
This item is an appeal of a decision of the Los Angeles County (County) Regional Planning 
Commission (Commission) to certify the Environmental Impact Report (EIR), Findings of Fact (FF), 
and Mitigation Monitoring and Reporting Program (MMRP), and approve Project Number 2015-
01232-(2), including Vesting Tentative Tract Map (VTTM) No. 073082 (RTM-TR073082), and 
Conditional Use Permit (CUP) No. 201500052. This Commission’s decision was made at a duly-
noticed hearing held on November 19, 2025, with four votes for approval, no votes against, and one 
Commissioner absent. Collectively, the project is referred to as the “Project” or “The View Project.”

SUBJECT

January 27, 2026

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street 
Los Angeles, California 90012
 
Dear Supervisors:

PROJECT NO. 2015-01232-(2)
VESTING TENTATIVE TRACT MAP NO. 073082

CONDITIONAL USE PERMIT NO. 201500052
ENVIRONMENTAL ASSESSMENT NO. 201500089

STATE CLEARINGHOUSE NO. 2017041016
APPLICANT/OWNER: THE BEDFORD GROUP / PEAK CAPITAL INVESTMENTS, LLC

LOCATION: 5101 SOUTH OVERHILL DRIVE (APN: 5009-007-022) 
WITHIN THE WESTSIDE PLANNING AREA AND VIEW PARK ZONED DISTRICT

SECOND SUPERVISORIAL DISTRICT (3-VOTES)

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

IT IS RECOMMENDED THAT THE BOARD AFTER THE PUBLIC HEARING,

1.     Affirm the actions of the Commission.



The Project includes a VTTM to create one multi-family lot with 88 attached condominium units in 
one building on 1.84 gross (1.77 net) acres, within the unincorporated community of Ladera 
Heights/View Park-Windsor Hills. A CUP is also required to authorize residential uses in a C-1 
(Restricted Business - 5,000 Square Feet Minimum Required Lot Area) Zone, and for development 
within a designated Hillside Management Area (HMA). The Project site will be accessible from two 
points of ingress/egress along Overhill Drive. These include the northerly driveway extending from 
the subterranean parking structure, and the southerly driveway, which leads to a 28-foot-wide private 
driveway and fire lane and a 41-foot radius turnaround, which will also provide access to the parking 
structure. 

The Project includes 139,281 square feet of habitable living space within a five-story, 65-foot-high 
building, along with a subterranean parking garage for 198 vehicular parking spaces, including 22 
guest parking spaces, and 53 bicycle parking spaces, including nine short-term and 44 long-term 
spaces. The Project also provides pedestrian walkways and 21,098 square feet of improved open 
space (27 percent of the Project site), including common areas such as an outdoor swimming pool, 
and community and exercise rooms. Project modifications include a request to exceed the height 
limit of 35 feet for a total maximum height of 65 feet, and a request to reduce the front yard setback 
area from 20 to 15 feet. Total grading for the Project is 28,450 Cubic Yards (CY), with 28,150 cy of 
cut, 300 cy of fill, and 27,850 cy of export. 

The Project includes ten (10) dwelling units voluntarily set aside for moderate-income households 
with incomes no greater than 120 percent of the Average Median Income (AMI). Additionally, the 
Project will provide pedestrian and sidewalk improvements along extended portions of the west and 
east side of Overhill Drive for approximately 1,500 linear feet (including the Project’s frontage). 
These off-site improvements include parkways with landscaping and 24-inch box trees. The Project 
site is currently vacant. 

On August 2, 2017, the Commission adopted a Mitigated Negative Declaration (MND) and MMRP 
and approved the Project. The Commission’s approval was appealed to the County Board of 
Supervisors (Board), and the Board took final action on March 6, 2018, denying the appeal and 
upholding the approval of the Project. A Petition for Writ of Mandate was then timely filed by the 
United Homeowner’s Association (UHA) in the Los Angeles County Superior Court (Court). UHA 
legally challenged the County’s approval of the Project, including adoption of the MND and MMRP. 
In June 2019, the Court issued a ruling that the MND did not fully satisfy the requirements of the 
California Environmental Quality Act (CEQA) as to impacts to Traffic and Circulation, and in October 
2019, issued an order clarifying that an EIR must be prepared and completed to assess the potential 
for the Project to result in Traffic and Circulation impacts. 

