 

No changes to the lane configurations of the northbound approach of the Aviation 
Boulevard/West 116th Street (Project driveway) are proposed as part of this improvement. 
Instead, the proposed widening of Aviation Boulevard would provide an 11-foot wide through 
lane and a 21-foot wide through/right-turn lane as compared to the existing half roadway width 
of 31 feet. While a 21-foot wide through/right-turn lane would be sufficiently wide to allow two 
cars to queue side-by-side (i.e., one through vehicle and one right-turn vehicle), the Traffic 
Study contained in Appendix H of the Draft EIR conservatively does not assume the provision 
for a separate northbound right-turn lane on Aviation Boulevard at the West 116th Street 
intersection. Text that erroneously references the northbound right-turn lane in Section 2.3, 
Project Description of the Draft EIR has been eliminated, as shown in Section 2.0, Errata. 
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Response El Segundo-7 

Exhibit 2-2, Adjacent Jurisdictions, has been corrected to reflect the Los Angeles Air Force 
Base’s current location within the City of Hawthorne, and is provided in Section 2.2 of 
this document. 

Response El Segundo-8 

Table 2-4, Cumulative Projects, has been corrected to reflect the location of item E-10 in the 
City of Hawthorne instead of El Segundo, as set forth in Section 2.0 Errata. Additionally, revised 
Exhibit 2-16, Location of Cumulative Projects, located within Section 2.2 of this document, 
reflecting the LA Air Force Base A within the City of Hawthorne as “H3”. 

Response El Segundo-9 

This attached comment letter is a re-submittal of the commenter’s June 25, 2009 response to 
the Notice of Preparation. A copy of this original letter is included in Appendix A of the Draft EIR. 
These comments were taken into consideration in the preparation of the Draft EIR, which 
addresses and responds to these comments to the fullest extent possible. Also, please refer to 
Responses El Segundo-1 through El Segundo-8. 
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Written Responses to:  
City of Hawthorne, Department of Public Works, Engineering Division (Hawthorne) 

Response Hawthorne-1 

The ICU calculations are contained in the appendices to the Traffic Study, which is contained in 
Appendix H of the Draft EIR.  

Response Hawthorne-2 

The comment refers to the 30 percent pass-by trip adjustment applied to the commercial 
component of the Project, as described in Table 5.1-3, page 5.1-12 of the Draft EIR. As noted in 
Table 5.1-3, the pass-by trip adjustment was derived based on data provided in the 
Trip Generation Handbook published by the Institute of Transportation Engineers (ITE). Pass-by 
trips are identified as vehicles that are already driving by the site today (e.g., on Aviation 
Boulevard) that would in the future visit the Project site; therefore, pass-by trips are not new 
vehicle trips generated by the Project. 

The pass-by factors recommended by ITE are based on data collected at other commercial 
centers. Using the regression equation provided on Figure 5.5, page 47 of the ITE manual, and 
applying the size of the commercial component of the Project, a pass-by trip adjustment of up 
to 57 percent could have been applied to the trip generation forecast provided in the Draft EIR. 
However, to provide a conservative analysis, the lower 30 percent pass-by factor was utilized in 
the Traffic Study provided in the Draft EIR, thereby increasing the forecast number of new 
vehicle trips generated by the Project on the local street system.  

Response Hawthorne-3 

Please see Response El Segundo-1. With respect to the Aviation Boulevard/El Segundo 
Boulevard intersection, it is noted that no significant traffic impacts due to the Project are noted 
in Table 5.1-4, page 5.1-16 in the Draft EIR at Intersection No. 4: Aviation Boulevard/120th 
Street, which is located north of the Aviation Boulevard/El Segundo Boulevard intersection 
(i.e., Intersection No. 4 is closer to the Project site than Aviation Boulevard/El Segundo 
Boulevard). Thus, the analysis of the Aviation Boulevard/El Segundo Boulevard intersection is 
not required. 

Response Hawthorne-4 

Please see Response El Segundo-1. With respect to the Inglewood Avenue/Imperial Highway 
intersection, it is noted that no significant traffic impacts due to the Project are noted in 
Table 5.1-4, page 5.1-16 in the Draft EIR at Intersection No. 7: La Cienega Boulevard/Imperial 
Highway, which is located west of the Inglewood Avenue/Imperial Highway intersection 
(i.e., Intersection No. 7 is closer to the Project site than Inglewood Avenue/Imperial Highway). 
Thus, the analysis of the Inglewood Avenue/Imperial Highway intersection is not required. 



NNeece
Line
1

NNeece
Line
2

NNeece
Text Box
LADOT



NNeece
Line
2

NNeece
Line
3

NNeece
Line
4

NNeece
Line
5

NNeece
Line
6



NNeece
Line
6



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 3-46 Responses to Comments 

Written Responses to:  
City of Los Angeles, Department of Transportation (LADOT) 

Response LADOT-1 

The comment provides a summary and states its concurrence with the analysis, findings and 
conclusions related to Section 5.1 Traffic/Access contained in the Draft EIR. No response is 
required. However, the comment is acknowledged for the record and will be forwarded to the 
decision-making bodies for their review and consideration. 

Response LADOT-2 

This comment acknowledges the information and analysis set forth in the Section 5.1 
Traffic/Access and Appendix H the Draft EIR. No response is required. However, the comment 
is acknowledged for the record and will be forwarded to the decision-making bodies for their 
review and consideration. It is noted that the Draft EIR identifies 278 residential units 
and 8,000 sf of retail/commercial land uses in Lot 1 (rather than 281 units and 5,000 sf). 
However, as the LADOT’s comments are based on the correct trip generation of a net increase 
of 1,114 daily trip ends, the associated consensus on the conclusions of the Project traffic 
analysis are based on accurate information for purposes of potential impacts to City 
transportation facilities. 

Response LADOT-3 

The comment refers the installation of a traffic signal on Imperial Highway at the intersection of 
the existing Caltrans driveway as described in MM 5.1-2 on page 5.1-29 through 5.1-31 of the 
Draft EIR. This comment acknowledges that the proposed traffic signal at the south side of 
Imperial Highway is under the jurisdiction of the City of Los Angeles. As such, MM 5.1-1 on 
page 5.1-29 of the Draft EIR has been revised to include the City of Los Angeles, as set forth in 
Section 2.0 Errata. Also, this comment specifies that the Project Applicant must contact 
LADOT’s Western District Operations Office regarding this traffic signal, and the implementation 
of the traffic signal be the sole responsibility of the Project Applicant. As such, the portion of 
MM 5.1-2 regarding this traffic signal has been revised to include these requirements, as set 
forth in Section 2.0, Errata. 

Response LADOT-4 

MM 5.1-2 on page 5.1-29 of the Draft EIR has been revised to reflect the requirement to 
coordinate with the LADOT’s Citywide Planning Coordination Section for review and approval of 
proposed driveways and other circulation features that would affect City of Los Angeles 
roadways, as set forth in Section 2.0, Errata. 

Response LADOT-5 

As required in MM 6.1-5 of the Draft EIR, before the start of construction, Worksite Traffic 
Control Plans (WTCP) and Traffic Circulation Plans, including identification of detour 
requirements, shall be prepared in cooperation with the County of Los Angeles, the City of 
Los Angeles, and other affected jurisdictions in accordance with the Work Area Traffic Control 
Handbook (WATCH) manual and Manual on Uniform Traffic Control Devices (MUTCD), as 
required by the relevant jurisdiction. Construction activities shall comply with the approved 
WTCP to the satisfaction of the affected jurisdictions. 
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Response LADOT-6 

This comment acknowledges that the Bureau of Planning and Land Use, within the Department 
of Transportation, is responsible for reviewing development projects and expresses the City’s 
preference to be involved in the EIR process prior to the release of the DEIR document. 
No response is required. However, the comment is acknowledged for the record and will be 
forwarded to the decision-making bodies for their review and consideration. 
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Written Responses to: 
Del Aire Neighborhood Association (DANA) 

Response DANA-1 

This comment acknowledges the Del Aire Neighborhood Association’s general support of the 
Aviation Station Project, with the exception of certain issues related to parking and traffic. At 
the Planning Commission Meeting held on Wednesday, February 15, 2011, the Project 
Applicant was directed to hold an additional neighborhood meeting to discuss the issues 
presented in the DANA letter and at the Planning Commission meeting. This neighborhood 
meeting was held at the Del Aire Park Gymnasium on Saturday, March 26, 2011. 

Response DANA-2 

Please see Response El Segundo-1. The Project trip distribution and assignment methodology 
is discussed on page 5.1-12 and 5.1-13 of the Draft EIR and on page 30 of Appendix H of the 
Draft EIR. The trip distribution percentages for the study intersections associated with 
the proposed Project are provided in Exhibit 5.1-7 in the Draft EIR and on page 34 of Appendix 
H of the Draft EIR. The AM and PM Project-only traffic volumes are shown in Figures 5.1-8 and 
5.1-9 of the Draft EIR (Figures 6-5 and 6-6 on pages 35 and 36 of Appendix H of the Draft EIR), 
respectively. The Project trip distribution and assignment were reviewed and approved by 
County of Los Angeles Department of Public Works Traffic and Lighting staff. 

The existing site uses and the redistributed Metro Green Line Station bus terminal traffic were 
also considered in the determination of the forecast net Project traffic volumes for study 
intersections. The trip distribution percentages for the study intersections associated with the 
existing uses are provided in Exhibit 5.1-6 in the Draft EIR and on page 31 of Appendix H of the 
Draft EIR. The forecast net new AM and PM Project traffic volumes are shown in Figures 6-7 
and 6-8 on pages 37 and 38 of Appendix H of the Draft EIR, respectively. The existing Project 
site trip distribution and assignment and the Metro Green Line Station bus terminal traffic 
redistribution methodology were reviewed and approved by County of Los Angeles Department 
of Public Works Traffic and Lighting staff. 

Vehicular access to the Project site is planned to be provided via driveways on Aviation 
Boulevard and West 117th Street. The West 117th Street driveway will be designed so as to 
direct Project-related traffic to and from Aviation Boulevard (i.e., limit Project traffic from 
travelling on nearby local residential streets). The West 117th Street Project driveway will 
accommodate left-turn ingress and right-turn egress movements only. As such, southbound 
left-turn movements out of the Project driveway onto eastbound West 117th Street and 
westbound right-turns into the driveway from West 117th Street are prohibited. Thus, trips 
associated with the Project are not anticipated to utilize West 117th Street east of the 
Project driveway. 

Furthermore, the Map A figure provided with the comment letter provides an unrealistic 
forecast of Project-related trips traveling to the site from southbound I-405 Freeway. The route 
on Map A assumes southbound I-405 traffic would exit the freeway and travel south on 
La Cienega Boulevard, west on 120th Street, north on Judah Avenue and west on West 117th 
Street. The more direct route evaluated in the traffic study and Draft EIR (see Exhibit 5.1-7) 
assumes Project traffic exiting southbound I-405 Freeway and travelling west on Imperial 
Highway and south on Aviation Boulevard to reach the site; a route that is approximately one 
mile less in length as compared to the route shown on Map A. 
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However, in response to community concerns regarding potential Project-related trips using 
Judah Avenue to access the Project site, additional optional Project features have been 
proposed. These optional features are included in Section 2.0, Errata of this document and 
thereby incorporated into the new Section 2.8 Optional Traffic Calming Measures and into 
Section 5.1, Traffic/Access of the Draft EIR. 

These optional measures are not required to mitigate potential Project-related traffic impacts. As 
discussed in Section 5.1, Traffic/Access of this Draft EIR, all Project-related traffic impacts 
would be reduced to a level less than significant with implementation of Mitigation Measures 
(MM) 5.1-1 through MM 5.1-6, MM 3.2-6, and MM 3.4-3. Therefore, these optional Project 
features are included within this Draft EIR to allow for the possibility of future implementation, if 
determined to be warranted/beneficial by the County. 

Option 1 involves the elimination of ingress into the Project’s West 117th Street driveway. 
Access into the West 117th Street driveway would be limited to right-turn egress movements 
only and no vehicular entry (left-turn or right-turn) would be permitted. All of the Project’s ingress 
traffic would be required to use the main driveway on Aviation Boulevard. 

Option 2 would restrict traffic movements from entering westbound onto West 117th Street 
from Judah Avenue through construction of a curb extension at the northwest corner of the 
Judah/ West 117th intersection. Also, eastbound traffic on West 117th Street would be limited to 
right-turns only at the Judah intersection. This Option is depicted in the new Exhibit 2-17, 
located in Section 2.2 of this document. 

Option 3 is the potential installation of a landscaped median island on the “wide” segment of 
Judah Avenue between West 118th Street and West 120th Street. Conceptually, the roadway 
configuration would be modified from the current two through travel lanes in each direction on 
Judah Avenue to one travel lane in each direction, plus a center landscaped median. Left-turn 
pockets can be provided at intersections. Curbside parking can also be retained on both sides 
of Judah Avenue with the center landscaped median. This Option is depicted in the new 
Exhibit 2-18, located in Section 2.2 of this document. This additional information amplifies and 
clarifies information provided in the Draft EIR and does not cause any new significant impacts. 

Response DANA-3 

Pages 7 through 12 of Appendix H of the Draft EIR provide a full summary of the traffic access 
and circulation associated with the Project. As stated in page 5.1-13 of the Draft EIR (page 7 of 
Appendix H), vehicular access to the Project site is planned to be provided via driveways on 
Aviation Boulevard and West 117th Street. The existing West 116th Street signalized project 
driveway will be modified to serve as the main Project driveway for access to the retail and 
residential components and associated parking areas. The existing traffic signal equipment at 
the Aviation Boulevard/West 116th Street intersection will be modified accordingly. 

The West 116th Street Project driveway will provide full access (i.e., left-turn and right-turn 
ingress and egress turning movements). For exiting traffic, two lanes will be provided: one for 
left-turns and one for right-turns. The West 117th Street Project driveway will be located on the 
north side of West 117th Street (i.e., along the southerly property frontage) at the southwest 
corner of the project site. The West 117th Street project driveway will provide access to the 
retail and residential components of the proposed project and associated parking areas. The 
West 117th Street driveway will be designed so as to direct Project-related traffic to and from 
Aviation Boulevard (i.e., limit project traffic from travelling on nearby local residential streets). 
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As such, the West 117th Street Project driveway will accommodate left-turn ingress and right-
turn egress movements only (i.e., southbound left-turn and westbound right-turn movements 
are prohibited). Therefore, trips associated with the Project are not anticipated to utilize 
West 117th Street east of the Project driveway. Please refer to Response DANA-2. 

Response DANA-4 

Section 7.3, beginning on page 7-2 of the Draft EIR, provides a discussion of the alternatives 
considered to the proposed Project. As stated in page 7-4 of the Draft EIR, while not specifically 
required by Los Angeles County Traffic and Lighting and Land Development Division staff, a 
review was conducted of the potential full street closure of West 117th Street at Aviation 
Boulevard as a Project alternative, and as documented in the Full-Street Closure Review 
memorandum prepared by Linscott, Law & Greenspan, Engineers, in August 2010. The full 
street closure would involve vacating a portion of West 117th Street and constructing a private 
Project driveway along Aviation Boulevard. The full street closure would involve the installation 
of a standard residential cul-de-sac on West 117th Street east of the Project driveway. A full 
street closure would eliminate all vehicle traffic that would otherwise use the segment 
(except for traffic associated with residences that front the street). 

