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PROJECT 
LOCATION: 10605 – 10613 1/2 West Eastborne Avenue 

PROPOSED 
PROJECT: 

The project is the construction of a new 5-story, 56-foot-tall multi-family residential building 
consisting of 29 dwelling units (including four (4) Very Low Income Units). The project will be 
approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of approximately 3.85:1. The 
project will provide 38 vehicular parking spaces and 28 long-term bicycle parking spaces in two 
(2) subterranean levels. The site is currently improved with two (2) multi-family dwellings with
seven (7) total units that will be demolished. No Protected or Significant Trees are located on
the property. The project includes necessary grading and a haul route for the cut and export of
11,900 cubic yards of soil and fill of 100 cubic yards of soil.

REQUESTED 
ACTION: 

1. Pursuant to California Environmental Quality Act (“CEQA”) Guidelines, an Exemption
from CEQA pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and
that there is no substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2 applies.
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2. Pursuant to Los Angeles Municipal Code (“LAMC”) Section 12.24 U.26, a Conditional
Use Permit for a 65 percent increase in density in lieu of the otherwise permitted 35
percent increase in density allowed under LAMC Section 12.22 A.25.

3. Pursuant to Los Angeles Municipal Code (“LAMC”) Section 12.22 A.25, a Density
Bonus/Affordable Housing Incentive Program Compliance Review to permit the
construction of a Housing Development Project totaling 29 units, reserving four (4) units
for Very Low Income Household Occupancy for a period of 55 years, with the following
On-Menu Incentives and Waivers of Development Standards:

a. An On-Menu Incentive to permit an FAR of 3.85:1 in lieu of 3:1 as otherwise
permitted in the [Q]R3-1-O zone;

b. An On-Menu Incentive to permit a building height of 56 feet, in lieu of the 45 feet
otherwise permitted by the [Q]R3-1-O zone;

c. An On-Menu Incentive to permit an open space area of 4,640 square feet in lieu
of the 5,800 square feet otherwise required by Section 6.A.1 of the Westwood
Community Multi-Family Specific Plan;

d. A Waiver of Development Standards to permit 2,436 square feet (52.5 percent)
of required open space located on the ground level in lieu of the 3,480 square
feet (75 percent) otherwise allowed by Section 6.A.3 of the Westwood
Community Multi-Family Specific Plan.

4. Pursuant to LAMC Section 16.50, a Design Review for compliance with the
requirements of the Westwood Community Design Review Board.

5. Pursuant to LAMC Section 11.5.7 C, a Project Permit Compliance Review for a Project
within the Westwood Community Multi-Family Specific Plan.

RECOMMENDED ACTIONS:  

1. Determine, that based on the whole of the administrative record, the project is exempt from CEQA
pursuant to State CEQA Guidelines, Article 19, Section 15332 (Class 32), and that there is no
substantial evidence demonstrating that an exception to a categorical exemption pursuant to CEQA
Guidelines, Section 15300.2 applies.

2. Approve, pursuant to LAMC Section 12.22 A.25, a Density Bonus/Affordable Housing Incentive
Program Compliance Review to permit the construction of a Housing Development Project totaling
29 units, reserving four (4) units for Very Low Income Household Occupancy for a period of 55 years,
with the following requested three (3) On-Menu Incentives and one (1) Waiver of Development
Standards:

a. An On-Menu Incentive to permit an FAR of 3.85:1 in lieu of 3:1 as otherwise permitted in the
[Q]R3-1-O zone;

b. An On-Menu Incentive to permit a building height of 56 feet, in lieu of the 45 feet otherwise
permitted by the [Q]R3-1-O zone;

c. An On-Menu Incentive to permit an open space area of 4,640 square feet in lieu of the 5,800
square feet otherwise required by Section 6.A.1 of the Westwood Community Multi-Family
Specific Plan;
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d. A Waiver of Development Standards to permit 2,436 square feet (52.5 percent) of required open 
space located on the ground level in lieu of the 3,480 square feet (75 percent) otherwise allowed 
by Section 6.A.3 of the Westwood Community Multi-Family Specific Plan. 
 

3. Approve, pursuant to LAMC Section 16.50, a Design Review for compliance with the requirements 
of the Westwood Community Design Review Board. 
  

4. Approve, pursuant to LAMC Section 11.5.7 C, a Project Permit Compliance Review for a Project 
within the Westwood Community Multi-Family Specific Plan. 
 

5. Adopt the attached Conditions of Approval; and 
 

6. Adopt the attached Findings.  
 

 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
 
    
Theodore L. Irving, AICP, Principal City Planner Juliet Oh, Senior City Planner 
  
 
 
 
   
Kevin Fulton, City Planning Associate 
Telephone: (213) 978-1210 
  
  
 
 
 
 
 
ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may 
be several other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 
272, City Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-1300) or emailed to 
cpc@lacity.org. While all written communications are given to the Commission for consideration, the initial packets 
are sent to the week prior to the Commission’s meeting date. If you challenge these agenda items in court, you may 
be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written 
correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity under 
Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, 
and upon request, will provide reasonable accommodation to ensure equal access to these programs, services and 
activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or other services may be 
provided upon request. To ensure availability of services, please make your request not later than three working days 
(72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300. 



CPC-2023-6883-CU-DB-DRB-SPP-HCA 

 

TABLE OF CONTENTS 
 

 
Project Analysis ........................................................................................................ A-1 
 Project Summary 
 Background 
 Housing Replacement 
 Requested Entitlements 

Public Hearing and Design Review Board 
Professional Volunteer Program 

 Issues 
 Conclusion 
 
Conditions of Approval ............................................................................................. C-1 
 
Findings ...................................................................................................................... F-1 
 Density Bonus / Affordable Housing Incentive Program Findings 
 Conditional Use Findings 
 Design Review Findings 

Project Permit Compliance Review Findings 
 CEQA Findings 
 Additional Mandatory Findings 
 
Public Hearing and Communications ....................................................................... P-1 
 
 
Exhibits: 
 Exhibit A – Project Plans 

 Exhibit B – Site Photos, ZIMAS Profile Report, and Maps 

 Exhibit C – Agency Correspondence  

 Exhibit D – Environmental Documents 

Notice of Exemption (ENV-2023-6884-CE) 

Geology and Soils Report Approval Letter 

Noise Technical Report 

Air Quality Technical Report 

Tree Disclosure Statement  

Transportation Assessment Form 

 Exhibit E – Public Correspondence 



CPC-2023-6883-CU-DB-DRB-SPP-HCA A-1 

 

PROJECT ANALYSIS 
 
PROJECT SUMMARY 
 
The project is the construction of a new 5-story, 56-foot-tall multi-family residential building 
consisting of 29 dwelling units (including four (4) Very Low Income Units). It will consist of eight 
(8) one-bedroom units, 18 two-bedroom units, and three (3) three-bedroom units. The project will 
be approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of approximately 3.85:1. A 
total of 38 vehicular parking spaces and 28 long-term bicycle parking spaces will be provided in 
two (2) subterranean levels with access from a two-way driveway on Eastborne Avenue. Three 
(3) short-term bicycle parking spaces will be provided at ground level. According to a Tree 
Disclosure Statement, dated September 27, 2023, there are no protected or non-protected trees 
on the subject site or public right-of-way. The project also includes necessary grading for the fill 
of 100 cubic yards of soil and a haul route for the cut and export of 11,900 cubic yards of soil. The 
site is currently improved with two (2) multi-family dwellings with seven (7) total units proposed 
for demolition.  
 
The subterranean levels will feature vehicular and long-term bicycle parking spaces along with 
storage spaces, the elevator machine room, and other mechanical and electrical equipment. The 
ground floor will feature a landscaped entry area providing pedestrian access from Eastborne 
Avenue into the building’s lobby, a mail room, two (2) recreation rooms, and four (4) residential 
units. The second and third floors will feature six (6) residential units with private patios and two 
(2) recreation rooms. The fourth floor will feature seven (7) residential units, six (6) of which will 
have private patios, and one (1) recreation room. The fifth floor will feature six (6) residential units, 
five (5) of which will have private patios. The roof level will feature mechanical equipment and two 
(2) common access roof decks with landscaping accessible by an elevator and two (2) stairwells.  
 
BACKGROUND 
 
Subject Property 
 
The project site consists of two (2) relatively flat interior lots with a frontage of approximately 100 
feet on Eastborne Avenue and a depth of 130 feet, resulting in a total area of 13,000 square feet.  
The subject property is also located in a Transit Priority Area (ZI-2452), a Preliminary Fault 
Rupture Study Area (ZI-2442), Alquist-Priolo Earthquake Fault Zone (ZI-2441), and the Housing 
Element Inventory of Sites (ZI-2512). The site is also in a Special Grading Area (BOE Basic Grid 
Map A-13372), Urban Agriculture Incentive Zone, Methane Zone, and within 1.73 meters of the 
Santa Monica Fault Zone. The project site is currently improved with two (2) multi-family dwellings 
with seven (7) total units that will be demolished. There are no protected or non-protected trees 
on the subject site or associated public right-of-way.  
 
Zoning and Land Use Designation 
 
The project site is located within the Westwood Community Plan, Westwood Community Multi-
Family Specific Plan (WMFSP), Westwood Community Design Review Board Specific Plan, and 
the West Los Angeles Transportation Improvement and Mitigation Specific Plan. The subject site 
has a Medium Residential land use designation, with a corresponding zone of R3. The site is 
zoned [Q]R3-1-O, consistent with the land use designation. The R3 Zone allows for one dwelling 
unit per 800 square feet of lot area. The project site is also in Height District 1 which permits a 
floor area of three times the Buildable Area (FAR 3:1) and a maximum building height of 45 feet 
in the R3 Zone. The Q condition on the project site, enacted through Ordinance No. 163,196, 
requires that all projects with two (2) or more units be subject to review by the Westwood 
Community Design Review Board.  Finally, the site is located in a designated Oil Drilling District. 
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Surrounding Uses 
 
The subject site is in an urbanized area near the University of California - Los Angeles (UCLA) 
campus, Ronald Reagan UCLA Medical Center, and the West Los Angeles VA Medical Center. 
It is also located one (1) block north of a commercial corridor along Santa Monica Boulevard. 
Surrounding properties along this block of Eastborne Avenue, bounded by Westholme and 
Manning Avenue, are also zoned [Q]R3-1-O and improved with multi-family dwellings ranging 
from one (1) to four (4) stories in height. The directly abutting properties to the east and west 
along Eastborne Avenue are improved with multi-family dwellings that are three (3) & four (4) 
stories in height respectively. The abutting properties to the north on Holman Avenue are both 
improved with two-story multi-family dwellings. The properties to the east across Westholme 
Avenue are zoned [Q]R3-1-O and R1-1-O and improved with a mix of single & multi-family 
dwellings ranging from one (1) to four (4) stories in height. The properties to the south are zoned 
[Q]C2-1VL-O and R3-1-O and are improved with a mix of commercial and multi-family residential 
structures ranging from one (1) to five (5) stories in height. The properties to the west across 
Manning Avenue are zoned [Q]R3-1-O and [Q]RD1.5-1 and improved with two-story multi-family 
dwellings as well as the Los Angeles California Mormon Temple complex. The properties to the 
north are zoned [Q]R3-1-O and improved with multi-family dwellings ranging from two (2) to four 
(4) stories in height.  
 
Streets and Circulation 
 
Eastborne Avenue, fronting the property to the north, is designated by Mobility Plan 2035 as a 
Local Street - Standard, with a right-of-way width of 60 feet and roadway width of 36 feet. This 
section of Eastborne Avenue is currently dedicated to a 60-foot right-of-way width, a 36-foot 
roadway width, and is improved with a curb, gutter, sidewalk, and street trees. 
 
Public Transit 
 
The subject site is located within ½ mile of Major Transit Stops located at the intersections of 
Westholme Avenue & Santa Monica Boulevard and Westwood & Santa Monica Boulevard, served 
by Los Angeles County Metropolitan Transit Authority (“Metro”) Line 4 and Santa Monica’s Big 
Blue Bus Rapid 12 Line respectively.  
 
Relevant Cases and Building Permits 
 
Subject Site: 
 

1940LA10104: On March 19, 1940, the Los Angeles Department of Building and Safety 
issued a Building Permit for the construction of a four-unit multi-family dwelling located at 
10609 – 10613 ½ West Eastborne Avenue.  
 
1941WL70974: On May 8, 1941, the Los Angeles Department of Building and Safety 
issued a Building Permit for the construction of a three-unit multi-family dwelling located 
at 10605 – 10607 ½ West Eastborne Avenue.  
 
VTT-49748: On May 24, 1991, the Advisory Agency approved Vesting Tentative Tract No. 
49748 for a maximum 15-unit condominium located at 10607 West Eastborne Avenue.  
 
DIR-2006-9362-DRB: On November 1, 2006, a Design Review application was filed for a 
new four-story, 12-unit multi-family dwelling located at 10605 West Eastborne Avenue. 
This application was terminated on December 5, 2006.  
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DIR-2007-1077-DRB-SPP: On March 30, 2007, the Director of Planning approved a 
Project Permit Compliance and Design Review for a four-story, 12-unit multi-family 
dwelling located at 10605 – 10609 West Eastborne Avenue.  
 
TT-69623-CN: On December 23, 2008, the Advisory Agency approved Tentative Tract 
No. 69623-CN for a maximum 12-unit condominium located at 10605 – 10613 West 
Eastborne Avenue.  
 
DIR-2022-8219-TOC-DRB-SPP-HCA: On November 9, 2022, the applicant filed a Transit 
Oriented Communities Affordable Housing Incentive Program, Project Permit Compliance, 
and Design Review for the construction of a new 5-story, 28-unit multi-family dwelling over 
two (2) levels of subterranean parking. This application has been on hold pending the 
outcome of the subject case filing.  

 
Surrounding Sites: 
 

TT-70117-CN-M1: On March 25, 2016, the Advisory Agency approved a modification to 
Tentative Tract Map No. 70117-CN-M1 to allow for the export of 8,349 cubic yards of soil 
in lieu of the originally permitted 4,885 cubic yards of soil for a maximum 12-unit 
condominium located at 1614 – 1618 South Hilts Avenue.  
 
DIR-2008-1284-DRB-SPP-M1-1A: On January 21, 2015, the West Los Angeles Area 
Planning Commission denied an appeal and sustained the Director of Planning’s approval 
of a Project Permit Compliance and Design Review Modification for design changes to the 
previously approved four-story, 12-unit multi-family building located at 1614 – 1618 South 
Hilts Avenue.  
 
DIR-2008-1284-DRB-SPP-M1: On November 20, 2014, the Director of Planning approved 
Tentative Tract Map No. 70117 for a maximum 12-unit condominium located at 1614 – 
1618 South Hilts Avenue.  
 
DIR-2008-1284-DRB-SPP: On July 11, 2008, the Director of Planning approved a Project 
Permit Compliance and Design Review for the construction of a new four-story, 12-unit 
condominium located at 1614 – 1618 South Hilts Avenue.  
 
TT-70117-CN: On April 15, 2008, the Advisory Agency approved Tentative Tract Map No. 
70117 for a maximum 12-unit condominium located at 1614 – 1618 South Hilts Avenue.  
 
TT-61082: On December 22, 2004, the Advisory Agency approved Tentative Tract Map 
No. 61082 for a maximum 16-unit condominium located at 10617 – 10621 West Eastborne 
Avenue.  
 
DIR-2004-865-DRB-SPP: On August 4, 2004, the Director of Planning approved a Project 
Permit Compliance and Design Review for the construction of a new four-story, 16-unit 
multi-family dwelling located at 10617 – 10621 West Eastborne Avenue.  

 
Case No. DIR-2004-863-DRB: On October 4, 2004, the Director of Planning approved a 
Design Review for the construction of a new seven-unit multi-family dwelling located at 
10633 West Eastborne Avenue.  

  
Case No. DIR-2004-791-DRB: On March 9, 2004, the Director of Planning approved a 
Project Permit Compliance and Design Review for the addition of two bathrooms at the 
rear of an existing multi-family dwelling located at 10615 – 10617 West Holman Avenue.  
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Case No. DIR-2003-5907-DRB-SPP: On November 19, 2003, the Director of Planning 
approved a Project Permit Compliance and Design Review for the construction of a new 
four-story multi-family dwelling with four (4) units located at 10616 West Kinnard Avenue.  

 
 
HOUSING REPLACEMENT 
 
On October 9, 2019, the Governor signed the Housing Crisis Act of 2019 (SB 330) into law. The 
Housing Crisis Act was further amended and extended by Senate Bill 8, effective January 1, 2022.  
SB 330/SB 8 creates new state laws regarding the production, preservation and planning for 
housing, and establishes a statewide housing emergency until January 1, 2034. During the 
duration of the statewide housing emergency, SB 330/SB 8, among other things, creates new 
housing replacement requirements for Housing Development Projects by prohibiting the approval 
of any proposed housing development project on a site that will require the demolition of existing 
residential dwelling units or occupied or vacant “Protected Units” unless the proposed housing 
development project replaces those units. Pursuant to the Determination made by Los Angeles 
Housing Department (LAHD), dated August 23, 2023, three (3) units needs to be replaced with 
equivalent type, with two (2) units restricted to Very Low Income Households and one (1) unit 
restricted to Low Income Households. The LAHD housing replacement requirements are satisfied 
by the four (4) Very Low Income Units provided through this Density Bonus Affordable Housing 
Incentive Program.  
 
REQUESTED ENTITLEMENTS 
 
Density Bonus / Affordable Housing Incentives Program 
 
Pursuant to the State Density Bonus Law, the City must grant up to three (3) incentives for a 
project that includes 15 percent of the total (base density) units for Very Low Income Households. 
The State Density Bonus Law further stipulates that in no case may a city apply any development 
standard that will have the effect of physically precluding the construction of a development and 
allows applicants to submit to a city a proposal for the waiver or reduction of development 
standards that will have the effect of physically precluding the construction of a development. The 
City implements the State Density Bonus Law through the Density Bonus Ordinance (No. 
179,681), which allows up to three (3) On or Off-Menu Incentives and Waivers of Development 
Standards.  
 
The applicant proposes to utilize LAMC Section 12.22 A.25 (Affordable Housing Incentives – 
Density Bonus) to construct a total of 29 dwelling units, with four (4) dwelling units set aside for 
Very Low Income Household Occupancy for a period of 55 years. Density Bonus projects are 
eligible for three (3) incentives if they reserve at least 15 percent of base dwelling units for Very 
Low Income Households or at least 30 percent of base dwelling units for Low Income Households. 
The project is eligible for three (3) Density Bonus Incentives because four (4) units will be reserved 
for Very Low Income Households (23 percent of base dwelling units). The applicant is requesting 
three (3) Density Bonus Incentives as follows: 
 

a. An On-Menu Incentive to permit an FAR of 3.85:1 in lieu of 3:1 as otherwise permitted in 
the [Q]R3-1-O zone;  

 
b. An On-Menu Incentive to permit a building height of 56 feet, in lieu of the 45 feet otherwise 

permitted by the [Q]R3-1-O zone; 
 

c. An On-Menu Incentive to permit an open space area of 4,640 square feet in lieu of the 
5,800 square feet otherwise required by Section 6.A.1 of the Westwood Community Multi-
Family Specific Plan; 
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Per California Government Code Section 65915(e)(1) and Section 12.22 A.25(g) of the LAMC, a 
Housing Development Project may also request other “waiver[s] or reduction[s] of development 
standards that will have the effect of physically precluding the construction of a development 
meeting the [affordable set-aside percentage] criteria of subdivision (b) at the densities or with 
the concessions or incentives permitted under [State Density Bonus Law]”. In addition to the 
Density Bonus Incentives, the applicant is requesting one (1) Waiver of Development Standards, 
as follows:  
 

a. A Waiver of Development Standards to permit 2,436 square feet (52.5 percent) of required 
open space located on the ground level in lieu of the 3,480 square feet (75 percent) 
otherwise allowed by Section 6.A.3 of the Westwood Community Multi-Family Specific 
Plan. 
 

Conditional Use - Density  
 
The City’s Density Bonus Ordinance (Ordinance No. 179,581), codified in LAMC Section 12.22 
A.25, permits a maximum density increase of up to 35 percent in exchange for setting aside 11 
percent of the base density units for Very Low Income Households in accordance with the State 
Density Bonus Law (Government Code Section 65915). The State Density Bonus Law 
(Government Code Section 65915(n)) also allows a city to grant a density bonus greater than 35 
percent for a development, if permitted by a local ordinance. The City adopted the Value Capture 
Ordinance (Ordinance No. 185,373), codified in LAMC Section 12.24 U.26, to permit a density 
increase greater than 35 percent with the approval of a Conditional Use. In exchange for the 
increased density, the Value Capture Ordinance requires projects to set aside one (1) additional 
percent of base density units above the 11 percent for Very Low Income Households for every 
additional 2.5 percent density increase above the 35 percent.  
 
Below is a table showing the requisite percentage of affordable housing units for Very Low Income 
Households based on the percentage of density increase. 
 

Percentage of Base Density to 
be Restricted to Very Low 

Income Households 
Percentage of Density Increase 

Granted 

11 35 
12 37.5 
13 40 
14 42.5 
15 45 
16 47.5 
17 50 
18 52.5 
19 55 
20 57.5 
21 60 
22 62.5 
23 65 

 
The project site is zoned [Q]R3-1-O, which permits a base density of 17 dwelling units on the 
subject property. The Density Bonus Ordinance permits a density bonus of up to 35 percent in 
exchange for setting aside 11 percent of the 17 base density units for Very Low Income 
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Households. With the Density Bonus Ordinance, the project would be permitted a density bonus 
of six (6) units allowing a total of 23 units on site in exchange for setting aside two (2) units for 
Very Low Income Households.  
 
The applicant also requests a Conditional Use for a density increase in excess of 35 percent 
pursuant to LAMC Section 12.24 U.26, to allow a 65 percent increase in density for a total of 29 
dwelling units in lieu of 17 dwelling units otherwise permitted in the [Q]R3-1-O zone. As provided 
in the table above, the applicant is required to set aside at least 23 percent, or four (4) units, of 
the 17 base density units for the 65 percent density increase. The applicant is setting aside four 
(4) units restricted to Very Low Income Households for a period of 55 years. As such, the project 
satisfies the minimum percentage of base density restricted to Very Low Income Households to 
be eligible for a 65 percent density increase. 
 
Design Review Board 
 
Pursuant to LAMC Section 16.50, the applicant requests a Design Review and Recommendation 
for a project within the Westwood Community Design Review Board Specific Plan. The project 
complies with Section 16.50, Subsection E of the Los Angeles Municipal Code and the relevant 
review procedures and criteria of the Westwood Community Design Review Board Specific Plan. 
 
Project Permit Compliance Review 
 
Pursuant to LAMC Section 11.5.7, the applicant requests a Project Permit Compliance Review 
for a project within the Westwood Community Multi-Family Specific Plan (WMFSP). These 
development regulations include a specific provision in Section 6.A.3 that limits required open 
space above ground level to 25 percent of the total needed for the project. As described above, 
State Density Bonus Law, and therefore LAMC 12.22 A.25 & 12.24 U.26, supersede the 
WMFSP’s Design Standards.  
 
The applicant requests a Density Bonus Incentive and Waiver of Development Standards from 
Sections 6.A.1 and 6.A.3 of the WMFSP as follows: 
 

a. An On-Menu Incentive to permit an open space area of 4,640 square feet in lieu of the 
5,800 square feet otherwise required by Section 6.A.1 of the Westwood Community Multi-
Family Specific Plan. 
 

b. A Waiver of Development Standards to permit 2,436 square feet (52.5 percent) of required 
open space located on the ground level in lieu of the 3,480 square feet (75 percent) 
otherwise allowed by Section 6.A.3 of the Westwood Community Multi-Family Specific 
Plan. 

 
PUBLIC HEARING 
 
A joint public hearing was held by a Hearing Officer and the Westwood Design Review Board. 
The meeting was held in person at Belmont Village Senior Living - Westwood on Wednesday, 
December 6, 2023. Comments from the public hearing are documented in Public Hearing and 
Communications, Page P-1. 
 
Westwood Design Review Board 
 
As outlined in the Westwood Community Design Review Board (DRB) Specific Plan Section 6.A., 
the design review process may be conducted through both an optional preliminary review and a 
mandatory final review.  
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The project’s design was presented before a quorum of Westwood DRB members for Final 
Review on December 6, 2023. The meeting also included a joint public hearing held by the 
Hearing Officer. Most DRB Members praised the project design and its consistency with the 
design they approved previously under Case No. DIR-2022-8219-TOC-DRB-SPP-HCA. The 
Westwood Design Review Board recommended approval of the project with conditions, included 
in this report’s Conditions of Approval, with a 4 – 0 vote.    
 
PROFESSIONAL VOLUNTEER PROGRAM 
 
The Project was reviewed by the Department of City Planning’s Urban Design Studio (“UDS”) and 
the Professional Volunteer Program (“PVP”). The PVP panel reviewed the Project on November 
7, 2023. The following comments were provided by the PVP:   
 
Pedestrian First: 

• Please place the transformer underground in a vault. Vegetation surrounding the 
transformer is not allowed per DWP. 

• DWP doesn’t allow street trees in front of the transformer. Please make sure you suggest 
an alternative location to provide all the required on-site trees (1 tree per 4 units). 

 
360° Design: 

• In order to increase physical activity and access to natural light add windows to the 
stairwell facing the building’s frontage.  
 

Climate-Adapted: 
• Platanus Hispanica street trees usually require at least 6 feet of parkway. Please add the 

parkway dimension on the plans.  
• Consider a different species of tree instead of the Pinus Halepensis depicted on the 

northwest corner of the site plan since it will not do well in the LID planter. Consider a 
regular planter (not LID) for the proposed tree.  

 
The applicant was responsive to the comments and revised the plans to place the transformer in 
an underground vault and remove surrounding vegetation to be consistent with LADWP rules. 
They also clarified the parkway had a width of seven (7) feet. Finally, they updated the landscape 
plans to change the LID planter to a regular planter.  
 
ISSUES 
 
Height/Massing 
 
The subject site is zoned [Q]R3-1-O, with a Height District No. 1 that establishes a 45-foot height 
limit and a maximum FAR of 3:1. However, pursuant to LAMC Section 12.22 A.25(g)(2), the 
applicant has requested On-Menu Density Bonus Incentives to permit a maximum building height 
of 56 feet and a FAR of 3.85:1 in exchange for setting aside four (4) units for Very Low Income 
Households for 55 years.  
 
Pursuant to Government Code Section 65915 and LAMC Section 12.22 A.25, and the findings 
stated therein, the Commission must approve a density bonus and requested incentive(s) unless 
the Commission makes a finding based on substantial evidence that the incentives do not result 
in identifiable and actual cost reductions to provide for affordable housing costs as defined in 
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the affordable 
units. The record does not contain substantial evidence that would allow the Commission to deny 
the incentives by making a finding that the requested incentives do not provide for affordable 
housing costs per State Law. As described in pages F1 – F2 of this Staff Report, there is no 
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substantial evidence in the record that the proposed incentives will have a specific adverse 
impact.  
 
The requested incentive will allow the developer to expand the building envelope so the additional 
units can be constructed, provide for design efficiencies, and increase the overall space dedicated 
to residential uses. These incentives support the applicant’s decision to set aside four (4) Very 
Low Income Units for 55 years. The surrounding properties are predominately improved with 
single and multi-family dwellings ranging from one (1) to four (4) stories in height. While the 
proposed 5-story building is slightly taller than most of the surrounding structures, the design 
includes multiple features that reduce its massing. These include a well-articulated façade with a 
series of private balconies, material & color changes, landscaping, recessed windows, and a 
sloped eave with clay roof tiles. 
 