An EIR has been prepared for the Project to comply with the Court order. As the Project retains its 
deemed complete status of August 24, 2016, it is subject to the General Plan and County Code 
requirements in place at that time. As such, the Project is not subject to the Westside Area Plan, 
which became effective on April 11, 2025.

The Project supports the implementation of the following Goals and Strategies of the 2024-2030 
County Strategic Plan: 

North Star Priority 1: Make Investments That Transform Lives, Focus Area A – Healthy Individuals & 
Families, Focus Area B – Employment and Sustainable Wages, and Healthy C – Housing and 
Homelessness 

The Project supports the County’s housing goals to “increase access to housing,” “develop more 
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quality affordable housing for those who live in LA County,” and “sustain homeownership 
opportunities.” The Project will develop 88 new for-sale dwelling units, including 10 dwelling units to 
be set aside for moderate income households with incomes less than 120 percent AMI. This set 
aside was agreed to by the applicant, as the Project is not required to comply with the County’s 
Inclusionary Housing Ordinance (IHO). Given the Project’s provision of this new housing, the Project 
would help the County meet the demand for homeownership opportunities; ease pressure on the 
rental market by freeing up units; and help stabilize rents, which tend to rise with increased rental 
demand. The Project will contribute to the County’s housing stock, helping to alleviate the County’s 
critical housing shortage as well as directly address its shortage of affordable housing. The Project 
includes pedestrian and right-of-way improvements that will support multi-modal transportation, and 
specifically pedestrian access to existing nearby transit. As a condition of approval, the Project will 
also be required to develop a Local Hire Program, contributing to local employment opportunities, 
and utilizing sustainable wages. 

Additionally, the Project is sited within 500 feet of the Kenneth Hahn State Recreation Area, Norman 
O. Houston Park, Rueben Ingold Park, and the Park to Playa Trail. These existing amenities provide 
future residents with convenient healthy recreational opportunities. 

North Star Priority 2: Foster Vibrant and Resilient Communities, Focus Area D - Sustainability, 
Strategies 1 (Climate Health) and 2 (Green Economy), Focus Area F – Community Connections

The Project is considered infill development as it is surrounded by existing development and 
infrastructure in an urbanized area, and within 0.5-mile of high-quality transit (LA Metro Route 212 is 
within 800 feet of the Project Site and has 15-minute or less headways during peak hours). The 
Project also includes features that enhance building energy efficiency as follows: 

1. The Project will be required to comply with California Title 24 (Building Energy Efficiency 
Standards) related to solar photovoltaics (e.g., solar panels) for multi-family residential buildings with 
four or more stories.

2. The Project includes 198 parking spaces, and a minimum of 10 percent of these spaces will be 
pre-wired for Electric Vehicles (EV) in compliance with CAL Green Building standards for all other 
units.

North Star Priority 2: Foster Vibrant and Resilient Communities, Focus Area D - Sustainability, 
Strategy 3 (Natural Resources) 

As mentioned above, the Project will include several energy efficiency features, and upgrades to 
existing pedestrian and right-of-way infrastructure along Overhill Drive, which will contribute to the 
County’s sustainability goals. The Project is considered urban infill and though it is on a Project site 
within an HMA, the site is disturbed and vacant, and therefore the Project does not impact existing 
natural resources. Additionally, the Project includes several mitigation measures, which include the 
preparation and review of Site Lighting Plan to ensure minimizing exterior light pollution; various dust 
mitigation and the preparation of an Air Quality Assessment; obtaining Archaeologist and 
Paleontologist proper treatment of human remains if encountered, including contacting the Native 
American Heritage Commission; an Acoustical Analysis, and several noise controls during 
construction; 24-hour neighbor notification prior to impactful outdoor construction activities; Tribal 
notification if tribal cultural resources are identified; and the submission of an annual compliance 
report for all mitigation measures. These mitigation measures are the same as previously adopted, 
are included as an attachment to the Initial Study, and will continue to apply upon final approval of 
the Project.
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North Star Priority 2: Foster Vibrant and Resilient Communities, F - Community Connections, 
Strategy 1 (Engagement). 

The Project would provide enhanced public connectivity to existing adjacent and nearby transit and 
open space areas and established trails by providing pedestrian and right of way improvements 
along Overhill Drive. This would provide improved access to the Kenneth Hahn State Recreation 
Area, Norman O. Houston Park, Rueben Ingold Park, and the Park to Playa Trail. In addition to 
nearby convenient healthy recreational opportunities for residents, the enhanced pedestrian 
connectivity will facilitate positive social connection while promoting healthy communities.    
 