As described in Section 7.3 of the Draft EIR, the potential full-street closure of West 117th 
Street at Aviation Boulevard would not meet the requirements outlined in the 
2010 California Vehicle Code for closure of the roadway. There is no pattern of a serious crime 
problem in this neighborhood. In addition, based on a review of the traffic count data for the 
Aviation Boulevard/West 117th Street intersection, it is determined that there is currently very 
limited regional or “cut-through” traffic on West 117th Street, as the roadway is currently 
carrying less traffic (i.e., 23 vehicles during the AM peak hour, 31 vehicles during the PM peak 
hour, and 388 daily traffic volumes) than what would otherwise be expected based on the 
number of homes that take access to the street. 

The West 117th Street Project driveway is designed so as to direct Project-related traffic to 
and from Aviation Boulevard (i.e., limit Project traffic from travelling on nearby local 
residential streets). The installation of roadway striping and signage at the Project driveway 
would prohibit southbound left-turn movements from the Project driveway onto eastbound West 
117th Street. The installation of signage on westbound West 117th Street at the Project 
driveway would prohibit westbound right-turns into the Project driveway from West 117th Street. 
As such, trips associated with the Project are not anticipated to utilize West 117th Street east of 
the Project driveway and would therefore not increase the number of vehicles on West 117th 
Street and Judah Avenue. Instead, the full-street closure of West 117th Street at Aviation 
Boulevard would cause a shift and increase in traffic to other existing local residential streets 
such as 118th Street and Judah Avenue. Residents who currently utilize the closed street for 
access to and from their residences would need to use other local residential streets to access 
Aviation Boulevard since direct access to Aviation Boulevard from West 117th Street 
is eliminated. 

In addition, while full street closure of West 117th Street may address potential cut-through 
traffic on the roadway, the number of turning maneuvers or U-turns on local streets will 
increase, which subsequently potentially increase the number of accidents in the area as 
motorists try to familiarize themselves with the new access options. More importantly, full street 
closures would impede access to the immediate and surrounding neighborhoods by police, fire, 
ambulance and other emergency vehicles. Thus, the full street closure of West 117th Street at 
Aviation Boulevard Project alternative was determined not feasible and was eliminated from 
further consideration. 
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However, as discussed above in Response DANA-2, in response to community concerns 
regarding potential Project-related trips using Judah Avenue to access the Project site, 
additional optional Project features have been proposed. These optional features are included in 
Section 2.0, Errata of this document and thereby incorporated into the new Section 2.8 Optional 
Traffic Calming Measures and into Section 5.1, Traffic/Access of the Draft EIR.  

These optional measures are not required to mitigate potential Project-related traffic impacts. As 
discussed in Section 5.1, Traffic/Access of this Draft EIR, all Project-related traffic impacts 
would be reduced to a level less than significant with implementation of Mitigation Measures 
(MM) 5.1-1 through MM 5.1-6, MM 3.2-6, and MM 3.4-3. Therefore, these optional Project 
features are included within this Draft EIR to allow for the possibility of future implementation, if 
determined to be warranted/beneficial by the County. 

Option 1 involves the elimination of ingress into the Project’s West 117th Street driveway. 
Access into the West 117th Street driveway would be limited to right-turn egress movements 
only and no vehicular entry (left-turn or right-turn) would be permitted. All of the Project’s ingress 
traffic would be required to use the main driveway on Aviation Boulevard.  

Option 2 would restrict traffic movements from entering westbound onto West 117th Street 
from Judah Avenue through construction of a curb extension at the northwest corner of the 
Judah/ West 117th intersection. Also, eastbound traffic on West 117th Street would be limited to 
right-turns only at the Judah intersection. This Option is depicted in the new Exhibit 2-17, 
located in Section 2.2 of this document. 

Option 3 is the potential installation of a landscaped median island on the “wide” segment of 
Judah Avenue between West 118th Street and West 120th Street. Conceptually, the roadway 
configuration would be modified from the current two through travel lanes in each direction on 
Judah Avenue to one travel lane in each direction, plus a center landscaped median. Left-turn 
pockets can be provided at intersections. Curbside parking can also be retained on both sides 
of Judah Avenue with the center landscaped median. This Option is depicted in the new Exhibit 
2-18, located in Section 2.2 of this document. This additional information amplifies and clarifies 
information provided in the Draft EIR and does not cause any new significant impacts. 

Response DANA-5 

Please refer to Response DANA-3 and Response DANA-4. The trip distribution percentages for 
the study intersections associated with the Project are provided in Exhibit 5.1-7 in the Draft EIR 
and on page 34 of Appendix H of the Draft EIR. The AM and PM Project-only traffic volumes are 
shown in Figures 5.1-8 and 5.1-9 of the Draft EIR (Figures 6-5 and 6-6 on pages 35 and 36 of 
Appendix H of the Draft EIR), respectively. The forecast net new AM and PM Project traffic 
volumes are shown in Figures 6-7 and 6-8 on pages 37 and 38 of the Appendix of the Draft 
EIR, respectively. 

Overall, the traffic analysis assumes only 5 percent of Project-related inbound traffic 
approaching the site from westbound 120th Street. This equates to 2 inbound vehicle trips during 
both the AM and PM peak hours (see Figures 6-7 and 6-8 on pages 37 and 38 of Appendix H of 
the Draft EIR). While it is expected that these vehicles will use Aviation Boulevard to travel north 
to the site, the unlikely addition of one or two additional vehicles on Judah Avenue would not be 
considered a significant traffic impact. 
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The West 117th Street Project driveway is designed so as to direct Project-related traffic to and 
from Aviation Boulevard (i.e., limit Project traffic from travelling on nearby local 
residential streets). The installation of signage on westbound West 117th Street at the Project 
driveway would prohibit westbound right-turns into the Project driveway from West 117th Street. 
The installation of roadway striping and signage at the Project driveway would prohibit 
southbound left-turn movements from the Project driveway onto eastbound West 117th Street. 
Thus, trips associated with the Project are not anticipated to utilize West 117th Street east of the 
Project driveway and would therefore not increase the number of vehicles on West 117th Street 
and Judah Avenue.  

Response DANA-6 

Please see Response DANA-4. 

Response DANA-7 

Please see Response Parsons-2. Of the 797 total parking spaces provided, 679 spaces will be 
allocated for the residential component and 118 parking spaces will be allocated for the 
commercial component. Parking for the Project will be provided within a two level parking 
garage (one subterranean and one surface parking level), with residential parking provided on 
both parking levels and the commercial parking provided solely on the surface parking level. 

The proposed residential parking is consistent with the parking requirements specified for 
apartments in non-mixed-use and non-transit-oriented residential projects in the County 
Zoning Ordinance, with one exception. Where the general vehicle parking space regulations 
require 1.75 parking spaces for every one-bedroom unit, the Project would provide 1.25 parking 
spaces. The proposed residential parking is consistent with the parking requirements specified 
for condominiums in non-mixed-use and non-transit-oriented residential projects in the County 
Zoning Ordinance, with two exceptions. Where the general vehicle parking space regulations 
require 2.25 parking spaces for studio and one-bedroom condominium units, the project will 
provide 1.25 parking spaces. Two- and three bedroom units would be provided with 
2.25 parking spaces, consistent with the County Zoning Ordinance for both apartments 
and condominiums. 

As referenced in page 5.1-26 of the Draft EIR, the Project is a transit-oriented development 
(TOD) in which according to recent research efforts have demonstrated that vehicular trip 
generation is substantially reduced at TOD sites as compared to what would otherwise be forecast 
through use of the Institute of Transportation Engineers’ (ITE) trip generation rates (derived from 
studies of generally suburban and stand-alone development projects). Consequently, since ITE trip 
generation and parking generation rates are the standards from which local traffic and parking 
rates are typically derived from, it can be concluded that parking demand ratios are substantially 
reduced at residential TODs by the same order of magnitude as vehicle trip generation since they 
are also based on ITE data. Specifically, recent research indicates that parking supply for 
residential uses can be reduced by 50 percent at TOD sites since residents at TOD sites 
typically own fewer private vehicles due to smaller households, as well as the availability of 
alternative transportation (e.g., public transit, walking, etc.). The Project proposes a 
19.75 percent parking reduction from the County non-TOD requirements for residential projects, 
well below the 50 percent parking supply reduction observed at other residential projects. Thus, 
sufficient parking is provided on-site and on-street parking by residents is not anticipated 
to occur. 
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In the unlikely event that residents of the Project park on the neighboring residential streets, 
MM 5.1-4 requires that the Project Applicant must coordinate with the Los Angeles County 
Department of Public Works regarding a possible restricted parking program for West 117th 
Street and Judah Avenue adjacent to the Project site, which currently have unrestricted parking. 
Whether or not restricted parking is implemented and the type of restriction used (e.g., meters, 
permits, signs) shall be determined to the mutual satisfaction of the Project Applicant, the 
County, and the adjacent residents. 

Response DANA-8 

As discussed on page 5.4-3 of the Draft EIR, the LACSD has indicated that implementation of 
the Project would increase demand for LACSD services, which would result in the need for 
additional law enforcement resources for the general area of service (see Appendix J of the 
Draft EIR). However, the LACSD concluded that implementation of the Project would not 
significantly impact acceptable service ratios or response times (i.e. routine response time 
within 60 minutes; priority response time within 20 minutes.) Increased need for sheriff’s 
deputies and other LACSD resources from urban development and associated population 
growth, such as the Project, is financed by County resident tax revenue; by fees for LACSD 
permits, penalties, services; and through the County of Los Angeles annual budget process. As 
stated in the LACSD response letter in Appendix J, the Project would not create the need for 
expanded facilities or new facilities, and existing facilities are adequate to serve the Project. The 
analysis in the Draft EIR has been confirmed as accurate by the LASD (see Response LASD-1). 

Response DANA-9 

Pages 2-10 and 2-11 in the Draft EIR provide a description of parking and circulation for the 
Project. The vehicular and pedestrian circulation plans associated with the Project are provided 
in Exhibit 2-7 in the Draft EIR. As described in the Draft EIR, residents and pedestrians could 
enter/exit the Project site via the West 116th Street/Aviation Boulevard intersection driveway 
and/or the West 117th Street driveway. Residents could enter/exit the Project site via pedestrian 
corridors between Buildings 2A and 2B, between Buildings 2B and 1B, or from two internal 
resident/guest lobbies located in Building 1B. 

The gated ingress/egress to the Fire Lane occurs from Aviation Boulevard and from the 
intersection of Judah Avenue and West 116th Street and would prohibit non-emergency vehicle 
access and the Draft EIR states that this location may prohibit pedestrian access. However, the 
pedestrian access point on West 116th Street at Judah Avenue currently exists and it is 
the recommendation of County staff that it should remain open for direct access by the 
community to the Metro Green Line station. The nature of a TOD project is to encourage 
pedestrian access to transit facilities. If the referenced pedestrian access were removed, the 
route for community members would be to go south on Judah Avenue, west on West 117th 
Street and north on Aviation Boulevard (i.e., circle around the block) to the main driveway for 
access to the Metro Green Line station. Instead of a walking distance of approximately 250 feet, 
the new walking distance to the main driveway on Aviation Boulevard is approximately 
1,320 feet. Thus, the existing community members who currently utilize the pedestrian access 
on West 116th Street at Judah Avenue from their residences would be highly inconvenienced. 
As stated in MM 5.1-4 of the Draft EIR, the Project Applicant must coordinate with the County 
Department of Public Works regarding a potential restricted parking program for West 117th 
Street and Judah Avenue adjacent to the Project site. This MM would address any concerns by 
the community regarding the issue of overflow parking from the Caltrans Park-and-Ride Lot.  
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Response DANA-10 

Please see Response DANA-4, Response DANA-7, and DANA-9. At the Planning Commission 
Meeting held on Wednesday, February 16, 2011, the Project Applicant was directed to hold an 
additional neighborhood meeting to discuss the issues presented in the DANA letter and at the 
Planning Commission meeting. This neighborhood meeting was held at the Del Aire Park 
Gymnasium on Saturday, March 26, 2011. 

Response DANA-11 

This comment includes four graphics as attachments in support of the DANA comment letter. 
No response is required. However, the comment is acknowledged for the record and will be 
forwarded to the decision-making bodies for their review and consideration. 
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Written Responses to:  
Cox, Castle & Nicholson, LLP (CCN) 

Response CCN-1 

This comment expresses support for the Project, but does not raise a specific concern or 
question regarding the adequacy of the analysis contained in the Draft EIR. Therefore, a 
response is not required pursuant to CEQA. However, the comment is acknowledged for the 
record and will be forwarded to the decision-making bodies for their review and consideration. 
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Written Responses to:  
Cindy Parsons, Hawthorne, CA (Parsons) 

Response Parsons-1 

The Caltrans Park-and-Ride Lot is an existing surface lot providing free parking for transit users. 
The Park-and-Ride Lot is owned by Caltrans and its operation is subject to an operations and 
maintenance agreement with Metro requiring the provision of 400 parking spaces for transit 
users. There is no requirement that free public parking be provided at Metro transit stations, and 
many Metro transit stations provide no parking. 

The Project will reconfigure the Park-and-Ride Lot to accommodate the relocation of the Metro 
Green Line Station bus terminal. As stated on page 2-18 of the Draft EIR, the reconfigured 
Park-and-Ride Lot will provide 400 parking spaces for transit users, consistent with the current 
agreement between Metro and Caltrans. Project residents and customers of Project who are not 
transit users will not be authorized to park in the Park-and-Ride Lot, and such unauthorized 
parking may be subject to citation, fine, immobilization, towing, and/or impoundment. 

CEQA requires an analysis of whether the Project will result in parking problems with a 
subsequent impact on traffic conditions. The parking analysis prepared for the Project and 
analyzed on page 5.1-26 of the Draft EIR demonstrates that proposed parking program is 
appropriate and sufficient for the Project, which is a mixed-use TOD, and that the Project will not 
result in parking problems at the Park-and-Ride Lot and surrounding properties with a 
subsequent impact on traffic conditions. Please also see Response DANA-7. 

Because the Project will not result in parking problems with a subsequent impact on traffic 
conditions and the Project is designed as a TOD to increase transit ridership, the Project is not 
expected to result in increased transportation emissions. 

Response Parsons-2 

As stated in Response Parsons-1, Project residents and customers of the new retail uses who 
are not also transit users will not be authorized to park in the Park-and-Ride Lot, and such 
unauthorized parking may be subject to citation, fine, immobilization, towing, and/or 
impoundment. The Project is a mixed-use TOD and proposes parking in an amount adequate to 
support the demand for parking created by the Project, as discussed in Response DANA-7. 

The parking code requirements for the Project were determined in accordance with 
Section 22.40.520.B.9.a of the Los Angeles County Code for the MXD zone. The County Code 
does not provide parking rates specifically for mixed-use TOD such as the proposed Project. 
However, the County Code provides the authority to the Regional Planning Commission to 
require parking for the development in an amount adequate to prevent traffic congestion and 
excessive on-street parking, but no less than the following requirements: 

• Residential: 1.0 space per dwelling unit 

• Commercial: 50 percent of 1.0 space per 250 square feet (SF) 
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As such, the County Code sets forth the following potential minimum parking requirements as 
applied to the Project: 

• Residential (390 units): 1.0 space per dwelling units = 390 spaces 

• Commercial (29,500 SF): 50 percent x 1.0 space per 250 SF = 59 spaces 

• Total MXD Zone Potential Minimum Parking Code Requirement = 449 spaces 

For comparison, a review was also conducted of the potential parking requirements for each 
component of the Project for non-mixed-use development (non-MXD) in accordance with 
Section 22.52 of the County Code. Based on the County Code for non-MXD zones, a total 
of 846 parking spaces would be required. 

The Project provides a total of 797 parking spaces, of which 679 spaces are allocated for the 
residential component and 118 spaces are allocated for the commercial component of 
the Project. As noted above, the Project qualifies for consideration under the County Code MXD 
zone to provide substantially fewer parking spaces (i.e., 449 spaces in lieu of the 797 spaces to 
be provided).  