Parking 
 
Section 5.B.1 of the WMFSP would normally require 2.25 automobile parking spaces for each 
dwelling unit containing four (4) habitable rooms or less. As such, 65 automobile parking spaces 
would be required for the proposed 29-unit multi-family dwelling since each unit would have fewer 
than four (4) habitable rooms.  
 
However, on September 22, 2022, the Governor signed Assembly Bill (AB) 2097, which prohibits 
a public agency from imposing or enforcing any minimum automobile parking requirement on any 
residential, commercial, or other development project that is within one-half mile of a Major Transit 
Stop, with minor exceptions. A development project, for purposes of this bill, includes any project 
requiring a discretionary entitlement or building permit to allow the construction, reconstruction, 
alteration, addition, or change of use of a structure or land. Consistent with AB 2097, the project 
is a development project within one-half mile of a Major Transit Stop and therefore is not subject 
to the WMFSP’s minimum automobile parking requirement. 
 
As previously noted, the applicant has chosen to provide 38 automobile parking spaces in two (2) 
subterranean levels. 
 
CONCLUSION 
 
Based on evaluation of the project and information submitted, input from the public, and the 
proposed project’s compliance with the General Plan, Los Angeles City Planning recommends 
the City Planning Commission approve the requested actions and adopt the attached Conditions 
of Approval and Findings. 
 
Approval of the requests herein will enable the creation of 22 new residential units, including four 
(4) deed restricted affordable units, in a Higher Opportunity Area as defined in the Housing 
Element of the General Plan. The project will situate high-quality residential units and amenities 
in a developed urban area within walking distance of a major university (UCLA) and employment 
center as well as a variety of commercial uses. The proposed multi-family dwelling includes 
multiple recreation and amenity areas, including common access recreation rooms, landscaped 
roof decks, as well as private balconies. Finally, the project will enhance the physical appearance 
of the property and surrounding area through its thoughtful and interesting design features, 
including a well-articulated façade and extensive landscaping. 
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CONDITIONS OF APPROVAL 
 
Density Bonus Conditions 
 
1. Site Development. Except as modified herein, the project shall be in substantial conformance 

with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to 
the subject case file. No change to the plans will be made without prior review by the 
Department of City Planning, West/South/Coastal Project Planning Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Los Angeles 
Municipal Code or the project conditions. 

  
2. Residential Density. The project shall be limited to a maximum density of 29 dwelling units 

including Density Bonus Units. 
 

3. On-Site Restricted Affordable Units. Four (4) units shall be reserved for Very Low Income 
Household Occupancy, as defined by California Government Code Section 65915 and by the 
Los Angeles Housing Department (LAHD). In the event the SB 8 Replacement Unit condition 
requires additional affordable units or more restrictive affordability levels, the most restrictive 
requirements shall prevail.  

 
4. Changes in Restricted Units. Deviations that increase the number of restricted affordable 

units or that change the composition of units shall be consistent with LAMC Section 12.22 
A.25 (9a-d) and State Density Bonus Law (Government Code Section 65915). 

 
5. SB 8 Replacement Units (California Government Code Section 66300 et seq.) The project 

shall be required to comply with the Replacement Unit Determination (RUD) letter, dated 
August 23, 2023, to the satisfaction of LAHD. The most restrictive affordability levels shall be 
followed in the covenant.  In the event the On-Site Restricted Affordable Units condition 
requires additional affordable units or more restrictive affordability levels, the most restrictive 
requirements shall prevail. 
 

6. Housing Requirements.  Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of LAHD to make four (4) units available to Very Low Income 
Households, or equal to 23 percent of the project’s proposed residential density allowed, for 
sale or rental, as determined to be affordable to such households by LAHD for a period of 55 
years. In the event the applicant reduces the proposed density of the project, the number of 
required reserved on-site Restricted Units may be adjusted, consistent with LAMC Section 
12.22 A.25, to the satisfaction of LAHD. Enforcement of the terms of said covenant shall be 
the responsibility of LAHD. The applicant shall submit a copy of the recorded covenant to the 
Department of City Planning for inclusion in this file. The project shall comply with the 
Guidelines for the Affordable Housing Incentives Program adopted by the City Planning 
Commission and with any monitoring requirements established by the LAHD. 
 
Unless otherwise required by state or federal law, the project shall provide an onsite building 
manager’s unit, which the owner shall designate in the covenant. The Owner may not use an 
affordable restricted unit for the manager’s unit. 

 
7. Rent Stabilization Ordinance (RSO). Prior to the issuance of a Certificate of Occupancy, the 

owner shall obtain approval from LAHD regarding replacement of affordable units, provision 
of RSO Units, and qualification for the Exemption from the Rent Stabilization Ordinance with 
Replacement Affordable Units in compliance with Ordinance No. 184,873. In order for all the 
new units to be exempt from the Rent Stabilization Ordinance, the applicant will need to either 
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replace all withdrawn RSO units with affordable units on a one-for-one basis or provide at 
least 20 percent of the total number of newly constructed rental units as affordable, whichever 
results in the greater number. The executed and recorded covenant and agreement submitted 
and approved by LAHD shall be provided to City Planning for inclusion in the case file. 

 
8. Floor Area Ratio (FAR) (On-Menu). The project shall be limited to a maximum FAR of 3.85:1. 

 
9. Height (On-Menu). The project shall be limited to 56 feet in building height.  

 
10. Open Space (On-Menu). The project shall provide a minimum of 4,640 square feet of open 

space.   
 
11. Open Space (Waiver). A minimum of 2,436 square feet (52.5 percent) of required open space 

shall be located at ground level.  
 
12. Parking Per AB 2097. The project shall be permitted to provide a minimum of zero automobile 

parking spaces pursuant to AB 2097. A total of 38 automobile parking spaces are provided.  
 

13. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric 
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections 
99.04.106 and 99.05.106 of Article 9, Chapter IX of the LAMC.  

 
14. Any parking spaces provided above LAMC requirements shall be provided with EV chargers 

to immediately accommodate electric vehicles within the parking areas.   
 

15. Unbundled Parking. Residential parking shall be unbundled from the cost of the rental units, 
with the exception of parking for Restricted Affordable Units. 

 
Project Permit Compliance Conditions 
 
16. Open Space. The open space shall meet all other requirements of the Westwood Community 

Multi-Family Specific Plan. 
 

a. A minimum of 4,640 square feet of open space shall be provided as depicted on Sheets 
T-1.0, T-1.2, L.2, L.3, and L.5, of Exhibit “A”.  

 
b. A minimum of 50 percent of total required open space shall be landscaped as depicted 

on Sheets T-1.0, T-1.2, L.2, L.3, and LP-1 of Exhibit “A”.  
 

c. Paved areas shall consist of stamped concrete, tile, and/or brick pavers as depicted on 
Sheets A-2.2 and L.2 of Exhibit “A”. 
 

d. No more than 50 percent of the required front yards shall count towards the open space 
requirement as depicted on Sheets T-1.0. L.2, and L.5 of Exhibit “A”.  

 
e. Required side yards shall not be counted toward the open space requirements.  

 
f. The provided Open Space and Landscaping shall be consistent with Sheets T-1.0, T-

1.2, LP.1, LP.2, L.1, L.2, L.3, L.4, and L.5 of Exhibit “A,”: 
 
17. Street Trees. Street Trees shall be provided to the satisfaction of the Urban Forestry Division 

of the Bureau of Street Services and shall be planted at a minimum ratio of at least one for 
every 30 lineal feet of street frontage abutting a project. Street Trees shall be at least 12 feet 
in height and not less than three inches in caliper at the time of planting. 
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18. Screening. As depicted on Sheets A-2.7, A-3.0, and A-3.1 of Exhibit “A”, all structures on the 

roof, such as air conditioning units, antennae, and other equipment, except solar panels, shall 
be fully screened from view from any adjacent properties, as seen from the grade. 

 
Conditional Use Conditions 
 
19. Lighting Design. Areas where nighttime uses are located shall be maintained to provide 

sufficient illumination of the immediate environment so as to render objects or persons clearly 
visible for the safety of the public and emergency response personnel. All pedestrian 
walkways, storefront entrances, and vehicular access ways shall be illuminated with lighting 
fixtures. Lighting fixtures shall be harmonious with the building design. Wall mounted lighting 
fixtures to accent and complement architectural details at night shall be installed on the 
building to provide illumination to pedestrians and motorists. 

 
20. Landscape Plan. Revised landscape plans shall be submitted to show the size and location 

of all plants. The landscape plan shall indicate landscape points for the Project as required by 
LAMC 12.40 and Landscape Ordinance Guidelines “O”. All open areas not used for buildings, 
driveways, parking areas, recreational facilities or walks shall be landscaped, including an 
automatic irrigation system, and maintained in accordance with a final landscape plan 
prepared by a licensed landscape architect or licensed architect, and submitted for approval 
to the Department of City Planning. The final landscape plan shall be in substantial 
conformance with the submitted Landscape Plan, Exhibit “A,” and shall incorporate any 
modifications required as a result of this grant. 

   
21. Solar-ready Buildings. The Project shall comply with the Los Angeles Municipal Green 

Building Code, Section 99.05.211, to the satisfaction of the Department of Building and Safety. 
 
22. Signage. There shall be no off-site commercial signage on construction fencing during 

construction. 
 
23. Windows. The project shall use “bird protection glass”, such as non-reflective darker tinted 

glass (i.e. “Ornilux”), specifically designed to help prevent bird strike deaths. 
 
Administrative Conditions   
 
24. Final Plans. Prior to the issuance of any building permits for the project by the Department of 

Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building  and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a building 
permit by the Department of Building and Safety shall be stamped by Department of City 
Planning staff “Plans Approved”. A copy of the Plans Approved, supplied by the applicant, 
shall be retained in the subject case file.  

 
25. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein. 

 
26. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 

of consultations, review of approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning prior to clearance of any building permits, 
for placement in the subject file.   
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27. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.  

 
28. Department of Building and Safety. The granting of this determination by the Director of 

Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to 
plans made subsequent to this determination by a Department of Building and  Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building 
and  Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans. 

 
29. Condition Compliance. Compliance with these conditions and the intent of these conditions 

shall be to the satisfaction of the Department of City Planning. 
 
30. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 

concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office. The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must be submitted to the 
Department of City Planning for approval before being recorded. After recordation, a copy 
bearing the Recorder’s number and date shall be provided to the Department of City Planning 
for attachment to the file. 

 
31. Indemnification and Reimbursement of Litigation Costs. 
  

 Applicant shall do all of the following: 
 

(i)  Defend, indemnify and hold harmless the City from any and all actions against the 
City relating to or arising out of, in whole or in part, the City’s processing and 
approval of this entitlement, including but not limited to, an action to attack, 
challenge, set aside, void, or otherwise modify or annul the approval of the 
entitlement, the environmental review of the entitlement, or the approval of 
subsequent permit decisions, or to claim personal property damage, including from 
inverse condemnation or any other constitutional claim. 

 
(ii) Reimburse the City for any and all costs incurred in defense of an action related to 

or arising out of, in whole or in part, the City’s processing and approval of the 
entitlement, including but not limited to payment of all court costs and attorney’s 
fees, costs of any judgments or awards against the City (including an award of 
attorney’s fees), damages, and/or settlement costs. 

 
(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ 

notice of the City tendering defense to the Applicant and requesting a deposit. The 
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $50,000. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii). 

 
(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may 

be required in an increased amount from the initial deposit if found necessary by 
the City to protect the City’s interests. The City’s failure to notice or collect the 
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deposit does not relieve the Applicant from responsibility to reimburse the City 
pursuant to the requirement in paragraph (ii). 

 
(v) If the City determines it necessary to protect the City’s interest, execute an 

indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition. 

 

The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  

 

The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the Applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the  
right to make all decisions with respect to its representations in any legal proceeding, 
including its inherent right to abandon or settle litigation. 

 
 For purposes of this condition, the following definitions apply: 
   

“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 

 

“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

 

Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition. 
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FINDINGS 
 
DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES  
 
1. Government Code Section 65915 and LAMC Section 12.22 A.25 state that the 

Commission shall approve a density bonus and requested incentive(s)/waiver(s) 
unless the Commission finds that: 
 
a. The incentives do not result in identifiable and actual cost reductions to provide 

for affordable housing costs as defined in California Health and Safety Code 
Section 50052.5 or Section 50053 for rents for the affordable units. 
 
The record does not contain substantial evidence that would allow the City Planning 
Commission to make a finding that the requested incentives do not result in identifiable 
and actual cost reductions to provide for affordable housing costs per State Law. The 
California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable housing costs for Very Low, Low, and Moderate Income 
Households. Section 50052.5 addresses owner-occupied housing and Section 50053 
addresses rental households. Affordable housing costs are a calculation of residential 
rent or ownership pricing not to exceed 25 percent gross income based on area median 
income thresholds dependent on affordability levels. 

 
The applicant proposes to construct a total of 29 dwelling units, of which four (4) dwelling 
units will be set aside for Very Low Income Household Occupancy for a period of 55 
years. Density Bonus projects are eligible for three (3) incentives if they reserve at least 
15 percent of base dwelling units for Very Low Income Households or at least 30 percent 
of base dwelling units for Low Income Households. The project is eligible for three (3) 
Density Bonus Incentives because four (4) units will be reserved for Very Low Income 
Households (23 percent of base dwelling units). The requests for increases in height 
and allowable FAR as well as a reduced open space qualify as requested Incentives. 
The remaining request for relief from the ground floor open space requirement is a 
Waiver of Development Standards.   

 
FAR: The subject site is zoned [Q]R3-1-O which permits a maximum Floor Area Ratio 
(“FAR”) of 3:1. LAMC Section 12.22 A.25 allows an FAR increase of 35 percent through 
an On-Menu Incentive which would allow a 4.05:1 FAR.  The applicant has requested 
an On-Menu Incentive to allow a 3.85:1 FAR in lieu of the otherwise permitted 3:1 FAR. 
While the proposed project qualifies for a maximum 4.05:1 FAR, the project is providing 
a maximum floor area of 34,645 square feet or a 3.85:1 FAR. The proposed FAR allows 
an additional 7,645 square feet than would normally be permitted. As proposed, the 
additional FAR will allow for the construction of the affordable dwelling units. The 
requested incentive will allow the developer to expand the building envelope so the 
additional units can be constructed, provide for design efficiencies, and increase the 
overall space dedicated to residential uses.   

 
 

 
 
 

 
 

FAR  
by-right 

Buildable Lot Area 
(sf) 

Permitted Floor 
Area (sf) 

3:1 9,000 9,000 x 3.0 = 
27,000 
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Height: The subject site is zoned [Q]R3-1-O, with a Height District No. 1 that permits a 
maximum 45-foot building height. The applicant has requested an On-Menu Incentive 
for an 11-foot height increase to allow a maximum height of 56 feet. The enclosed 
staircases and elevator shaft are allowed to exceed the maximum building height by 20 
feet in accordance with Section 12.21.1 B.3 of the LAMC. Utilization of the height 
incentive enables the construction of an additional level, without which the project would 
lose at least six (6) units. The requested On-Menu Incentive facilitates the provision of 
four (4) Very Low Income Units by expanding the building envelope and increasing the 
overall space dedicated to residential uses.  

 
Open Space: Section 6.A.1 of the Westwood Community Multi-Family Specific Plan 
(WMFSP) requires 200 square feet of open space per dwelling unit for properties in the 
R3 Zone. It also requires that all open space be open from the ground to the sky. As 
such, the proposed 29-unit multi-family dwelling would require 5,800 square feet of open 
space. The applicant has requested an On-Menu Incentive to permit an open space area 
of 4,640 square feet in lieu of the 5,800 square feet otherwise required. The requested 
On-Menu Incentive will help facilitate the provision of four (4) Very Low Income Units by 
increasing the overall space dedicated to residential uses.  

 
b. The waiver[s] or reduction[s] of development standards relate to development 

standards that will not have the effect of physically precluding the construction 
of a development meeting the [affordable set-aside percentage] criteria of 
subdivision (b) at the densities or with the concessions or incentives permitted 
under [State Density Bonus Law]” (Government Code Section 65915(e)(1)) 

 
A project that meets the requirements of Government Code 65915 may request other 
“waiver[s] or reduction[s] of development standards that will have the effect of physically 
precluding the construction of a development meeting the [affordable set-aside 
percentage] criteria of subdivision (b) at the densities or with the concessions or 
incentives permitted under [State Density Bonus Law]” (Government Code Section 
65915(e)(1)). 
 
Therefore, the request for the following is recommended as a Waiver of Development 
Standards. Without this Waiver, the existing development standards would physically 
preclude development of the base units, build out of the incentives, and project 
amenities: 

 
Ground Level Open Space: Section 6.A.3 of the WMFSP states that the project’s 
requisite amount of open space shall be located on the ground level except that one-
fourth of the open space may be located above the ground level. Projects in the R3 Zone 
are required to provide a minimum of 200 square feet of open space per dwelling unit. 
Additionally, the WMFSP has its own open space definition that supersedes LAMC 
Section 12.21.G and requires that all open space be open from the ground to the sky. 
In contrast, LAMC Section 12.21.G allows 25 percent of open space to be indoors. The 
applicant is requesting a Waiver of Development Standards to permit 52.5 percent 
(2,436 square feet) of required open space located on the ground level in lieu of the 75 
percent (3,480 square feet) otherwise required. Strict adherence to this regulation would 
require at least 1,044 square feet of additional ground floor open space and a reduction 
of 5,220 square feet of floor area for the proposed five-story structure. As such, denial 

FAR 
Requested 

Buildable Lot Area 
(sf) 

Proposed Floor 
Area (sf) 

Additional Floor 
Area (sf) 

3.85:1 9,000 34,645 34,645 – 27,000 = 
7,645 
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of the waiver would have the effect of physically precluding construction of the density 
bonus units. This Waiver of Development Standards will allow for an expansion of the 
building envelope that will facilitate the provision of additional density bonus units and 
help offset the cost of the four (4) Very Low Income Units.  

 
The existing development standards would physically preclude development of the 
proposed density bonus units and additional floor area, as strict compliance with the 
front yard setback and ground floor open space regulations would require the removal 
of floor area that could otherwise be dedicated to the number, configuration, and livability 
of affordable housing units. Therefore, the requested Waivers of Development 
Standards are recommended for approval. 

 
c. The Incentive(s) / waiver(s) will have specific adverse impact upon public health 

and safety or the physical environment, or on any real property that is listed in the 
California Register of Historical Resources and for which there is no feasible 
method to satisfactorily mitigate or avoid the specific adverse Impact without 
rendering the development unaffordable to Very Low, Low and Moderate Income 
households. Inconsistency with the zoning ordinance or the general plan land use 
designation shall not constitute a specific, adverse impact upon the public health 
or safety (Gov. Code 65915(d)(1)(B) and 65589.5(d)). 

 
There is no evidence in the record that the proposed density bonus incentive(s) or 
waiver(s) will have a specific adverse impact upon public health and safety or the 
physical environment, or on any real property that is listed in the California Register of 
Historical Resources. A “specific adverse impact” is defined as, “a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete” (LAMC Section 12.22 - A.25(b)).  
 
The project does not involve a contributing structure in a designated Historic 
Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural 
Monuments. The project is located within a Special Grading Area (BOE Basic Grid Map 
A-13372) and within 1.73 meters of the Santa Monica Fault Zone. However, there is no 
substantial evidence in the record which identifies a written objective health and safety 
standard that has been exceeded or violated. Based on the above, there is no 
substantial evidence in the record that the project’s proposed incentives or waivers will 
have a specific adverse impact on the physical environment, on public health and safety, 
or on property listed in the California Register of Historic Resources. 

 
d. The incentive(s) are contrary to state or federal laws.  

 
 There is no evidence in the record that the proposed incentives are contrary to state or 

federal law. 
 

CONDITIONAL USE FINDINGS 
 
2. The project will enhance the built environment in the surrounding neighborhood or will 

perform a function or provide a service that is essential or beneficial to the community, 
city, or region. 

 
The project will provide an essential service to the community, city, and region through the 
provision of mixed income housing units, including four (4) new Very Low Income Units. The 
project site is located within the [Q]R3-1-O Zone, which is limited to a density of one (1) 
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dwelling unit per 800 square feet of lot area. As such, the 13,000 square-foot site has a base 
density of 17 units.  

 
The Density Bonus Ordinance permits a density bonus of up to 35 percent in exchange for 
setting aside 11 percent of the 17 base density units for Very Low Income Households. The 
State Density Bonus Law (Government Code Section 65915(n)) allows a city to grant a density 
bonus greater than 35 percent for a development, if permitted by a local ordinance. The City 
adopted the Value Capture Ordinance (Ordinance No. 185,373), codified in LAMC Section 
12.24 U.26, to permit a density increase greater than 35 percent with the approval of a 
Conditional Use. In exchange for the increased density, the Value Capture Ordinance requires 
projects to set aside one (1) additional percent of base density units above the 11 percent for 
Very Low Income Households for every additional 2.5 percent density increase above the 35 
percent. A density increase of 65 percent may be granted if a project sets aside 23 percent of 
base density units for Very Low Income Households.  
 
For the subject property, a 35 percent by-right density bonus would allow for 23 units (equal 
to an increase of six (6) units beyond the 17-unit base density) to be constructed on the project 
site. In order to qualify for the 35 percent by-right density bonus, the project would be required 
to set aside 11 percent of the base density, or two (2) units, for Very Low Income Households. 
The applicant requests an additional 30 percent density bonus through a Conditional Use to 
allow a total of 29 dwelling units. This is an increase beyond what would otherwise be 
permitted with the by-right 35 percent density bonus. As such, the project must set aside at 
least 23 percent of the base density (four (4) Very Low Income Units) to obtain the requested 
65 percent density bonus. As previously noted, the project is providing four (4) Very Low 
Income Units. Therefore, the project satisfies the minimum percentage of base density 
restricted to Very Low Income Households to be eligible for a 65 percent density increase.  

 
According to the 2021-2029 Housing Element of the City of Los Angeles, pages 99-100, the 
City’s Regional Housing Needs Assessment allocation for Very Low Income Households is 
57,989 units over the 6th Housing Element Cycle. Between 2014 and 2020, the City permitted 
a total of 7,012 Very Low Income Units. Additionally, more than 75% of Very Low Income 
Renters in the City are cost burdened, meaning that housing costs account for more than 30 
percent of their income (p.90 of Housing Element). In 2019, Los Angeles had a higher 
percentage of cost burdened renter households than any other major American city (p.88 of 
Housing Element). Therefore, the increased intensity of the proposed development will be 
offset by the provision of four (4) new Very Low Income Units required by the City’s Density 
Bonus policy.  

 
Additionally, the project is located approximately 4,914 feet from UCLA’s campus. The project 
site and the properties in the surrounding area are predominately developed withs single & 
multi-family residential as well as commercial uses ranging from one (1) to four (4) stories in 
height. Students, who are low income by nature of their studies, account for many residents 
in the surrounding area. The project will replace two (2) multi-family dwellings with seven (7) 
total units with a new 29-unit multi-family dwelling, resulting in a net increase of 22 units to the 
city’s housing stock. Therefore, the proposed project would provide a service that is essential 
and beneficial to the community, city, and region. 

 
3. The project's location, size, height, operations, and other significant features will be 

compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety. 

 
The project is the construction of a new 5-story, 56-foot-tall multi-family residential building 
consisting of 29 dwelling units (including four (4) Very Low Income Units). It will consist of 
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eight (8) one-bedroom units, 18 two-bedroom units, and three (3) three-bedroom units. The 
project will be approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of 
approximately 3.85:1. The project will provide 38 vehicular parking spaces and 28 long-term 
bicycle parking spaces in two (2) subterranean levels with access from a two-way driveway 
on Eastborne Avenue. Three (3) short-term bicycle parking spaces will be provided at ground 
level. According to a Tree Disclosure Statement, dated September 27, 2023, there are no 
protected or non-protected trees on the subject site or public right-of-way. The project also 
includes necessary grading for the fill of 100 cubic yards of soil and a haul route for the cut 
and export of 11,900 cubic yards of soil. The site is currently improved with two (2) multi-family 
dwellings with seven (7) total units proposed for demolition.  

 
The subject site is in an urbanized area near the UCLA campus, Ronald Reagan UCLA 
Medical Center, and the West Los Angeles VA Medical Center. The subject site is located 
within ½ mile of Major Transit Stops located at the intersections of Westholme Avenue & Santa 
Monica Boulevard and Westwood & Santa Monica Boulevard, served by Los Angeles County 
Metropolitan Transit Authority (“Metro”) Line 4 and Santa Monica’s Big Blue Bus Rapid 12 
Line respectively.  

 
The subject site is in an urbanized area near the University of California - Los Angeles (UCLA) 
campus, Ronald Reagan UCLA Medical Center, and the West Los Angeles VA Medical 
Center. It is also located one (1) block north of a commercial corridor along Santa Monica 
Boulevard. Surrounding properties along this block of Eastborne Avenue, bounded by 
Westholme and Manning Avenue, are also zoned [Q]R3-1-O and improved with multi-family 
dwellings ranging from one (1) to four (4) stories in height. The directly abutting properties to 
the east and west along Eastborne Avenue are improved with multi-family dwellings that are 
three (3) & four (4) stories in height respectively. The abutting properties to the north on 
Holman Avenue are both improved with two-story multi-family dwellings. The properties to the 
east across Westholme Avenue are zoned [Q]R3-1-O and R1-1-O and improved with a mix 
of single & multi-family dwellings ranging from one (1) to four (4) stories in height. The 
properties to the south are zoned [Q]C2-1VL-O and R3-1-O and are improved with a mix of 
commercial and multi-family residential structures ranging from one (1) to five (5) stories in 
height. The properties to the west across Manning Avenue are zoned [Q]R3-1-O and 
[Q]RD1.5-1 and improved with two-story multi-family dwellings as well as the Los Angeles 
California Mormon Temple complex. The properties to the north are zoned [Q]R3-1-O and 
improved with multi-family dwellings ranging from two (2) to four (4) stories in height.  

 
The subject site is zoned [Q]R3-1-O, with a Height District No. 1 that permits a maximum FAR 
of 3:1 and a maximum height of 45 feet. LAMC Section 12.22 A.25 permits 35 percent FAR 
increase (4.05:1 FAR) and a 11-foot height increase through On-Menu Incentives. The 
applicant has requested an On-Menu Incentives for a 3.85:1 FAR and a maximum building 
height of 56 feet. While the proposed project qualifies for a maximum 4.05:1 FAR, the project 
is providing a maximum floor area of 34,645 square feet or a 3.85:1 FAR. While the project’s 
floor area and height are larger than some of the existing multi-family dwellings in the vicinity, 
the proposed 3.85:1 FAR is less than the maximum of 4.05:1 FAR allowed through the Density 
Bonus Ordinance.  
 
While the proposed 5-story building is slightly taller than most of the surrounding structures, 
the design includes multiple features that reduce its massing and provide visual interest. 
These include a well-articulated façade with a series of private balconies, cornices, material 
& color changes, recessed windows, and a sloped eave with clay roof tiles. The project will 
also enhance the pedestrian experience by providing extensive landscaping in the front yard, 
including three (3) new trees. They will also provide three (3) new street trees in the adjacent 
public right-of-way.  
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Given the site’s proximity to public transit and many surrounding uses, including UCLA, the 
project’s location, size, height, operations, and other significant features will be compatible 
with and will not adversely affect adjacent properties, the surrounding neighborhood, or the 
public health, welfare, and safety.   

 
Therefore, as described above, the project will provide amenities and features that will 
enhance the surrounding neighborhood rather than further degrade or adversely affect other 
properties. 