FISCAL IMPACT/FINANCING

The Project consists of a total of 88 for-sale attached dwelling units including 10 affordable dwelling 
units set aside for moderate income households with incomes less than 120 percent AMI. The 
applicant will bear the cost of construction and operation of the development, and the County will not 
be fiscally responsible for any development costs. The Project is located on a single parcel fronting 
La Brea Avenue to the west, and Overhill Drive to the eat, both Major Highways on the Los Angeles 
County Master Plan of Highways, with a variety of land uses including oil fields to the west, 
commercial uses and open spaces to the north, a school and residential to the east, and single-
family residential uses to the south. The Project will connect to existing public sewer, water, 
electrical, and road infrastructure already located on or near the Project site. The applicant will fully 
cover the associated costs of making such connections and any required upgrades to existing 
infrastructure. This will include extended pedestrian and sidewalk improvements along Overhill Drive, 
as well as upgrades to the existing water system to meet the fire flow requirements for the Project. 
The applicant is also required to fully cover the costs associated with physical improvements and 
inspections required by the County Departments of Public Works (Public Works), Fire (Fire), and 
Public Health. 

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

Commission Hearing Proceedings
The Commission opened the public hearing on September 10, 2025, after an initial continuance 
without opening the public hearing from June 4, 2025. After presentations by Los Angeles County 
staff (Staff) and the applicant’s representatives, 16 members of the public testified in opposition to 
the Project. Specific concerns raised in opposition included potential impacts to traffic congestion 
and safety, existing water system problems, existing fire hazards, proximity to the nearby oil fields, 
criticism of the Project’s geotechnical review and analysis given its adjacency to earthquake fault 
lines and location within an HMA, and the proposed building’s height. The Commission discussed 
the Project and asked questions about the Project’s southern setbacks, balconies, building height, 
EV parking, geotechnical review, and the existing water system and required upgrades to meet fire 
flow requirements. Staff confirmed that the southern setback is a minimum of 10 feet and that 
geotechnical review would need to be completed and cleared prior to final map recordation. Fire 
confirmed that the required upgrades to the existing water system necessary to meet the fire flow 
requirements would also need to be reviewed and approved prior to final map recordation. The 
matter was continued to 
October 8, 2025, upon the Commission’s request for an updated water will serve letter from the local 
water purveyor, Cal American Water. The matter was subsequently continued to October 8, 2025, 
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and subsequently continued without discussion to November 19, 2025, at the request of the 
subdivider. 

The Commission held a continued public hearing on November 19, 2025. Chair Louie disclosed he 
met with members of the United Homeowners Association II (UHAII) before the November 19, 2025, 
hearing, and his meeting does not impair his ability to fairly and impartially decide the Project. The 
Chair also informed the Commission that the UHAII requested 15 minutes for their attorney to make 
a presentation. However, since the Brown Act dictates that all members of the public are granted 
equal time for public comment (which County Counsel confirmed), the Chair indicated that granting 
the request to one party would be improper. The Chair also noted that written public comments are 
always welcome. 

The November 19, 2025, continued public hearing proceeded with Staff’s presentation confirming 
receipt of Cal American Water’s updated conditional water will serve letter dated November 18, 
2025, as well as updates to conditions of approval based on Fire’s memo dated September 25, 
2025. Staff also presented that the Project site was recently downgraded from a Very High Fire 
Hazard Severity Zone (VHFHSZ) to a High and Moderate Fire Hazard Severity Zone (FHSZ), which 
was reflected in updated findings provided to the Commission. 

After Staff’s presentation, the Commission asked about the number of meetings held thus far. Staff 
confirmed that the November 19, 2025, meeting was the fifth public hearing held on the Project, 
requiring the Commission to decide on the Project pursuant to the Housing Accountability Act and 
SB330. The Commission also asked if Cal American Water had provided a reason that they were not 
able to attend the November 19, 2025, public hearing, to which Staff said that they had not. Staff 
further shared that Cal American Water stated that the required water system upgrades would be 
project specific and would not impact the community’s existing water supply either negatively or 
positively, and that Cal American Water indicated other separate water system improvement plans 
underway in the area. 