While the County Code and the extensive literature related to parking demand at TODs would 
support a relatively lower parking supply for the Project, the Project Applicant proposes to 
provide additional parking so as to ensure that parking demand will be satisfied on-site, thereby 
eliminating the need for residents, patrons, and employees associated with the Project to seek 
alternative street parking or unauthorized parking within the Park-and-Ride Lot. Further, the 
ample on-site parking supply ensures that there will be no potential traffic congestion that might 
otherwise occur due to an inadequate supply of parking on-site. 

The specific approach with respect to the Project’s proposed parking is as follows: 

Commercial Parking. The County Code parking rate for commercial land uses is 
1 space/250 square feet (or 118 spaces) while the minimum MXD Zone parking rate 
is 1 space/500 square feet (or 59 spaces). The project proposes to provide parking for 
the commercial component that is equivalent to the County Code (118 spaces), thereby 
substantially exceeding the minimum MXD Zone requirement. 

Residential - Studio and One-Bedroom. The County Code parking rates for studio and 
one-bedroom residential units are 1.75 spaces/unit for studio and one-bedroom 
apartments and 2.25 spaces/unit for studio and one-bedroom condominiums 
(or 416 spaces for the project's studio and one-bedroom residential components). By 
comparison, the comparable minimum MXD parking rate is 1 space/unit for studio and 
one-bedroom apartment and condominium units (or 199 spaces for the project). The 
project proposes to provide parking for the studio and one-bedroom units at a rate of 
1.25 spaces/unit (or 249 total spaces), which is less than the standard County Code 
requirement for non-MXD projects but exceeds the minimum MXD Zone requirement. 

Residential - Two/Three Bedroom. The County Code parking rate for two- and 
three-bedroom residential units (apartment and condominiums) is 2.25 spaces/unit 
(or 430 spaces for the project's two- and three-bedroom residential components). By 
comparison, the comparable minimum MXD Zone parking rate is 1 space/unit for both 
two-bedroom and three-bedroom units (or 192 spaces for the project). The project 
proposes to provide parking for the two- and three-bedroom component that is 
equivalent to the County Code for non-MXD projects, thereby substantially exceeding 
the minimum MXD Zone requirement. 
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Two recent research efforts have been conducted for purposes of evaluating the trip generation 
characteristics at development sites in urban areas in close proximity to transit stations and 
transit hubs: 

• Transit Cooperative Research Program Report 128 - Effects of TOD on Housing, 
Parking, and Travel published by the Transportation Research Board in 2008 (the TRB 
report), and  

• Trip-Generation rates for Urban Infill Land Uses in California prepared for Caltrans by 
the Association of Bay Area Governments in April 2008 (the Caltrans report) 

The TRB report evaluated trip generation at 17 TODs in four urbanized areas of the country: 
Philadelphia/Northeast New Jersey; Portland Oregon; metropolitan Washington D.C.; and the 
San Francisco East Bay area. The 17 TOD sites studied are residential developments. 
Driveway traffic counts conducted at the TOD sites were compared to the forecast trip 
generation that would be calculated using applicable and unadjusted trip rates from the ITE Trip 
Generation manual. Based on the traffic count data collected to the TODs, the TRB report 
concludes the following: 

• Daily (24-hour): 44 percent fewer vehicle trips at TODs as compared to ITE trip rate 

• AM peak hour: 49 percent fewer vehicle trips at TODs as compared to ITE trip rates 

• PM peak hour: 48 percent fewer vehicle trips at TODs as compared to ITE trip rates 

The Caltrans report evaluated trip generation at eight urban infill sites located in close proximity 
to transit stations and/or transit hubs in the Berkeley and San Diego areas. The eight TOD sites 
studied are residential developments. Driveway traffic counts conducted at the TOD sites were 
compared to the forecast trip generation that would be calculated using applicable and 
unadjusted trip rates from the ITE Trip Generation manual. Based on the traffic count data 
collected at the TODs, the Caltrans report concludes the following: 

• AM peak hour: 61 percent fewer vehicle trips at TODs as compared to ITE trip rates 

• PM peak hour: 60 percent fewer vehicle trips at TODs as compared to ITE trip rates. 

It is demonstrated in both reports that vehicular trip generation is substantially reduced at TOD 
sites as compared to what would otherwise be forecast through use of ITE trip rates (derived 
from studies of generally suburban and stand-alone development projects). Consequently, 
because ITE trip generation and parking generation rates are the standards from which local 
traffic and parking rates are typically derived from, it can be concluded that parking demand 
ratios are substantially reduced at residential TODs by the same order of magnitude as vehicle 
trip generation because they are also based on ITE data. 

Specifically, the TRB report states that parking supply for residential uses at TOD sites can be 
reduced by 50 percent at TOD sites. The TRB report states that this is appropriate as residents 
of TOD sites typically own fewer private vehicles due to smaller household size and the 
availability of alternative transportation. The Project proposes a 19.75 percent parking reduction 
from the County non-TOD requirements for residential projects, well below the 50 percent 
parking supply reduction observed at other residential projects. Thus, sufficient parking is 
provided on-site and on-street parking by residents is not anticipated to occur.  
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Response Parsons-3 

CEQA Guidelines Sections 15125(a) is clear that the baseline is the conditions of the 
environment at the time the Notice of Preparation (NOP) is issued and that impacts are 
assessed against that baseline. The Park-and-Ride Lot existed at the time the NOP was issued 
for the Project and is thus part of the baseline. The Project will reconfigure the lot to provide 
400 parking spaces consistent with the operations and maintenance agreement between Metro 
and Caltrans that currently controls the number of parking spaces at the Park-and-Ride Lot. As 
stated in Responses Parsons-1 and Parsons-2, the Project provides parking in an amount 
adequate to support the demand for parking created by the Project and any parking at the 
Park-and-Ride Lot by non-transit users will be unauthorized. Therefore, the Project is not 
expected to increase competition for spaces at the Park-and-Ride Lot.  

Response Parsons-4 

The Project Description provided by this comment is acknowledged, but contains a factual 
error. The Project requests a 19.75 percent reduction relative to what would be required for a 
non-mixed use, non-TOD project under Part 11 of Chapter 22.52. 

Response Parsons-5 

Please see Responses Parsons-1, Parsons-2 and Parsons-3. The Project will place a 
high-density residential development adjacent to transit and will provide important retail services 
and a pedestrian-friendly environment to encourage others to make use of the multi-modal 
mass transit opportunities at the station.  

Response Parsons-6 

The fact that a Burden of Proof is required for approval of a parking permit by the Los Angeles 
County Code is acknowledged. However, the County Code Burden of Proof recited by the 
commenter is not a threshold of significance for analysis under CEQA. The parking analysis 
prepared for the Project and analyzed on page 5.1-26 of the Draft EIR demonstrates that 
proposed parking program is appropriate and sufficient for the Project, which is a mixed-use 
TOD, and that the Project will not result in parking problems at the Park-and-Ride Lot and 
surrounding properties with a subsequent impact on traffic conditions. 

The Draft EIR contains a thorough analysis supporting the conclusion that the Project will not 
result in parking problems with a subsequent impact on traffic conditions, which is the 
appropriate CEQA threshold for analysis relating to parking. Extensive planning studies support 
reduced parking requirements at TODs such as the Project. In addition to the study in 
Vancouver referenced by the commenter, the parking permit Burden of Proof also references a 
study of housing near Bay Area Rapid Transit stations. In addition, as discussed in Response 
Parsons-2, other recent studies support reduced parking requirements for TOD projects. 

Lastly, the Project does not rely on the Park-and-Ride Lot to justify the proposed parking 
program. As discussed in Response to Parsons-2, the proposed parking program exceeds the 
potential minimum standards of the applicable MXD Zone and the proposed parking program is 
consistent with the findings of extensive planning studies concerning demand for parking at 
TOD projects such as the proposed Project.  

Response Parsons-7 

Please see Responses Parsons-2 and Parsons-3. 
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Written Responses to: 
Northrop Grumman Corporation (Northrop) 

Response Northrop-1 

This comment specifies that this letter is in response to the 45-day public review of the Draft 
EIR, and is intended to become part of the administrative record, briefly summarizes Northrop’s 
located relative to the project site and the facilities operations (referring to enclosed fact sheet 
which is referenced as comment Northrop-3), and states Northrop’s recognition of the benefits 
of a transit-oriented development at the Metro Green Line Station and supports site 
development given land use compatibility is assessed. No response is required, but it should be 
noted that this comment letter, dated February 28, 2011, was received subsequent to the public 
review period that closed on February 24, 2011. The comment is acknowledged for the record 
and will be forwarded to the decision-making bodies for their review and consideration. 

Response Northrop-2 

The comment, without factual support or analysis, claims that the project may stimulate other 
development activities that could exacerbate existing residential and industrial land-use 
conflicts. Section 2.1 and 2.2 of the Draft EIR accurately describe the Project’s environmental 
setting as being highly urbanized with a diverse mix of land uses, situated between an 
established single-family residential and strip-commercial neighborhood and extensive 
aviation-related industry and LAX, and located adjacent to a major light-rail station and bus 
terminal. The portion of the Project site within the County is zoned and used currently for both 
residential and commercial activities. The portion of the Project site currently within the City of 
Los Angeles is zoned and used currently for public facilities (i.e., the Metro Green Line 
Aviation/LAX Station). 

The Draft EIR incorporates Northrop Grumman’s and other current industrial and manufacturing 
activities into the baseline environmental setting and analyzes all issues that contribute to land 
use compatibility issues, such as Noise (Section 3.4), Air Quality (Section 4.2), and 
Traffic/Access and parking (Section 5.1). This land use compatibility analysis is further 
supplemented in the Land Use analysis in the Draft EIR (Section 6.2). 

For example, the Draft EIR and supporting Air Quality analysis in Section 4.2 of the Draft EIR 
(Draft EIR Appendix E) examined existing ambient air concentrations of seven “criteria air 
pollutants” identified by the USEPA to be of concern with respect to the health and welfare of 
the general public. Additionally, the Draft EIR evaluates toxic air contaminants (TACs, also 
known as “hazardous air pollutants”) that are released by a variety of common sources, 
including industrial and painting operations, and research and teaching facilities. 

Once a TAC is identified, the California Air Resources Board (CARB) adopts an Airborne Toxics 
Control Measure for sources that emit that particular TAC. These measures are designed to 
reduce TAC emissions and lower potential risks to human health. For example, the TAC 
hexavalent chromium is regulated by 17 Cal Code Regs Sections 93102-93102.16, which 
requires emitters of hexavalent chromium to reduce or eliminate emissions. These measures 
include, but are not limited to, the use of add-on air pollution devices such as HEPA filters to 
control emissions; biannual environmental compliance training for owners, operators, and/or 
employees; performance tests as necessary; and stringent inspection, maintenance, and 
reporting requirements. Through compliance with CARB’s measures, potential emitters of TACs 
can eliminate any potential significant risk of exposure to surrounding residents. As such, the 
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Project site’s proximity to industrial uses, as provided in the Draft EIR, and including, but not 
limited to, Northrop Grumman, would not result in a significant air quality impact to the future 
residents and visitors of the site with proposed Project implementation.  

Regarding parking, CEQA requires an analysis of whether the Project will result in parking 
problems with a subsequent impact on traffic conditions. The parking analysis prepared for the 
Project and presented on page 5.1-26 of the Draft EIR demonstrates that proposed parking 
program is appropriate and sufficient for the Project, which is a mixed-use TOD, and that the 
Project will not result in parking problems at the Park-and-Ride Lot and surrounding properties, 
such as the Northrop Grumman facility, with a subsequent impact on traffic conditions. Please 
also see Response DANA-7. 

Please refer to Section 3.4, Noise, Section 4.2, Air Quality, Section 5.1, Traffic/Access, and 
Section 6.2, Land Use, of the Draft EIR, and any revisions set forth in Section 2.0, Errata, 
regarding these sections, for a complete discussion of these issues, which contribute to the 
overall land use compatibility issue. Therefore, the EIR thoroughly analyzed the Project’s 
compatibility with surrounding land uses, including Northrop Grumman’s industrial facility, and 
based on that analysis, concluded the Project is compatible with the surrounding community. 
Revisions to Section 6.2, Land Use to reflect details about the operations at the adjacent 
Northrop Grumman site are provided in Section 2.0, Errata. 

Response Northrop-3 

The Project Applicant and Northrop Grumman representatives met on March 9, 2011 to discuss 
concerns set forth in their comment letter.  

Response Northrop-4 

This comment is a fact sheet on Northrop Grumman’s facility in El Segundo, and is referenced 
in comment Northrop-1. No response is required. However, the comment is acknowledged for 
the record and will be forwarded to the decision-making bodies for their review and 
consideration. 
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SECTION 4.0 RESPONSES TO ORAL COMMENTS 

This section contains written responses to oral testimony provided during the County of Los 
Angeles Regional Planning Commission (RPC) public hearing held on February 16, 2011 for the 
Aviation Station Project. A summary of each oral comment received from individual members of 
the public during the RPC Hearing, followed by the associated responses to the oral comments 
are provided below. The summary of each comment does not constitute a verbatim translation 
of the meeting, for which a video of the proceedings is available at 
http://planning.lacounty.gov/video. The responses to oral comments may refer to one or more of 
the topical responses presented below prior to the individual oral comments and responses. The 
following eight members of the public presented oral testimony at the RPC Hearing on 
the Project. 

Individuals Providing Testimony at RPC Hearing on February 16, 2011 
John Koppelman 

Barbara Furgis 

Elizabeth Gonzales 

Michael Hedley 

Sharon Stewart 

Dennis Cavallari 

Michael Deiden 

Coral Sandoval Eldred 

Topical Responses 

Because the same or similar issues were repeatedly raised as part of the oral comments 
received on February 16, 2011 at the RPC Hearing, topical responses have been prepared to 
most efficiently and wholly respond to these comments. 

Topical Response-1 (Parking): 

CEQA requires an analysis of whether the Project will result in parking problems with a 
subsequent impact on traffic conditions. The parking analysis prepared for the Project and 
analyzed on page 5.1-26 of the Draft EIR demonstrates that proposed parking program is 
appropriate and sufficient for the Project, which is a mixed-use TOD, and that the Project will not 
result in parking problems at the Park-and-Ride Lot and surrounding properties with 
a subsequent impact on traffic conditions. 

Specifically, the parking code requirements for the Project were determined in accordance with 
Section 22.40.520.B.9.a of the Los Angeles County Code for the MXD zone. The County Code 
does not provide parking rates specifically for mixed-use TOD such as the proposed Project. 
However, extensive planning studies support reduced parking requirements at TODs such as 
the Project. The Project provides a total of 797 parking spaces, of which 679 spaces are 
allocated for the residential component and 118 spaces are allocated for the commercial 
component of the Project. The Project qualifies for consideration under the County Code MXD 
zone to provide substantially fewer parking spaces (i.e., 449 spaces in lieu of the 797 spaces to 
be provided). 
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Therefore, while the County Code and the extensive literature related to parking demand at 
TODs would support a relatively lower parking supply for the Project, the Project Applicant 
proposes to provide additional parking (797 spaces versus 449 spaces) so as to ensure that 
parking demand will be satisfied on-site, thereby eliminating the need for residents, patrons, and 
employees associated with the Project to seek alternative street parking or unauthorized parking 
within the Park-and-Ride Lot. Further, the ample on-site parking supply ensures that there will 
be no potential traffic congestion that might otherwise occur due to an inadequate supply of 
parking on-site. 