 
4. The project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan.  
 

The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies. The General Plan is comprised of a range 
of State-mandated elements, including, Land Use, Transportation, Noise, Safety, Housing and 
Conservation. The City’s Land Use Element is divided into 35 community plans that establish 
parameters for land use decisions within those sub-areas of the City.  
 
The General Plan is a long-range document determining how a community will grow, reflecting 
community priorities and values while shaping the future. Policies and programs set forth in 
the General Plan are subjective in nature, as the General Plan serves as a constitution for 
development and foundation for land use decisions. The project substantially conforms with 
the following purposes and objectives of the General Plan Elements: Framework Element, 
Land Use Element (Westwood Community Plan), Housing Element, and Mobility Element. 

 
The project site is located within the Westwood Community Plan, Westwood Community Multi-
Family Specific Plan (WMFSP), Westwood Community Design Review Board Specific Plan, 
and the West Los Angeles Transportation Improvement and Mitigation Specific Plan. The 
subject site has a Medium Residential land use designation, with a corresponding zone of R3. 
The site is zoned [Q]R3-1-O, consistent with the land use designation. The R3 Zone allows 
for one dwelling unit per 800 square feet of lot area. The project site is also in Height District 
1 which permits a floor area of three times the Buildable Area (FAR 3:1) and a maximum 
building height of 45 feet in the R3 Zone. The Q condition on the project site, enacted through 
Ordinance No. 163,196, requires that all projects with two (2) or more units be subject to 
review by the Westwood Community Design Review Board.   

 
Framework Element 
 
The General Plan designates the subject site for Medium Residential land uses, with a 
corresponding zone of R3. The property is zoned [Q]R3-1-O, consistent with the land use 
designation. 
 
The proposed project conforms with the following goals, objectives, and policies of the 
Framework Element: 

 
Objective 3.1: Accommodate a diversity of uses that support the needs of the 
City’s existing and future residents, businesses, and visitors.  
 
Policy 3.2.3: Provide for the development of land use patterns that emphasize 
pedestrian/bicycle access and use in appropriate locations.  
 
Objective 3.7: Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow for growth in areas where there is sufficient public 
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infrastructure and services, and the residents' quality of life can be maintained or 
improved. 
 
Objective 4.2: Encourage the location of new multi-family housing development 
to occur in proximity to transit stations, along some transit corridors, and within 
some high activity areas with adequate transitions and buffers between higher 
density developments and surrounding lower density residential neighborhoods.  
 
Policy 4.2.1: Offer incentives to include housing for very low and low-income 
households in mixed-use developments.  
 
Objective 7.9: Ensure that the available range of housing opportunities is 
sufficient, in terms of location, concentration, type, size, price/rent/range, access 
to local services and access to transportation, to accommodate future population 
growth and enable a reasonable portion of the City’s work force to both live and 
work in the City.  
 
Policy 7.9.1: Promote the provision of affordable housing through means which 
require minimal subsidy levels and which, therefore, are less detrimental to the 
City’s fiscal structure.  

 
The project involves the construction of a 29-unit, five-story multi-family dwelling on a site 
located approximately 345 feet and 2,493 feet from Major Transit Stops located at the 
intersections of Westholme Avenue & Santa Monica Boulevard and Westwood & Santa 
Monica Boulevard respectively. The development will emphasize pedestrian/bicycle access 
by limiting onsite automobile parking to 38 spaces while also providing 28 long-term bicycle 
parking spaces. Moreover, the site is located within walking distance from UCLA, Ronald 
Reagan UCLA Medical Center, the West Los Angeles VA Medical Center, major commercial 
corridors along Westwood & Santa Monica Boulevards, Westwood Village, and a variety of 
other employment and commercial uses.  

 
The project is also located in an area with sufficient public infrastructure and services because 
the proposed multi-family residential building will be on a previously developed site that was 
served by all required utilities and public services and is consistent with the General Plan. The 
project site is served by the Los Angeles Police Department and Los Angeles Fire 
Department, Los Angeles Unified School District, and other public services. Additionally, the 
site is currently served by the Los Angeles Department of Water and Power, the Southern 
California Gas Company, and the Bureau of Sanitation. As such, the site can be adequately 
served by all require utilities and public services. 

 
Finally, the project is requesting Density Bonus Incentives and a Waiver of Development 
Standard in exchange for the provision of four (4) Very Low Income Units for 55 years. These 
Very Low Income Units will not require any public subsidy.  

 
As such, the proposed project is consistent with the General Plan Framework. 
 
Land Use Element – Westwood Community Plan   
 
The proposed project aligns with the intent of the Westwood Community Plan including the 
following:  
 

Goal 1: A safe, secure, and high quality residential environment for all economic, 
age, and ethnic segments of the community. 
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Objective 1-1: To provide for the preservation of existing housing and for the 
development of new housing to meet the diverse economic and physical needs for 
the existing residents and projected population of the Plan area to the year 2010. 
 
Policy 1-1.2: Protect the quality of residential environment and promote the 
maintenance and enhancement of the visual and aesthetic environment of the 
community. 
 
Policy 1-1.3: Provide for adequate multi-family residential development. 
 
Policy 1-2.1: Locate higher density residential within designated multiple family 
areas and near commercial centers and major bus routes where public service 
facilities and infrastructure will support this development. 
 
Objective 1-3: To preserve and enhance the varied and distinct residential 
character and integrity of existing residential neighborhoods. 
 
Objective 1-4: To promote the adequacy and affordability of multiple-family 
housing and increase its accessibility to more segments of the population. 
 
Policy 1-4.1: Promote greater individual choice in type, quality, price, and location 
of housing, including student housing within one mile of the UCLA campus. 

 
The proposed project meets the above goals, policies, and objectives by providing multi-family 
dwelling units in a new, safe, and secure building. The proposed project is located within a 
neighborhood designated for Medium Residential Land Uses, which includes multi-family 
residential uses, and is well served by facilities and necessary infrastructure. The project site 
is located approximately 4,922 feet from the UCLA campus and will result in a net increase of 
22 dwelling units, including four (4) Very Low Income Units. The site is located in a Transit 
Priority Area (TPA) and within a ½ mile of Major Transit Stops located at the intersections of 
Westholme Avenue & Santa Monica Boulevard as well as Westwood & Santa Monica 
Boulevard.  

 
Housing Element 2021-2029 
 
The proposed project also conforms with the applicable goals, objectives, and policies of the 
Housing Element, including: 
 

Goal 1: A City where housing production results in an ample supply of housing to 
create more equitable and affordable options that meet existing and projected 
needs.  
 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities.  
 
Objective 1.3: Promote a more equitable distribution of affordable housing 
opportunities throughout the city, with a focus on increasing Affordable Housing in 
Higher Opportunity Areas and in ways that further Citywide Housing Priorities.  
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all 
communities, particularly those that currently have fewer Affordable units.  
 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos.  
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Objective 3.2: Promote environmentally sustainable buildings and land use 
patterns that support a mix of uses, housing for various income levels and provide 
access to jobs, amenities, services, and transportation options.  
 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed 
income housing, in areas near transit, jobs, and Higher Opportunity Areas, in order 
to facilitate a better jobs-housing balance, help shorten commutes, and reduce 
greenhouse gas emissions.  

 
The proposed project will result in a net increase of 22 new dwelling units to the City’s housing 
stock and conforms with the applicable provisions of the Housing Element. The applicant has 
requested deviations from code requirements through the Density Bonus program for 
increased FAR, height, as well as a reduction in overall open space and ground level open 
space in exchange for the provision of four (4) Very Low Income Units. Pursuant to Density 
Bonus and Value Capture Ordinance requirements, 23 percent (4 units) of the base units will 
be set aside for Very Low Income Households. Additionally, this mixed-income development 
will be located in a Higher Opportunity Area as defined in the Housing Element that is also 
near public transit options and a variety of retail, commercial, entertainment, recreational, 
educational and employment opportunities. The project is also in a community that currently 
has fewer affordable units. According to the Department of City Planning’s Housing Progress 
Dashboard, 69 affordable units were approved in the Westwood Community Plan Area 
between 2015 – 2022. The citywide average over the same period was 669 affordable units 
per Plan Area.  

 
Mobility Plan 2035  
 
The proposed project also conforms with the following additional policies of the Mobility Plan, 
including:  
 

Policy 3.1: Access for All: Recognize all modes of travel, including pedestrian, 
bicycle, transit, and vehicular modes - including goods movement – as integral 
components of the City’s transportation system. 
 
Policy 3.3: Land Use Access and Mix: Promote equitable land use decisions that 
result in fewer vehicle trips by providing greater proximity and access to jobs, 
destinations, and other neighborhood services. 

 
The project is a pedestrian oriented development that provides affordable and market-rate 
units and is located approximately 345 feet and 2,493 feet from Major Transit Stops located 
at the intersections of Westholme Avenue & Santa Monica Boulevard and Westwood & Santa 
Monica Boulevard respectively. The site is also within walking distance from commercial 
corridors on Westwood & Santa Monica Boulevards, Westwood Village, as well as UCLA and 
a variety of other employment opportunities. The project will promote multi-modal 
transportation by limiting onsite vehicular parking to 38 spaces and providing 28 long term 
bicycle parking spaces.  

 
Westwood Community Multi-Family Specific Plan 

 
The Westwood Community Multi-Family Specific Plan (WMFSP) was adopted by the Los 
Angeles City Council and became effective on March 5, 1988, under Ordinance No. 163,203. 
The subject site is located within this Specific Plan which contains regulations on land use, 
density, height, parking, open space, landscaping, and design review procedures. Therefore, 
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the project is subject to a Project Permit Compliance Review and has been conditioned for 
compliance prior to the issuance of building permits. 
 
Therefore, the proposed project is consistent with the purposes, intent and provisions of the 
General Plan, Westwood Community Plan, Housing Element, Mobility Plan, and WMFSP by 
meeting several of its goals, objectives, and policies. Specifically, the project would provide 
housing to accommodate necessary residential growth as well as a mix of apartment sizes 
and affordability levels through the inclusion of four (4) Very Low Income Units. 

 
5.  The project is consistent with and implements the affordable housing provisions of the 

Housing Element of the General Plan 
 

The City’s Housing Element for 2021-2029 was adopted by the City Council on November 24, 
2021. The Housing Element is the City’s blueprint for meeting housing and growth challenges. 
It identifies the City’s housing conditions and needs, reiterates goals, objectives, and policies 
that are the foundation of the City’s housing and growth strategy, and provides the array of 
programs the City has committed to implement to create sustainable, mixed-income 
neighborhoods across the City.  
 
As provided under Finding No. 4, the proposed Project would be in conformance with the 
following goals, objectives, and policies of the Housing Element as described below:  
 

Goal 1: A City where housing production results in an ample supply of housing to 
create more equitable and affordable options that meet existing and projected 
needs.  
 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities.  
 
Objective 1.3: Promote a more equitable distribution of affordable housing 
opportunities throughout the city, with a focus on increasing Affordable Housing in 
Higher Opportunity Areas and in ways that further Citywide Housing Priorities.  
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all 
communities, particularly those that currently have fewer Affordable units.  
 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos.  
 
Objective 3.2: Promote environmentally sustainable buildings and land use 
patterns that support a mix of uses, housing for various income levels and provide 
access to jobs, amenities, services, and transportation options.  
 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed 
income housing, in areas near transit, jobs, and Higher Opportunity Areas, in order 
to facilitate a better jobs-housing balance, help shorten commutes, and reduce 
greenhouse gas emissions.  

 
The project will implement the affordable housing provisions of the Housing Element by 
providing four (4) Low Income Units in a “Higher Opportunity Area” as defined in the Housing 
Element. Additionally, this mixed-income development will be located near public transit 
options and a variety of retail, commercial, entertainment, recreational, educational, and 
employment opportunities. The development is also in a community that currently has fewer 
affordable units. According to the Department of City Planning’s Housing Progress 
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Dashboard, 69 affordable units were approved in the Westwood Community Plan Area 
between 2015 – 2022. The citywide average over the same period was 669 affordable units 
per Plan Area.  

 
6.  The project contains the requisite number of Restricted Affordable Units, based on the 

number of units permitted by the maximum allowable density on the date of application, 
as follows: 

 
A.  11% Very Low Income Units for a 35% density increase; or 
B.  20% Low Income Units for a 35% density increase; or 
C.  40% Moderate Income Units for a 35% density increase in for-sale projects. 

 
The project may then be granted additional density increases beyond 35% by 
providing additional affordable housing units in the following manner: 

 
D.  For every additional 1% set aside of Very Low Income Units, the project is  

granted an additional 2.5% density increase; or 
E.  For every additional 1% set aside of Low Income Units, the project is granted 

an additional 1.5% density increase; or 
F.  For every additional 1% set aside of Moderate Income Units in for-sale 

projects, the project is granted an additional 1% density increase; or 
G.  In calculating the density increase and Restricted Affordable Units, each 

component of any density calculation, including base density and bonus 
density, resulting in fractional units shall be separately rounded up to the 
next whole number. 

 
The project site is zoned [Q]R3-1-O, which permits a base density of 17 dwelling units on the 
subject property. The Density Bonus Ordinance permits a density bonus of up to 35 percent 
in exchange for setting aside 11 percent of the 17 base density units for Very Low Income 
Households. The project is permitted additional density increase beyond 35 percent by setting 
aside one (1) additional percent of base density units above the 11 percent for Very Low 
Income Households for every additional 2.5 percent density increase above the 35 percent. 
Below is a table showing the requisite percentage of affordable housing units for Very Low 
Income Households based on the percentage of density increase. 
 

Percentage of Base Density to 
be Restricted to Very Low 

Income Households 
Percentage of Density Increase 

Granted 

11 35 
12 37.5 
13 40 
14 42.5 
15 45 
16 47.5 
17 50 
18 52.5 
19 55 
20 57.5 
21 60 
22 62.5 
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23 65 
 

The applicant also requests a Conditional Use for a density increase in excess of 35 percent 
pursuant to LAMC Section 12.24 U.26, to allow a 65 percent increase in density for a total of 
29 dwelling units in lieu of 17 dwelling units otherwise permitted in the [Q]R3-1-O zone. As 
provided in the table above, the applicant is required to set aside at least 23 percent, or four 
(4) units, of the 17 base density units for the 65 percent density increase. The applicant is 
setting aside four (4) units restricted to Very Low Income Households for a period of 55 years. 
As such, the project satisfies the minimum percentage of base density restricted to Very Low 
Income Households to be eligible for a 65 percent density increase. 

 
7.  The project meets any applicable dwelling unit replacement requirements of California 

Government Code Section 65915(c)(3). 
 

On October 9, 2019, the Governor signed into law the Housing Crisis Act of 2019 (SB 330). 
The Housing Crisis Act was further amended and extended by Senate Bill 8, effective January 
1, 2022.  SB 330/SB 8 creates new state laws regarding the production, preservation and 
planning for housing, and establishes a statewide housing emergency until January 1, 2034. 
During the duration of the statewide housing emergency, SB 330/SB 8, among other things, 
creates new housing replacement requirements for Housing Development Projects by 
prohibiting the approval of any proposed housing development project on a site that will 
require the demolition of existing residential dwelling units or occupied or vacant “Protected 
Units” unless the proposed housing development project replaces those units. Pursuant to the 
Determination made by Los Angeles Housing Department (LAHD), dated August 23, 2023, 
three (3) units need to be replaced with equivalent type, with two (2) units restricted to Very 
Low Income Households and one (1) unit restricted to Low Income Households. The LAHD 
housing replacement requirements are satisfied by the four (4) Very Low Income Units 
provided through this Density Bonus Affordable Housing Incentive Program.  

 
8. The project's Restricted Affordable Units are subject to a recorded affordability 

restriction of 55 years from the issuance of the Certificate of Occupancy, recorded in a 
covenant acceptable to the Housing and Community Investment Department, and 
subject to fees as set forth in Section 19.14 of the Los Angeles Municipal Code. 

 
The applicant proposes to set aside four (4) Deed Restricted Affordable Units. Per the 
Conditions of Approval, the applicant is required to execute a covenant to the satisfaction of 
LAHD to make four (4) Deed Restricted Affordable Units available to Very Low Income 
Households for rental as determined to be affordable to such households by LAHD for a period 
of 55 years. The applicant is required to present a copy of the recorded covenant to the 
Department of City Planning and the proposed project shall comply with any monitoring 
requirements established by LAHD. Therefore, as conditioned, the project satisfies this finding 
in regard to subjected restricted affordable units to recorded affordability per LAHD and is 
subject to fees as set forth in Section 19.14 of the LAMC. 

 
9. The project addresses the policies and standards contained in the City Planning 

Commission's Affordable Housing Incentives Guidelines. 
 

The City Planning Commission approved the Affordable Housing Incentives Guidelines (CPC-
2005-1101-CA) on June 9, 2005. The Guidelines were subsequently approved by City Council 
(CF 05-1345) on February 20, 2008, as a component of the City of Los Angeles Density Bonus 
Ordinance. The Guidelines describe the density bonus provisions and qualifying criteria, 
incentives available, design standards, and the procedures through which projects may apply 
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for a density bonus and incentives. LAHD utilizes these Guidelines in the preparation of 
Housing Covenants for Affordable Housing Projects. On April 9, 2010, the City Council 
adopted updates to the City’s Density Bonus Ordinance (CF 05-1345-S1, Ordinance No. 
181,142). However, at that time, the Affordable Housing Incentives Guidelines were not 
updated to reflect changes to the City’s Density Bonus Ordinance or more recent changes in 
State Density Bonus Law located in the Government Code. Therefore, where there is a conflict 
between the Guidelines and current laws, the current law prevails. Additionally, many of the 
policies and standards contained in the Guidelines, including design and location of affordable 
units to be comparable to the market-rate units, equal distribution of amenities, monitoring 
requirements, and affordability levels, are covered by the State Density Bonus Laws.  
 
The project requests a 65 percent density increase above the five (5) base density units to 
permit a total of 11 dwelling units. The project will set aside two (2) units for Very Low Income 
Households. As such, the project is consistent with the State Density Bonus Law and the local 
Density Bonus Ordinance, which the Affordable Housing Incentives Guidelines implement. 
Therefore, the project complies with the City Planning Commission’s Affordable Housing 
Incentives Guidelines. 

 
DESIGN REVIEW FINDINGS 
 
10. A recommendation was made by the Westwood Community Design Review Board, 

pursuant to Los Angeles Municipal Code Section 16.50. 
  

The project was presented to the Design Review Board for final review at a public hearing on 
December 6, 2023. At the hearing, a quorum of four (4) Board Members heard the applicant’s 
presentation, took public testimony, asked the applicant questions and provided input on the 
project. The DRB voted unanimously, recommending approval of the project with conditions, 
as the project will substantially comply with LAMC Section 16.50, Subsection E of the LAMC 
as well as the relevant design guidelines and development provisions of the Specific Plan. 

 
PROJECT PERMIT COMPLIANCE REVIEW FINDINGS 
 
11. The project substantially complies with the applicable regulations, findings, standards, 

and provisions of the specific plan. 
  

a. Section 5.A Building Height. This section of the WMFSP limits building height when a 
project immediately abuts an R1 zone and is not applicable to the project. The project 
site does not immediately abut an R1 zone. Immediately abutting properties are zoned 
[Q]R3-1-O.  

 
b. Section 5.B Parking Standards requires 2.25 parking spaces per unit with four 

habitable rooms or less and 3.25 parking spaces per unit with more than four habitable 
rooms. Of the parking spaces required, guest parking shall be provided at a ratio of 
0.25 space for every dwelling unit. However, on September 22, 2022, the Governor 
signed Assembly Bill (AB) 2097, which added Government Code Section (§) 65863.2. 
AB 2097 prohibits a public agency from imposing or enforcing any minimum 
automobile parking requirement on any residential, commercial, or other development 
project that is within one-half mile of a Major Transit Stop, with minor exceptions. A 
development project, for purposes of this bill, includes any project requiring a 
discretionary entitlement or building permit to allow the construction, reconstruction, 
alteration, addition, or change of use of a structure or land. Consistent with AB 2097, 
the project is a development project within one-half mile of a Major Transit Stop and is 
therefore not subject to a minimum automobile parking requirement. 

  



CPC-2023-6883-CU-DB-DRB-SPP-HCA F-14 

 

c. Section 6.A.1 Open Space requires 200 square feet of open space per unit for R3 
Zones. The WMFSP would therefore require 5,800 square feet of open space for a 
29-unit multi-family dwelling in the [Q]R3-1-O Zone. The applicant has requested an 
On-Menu Incentive to allow a 20 percent reduction in required open space pursuant 
to LAMC Section 12.25 and State Density Bonus law, which supersede the WMFSP.  
As discussed in Finding No. 1, the project qualifies for the subject Incentive.  

 
d. Section 6.A.2 Open Space is not applicable because the project does not include any 

guest rooms.  
 
e. Section 6.A.3 Open Space requires that 75 percent of required open space be located 

at ground level and 50 percent of required open space be landscaped. The applicant 
has requested a Waiver of Development Standards to allow 52.5 percent of required 
open space (2,436 square feet) located on the ground level pursuant to LAMC Section 
12.25 and State Density Bonus law, which supersede the WMFSP. As discussed in 
Finding No. 1, the project qualifies for the subject Waiver. However, the project does 
comply with the minimum landscaping requirement. As shown in Exhibit A, 50 percent 
(2,326 square feet) of open space will be landscaped in conformance with the 
WMFSP’s minimum landscape requirement for open space areas. 

 
f. Section 6.A.4 Open Space allows projects with stories above the first habitable level 

that are setback at least 10 feet from the level below to count these setback areas 
towards the open space requirement if 40 percent of the setback area is landscaped. 
While the proposed project does include articulation, none of the stories above the first 
habitable level are set back 10 feet from the level immediately below. As such, Section 
6.A.4 of the WMFSP is not applicable.  

 
g. Section 6.A.5 Open Space of the Specific Plan requires that paved areas consist of 

stamped concrete, tile and/or brick pavers. As shown on Exhibit A, the project’s paved 
areas will consist of Stamped Concrete in conformance with Section 6.A.5 of the 
WMFSP.  

 
h. Section 6.A.6 Open Space allows 50 percent of the required front and rear yard areas 

to be included as open space provided those yard areas are landscaped. The project 
site has a width of 100 feet and the required front and rear yards are 15 feet. Thus, an 
approximately 1,500 square-foot front & rear yard is required. Per the Specific Plan, a 
maximum of 1,500 square feet from the front and rear yard may be counted toward 
required open space. As shown in Exhibit A, the project is counting 1,500 square feet 
from the front and rear yards toward the required open space. Further, the applicant 
is landscaping 768 square feet (51 percent) of the front yard and 1,003 square feet 
(67 percent) of the rear yard. Therefore, the project is in conformance with Section 
6.A.6 of the WMFSP.  

 
i. Section 6.B Walkways requires that any project built on one or more lots with a width 

of 150 feet or more shall have a walkway which is a minimum of 10 feet in width for 
every 50 feet of lot width. As shown in Exhibit A, the project site has a maximum width 
of 100 feet. Therefore, Section 6.B of the WMFSP is not applicable.  

 
j. Section 6.C. Building Setbacks is not applicable because the subject site is not directly 

across the street and within 200 feet of an R1 zone.    
 
k. Section 6.D Garage of the WMFSP permits only one level of parking garage above 

the natural existing grade, up to a maximum of 7-feet in height measured to the floor 
elevation of the level immediately above the parking garage. As shown in Exhibit A, 
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the proposed garage will be in two (2) subterranean levels. Therefore, Section 6.D of 
the WMFSP is not applicable.  

 
l. Section 6.E.1 Yard Requirements requires that a minimum of 50 percent of the 

required front, rear, and side yards be landscaped. As shown in Exhibit A, the project 
landscapes 768 square feet of the 1,500 square-foot front yard (51 percent), 1,003 
square feet of the 1,500 square-foot rear yard (67 percent), and 400 square feet of the 
800 square-foot northerly & southerly side yards (50 percent). Therefore, the project 
complies with Section 6.E.1 of the WMFSP.  

 
m. Sections 6.E.2 Yard Requirements mandates a 20-foot rear yard for any projects 

immediately abutting a R1 or more restrictive zone along the rear property line. The 
Section 6.E.2 of the WMFSP is not applicable because the immediately abutting 
properties on the rear property line is zoned [Q]R3-1-O.  

 
n. Sections 6.E.3 Yard Requirements mandates a 10-foot side yard for any projects that 

immediately abutting a R1 or more restrictive zone along the side property lines. 
Section 6.E.3 of the WMFSP is not applicable because the abutting properties along 
the side property lines are zoned [Q]R3-1-O.  

 
o. Section 6.F Buffer requires an 8-foot decorative masonry wall and associated tree 

planting for projects which immediately abut a R1 or more restrictive zone. Section 6.F 
of the WMFSP is not applicable because the subject site does not immediately abut 
an R1 zone. Immediately abutting properties are zoned [Q]R3-1-O. 

 
p. Section 6.G Screening requires that structures on the roof be fully screened from view 

from adjacent properties, as seen from the grade. As depicted on Sheets A-2.7, A-3.0, 
and A-3.1 of Exhibit A, mechanical equipment on the roof will be screened from view 
with stucco walls. As such, the project substantially complies with Section 6.G of the 
WMFSP.  

 
q. Section 7.A. Landscape Standards requires that a Landscape Plan be prepared by a 

licensed architect or landscape architect and submitted to the Westwood Community 
Design Review Board (DRB) for review. In addition, the Landscape Plan is required to 
illustrate details of the plants and plant material (i.e., names, size at maturity, locations, 
planting schedule, irrigation plan) and must include a variety of plant materials. As 
depicted in Exhibit A, the Landscape Plan has been prepared by a landscape architect 
and includes: an irrigation plan; a variety of plant material, including grass and other 
ground cover, shrubs, and trees; and, clear identification of plant material locations, 
and size at maturity. The DRB reviewed and recommended approval of the Landscape 
Plan as a part of the whole project at its regular meeting on December 6, 2023. 

 
r. Section 7.B. Street Trees requires street trees to be approved by the Urban Forestry 

Division of the Bureau of Street Services and to be planted at a minimum ratio of one 
for every 30 lineal feet of street frontage abutting the project. The Specific Plan also 
requires Street Trees to be at least 12 feet in height and not less than three inches in 
caliper at the time of planting. Currently, there are no street trees in the public right-of-
way. The project site has a frontage of 100 feet along Eastborne Avenue and the 
applicant proposes two (2) new street trees in the public right-of-way. LADWP 
restrictions regarding street tree planting near transformer vaults prevent the applicant 
from providing the third street tree. As such, the project substantially complies with 
Section 7.B of the WMFSP. Additionally, the conditions of approval require proposed 
street trees to be reviewed and approved by the Street Tree Division of the Bureau of 
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Street Maintenance. As such, the project is in conformance with Section 7.B of the 
WMFSP.  

 
s. Section 8 Design Review Procedures states that no building permit shall be issued for 

any project, structure, or other development of property, unless the project has been 
reviewed and approved in accordance with the Design Review Board procedures of 
Section 16.50 and the Specific Plan procedures of Section 11.5.7 of the LAMC. The 
proposed project was reviewed and approved, pursuant to LAMC Section 16.50, 
during a Westwood Community Design Review Board hearing on December 6, 2023. 
The proposed project has been reviewed in accordance with the DRB and Specific 
Plan procedures of the Los Angeles Municipal Code. The review and recommendation 
of the Westwood Community DRB was based upon conformance with the criteria in 
the Westwood Community Design Review Board Specific Plan. 