Next, the applicant’s representatives presented to the Commission in response to prior questions 
raised at the September 10, 2025, continued public hearing. The architect explained the design 
strategy of siting the building as far north and as far away as possible from the single-family 
residences to the south, which takes advantage of the existing views to the west, north, and east and 
thus orienting the primary living spaces to mutually maximize privacy for the proposed units and the 
existing single-family residences to the south. The applicant’s representatives further confirmed that 
while some units within the building’s U-shape and courtyard design face south, these units are 131 
feet away from the residential property line to the south, with the closet setback being 41 feet away 
from the side elevation of the nearest unit. The swimming pool was also oriented to the west, and the 
hours of operation would be regulated by Homeowner’s Association to limit potential noise 
disturbances; code-compliant walls and vegetation would also serve as a buffer to the south. 
Regarding parking, the applicant’s representatives clarified that 10 percent of the parking spaces will 
be wired for EV charging. Furthermore, the applicant’s representatives asserted that with recent 
changes in State laws regarding density bonuses, a project with much greater density could be 
proposed, estimated between 127 to 155 or 160 dwelling units, depending on the proposed number 
of affordable units. 

The Commission asked questions for the applicant, including whether additional affordable housing 
could be provided, whether southern facing windows could be treated to address privacy concerns, 
whether water system improvements would benefit the project only or surrounding area, and whether 
any subsequent community outreach was done. The applicant’s representatives agreed to double 
the number of affordable units from the original proposed five (5) to ten (10) moderate-income 
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dwelling units; and agreed to make southern facing windows as opaque as possible given would not 
conflict with applicable fire and/or building codes, such as for natural light and ventilation. The 
applicant’s representative also reached out and communicated with one community member. Lastly, 
the applicant’s representatives responded that while the required water system upgrades will be 
project specific, the public fire hydrant to be replaced and two newly proposed hydrants (one public 
and one private) will improve safeguards for the community in the immediate vicinity of the Project. 

The Commission then called for public testimony and 15 members of the public, including existing 
residents in the area, members of the UHAII, and their legal counsel, expressed opposition to the 
Project. Concerns raised included impacts on natural light due to the proposed building’s height, 
particularly to the existing residences directly to the south, and an elementary school to the east; 
potential financial impacts to property values in the surrounding neighborhood; reduced water supply 
and pressure for the surrounding neighborhood; and deficiencies in the fire flow rates for existing 
hydrants in the area. Testifiers alluded to the recent wildfires in Los Angeles County, and denials for 
new Accessory Dwelling Units (ADUs) in the area reportedly due to Cal American Water declining to 
serve water to new units. Other comments were related to the Project’s vesting status, the 
alternatives analysis in the EIR, and to the limitations of Housing Accountability Act to prevent 
changes to the Project scope. Additionally, community members voiced concerns regarding building 
within an existing earthquake fault line, citing the proposed subterranean parking; possible traffic 
safety impacts; and the lack of community outreach. 

The applicant’s representatives responded during rebuttal that they read the prior Court’s ruling, 
which mandated preparation of an EIR focused on traffic and circulation only, and with instructions 
for the County to set aside the approvals of the entitlements. County Counsel confirmed that the 
Project’s deemed complete status dates to August 2016, or to when the Project application was 
complete, and that the entitlements have been set aside for the County to comply with the Court’s 
instructions.

The Commission asked further questions of Staff about fire flow requirements for the surrounding 
neighborhood. Fire stated that the minimum fire flow requirements specified in their approval apply to 
the Project only. Staff and Fire confirmed that water system upgrades to the vicinity would be 
required when another new development is proposed, such as the case for new ADUs. Staff also 
confirmed that theoretically, given recent changes in State law limiting local discretion over housing 
projects, potentially larger projects could be proposed and approved on the Project site without a 
discretionary process. Fire also confirmed that CalFire sets the parameters for the FHSZ maps.  

After presentation, testimony, rebuttal and Commission discussion, the Commission closed the 
public hearing and certified the EIR along with the required FF and adopted MMRP, pursuant to 
state local CEQA guidelines with a vote of 4-0-1 (absent). The Commission also approved the 
Project, as modified to include a total of 10 moderately affordable dwelling units for families with 
incomes less than 120 percent of the AMI; require opaque windows, where feasible and compliant 
with building codes along the southern facing façade; with the attached findings and conditions for 
the Project with a vote of 4-0-1 (absent).

Appeal of the Commission’s Decision
On December 1, 2025, the County received one appeal of the Commission's approval of the Project 
and its environmental documents, including the EIR, FF, and MMRP. 