In the unlikely event that residents of the Project park on the neighboring residential streets, 
MM 5.1-4 requires that the Project Applicant must coordinate with the Los Angeles County 
Department of Public Works regarding a possible restricted parking program for West 117th 
Street and Judah Avenue adjacent to the Project site, which currently have unrestricted parking. 
Whether or not restricted parking is implemented and the type of restriction used (e.g., meters, 
permits, signs) shall be determined to the mutual satisfaction of the Project Applicant, the 
County, and the adjacent residents. 

Topical Response-2 (Circulation and Access): 

Vehicular access to the Project site is planned to be provided via driveways on Aviation 
Boulevard and West 117th Street. The existing West 116th Street signalized project driveway 
will be modified to serve as the main Project driveway for access to the retail and residential 
components and associated parking areas, and will provide full access (i.e., left-turn and 
right-turn ingress and egress turning movements). The West 117th Street driveway will be 
designed so as to direct Project-related traffic to and from Aviation Boulevard (i.e., limit Project 
traffic from travelling on nearby local residential streets). The West 117th Street Project 
driveway will accommodate left-turn ingress and right-turn egress movements only. As such, 
southbound left-turn movements out of the Project driveway onto eastbound West 117th Street 
and westbound right-turns into the driveway from West 117th Street are prohibited. Thus, trips 
associated with the Project are not anticipated to utilize West 117th Street east of the Project 
driveway and would therefore not increase the number of vehicles on West 117th Street and 
Judah Avenue. 

However, in response to community concerns regarding potential Project-related trips using 
Judah Avenue to access the Project site, additional optional Project features have been 
proposed. These optional features are included in Section 2.0, Errata of this document and 
thereby incorporated into the new Section 2.8 Optional Traffic Calming Measures and into 
Section 5.1, Traffic/Access of the Draft EIR.  

These optional measures are not required to mitigate potential Project-related traffic impacts. As 
discussed in Section 5.1, Traffic/Access of this Draft EIR, all Project-related traffic impacts 
would be reduced to a level less than significant with implementation of Mitigation Measures 
(MM) 5.1-1 through MM 5.1-6, MM 3.2-6, and MM 3.4-3. Therefore, these optional Project 
features are included within this Draft EIR to allow for the possibility of future implementation, if 
determined to be warranted/beneficial by the County. 

Option 1 involves the elimination of ingress into the Project’s West 117th Street driveway. 
Access into the West 117th Street driveway would be limited to right-turn egress movements 
only and no vehicular entry (left-turn or right-turn) would be permitted. All of the Project’s ingress 
traffic would be required to use the main driveway on Aviation Boulevard. 
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Option 2 would restrict traffic movements from entering westbound onto West 117th Street from 
Judah Avenue through construction of a curb extension at the northwest corner of the 
Judah/ West 117th intersection. Also, eastbound traffic on West 117th Street would be limited to 
right-turns only at the Judah intersection. This Option is depicted in the new Exhibit 2-17, 
located in Section 2.2 of this document. 

Option 3 is the potential installation of a landscaped median island on the “wide” segment of 
Judah Avenue between West 118th Street and West 120th Street. Conceptually, the roadway 
configuration would be modified from the current two through travel lanes in each direction on 
Judah Avenue to one travel lane in each direction, plus a center landscaped median. Left-turn 
pockets can be provided at intersections. Curbside parking can also be retained on both sides 
of Judah Avenue with the center landscaped median. This Option is depicted in the new 
Exhibit 2-18, located in Section 2.2 of this document. 

Regarding pedestrian circulation through the Project, Pages 2-10 and 2-11 in the Draft EIR 
provide a description of parking and circulation for the Project. The vehicular and pedestrian 
circulation plans associated with the Project are provided in Exhibit 2-7 in the Draft EIR. As 
described in the Draft EIR, residents and pedestrians could enter/exit the Project site via the 
West 116th Street/Aviation Boulevard intersection driveway and/or the West 117th Street 
driveway. Residents could enter/exit the Project site via pedestrian corridors between Buildings 
2A and 2B, between Buildings 2B and 1B, or from two internal resident/guest lobbies located in 
Building 1B. 

The gated ingress/egress to the Fire Lane occurs from Aviation Boulevard and from the 
intersection of Judah Avenue and West 116th Street and would prohibit non-emergency vehicle 
access and the Draft EIR states that this location may prohibit pedestrian access. However, the 
pedestrian access point on West 116th Street at Judah Avenue currently exists and it is 
the recommendation of County staff that it should remain open for direct access by the 
community to the Metro Green Line station. The nature of a TOD project is to encourage 
pedestrian access to transit facilities. If the referenced pedestrian access were removed, the 
route for community members would be to go south on Judah Avenue, west on West 117th 
Street and north on Aviation Boulevard (i.e., circle around the block) to the main driveway for 
access to the Metro Green Line station. Instead of a walking distance of approximately 250 feet, 
the new walking distance to the main driveway on Aviation Boulevard is approximately 
1,320 feet. Thus, the existing community members who currently utilize the pedestrian access 
on West 116th Street at Judah Avenue from their residences would be highly inconvenienced. 

Regarding the implementation of a cul-de-sac on West 117th Street, Section 7.3, beginning on 
page 7-2 of the Draft EIR, provides a discussion of the alternatives considered to the proposed 
Project. As stated in page 7-4 of the Draft EIR, while not specifically required by Los Angeles 
County Traffic and Lighting and Land Development Division staff, a review was conducted of the 
potential full street closure of West 117th Street at Aviation Boulevard as a Project alternative, 
and as documented in the Full-Street Closure Review memorandum prepared by Linscott, Law 
& Greenspan, Engineers, in August 2010. The full street closure would involve vacating a 
portion of West 117th Street and constructing a private Project driveway along Aviation 
Boulevard. The full street closure would involve the installation of a standard residential cul-de-
sac on West 117th Street east of the Project driveway. A full street closure would eliminate all 
vehicle traffic that would otherwise use the segment (except for traffic associated with 
residences that front the street). 
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As described in Section 7.3 of the Draft EIR, the potential full-street closure of West 117th 
Street at Aviation Boulevard would not meet the requirements outlined in the 2010 California 
Vehicle Code for closure of the roadway. There is no pattern of a serious crime problem in this 
neighborhood. In addition, based on a review of the traffic count data for the Aviation 
Boulevard/West 117th Street intersection, it is determined that there is currently very limited 
regional or “cut-through” traffic on West 117th Street, as the roadway is currently carrying less 
traffic (i.e., 23 vehicles during the AM peak hour, 31 vehicles during the PM peak hour, 
and 388 daily traffic volumes) than what would otherwise be expected based on the number of 
homes that take access to the street. 

As discussed above, the West 117th Street Project driveway is designed so as to direct 
Project-related traffic to and from Aviation Boulevard (i.e., limit Project traffic from travelling on 
nearby local residential streets). Instead, the full-street closure of West 117th Street at Aviation 
Boulevard would cause a shift and increase in traffic to other existing local residential streets 
such as 118th Street and Judah Avenue. Residents who currently utilize the closed street for 
access to and from their residences would need to use other local residential streets to access 
Aviation Boulevard since direct access to Aviation Boulevard from West 117th Street 
is eliminated. 

In addition, while full street closure of West 117th Street may address potential cut-through 
traffic on the roadway, the number of turning maneuvers or U-turns on local streets will 
increase, which subsequently potentially increase the number of accidents in the area as 
motorists try to familiarize themselves with the new access options. More importantly, full street 
closures would impede access to the immediate and surrounding neighborhoods by police, fire, 
ambulance and other emergency vehicles. Thus, the full street closure of West 117th Street at 
Aviation Boulevard Project alternative was determined not feasible and was eliminated from 
further consideration. 

Also, the County of Los Angeles Fire Department (LACFD) has reviewed the cul-de-sac 
option on West 117th Street, and stated at the February 16, 2011 RPC meeting that LACFD 
believes it would have a negative impact for emergency responses, requiring additional 
response time. The LACFD have taken a position not approving and not recommending 
installation of a cul-de-sac on West 117th Street. 

Topical Response-3 (Schools): 

As discussed in Response WSD-1, Wiseburn School District and the Project Application have 
entered into a Memorandum of Agreement, which, when incorporated into a Mutual Benefit 
Agreement, would provide full mitigation of the Project impact on the Wiseburn School District. 

Regarding high school students, as discussed in Section 5.3, Education of the Draft EIR, 
Centinela Valley Union High School District (CVUHSD) provided correspondence during Draft 
EIR preparation that the Project has “little chance” of adversely impacting the CVUHSD, and 
that the CVUHSD had no further comments to consider in the EIR. 

Also, the Project Applicant would remit Senate Bill (SB) 50 fees to these school districts 
in compliance with regulatory requirements. SB 50 expressly states that the payment of 
SB 50 fees is deemed to provide “full and complete mitigation of impacts”. 
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Topical Response-4 (Public Outreach during CEQA):  

In compliance with Section 15205 of the State CEQA Guidelines, the Draft EIR for the Aviation 
Station Project was subject to a 45-day public review period extending from January 11, 2011, 
through February 24, 2011. On January 10, 2011, the Notice of Public Hearing and Notice of 
Completion and Availability of the Draft EIR was published in the Daily Breeze and La Opinion 
newspapers, and a public hearing notice was sent to property owners within a 500-foot radius of 
the proposed Project site. The Draft EIR was distributed to the State Clearinghouse, responsible 
and trustee agencies, other affected agencies, surrounding cities, interested parties, and all 
parties who requested a copy of the Draft EIR in accordance with Section 21092 of the 
California Public Resources Code. The Draft EIR and the technical appendices were made 
available on the County’s website at http://planning.lacounty.gov/case/view/tr070853/ and at the 
libraries listed below: 

Hawthorne Library  Lennox Library  Wiseburn Library 
12700 Grevillea Ave.  4359 Lennox Blvd.  5335 West 135th St. 
Hawthorne, CA 90250  Lennox, CA 90304  Hawthorne, CA 90250 

Copies of the DEIR were also available for public review Monday through Thursday, 7:30 a.m. 
to 5:30 p.m. at: Los Angeles County Department of Regional Planning, Impact Analysis Section, 
Room 1348; 320 West Temple Street; Los Angeles, CA 90012. 

Additionally, a Notice of Availability was sent to the Del Aire Neighborhood Association as well 
as numerous individuals who had requested to be informed about the Project. 

John Koppelman, President of the Del Aire Neighborhood Association  
– In Support/Concerned 

Summary of Oral Comment 

Mr. Koppelman, on behalf of the Del Aire Neighborhood Association (DANA) that represents 
206 out of 850 homes in the Del Aire community, stated that DANA believes this is a good 
project that is well done, but with issues to be resolved. One issue is West 117th Street 
between Judah Avenue and Aviation Boulevard. The proposed parking structure has an 
entrance on West 117th Street across from single family homes. This project calls for 
approximately 2,200 new trips per day, many of which will go into the parking structure on 
West 117th Street across from single-family homes. The way it is addressed is to make a right-
turn only. However, there is a concern about the future residents traveling east (also from 
Judah Avenue) that will park on the street to enter the back door of their townhomes. The EIR 
also doesn’t address traffic coming from the east from Judah Avenue, which is a wide street. 
Judah Avenue has no stop signs or traffic; people walk and skateboard in the street. People get 
off of the freeway and travel up West 120th Street and then turn onto Judah Avenue. If a cul-de-
sac isn’t put on West 117th Street, then Judah Avenue is going to turn into a freeway that 
bisects the community and devastate the community. 

People currently use the neighborhood as a Park-and-Ride and walk through the pedestrian 
access at West 116th Street and Judah Avenue, which has been a problem for many years. If 
the pedestrian access is not closed, it will add the Park-and-Ride people as well as everyone 
else that uses retail or visits the project site. The only people that will benefit from that area 
being open to pedestrians at West 116th Street and Judah Avenue will be the homes on 
two blocks closest to that opening. Everybody else will use Aviation Boulevard.  



Aviation Station 
Final Environmental Impact Report 

 

 
R:\PAS\Projects\Cox\J002\EIR\Final EIR\FEIR_Aviation Station_040511.docx 4-6 Responses to Comments 

Response to Oral Comment 

Regarding parking, see Topical Response-1; regarding traffic and circulation, see Topical 
Response-2. Please also see Responses El Segundo-1, DANA-2, DANA-3, DANA-4, DANA-7, 
and DANA-9. 

Barbara Furgis, Del Aire Resident  
– Opposed/Concerned 

Summary of Oral Comment 

Ms. Furgis stated that she has lived in the neighborhood all her life and expressed that it has 
been decimated by the I-105 and the I-405 freeways and that this Project is another inroad to 
decimate the community. Ms. Furgis stated that the proposed apartments and condominiums 
would not be compatible with the neighborhood, which consists of mostly single family 
residences. Ms. Furgis stated that she and her neighbors want it to remain as a single-
family neighborhood. She stated that Judah Avenue (between 120th Street and 118th Street) is 
four lanes, but is only two lanes after crossing 118th Street and it should be 4 lanes up to 
116th Street to help alleviate traffic.  

Ms. Furgis stated that the current 400 parking spaces allotted in the Park-and-Ride are not 
enough and that people are parking in the community all the time. Residents do not have 
enough street parking and it would be difficult to get more people in. Also, regarding at the 
La Cienega apartments near the courthouse a couple years ago, that project is not fully 
occupied and there is a big development of condominiums and townhomes at El Segundo and 
Aviation, which is not fully sold yet either. Therefore, Ms. Furgis has concerns that this project 
won’t be fully occupied and that if it is fully occupied, the density is too high for 
the neighborhood. 

Response to Oral Comment 

Regarding parking, see Topical Response-1; and regarding traffic and circulation, see Topical 
Response-2. Please also see Responses El Segundo-1, DANA-2, DANA-3, DANA-4, DANA-7, 
and DANA-9. 

The compatibility of the proposed MXD-68U-DP zone with the surrounding land uses, including 
the single-family residential uses located to the east and south, was analyzed under Threshold 
4.4e beginning on page 6.2-24 of the Draft EIR. The issue of land use compatibility involves 
several interrelated topics that relate to a project’s effect on surrounding land uses, in particular 
air quality and odors (Section 4.2), noise (Section 3.4), visual qualities (Section 4.4), 
traffic/access and parking (Section 5.1). Based on the analyses of these topics in their 
respective sections as well as the land use analysis presented under Threshold 4.4e in 
Section 6.2, Land Use, the Draft EIR determined the Project is considered compatible with the 
surrounding land uses and there would be a less than significant impact related to the change in 
zoning to MXD-68U-DP. 

It would be speculative to state whether the Project would be fully occupied within a certain 
timeframe. However, the analysis in the Draft EIR assumes full occupancy and therefore 
presents a worst-case scenario for the analysis of environmental impacts. 
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Elizabeth Gonzales, Del Aire Resident 
– Opposed/Concerned 

Summary of Oral Comment 

Ms. Gonzales expressed the following concerns regarding the project: (1) one concern is not 
having sufficient parking spaces for these condos; there is already insufficient parking as people 
come from West 116th Street and park on Judah Avenue; (2) there is too much traffic and right 
turn only will not resolve the traffic or parking issue; (3) opening up Judah Avenue to the 
freeway will create too much traffic, and a cul-de-sac will at least partially stop traffic flow even 
though it will be inconvenient for residents; (4) having 390 units will make the parking problem 
worse and some people start parking on West 117th Street as they are already parking on 
Judah Avenue for the Metro; (5) water pressure is already a problem and with all these new 
units, there isconcern about how it will affect the water lines; (6) schools are going to be over 
populated with all the new residents and current residents who live in the area already can’t 
attend close schools because of overpopulation.  