 
12. That the project incorporates mitigation measures, monitoring measures when necessary, 

or alternatives identified in the environmental review which would mitigate the negative 
environmental effects of the project, to the extent physically feasible 
 
The Department of City Planning determined, based on the whole of the administrative record, 
that the Project is exempt from the California Environmental Quality Act (“CEQA”) pursuant to 
State CEQA Guidelines, Section 15332 (Class 32), and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. The Notice of Exemption and Justification for Project Exemption for 
Environmental Case No. ENV-2023-6884-CE is provided in the case file and attached as Exhibit 
D. Therefore, no mitigation measures or alternatives were identified in the environmental review. 
 
CEQA FINDINGS 
 
The Department of City Planning determined, based on the whole of the administrative record, 
that the Project is exempt from the California Environmental Quality Act (“CEQA”) pursuant to 
State CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. The Notice of Exemption and Justification for Project Exemption for 
Environmental Case No. ENV-2023-6884-CE is provided in the case file and attached as Exhibit 
D.  
 
The project is the construction of a new 5-story, 56-foot-tall multi-family residential building 
consisting of 29 dwelling units (including four (4) Very Low Income Units). It will consist of eight 
(8) one-bedroom units, 18 two-bedroom units, and three (3) three-bedroom units. The project will 
be approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of approximately 3.85:1. The 
project will provide 38 vehicular parking spaces and 28 long-term bicycle parking spaces in two 
(2) subterranean levels with access from a two-way driveway on Eastborne Avenue. Three (3) 
short-term bicycle parking spaces will be provided at ground level. According to a Tree Disclosure 
Statement, dated September 27, 2023, there are no protected or non-protected trees on the 
subject site or public right-of-way. The project also includes necessary grading for the fill of 100 
cubic yards of soil and a haul route for the cut and export of 11,900 cubic yards of soil. The site 
is currently improved with two (2) multi-family dwellings with seven (7) total units proposed for 
demolition.  
 
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
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(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 

 
The project site is located within the Westwood Community Plan, Westwood Community 
Multi-Family Specific Plan (WMFSP), Westwood Community Design Review Board 
Specific Plan, and the West Los Angeles Transportation Improvement and Mitigation 
Specific Plan. Please see Findings 10 and 11 regarding the project’s consistency with 
the WMFSP and the Westwood Community Design Review Board Specific Plan.  
 
The subject site has a Medium Residential land use designation, with a corresponding 
zone of R3. The site is zoned [Q]R3-1-O, consistent with the land use designation. The 
R3 Zone allows for one dwelling unit per 800 square feet of lot area. The project site is 
also in Height District 1 which permits a floor area of three times the Buildable Area (FAR 
3:1) and a maximum building height of 45 feet in the RD1.5 Zone. The Q condition on 
the project site, enacted through Ordinance No. 163,196, requires that all projects with 
two (2) or more units be subject to review by the Westwood Community Design Review 
Board.   
 
The project site, located at 10605 – 10613 ½ West Eastborne Avenue, consists of two 
(2) relatively flat interior lots with a frontage of approximately 100 feet on Eastborne 
Avenue and a depth of 130 feet, resulting in a total area of 13,000 square feet. As such, 
the project site is consistent with the minimum lot width and lot area requirements for 
the R3 Zone. Pursuant to State Density Bonus Law and LAMC Section 12.22 – A.25, 
the applicant is requesting On-Menu Incentives and a Waiver of Development Standards 
in exchange for providing four (4) Very Low Income Units for 55 years. 

 
First, the proposed project is consistent with the following goals, objectives, and policies 
of the General Plan Framework Element: 
 

Objective 3.1: Accommodate a diversity of uses that support the needs of the 
City’s existing and future residents, businesses, and visitors.  
 
Policy 3.2.3: Provide for the development of land use patterns that emphasize 
pedestrian/bicycle access and use in appropriate locations.  
 
Objective 3.7: Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow for growth in areas where there is sufficient public 
infrastructure and services and the residents' quality of life can be maintained or 
improved. 
 
Objective 4.2: Encourage the location of new multi-family housing development 
to occur in proximity to transit stations, along some transit corridors, and within 
some high activity areas with adequate transitions and buffers between higher 
density developments and surrounding lower density residential neighborhoods.  
 
Policy 4.2.1: Offer incentives to include housing for very low and low-income 
households in mixed-use developments.  
 
Objective 7.9: Ensure that the available range of housing opportunities is 
sufficient, in terms of location, concentration, type, size, price/rent/range, access 
to local services and access to transportation, to accommodate future population 
growth and enable a reasonable portion of the City’s work force to both live and 
work in the City.  
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Policy 7.9.1: Promote the provision of affordable housing through means which 
require minimal subsidy levels and which, therefore, are less detrimental to the 
City’s fiscal structure.  

 
The project involves the construction of a 29-unit, five-story multi-family dwelling on a 
site located approximately 345 feet and 2,493 feet from Major Transit Stops located at 
the intersections of Westholme Avenue & Santa Monica Boulevard and Westwood & 
Santa Monica Boulevard respectively. The development will emphasize 
pedestrian/bicycle access by limiting onsite automobile parking to 38 spaces while also 
providing 28 long-term bicycle parking spaces. Moreover, the site is located within 
walking distance from UCLA, Ronald Reagan UCLA Medical Center, the West Los 
Angeles VA Medical Center, major commercial corridors along Westwood & Santa 
Monica Boulevards, Westwood Village, and a variety of other employment and 
commercial uses.  
 
The project is also located in an area with sufficient public infrastructure and services 
because the proposed multi-family residential building will be on a previously developed 
site that was served by all required utilities and public services and is consistent with the 
General Plan. The project site is served by the Los Angeles Police Department and Los 
Angeles Fire Department, Los Angeles Unified School District, and other public services. 
Additionally, the site is currently served by the Los Angeles Department of Water and 
Power, the Southern California Gas Company, and the Bureau of Sanitation. As such, 
the site can be adequately served by all require utilities and public services. 
 
Finally, the project is requesting Density Bonus Incentives and a Waiver of Development 
Standard in exchange for the provision of four (4) Very Low Income Units for 55 years. 
These Very Low Income Units will not require any public subsidy.  

 
The proposed project is also consistent with the following goals, objectives, and policies 
of the General Plan Housing Element: 

 
Goal 1: A City where housing production results in an ample supply of housing to 
create more equitable and affordable options that meet existing and projected 
needs.  
 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities.  
 
Objective 1.3: Promote a more equitable distribution of affordable housing 
opportunities throughout the city, with a focus on increasing Affordable Housing in 
Higher Opportunity Areas and in ways that further Citywide Housing Priorities.  
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all 
communities, particularly those that currently have fewer Affordable units.  
 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos.  
 
Objective 3.2: Promote environmentally sustainable buildings and land use 
patterns that support a mix of uses, housing for various income levels and provide 
access to jobs, amenities, services, and transportation options.  
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Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed 
income housing, in areas near transit, jobs, and Higher Opportunity Areas, in order 
to facilitate a better jobs-housing balance, help shorten commutes, and reduce 
greenhouse gas emissions.  

 
The proposed project will result in a net increase of 22 new dwelling units to the City’s 
housing stock and conforms with the applicable provisions of the Housing Element. The 
applicant has requested deviations from code requirements through the Density Bonus 
program for increased FAR, height, as well as a reduction in overall open space and 
ground level open space in exchange for the provision of four (4) Very Low Income Units. 
Pursuant to Density Bonus and Value Capture Ordinance requirements, 23 percent (4 
units) of the base units will be set aside for Very Low Income Households. Additionally, 
this mixed-income development will be located in a Higher Opportunity Area as defined 
in the Housing Element that is also near public transit options and a variety of retail, 
commercial, entertainment, recreational, educational and employment opportunities. 
The project is also in a community that currently has fewer affordable units. According 
to the Department of City Planning’s Housing Progress Dashboard, 69 affordable units 
were approved in the Westwood Community Plan Area between 2015 – 2022. The 
citywide average over the same period was 669 affordable units per Plan Area.  

 
Next, the project is consistent with the following goals, objectives, and policies of the 
Westwood Community Plan, one of the Land Use Elements of the General Plan: 

 
Goal 1: A safe, secure, and high quality residential environment for all economic, 
age, and ethnic segments of the community. 
 
Objective 1-1: To provide for the preservation of existing housing and for the 
development of new housing to meet the diverse economic and physical needs for 
the existing residents and projected population of the Plan area to the year 2010. 
 
Policy 1-1.2: Protect the quality of residential environment and promote the 
maintenance and enhancement of the visual and aesthetic environment of the 
community. 
 
Policy 1-1.3: Provide for adequate multi-family residential development. 
 
Policy 1-2.1: Locate higher density residential within designated multiple family 
areas and near commercial centers and major bus routes where public service 
facilities and infrastructure will support this development. 
 
Objective 1-3: To preserve and enhance the varied and distinct residential 
character and integrity of existing residential neighborhoods. 
 
Objective 1-4: To promote the adequacy and affordability of multiple-family 
housing and increase its accessibility to more segments of the population. 
 
Policy 1-4.1: Promote greater individual choice in type, quality, price, and location 
of housing, including student housing within one mile of the UCLA campus. 

 
The proposed project meets the above goals, policies, and objectives by providing multi-
family dwelling units in a new, safe, and secure building. The proposed project is located 
within a neighborhood designated for Medium Residential Land Uses, which includes 
multi-family residential uses, and is well served by facilities and necessary infrastructure. 
The project site is located approximately 4,922 feet from the UCLA campus and will 
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result in a net increase of 22 dwelling units, including four (4) Very Low Income Units. 
The site is located in a Transit Priority Area (TPA) and within a ½ mile of Major Transit 
Stops located at the intersections of Westholme Avenue & Santa Monica Boulevard as 
well as Westwood & Santa Monica Boulevard.  

 
Finally, the project is consistent with the following policies of the General Plan Mobility 
Element:  
 

Policy 3.1: Access for All: Recognize all modes of travel, including pedestrian, 
bicycle, transit, and vehicular modes - including goods movement – as integral 
components of the City’s transportation system. 
 
Policy 3.3: Land Use Access and Mix: Promote equitable land use decisions that 
result in fewer vehicle trips by providing greater proximity and access to jobs, 
destinations, and other neighborhood services. 

 
The project is a pedestrian oriented development that provides affordable and market-
rate units and is located approximately 345 feet and 2,493 feet from Major Transit Stops 
located at the intersections of Westholme Avenue & Santa Monica Boulevard and 
Westwood & Santa Monica Boulevard respectively. The site is also within walking 
distance from commercial corridors on Westwood & Santa Monica Boulevards, 
Westwood Village, as well as UCLA and a variety of other employment opportunities. 
The project will promote multi-modal transportation by limiting onsite vehicular parking 
to 38 spaces and providing 28 long term bicycle parking spaces.  

 
As such, the project is consistent with the applicable Westwood Community Plan 
designation and policies and all applicable zoning designations and regulations as 
permitted by State Density Bonus Law. 

 
(b) The proposed development occurs within city limits on a project site of no more 

than five acres substantially surrounded by urban uses. 
 

The subject site is wholly within the City of Los Angeles, on a site that is approximately 
0.30 acres (13,000 square feet). The subject site is in an urbanized area near the 
University of California - Los Angeles (UCLA) campus, Ronald Reagan UCLA Medical 
Center, and the West Los Angeles VA Medical Center. It is also located one (1) block 
north of a commercial corridor along Santa Monica Boulevard. Surrounding properties 
along this block of Eastborne Avenue, bounded by Westholme and Manning Avenue, 
are also zoned [Q]R3-1-O and improved with multi-family dwellings ranging from one (1) 
to four (4) stories in height. The directly abutting properties to the east and west along 
Eastborne Avenue are improved with multi-family dwellings that are three (3) & four (4) 
stories in height respectively. The abutting properties to the north on Holman Avenue 
are both improved with two-story multi-family dwellings. The properties to the east 
across Westholme Avenue are zoned [Q]R3-1-O and R1-1-O and improved with a mix 
of single & multi-family dwellings ranging from one (1) to four (4) stories in height. The 
properties to the south are zoned [Q]C2-1VL-O and R3-1-O and are improved with a mix 
of commercial and multi-family residential structures ranging from one (1) to five (5) 
stories in height. The properties to the west across Manning Avenue are zoned [Q]R3-
1-O and [Q]RD1.5-1 and improved with two-story multi-family dwellings as well as the 
Los Angeles California Mormon Temple complex. The properties to the north are zoned 
[Q]R3-1-O and improved with multi-family dwellings ranging from two (2) to four (4) 
stories in height.  
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(c) The project site has no value as habitat for endangered, rare or threatened 
species. 

 
The site is previously disturbed and surrounded by development and therefore is not, 
and has no value as, a habitat for endangered, rare or threatened species. The site is 
currently developed with two (2) multi-family dwellings proposed for demolition. 
According to a Tree Disclosure Statement, dated September 27, 2023, there are no 
protected or non-protected trees on the subject site or public right-of-way. Furthermore, 
the project site does not adjoin any open space or wetlands that could support habitat 
for endangered, rare or threatened species. Therefore, the site does not contain or have 
value as habitat for endangered, rare or threatened species and is not located adjacent 
to any habitat for endangered, rare or threatened species. 

  
(d) Approval of the project would not result in any significant effects relating to traffic, 

noise, air quality, or water quality. 
 
A Noise Technical Report prepared by DKA Planning, dated August 2022, confirmed 
that the Project would not result in significant construction-related or operational noise 
impacts on the environment. The analysis considered noise from construction activities, 
operational noise sources from periodic delivery and trash hauling, outdoor use areas, 
conversation, rooftop equipment, off-site traffic, vibration, impacts to sensitive receptors. 
The analysis concluded that the project would not result in any significant effects relating 
to noise.  
 
Furthermore, the project does not exceed the threshold criteria established by LADOT 
for preparing a traffic study. According to the City of Los Angeles VMT Calculator Version 
1.4 and LADOT Transportation Assessment Referral Form, dated November 1, 2023, 
the proposed 29-unit multi-family dwelling with 38 onsite vehicular parking spaces is 
expected to generate 96 daily vehicle trips, well below the minimum 250 daily vehicle 
trips that would require a traffic study. The Project will also be governed by an approved 
haul route under City Code requirements, which will regulate the route hauling trucks 
will travel, and the times at which they may leave the site, thereby reducing any potential 
traffic impacts to less than significant.  
 
An Air Quality Technical Report prepared by DKA Planning, dated October 2023, 
evaluated the project’s potential air quality effects by estimating the potential 
construction and operations emissions of criteria pollutants and comparing those levels 
to significance thresholds provided by the Southern California Air Quality Management 
District (SCAQMD). The project’s emissions were estimated using the CalEEMod 
2022.1.1.17 model for the purposes of evaluating air quality impacts of proposed 
projects. The analysis considered construction activity emissions during site preparation, 
grading, building construction, paving, and architectural coating, as well as effects to 
sensitive receptors. The analysis confirms that the project would not exceed SCAQMD 
significance thresholds for air quality impacts.  
 
Additionally, the project will be subject to Regulatory Compliance Measures (RCMs). 
These require compliance with the City of Los Angeles Noise Ordinance, pollutant 
discharge, dewatering, stormwater mitigations; and Best Management Practices for 
stormwater runoff. RCMs include but are not limited to: 

 
• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 

Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
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California Air Quality Management District, including the following provisions of 
District Rule 403: 

o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control 
of dust caused by wind. 

o All clearing, earth moving, or excavation activities shall be discontinued 
during periods of high winds (i.e., greater than 15 mph), so as to prevent 
excessive amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so 
as to minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 
 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities):   The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 
 

• Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

 
• Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane 

Zone):  As the Project Site is within a methane zone, prior to the issuance of a 
building permit, the Site shall be independently analyzed by a qualified engineer, as 
defined in Ordinance No. 175,790 and Section 91.7102 of the LAMC, hired by the 
Project Applicant. The engineer shall investigate and design a methane mitigation 
system in compliance with the LADBS Methane Mitigation Standards for the 
appropriate Site Design Level which will prevent or retard potential methane gas 
seepage into the building. The Applicant shall implement the engineer’s design 
recommendations subject to DOGGR, LADBS and LAFD plan review and approval. 

 
• Regulatory Compliance Measure RC-HAZ-3: Explosion/Release (Soil 

Gases): During subsurface excavation activities, including borings, trenching and 
grading, OSHA worker safety measures shall be implemented as required to 
preclude any exposure of workers to unsafe levels of soil-gases, including, but not 
limited to, methane. 

 
These RCMs will ensure the project will not have significant impacts on noise, air quality, 
and water quality. Furthermore, the project does not exceed the threshold criteria 
established by LADOT for preparing a traffic study. Therefore, approval of the project 
would not result in any significant effects relating to traffic, noise, air quality, or water 
quality. 

 
(e) The site can be adequately served by all required utilities and public services.  
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The project site will be adequately served by all public utilities and services because the 
proposed multi-family residential building will be on a previously developed site that was 
served by all required utilities and public services and is consistent with the General 
Plan. The project site is served by the Los Angeles Police Department and Los Angeles 
Fire Department, Los Angeles Unified School District, and other public services. 
Additionally, the site is currently served by the Los Angeles Department of Water and 
Power, the Southern California Gas Company, and the Bureau of Sanitation. As such, 
the site can be adequately served by all require utilities and public services. 

 
Therefore, the project meets all of the Criteria for the Class 32 Categorical Exemption. 
 
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
 
There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32:  
 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time 
is significant. 
 
Properties in the vicinity are predominantly developed with a mix of single and multi-
family dwellings and the subject site is of a similar size and slope to nearby properties. 
According to Navigate LA and the Department of Building and Safety Haul Route 
Requests Status Table, there is one (1) completed (10604 – 10612 Santa Monica 
Boulevard), one (1) ongoing (10638 – 10644 West Santa Monica Boulevard) and zero 
pending haul route applications within 600 feet of the project site.  

 
In light of the increase in construction activity in Grading Hillside Areas and the increase 
in associated truck traffic related to the import and export of soil, a haul route monitoring 
program is being implemented by the Department of Building and Safety for Council 
Districts 4 and 5 for added enforcement to ensure safety and to protect the quality of life 
of area residents. As part of this program, a haul route monitor is assigned to a 
geographic area to monitor haul routes and keep track of daily activities in order to 
minimize impacts to neighboring residents. Haul routes are tracked via a Map for each 
district to identify the locations of construction sites for which a haul route was required.  
 
In addition, haul route approvals will be subject to recommended conditions prepared 
by LADOT to be considered by the Board of Building and Safety Commissioners that 
will reduce the impacts of construction related hauling activity, monitor the traffic effects 
of hauling, and reduce haul trips in response to congestion. Furthermore, DBS staggers 
the haul route schedules so as to ensure that all of the haul routes do not occur 
simultaneously. While there are three other known projects of the same type in the same 
neighborhood as the subject project, the hauling periods will be reviewed by LADOT and 
LADBS to reduce overlap. The proposed project shall comply with the conditions 
contained within the Department of Building and Safety’s Geology and Soils Report 
Approval Letter (Log #122622), dated August 30, 2022, for the proposed project and as 
it may be subsequently amended or modified.  
 
There is a succession of projects of the same type within this neighborhood; however, 
there is no evidence in the file (including in any technical studies) that there is a 
foreseeable cumulative significant impact from these projects in an any impact category; 
including in transportation due to LADOT and LADBS permitting and monitoring 
practices. Therefore, in conjunction with citywide RCMs and compliance with other 
applicable regulations, no foreseeable cumulative impacts are expected. 
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(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not 

be used for an activity where there is a reasonable possibility that the activity will have 
a significant effect on the environment due to unusual circumstances. 

 
The applicant proposes a 29-unit multi-family residential building in an area zoned and 
designated for such development. The project site is also of a similar size and slope to 
nearby properties. The surrounding properties on this block of Eastborne Avenue are 
improved with multi-family dwellings and condominiums ranging from two (2) to five (5) 
stories in height, and host between 2 - 24 dwellings per site. While the proposed project 
is slightly taller than most of the surrounding structures, the applicant qualifies for a 11-
foot height increase pursuant to LAMC Section 12.25 A.25 and State Density Bonus 
Law. Furthermore, there is no substantial evidence in the administrative record that this 
project will cause a significant effect. Thus, there are no unusual circumstances which 
may lead to a significant effect on the environment, and this exception does not apply.  

 
(c) Scenic Highways. A categorical exemption shall not be used for a project which may 

result in damage to scenic resources, including but not limited to, trees, historic 
buildings, rock outcroppings, or similar resources, within a highway officially designated 
as a state scenic highway. 

 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State 
Park. State Route 27 is located approximately nine (9) miles west of the subject site. 
Therefore, the subject site will not create any impacts within a designated state scenic 
highway, and this exception does not apply. 

 
(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located 

on a site which is included on any list compiled pursuant to Section 65962.5 of the 
Government Code 

 
According to Envirostor, the State of California’s database of Hazardous Waste Sites, 
neither the subject site, nor any site in the vicinity, is identified as a hazardous waste 
site. The project site is not identified as a hazardous waste site or is on any list compiled 
pursuant to Section 65962.5 of the Government Code. 

 
(e) Historical Resources. A categorical exemption shall not be used for a project which 

may cause a substantial adverse change in the significance of a historical resource.  
 

The project site is currently developed with two (2) multi-family dwellings that are not 
listed in the National Register of Historic Places, California Register of Historical 
Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local 
register. The existing structures were also not found to be a potential historic resource 
based on the City’s HistoricPlacesLA website or SurveyLA, the citywide survey of Los 
Angeles. Finally, the City does not choose to treat the site as a historic resource. As 
such, the project will not result in a substantial adverse change to the significance of a 
historic resource and this exception does not apply. 

 
ADDITIONAL MANDATORY FINDINGS 
 
13. The National Flood Insurance Program Rate Maps, which are a part of the Flood Hazard 

Management Specific Plan adopted by the City Council by Ordinance No. 172,081 have been 
reviewed and it has been determined that this project is located outside of a flood zone. 
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PUBLIC HEARING AND COMMUNICATIONS 
 
PUBLIC HEARING  
 
A joint public hearing was held by a Hearing Officer and the Westwood Design Review Board. 
The meeting was held in person at Belmont Village Senior Living - Westwood on Wednesday, 
December 6, 2023, at approximately 6:00 p.m. The hearing was held as a joint public hearing 
conducted by the Hearing Officer, Kevin Fulton, on behalf of the City Planning Commission in 
taking testimony for Case No. CPC-2023-6883-CU-DB-DRB-SPP-HCA and ENV-2023-6884-CE 
and with the Westwood Design Review Board. All interested parties were invited to attend the 
public hearing at which they could listen, ask questions, or present testimony regarding the 
project. The purpose of the hearing was to obtain testimony from affected and/or interested parties 
regarding this application. Interested parties are also invited to submit written comments regarding 
the request prior to the hearing. The environmental impact analysis was among the matters to be 
considered at the hearing. The hearing notice was mailed and published in the newspaper and 
posted on site in accordance with LAMC noticing requirements.   
 
The public hearing was attended by the applicant’s representative (Matthew Hayden) & architect 
(Robert Taylor) and four (4) neighboring residents. There was a total of three (3) speakers at the 
hearing during public comment.  
 
Applicant Presentation. The applicant’s representative (Matthew Hayden) & architect (Robert 
Taylor) described the site location, project description, requested entitlements, and differences 
between this project and the one previously filed under DIR-2022-8219-TOC-DRB-SPP-HCA. 
They also gave an overview of the floor plans and elevations. The following are the main points 
of the presentation: 
 

• This version of the project increases the total units from 28 to 29 and the number of 
affordable units from three (3) to four (4) relative to the previous version. Floor area also 
increased by 1,987 square feet and the number of automobile parking spaces was 
reduced from 48 to 38.  

• Applicant re-filed as a state density bonus project due to litigation surrounding Transit 
Oriented Communities (TOC) program.     

• Current project design maintains previous DRB conditions of approval related to egress 
lighting, façade materials, street number signage, rooftop canopy materials, and location 
of LADWP transformer.  

 
Comments in Opposition of the Project: 
 

• Concerns raised about the lack of onsite parking and potential negative impact this could 
have on availability of street parking. Skepticism that future residents will utilize public 
transit. 

• Project will be taller than other buildings on the block. With the roof deck, the 5-story 
project will essentially be six (6) stories in height.  

• Additional information requested regarding steps applicant will take to limit impact of 
construction related activities to surrounding buildings, particularly regarding termites 
given the advanced age of the current structures.  

 
Applicant’s Response to Comments: 
 

• Pledged that the applicant team will work to limit construction related impacts, particularly 
the termite issue.  
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• Noted that project is providing 38 parking spaces even though zero (0) are required under 
AB 2097.  

• The applicant reduced the number of spaces from 48 to 38 because the City Planning 
Commission (CPC) is the decision maker for this project and the commissioners prefer a 
smaller amount of onsite parking.   
 

WRITTEN CORRESPONDENCE 
 
The Applicant’s Representative submitted a summary of community outreach efforts, responses 
to issues raised at the public hearing, and minor design revisions made in response to PVP 
comments for the case file that is included in Exhibit E.  
 
Planning Staff did not receive any written correspondence from the public regarding this project.  
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BUILDING CODE HEIGHT GRADE PLANE = 257.82'. TOP OF ROOF DECK = 307.33',
THEREFORE THE BUILDING CODE HEIGHT = 49.51' (= 49'-6")

ZONING CODE HEIGHT LOWEST POINT 5'-0'' FROM BUILDING = 254.33'
PARAPET = 310.33', THEREFORE ZONING CODE HEIGHT = 56.00' = 56'-0"

OPEN SPACE REQUIRED

PROJECT FUNDING

PROJECT IS 100% PRIVATELY FUNDED. THIS IS NOT HOUSING FACILITIES OWNED AND/OR OPERATED BY, FOR OR
ON BEHALF OF A PUBLIC ENTITY AND NO TAX CREDIT WILL BE RECEIVED FROM STATE OR FEDERAL.

OPEN SPACE PROVIDED

LOCATION HARDSCAPE LANDSCAPE TOTAL OPEN SPACE % LANDSCAPE

FRONT YARD 732 SF   768 SF 1,500 SF    750 SF 51%
REAR YARD 497 SF 1,003 SF 1,500 SF    750 SF 67%
WEST SIDE YARD 400 SF   400 SF   800 SF         - SF 50%
EAST SIDE YARD 400 SF   400 SF   800 SF         - SF 50%
ADD'L SETBACKS 854 SF     97 SF   951 SF    951 SF    -

TOTAL AT GROUND FLOOR 2,451 SF   > 2,436 SF REQUIRED

ROOF DECK #1 345 SF   992 SF
ROOF DECK #2 384 SF 1,250 SF

TOTAL AT ROOF DECK 2,242 SF

TOTAL 2,451 SF + 2,242 SF = 4,693 SF PROVIDED > 4,640 SF REQUIRED.

EASTBORNE
APARTMENT DEVELOPMENT

SURVEYOR: M&G CIVIL ENGINEERING AND LAND
SURVEYING
347 S. ROBERTSON BLVD.
BEVERLY HILLS, CA 90211
(310) 659-0871

ARCHITECT OF RECORD: ROBERT JAMES TAYLOR ARCHITECTS
1416 STANFORD DRIVE
GLENDALE, CA 91205
(818) 247-3495

OWNER:

Project Team

Project Information
PROJECT SITE:

LEGAL DESCRIPTION:

10605-10613 W. EASTBORNE AVENUE
LOS ANGELES, CA 90024

LOTS 21 AND 22 OF TRACT NO. 4677, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED
IN BOOK 92, PAGES 24-31.

ASSESSORS PARCEL NO.: 4326-026-021 AND 4326-026-022

MAP SHEET: 132B157

PIN NUMBER: 132 B173 1035

BLOCK: 26

TRACT: TR 4677

LOT: 21 AND 22

MAP REFERENCE: MB 92-10/311

FIRE DISTRICT: 37

SPECIFIC PLAN AREA: WESTWOOD COMMUNITY PLAN MULTIPLE FAMILY RESIDENTIAL DEVELOPMENT
STANDARD.