UHAII filed an appeal of the Commission’s approval, and provided the following reasons for the 
appeal, raising issues regarding:
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1)     The Project’s deemed complete status since August 24, 2016;
2)     The potentially harmful impacts of the project’s water system on the existing water system 
infrastructure, and failure to analyze this;
3)     Requirement for an updated Geotechnical report;
4)     Application of the County’s IHO;
5)     Safety issues regarding the Project’s northern driveway;
6)     No analysis regarding potential adverse impacts to property values; and
7)     No environmental assessment of the proposed water system impacts and reduced density 
alternative.

Responses to Appellant Claims

Responses to UHAII

1)     The Project’s deemed complete status since August 24, 2016, and 2019 Court order to set 
aside the previous Project approvals from 2017. 

In the appeal from UHAII (appellant), dated December 1, 2025 (See Exhibit 1), the appellant claims 
that the Project’s deemed complete status from 2016, is invalid since the County set aside its prior 
approvals in 2020, in compliance with the 2019, Court order. As previously stated in the Project’s 
supplemental hearing package materials, “deemed complete” is specifically defined in the California 
Government Code (see Government Code Section 65589.5). “Deemed complete” refers to the date 
when the applicant submitted a completed application. This Project’s deemed complete date 
continues to be August 24, 2016, when the Project application was deemed complete by the County 
Subdivision Committee (SC) as noted in the Project’s 
SC report clearing the maps dated August 24, 2016, with a recommendation to proceed to a public 
hearing with a recommendation for approval from Staff. When the County set aside the Project’s 
prior approvals, its deemed complete status remained intact. Furthermore, the vacation of the 
Project’s prior approval was predicated on the completion of the EIR with a revised analysis for 
Traffic and Circulation only, pursuant to the Court’s 2019 order. Therefore, the Project Scope did not 
change, and the Project did not undergo re-review of all prior approvals. The directive from the Court 
was to complete a transportation-focused EIR for the Project. Additionally, the Project’s deemed 
complete status means that subsequent changes to local zoning and land use regulations do not 
apply to the Project. However, subsequent changes to California State law do apply to the Project. 
For example, the Housing Crisis Act (SB330) enacted in 2019, and its successor, the HAA, do apply 
to the Project.

2)     The potentially harmful impacts of the Project’s water system on the existing water system 
infrastructure, and failure to analyze this.

The appellant claims that the Project does not comply with County Code Section 22.158.040, 
formerly Section 22.56.180 (CUPs – Adequate Water Supply - Criteria), which states that if the use 
requested requires a greater water supply for fire protection than the existing use or any use 
permitted without a CUP, and will not comply with the provisions of Division 1 (Water) of Title 20 of 
the County Code, then the facts will be prima facie evidence that the requested use will adversely 
affect and be materially detrimental to adjacent uses. However, the Project will comply with the 
requirements of Division 1 (Water) of Title 20 of the County Code. The Commission found that the 
Project will be required to comply with all County Code (Public Works, Fire, etc.) requirements as 
they pertain to adequate fire protection (e.g., fire flow requirements) and utilities, including upgrades 
to the existing water supply system, as conditioned. The Commission therefore found that the Project 
will not adversely affect, nor be materially detrimental to, adjacent uses, buildings, and structures, in 
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compliance with County Code Section 22.56.180 (CUPs - Adequate Water Supply - Criteria), and all 
other findings required by Chapter 22.56 (Part 1 - CUPs) of the County Code.

The appellant further cited County Code Section 20.16.060 (Minimum fire flow and fire hydrant 
requirements). This County Code section is enforced by Fire, and states that “the minimum fire flow 
and fire hydrant requirements shall be determined by the fire chief of marshal. Fire reviewed and 
approved the Project and issued updated conditions of approval in their letter dated September 25, 
2025, specifying the minimum fire flow requirements, confirming that the required water system 
upgrades and public fire hydrants will be installed or bonded for, prior to final map recordation. (See 
Exhibit 2 – Commission Approval Package, see Conditions of Approval, PDF page 77) Furthermore, 
the Project’s conditions of approval require that these improvements be fully constructed and 
complete, prior to issuance of building permits for the Project. (See Exhibit 2 – Commission Approval 
Package, see Conditions of Approval (PDF pages 45 - 99)

County Code Section 20.16.060.A.1 specifies additional requirements for developments within 
VHFHSZ and mountainous areas, which include the provision of “storage locates at an elevation 
capable of delivering the fire flow by gravity”, as well as certain alternative systems that may be 
substituted for a gravity system. However, this Project is no longer located within a VHFHSZ and so 
this subsection does not apply; although the Project is also within an HMA, the Project Site is 
disturbed. 