Ms. Gonzales expressed concerns that the community is single-family residences and it will be 
turned into a commercial zone, and that having condominiums and townhomes will make it 
horrible. The fact that the Planning Commission meeting was on a weekday made it hard for 
people to attend and only the residents on West 117th Street received the notices of the 
meeting. In the future, those on 118th Street, 119th Street, and so on should receive a letter. 

Response to Oral Comment 

Regarding parking, see Topical Response-1; regarding traffic and circulation, see Topical 
Response-2; regarding schools, see Topical Response-3; regarding community outreach during 
the preparation of CEQA documentation, see Topical Response-4; please see Responses 
El Segundo-1, DANA-2, DANA-3, DANA-4, DANA-5, DANA-7, DANA-9, DANA-10, and WSD-1. 

This project will have major infrastructure upgrades for water. The 12-inch line from Isis to 
Aviation Station will be extended to replace the currently undersized water lines in Aviation 
Boulevard and West 117th Street. West 116th Street, West 117th Street, along with West 118th 
Street will be upgraded with new piping as well.  

The compatibility of the proposed MXD-68U-DP zone with the surrounding land uses, including 
the single-family residential uses located to the east and south, was analyzed under Threshold 
4.4e beginning on page 6.2-24 of the Draft EIR. The issue of land use compatibility involves 
several interrelated topics that relate to a project’s effect on surrounding land uses, in particular air 
quality and odors (Section 4.2), noise (Section 3.4), visual qualities (Section 4.4), traffic/access 
and parking (Section 5.1). Based on the analyses of these topics in their respective sections as 
well as the land use analysis presented under Threshold 4.4e in Section 6.2, Land Use, the Draft 
EIR determined the Project is considered compatible with the surrounding land uses and there 
would be a less than significant impact related to the change in zoning to MXD-68U-DP. 

Michael Hedley, Real Estate Agent for the Del Aire Area 
– Concerned 

Summary of Oral Comment 

Mr. Hedley stated that residents in the area would like a blockade or cul-de-sac on West 117th 
Street. Mr. Hedley questioned why the meeting is held downtown instead of in an area where 
most of the residents can attend to voice their opinion. Mr. Hedley also stated that many 
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residents in the area have children who cannot attend the local schools because of 
overpopulation and another 390 units would add additional students to the local schools. Lastly, 
Mr. Hedley stated that only the people on West 117th Street have received the notices and 
questioned why other people who will be affected by the Project did not receive the notice. 

Response to Oral Comment 

Regarding traffic and circulation, including implementation of a cul-de-sac, see Topical 
Response-2; regarding schools, see Topical Response-3; regarding community outreach during 
the preparation of CEQA documentation, see Topical Response-4; please also see Responses 
DANA-4, DANA-9, DANA-10, and WSD-1. 

Sharon Stewart, Del Aire Resident 
– Opposed 

Summary of Oral Comment 

Ms. Stewart expressed her opposition to the Project and stated air quality is already bad 
because of the airport, changing the zoning would be bad, traffic would get worse, and the 
Project would mess up the neighborhood.  

Response to Oral Comment 

The Air Quality impact analysis presented in Section 4.2 and Appendix E of the Draft EIR 
includes a discussion of existing air quality, including monitored criteria pollutants, attainment 
designations, the LAX Air Quality and Source Apportionment Study, and toxic air contaminants. 
The impact analysis considers impacts that would occur from construction and operational mass 
daily emissions, local concentrations of criteria pollutants from on-site emissions, carbon 
monoxide hotspots, and toxic air contaminants. 

As stated on page 4.2-27 of the Draft EIR, the following impacts would result from Project 
implementation: (1) Construction of the Project, including off-site Project areas, would result in 
less than significant regional emissions of NOx (after implementation of MM 4.2-2 and MM 4.2-3), 
PM10, PM2.5, CO, VOCs, and Sox; (2) Construction activities would result in a significant and 
unavoidable impacts related to the exceedance of the PM10 and PM2.5 local emissions 
thresholds for a period of approximately 28 days after implementation of MM 4.2-1 (Rule 403). 
The Project would result in less than significant localized impacts for local NOx and CO 
emissions; (3) Operation of the Project would result in less than significant impacts related to 
exposure of sensitive receptors to substantial pollutant concentrations (criteria air pollutants, CO 
hot spots and TACs) and odors; and (4) Construction of the Project would result in short-term 
cumulative local impacts of PM10 and PM2.5. Short-term cumulative impacts for other pollutants 
and long-term cumulative impacts for all pollutants would be less than significant. 

The Project requires a zone change to MXD-68U-DP, Mixed Use Development/68 Dwelling 
Units per Net Acre/Development Program. The Project furthers the goals of the MXD zone by 
providing housing and commercial services at a light rail station and major bus terminal, thereby 
reducing transportation costs, energy consumption, and air pollution. Accordingly, the Project is 
a planned mixed-use development as envisioned by the MXD zone.  

The compatibility of the proposed MXD-68U-DP zone with the surrounding land uses, including 
the single-family residential uses located to the east and south, was analyzed under Threshold 
4.4e beginning on page 6.2-24 of the Draft EIR. The issue of land use compatibility involves 
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several interrelated topics that relate to a project’s effect on surrounding land uses, in particular 
air quality and odors (Section 4.2), noise (Section 3.4), visual qualities (Section 4.4), 
traffic/access and parking (Section 5.1). Based on the analyses of these topics in their 
respective sections as well as the land use analysis presented under Threshold 4.4e in Section 
6.2, Land Use, the Draft EIR determined the Project is considered compatible with the 
surrounding land uses and there would be a less than significant impact related to the change in 
zoning to MXD-68U-DP. 

Regarding traffic and circulation, please see Topical Response-2, and Responses 
El Segundo-1, DANA-2, DANA-3, DANA-4, DANA-5, DANA-7, and DANA-9. 

Dennis Cavallari, Developer (not of Aviation Station Project)  
– In Support 

Summary of Oral Comment 

Mr. Cavallari presented his work experience throughout the Metro area on a number of 
transit-oriented developments, most notably the Hollywood and Vine Development that included 
the Hotel W and the residences. Mr. Cavallari stated that this project is well conceived, well 
designed, and in the right location that addresses transit-oriented needs in the area. Mr. 
Cavallari also expressed his endorsement of the Project and stated that TOD projects are 
designed near transit stops in order to help reduce traffic issues. 

Response to Oral Comment 

This comment expresses support for the Project, but does not raise a specific concern or 
question regarding the adequacy of the analysis contained in the Draft EIR. Therefore, a 
response is not required pursuant to CEQA. However, the comment is acknowledged for the 
record and will be forwarded to the decision-making bodies for their review and consideration. 

Michael Deiden, President of Creative Housing Associates (attending as private citizen) 
– In Support 

Summary of Oral Comment 

Mr. Deiden completed the award-winning Mission Meridian Village Project in South Pasadena 
along the Gold Line and he is the chairman of the California Infill Builders Association and 
participates in the Urban Land Institute’s transit-oriented development efforts. Mr. Deiden 
expressed his support for the project and indicated he would be willing to meet with the Del Aire 
community to show them how developments with public-private partnerships that are TODs are 
seamless and how they contribute to the health and vitality of the neighborhoods; they do not 
detract. Mr. Deiden indicated he understood the fears of the residents, especially the impact of 
the freeways and how it devastated the neighborhood, but it’s important that the new TODs be 
connected with the existing street fabric for public safety. There needs to be activity on the 
street. When there is no activity on the street, there will be problems. Mr. Deiden stated that the 
project is very encouraging and well-designed. TOD projects have increased in value despite 
the downturn while others, both multi-family and single-family, have gone down in value. That is 
because people are willing to pay more to be close to these mixed-use, transit-
oriented developments. 
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Response to Oral Comment 

This comment expresses support for the Project, but does not raise a specific concern or 
question regarding the adequacy of the analysis contained in the Draft EIR. Therefore, a 
response is not required pursuant to CEQA. However, the comment is acknowledged for the 
record and will be forwarded to the decision-making bodies for their review and consideration. 

Coral Sandoval Eldred, Real Estate Agency in Del Aire Area 
– In Support/Concerned 

Summary of Oral Comment 

Ms. Sandoval’s main concern is traffic and keeping it from obstructing residents or the points of 
entry for the townhomes. Schools and traffic is her highest concern. Ms. Sandoval stated that 
the project is great, but is concerned about the kids and impacts to schools. She is concerned 
about the cumulative effects to schools of the proposed Project, the apartment project that was 
just completed, and the 360 project that is still in progress. School population should be 
addressed because soon this will push teacher to student ratio unobtainable. She would like a 
hearing closer to the impact site so more people can be involved in voicing opinions so the 
Project can be revised to make it work for everyone. 

Response to Oral Comment 

Regarding traffic and circulation, see Topical Response-2; regarding schools, see 
Topical Response-3; regarding community outreach during the preparation of CEQA 
documentation, see Topical Response-4; please also see Responses El Segundo-1, DANA-2, 
DANA-3, DANA-4, DANA-5, DANA-7, DANA-9, DANA-10, and WSD-1. 
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SECTION 5.0 MITIGATION MONITORING AND REPORTING PROGRAM 

This section presents the Mitigation Monitoring and Reporting Program (MMRP) for the Aviation 
Station Project, which identifies the mitigation measures, monitoring timing, responsible 
agency/party, the action required, and the monitoring agency/party responsible for ensuring 
each recommended mitigation measure is implemented. 
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MITIGATION MONITORING AND REPORTING PROGRAM 
PROJECT NO. TR070853-(2)

 

Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

Geotechnical (Section 3.1 of the Draft EIR)
MM 3.1-1 The design and construction of the Project shall 

comply with the County of Los Angeles Building Code 
and/or any other applicable building codes and 
standards to the satisfaction of the Los Angeles County 
Department of Public Works. 

Regular plan check 
and 

Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 

MM 3.1-2 All grading activities as well as the design and 
construction of the Project shall comply with the specific 
recommendations and requirements provided in a 
comprehensive geotechnical report, subject to approval 
by the Los Angeles County Department of Public Works. 

Submittal and approval 
of geotechnical report 

and 
Regular plan check 

and 
Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 

Flood (Section 3.2 of the Draft EIR) 
MM 3.2-1 The Project shall implement storm water quality Best 

Management Practices (BMPs) in accordance with the 
Los Angeles County Department of Public Works 
(LACDPW)’s current Manual for the Standard Urban 
Stormwater Mitigation Plan (SUSMP) and Low Impact 
Development (LID) Standard Manual to the satisfaction 
of LACDPW. Proposed BMPs shall require that: 
• Three on-site storm drains shall have catch basin 

inserts, Continuous Deflective Separation (CDS) 
units, or equivalent technologies, to filter 
hydrocarbons, trash, heavy metals, sediments, 
and organics; 

• All storm drains shall be stenciled with “Warning! 
Drains to Ocean” notes and symbols per NPDES 
standards, or as approved by the LACDPW; 

• Rooftop and podium-level runoff shall be 
conveyed through planter boxes for filtration prior 
to entering a public storm drain; and 

• An on-site underground infiltration system shall be 
installed beneath the proposed parking lot located 
north of the intersection of Judah Avenue and 

Submittal and approval 
of final drainage plan  

and 
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to issuance of 
grading permit(s), 

during construction, 
and during 
operation 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

West 116th Street, and sized to capture the post-
development runoff volume increase (LID volume) 
of 11,761 cubic feet. 

MM 3.2-2 The Project shall include: (1) use of existing storm 
water drainage features; (2) removal and/or relocation 
of selected existing storm water drainage features; and 
(3) installation of new features within the Project site, 
which shall be reviewed and approved with 
improvement plans to the satisfaction of the County of 
Los Angeles Department of Public Works (LACDPW). 
Specifically, the Project shall: 
• Retain 12 existing catch basins, remove 5 on-site 

existing catch basins, remove and relocate 2 on-
site existing catch basins, and install 5 new on-site 
catch basins with filter inserts; 

• Retain existing concrete gutters where feasible and 
install new 4-foot concrete gutters along new and/or 
reconfigured interior roadways and parking areas; 

• Remove a segment of the existing Dominguez 
Channel 8-foot by 10-foot (8’ x 10’ – ¾”) RCB 
structure beneath Aviation Boulevard and West 
116th Street, and relocate it northward on the 
Project site beneath the proposed fire lane 
adjacent to the existing Metro Green Line Station;  

• Extend an existing storm drain near the 
intersection of Aviation Boulevard and the existing 
Dominguez Channel to connect to the relocated 
Dominguez Channel; 

• Install new storm drains from the on-site parking 
area, from the proposed underground infiltration 
basin, and from the on-site Project site to the 
existing storm drain beneath West 116th Street 
and the relocated Dominguez Channel; 

• Install a new building drainage outlet near the 
intersection of Judah Avenue and West 116th 
Street (the subterranean sump pump shall be 
installed to collect nuisance flows from the 

Submittal and approval 
of final drainage plan  

and 
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

subterranean parking garage, as well as 
stormwater runoff from the filtration planters, and 
pump it into the Dominguez Channel); and  

• Record a storm drain easement dedication to the 
Los Angeles County Flood Control District over the 
relocated alignment of the Dominguez Channel 
within the Project site. The size and type of 
easement dedication may vary and shall be 
determined with the improvement plans to the 
satisfaction of the LACDPW. 

• Off-site improvements are subject to the discretion 
of the proper permitting authority, including 
Caltrans for any improvements to the Caltrans Off-
Site Project Area, or other jurisdictions for 
improvements within their right-of-way. 

MM 3.2-3 All proposed storm drains and other storm water 
management features specified in the Drainage 
Concept, Hydrology, SUSMP, and LID Analysis for 
Vesting Tentative Tract Map No. 70853 prepared by 
Land Design Consultants, Inc. shall be designed and 
implemented to meet NPDES Permit/SUSMP 
requirements and the County LID requirements, subject 
to review and approval by the Los Angeles County 
Department of Public Works. 

Submittal and approval 
of final drainage plan  

and  
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to issuance of 
grading permit(s), 

during construction, 
and during 
operation 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
and 

Los Angeles 
Regional Water 

Quality Control Board

MM 3.2-4 Prior to the issuance of building permits, the Project 
Applicant shall construct all Dominguez Channel 
improvements, including design capacity and location, 
to the satisfaction of the Los Angeles County Flood 
Control District (LACFCD) and shall record an 
easement dedication to the County of Los Angeles for 
operation and maintenance of the new Dominguez 
Channel alignment. Subterranean detention boxes 
shall be sized according to the Qallow and shall be 
located in proximity to the relocated Dominguez 
Channel, to the satisfaction of LACFCD. 

Submittal and approval 
of final drainage plan  

and 
Recordation of 

easement dedication  
and 

Site inspection 

Prior to the 
issuance of building 
permits and during 

construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Flood Control District
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

MM 3.2-5 The Project Applicant shall obtain a construction permit 
from the Los Angeles County Flood Control District 
(LACFCD) for all Project components that affect 
existing LACFCD facilities.  

Acquire construction 
permit 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant Los Angeles County 
Flood Control District

MM 3.2-6 The Project Applicant shall obtain an encroachment 
permit from California Department of Transportation 
(Caltrans) for construction activities within the off-site, 
Caltrans-owned property. 

Acquire encroachment 
permit 

Prior to issuance of 
grading permit(s) for 

Caltrans-owned 
property 

Project Applicant 

Los Angeles 
County Department 

of Public Works 
and 

Caltrans 
Fire (Section 3.3 of the Draft EIR) 
MM 3.3-1 The Project shall comply with all applicable Los Angeles 

County Code Title 32 and Ordinance requirements 
regarding fire prevention and suppression measures, 
and/or measures approved or required by the Fire Chief, 
including construction materials, building access and 
evacuation routes, automatic fire extinguishing systems, 
standards for multi-family housing and commercial land 
uses, site access/fire lanes, hydrants water availability, 
and fire flows and pressures, among other requirements 
to the satisfaction of the Los Angeles County Fire 
Department (LACFD). Prior to issuance of building 
permits, Project Applicant shall submit all necessary plans 
and materials to the LACFD for review and approval. 