DESIGN REVIEW: WESTWOOD COMMUNITY DESIGN REVIEW BOARD

STRUCTURAL ENGINEER:

BICYCLE PARKING

PER ORDINANCE NO. 185480

RESIDENTIAL BICYCLE PARKING

ZONING

LOT AREA = 13,000.2 SF

[Q] R3-1-0

LOT AREA

Zoning Code Analysis

13,000.2   / 800 = 16.25 (ROUND UP) = 17 UNITS BEFORE DENSITY BONUS.

DENSITY

PROJECT DESCRIPTION

NEW 5-STORY FULLY SPRINKLERED APARTMENT BUILDING. 5 LEVELS OF TYPE III-A, 29 WOOD FRAMED APARTMENTS,
OVER 2 LEVELS OF SUBTERRANEAN PARKING TYPE 1-A. THE BUILDING WILL BE A DENSITY BONUS PROJECT WITH 4
VERY LOW INCOME AFFORDABLE UNITS.

1) PER 12.22A25(c) DENSITY CAN BE INCREASED BY 35% WITH 11% VERY LOW INCOME UNITS (VLI).
LAMC SEC. 12.24 U 26 ALLOWS AN ADDITIONAL 30% DENSITY INCREASE FOR A TOTAL OF 65% DENSITY 
BONUS IN RETURN FOR AN ADDITIONAL 12% VLI SET ASIDE FOR A TOTAL OF OF 23% VLI SET ASIDE.
17 UNITS BY RIGHT X 65% DENSITY BONUS (EXTRA 30%) = 28.05 UNITS (ROUND UP) = 29 UNITS TOTAL.

2) RESIDENTIAL AUTOMOBILE PARKING
RESIDENTIAL PARKING , REQUIRED  = 0, PER AB 2097
RESIDENTIAL PARKING , PROVIDED  = 38 STANDARD ( INCL. ACC. & E.V.) PARKING SPACES

RESIDENTIAL E.V. ;
30% OF THE TOTAL REQUIRED RESIDENTIAL PARKING SHALL BE E.V. AND 10 % OF PROVIDED PARKING SHALL
BE E.V. CHARGING STATIONS. THE NUMBER OF E.V. CHARGING STATIONS CAN BE COUNTER TOWARDS THE 
TOTAL NUMBER OF E.V. REQUIRED SPACES.
TOTAL RESIDENTIAL PARKING PROVIDED = 38
30% OF 38 = 11.4 = 12 E.V. CHARGING SPACES REQUIRED.
10% OF 38 = 3.8 = 4 E.V. CHARGING STATION (E.V.C.S.) REQUIRED.

12 E.V. SPACES INCLUDING 4 E.V.C.S ARE REQUIRED AND PROVIDED.

DENSITY BONUS (PER L.A. MUNICIPAL CODE 12.22A.25)

3) AFFORDABLE HOUSING
65% DENSITY BOMUS (30% EXTRA) REQUIRES 11% OF THE BASE UNITS TO BE VERY LOW INCOME (VLI) + 
12% FOR THE EXTRA 30% FOR A TOTAL OF 23% VERY LOW INCOME (VLI) UNITS.
TOTAL NUMBER OF UNITS TO BE VERY LOW INCOME = 23% OF 17 BASE UNITS = 3.91 (ROUND UP) = 4 VLI.

UNIT SUMMARY

YARDS

FRONT YARD (EASTBORNE AVE.) 15'-0"
SIDE YARDS 8'-0"
REAR YARD 15'-0"

TREES

ONE 24" BOX TREE PER 4 UNITS SO 7 TREES REQUIRED AND PROVIDED.

SCALE:    N.T.S.

VICINITY MAP
3

PD EQUITIES 26, LLC
C/O DAVID HANASAB
606 S. OLIVE STREET, #2140
LOS ANGELES, CA 90014
(213) 488-0800

BUILDABLE AREA  (100.00' - 10') X (130' - 30') = 9,000 SF x 3 FAR = 27,000 SF  BEFORE DENSITY BONUS.

FAR

N

LANDSCAPE
ARCHITECT:

NUMBER OF STORIES/ LEVELS

5 STORIES PER ZONING CODE
5 STORIES PER BUILDING CODE (5 STORIES ABOVE PODIUM DECK)

PROPOSED UNITS

8 ONE BEDROOM UNIT
18 TWO BEDROOM UNITS
3 THREE BEDROOM UNITS
29 UNITS TOTAL PROPOSED = 29 ALLOWED

LONG TERM.
1 - 25 UNITS 1 PER UNIT = 25
26 - 29 UNITS I PER 1.5 UNITS=2.67 = 3
TOTAL LONG TERM = 28

SHORT TERM .
1 - 25 UNITS 1 PER 10 UNIT =  2.5
26 - 29 UNITS I PER 15 UNITS =  0.27
TOTAL SHORT TERM = 2.77 = 3

TOTAL REQUIRED & PROVIDED = 28 LONG TERM AND 3 SHORT TERM

1. PER 12.22 A25 (f) (4) FLOOR AREA RATIO
35% INCREASE IN FAR TO ALLOW 4.05:1 IN LIEU OF 3:1.
4.05 X 9,000 SF = 36,450 SF > 34,645 SF PROPOSED.

2. PER 12.22 A25 (f) (5) HEIGHT
11 ADDITIONAL FEET.  R3-1 = 45'-0" + 11'-0" = 56'-0" MAX. (5 STORY)

3. PER 12.22 A25 (f) (6) OPEN SPACE
UP TO A 20% DECREASE IN THE OPEN SPACE REQUIRED.

LEVEL

P2

P1

TOTAL

RES. STD.

15

10

25

RES. ACC.

0

1

1

TOTAL

22

16

38

RES. EV.

7

5

12

DESIGNER: MIKA DESIGN GROUP, INC.
12133 VIEWCREST ROAD
STUDIO CITY, CA 91604
(310) 273-0220

MATTHEW HAYDEN
HAYDEN PLANNING
10100 W. VENTURA BLVD.
LOS ANGELES,  CA 90232
(310) 614-2964

LAND USE CONSULTANT:

RESIDENTIAL DATA

FLOOR AREA CALCS:

FIRST FLOOR
SECOND FLOOR
THIRD FLOOR
FOURTH FLOOR
FIFTH FLOOR
TOTAL BUILDING AREA

PARKING AREA - P1 PARKING LEVEL
PARKING AREA - P2 PARKING LEVEL
TOTAL PARKING AREA

BUILDING

6,741 SF
6,776 SF
6,776 SF
6,776 SF
6,591 SF

33,660 SF

11,103 SF
11,056 SF

 22,159 SF

ZONING

6,741 SF
6,776 SF
6,776 SF
6,776 SF
6,591 SF

33,660 SF

655 SF
330 SF
985 SF

34,645 SF

OCCUPANCY

R2
R2
R2
R2
R2
R2

S2
S2

TOTAL

SCHOOL FEE

6,363 SF
6,530 SF
6,530 SF
6,530 SF
6,280 SF

32,233 SF

MASOUD DEJBAN & ASSOCIATES, INC.
17200 VENTURA BLVD. # 213A
ENCINO,  CA 91316
(818) 784-5571

MJS DESIGN GROUP
CANNERY VILLAGE
511 30TH STREET
NEWPORT BEACH, CA 92663
(949) 675-9964

BUILDING CODE - 2020 LABC (TITLE 24, PART 2.5) BASED ON 2018 IBC (INCL. ACCESSIBILITY)

Applicable Codes

STUCTURAL CODE - 2020 LABC (TITLE 24, PART 2, VOL 2) BASED ON 2018 IBC
MECHANICAL CODE - 2019 CA MECHANICAL CODE (TITLE 24, PART 4) BASED ON 2018 UMC
PLUMBING CODE - 2019 CA PLUMBING CODE (TITLE 24, PART 5) BASED ON 2018 UPC
ELECTRICAL CODE - 2019 CA ELECTRICAL CODE (TITLE 24, PART 3) BASED ON 2017 NAT. ELEC. CODE
ENERGY CODE - 2019 CA ENERGY CODE (TITLE 24, PART 6) & 2020 CITY OF LA GREEN BLDG. CODE
GREEN CODE - 2020 CITY OF LA GREEN BLDG. CODE
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ALL IDEAS, DESIGNS, ARRANGEMENTS AND PLANS INDICATED OR REPRESENTED BY THIS DRAWINGS ARE OWNED BY AND PROPERTY OF MiKA design group. inc. AND WERE CREATED, EVOLVED AND DEVELOPED FOR USE ON AND IN CONNECTION WITH THE SPECIFIED PROJECT. NONE IF SUCH IDEAS, DESIGNS, ARRANGEMENTS, OR PLANS SHALL BE USED BY OR DISCLOSED TO PERSONS, FIRMS OR CORPORATIONS FOR ANY PURPOSE WHATSOEVER WITHOUT THE WRITTEN PERMISSION OF MiKA design group, inc. WRITTEN DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALED DIMENSIONS. CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS AND CONDITIONS ON THE JOB, AND THE OFFICE MUST BE NOTIFIED, IN WRITING, OF ANY VARIATIONS FROM THE DIMENSIONS AND CONDITIONS SHOWN BY THESE DRAWINGS. 

ISSUED FOR REV.

PROJECT:

01.31.24 PLANNING SET

METHANE ZONE: YES

LANDSCAPE REQUIRED

PER WESTWOOD SPECIFIC PLAN
50% OF FRONT, REAR AND SIDE YARDS SHALL BE LANDSCAPED

REAR YARD (100 ' x 15') + FRONT YARD (100 ' x 15') + SIDE YARDS 2(100 ' x 8') x 50% =
2,300 SF LANDSCAPE REQUIRED AT GROUND LEVEL< 2,571 SF LANDSCAPE PROVIDED AT GROUND LEVEL.

PER WESTWOOD SPECIFIC PLAN
50% OF REQUIRED OPEN SPACE SHALL BE LANDSCAPED = 4,640 SF x 50% = 2,320 SF LANDSCAPE REQUIRED.
(750 SF (FRONT YARD) + 750 SF (REAR YARD) + 97 SF (ADD'L SETBACK) + 295 SF (ROOF DECK #1) + 434 SF
(ROOF DECK #2) = 2,326 SF PROVIDED > 2,320 SF REQUIRED.

25% OF REQUIRED COMMON OPEN SPACE SHALL BE PLANTED PER 12.21.G (a) (3)
4,640 SF REQUIRED OPEN SPACE
25% OF 4,640 SF TO BE PLANTED = 1,160 SF < 1,732 SF PROVIDED (LANDSCAPE AT GROUND LEVEL  + PLANTERS
AT ROOF DECK)

GRADE PLAN CALCULATION

SCALE:    1/32" = 1'-0"

GRADE PLANE DIAGRAM
2

N

(260.28' + 261.18' + 256.13' + 253.73') / 4 = 257.83'

PROJECT SITE

PER WESTWOOD MULTI-FAMILY SPECIFIC PLAN
200 SF OPEN SPACE PER UNIT = 29 x 200 SF =5,800 SF

PER DENSITY BOMUS ON MENU INCENTIVE #3
20% DECREASE IN REQUIRED OPEN SPACE
5,800 SF LESS 20% REDUCTION  = 4,640 SF REQUIRED

PER WAIVER OF DEVELOPMENT STANDARDS
30% DECREASE IN REQUIRED OPEN SPACE AT GROUND LEVEL
75% OF OPEN SPACE IS REQUIRED AT GROUND LEVEL PER WESTWOOD SPECIFIC PLAN =
= 75% REQUIRED LESS 30% DECREASE = 52.5 % OF TOTAL REQUIRED 4,640 SF AT GROUND LEVEL
= 2,436 SF OPEN SPACE MIN. REQUIRED AT GROUND LEVEL

PER WESTWOOD SPECIFIC PLAN
50% OF FRONT AND/OR REAR YARD CAN COUNT TOWARDS REQUIRED OPEN SPACE PROVIDED SUCH YARD
AREA IS LANDSCAPED

COUNTS
TOWARDS

STREET TREES

PER WESTWOOD SPECIIFIC PLAN;
ONE STREET TREE PER EVERY 30 LINEAR FEET OF STREET  FRONTAGE.
STREET TREES SHALL BE AT LEAST 12 FEET IN HEIGHT AND NOT LESS THAN THREE IN CALIPER AT THE TIME OF PLANTING.
STREET FRONTAGE = 100' / 30' = 3 STREET TREES REQUIRED AND PROVIDED.

4) THREE ON MENU INCENTIVES

5) A WAIVER OF DEVELOPMENT STANDARDS FOR OPEN SPACE TO DECREASE THE GROUND LEVEL OPEN SPACE BY
30% IN LIEU OF 3,480 SF REQUIRED TO PROVIDE 2,436 SF  PER WESTWOOD COMMUNITY MULTI-FAMILY
RESIDENTIAL SPECIFIC PLAN SECTION 6 A3 (SEE CALCULATIONS ON THIS SHEET).

6) CONDITIONAL USE PER LAMC SEC. 12.24 U26 TO INCREASE THE DENSITY BEYOND THE 35% ALLOWED
PER 12.22 A25 FOR AN ADDITIONAL 30% BONUS.

UNIT NUMBER
HABITABLE
RMS PER

UNIT *
UNIT AREA TOTAL

NUMBER
OF

UNITS

BEDRMS PER
UNIT

* HABITABLE ROOM COUNT IS FOR OPEN SPACE PURPOSES. (KITCHENS ARE EXCLUDED.)

101, 201, 301, 401 2 3 907 SF 4

103 907 SF

105 1,062 SF

106 827 SF

203, 303, 403 969 SF

1 907 SF

1 1,062 SF

1 827 SF

3

TOTAL: 29 UNITS 24,345 SF

205, 305, 405 773 SF 3

206, 406 539 SF 2

207, 307, 407 561 SF 3

208, 308, 408 903 SF 3

302, 402, PH#2 774 SF 3

PH#1 890 SF 1 890 SF

PH#3 964 SF 1 964 SF

PH#4

PH#5

PH#6

1

1

1

602 SF

1,126 SF

1,321 SF

602 SF

1,126 SF

1,321 SF

3,628 SF

2,907 SF

2,319 SF

1,078 SF

1,683 SF

2,709 SF

2,322 SF

2 3

2 3

2 3

2 3

2 3

2 3

2 3

3 4

1 2

1 2

1 2

3 4

3 4

2 3

ARCHITECTURAL
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PROJECT:

PLANNING SET

SCALE:    3/16" = 1'-0"

EAST ELEVATION
2

1  

9  

3  

2

7

8

5a  

5a  

5a  

5a  

5b  

4  

6  

LEGEND

PAINTED STUCCO, SMOOTH TROWEL FINISH AT STREET (SOUTH) ELEVATION AND 
FOR APPROXIMATELY 28’-4’’ ON THE WEST AND EAST FACADES OF THE BUILDING 
NORTH OF THE SOUTH FACADE.
20/30 SAND FINISH FOR THE REST OF THE WEST, EAST, AND NORTH ELEVATIONS 
COLOR: DUNN EDWARDS, FOSSIL, DE6225

PAINTED STUCCO, SMOOTH TROWEL FINISH AT STREET (SOUTH) ELEVATION AND 
FOR APPROXIMATELY 28’-4’’ ON THE WEST AND EAST FACADES OF THE BUILDING 
NORTH OF THE SOUTH FACADE.
20/30 SAND FINISH FOR THE REST OF THE WEST, EAST, AND NORTH ELEVATIONS 
COLOR: DUNN EDWARDS, STUCCO TAN, DE6205

US TILE CLAY ROOFING BORAL 1-PIECE “S” TILE CARMEL BLEND

NOTE

IF CODE REQUIREMENTS REQUIRE A MATERIAL CHANGE TO 
THE EXTERIOR WINDOWS AND DOORS, THE COLOR SHALL 
MATCH THE BRONZE FINISH AS IDENTIFIED ON A-5.4

1  

2  

3  

4  PAINTED STUCCO, SMOOTH TROWEL FINISH AT STREET (SOUTH) ELEVATION,  
20/30 SAND FINISH AT WEST, EAST, AND NORTH ELEVATIONS 
COLOR: DUNN EDWARDS, ASH GRAY, DEC751

PAINTED COLOR: DUNN EDWARDS, ASH GRAY, DEC751

ARCHITECTURAL DETAILS BY CONCRET DESIGN INC. 
GLASS FIBER REINFORCED CONCRETE IN MODERN FINISH

5  

WOOD TRELLIS 
SOLID ACRYLIC STAIN BY PENOFIN, COLOR: SEAL

6  

ROD IRON RAILING
PAINTED, COLOR: DUNN EDWARDS, CELLULOID, DET619

7  

ALUMINUM WINDOWS AND DOORS, BRONZE ANODIZED 
COLOR 

8 

BRONZE ANODIZED COLORED HALF ROUND GUTTERS, 
COLLECTOR, HEADS AND DOWNSPOUTS

9 

PAINTED COLOR : DUNN EDWARDS, STUCCO TAN, DE62055a  

5b  
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TITLE SHEET

PLANTING AREA
PERFORATED

RADIUS

SIMILAR

SQUARE
TOP OF CURB

SCORE LINE

POINT OF CONNECTION

REINFORCING BAR

P.A.
PERF.
POC
R

SQ.
S.L.

T.C.

SIM.

FINISH GRADE

FLOW LINE
FINISH SURFACE
FOOTING
GROUND COVER
HORIZONTAL
HIGH POINT

FINISH FLOOR ELEVATION

FACE OF STRUCTURE

REBAR

F.G.
FOS
F
F.S.
L

G.C.

HP

FTG.

ARCH. ARCHITECT

C.F.
C.B.

C

C.O.
CMU
L
C.J.

CURB FACE

CENTERLINE

CLEAN OUT

B.S. BOTTOM OF STEPS

COLD JOINT

CATCH BASIN

CONCRETE MASONRY UNIT

(ARCHITECTURAL)

F.F.E.

HORIZ. WITH

TOP OF STEPS

WITHOUT

VERTICAL
TYPICAL

WELDED WIRE MESH

T.S.

VERT.
TYP.

W/O
W/

MINIMUM
MAXIMUM
LOW POINT

ON CENTER
NOT TO SCALE

INVERT (ELEVATION)
LANDSCAPE ARCHITECT

NOT IN CONTRACT

W.W.M.

INV.

LP
L.A.

MIN.
MAX.

O.C.

DIA.
CONT.
CONC.

EA.
EJ

CONCRETE

DIAMETER
EACH

CONTINUOUS

EXPANSION JOINT

N.T.S.
N.I.C.

ID INSIDE DIAMETER

TOP OF GRATET.G.

COMPACTEDCOMP.

1. CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS PRIOR TO THE START OF CONSTRUCTION.
CONTRACTOR SHALL NOTIFY THE OWNER'S REPRESENTATIVE OF ANY DISCREPANCIES.

2. CONTRACTOR SHALL VERIFY LOCATION OF ALL UTILITIES PRIOR TO CONSTRUCTION AND SHALL BE HELD LIABLE FOR
ALL DAMAGE INCURRED DURING CONSTRUCTION.

 3. CONTRACTOR SHALL OBTAIN A CURRENT STRUCTURAL SOILS REPORT.  THIS SOILS REPORT SHALL SUPERSEDE THE
RECOMMENDATIONS AND DETAILS SHOWN ON THESE PLANS AND SPECIFICATIONS.

4. CONTRACTOR SHALL COORDINATE THE INSTALLATION OF ALL SLEEVES AS INDICATED ON THE PENTRATION PLANS
AND IRRIGATION PLANS WITH PAVING CONTRACTOR.

5. REFER TO SPECIFICATIONS FOR ACCEPTED STANDARDS OF MATERIALS AND WORKMANSHIP.

6. ALL FORMS AND ALIGNMENT OF HARDSCAPE ITEMS SHALL BE INSPECTED AND APPROVED BY THE LANDSCAPE
ARCHITECT PRIOR TO POURING.  (CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT A MINIMUM OF 48 HOURS PRIOR
TO THE INSPECTION.)

7. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AND/OR GRADE DIFFERENCES WHEN IT IS
OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND/OR GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN
DURING DESIGN.  SUCH   CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S
AUTHORIZED REPRESENTATIVE.  THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ALL NECESSARY REVISIONS
DUE TO FAILURE TO GIVE SUCH NOTIFICATIONS.

8. THE LOCATION OF FEATURES TO BE CONSTRUCTED, NOT SPECIFICALLY DIMENSIONED, MAY BE DETERMINED BY SCALE.
VERIFY ALL SUCH CONDITIONS WITH OWNER'S NOTIFICATION.

9. ALL CURVE-TO-CURVE AND CURVE-TO-TANGENT LINES SHALL BE NEAT, TRIM, SMOOTH, AND UNIFORM.

10. ALL CONSTRUCTION AND INSTALLATION OF LANDSCAPE ITEMS SHALL BE PER LOCAL CODES AND ORDINANCES.

11. CONTRACTOR SHALL FULLY GUARANTEE ALL WORK FOR A ONE-YEAR PERIOD FROM OWNER'S ACCEPTANCE OF WORK.

12. CONTRACTOR SHALL BE RESPONSIBLE FOR WEED ABATEMENT AS RECOMMENDED BY A LICENSED PEST CONTROL
OPERATOR DURING THE CONTRACTOR'S MAINTENANCE PERIOD.

13. CONTRACTOR SHALL OBTAIN A CURRENT AGRONOMIC SOILS REPORT. THIS SOILS REPORT SHALL SUPERSEDE THE
RECOMMENDATIONS AND DETAILS SHOWN ON THESE PLANS.

14. THE LANDSCAPE CONTRACTOR IS TO ENSURE THAT IRRIGATION AND DRAIN LINES ARE LOCATED AND INSTALLED SO
THAT THE MATERIALS SHOWN ON THE PLANTING PLANS CAN BE ACCOMMODATED.

15. IF ANY CONCRETE WORK SHOWN ON THESE PLANS ABUTS WOOD SIDING ON BUILDINGS, INSTALL GALVANIZED METAL
FLASHING TO PROTECT WOOD SIDING.

16. THE CONTRACTOR SHALL VERIFY ALL MEASUREMENTS AND SHALL BE RESPONSIBLE FOR THE PROPER INSTALLATION
REFERENCED IN THE PLANS AND SPECIFICATIONS.  ANY CONSTRUCTION NOT MEETING THE APPROVAL OF THE OWNER
OR THE LANDSCAPE ARCHITECT SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE WITH ACCEPTABLE
CONSTRUCTION.

17. ALL DIMENSIONS SHALL BE VERIFIED AGAINST EXISTING CONDITIONS AND ANY DISCREPANCIES REPORTED TO THE
OWNER'S REPRESENTATIVE.

LANDSCAPE ARCHITECTURE PLANS

EASTBORNE APARTMENTS
10605 W. EASTBORNE AVENUE

LOS ANGELES, CA 90024

THESE DRAWINGS AND SPECIFICATIONS ARE THE PROPERTY OF MJS DESIGN GROUP (A CALIFORNIA CORPORATION)  AND
SHALL NOT BE USED ON ANY OTHER WORK EXCEPT BY WRITTEN AUTHORIZATION FROM MJS DESIGN GROUP. WRITTEN
DIMENSIONS TAKE PREFERENCE OVER SCALED DIMENSIONS AND SHALL BE VERIFIED ON THE JOB SITE AND ANY
DISCREPANCY SHALL BE BROUGHT TO THE ATTENTION OF MJS DESIGN GROUP PRIOR TO COMMENCEMENT OF ANY WORK.

ABBREVIATIONS

GENERAL NOTES:

NOTES:

LEGAL DESCRIPTION

CALIFORNIA STATE LAW SAYS YOU MUST CALL BEFORE YOU DIG.  GOVERNMENT CODE SECTION 4216-42169 STATES THAT
"EXCAVATION": GRADING, TRENCHING, DIGGING, DITCHING, DRILLING, AUGURING, TUNNELING, SCAPING, CABLE OR PIPE
PLOWING, DRIVING, FOUNDATION DIGGING, LANDSCAPE DIGGING PLUMBING, FENCE POST OR ANY OTHER WAY.  OUR
PERMIT FOR DIGGING WILL NOT BE VALID WITHOUT A DIG ALERT TICKET NUMBER AND NOTIFICATION THAT THE
MARKOUT HAS BE COMPLETED.  THERE IS ALSO A 14-DAY WINDOW (SECTION 4216.(E)) IN WHICH YOU MUST COMPLETE THE
PROPOSED DIGGING.  IF YOU WILL NEED ADDITIONAL TIME BEYOND THE 14 DAYS.  IT IS YOUR RESPONSIBILITY TO RECALL
DIG ALERT.  DIG ALERT TOLL-FREE NUMBER IS 1.800.227.2600

DIG ALERT

18.  THE SUBDIVIDER SHALL RECORD A COVENANT AND AGREEMENT SATISFACTORY TO THE ADVISORY AGENCY
GUARANTEEING THAT:

A) THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE DEVELOPER/BUILDER PRIOR TO THE CLOSE OF
ESCROW OF 50 PERCENT OF THE UNITS OF THE PROJECT.

B) SIXTY DAYS AFTER LANDSCAPE AND IRRIGATION INSTALLATION, THE LANDSCAPE PROFESSIONAL SHALL SUBMIT TO THE
HOME OWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE OF SUBSTANTIAL COMPLETION(S2.40 G LAMC.)

C) THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING AND IRRIGATION FOR 60 DAYS AFTER COMPLETION OF
THE LANDSCAPE AND IRRIGATION INSTALLATION.

D) THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND IRRIGATION FOR A PERIOD OF SIX MONTHS AND ALL
OTHER PLANTS FOR A PERIOD OF 60 DAYS AFTER LANDSCAPING AND IRRIGATION INSTALLATION.

SUBDIVIDER NOTES:

SITE MAP

VICINITY MAPNOTES SHEET INDEX

LOT 14, A SUBDIVISION OF BLOCK 3 OF THE BARRETT-VILLA
TRACT IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, RECORDED IN BOOK 78
PAGE 15 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY

PROJECT DIRECTORY
NORTHN.T.S.

N.T.S.

TITLE SHEET
LANDSCAPE SITE PLAN
IRRIGATION PLAN - GROUND LEVEL & ROOF DECK
IRRIGATION NOTES, CALCULATIONS, & DETAILS
IRRIGATION DETAILS
IRRIGATION SPECIFICATIONS
PLANTING PLAN - GROUND LEVEL
PLANTING PLAN - ROOF DECK
PLANTING NOTES, DETAILS, AND SPECIFICATIONS

LT.1
LS.1
LI.1
LI.2
LI.3
LI.4
LP.1
LP.2
LP.3

PROJECT MANAGER :

PETE WILSON
10750 WILSHIRE BLVD., SUITE 1404
LOS ANGELES, CA 90024
PH: 310.625.1683
CONTACT: PETER WILSON

ARCHITECT:

MIKE DESIGN GROUP, INC.
12133 VIEWCREST ROAD
STUDIO CITY, CA 91604
PH: 310.273.0220
CONTACT: MIKAELA NAGLER

CLIENT :

PD EQUITIES 26 LLC.
60 S. OLIVE STREET, #2140
LOS ANGELES, CA 90014
CONTACT: ALLEN HANASAB

PROPERTY ADDRESS
1656 SAWTELLE BLVD.
LOS ANGELES, CA 90025

GOVERNING AGENCIES 

APPROVALS

CITY of LOS ANGLES PLANNING DEPARTMENT
201 N. FIGUEROA STREET, 4TH FLOOR
LOS ANGELES, CA 90012

CITY of LOS ANGELES  PUBLIC WORKS
200 N. SPRING STREET, ROOM 361
LOS ANGELES, CA 90012

LOS ANGELES WATER & POWER
6547 SUNSET BLVD,
HOLLYWOOD, CA 90028

I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT
LANDSCAPE ORDINANCE AND HAVE SUBMITTED A COMPLETE LANDSCAPE
DOCUMENTATION PACKAGE.