The Project’s proposed water system upgrades will be project-specific, intended to serve the Project 
only, and there are no anticipated negative impacts to the existing water system as a result of these 
upgrades. Though conceptual analysis has been carried out regarding the scope of these 
improvements, the final engineering plans will be reviewed and approved prior to final map 
recordation, as noted in the Project’s conditions of approval, and per the County’s typical process. 
An updated will serve letter was obtained for the Project on November 17, 2025. (See Exhibit 2 – 
Commission Approval Package, see Conditions of Approval, PDF pages 74 - 75)

3)      Requirement for an updated Geotechnical report

The appellant claims that an updated geotechnical should have been required prior to the 
Commission’s approval. A geotechnical report dated November 21, 2014, was prepared for and 
reviewed by Public Works prior to Project clearance. Per the Public Works letter dated September 
13, 2016, an updated geotechnical report is required prior to final map recordation. (See Exhibit 2 – 
Commission Approval Package, see Conditions of Approval, PDF pages 64 - 65) Public Works’ letter 
also establishes related conditions for approvals including a requirement that all geologic hazards 
much be eliminated, and other requirements prior to grading plan approval and related to design.  

4)     Application of the County’s IHO

The appellant claims that the Project should be subject to the County’s IHO. However, given the 
Project’s deemed complete date of August 24, 2016, the IHO does not apply to this Project. At the 
request of the Commission on November 19, 2025, the Project will include five additional moderately 
affordable dwelling units for families with incomes less than 120 percent of the AMI, for a total of 10 
affordable units. Previously, the Project included five affordable dwelling units.  

5)     Safety Issues regarding the Project’s northern driveway

The appellant claims that serious safety issues affecting the Project’s northern driveway remain 
unaddressed. However, as a result of the Draft EIR comments, which included a letter from Traffic 
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Engineer Tom Brohard, P.E. dated January 3, 2023, Public Works re-reviewed the proposed 
conceptual signage and requested the preparation of a striping plan and a sight distance 
memorandum for the Project and provided comments to the applicant. While requested for this 
Project, these documents are typically reviewed and approved after the final map recordation as part 
of the plan check process. Public Works approved the revised Signing and Striping Plan 
(EIMP2019000001) on August 20, 2024. These documents were found to align with the County’s 
Community Traffic and Safety Plan released in December 2023, which implements and supports the 
Guiding Principles and other goals and policies of the General Plan. 

Additionally, Dudek, the County’s environmental consultant, issued several responses to the 
comments raised in Tom Brohard, P.E.’s subsequent letter dated August 19, 2025, in a technical 
memo dated September 3, 2025 (See Exhibit 3 - Memo – Response to Transportation-Related 
Comments, September 3, 2025). This memo concluded that the comments raised by Tom Brohard, 
P.E., in the letter dated August 19, 2025, did not result in any new significant environmental impacts. 
Thus, given the Project and its accesses have been designed to comply with applicable County 
requirements, and no significant transportation impacts have been identified in the Project’s EIR, no 
additional mitigation measures are required.

6)     No analysis regarding potential adverse impacts to property values

The appellant claims that the Commission made no attempt to analyze the potential harmful impacts 
of the Project, despite concerns and comments regarding this. The Project includes several findings 
as they relate to consistency with local land use regulations and the General Plan as well as 
adequacy of the proposed Project Site, compatibility with the community character, open space 
preservation. The Commission concluded that the Project will not adversely affect the health, peace, 
comfort or welfare of person residing or working in the surrounding area. Findings regarding potential 
impacts to property values are not required, nor provided, and economic analyses are not customary 
included as part of the Project entitlement or environmental review process. (See Exhibit 2 – 
Commission Approval Package, see Conditions of Approval (PDF pages 3 - 44)

7)     No environmental assessment of the proposed water system impacts and reduced density 
alternative.