Regular plan check 
and 

Site inspection 

Prior to the 
issuance of building 
permits and during 

construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Fire Department 

MM 3.3-2 Prior to issuance of building permits, the Project 
Applicant shall demonstrate to the County of Los 
Angeles Department of Public Works and the 
Los Angeles County Fire Department (LACFD) that the 
Project includes appropriate infrastructure to ensure 
adequate water and fire flow infrastructure and 
compliance with Los Angeles County Code Title 32 
requirements. It is anticipated that segments of the 
existing four- and six-inch diameter water lines in 
Aviation Boulevard (between West 116th Street and 
West 117th Street), West 116th Street (between 
Aviation Boulevard and Judah Avenue), West 117th 
Street (between Aviation Boulevard and Isis Avenue), 
and Judah Avenue (between West 117th Street and 

Regular plan check 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to the 
issuance of building 
permits and during 

construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
and 

Los Angeles County 
Fire Department 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

West 118th Street) shall be abandoned and three 
existing fire hydrants shall be removed. The Project 
shall include the following new water and fire flow 
infrastructure to the satisfaction of the LACFD: 
• Twelve-inch diameter water line within West 117th 

Street between Aviation Boulevard and Isis 
Avenue turning south at Isis Avenue and 
immediately connecting with the existing 12-inch 
water line; 

• Eight-inch-diameter water lines within Aviation 
Boulevard (between West 117th Street and the 
proposed Fire Lane along the northern property 
boundary), the proposed Fire Lane (between 
Aviation Boulevard and Judah Avenue), and 
Judah Avenue (between the proposed Fire Lane 
and West 118th Street). These lines will connect 
with the new 12-inch line in West 117th Street; 

• A 6-inch-diameter water lateral from Building 1A to 
the new water line in West 117th Street, 8-, 6-, 
and 2-inch-diameter water laterals from the 
Building 1B to the new water line in Judah 
Avenue, and from Building 2A to the new water 
line in the Fire Lane. Building 2B would be served 
via the laterals extending to Building 2A; and 

• Six new fire hydrants evenly distributed around the 
perimeter of the Project site.

MM 3.3-3 Prior to issuance of building permits for the off-site 
Project Area, the Project Applicant shall demonstrate to 
the County of Los Angeles Department of Public Works 
that the Project includes adequate water infrastructure. It 
is anticipated that a new water lateral within the off-site, 
Caltrans-owned property shall be constructed to provide 
service to the restrooms and water fountain associated 
with the new Metro bus terminal. The water line shall be 
connected to the existing 6-inch-diameter water line 
within the off-site Caltrans property.

Regular plan check 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to the 
issuance of building 
permits for Caltrans-
owned property and 
during construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

Noise (Section 3.4 of the Draft EIR) 
MM 3.4-1 Prior to any grading activities, a 10-foot-high temporary 

noise barrier shall be constructed along the Project 
site’s eastern and southern boundaries, Judah Avenue 
and West 117th respectively. Noise barriers shall be 
constructed of material with a minimum weight of 
four pounds per square foot with no gaps or 
perforations. Noise barriers may be constructed of, but 
are not limited to, 5/8-inch-thick plywood or 5/8-inch-
oriented strand board. The noise barriers shall remain 
in place until the end of grading/excavation activities. 
No more than two loader/backhoes and two dozers 
shall operate simultaneously at ground level during 
grading activities. 

Install noise barrier 
and  

Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 

MM 3.4-2 Stationary equipment (such as generators, cranes, and 
air compressors) that will be operational for 10 
consecutive working days or more shall not be 
operated closer than 250 feet of any occupied home. If 
this distance limitation is not feasible, the Project 
Applicant shall ensure that the stationary equipment is 
equipped with appropriate noise reduction measures 
(e.g., silencers, shrouds, or other devices) to limit the 
equipment noise at the nearest residences to 60 dBA 
Lmax or the ambient noise level without the equipment 
operating, whichever is higher. Noise measurements 
shall be taken prior to operation of stationary 
equipment to determine the ambient noise level without 
the equipment operating and noise measurements 
shall be taken during operation of the stationary 
equipment to illustrate compliance with the 
maximum noise threshold. Documentation of 
compliance with the maximum noise threshold shall be 
provided to the County of Los Angeles Department of 
Regional Planning for each day that the equipment 
cannot be kept at a minimum of 250 feet from any 
occupied home. 

Maintain log 
demonstrating 

compliance with 
distance requirements  

and/or  
documentation of 

compliance of noise 
threshold 

and 
Site inspection 

During construction 
Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

MM 3.4-3 All construction trucks and vehicles accessing the 
Project site shall be required to use nearby designated 
truck routes (i.e., Aviation Boulevard and West Imperial 
Highway/Interstate 105), where feasible, and no 
construction traffic or queuing shall be allowed on 
residential portions of West 117th Street, Judah 
Avenue, or any other residential streets within the Del 
Aire community. 

Direct and monitor 
travel routes of 

construction traffic 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

During construction 
Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 

MM 3.4-4 In accordance with Section 12.08.440 of the County 
Noise Ordinance, construction activities that generate 
noise that could create a disturbance across a property 
line shall not occur between the hours of 7:00 PM and 
7:00 AM on weekdays, at any time on Sunday, or 
a holiday. 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

During construction 
Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 

MM 3.4-5 The Project Applicant shall specify in the contract for 
each operator of a commercial space that (1) the 
operator shall require delivery trucks to enter and exit 
the Project site from the Aviation Boulevard driveway 
and (2) Truck deliveries shall be restricted to the 
daytime hours (7:00 AM to 10:00 PM). 

Include delivery truck 
requirements in 

contracts 
During operation Project Applicant 

Los Angeles County 
Department of 

Regional Planning 

MM 3.4-6 Residential air conditioning units shall be designed and 
installed in accordance with Section 12.08.530 of the 
County’s Noise Ordinance, which limits noise at property 
lines and at neighboring units. Commercial air 
conditioning units and other stationary noise sources 
shall be designed and installed in accordance with 
Section 12.08.390 of the County’s Noise Ordinance, 
which limits exterior noise at property lines. 

Regular plan check 
and 

Site inspection 

Prior to issuance of 
building permits and 
during construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 

MM 3.4-7 Residential units shall be designed and constructed to 
ensure that interior noise levels from exterior 
transportation sources—including aircraft, vehicles on 
adjacent roadways, and light rail—shall not exceed 45 
dBA CNEL. In order to ensure that all dwelling units 
achieve an adequate noise reduction to achieve an 
interior noise level of 45 dBA CNEL, the following 

Submittal and approval 
of architectural plans 

and acoustical analysis 
and  

Regular plan check 
and 

Prior to issuance of 
building permits and 
during construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of 

Regional Planning 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

features shall be included in the building design and 
construction of all dwelling units: (1) upgraded dual-
glazed windows; (2) mechanical ventilation/air 
conditioning; (3) exterior wall/roof assemblies free of 
cut-outs or openings; and (4) ceiling insulation in the 
top floor of each building to reduce aircraft noise by at 
least 20 dBA. Prior to the issuance of a building permit, 
the Project Applicant shall submit architectural plans 
and a detailed acoustical analysis study prepared by a 
qualified acoustical consultant that demonstrates that 
interior noise levels in all residential units due to 
exterior transportation noise sources would be 45 dBA 
CNEL or less to the Los Angeles County Department 
of Public Health for review and approval. 

Site inspection 

MM 3.4-8 In accordance with the State Business and Professions 
Code and the State Civil Code each prospective 
purchaser of residential property within the Project 
shall be notified as follows: 

NOTICE OF AIRPORT IN VICINITY – A portion of 
this property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area. Additionally, this property is located in 
proximity to the Metro Green Line Aviation/LAX 
Station, which currently operates 24-hours per day, 
7 days per week. For these reasons, the property 
may be subject to some of the annoyances or 
inconveniences associated with proximity to airport 
and light rail operations (e.g., noise, vibration, or 
odors). Individual sensitivities to those annoyances 
can vary from person to person. You may wish to 
consider what airport and light rail annoyances, if 
any, are associated with the property before you 
complete your purchase and determine whether 
they are acceptable to you. 

In addition, although not required by the State Civil Code 
(Section 1103 et. seq.), each prospective tenant of 
leased residential property within the Project shall also 
be notified as described above. 

Prepare and distribute 
notice as per State 
regulations to each 

prospective purchaser 
of residential property 
and each prospective 
tenant of the leased 
residential property 
within the Project 

During operation Project Applicant 
Los Angeles County 

Department of 
Regional Planning 
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Mitigation Measures Action Required Mitigation Timing 
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Monitoring 
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Water Quality (Section 4.1 of the Draft EIR)
MM 4.1-1 Prior to the issuance of a grading permit, the Project 

Applicant shall file a Permit Registration Document 
(PRD) with the State Water Resources Control Board 
(SWRCB) in order to obtain coverage under NPDES 
General Permit for Storm Water Discharges 
Associated with the Construction and Land 
Disturbance Activities. The PRD shall consist of a 
Notice of Intent (NOI); Risk Assessment; Site Map; 
SWPPP; annual fee; and a signed certification 
statement. Pursuant to permit requirements, the 
Project Applicant shall develop and incorporate BMPs 
for reducing or eliminating construction-related 
pollutants in the site runoff to the satisfaction of Los 
Angeles County Department of Public Works. 

File Permit Registration 
Document 

and 
Submittal of NOI  

and 
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of Public 

Works 
and 

Los Angeles 
Regional Water 

Quality Control Board

MM 4.1-2 Educational materials regarding water quality impacts 
associated with pet waste, and appropriate options for 
pet waste disposal, shall be provided to all future 
homeowners through the Homeowner’s Association 
and mandated through the Conditions, Covenants, and 
Restrictions (CCRs) and all future renters through 
the Leasing Office. 

Prepare and distribute 
pet waste literature to 
all future homeowners 

During operation Project Applicant 
Los Angeles County 

Department of 
Regional Planning 

MM 4.1-3 The Project Applicant shall install and maintain post-
construction treatment control Best Management 
Practices (BMPs) pursuant to the requirements of the 
Los Angeles County Department of Public Works’ 
Standard Urban Stormwater Mitigation Plan (SUSMP) 
and Low Impact Development (LID) Standard Manual 
to the satisfaction of the Los Angeles County 
Department of Public Works. 

Submittal and approval 
of final drainage plan  

and  
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to issuance of 
grading permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of Public 

Works 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

MM 4.1-4 Prior to the commencement of construction activities in 
the off-site, Caltrans-owned property, the Project 
Applicant shall demonstrate compliance with any 
applicable regulations related to drainage infrastructure 
and post-construction treatment control BMPs pursuant 
to the requirements of the Caltrans Statewide SWMP 
and other applicable local, State, and federal regulations 
to the satisfaction of Caltrans.  

Submittal and approval 
of final drainage plan  

and  
Maintain log 

demonstrating 
compliance with 

NPDES requirements  
and 

Site inspection 

Prior to construction 
activities and during 

construction on 
Caltrans-owned 

property 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
and  

Caltrans 

Air Quality (Section 4.2 of the Draft EIR) 
MM 4.2-1 Dust control measures applied to Project construction 

activities shall be in compliance with SCAQMD Rule 403 
for Best Available Control Measures and to the 
satisfaction of SCAQMD and the County Department of 
Regional Planning. Contractor compliance with Rule 403 
requirements shall be mandated in the contractor’s final 
construction plans and specifications and shall include 
the following measures: 
• Land disturbance shall be minimized to the extent 

feasible. Grading activities shall be limited to the 
disturbance of no more than 1.25 acres per day 
and shall not exceed 2,400 cubic yards of grading 
per day. 

• Haul trucks shall be covered when loaded with fill. 
• Paved streets shall be swept at least once per day 

where there is evidence of dirt that has been 
carried onto the roadway. 

• Watering trucks shall be used to minimize dust. 
Watering should be sufficient to confine dust 
plumes to the Project work areas. Active disturbed 
areas shall have water applied to them three 
times daily. 

• For disturbed surfaces to be left inactive for four or 
more days and that will not be revegetated, a 
chemical stabilizer shall be applied per 
manufacturer’s instruction. 

Include Rule 403 in 
contractor’s 

specifications 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

During construction 
Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
and  

South Coast Air 
Quality Management 

District 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

• For unpaved roads, chemical stabilizers shall be 
applied or the roads shall be watered once per 
hour during active operation. 

• Vehicle speed on unpaved roads shall be limited 
to 15 miles per hour. 

• For open storage piles that will remain on site for 
two or more days, water shall be applied once per 
hour, or coverings shall be installed. 

• For paved road track-out, all haul vehicles shall be 
covered, or shall comply with vehicle freeboard 
requirements of Section 23114 of the California 
Vehicle Code for both public and private roads. 
During high wind conditions (wind speeds in 
excess of 25 mph), all earth moving activities shall 
cease or water shall be applied to soil not more 
than 15 minutes prior to disturbing such soil. 

MM 4.2-2 Mass grading operations shall be planned and operated 
in a manner such that NOx emissions shall not exceed 
100 pounds/day. This shall be demonstrated by 
emissions calculations for a reasonable maximum mass 
grading day, using the specific equipment selected for 
off-road and on-road use, subject to SCAQMD and Los 
Angeles County Department of Regional Planning 
review and approval. Should new-technology Tier 3 
equipment or better be used, then it may be possible to 
exceed the equipment and equipment use data 
assumed in the URBEMIS model for the Project by 
substantial quantities without exceeding the 100 
pounds/day NOx threshold. 

Review and approval of 
emissions calculations 

and 
Maintain log 

demonstrating 
compliance 

and 
Site inspection 

Prior to issuance of 
grading permit(s)  

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
and  

South Coast Air 
Quality Management 

District 

MM 4.2-3 In order to minimize NOx emissions, the Applicant shall 
include the following measures in all contractor’s final 
construction plans and specifications: 
• Use electricity from power poles rather than 

temporary diesel or gasoline power generators; 
• Ensure that all vehicles and equipment shall be 

properly tuned and maintained according to 
manufacturers’ specifications; 

Include NOx reduction 
meaures in contractor’s 

specifications 
And Maintain log 
demonstrating 

compliance 
and 

Prior to construction 
activities and during 

construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
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Mitigation Measures Action Required Mitigation Timing 
Responsible 
Agency/Party 

Monitoring 
Agency/Party 

• Prohibit all diesel trucks from idling in excess of 
five minutes, both on- and off-site; 

• Schedule off-site haul activities that affect traffic 
flow on the arterial system to off-peak hours to the 
extent practicable, that is, peak hour hauls on the 
off-site arterial system shall occur only if 
necessary to avoid extending the length of the 
applicable phase of construction; and 

• Provide temporary traffic controls, such as a flag 
person, during all phases of construction as 
necessary to maintain smooth traffic flow. If 
needed to avoid congestion, provide dedicated 
turn lanes for movement of construction trucks and 
equipment on- and off-site and/or modify signal 
synchronization. 

• Configure construction parking to minimize traffic 
interference. 

Site inspection 

MM 4.2-4 Information regarding exposure to PM10, PM2.5, and 
ultra-fine particles due to the Project’s proximity to I-
105 shall be provided to all future homeowners and 
residents of the Project through the Homeowner’s 
Association and mandated through the Conditions, 
Covenants, and Restrictions (CCRs). 