DATESIGNATURE
10.13.2023

EASTBORNE AVE.

ROOF DECK

PROJECT
LOCATION
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LS.1

SITE PLAN

EASTBORNE AVE.

ROOF DECK

UNITS

OPEN SPACE REQUIREMENTS 

OPEN SPACE REQUIREMENTS:

TREE QUANTITY REQUIREMENTS - MINIMUM 24 " BOX 

1 24" BOX TREE PER 4 UNITS - UNITS/4 = 

29 UNITS

8

TREES PROVIDED - 24" BOX OR GREATER

ALL TREES PLANTED IN MINIMUM 30" SOIL DEPTH

8

TOTAL TREES:

R3-1-0ZONING DESIGNATION:

Ordinance no. 170,978 (as amended)

CITY of LOS ANGELES LANDSCAPE ORDINANCE

(per Guideline "O")
LANDSCAPE POINT RECAP

POINTS REQ'D.

15 POINTS (7,501–15,000 s.f.)

ITEMS PER TABLE II

AREA OF PROJECT SITE:

13,000.2 S.F. (0.298 acres)

(50 plants at 2 pts. ea.)

207TOTAL POINTS:

#6 PLANTS with MONTHLY WATERING 100 POINTS

(25% of req'd 200 pts.)

2 POINTS#10 EXCESS FLOW METER
(master valve)

50 POINTS#9 LANDSCAPE METER

(with cycling capacity & watering schedule)
#3 AUTOMATIC IRRIGATION CONTROLLER 5 POINTS

16,735 S.F. (0.384 acres)
AREA OF PROJECT SITE:

ITEMS PER TABLE II

200 POINTS

10 POINTS

POINTS REQUIRED

WATER MANAGEMENT POINT SYSTEM
(per Guideline "AA" - City of L.A.)

CITY of LOS ANGELES - LANDSCAPE ORDINANCE

ZONING DESIGNATION:

#2  LAWN/SWIMMING POOL LESS THAN 15%
(spa and water feature less than 5% of landscape area)

#4 SOIL MOISTURE SENSOR/ANEMOMETER/ 10 POINTS
RAIN MEASURING DEVICE or SENSING SYSTEM/
EVAPOTRANSPIRATION DATA USED with
AUTOMATIC CONTROLLER

PER WESTWOOD SPECIFIC PLAN

30 POINTS#1  DRIP/TRICKLE/MICRO IRRIGATION
(5 points per circuit x 6)

STREET TREES

TREES REQUIRED:

(7,501 – 15,000 s.f.)
R3-1-0

REAR YARD =

200 S.F. PER UNIT 29 5,800 S.F.=

QTY.COMMON OPEN SPACE PROVIDED

QTY.

CAREX     50 total

4  POINTSLARGE STREET TREE (2 TREES / 2 pt./per TREE

78TOTAL POINTS:

4.

3.

CITY of LOS ANGELES LANDSCAPE NOTES

2.

1. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE
DEVELOPER/BUILDER PRIOR TO THE CLOSE OF ESCROW OF FIFTY (50)
PERCENT OF THE UNITS OF THE PROJECT OR PHASE

SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION,
THE LANDSCAPE PROFESSIONAL SHALL SUBMIT TO THE
HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE OF
SUBSTANTIAL COMPLETION.

THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING AND
IRRIGATION FOR SIXTY (60) DAYS AFTER COMPLETION OF THE
LANDSCAPE AND IRRIGATION INSTALLATION.

THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND IRRIGATION
FOR A PERIOD OF SIX (6) MONTHS AND ALL OTHER PLANTS FOR A PERIOD
OF SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION
INSTALLATION.

EXISTING TREE NOTE:
NO EXISTING TREES ON SITE TO REMAIN.

FRONT YARD TREE REQUIREMENTS

1 TREE PER 500 S.F. OF UNPAVED FRONT YARD

TREES PROVIDED - 24" BOX OR GREATER
2 TOTAL TREES 2 TREES

TREES REQUIRED:

(PER LA CITY ZONING CODE,

REQUIREMENT MET

TOTAL FRONT YARD S.F. = 616 S.F.

SECTION 12.21C1(G))

POTENTIAL LANDSCAPE AREA
POTENTIAL LANDSCAPE AREA = (SITE) 13,000 S.F. - (BUILDING)  8,082 S.F.   =

TOTAL LANDSCAPE AREA PROVIDED 2,631 S.F.=

4,918 S.F.

SOLAR ACCESS / CONDITIONS OF APPROVAL NOTE:
THE SOLAR ACCESS REPORT AND THE TENTATIVE TRACT CONDITIONS OF APPROVAL WILL BE
REVIEWED PRIOR TO PREPARING THE LANDSCAPE PLAN.  THE LANDSCAPE PLAN WILL SATISFY
TENTATIVE TRACT CONDITIONS.

SLOPE NOTE:
NO SLOPES OVER 6' HEIGHT EXIST ON THIS SITE.

FRONT YARD =

750 S.F.

750 S.F.

TOTAL 2,451 S.F.=

20% DECREASE PER TOC TIER 2 = 0.20 X 5,800 - 1,160 S.F.

=

SETBACKS = 951 S.F.

LEVEL 1 = 5

ROOFTOP = 3

FIRST FLOOR COMMON OPEN SPACE PROVIDED

CONTINUOUSLY PLANTED PARKWAY 
(1 POINT PER LINEAR FOOT OF PARKWAY)

74  POINTS

4,640 S.F.TOTAL 

ROOFDECK #1 AND #2 = 2,242 S.F.

ROOF DECK COMMON OPEN SPACE PROVIDED

TOTAL 4,640 S.F.=

LANDSCAPE REQUIREMENTS:

50% OF FRONT, REAR AND SIDE YARDS SHALL BE LANDSCAPED

TOTAL FRONT, REAR AND SIDE YARDS = 4,640 S.F. X 50% = 2,320 S.F. REQUIRED

TOTAL LANDSCAPE PROVIDED = 2,695 S.F. PROVIDED

50%  OF REQUIRED OPEN SPACE SHALL BE LANDSCAPED

4,640 S.F. COMMON OPEN SPACE X 50% = 2,320 S.F. REQUIRED

PROVIDED: 3,145 S.F.

PER TOC TIER 2 = 2,688 SF REQUIRED AT GROUND LEVEL



GATE VALVE - BLOCKED TRUE UNION PVC - 2" & SMALLER (LOCATE IN PLANTING AREAS -
SHOWN FOR CLARITY ONLY) (SIZE PER MAINLINE SIZE)

RAINBIRD

RAINBIRD

A

WATER METER

FEBCO 825Y

B

MV

FS

120 VOLT ELECTRICAL
POWER for CONTROLLER

PROVIDED BY ELECTRICIAN, FIELD VERIFY ACTUAL LOCATION.

RAINBIRD

RAINBIRD

E

RAINBIRD

MANUF.

SYMBOL/NOZZLE

HQ MODEL NO. / DESCRIPTION PSI

IRRIGATION BUBBLER HEADS

IRRIGATION UTILITIES

IRRIGATION CONTROLLER

WILKINS KING BROS.

16 STATION ESP-LXME-XX  OUTDOOR WALL MOUNT CONTROLLER with RAINBIRD
WEATHER SMART ET MANAGER and NECESSARY ACCESSORIES. WEATHER REACH SIGNAL
PROVIDER 1-(877)-351-6588. ALLOW TWO EXTRA AVAILABLE STATIONS MIN. INCLUDING
MASTER VALVE/FLOW SENSOR STATIONS.

RWS-B-C-1400-04 ROOT WATERING SYSTEM or
APPROVED EQUAL. SEE DETAIL
(2 BUBBLERS PER TREE)

1" BACKFLOW PREVENTION UNIT - TO BE INSTALLED in STRONG BOX ENCLOSURE
SBBC-30 with POWDER COAT: GREEN COLOR. - LOW PROFILE SMOOTH TOUCH.

3/4" DEDICATED LANDSCAPE METER and SERVICE LINE by OTHERS.

1"   PEB SERIES - MASTER VALVE

1"   FS150  FLOW SENSOR

30 0.25RAINBIRD

F

RAINBIRD WR2-RC WIRELESS RAIN SENSOR. INSTALL per MANUFACTURER'S SPECIFICATIONS.NO SYMBOL

IM

RAINBIRD

RAINBIRD

RAINBIRD

XFS-06-12  DRIPPERLINE with 0.60 GPH EMITTERS 12" ON CENTER AT SHRUB AREA.   ALL TUBING
SHALL BE INSTALLED 4" BELOW FINISHED SOIL GRADE W/ 9" WIRE STAKES FOUR (4) FEET ON
CENTER; VERIFY THE LAYOUT AND 12" SPACING IN THE FIELD PRIOR TO STARTING WORK.
INSTALL DRIP SYSTEM per MANUFACTURER'S SPECIFICATIONS. 120 MESH MINIMUM REQUIRED
FILTRATION.

FLUSH VALVE (or EQUAL). - PROVIDE SCH 40 OR SCH 80 SOLVENT-WELD BALL VALVE FOR FLUSH
OFF OF PCV EXHAUST MANIFOLD PIPE(SIZE PER PLAN), INSTALL FLUSH VALVE INSIDE 6"  ROUND
VALVE BOX, ONE AT THE END OF ANY DRIPPER LATERAL or PVC EXHAUST HEADER. INSTALL
MINIMUM OF ONE FLUSH VALVE PER MAXIMUM OF 800' OF TUBING. MULTIPLE FLUSH VALVES
MAY BE REQUIRED WITHIN XFD DRIPPERLINE LAYOUT. ALWAYS INSTALL VALVES IN OPPOSITE
DIRECTIONS OF THE PVC/DRIP CONNECTION MANIFOLD.

RAINBIRD FITTINGS FOR CONNECTION BETWEEN PVC LATERAL LINES AND DRIPPERLINE

AS APPROVED SUPPLY/EXHAUST SCH. 40 PVC HEADER.  SIZE per LEGEND SEE BELOW.

SUBSURFACE IRRIGATION

RAINBIRD ARV-100 AIR/VACUUM RELIEF VALVE INSTALLED WITH A FT-050 CONBINATION TEE AND A 3/4" x
1/2" REDUCER BUSHING, INSTALL AIR RELIEF  ASSEMBLY INSIDE A 6" ROUND VALVE BOX AT THE
HIGH POINT OF EACH PLANTER, MIN. 1 ARV PER 500' OF DISTRIBUTION TUBING. USING AIR
RELIEF LATERAL,  CONNECT AIR RELIEF  VALVE TO ALL TECHLINE LATERALS WITHIN THE
ELEVATED AREA.

MULTIPLE ARV'S SHALL BE REQUIRED PER RCV WITHIN  UNDULATING AREAS, VERIFY QUANTITY
PRIOR TO STARTING WORK, FLUSH VALVES and AIR RELIEF VALVES SHOWN DIAGRAMMATICALLY,
INSTALL VALVE BOX 18" FROM PAVING AND AT HIGH POINTS OF PLANTER AREA.   INSTALL ALL
AIR VACUUM RELIEF EQUIPMENT PER MANUFACTURER'S SPECIFICATIONS.

PEB SERIES 100,150-PEB - PLASTIC INDUSTRIAL ELECTRIC REMOTE CONTROL VALVE with BASKET
FILTER: QKCHK-075, 100.  (SIZE AS SHOWN ON PLAN)

NO SYMBOL

NO SYMBOL

GPM

33-LRC  34" QUICK COUPLER VALVE with LOCKING RUBBER CAP

PEB SERIES - PLASTIC INDUSTRIAL ELECTRIC REMOTE CONTROL VALVE (SIZE AS SHOWN ON
PLAN)

VALVE KEY:

GPMVAL.#
SIZE TYPE

Sq. Ft.

DRIPPERLINE LAYOUT NOTE:  NOT ALL SUPPLY/EXHAUST LATERALS SHOWN ON PLAN for GRAPHIC CLARITY - INSTALL
LATERALS per MANUFACTURER'S  SPECIFICATIONS and RECOMMENDATIONS TO AVOID LOW PRESSURE THROUGH
DRIPPERLINE and CONNECTIONS.*

PER SECTION 4.304.1 - IRRIGATION CONTROLLER COMPLIES WITH THE FOLLOWING:
1. CONTROLLER IS WEATHER BASED AND AUTOMATICALLY ADJUST IRRIGATION IN 
RESPONSE TO CHANGES IN PLANTS' NEED AS WEATHER CONDITIONS CHANGE.
2. WEATHER BASED CONTROLLER HAS A SEPARATE WIRELESS RAIN SENSOR WHICH 
COMMUNICATES WITH THE CONTROLLER.

PER SECTION 5.407.2.1 - THE LANDSCAPE IRRIGATION SYSTEM IS A DRIP SYSTEM AND DESIGNED TO 
PREVENT SPRAY ON STRUCTURES.

CAL GREEN NOTES:

AS APPROVEDNO SYMBOL

NO SYMBOL SPEARS

IRRIGATION MISCELLANEOUS EQUIPMENT

DBY DIRECT BURIAL WATER-PROOF WIRE CONNECTORS FOR USE ON ALL WIRE
CONNECTIONS

IRRIGATION CONTROL WIRE #14UF AWG DIRECT BURIAL (U.L. APPROVED)

DS-400 PRE-FILLED WIRE CONNECTORS FOR USE ON ALL WIRE CONNECTIONS

NO SYMBOL 3M

NON-PRESSURE LATERAL SCH. 40 FOR SIZES 3/4" - 2"  W/ PVC SCH. 40 FITTINGS - BURY MIN.
12" BELOW GRADE (SIZE AS NOTED ON PLAN).

1-1/2" PRESSURE MAINLINE SCH. 40 PVC,  IN PLANTER AREA FOR SIZES 3/4" - 1 1/2", FOR 2" &
LARGER USE CLASS 315 PVC- BURY MIN. 18" BELOW GRADE (SIZE AS NOTED ON PLAN).

AS APPROVED

PVC PIPE SCH. 40 SLEEVING, TWICE THE DIAMETER OF PIPE/WIRE BUNDLE CARRIED - EXTEND
12" BEYOND EDGE OF PAVING & PLACE BELOW ALL PAVING, HARDSCAPE, ETC., AND AS
DIRECTED BY OWNER'S AUTHORIZED REPRESENTATIVE.

IRRIGATION PIPING

S S

S S

PIPE SIZEZONE FLOW

8.1 - 13 GPM

1 1/2" PVC

0 - 8 GPM 3/4" PVC

1 1/4" PVC13.1 - 22 GPM
22.1 - 30 GPM

1" PVC

DRIP LINE SUPPLY/EXHAUST LATERAL PIPE SIZING:

AS APPROVED

AS APPROVED

INSTALL THRUST BLOCK ON ALL ANGLED MAINLINE.NO SYMBOL AS APPROVED

PVC PIPE SCH. 40 SLEEVING, TWICE THE DIAMETER OF PIPE/WIRE BUNDLE CARRIED -
EXTEND 12" BEYOND EDGE OF PAVING & PLACE BELOW ALL PAVING, HARDSCAPE, ETC.,
AND AS DIRECTED BY OWNER'S AUTHORIZED REPRESENTATIVE.

S S

S S AS APPROVED

PRESSURE MAINLINE,  LOCATE IN PLANTER AREA BURY MIN. 18" BELOW GRADE
(SIZE AS NOTED ON PLAN). SIZES AND PIPING AS FOLLOWS:

FOR SIZES 3/4" - 1 1/2" USE SCH. 40 PVC.
FOR 2" & LARGER USE CLASS 315 PVC-
** CONNECTION TO COPPER MAINLINE PER M.E.P. CONSULTANT.

NON-PRESSURE LATERAL SCH. 40 FOR SIZES 3/4" - 2"  W/ PVC SCH. 40 FITTINGS - BURY MIN.
12" BELOW GRADE. LOCATED IN RAISED PLANTERS ONLY - CONNECTION TO COPPER
FITTINGS AND LINES PER M.E.P. CONSULTANT.

AS APPROVED

AS APPROVED

WIRE SLEEVE in PARKING GARAGE STRUCTURE from CONTROLLER to IRRIGATION CONTROL
VALVES.  MATERIAL PER CODE.

PER CONTRACTORS

AS APPROVED

AS APPROVED SYMBOL REPRESENTS FEMALE ADAPTER WITH PLANTERS, DESIGNED BY PLUMBING
ENGINEER AND SUPPLIED BY AND  INSTALLED BY PLUMBER, VERIFY ACTUAL LOCATIONS IN
FIELD WITH OWNER'S AUTHORIZED REPRESENTATIVE REFER TO PLUMBING PLANS  FOR
ACTUAL STUB-OUT LOCATIONS.

SCH. 40 PVC PIPING ROUTED BETWEEN PLANTERS, TO BE INSTALLED UNDER PEDESTAL
PAVERS, OVER THE STRUCTURAL SLAB.

AS APPROVED 1"  PIPING MAINLINE DESIGNED BY PLUMBING ENGINEER AND SUPPLIED BY AND INSTALLED
BY PLUMBER INSTALLED in CEILING of GARAGE.
NOTE: FLOWS thru PIPE SHOULD NEVER EXCEED SEVEN (7) FEET PER SECOND.

IRRIGATION PIPING - PODIUM

NON-PRESSURE LATERAL SCH. 40 SUPPLY LATERAL.  NOTE EXHAUST LATERALS NOT SHOWN.AS APPROVED

FOR IRRIGATION LEGEND SEE SHEET LI.1
FOR PODIUM IRRIGATION PLAN SEE SHEET LI.2
FOR NOTES, PRESSURE LOSS and M.A.W.A./ E.T.W.U. CALCULATIONS SEE SHEET LI.3
FOR IRRIGATION DETAILS SEE SHEETS LI.4
FOR IRRIGATION SPECIFICATIONS SEE SHEET LI.5

REFERENCE NOTES:
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TO ROOFTOP LEVEL BY PLUMBING ENGINEER

BB
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S

S

S

S

S

S
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S
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IRRIGATION CONTROLLER:
IRRIGATION CONTROLLER FINAL LOCATION TO BE

COORDINATED WITH OWNERS AUTHORIZED
REPRESENTATIVE. POWER SOURCE TO BE PROVIDED AND

COORDINATED WITH ELECTRICAL ENGINEER.
CONTRACTOR ROUTE WIRES FROM CONTROLLER THRU

SLEEVES TO IRRIGATION VALVES/ COMPONENTS.

IM FSMV

SERVICE LINE
BY OTHERS

DEDICATED LANDSCAPE
IRRIGATION METER.
PER CIVIL ENGINEER PLANS
for LOCATION
* SEE POINT OF
CONNECTION NOTE
BELOW.

A-1
1"

11.46
1,146 SF

NORTH
WEST

A-2
1"

6.37

PARKWAY

A-3
1"

2TREE
BUBBLER

A-4
1"

2.47
247 SF

RETENTION
PLANTER

A-5
1"

7.04
704 SF

SOUTH
EAST

450 SF

A-6
1"

.64

64 SF

RETENTION
PLANTER

GATE VALVE - BRASS TO BE COORDINATED WITH PLUMBING ENGINEER and PLUMBER FOR
CONNECTION TO STUB OUT AND HOSE BIB LOCATION.

IRRIGATION UTILITIES - ROOFTOP LEVEL

WILKINS KING BROS.

BUCKNER SUPERIOR HOSE BIB 3 4" x 3 4" FEMALE NPT RED BRASS. FIELD VERIFY ACTUAL LOCATION.
* LOCATION TO BE COORDINATED WITH ARCHITECT AND PLUMBING ENGINEER
*CONTRACTOR TO COORDINATE ADDITIONAL HOSE BIB LOCATIONS WITH
OWNER AS NEEDED

HB

PENETRATION NOTE:
CAP AND WATERPROOF PENETRATIONS ABANDONED BY IRRIGATION REVISIONS IN THE DECK. ALL POTTERY AND
IRRIGATION WILL BE ABOVE WATERPROOFING AND FINISH SURFACE MATERIAL.

CITY of LOS ANGELES LANDSCAPE NOTES
1. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE DEVELOPER/BUILDER PRIOR TO THE CLOSE OF

ESCROW OF FIFTY (50) PERCENT OF THE UNITS OF THE PROJECT OR PHASE

2. SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION, THE LANDSCAPE PROFESSIONAL SHALL SUBMIT
TO THE HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE OF SUBSTANTIAL COMPLETION.

3. THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING AND IRRIGATION FOR SIXTY (60) DAYS AFTER
COMPLETION OF THE LANDSCAPE AND IRRIGATION INSTALLATION.

4. THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND IRRIGATION FOR A PERIOD OF SIX (6) MONTHS AND ALL
OTHER PLANTS FOR A PERIOD OF SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION.

THIS PLAN COMPLIES WITH THE CRITERIA OF THE CITY OF LOS ANGELES WATER EFFICIENT LANDSCAPE ORDINANCE AND
HAS APPLIED THE ORDINANCE REQUIREMENTS FOR THE EFFICIENT USE OF WATER IN THIS LANDSCAPE PLANTING PLAN.

 * WATER EFFICIENT LANDSCAPE ORDINANCE NOTE *

IRRIGATION MAINLINE:
IRRIGATION PIPING AND WIRE PATH SHOWN FOR REFERENCE ONLY, SEE PLUMBING
ENGINEERS PLAN FOR ACTUAL LOCATION. 1" COPPER PIPING FROM GROUND LEVEL
THROUGH PARKING GARAGE ROOF STRUCTURE SHALL BE DESIGNED BY PLUMBING
ENGINEER AND INSTALLED BY PLUMBER. CONTRACTOR SHALL VERIFY ALL
STUB-OUT/PENETRATION LOCATIONS TO BE LOCATED WITHIN PLANTER AND
VERIFIED LAYOUT IN FIELD WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO
COMMENCING WORK. (SEE GROUND LEVEL IRRIGATION PLANS PREPARED BY MJS
LANDSCAPE ARCHITECTURE.)

A-8
1"

1

A-7
1"

4.99
499 SF

TREE
BUBBLER

ROOFTOP
DRIP

B

B

B

LI.1

IRRIGATION PLAN
GROUND & ROOFDECK

NORTH SCALE: 1/8" = 1'-0"

0 4' 8' 16'

W .EA STBOR NE A V E.

PROPERTY LINE

PRO
PERTY LIN

E

1. ALL IRRIGATION MAINLINES SHALL BE SCHEDULE 80 PVC
and ALL IRRIGATION LATERAL LINES SHALL BE SCHEDULE
40 PVC.

2. ALL IRRIGATION MAINLINES TO BE 24" BELOW GRADE.
3. ALL IRRIGATION LATERALS TO BE 12" BELOW FINISH

GRADE.
4. BELOW VEHICULAR ACCESS AREAS, IRRIGATION

MAINLINES TO BE 36" BELOW FINISH GRADE.
5. THE REDUCED PRESSURE BACKFLOW PREVENTER IS TO

BE INSTALLED ON PRIVATE PROPERTY and NOT WITHIN
THE RIGHT OF WAY.

6. ALL IRRIGATION EQUIPMENT BOXES WITHIN THE
PUBLIC RIGHT OF WAY SHALL BE TRAFFIC RATED
CONCRETE BOXES WITH METAL LIDS. REFER TO
'IRRIGATION DETAILS'.

ADDITIONAL IRRIGATION NOTES
POINT OF CONNECTION TO THE 3/4" DEDICATED LANDSCAPE WATER METER, PROVIDED AND
INSTALLED BY OTHERS.  THE CONTRACTOR SHALL INSTALL  1-1/4" PVC MAIN LINE PIPE FROM
THE WATER METER TO THE  1"  BACKFLOW PREVENTION DEVICE (INSTALLED IN ENCLOSURE per
LEGEND), THEN TO THE 1" NORMALLY OPEN MASTER VALVE, AND THE 1" FLOW SENSOR.  FINAL
LOCATION OF THE BACKFLOW PREVENTION DEVICE, NORMALLY OPEN MASTER VALVE, AND
FLOW SENSOR SHALL BE APPROVED BY THE OWNER'S  AUTHORIZED REPRESENTATIVE and SHALL
BE LOCATED OUTSIDE of THE R.O.W and SCREENED with PLANT MATERIAL. THE CONTRACTOR
SHALL VERIFY THE  STATIC PRESSURE IN THE FIELD BEFORE COMMENCEMENT OF THE PROJECT.
IF THE PRESSURE  VARIES 20% FROM THE STATED OPERATING PRESSURE, IMMEDIATELY
CONTACT THE LANDSCAPE ARCHITECT FOR ADDITIONAL DIRECTIVE.  SEE SITEWIDE
LANDSCAPE PLANS PREPARED BY MJS LANDSCAPE ARCHITECTURE for STATIC PRESSURE and
PRESSURE LOSS CALCULATIONS. WATER METER INSTALLATION BY OTHERS SEE CIVIL ENGINEER
PLANS.

POINT OF CONNECTION NOTE:

IRRIGATION GUIDE SPECIFICATIONS

FOR REFERENCE ONLY

PROPERTY LINE

PR
O

PE
RT

Y 
LI

N
E

LEVEL 1 IRRIGATION

ROOF TOP IRRIGATION



LI.2

GENERAL IRRIGATION NOTES

THIS PLAN COMPLIES WITH THE CRITERIA OF THE CITY OF LOS ANGELES WATER EFFICIENT LANDSCAPE ORDINANCE AND
HAS APPLIED THE ORDINANCE REQUIREMENTS FOR THE EFFICIENT USE OF WATER IN THIS LANDSCAPE PLANTING PLAN.

 * WATER EFFICIENT LANDSCAPE ORDINANCE NOTE *

ROOFDECK

1. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO PROCURE AN ORIGINAL SET OF THESE PRINTED
IRRIGATION PLANS FOR BIDDING AND CONSTRUCTION. COPIES OF THESE PLANS ARE NOT ALLOWED FOR BIDDING
AND CONSTRUCTION AS THEY MAY NOT SHOW IRRIGATION SYMBOLS, LINE WEIGHTS, OR LINE TYPES CLEARLY.

2. ALL LOCAL MUNICIPAL AND STATE LAWS, RULES AND REGULATIONS GOVERNING OR RELATING TO ANY
PORTION OF THIS WORK ARE HEREBY INCORPORATED INTO AND MADE A PART OF THESE SPECIFICATIONS AND
THEIR PROVISIONS SHALL BE CARRIED OUT BY THE CONTRACTOR.

3. THE CONTRACTOR SHALL VERIFY SITE CONDITIONS, PROPERTY LINES, DIMENSIONS AND THE LOCATIONS OF
ALL EXISTING UTILITIES, STRUCTURES AND SERVICES BEFORE COMMENCING WORK.  THE LOCATIONS OF
UTILITIES, STRUCTURES AND SERVICES SHOWN IN THESE PLANS ARE APPROXIMATE ONLY.  ANY
DISCREPANCIES BETWEEN THESE PLANS AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE
OWNER'S REPRESENTATIVE. CONTRACTOR SHALL THOROUGHLY FAMILIARIZE HIMSELF WITH ALL SITE
CONDITIONS PRIOR TO BIDDING AND COMMENCING WORK.

4. THE CONTRACTOR SHALL OBTAIN THE PERTINENT ENGINEERING OR ARCHITECTURAL PLANS BEFORE
BEGINNING WORK.

5. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS REQUIRED TO PERFORM THE WORK INDICATED
HEREIN BEFORE BEGINNING WORK.