The appellant claims that a supplemental EIR is needed considering a reduced project size or 
reduced project alternative in consideration of various concerns raised, including the need for 
existing water system upgrades. However, a Supplemental Errata was added to the EIR to clarify 
that the Project will be required to install two new fire hydrants (one private and one public) to meet 
County Fire Code requirements, and to make any necessary off-site water system upgrades to the 
satisfaction of Fire and Public Works in order to meet the required fire flow requirements. The 
clarifying information in the Supplemental Errata would not change the impact determination or 
conclusions presented in the Draft EIR. Therefore, recirculation of the Draft EIR is not required by 
CEQA Guidelines. (See Exhibit 4 - Memo – EIR Supplemental Errata, August 26, 2025). 
Furthermore, the EIR considered the following four project alternatives, as follows: 

1. Alternative 1: No Project/No Build Alternative 
2. Alternative 2: Commercial Development Alternative 
3. Alternative 3: Mixed Use Development Alternative 
4. Alternative 4: Reduced Mixed Use Development Alternative 

These alternatives propose reduced densities than the Project, ranging from no residential dwelling 
units, to up to 30 residential dwelling units. (See Exhibit 5 - Draft EIR, with Alternatives Analysis, PDF 
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pages 89 - 106) 

ENVIRONMENTAL DOCUMENTATION

In response to the October 10, 2019, Court order, an EIR focused on Traffic and Circulation impacts 
only was prepared for this Project. On November 2, 2020, a Notice of Preparation (NOP) for the EIR 
was prepared and distributed for public review to solicit input on the EIR. The NOP and comments 
received within the 45-day review period were considered in the preparation of the Draft EIR, and 
are included as part of its Appendix A. As part of the NOP process, the County prepared an updated 
Environmental Checklist (“Initial Study”) to confirm the findings of the previous MND, except Traffic 
and Circulation, to be analyzed in the Draft EIR. The Initial Study examines all environmental topic 
areas, and it is included as Appendix B of the Draft EIR. The previously adopted MMRP was 
included as an attachment to the Initial Study, as those measures would continue to apply to the 
Project in accordance with the Court order and upon final approval of the Project. The Draft EIR, 
including the Initial Study, addresses the environmental effects associated with the Project. The 
Project scope has not changed from what was analyzed under the adopted MND, except for the off-
site pedestrian and sidewalk improvements required along the right-of-way on Overhill Drive 
extending north across from the adjacent parcel and south to Northridge Drive. The Draft EIR 
analyzed the same Project as was analyzed in the MND, excluding the off-site pedestrian and 
sidewalk improvements along the right-of-way on Overhill Drive; the off-site improvements are 
addressed in the Final EIR. The Notice of Completion and Availability for the Project was issued on 
November 7, 2022. The public review and comment period for the Draft EIR was from November 7, 
2022, to January 6, 2023 (60 days), exceeding the 45-day minimum required pursuant to Title 14, 
Section 15105(a) of the California Code of Regulations. A Hearing Examiner meeting was held 
virtually on December 8, 2022, to receive public testimony on the adequacy of the Draft EIR prior to 
preparation of the Final EIR and subsequent Project consideration by the Commission.

The Draft EIR (including the Initial Study) concluded the Project would not result in any significant 
and unavoidable impacts after implementation of all mitigation measures. The determinations of the 
environmental analysis are listed below, per Section 15087 of the CEQA Guidelines. 

No Impacts without Mitigation
The three areas of environmental impact for which no impacts would occur are Agriculture/Forest, 
Mineral Resources, and Wildfire. 

Less Than Significant Impacts without Mitigation Measures
The 11 areas of environmental impact identified as less than significant, requiring no mitigation, are 
listed below: 

Energy                         Population and Housing
Geology and Soils               Public Services
Greenhouse Gas Emissions          Recreation

Hazards and Hazardous Materials      Traffic and Circulation
Utilities and Service Systems          Hydrology and Water Quality     
Land Use and Planning     

Specifically, regarding Traffic and Circulation, the less-than-significant determination for the Traffic 
and Circulation chapter was based on the Vehicle Miles Traveled (VMT) Screening Analysis 
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submitted to Public Works in compliance with screening criteria set by the Public Work’s Traffic 
Impact Analysis (TIA) Guidelines developed in 2020. The TIA guidelines provide several criteria to 
determine whether projects may be screened out of further VMT analysis when presumed to have a 
less than significant impact and not requiring mitigation. Specifically in this case, the Project meets 
the screening out criteria because it is located within 0.5-mile of an existing stop along a high-quality 
transit corridor. LA Metro Route 212 is within 800 feet of the Project Site and has 15-minute or less 
headways during peak hours. The Project is also considered to be located within a Transit Priority 
Area, as defined by the Southern California Association of Governments Regional Transportation 
Plan/Sustainable Communities Strategy (Connect SoCal). Additionally, although not required as 
mitigation under CEQA, the Project will be conditioned to require pedestrian and sidewalk 
improvements along extended portions of the west and east side of Overhill Drive extending north 
across from the adjacent parcel as well as south to Northridge Drive for an approximate total of 
1,500 linear feet, including the Project’s frontage, further bolstering pedestrian connectivity to nearby 
transit. Finally, pursuant to SB 743, the Project was not required to submit a Levels of Service 
Analysis; however, an analysis was prepared and included as part of the VMT Screening Analysis for 
informational purposes only included as Appendix C of the Draft EIR. 