Prepare and distribute 
air quality literature to 
all future homeowners 

During operation 
Project Applicant 
and Homeowner’s 

Association 

Los Angeles 
County Department 

of Regional Planning 

MM 4.2-5 The Project contractor’s final construction plans and 
specifications shall require that activities with the 
potential to generate dust, PM10, and PM2.5 that are 
not required at a specific location on the Project site, 
such as the staging of equipment and materials, shall 
be located as far as feasible from nearby residences. 

Include distance 
requirements in 

contractor’s 
specifications 

and 
Maintain log 

demonstrating 
compliance 

and 
Site inspection 

Prior to and during 
grading and 

excavation activities

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
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Mitigation Measures Action Required Mitigation Timing 
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Agency/Party 
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Agency/Party 

MM 4.2-6 A construction relations officer shall be appointed to 
act as a community liaison concerning on-site 
construction activity including resolution of issues 
related to the generation of dust, PM10, and PM2.5. 

Appoint construction 
relations officer 

and 
Maintain log 

demonstrating 
compliance 

and 
Site inspection 

During grading 
activities 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 

Cultural Resources (Section 4.3 of the Draft EIR)
MM 4.3-1 During all grading and excavation activities that occur 

within native soils (i.e., not within engineered fill 
materials that are present at the surface), a trained 
Archaeological Monitor shall be present to monitor the 
earth-moving activities. Based on the site conditions 
and grading program, the Archaeological Monitor shall 
determine an appropriate monitoring schedule, subject 
to the approval of the Los Angeles County Department 
of Regional Planning (LACDRP). The Archaeological 
Monitor would not need to be present once grading 
and excavations reach a depth of 15 feet or deeper 
(see MM 4.3-2), or once bedrock is encountered. 
Should archaeological resources be encountered, a 
qualified Archaeologist shall be retained to implement 
procedures for temporarily halting or redirecting work 
to permit the sampling, identification, and evaluation of 
the resources, as appropriate. If the resources are 
found to be significant, the Archaeologist shall 
determine appropriate actions for preservation and/or 
data recovery to the satisfaction of the LACDRP. If the 
Monitor determines that the sediments are not 
sensitive for the presence of resources, monitoring 
efforts can be terminated. 

Archaeological 
monitoring 

and 
Maintain log 

demonstrating 
compliance 

and 
Site inspection 

During grading and 
excavation activities

Project Applicant, 
Construction 

Contractor, and 
Qualified 

Archaeologist 

Los Angeles 
County Department 

of Regional Planning 
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Mitigation Measures Action Required Mitigation Timing 
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Agency/Party 

Monitoring 
Agency/Party 

MM 4.3-2 A qualified Paleontologist shall be retained to monitor 
earth-moving activities of 15 feet or deeper (i.e. the 
depths at which significant vertebrate fossils have been 
recovered from older Quaternary Alluvium). Should 
paleontological resources be encountered during 
earth-moving activities (i.e., grading and excavation), 
the Paleontologist shall implement procedures for 
temporarily halting or redirecting work to permit the 
sampling, identification, and evaluation of the 
resources, as appropriate. If the resources are found to 
be significant, the Paleontologist shall determine 
appropriate actions for preservation and/or data 
recovery to the satisfaction of the Los Angeles County 
Department of Regional Planning. If the Paleontologist 
determines that the sediments are not sensitive for the 
presence of resources, monitoring efforts can 
be terminated. 

Paleontological 
monitoring 

and 
Maintain log 

demonstrating 
compliance 

and 
Site inspection 

During excavation 
activities of 15 feet 

or deeper 

Project Applicant, 
Construction 

Contractor, and 
Qualified 

Paleontologist 

Los Angeles 
County Department 

of Regional Planning 
 

MM 4.3-3 In accordance with California Health and Safety Code, 
Section 7050.5, if human remains are found, no further 
excavation or disturbance of the site or any nearby area 
reasonably suspected to overlie adjacent remains shall 
occur until the County Coroner has determined the 
appropriate treatment and disposition of the human 
remains. The County Coroner shall be notified within 
24 hours of the discovery and shall make such 
determination within 2 working days of notification of 
discovery. If the County Coroner determines that the 
remains are or believed to be Native American, the 
County Coroner shall notify the Native American Heritage 
Commission in Sacramento within 24 hours. In 
accordance with California Public Resources Code, 
Section 5097.98, the Native American Heritage 
Commission must immediately notify those persons it 
believes to be the most likely descended from the 
deceased Native American. The descendents shall 
complete their inspection within 48 hours of being granted 
access to the site. The designated Native American 
representative would then determine, in consultation with 
the property owner, the disposition of the human remains.

Stop work and contact 
County Coronor During construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
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Visual Qualities (Section 4.4 of the Draft EIR)
MM 4.4-1 Prior to commencement of construction activities, the 

Contractor shall install a visual barrier along the entire 
perimeter of the construction site (e.g., green mesh fabric 
or similar view-blocking material) to obstruct street-level 
views of construction activities from residents in the 
immediate vicinity of the site. This barrier shall remain in 
place until the completion of grading activities requiring 
heavy mobile trucks/equipment. This shall be included on 
the contractor specifications and verified by the County of 
Los Angeles. 

Install visual barrier 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to construction 
activities 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 

MM 4.4-2 Prior to issuance of a grading permit, the Project 
Applicant shall submit the Landscaping Plan to the 
Los Angeles County Department of Regional Planning 
for review and approval. 

Submittal and approval 
of Landscaping Plan 

Prior to issuance of 
grading permit(s) 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 

MM 4.4-3 Prior to issuance of a building permit, a signage plan 
shall be submitted to the Los Angeles County 
Department of Public Works for review and approval. 
Project signage shall be designed and implemented in 
compliance with all applicable Los Angeles County 
standards and requirements. 

Submittal and approval 
of Signage Plan 

Prior to issuance of 
building permit(s) 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 

MM 4.4-4 Prior to issuance of a building permit, a lighting plan 
shall be submitted to the Los Angeles County 
Department of Public Works for review and approval. 
Project lighting shall be designed and implemented in 
compliance with all applicable Los Angeles County 
lighting standards. 

Submittal and approval 
of Lighting Plan 

Prior to issuance of 
building permit(s) 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
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Traffic/Access (Section 5.1 of the Draft EIR)
MM 5.1-1 All traffic improvements and construction-related 

activities that involve Caltrans-owned property shall be 
subject to the approval of an encroachment permit from 
Caltrans and shall be designed and constructed in 
accordance with applicable Caltrans standards and 
requirements, including the California 2010 MUTCD 
Manual, to the satisfaction of Caltrans. All traffic 
improvements within City of Los Angeles right-of-way 
shall be subject to the approval of the City of Los 
Angeles and the implementation of the improvements 
shall be guaranteed through the City’s B-Permit process.

Acquire encroachment 
permit 

and 
Submittal and approval 
of traffic improvements 
in Caltrans or City of 
Los Angeles right-of-

way 

Prior to construction 
activities on 

Caltrans-owned 
property 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of Public 
Works, Caltrans, and 
City of Los Angeles 

MM 5.1-2  To ensure adequate vehicular access and circulation on 
the Project site and the off-site Project area, the Project 
shall construct the following traffic and 
circulation features to the satisfaction of the Los Angeles 
County Department of Public Works (LACDPW). All 
driveways and other circulation features that would 
affect City of Los Angeles roadways shall require 
coordination for review and approval with the LADOT’s 
Citywide Planning Coordination Section. 
• Vehicular access to the Project site shall be limited 

to driveways on Aviation Boulevard and West 
117th Street. 
o The existing Aviation Boulevard signalized 

driveway (driveway entrance to the Metro bus 
terminal) is located at the northwest corner of 
the Project site and shall be modified to serve 
as the main Project driveway for access to the 
commercial and residential components of the 
Project and associated parking areas. The 
existing traffic signal equipment at the 
Aviation Boulevard driveway shall be modified 
accordingly. The proposed Aviation Boulevard 
driveway shall provide full access (i.e., left-
turn and right-turn ingress and egress turning 
movements). For exiting traffic, two lanes 

Submittal and approval 
of traffic and circulation 

features 
and Maintain log 
demonstrating 

compliance 
and  

Site inspection 

Prior to issuance of 
building permit(s) 

and during 
construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles County 
Department of Public 

Works 
and 

Los Angeles 
Department of 
Transportation 

Citywide Planning 
Coordination Section 
(City of Los Angeles 

roadways only) 
and 

Caltrans (for activities 
on Caltrans property)

and  
Metropolitan 

Transportation 
Authority (for 

activities on Metro 
property) 
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Monitoring 
Agency/Party 

shall be provided: one for left-turns and one 
for right-turns. 

o The West 117th Street driveway shall be 
located on the north side of West 117th Street 
at the southwest corner of the Project site, 
and shall provide secondary access to the 
commercial and residential components of 
the Project and associated parking areas. 
This driveway shall accommodate left-
turn ingress and right-turn egress movements 
only to direct Project-related traffic to and 
from Aviation Boulevard (i.e., limit Project 
traffic from travelling on nearby local 
residential streets). 

• The existing Metro bus terminal shall be relocated 
to the western portion of the existing Caltrans 
Park-and-Ride Lot. The existing Caltrans Park-
and-Ride Lot and the adjacent surface parking lot 
associated with the Caltrans Maintenance Facility 
shall be reconfigured to accommodate 
the relocation of the Metro bus terminal in order to 
maintain at least the current number of Park-and-
Ride spaces (approximately 400 parking spaces). 
o Vehicular access to the relocated Metro 

facilities shall be provided via two driveways: 
one on Aviation Boulevard and one on West 
Imperial Highway. 

o The existing Caltrans Park-and-Ride driveway 
on Aviation Boulevard shall be relocated 
approximately 100 feet north of its current 
position and shall accommodate right-turn 
ingress and egress movements only. 

o The existing Caltrans Park-and-Ride driveway 
on West Imperial Highway shall be relocated 
approximately 30 feet east of its current 
position and shall be used as an exit only 
driveway (i.e., limited to right-turn egress 
movements only). 
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o The existing Caltrans driveway on West 
Imperial Highway shall be reconfigured to 
provide one inbound lane and one outbound 
lane, with left-turn and right-turn ingress and 
right-turn egress only (i.e., no left-turn egress 
movements would be permitted onto 
westbound West Imperial Highway). The 
reconfigured Caltrans driveway shall provide 
direct access to the Caltrans Park-and-Ride 
Lot and Caltrans surface parking lot. 

o A traffic signal shall be installed at the existing 
Caltrans driveway on West Imperial Highway 
to accommodate access to the reconfigured 
Metro and Caltrans facilities. The traffic signal 
at the Caltrans driveway shall feature 
separate westbound left-turn phasing for 
vehicles turning left into the Caltrans Park-
and-Ride Lot and Caltrans Maintenance 
Facility parking lot and a northbound right-turn 
overlapping phase for vehicles exiting the 
driveway. The cost and implementation of the 
traffic signal installation shall be the sole 
responsibility of the Project Applicant. The 
Project Applicant shall contact LADOT’s 
Western District Operations Office to facilitate 
the review and approval of the traffic signal in 
this location. The installation of the traffic 
signal shall be complete and in operation prior 
to the operation of the new Metro 
bus terminal. 

• A new driveway on West Imperial Highway shall 
be constructed for the relocated Metro bus 
terminal and will provide right turn ingress and 
egress movements.  

• Modifications to the traffic signal located at the 
intersection of Aviation Boulevard and West 116th 
Street shall be constructed prior to occupancy of 
the Project. The cost of the design and 
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modification of the traffic signal shall be the sole 
responsibility of the Project Applicant. A detailed 
striping and signal plans shall be submitted to 
LACDPW Traffic and Lighting Division for review 
and approval. 

• The design/redesign of the intersections (and 
associated traffic signal installations), roadways 
and the site plan layout, including driveway 
encroachments within Los Angeles County, shall 
be to the satisfaction of LACDPW. 

MM 5.1-3 The provision, design, and location of parking for the 
Project shall comply with the Americans with 
Disabilities Act (ADA). 

Regular plan check  
and 

Site inspection 

Prior to issuance of 
building permits and 

during operation 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
MM 5.1-4 Prior to issuance of the first occupancy permit, the 

Project Applicant shall coordinate with the Los Angeles 
County Department of Public Works regarding a 
possible restricted parking program for West 117th 
Street and Judah Avenue adjacent to the Project site, 
which currently have unrestricted parking. Whether or 
not restricted parking is implemented and the type of 
restriction used (e.g., meters, permits, signs) shall be 
determined to the mutual satisfaction of the Project 
Applicant, the County, and the adjacent residents. 

Coordinate with 
LACDPW and adjacent 
residents for restricted 

parking program 

Prior to issuance of 
first occupancy 

permit 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 

MM 5.1-5 The Project Applicant shall demonstrate to the 
satisfaction of the County of Los Angeles and the 
Metropolitan Transportation Authority that the relocated 
Metro bus terminal is fully operational prior to the 
removal of the existing Metro bus terminal located on 
Lot 2 of the Project site. 

Provide evidence of 
operational terminal to 

County and Metro 

Prior to removal of 
the existing Metro 

bus terminal 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
and 

Metropolitan 
Transportation 
Authority (for 

activities on Metro 
property) 
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MM 5.1-6 To minimize potential cumulative construction traffic 
impacts in the Los Angeles International Airport (LAX) 
area, the Project Applicant shall provide Los Angeles 
World Airports with the Project’s construction schedule, 
construction hours, haul routes, and construction 
personnel contact information at least 10 days before 
construction activities begin. 

Provide LAWA with 
specified construction 

information 

At least 10 days 
prior to construction 

activities 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
and 

Los Angeles World 
Airports 

Sewage Disposal (Section 5.2 of the Draft EIR)
MM 5.2-1 Prior to the issuance of building permits, the Project 

Applicant shall pay the applicable connection fees in 
accordance with the Sanitation Districts of Los Angeles 
County Master Connection Fee Ordinance of County 
Sanitation District No. 5 of Los Angeles County. 

Remit payment to the 
Sanitation Districts of 
Los Angeles County 

Prior to issuance of 
building permits Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and  

Sanitation Districts of 
Los Angeles County 

MM 5.2-2 Prior to issuance of building permits, the Project 
Applicant shall demonstrate to the Sanitation Districts 
of Los Angeles County and Los Angeles County 
Department of Public Works that the Project includes 
appropriate infrastructure to ensure adequate 
wastewater conveyance. It is anticipated that segments 
of the existing eight-inch-diameter local sewer line 
within Aviation Boulevard (between West 116th Street 
and West 117th Street) and West 116th Street 
(between Aviation Boulevard and Judah Avenue) will 
be removed. The Project shall include the following 
new wastewater infrastructure: 
• An 8-inch-diameter local sewer line within Aviation 

Boulevard beginning north of West 116th Street 
and connecting to the sewer line within 
West 117th Street; 

• An 8-inch-diameter local sewer line within 
West 117th Street connecting the Aviation 
Boulevard sewer line to the existing sewer line in 
West 117th Street; 

• An 8-inch-diameter local sewer line within Judah 
Avenue beginning mid-block between West 116th 
Street and West 117th Street, and connecting to 

Regular plan check 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to issuance of 
building permits Project Applicant 

Los Angeles 
County Department 

of Public Works 
and  

Sanitation Districts of 
Los Angeles County 
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the existing sewer line in West 117th Street; 
• An 8-inch-diameter local sewer line within Judah 

Avenue beginning mid-block between West 116th 
Street and extending north of West 117th Street, 
and connecting to the existing sewer line in West 
116th Street; 

• Six-inch-diameter sewer laterals from each of the 
four proposed buildings to a local sewer line; and 

• Four-inch-diameter sewer laterals from each 
individual townhome along West 117th Street and 
Judah Avenue to a local sewer line. 