6. THIS DESIGN IS DIAGRAMMATIC.  ALL EQUIPMENT SHOWN IN PAVED AREAS IS FOR DESIGN CLARITY ONLY AND
IS TO BE INSTALLED WITHIN PLANTING AREAS.

7. THE CONTRACTOR SHALL NOT WILLFULLY INSTALL ANY EQUIPMENT AS SHOWN ON THE PLANS WHEN IT IS
OBVIOUS IN THE FIELD THAT UNKNOWN CONDITIONS EXIST THAT WERE NOT EVIDENT AT THE TIME THESE
PLANS WERE PREPARED. ANY SUCH CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER'S
REPRESENTATIVE PRIOR TO ANY WORK OR THE IRRIGATION CONTRACTOR SHALL ASSUME ALL
RESPONSIBILITY FOR ANY FIELD CHANGES DEEMED NECESSARY BY THE OWNER.

8. INSTALL ALL EQUIPMENT AS SHOWN IN THE DETAILS AND SPECIFICATIONS.  CONTRACTOR SHALL BE
RESPONSIBLE TO COMPLY WITH LOCAL CITY, COUNTY AND STATE REQUIREMENTS FOR BOTH EQUIPMENT AND
INSTALLATION.

9. ACTUAL LOCATION FOR THE INSTALLATION OF THE BACKFLOW PREVENTION DEVICE AND THE AUTOMATIC
CONTROLLER IS TO BE DETERMINED IN THE FIELD BY THE OWNER'S AUTHORIZED
REPRESENTATIVE.CONTRACTOR SHALL CONTACT REPRESENTATIVE BEFORE COMMENCING WORK.

10. CONTRACTOR IS TO PROVIDE TWO ADDITIONAL 'CONTROL WIRES' AND ONE ADDITIONAL 'COMMON' WIRE FROM
CONTROLLER ALONG ENTIRETY OF MAIN LINE TO THE LAST RCV ON EACH AND EVERY LEG OF MAIN LINE. LABEL
SPARE WIRES AT BOTH ENDS.

11. ALL PIPE UNDER PAVED AREAS TO BE INSTALLED IN SLEEVING TWICE THE DIAMETER OF THE PIPE CARRIED.
SEE LEGEND FOR TYPE.  ALL WIRE UNDER PAVED AREAS TO BE INSTALLED IN A SCH. 40 SLEEVE THE SIZE
REQUIRED TO EASILY PULL WIRE THROUGH.  ALL SLEEVES TO BE INSTALLED WITH A MINIMUM DEPTH AS
SHOWN ON THE SLEEVING DETAILS.  SLEEVES TO EXTEND AT LEAST 12" PAST THE EDGE OF THE PAVING.

12. ALL QUICK COUPLERS TO BE INSTALLED IN SHRUB OR GROUND COVER AREAS WHERE POSSIBLE.  ALL QUICK
COUPLERS TO BE INSTALLED AS SHOWN ON THE INSTALLATION DETAILS.  INSTALL ALL QUICK COUPLERS
WITHIN 18" OF HARDSCAPE.

13. ALL HEADS ARE TO BE INSTALLED WITH THE NOZZLE, SCREEN AND ARCS SHOWN ON THE PLANS.  ALL HEADS
ARE TO BE ADJUSTED TO PREVENT OVERSPRAY ONTO BUILDINGS, WALLS, FENCES AND HARDSCAPE.  THIS
INCLUDES, BUT NOT LIMITED TO, ADJUSTMENT OF DIFFUSER PIN OR ADJUSTMENT SCREW, REPLACEMENT OF
PRESSURE COMPENSATING SCREENS, REPLACEMENT OF NOZZLES WITH MORE APPROPRIATE RADIUS UNITS
AND THE REPLACEMENT OF NOZZLES WITH ADJUSTABLE ARC UNITS.

14. THE CONTRACTOR SHALL USE U.L. APPROVED GROUND ROD(S) AND/OR GROUND PLATE(S) WITH CADWELD
ONE-SHOT CONNECTION PROCESS FOR CONNECTING THE CONDUCTOR WIRE TO THE ROD(S) AND/OR
PLATE(S).THE NUMBER OF RODS OR PLATES SHALL DEPEND ON THE CONDUCTIVITY OF THE IMMEDIATE SOIL
SURROUNDING THE ROD(S) AND/OR PLATE(S).  MAXIMUM GROUND RESISTANCE SHALL BE PER CONTROLLER
MANUFACTURERS SPECIFICATIONS.

15. CONTRACTOR SHALL REFER TO IRRIGATION LEGEND FOR CONTROLLER TYPE. FINAL LOCATION OF
CONTROLLER AND ELECTRICAL POC SHALL BE CONFIRMED WITH OWNER'S AUTHORIZED REPRESENTATIVE
PRIOR TO COMMENCING WORK.

16. MAINLINE SHOWN WITHIN PAVING FOR CLARITY ONLY, ACTUAL MAINLINE LOCATION TO BE WITHIN PLANTER, A
MINIMUM OF 18" OFF ADJACENT HARDSCAPE AND OTHER OBSTACLES TYP.

17. CONTRACTOR SHALL PAINT ALL EXPOSED PVC PIPE WHICH IS ON-GRADE TO REDUCE VISIBILITY TO THE PUBLIC
EYE AND IMPROVE THE AESTHETICS OF THE NATURAL ENVIRONMENT. PAINT SHALL BE AN OUTDOOR PAINT
RESISTANT TO SUN EXPOSURE. CONTRACTOR SHALL CONFIRM PAINT COLOR AND TYPE WITH OWNER'S
AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

18. CONTRACTOR SHALL ADJUST ALL HEADS AS REQUIRED TO ACCOMMODATE ANY VERTICAL OBSTRUCTIONS
THAT MAY OCCUR, INCLUDING BUT NOT LIMITED TO LIGHT POLES, FIRE HYDRANTS, ETC.  CONTRACTOR SHALL
ADD SPRINKLER HEADS AS REQUIRED TO ACHIEVE 100% COVERAGE IN ALL AREAS THAT REQUIRE
ADJUSTING.ADTIONAL HEADS SHALL BE INSTALLED AT NO ADDITIONAL COSTS TO THE CONTRACT. VERIFY ALL
HEAD LAYOUT WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

19. LATERAL LINES MAY BE SHOWN WITHIN PAVING FOR CLARITY ONLY, ACTUAL LOCATION TO BE WITHIN PLANTER.
CONFIRM ALL LAYOUT IN FIELD WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

20. REMOTE CONTROL VALVES AND ISOLATION VALVE LOCATIONS ON THIS DRAWING ARE APPROXIMATE.  THE
LANDSCAPE CONTRACTOR SHALL STAKE OUT EACH ELECTRICAL CONTROL VALVE AND ISOLATION VALVE
LOCATION FOR REVIEW AND APPROVAL BY OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO INSTALLATION
OF ALL VALVES.  FINAL LOCATION AND EXACT POSITIONING FOR ELECTRIC CONTROL VALVES AND ISOLATION
VALVES SHALL BE DETERMINED BY THE OWNER'S AUTHORIZED REPRESENTATIVE.  MINOR MODIFICATIONS OF
REMOTE CONTROL VALVES AND ISOLATION VALVE LOCATIONS AS REQUESTED BY THE OWNER'S AUTHORIZED
REPRESENTATIVE SHALL BE PROVIDED BY THE CONTRACTOR AT NO ADDITIONAL COST TO THE PROJECT.
FAILURE TO OBTAIN OWNER'S  APPROVAL PRIOR TO THE INSTALLATION SHALL CAUSE THE CONTRACTOR TO
MAKE PROJECT DIRECTED REVISIONS AT NO ADDITIONAL COST TO THE OWNER.  IN GENERAL, UNLESS
OTHERWISE DIRECTED BY OWNER, ALL VALVES SHALL BE INSTALLED WITHIN THREE FEET FROM EDGE OF
HARDSCAPE, WALK OR CURB IN SHRUB PLANTING AREAS.

21. THE CONTRACTOR SHALL USE PROPER GROUNDING TECHNIQUES FOR GROUNDING THE CONTROLLER AND
RELATED EQUIPMENT PER MANUFACTURERS SPECIFICATIONS.  MEASURING FOR PROPER GROUND AT LEAST
ONCE ANNUALLY, AND NECESSARY ADJUSTMENTS MADE TO COMPLY WITH MANUFACTURER SPECIFICATIONS
IS RECOMMEND.

THIS IRRIGATION SYSTEM WAS DESIGNED for a MINIMUM REQUIRED STATIC WATER PRESSURE of 90± PSI.  CONTRACTOR
SHALL VERIFY EXISTING STATIC WATER PRESSURE PRIOR to COMMENCING WORK.  IF STATIC WATER PRESSURE VARIES BY
MORE THAN 10% OF THE MINIMUM REQUIRED PRESSURE, THEN CONTRACTOR SHALL NOTIFY MJS DESIGN GROUP
IMMEDIATELY for DIRECTION on HOW to PROCEED.  FAILURE TO NOTIFY MJS DESIGN SHALL PLACE ALL REQUIRED
REPAIRS/EQUIPMENT and OTHER RELATED COST AS THE FULL RESPONSIBILITY of THE IRRIGATION CONTRACTOR.

 * WATER PRESSURE NOTE

CITY of LOS ANGELES LANDSCAPE NOTES
1. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE DEVELOPER/BUILDER PRIOR TO THE CLOSE OF

ESCROW OF FIFTY (50) PERCENT OF THE UNITS OF THE PROJECT OR PHASE

2. SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION, THE LANDSCAPE PROFESSIONAL SHALL SUBMIT
TO THE HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE OF SUBSTANTIAL COMPLETION.

3. THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING AND IRRIGATION FOR SIXTY (60) DAYS AFTER
COMPLETION OF THE LANDSCAPE AND IRRIGATION INSTALLATION.

4. THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND IRRIGATION FOR A PERIOD OF SIX (6) MONTHS AND ALL
OTHER PLANTS FOR A PERIOD OF SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION.

5. PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE IS BELOW OR EXCEEDS THE RECOMMENDED
PRESSURE OF THE SPECIFIED IRRIGATION DEVICES.

6. CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS WHERE LOW POINT DRAINAGE COULD
OCCUR.

TOTAL SYSTEM LOSS:

FRICTION LOSS CALCULATIONS

FLOW METER

CONTROL VALVE

MASTER VALVE

METER ELEV.

H.G.L.

PSI

PSI

PSI

PSI

WATER METER NO. SIZE

STATIC PRESS. HIGH LOW

INFO. SOURCE:
PHONE:
DATE OF INFO.

.433 =X
REMOTE CONTROL VALVE No. SIZE
MAX. DEMAND GPM
ELEV. OF HIGHEST HEAD
PRESS. AT RCV PSI

QTY. SIZE

PRESS. REGULATOR (FALL OFF) PSI
WATER METER PSI

BACKFLOW PREVENTER PSI

GATE VALVE PSI

MAINLINE PSI

MAINLINE PSI

MAINLINE PSI

MAINLINE PSI

LATERAL LINE

LATERAL LINE

LATERAL LINE

PSI

PSI

PSI

LATERAL LINE PSI

FITTING LOSS (10%) PSI

ELEVATION CHANGE (+/-) PSI

PRESSURE TO OPERATE HEAD PSI

TOTAL PRESSURE REQUIRED: PSI
LOWEST STATIC PRESSURE AVAILABLE PSI
PRE-SET REGULATED PRESSURE (IF REQ'D) PSI

RESIDUAL WATER PRESSURE PSI

A 3/4"-
- -

CITY OF LOS ANGELES
-
-
-

±
70 30.31

A-7 1"
4.99

±
-

1 3/4" 2.0

1 1" 11.0

1 1" 1.0

1 1" 2.9

N/A line 1.0

183' 1" 1.0

N/A 1¼" -

N/A 1½" -

N/A 2" -

N/A 1" 2.9

± 3/4" 2.5

± 1" 1.0

± 1¼" -

N/A 1½" -

2.53

30.31

58.14
30

88.14
VERIFY
-

±10

SLEEVE AND CONDUIT SCHEDULE:
ALL SLEEVES FOR PRESSURE SUPPLY LINE AND LATERAL LINE PIPE SHALL BE A MINIMUM TWICE THE NOMINAL SIZE OF THE PIPE
WITHIN.

SLEEVE MATERIAL:

FOR 1" THROUGH 2 1/2" PRESSURE SUPPLY LINE PIPE, INSTALL IN A MINIMUM 4" DIA. PVC SCH 40 SLEEVE
FOR 3" AND LARGER DIAMETER PRESSURE SUPPLY LINE PIPE, INSTALL IN A MINIMUM
6" DIA. PVC CLASS 160 SLEEVE
ALL LATERAL LINE PIPE SHALL BE INSTALLED INSIDE A PVC SCH 40 SLEEVE

CONDUIT SIZE AND MATERIAL:

FOR UP TO 20 #14 LOW VOLTAGE WIRES, INSTALL ONE 2" DIA PVC SCH 40 CONDUIT
FOR 21 AND UP TO 40 #14 LOW VOLTAGE WIRES, INSTALL ONE 4" DIA PVC SCH 40 CONDUIT

CALCULATIONS AND
NOTES



LI.3

I QUICK COUPLING VALVE 

10" ROUND VALVE BOX
GREEN IN COLOR

FINISH GRADE

QUICK COUPLING VALVE SEE
IRRIGATION LEGEND

PRESSURE SUPPLY LINE

PVC SREET ELL (2 REQUIRED)

THREADED NIPPLE

PVC SCH. 80 NIPPLE

3/4" CRUSHED ROCK SUMP

E SPARE WIRE BOX
FOR IRRIG. CONTROL & COMMON WIRE (ONE SHOWN)

FINISH GRADE

RECTANGULAR VALVE BOX
REFER TO SPECIFICATIONS

SPARE WIRE LABEL

CONTROL AND/OR COMMON
WIRE,REFER TO
SPECIFICATIONS

PEA GRAVEL BACKFILL
(ONE CUBIC FOOT MINIMUM)

A WIRE CONNECTOR

STEP 1

STEP 2

STEP 3

STEP 4

SLIP BASE SOCKET OVER END
OF WIRES

STRIP WIRES APPROX. 5/8"
FROM ENDS-TWIST TOGETHER.

PLUG-FILL PER FILLED WITH SEALER CAP CAVITY.

PUT CRIMP SLEEVE OVER WIRE ENDS - CRIMP
SLEEVE AND CUT OFF EXCESS WIRE.

PULL BASE SOCKET OVER END AS FAR AS POSSIBLE.

PUSH SEALING PLUG INTO BASE SOCKET.

PUSH WIRES TO END OF BASE SOCKET TO
ASSURE COMPLETE SEALING OF CONNECTION.

DRY SPLICE CONNECTIONS-REFER TO
SPECIFICATIONS.

C REMOTE CONTROL VALVE

4"

K ISOLATION VALVE

6" MIN.

FINISH GRADE

RECTANGULAR VALVE BOX
TOP OF BOX TO BE 1" ABOVEMULCH

8" DIA. CL. 160 PVC SLEEVE
BOTTOM TO BE FLARED AND CONTACT TOP OF
PRESSURE SUPPLY LINE

GATE VALVE - PER IRRIGATION LEGEND.

SLIP X MIPT SCH 40 PVC ADAPTOR
(2 REQUIRED)

PVC PRESSURE SUPPLY LINE

DRAIN ROCK 12" MIN. DEPTH  INSTALL
DRAIN ROCK 2" MIN. BEYOND
PERIMETER OF
VALVE BOX

L CONTROLLER
WALL MOUNT IN ELECTRIC ROOM PER OWNERS DIRECTION

66"

12"

WALL MOUNT CONTROLLER SECURE
CONTROLLER TO WALL WITH APPROVED
ANCHOR BOLTS.

SECURE CONDUIT TO WALL AT 12" O.C.

SCH. 40 STEEL CONDUIT SIZE TO
ACCOMMODATE CONTROL WIRES.
ELECTRICAL CONTRACTOR TO STUB
CONDUIT 12" ABOVE FINISH SURFACE
INSIDE THE  BLDG. AND STUB 24"
OUTSIDE BLDG. WALL.

FINISH SURFACE

JUNCTION BOX

PVC SCH. 80 CONDUIT W/ SWEEP ELLS
TO NEAREST PLANTING AREA.

NOTE:
GROUND CONTROLLER PER MFG'S
RECOMMENDATIONS. ELECTRICAL WORK
TO CONFORM TO LOCAL CODES.

B BUBBLER on RISER

3" MIN.

3"

MAINLINE

D LOW-FLOW REMOTE CONTROL VALVE

RECTANGULAR PLASTIC VALVE BOX
GREEN IN COLOR

ELECTRIC REMOTE CONTROL VALVE

FINISH GRADE

PVC LATERAL LINE

PVC SCH. 40 90 DEGREE ELL

3/4" CRUSHED ROCK SUMP

PRESSURE SUPPLY LINE

PVC SCH 40 ELL

PVC SCH 80 NIPPLE (LENGTH AS
REQUIRED)

FINISH GRADE IN TURF AREAS

PLASTIC RECTANGULAR VALVE BOX
WITH BOLT DOWN COVER, USE
STAINLESS BOLT, NUT, AND
WASHER. BOX TO BE PLACED AT
RIGHT ANGLE TO HARDSCAPE
EDGE.  HEAT BRAND "RCV" AND
CONTROL STATION # ONTO LID.

FINISHED GRADE IN SHRUB AREAS

CONTROL ZONE KIT: SEE
IRRIGATION LEGEND

1

1

1

1

H BACKFLOW PREVENTER

12
" M

IN
IM

U
M

TRENCH DEPTH,
REFER TO SPECIFICATIONS

BRASS UNION

ONE CUBIC FOOT
CONCRETE STABILIZER

BACKFLOW ENCLOSURE PER IRRIGATION
LEGEND. INSTALL per MANUFACTURER'S
SPECIFICATIONS.

CONCRETE FOOTING

REDUCED PRESSURE PRINCIPLE
BACKFLOW PREVENTER

WYE STRAINE

BRASS RISER

FINISH GRADE

THREADED BY SLIP COUPLING

FROM WATER SOURCE

PVC PRESSURE SUPPLY LINE,
SEE SPECIFICATIONS

4 1 2 5 3
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1 2 3 4 6 5

PVC SCH 40 MALE ADAPTER

PVC SUPPLY LATERAL

PVC SCH 80 NIPPLE, CLOSE (1 OF 3)

PVC SCH 80 UNION FOR SERVICING ASSEMBLY

BRICK SUPPORTS (1 OF 4)

LANDSCAPE FABRIC

3/4" ROCK, 2 CUBIC FT. 3" MINIMUM DEPTH

PVC SCH 80 NIPPLE (2-INCH LENGTH, HIDDEN) AND  PVC SCH 40 ELL
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2
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5 67

C

24"

D

4"

B

24"

A

36"1/2" TO 4" IN SIZE

DIMENSION

C B

A

DDDD

PROVIDE TWO LAYERS of WARNING TAPE RUNNING CONTINUOUS
ALONG ROUTE OF THE MAINLINE.  ONE SHALL BE LOCATED
IMMEDIATELY ON TOP OF THE MAINLINE PIPE AND ONE 12" ABOVE
THE TOP OF MAINLINE.

C

4"

4"

BA

24"

12"18"

4" TO 6" IN SIZE

1/2" TO 3" IN SIZE

DIMENSION

C

B

C C

A

CC

FINISH GRADE

CLEAN COMPACTED
BACKFILL

NON-PRESSURE LATERAL
LINES, SEE
SPECIFICATIONS

CONTROL WIRES, SEE
SPECIFICATIONS

UNDISTURBED SOIL

PRESSURE MAINLINE, SEE
SPECIFICATIONS

NOTE:

LATERAL LINES SHALL
BE INSTALLED
PITCHED AT 1% SLOPE
TO DRAIN TO LOW
POINT FOR
WINTERIZATION

1.

1

2

3

4

5

6

146235

F PIPE INSTALLATION

PAVING

SAND BACKFILl
COMPACTED TO THE
DENSITY OF
EXISTING SOIL

LATERAL LINES IN
SCH 40 SLEEVE

CONTROL
WIRES IN SCH 40
SLEEVEUNDISTURBED SOIL

PRESSURE MAINLINE
IN SCH 40 SLEEVE

PVC SLEEVES TO BE
TWICE THE
DIAMETER OF THE
PIPE OR WIRE
BUNDLE CARRIED.

DETAIL ALSO FOR
PIPE INSTALLED IN
ROCK SOIL.

G SLEEVE INSTALLATION

AR

LF 

PVC SUPPLY HEADER

TOP OF SLOPE

AIR/VACUUM RELIEF ASSEMBLY

LINE FLUSHING VALVE ASSEMBLY

PVC EXHAUST HEADER

TOE OF SLOPE

REMOTE CONTROL VALVE

CONVENTIONAL SPACING ON TOP 2/3 OF SLOPE

CONVENTIONAL SPACING PLUS 25% ON BOTTOM 1/3 OF SLOPE

ALIGN DRIP TUBING LATERALS PARRALLEL TO THE CONTOURS OF THE SLOPE
NOTE:

3"
2" MIN.

FINISHED GRADE IN TURF AREAS

FINISHED GRADE IN SHRUB AREAS

RAINBIRD ARV-100 VALVE KIT,  AIR /
VACUUM RELIEF VALVE

PLASTIC ROUND VALVE BOX PER
IRRIGATION LEGEND,

SUBSURFACE DRIP  TUBING

BRICK SUPPORTS

LANDSCAPE FABRIC

3/4" ROCK, 1 CUBIC FT.

RAINBIRD EASY FIT TEE, MDCFTEE
AND FPT ADAPTER-MDCF75FPT

1

2

3

4

5

6

7

8

9

1
2

3 4

5

6

798
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2

3

4

5

6

7

8

9

6

54321

7

8

9

3"

2" MIN.

P DRIP FLUSH VALVE

J VALVE BOX PLACEMENT IN PAVEMENT

FINISHED GRADE IN SHRUB AREAS

PVC LATERAL (OR EXHAUST HEADER)

3/4" GRAVEL SUMP (1 CUBIC FOOT)

BRICK SUPPORTS - THREE

S x 1/2" PVC 90 ELL (SIZE AS REQ'D)

LINE FLUSHING VALVE per IRRIGATION LEGEND

VALVE BOX SEE SPECS.

O DRIP AIR RELIEF VALVE

1

2

3

4

5

6

7

1

2

4

7

6

5

3

Q DRIPPERLINE LAYOUT

NOTES:
1.  USE SCH. 40 PVC PIPE TO CONNECT TRIPLE RINGS AND SIZE PVC APPROPRIATELY.
2.  INSTALL DRIPPERLINE RING IRRIGATION on SEPARATE REMOTE CONTROL VALVE.

AF AF AUTOMATIC LINE  FLUSHING VALVE

FLOW, DRIPPER SPACING, LINE
SPACING PER MANUFACTURER'S
INSTALLATION GUIDELINES

EXHAUST HEADER

17mm BLANK TUBING

REMOTE CONTROL VALVE, FILTER SEE
PLAN

TREE/PALM TRUNK

1

2

3

4

5

6

AF

4

5

1

2

3

6

N DRIPPER RING AT TREES

BUBBLER HEAD ON RISER

SCH. 80 RISER

2-PVC SCH. 40 ELLS
(TXT) & 2" PVC SCH. 80
THREADED NIPPLE

PVC SCH. 80 NIPPLE

PVC SCH. 40 STREET ELL

PVC LATERAL LINE

2" MINIMUM 6" MAXIMUM

FINISH GRADE

BUILDING WALL

1

2

3

4

7

8

9

9

18

6" MIN.

12
" M
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.-S

EE
 S

PE
C

S

7

6

5

645

2

3

TEFLON TAPE
ALL THREADS

NOTE:

MULCH

FINISH GRADE

GRATED CAP

HUNTER 0.25 or 0.50 GPM PCB BUBBLER
(OPTIONAL)

HUNTER HCV CHECK VALVE (OPTIONAL)

PATENTED STRATA ROOT SYSTEM

HUNTER SWING JOINT (OPTIONAL)

LATERAL TEE OR ELL/PIPE

ROOT INTRUSION BARRIER

NOTE: INSTALL HUNTER FILTER
FABRIC SLEEVE- #RZWS-SLEEVE

R ROOT ZONE WATERING SYSTEM

5,242,112

U.S. PAT.

Hunter
R

2

4

5

7

8

6

9

1

2

3

4

5

6

7

8

9

1 3

RCV QCVIRR

LEGEND

NOTES:
ALL VALVES ARE TO BE GROUPED
SIMILARLY TO THE ABOVE WHERE
POSSIBLE.

ALL VALVE BOXES ARE TO BE SQUARE
WITH ONE ANOTHER,
AND PERPENDICULAR TO CURB OR
PLANTING AREA.

VALVE BOXES IN PAVEMENT ARE TO BE
TRAFFIC RATED CONCRETE BOXES WITH
METAL LIDS TO MEET CITY STANDARDS

SIDEWALK.
EDGE OF SIDEWALK.
CURB, WHERE OCCURS.
PLANTING AREA, WHERE OCCURS.
GATE/ISOLATION VALVE BOX.
REMOTE CONTROL VALVE BOX.
QUICK COUPLER VALVE BOX.

12
"

12"

6

RCV

1.
2.
3.
4.
5.
6.
7.

NOTES:
POSITION R.W.S. UNITS (2 per TREE)
EVENLY SPACED AROUND ROOT
BALL.  INSTALL PRODUCT with TOP
EVEN with GROUND SURFACE.
INSTALL in ACCORDANCE with
MANUFACTURER'S SPECIFICATIONS.

1.

2.
NOTES:
VALVE BOXES IN PAVEMENT ARE TO BE
TRAFFIC RATED CONCRETE BOXES WITH
METAL LIDS TO MEET CITY STANDARDS

NOTE:
WITHIN THE PUBLIC RIGHT OF WAY, ALL IRRIGATION VALVE BOXES (IN CONCRETE AND LANDSCAPE
AREAS) SHALL BE IN TRAFFIC RATED CONCRETE VALVE BOXES WITH HINGED METAL LIDS.

NOTES:
VALVE BOXES IN PAVEMENT ARE TO
BE TRAFFIC RATED CONCRETE
BOXES WITH  METAL LIDS TO MEET
CITY STANDARDS

NOTE:
WITHIN THE PUBLIC RIGHT OF WAY, ALL IRRIGATION
VALVE BOXES (IN CONCRETE AND LANDSCAPE
AREAS) SHALL BE IN TRAFFIC RATED CONCRETE
VALVE BOXES WITH HINGED METAL LIDS.

NOTES:
VALVE BOXES IN PAVEMENT ARE TO BE
TRAFFIC RATED CONCRETE BOXES WITH
METAL LIDS TO MEET CITY STANDARDS

10

M MASTER VALVE and FLOW SENSOR

5X
DIAMETER

OF PIPE

10X DIAMETER
OF PIPE

FLOW

NORMALLY OPEN MASTER VALVE

WIRE TO SATELLITE CONTROLLER MASTER VALVE
CIRCUIT (36-INCH EXPANSION COIL, EACH WIRE)

3-INCH MINIMUM DEPTH OF 3/4-INCH WASHED GRAVEL

BRICK (1 OF 4)

RECTANGULAR VALVE BOX WITH COVER: RAIN BIRD
VB-STD

FINISH GRADE

FLOW SENSOR: RAIN BIRD FS SERIES

PE-CABLE TO FLOW SENSING EQUIPMENT AT
SATELLITE CONTROLLER ASSEMBLY (36-INCH
EXPANSION COIL)

DOUBLE-STRAP SADDLE

WIRE SPLICE:
SEE RAIN BIRD DETAIL PE-SPLICE-TW FOR SPLICE.
SEE FLOW SENSOR WIRING DETAIL FOR WIRING

DIAGRAM

CONCENTRIC REDUCER

NOTE:
1. REFER TO MANUFACTURER'S TECHNICAL DATA
FOR FLOW SENSOR INSTALLATION BASED ON PIPE
SIZING PARAMETERS.