Less Than Significant with Mitigation Measures
The six areas of environmental impact identified as less than significant with mitigation incorporated 
are listed below: 

Aesthetics                         Cultural Resources
Air Quality                         Noise
Biological Resources               Tribal Cultural Resources

As described above, the mitigation measures included for these topic areas include the preparation 
and review of Site Lighting Plan to ensure minimizing exterior light pollution; various dust mitigation 
and the preparation of an Air Quality Assessment; obtaining Archaeologist and Paleontologist proper 
treatment of human remains if encountered including contacting the Native American Heritage 
Commission; an Acoustical Analysis, and several noise controls during construction; 24-hour 
neighbor notification prior to impactful outdoor construction activities; Tribal notification if tribal 
cultural resources are identified; and the submission of an annual compliance report for all mitigation 
measures. Note: These mitigation measures are the same as previously adopted, are included as an 
attachment to the Initial Study, and will continue to apply upon final approval of the Project.

During the Draft EIR public comment period, Staff received a total of 36 comments. These included a 
letter from the County Sanitation District, nine letters of support, and 27 letters in opposition to the 
Project. The County Sanitation District commented on wastewater flow, generation, and treatment for 
the Project. Supporters of the Project cited the need for housing, particularly potentially entry-level 
housing and including a variety of housing types. Those in opposition raised concerns about the 
Project’s density, traffic, congestion and vehicle safety concerns, lack of community compatibility, 
and privacy and views of the residents and property owners of adjacent lots. As a result of the Draft 
EIR comments as described above, including a letter from Tom Brohard, P.E., dated June 3, 2023, 
Public Works re-reviewed the proposed conceptual signage and ultimately approved a revised 
Signing and Striping Plan (EIMP2019000001) on August 20, 2024. These documents were found to 
align with the County’s Community Traffic and Safety Plan released in December 2023, which 
implements and supports the Guiding Principles and other goals and policies of the General Plan.

The Final EIR includes the written responses to all comments received during the Draft EIR review 
period, along with the Initial Study, Draft EIR, FF and MMRP. There were minor updates to the Draft 
EIR and no changes to the MMRP as a result of these comments.
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Finally, a Supplemental Errata has been added to the EIR to clarify that the Project will be required 
to install two new fire hydrants (one private and one public) to meet LA County Fire Code 
requirements, and to make any necessary off-site water system upgrades to the satisfaction of Fire 
and Public Works in order to meet the required fire flow requirements. The clarifying information in 
the Supplemental Errata would not change the impact determination or conclusions presented in the 
Draft EIR. Therefore, recirculation of the Draft EIR is not required by CEQA Guidelines.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

Approval of the Project is not anticipated to have negative impacts on current projects and services, 
inclusive of all conditions of approval, mitigation measures, and payment of all requirement 
development fees. 

CONCLUSION

For further information, please contact Erica G. Aguirre, AICP, Principal Planner, of the Subdivisions 
Section at (213) 893-7020 or eaguirre@planning.lacounty.gov. 

Amy J. Bodek, AICP

Director

Enclosures

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

Respectfully submitted,

AJB:DD:SMT:JSH:EGA:lm
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ATTACHMENTS 2 - 7  
(SEE LINKS BELOW) 

 
 

2. Commission Approval Package (LINK) 
3. Memo - Response to Transportation-Related Comments, September 3, 2025 

(LINK) 
4. Memo - EIR Supplemental Errata, August, 26, 2025 (LINK) 
5. Draft EIR, with Alternatives Analysis (LINK) 
6. All Project Materials: Legistar File #: 25-062 (LINK) 
7. All CEQA Documents, including Final EIR, FF, and MMRP: Legistar File #: 25-093 

(LINK) 
 