MM 5.2-3 Prior to the issuance of building permits, the Project 
Applicant shall complete the annexation of all 
appropriate local sewer lines and laterals necessary to 
serve the Project that are currently within the City of 
Los Angeles into the Los Angeles County Department 
of Public Works (LACDPW) Consolidated Sewer 
Maintenance District. All proposed sewer lines shall be 
constructed in compliance with the LACDPW’s sewer 
design standards to the satisfaction of LACDPW.

Finalize annexation of 
sewer facilities 

Prior to issuance of 
building permits Project Applicant 

Los Angeles 
County Department 

of Public Works 

MM 5.2-4 Prior to issuance of building permits for the off-site 
Caltrans-owned property, the Project Applicant shall 
demonstrate to the Los Angeles County Department of 
Public Works that the Project includes adequate 
wastewater infrastructure. A new sewer lateral line within 
the off-site, Caltrans-owned property shall be constructed 
to provide service to the restrooms associated with the 
new Metro bus terminal. The sewer line shall be 
connected to the existing eight-inch diameter local sewer 
line within the off-site Caltrans property. 

Regular plan check 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to issuance of 
building permits for 
Caltrans property 

Project Applicant 
Los Angeles 

County Department 
of Public Works 
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Education (Section 5.3 of the Draft EIR) 
MM 5.3-1 The Project Applicant shall pay new development fees 

in effect at the time of building permit issuance to the 
Wiseburn School District and the Centinela Valley 
Union High School District pursuant to California 
Government Code, Section 65995 (SB 50). Remit new 

development fees to 
affected school districts 

Prior to issuance of 
building permits Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and 

Wiseburn School 
District 

and 
Centinela Valley 

Union High School 
District 

MM 5.3-2 The Project Applicant shall remit to the Los Angeles 
County Public Library a fee in effect at the time of 
building permit issuance, pursuant to the Library 
Facilities Mitigation Fee Program. 

Remit appropriate fee 
to Los Angeles County 

Public Library 

At the time of 
building permit 

issuance 
Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and 

Los Angeles County 
Public Library 

Fire/Sheriff (Section 5.4 of the Draft EIR) 
MM 5.4-1 Prior to issuance of an occupancy permit, the Project 

Applicant shall notify the Los Angeles County Sheriff’s 
Department, including the Transportation Bureau-
Green Line, of Project completion in order to facilitate 
their internal assessment to ensure that services are 
appropriately allocated to areas in need. 

Communicate project 
completion to Los 
Angeles County 

Sheriff’s Department 

Prior to issuance of 
occupancy permit Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and 

Los Angeles County 
Sheriff’s Department 

Utilities/Other Services (Section 5.5 of the Draft EIR)
MM 5.5-1 Prior to the issuance of building permits; the Project 

Applicant shall pay the applicable connection fees in 
accordance with the Golden State Water Company 
standards and requirements. 

Remit appropriate 
connection fee to 

Golden State Water 
Company  

Prior to issuance of 
building permits Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and 

Golden State Water 
Company 
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MM 5.5-2 Prior to commencement of construction activities, a 
Recycling and Reuse Plan must be submitted to the Los 
Angeles County Department of Public Works, 
Environmental Programs Division for review and 
approval. Construction activities on the Project site shall 
be conducted in compliance with Section 22.52.2100, 
Green Building of the Los Angeles County Code, which 
requires the recycling/reuse of at least 65 percent of 
non-hazardous construction/demolition debris by weight.

Submittal and approval 
of Recycling and Reuse 

Plan 
and 

Maintain log 
demonstrating 

compliance with Plan 

Prior to construction 
activities 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Public Works 
Environmental 

Programs Division 

Environmental Safety (Section 6.1 of the Draft EIR)
MM 6.1-1 Prior to the issuance of a grading permit(s), the Project 

Applicant shall submit the final contractor specifications 
that includes a contingency plan to address the 
potential to encounter unknown subsurface anomalies 
during site grading and excavation to the satisfaction of 
the County. The specifications shall also include the 
appointment of a Construction Monitor with a CalOSHA 
Hazardous Waste Operations and Emergency 
Response Standard (HAZWOPER) certification to 
identify and provide initial response to any hazard or 
hazardous material encountered during Project 
implementation. The contingency plan shall specify 
that, if construction workers encounter any hazards or 
hazardous materials (including, but not limited to, 
pipes, USTs, stained soils, odors, gases, uncontained 
spills, and/or other unidentified substances), the 
Contractor shall stop work, notify the Construction 
Monitor (if not already aware), and cordon off the 
affected area. The Construction Monitor shall contact 
the Los Angeles County Certified Unified Program 
Agency (CUPA), which is the Los Angeles County Fire 
Department, Health Hazardous Materials Division, who 
shall determine the next steps regarding possible site 
evacuations, notification of other oversight agencies, 
sampling, handling, and disposal of the material(s) 
consistent with federal, State, and local regulations. If 
required, the Project site shall be remediated to the 
satisfaction of the CUPA. 

Include plan to resolve 
subsurface anomalies 

and specify 
appointment of a 

HAZWOPER-certified 
Construction Monitor in 

contractor 
specifications 

Prior to issuance of 
grading permit(s) 

Project Applicant, 
Construction 

Contractor, and 
HAZWOPER-

certified 
Construction 

Monitor 

Los Angeles 
County Department 

of Regional Planning 
and 

Los Angeles County 
Certified Unified 
Program Agency 

(Los Angeles County 
Fire Department 

Health Hazardous 
Materials Division) 
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MM 6.1-2 Prior to the issuance of a demolition permit for any 
structure on the Project site, pre-demolition surveys for 
ACMs and LBP—including sampling and analysis of all 
suspected building materials—and inspections for 
PCB-containing electrical fixtures shall be performed for 
the structure(s) proposed for demolition. All surveys, 
inspections, and analyses shall be performed by fully 
licensed and qualified individuals in accordance with all 
applicable federal, State, and local regulations, including 
ASTM E 1527-05; 15 USC Chapter 15 (Toxic 
Substances Control); CalOSHA requirements; and 
SCAQMD Rule 1403 (Asbestos Emissions from 
Demolition/Renovation Activities). 

 If the pre-demolition surveys/inspections do not identify 
ACMs, LBP, and/or PCB-containing fixtures, the 
Project Applicant shall provide documentation to the 
County of the survey/inspection showing that no further 
abatement actions are required as part of the 
application for a demolition permit.  

 If the pre-demolition surveys/inspections identify 
ACMs, LBP, and/or PCB-containing fixtures, all such 
materials shall be handled in accordance with 
SCAQMD Rule 1403. The Project Applicant shall 
provide documentation to the Los Angeles County 
Certified Unified Program Agency (CUPA) that 
appropriately qualified individuals have been retained 
to manage the identified materials as part of the 
application for a demolition permit. All demolition 
activities that may expose construction workers and/or 
the public to asbestos-containing materials, lead-based 
paint (LBP), and/or PCB-containing electrical fixtures 
shall be conducted in accordance with applicable 
regulations, including, but not limited to 15 United 
States Code (USC) Chapter 53 Toxic Substances 
Control; CalOSHA regulations (8 CCR Section 1529 
[Asbestos] and Section 1532.1 [Lead]); and SCAQMD 
Rule 1403 (Asbestos Emissions from 
Demolition/Renovation Activities). The requirement to 

Conduct and submit 
pre-demolition surveys 
for ACMs and LBP and 
inspections for PCB-
containing equipment 

and 
Provide documentation 

of survey results to 
County 

or 
Abate hazardous 

materials in accordance 
with applicable 

regulations and provide 
documentation of 

abatement to County 

Prior to issuance of 
demolition permits 

and during 
demolition 

Project Applicant 
and Construction 

Contractor 
 

Los Angeles 
County Department 

of Public Works 
and 

Los Angeles County 
Certified Unified 
Program Agency 

(Los Angeles County 
Fire Department 

Health Hazardous 
Materials Division) 
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adhere to all applicable regulations shall be included in 
the contractor specifications, and such inclusion shall 
be approved by the Los Angeles County CUPA and 
verified by the Los Angeles County Department of 
Public Works prior to issuance of the demolition permit. 

 After demolition, the Project Applicant shall provide 
documentation (e.g., required waste manifests, air 
monitoring results, and laboratory analytical results) to 
the Los Angeles County Department of Public Health 
(DPH) and CUPA illustrating that abatement of any 
ACMs, LBP, and/or PCB-containing fixtures identified 
in the demolished structure has been completed in full 
compliance with applicable regulations. The County of 
Los Angeles Department of Public Works shall be 
copied on all materials submitted to the DPH 
and CUPA. 

MM 6.1-3 Any contaminated soils or other hazardous materials 
removed from the Project site shall be transported only 
by a Licensed Hazardous Waste Hauler, who shall be 
in compliance with all applicable State and federal 
requirements, including U.S. Department of 
Transportation regulations under 49 CFR (Hazardous 
Materials Transportation Act), Caltrans standards, 
CalOSHA standards, and 40 CFR 263 (Subtitle C of 
Resource Conservation and Recovery Act).  

Include requirement for 
licensed hazardous 

waste hauler in 
contractor 

specifications 
and 

confirm waste hauler 
credentials  

and 
Maintain log 

demonstrating 
compliance 

During construction 

Project Applicant, 
Construction 

Contractor, and 
Licensed 

Hazardous Waste 
Hauler 

Los Angeles 
County Department 

of Regional Planning 

MM 6.1-4 All structures shall comply with Federal Aviation 
Administration (FAA) height restrictions, pursuant to 
Federal Aviation Regulation (FAR) Part 77, Subpart C. 
The Project Applicant shall provide the County of Los 
Angeles Department of Regional Planning with proof of 
a current and valid FAA “Determination of No Hazard 
to Air Navigation” at the time of building 
permit issuance. 

Provide County with 
FAA “Determination of 

No Hazard to Air 
Navigation” 

Prior to issuance of 
building permits 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 
of Regional Planning 

and 
 Federal Aviation 

Administration 
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MM 6.1-5 Before the start of construction, Worksite Traffic 
Control Plans (WTCP) and Traffic Circulation Plans, 
including identification of detour requirements, shall be 
prepared in cooperation with the County of Los 
Angeles, the City of Los Angeles, and other affected 
jurisdictions in accordance with the Work Area Traffic 
Control Handbook (WATCH) manual and Manual on 
Uniform Traffic Control Devices (MUTCD), as required 
by the relevant jurisdiction. Construction activities shall 
comply with the approved WTCP to the satisfaction of 
the affected jurisdictions. 

Submittal and approval 
of Worksite Traffic 

Control Plans (WTCP) 
and Traffic Circulation 

Plans 

Prior to construction 
activities 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 
and  

Los Angeles 
Department of City 

Planning 

MM 6.1-6 Prior to final tract map approval, the Project shall be 
reviewed by Metro to ensure that construction of tie-
backs per Specifications Section 2162-Tieback 
Anchors, drainage, fencing, and other issues, including 
safety, associated with, and which may have an impact 
on, the railroad ROW are addressed and that Project 
plans comply with Metro Design Criteria, Section 5 
Structural, and Volume III Adjacent Construction 
Design Manual. The Rail Division Transportation 
Manager and Rail Operations Control, as well as the 
Metro Bus Operations Control Special Events 
Coordinator and applicable Municipal Bus Service 
Operators shall be contacted prior to commencement 
of construction activities that could impact the Metro 
facilities or transit corridors for the purposes of 
coordination and to determine whether any 
construction-related permits are required. 

Submittal and approval 
of project plans and 

specifications for 
components affecting 

railroad ROW 
and 

Contact the Rail 
Division Transportation 

Manager, Rail 
Operations Control, 

Metro Bus Operations 
Control Special Events 

Coordinator, and 
applicable Municipal 

Bus Service Operators 

Prior to clearance of 
the final tract map Project Applicant 

Los Angeles 
County Department 

of Public Works 
and 

Metropolitan 
Transportation 

Authority 

Population, Housing, Employment and Recreation (Section 6.3 of the Draft EIR)
MM 6.3-1 Prior to the clearance of the final map by the Los 

Angeles County Department of Parks and Recreation 
(DPR), the Project Applicant shall provide the DPR 
with in-lieu fee payment to meet the parkland obligation 
calculated by the DPR for the Project in accordance 
with the County Parkland Dedication Ordinance. 

Remit appropriate 
County Parkland 

Dedication Ordinance 
fee 

Prior to clearance of 
the final tract map Project Applicant 

Los Angeles 
County Department 

of Regional Planning 
and 

Los Angeles County 
Department of Parks 

and Recreation 
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Climate Change (Section 6.4 of the Draft EIR)
MM 6.4-1 The Project shall be designed and constructed in 

accordance with the following regulations as set forth 
in the Los Angeles County Code: Section 12.84.410 et 
seq., Low Impact Development; Section 21.52.2200 et 
seq., Drought Tolerant Landscaping; and Section 
22.52.2100, Green Building. The Green Building 
ordinance requires features/actions relative to the 
Project including, but not limited to, the following: 
• Achievement of at least 15 percent more energy 

efficiency than the 2005 Title 24 California Energy 
Efficiency Standards; 

• Installation of smart irrigation controllers, drought-
tolerant vegetation (per Chapter 22.52 
requirements), and high-efficiency toilets in all 
dwelling units and mixed-use buildings; 

• Recycle/reuse of at least 65 percent of non-
hazardous construction/demolition debris by 
weight; and 

• Planting of at least one 15-gallon tree for every 
5,000 sf of multi-family developed area with at least 
50 percent of the trees being drought tolerant, and 
plant at least three 15-gallon trees for every 10,000 
sf of non-residential developed area with at least 65 
percent of the trees being drought-tolerant. 

Regular plan check 
and 

Maintain log 
demonstrating 

compliance 
and 

Site inspection 

Prior to issuance of 
building permits and 
during construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 
of Regional Planning 

and 
Los Angeles County 
Department of Public 

Works 
 

MM 6.4-2 Educational materials regarding water conservation 
techniques and programs, waste reduction and 
recycling services, energy conservation, the benefits of 
mixed-use, transit-oriented developments in support of 
the reduction of vehicle trips, and information about 
public transportation options shall be provided to all 
future homeowners and residents of the 
Project through the Homeowner’s Association 
and mandated through the Conditions, Covenants, and 
Restrictions (CCRs). 

Prepare and distribute 
appropriate literature to 
all future homeowners 

During operation 
Project Applicant 
and Homeowner’s 

Association 

Los Angeles County 
Department of 

Regional Planning 
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MM 6.4-3 Preferred parking for low-emission and fuel-efficient 
vehicles and on-site bicycle storage shall be provided 
to the satisfaction of Los Angeles County Department 
of Regional Planning. 

Regular plan check 
and  

Site inspection 

Prior to issuance of 
building permits and 
during construction 

Project Applicant 
and Construction 

Contractor 

Los Angeles 
County Department 

of Regional Planning 

MITIGATION COMPLIANCE 
As a means of ensuring compliance of the above mitigation 
measures, the Applicant and/or subsequent owner(s) are responsible 
for submitting an annual mitigation compliance report to the LACDRP 
for review, and for replenishing the mitigation monitoring account if 
necessary until such time as all mitigation measures have been 
implemented and completed. 

Submittal of annual 
mitigation compliance 

report 
and 

Replenishing mitigation 
monitoring account 

Annually until such 
time as all 

mitigation measures 
have been 

implemented and 
completed 

Project Applicant 
and Subsequent 

Owner(s) 
LACDRP 
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