1

5

2

3

4

5

6

7

8

9

10
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7 8 10 6

5

11

4 9 34 3

11

2 1 6

IRRIGATION DETAILS
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DV
DVDVDV

DV DV DV DV DV DV

DV
DVDVDV

AM4

AM4

AM4

AM4 AM4
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CE CE

CECE CE

CE

SN

FM

SN

SNSN

DP

DP

sod
BU450 sf

36"box
PLA HIS2

24"box
OLE WIL2

24"box
PIN HAL1

C2

C2

DV

M2
CODE BOTANICAL / COMMON NAME SIZE WUCOLS QTY

TREES

OLE WIL OLEA EUROPAEA 'WILSONII'
WILSON OLIVE 24"BOX LOW 2

PIN HAL PINUS HALEPENSIS
ALLEPO PINE 24"BOX MODERATE 1

PLA HIS

PLATANUS X HISPANICA
LONDON PLANE TREE
STREET TREE
FINAL SELECTION TO BE COORDINATED WITH
URBAN FORESTRY AND WESTWOOD COMMUNITY
DRB.

36"BOX MODERATE 2

SYMBOL BOTANICAL / COMMON NAME SIZE WUCOLS QTY

SHRUBS
AEONIUM URBICUM
DINNER PLATE AEONIUM 5 GAL LOW 12

AGAVE ATTENUATA
FOXTAIL AGAVE 15 GAL LOW 7

AGAVE ATTENUATA `VARIEGATA`
VARIEGATED AGAVE 15 GAL LOW 10

ALOE STRIATA
CORAL ALOE 5 GAL LOW 6

ASPARAGUS MEYERI
FOXTAIL FERN 5 GAL LOW 12

CARISSA MACROCARPA `GREEN CARPET`
GREEN CARPET NATAL PLUM 5 GAL MEDIUM 5

CHONDROPETALUM ELEPHANTINUM
LARGE CAPE RUSH 15 GAL MODERATE 6

CHONDROPETALUM TECTORUM
CAPE RUSH 5 GAL MODERATE 26

DIANELLA TASMANICA 'LEMON LIME'
LEMON LIME FLAX LILY 1 GAL MODERATE 64

DIANELLA TASMANICA 'VARIEGATA'
VARIEGATED FLAX LILY 1 GAL MODERATE 48

DODONAEA VISCOSA `PURPUREA`
PURPLE LEAFED HOPSEED BUSH 15 GAL LOW 2

FURCRAEA FOETIDA `MEDIOPICTA`
MAURITIUS HEMP 15 GAL LOW 1

JUNCUS PATENS
CALIFORNIA GRAY RUSH 5 GAL MEDIUM 34

LAURUS NOBILIS `MONRIK`
LITTLE RAGU SWEET BAY 15 GAL LOW 10

LAURUS X 'SARATOGA'
SARATOGA HYBRID LAUREL 15 GAL MODERATE 65

LIGUSTRUM JAPONICUM
JAPANESE PRIVET 15 GAL MODERATE 23

LOMANDRA LONGIFOLIA 'BREEZE'
BREEZE™ MAT RUSH 5 GAL LOW 34

MAHONIA X `SOFT CARESS`
SOFT CARESS MAHONIA 5 GAL LOW 26

MISCANTHUS SINENSIS 'ADAGIO'
ADAGIO EULALIA GRASS 5 GAL MODERATE 12

ROSMARINUS OFFICINALIS `LOCKWOOD DE
FOREST`
DWARF ROSEMARY

5 GAL LOW 25

STRELITZIA NICOLAI
GIANT BIRD OF PARADISE 15 GAL MODERATE 4

SYMBOL BOTANICAL / COMMON NAME CONT WUCOLS QTY

GROUND COVERS
BUCHLOE DACTYLOIDES 'UC VERDE'
UC VERDE BUFFALO GRASS
INSTALL PER SOD GROWERS RECOMMENDATIONS.

SOD MODERATE 450 SF

AA

AV

AM4

C2

CE

C

DV

DP

FM

JP

LN

LX

LI

M2

MS

R

SN

PLANT SCHEDULE GROUND LEVEL

LP.1

PLANTING  PLAN
GROUND
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ALL
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AREAS

1
2" - 1" FOREST FLOOR BARK MULCH (3" THICK)
AVAILABLE THROUGH AGUINAGA FERTILIZER CO. 786-9558
OR APPROVED EQUAL - SUBMIT SAMPLES TO L.A. FOR APPROVAL

MULCH NOTE:

QUANTITIES NOTE:
CONTRACTOR TO NOTE THAT THE QUANTITIES ON LEGEND AND PLANT CALLOUTS
HAVE BEEN PROVIDED FOR QUICK REFERENCE ONLY. IT IS RECOMMENDED THAT THE
CONTRACTOR NOT RELY ON THE ACCURACY OF THESE QUANTITIES AND PROVIDE
THEIR OWN PLANT MATERIAL COUNTS AT THE TIME OF PREPARING BID. ANY
DISCREPANCY IN THE PLANT QUANTITIES AND SIZES SHOULD BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE LANDSCAPE ARCHITECT.

TREE ROOT BARRIER NOTE:
ROOT BARRIERS ARE REQUIRED WHERE TREES ARE PLANTED LESS THAN FIVE (5) FEET
OF SIDEWALK, WALLS,  STRUCTURES, CURBS, PAVING, PUBLIC IMPROVEMENTS WITHIN
R.O.W. (TYP.), WATER, SEWER, STORM DRAIN, ETC.

TREE PLACEMENT NOTE:
CONTRACTOR TO LOCATE ALL DRAINLINES IN FIELD PRIOR TO THE INSTALLATION
OF TREES.  CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT OF ANY CONFLICT
WITH TREE OR PALM LOCATIONS WITH STORM DRAIN LINES.

AGRONOMIC SOILS REPORT NOTE:
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING  ONE (1)
AGRONOMIC SOILS TESTS and INSTALL PLANT MATERIAL PER  REPORT and
SOIL RECOMMENDATIONS.  SOIL TEST LOCATION AT GROUND LEVEL SEE
LOCATIONS ON THE PLAN.

ROOT & CROWN PRUNING NOTE:
ALL PARKWAY TREES OR TREES WITHIN 5 FT. OF PAVING SURFACE TO RECEIVE YEARLY
ASSESSMENT OF ROOT AND CROWN CROWN GROWTH & PRUNE AS NECESSARY TO
AVOID DAMAGE OR UPLIFT TO PAVING SURFACES, PATIOS OR BUILDINGS.

TREE STAKING NOTE:
ALL TREES TO BE STAKED PER TREE STAKING DETAIL. SEE DETAIL.

NO STAKING REQUIRED for MULTI-TRUNK TREES, STRELITZIA NICOLAI, DRACAENA
DRACO and PALM TREES.

1. PRIOR TO ANY FINE GRADING OR PLANTING, CONTRACTOR SHALL  OBTAIN
AGRONOMIC SOIL REPORTS AND SOIL AMENDMENT RECOMMENDATIONS PER
SPECIFICATIONS, WHICH SHALL SUPERSEDE THOSE WITHIN THE SPECIFICATIONS.
SEE NOTE ABOVE FOR LOCATIONS.

2. LANDSCAPE ARCHITECT TO APPROVE ALL PLANT MATERIAL NOT LESS THAN 1
WEEK PRIOR TO ANTICIPATED DELIVERY DATE.

3. CONTRACTOR SHALL REMOVE ALL GROWER STAKES, TAGS AND RIBBONS.
4. LANDSCAPE CONTRACTOR SHALL MAINTAIN PROPER DRAINAGE AND DIRECT

ALL  WATER TO DRAINAGE INLETS SO AS TO PREVENT STANDING WATER.
5. THE LANDSCAPE CONTRACTOR SHALL MAINTAIN ALL PLANTED AREAS FOR A

PERIOD OF 90 DAYS AFTER "START OF MAINTENANCE" PERIOD.
6. CONTRACTOR SHALL GUARANTEE SHRUBS FOR 6 MONTHS AND TREE AND PALM

MATERIAL FOR 12 MONTHS (1 YEAR).
7. LANDSCAPE ARCHITECT SHALL APPROVE PLANT MATERIAL PLACEMENT PRIOR

TO INSTALLATION.
8. NO TREES SHALL BE PLANTED CLOSER THAN 5' TO A BUILDING OR ROOF

STRUCTURE. NO TREES SHALL BE PLANTED CLOSER THAN 5' TO PAVING OR
FREESTANDING WALLS UNLESS DIRECTED BY THE LANDSCAPE ARCHITECT.

9. TREES OR PALMS SHALL NOT BE PLANTED WHERE FUTURE GROWTH WILL
OBVIOUSLY CONFLICT WITH ROOF OVERHANGS.

10. NO SHRUBS OR TREES SHALL BE PLANTED THAT WILL CREATE A VISUAL
OBSTRUCTION TO SIGHT LINE OF VEHICLE TRAFFIC.

11. TREES OR PALMS PLANTED IN LANDSCAPE AREAS OF LESS THAN 5' IN WIDTH
SHALL  BE INSTALLED WITH APPROVED ROOT BARRIERS.

12. ANY PLANTING SHOWN ON THE PLANS OR EXISTING IN THE FIELD THAT
CONTRADICTS THESE CRITERIA IS TO BE BROUGHT TO THE ATTENTION OF THE
LANDSCAPE ARCHITECT FOR RESOLUTION.  FAILURE TO DO SO MAY RESULT IN
THE CONTRACTOR TO REMOVE OR RELOCATE PLANT MATERIAL.

13. PLANTS ARE ESTIMATED TO REACH MATURITY AT 2-3 YEARS FOR SHRUBS AND 10
TO 15 YEARS FOR TREES.

GENERAL PLANTING NOTES:

LANDSCAPE ELEMENTS OVER 30" IN HEIGHT (INCLUDING PLANTING MEASURES AT
MATURAITY) ARE NOT ALLOWED AT STREET CONERS  WITHIN A TRIANGULAR ZONE
DRAWN FROM 2 POINTS, 25' OUTWARD FROM BEGINING OF CURVES AND END OF
CURVES.

LINE-OF-SIGHT NOTE

WUCOLS, WATER USE CLASSIFICATION OF LANDSCAPE SPECIES, IS A UNIVERSITY OF
CALIFORNIA COOPERATIVE EXTENSION PUBLICATION AND IS A GUIDE TO THE
WATER NEEDS OF LANDSCAPE PLANTS.

WUCOLS NOTE: 

FOR PLANTING DETAILS SEE SHEET LP.3
FOR PLANTING SPECIFICATIONS SEE SHEET LP.3

REFERENCE NOTES:

NORTH SCALE: 3/16" = 1'-0"

0 3' 6' 12'

PLANT SIZING AND MATURITY:
ALL PLANT SYMBOLS REPRESENT THE PLANTS SIZE AT MATURITY.

PLANT MATURITY WILL VARY BASED ON SPECIES, FULL MATURITY
OF ALL PLANTS LISTED WILL BE 2 TO 4 YEARS.  TREES WILL
CONTINUE TO MATURE OVER TIME BUT WILL BE TRIMS TO ENSURE
THE CANOPY WILL NOT HAVE CONFLICTS WITH BUILDING
OVERHANGS AND/OR ABOVE GRADE UTILITIES.
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TREES BOTANICAL / COMMON NAME SIZE WUCOLS QTY

OLE WIL OLEA EUROPAEA 'WILSONII'
WILSON OLIVE 24"BOX LOW 2

SHRUBS BOTANICAL / COMMON NAME SIZE WUCOLS QTY

AEONIUM URBICUM
DINNER PLATE AEONIUM 5 GAL LOW 2

ASPARAGUS MEYERI
FOXTAIL FERN 5 GAL LOW 17

LAURUS X 'SARATOGA'
SARATOGA HYBRID LAUREL 15 GAL MODERATE 5

LEUCOPHYLLUM FRUTESCENS `GREEN CLOUD` TM
GREEN CLOUD TEXAS RANGER 5 GAL LOW 6

LIGUSTRUM JAPONICUM
JAPANESE PRIVET 15 GAL MODERATE 6

LOMANDRA LONGIFOLIA 'BREEZE'
BREEZE™ MAT RUSH 5 GAL LOW 17

MISCANTHUS SINENSIS 'ADAGIO'
ADAGIO EULALIA GRASS 5 GAL MODERATE 4

OLEA EUROPAEA `LITTLE OLLIE` TM
LITTLE OLLIE OLIVE 15 GAL LOW 14

SENECIO FICOIDES `MOUNT EVEREST` TM
SKYSCRAPER SENECIO 5 GAL LOW 18

SENECIO MANDRALISCAE 'BLUE CHALK STICKS'
SENECIO 5 GAL LOW 53

STRELITZIA NICOLAI
GIANT BIRD OF PARADISE 15 GAL MODERATE 8

AM4
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O

SN

PLANT SCHEDULE ROOF DECK

LP.2

PLANTING  PLAN
ROOFDECK
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ALL
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1
2" - 1" FOREST FLOOR BARK MULCH (3" THICK)
AVAILABLE THROUGH AGUINAGA FERTILIZER CO. 786-9558
OR APPROVED EQUAL - SUBMIT SAMPLES TO L.A. FOR APPROVAL

MULCH NOTE:

QUANTITIES NOTE:
CONTRACTOR TO NOTE THAT THE QUANTITIES ON LEGEND AND PLANT CALLOUTS
HAVE BEEN PROVIDED FOR QUICK REFERENCE ONLY. IT IS RECOMMENDED THAT THE
CONTRACTOR NOT RELY ON THE ACCURACY OF THESE QUANTITIES AND PROVIDE
THEIR OWN PLANT MATERIAL COUNTS AT THE TIME OF PREPARING BID. ANY
DISCREPANCY IN THE PLANT QUANTITIES AND SIZES SHOULD BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE LANDSCAPE ARCHITECT.

LIGHT WEIGHT SOIL (LWPS33)
AVAILABLE THROUGH EARTHWORKS  (951) 782-0260
or APPROVED EQUAL. SUBMIT DATA SHEET to LANDSCAPE
ARCHITECT for APPROVAL

ALL POTTERY

POTTERY SOIL MIX - ON STRUCTURE

IMPORT SOIL TO FILL PLANTERS TO BE COMPACTED AND SATURATED TO
PREVENT SETTLEMENT LOWER THAN 6" FROM TOP OF WALL/POTTERY

SOIL BACKFILL MIX WITH SANDY LOAM
85% SANDY LOAM CONDITION SOIL (TOPSOIL). TOPSOIL SHALL
BE FREE OF ROOTS, CLODS AND STONES LARGER THAN 1" DIA.
HYDRAULIC CONDUCTIVITY RATE SHALL BE NOT LESS THAN
ONE INCH PER HOUR NOR MORE THAN 20" PER HOUR.
15% ORGANIC COMPOST (WELL AGED & TESTED)

AVAILABLE THROUGH EARTHWORKS  (951)782-0260 or APPROVED
EQUAL. SUBMIT DATA SHEET to LANDSCAPE ARCHITECT for
APPROVAL

ALL PLANTING
AREAS over

STRUCTURE

PLANTER SOIL MIX - ON STRUCTURE

CONTRACTOR TO MOUND SOIL WITHIN PLANTERS AT A +/- 2:1 SLOPE WHERE
PLANTER WIDTH ALLOWS. SEE CONTOURS WITHIN PLANTERS FOR REFERENCE

SOIL MOUNDING NOTE - ON STRUCTURE

NORTH SCALE: 3/16" = 1'-0"

0 3' 6' 12'

FOR PLANTING DETAILS SEE SHEET LP.3
FOR PLANTING SPECIFICATIONS SEE SHEET LP.3

REFERENCE NOTES:

PLANT SIZING AND MATURITY:
ALL PLANT SYMBOLS REPRESENT THE PLANTS SIZE AT MATURITY.

PLANT MATURITY WILL VARY BASED ON SPECIES, FULL MATURITY
OF ALL PLANTS LISTED WILL BE 2 TO 4 YEARS.  TREES WILL
CONTINUE TO MATURE OVER TIME BUT WILL BE TRIMS TO ENSURE
THE CANOPY WILL NOT HAVE CONFLICTS WITH BUILDING
OVERHANGS AND/OR ABOVE GRADE UTILITIES.
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A TREE PLANTING (DBL. STAKING)Scale: N.T.S.
PLT-DST

CITY of LOS ANGELES STREET TREE NOTES

CITY of LOS ANGELES STREET TREE DETAIL

3

4

1

2

SECTION

5

B SHRUB PLANTING Scale: N.T.S.
PLT-SHB

1. TREE STAKES (2 PER TREE)

2. TREE TRUNK

3. 3" MIN. DEPTH MULCH

4. LODGE POLE PINE TREE STAKES TREATED W/
COPPER NAPTHANATE. 2" CUT OFF BELOW
CANOPY

5. RUBBER/VINYL CINCH TIE OR APPROVED
EQUAL NAILED TO STAKE.  LOCATE AT
DEFLECTION POINT (4 PER TREE)

6. TEMPORARY WATER BASIN BERM REMOVE
PRIOR TO HYDROSEEDING OR SODDING

7. MULCH (3" MINIMUM DEPTH)

8. FINISH GRADE

9. ROOT BALL

10. 18" X 6'-0" ROOT BARRIER INSTALL @ ALL
TREES PLANTED 5' FROM WALLS, HARDSCAPE,
ETC.  MANUFACTURER BY CENTURY ROOT
BARRIERS (800) 480-8084 OR APPROVED
EQUAL

11. AMENDED BACKFILL

12. SUB-GRADE

LEGEND:

NOTES:
A. TOP OF STAKES SHALL NOT COME IN CONTACT W/ BRANCHES.
B. REFER TO SPECIFICATIONS FOR MULCH, PLANT PIT AND

AMENDMENT REQUIREMENTS
C. ALL TREES PLANTED IN TURF SHALL RECEIVE PLASTIC ARBOR

GUARDS

1. WATER BASIN FORMED BY 3" HIGH
BERM

2. FINISH GRADE (ROOT BALL 1/2"
ABOVE FINISH GRADE AFTER
SETTLEMENT)

3. ROOTBALL

4. BACKFILL MIX SHALL CONSIST OF
75% NATIVE SOIL, 25% SOIL
AMENDMENT. SEE AGRONOMY
RECOMMENDATIONS

5. FERTILIZER TABLETS. SEE
SPECIFICATIONS

LEGEND:

NOTES:
A. PLANT HOLE SHALL BE LARGER if NECESSARY to

PERMIT HANDLING and PLANTING without INJURY or
BREAKAGE of the ROOT BALL and ROOT SYSTEM

B. PLANT HOLE SIZE SHALL BE TWICE THE CONTAINER
DIAMETER

C SHRUB PLANTING Scale: N.T.S.
PLT-GRD

SECTION
3

X

SQUARE SPACING

X

PLAN

X

1

2

X

TRIANGULAR SPACING

X

(SEE PLAN) (SEE PLAN)

1. MULCH

2. PREPARED PLANT SOIL TO 6"

3. SUBGRADE

LEGEND:

NOTES:
A. REFER TO SPECS FOR

PREPARED PLANT SOIL DEPTH
& PREPARATION

B. REFER TO PLANS FOR SQUARE
OR TRIANGULAR SPACING



EASTBORNE APARTMENTS - LOS ANGELES, CA

PD EQUITIES 26, LLC
January 30, 2023 16’8’4’0’

COMPOSITE LANDSCAPE PLAN - L.1
W .  E A S T B O R N E  A V E .CONCEPT IMAGERY

GROUND LEVEL | SEE L.2

5’-6” SIDEWALK
7’0” PARKWAY

ROOFDECK | SEE L.3

GROUND LEVEL | SEE L.2

FOR OPEN SPACE TABULATION, SEE SHEET L.5

4-STORY
MULTI-FAMILY 3-STORY

MULTI-FAMILY



W .  E A S T B O R N E  A V E .

W . Q .

W . Q .

W . Q .

W . Q .

STREETSCAPE
(2) STREET TREES - PLATANUS X HISPANICA - FINAL SELECTION TO BE 

COORDINATED WITH URBAN FORESTRY AND WESTWOOD COMMUNITY DRB
490 S.F. - UC VERDE BUFFALO GRASS

STAMPED CONCRETE

STAMPED CONCRETE

TRANSFORMER VAULTTRATRATRATRAR NSFNSFNSFNSFORMORMORMORMMERERERERE VAUVAUVAUVAULTLTLTLT
SHORT TERM BIKE PARKING (2)

STAMPED CONCRETE

STAMPED CONCRETE

4-STORY
MULTI-FAMILY

3-STORY
MULTI-FAMILY

EASTBORNE APARTMENTS - LOS ANGELES, CA

PD EQUITIES 26, LLC
January 30, 2023 16’8’4’0’

GROUND LEVEL LANDSCAPE PLAN - L.2

TREE COUNT = 5 
PLANTING S.F. = 2,648 S.F.

FOR OPEN SPACE TABULATION, SEE SHEET L.5



FIRESIDE LOUNGE
•

•
•

• lounge seating 
•

•

SYNTHETIC TURF

OUTDOOR DINING
•
•
•
•

DINING ROOM
•
•
•

VIEW TERRACE
•
•

4-STORY
MULTI-FAMILY

3-STORY
MULTI-FAMILY

W .  E A S T B O R N E  A V E .

TREE COUNT = 3
PLANTING S.F. = 664 S.F.

EASTBORNE APARTMENTS - LOS ANGELES, CA

PD EQUITIES 26, LLC
January 30, 2023 16’8’4’0’

ROOFDECK LANDSCAPE PLAN - L.3

FOR OPEN SPACE TABULATION, SEE SHEET L.5



EASTBORNE APARTMENTS - LOS ANGELES, CA

PD EQUITIES 26, LLC
January 30, 2023

FRONTAGE ELEVATION - L.4

STREETSCAPE
(2) STREET TREES - PLATANUS X HISPANICA - FINAL SELECTION TO BE 

COORDINATED WITH URBAN FORESTRY AND WESTWOOD COMMUNITY DRB
490 S.F. - UC VERDE BUFFALO GRASS

24” BOX - OLEA EUROPAEA “WILSONII”

TR
EE

S

SH
RU

BS

OLEA EUROPAEA “WILSONII”
OLIVE TREE

AGAVE ATTENUATE
FOXTAIL AGAVE

LAURUS NOBILIS ‘ MONRIK’
LITTLE RAGU SWEET BAY

LOMANDRA LONGIFOLIA ‘BREEZE’
MAT RUSH

UC VERDE BUFFALO GRASSROSMARINUS OFFICINALIS ‘HUNTINGTON CARPET
ROSEMARY

PLATANUS X HISPANICA
LONDON PLANE TREE

PINUS HALEPENSIS
ALEPPO PINE TREE

TRANSFORMER



EASTBORNE APARTMENTS - LOS ANGELES, CA

PD EQUITIES 26, LLC
January 30, 2023

OPEN SPACE TABULATION & NOTES - L.5

UNITS

OPEN SPACE REQUIREMENTS 

OPEN SPACE REQUIREMENTS:

TREE QUANTITY REQUIREMENTS - MINIMUM 24 " BOX 

1 24" BOX TREE PER 4 UNITS - UNITS/4 = 

29 UNITS

8

TREES PROVIDED - 24" BOX OR GREATER

ALL TREES PLANTED IN MINIMUM 30" SOIL DEPTH

8

TOTAL TREES:

R3-1-0ZONING DESIGNATION:

Ordinance no. 170,978 (as amended)

CITY of LOS ANGELES LANDSCAPE ORDINANCE

(per Guideline "O")
LANDSCAPE POINT RECAP

POINTS REQ'D.

15 POINTS (7,501–15,000 s.f.)

ITEMS PER TABLE II

AREA OF PROJECT SITE:

13,000.2 S.F. (0.298 acres)

(50 plants at 2 pts. ea.)

207TOTAL POINTS:

#6 PLANTS with MONTHLY WATERING 100 POINTS

(25% of req'd 200 pts.)

2 POINTS#10 EXCESS FLOW METER
(master valve)

50 POINTS#9 LANDSCAPE METER

(with cycling capacity & watering schedule)
#3 AUTOMATIC IRRIGATION CONTROLLER 5 POINTS

16,735 S.F. (0.384 acres)
AREA OF PROJECT SITE:

ITEMS PER TABLE II

200 POINTS

10 POINTS

POINTS REQUIRED

WATER MANAGEMENT POINT SYSTEM
(per Guideline "AA" - City of L.A.)

CITY of LOS ANGELES - LANDSCAPE ORDINANCE

ZONING DESIGNATION:

#2  LAWN/SWIMMING POOL LESS THAN 15%
(spa and water feature less than 5% of landscape area)

#4 SOIL MOISTURE SENSOR/ANEMOMETER/ 10 POINTS
RAIN MEASURING DEVICE or SENSING SYSTEM/
EVAPOTRANSPIRATION DATA USED with
AUTOMATIC CONTROLLER

PER WESTWOOD SPECIFIC PLAN

30 POINTS#1  DRIP/TRICKLE/MICRO IRRIGATION
(5 points per circuit x 6)

STREET TREES

TREES REQUIRED:

(7,501 – 15,000 s.f.)
R3-1-0

REAR YARD =

200 S.F. PER UNIT 29 5,800 S.F.=

QTY.COMMON OPEN SPACE PROVIDED

QTY.

CAREX     50 total

4  POINTSLARGE STREET TREE (2 TREES / 2 pt./per TREE

78TOTAL POINTS:

4.

3.

CITY of LOS ANGELES LANDSCAPE NOTES

2.

1. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE
DEVELOPER/BUILDER PRIOR TO THE CLOSE OF ESCROW OF FIFTY (50)
PERCENT OF THE UNITS OF THE PROJECT OR PHASE

SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION INSTALLATION,
THE LANDSCAPE PROFESSIONAL SHALL SUBMIT TO THE
HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A CERTIFICATE OF
SUBSTANTIAL COMPLETION.

THE DEVELOPER/BUILDER SHALL MAINTAIN THE LANDSCAPING AND
IRRIGATION FOR SIXTY (60) DAYS AFTER COMPLETION OF THE
LANDSCAPE AND IRRIGATION INSTALLATION.

THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TREES AND IRRIGATION
FOR A PERIOD OF SIX (6) MONTHS AND ALL OTHER PLANTS FOR A PERIOD
OF SIXTY (60) DAYS AFTER THE LANDSCAPE AND IRRIGATION
INSTALLATION.

EXISTING TREE NOTE:
NO EXISTING TREES ON SITE TO REMAIN.

FRONT YARD TREE REQUIREMENTS

1 TREE PER 500 S.F. OF UNPAVED FRONT YARD

TREES PROVIDED - 24" BOX OR GREATER
2 TOTAL TREES 2 TREES

TREES REQUIRED:

(PER LA CITY ZONING CODE,

REQUIREMENT MET

TOTAL FRONT YARD S.F. = 616 S.F.

SECTION 12.21C1(G))

POTENTIAL LANDSCAPE AREA
POTENTIAL LANDSCAPE AREA = (SITE) 13,000 S.F. - (BUILDING)  8,082 S.F.   =

TOTAL LANDSCAPE AREA PROVIDED 2,631 S.F.=

4,918 S.F.

SOLAR ACCESS / CONDITIONS OF APPROVAL NOTE:
THE SOLAR ACCESS REPORT AND THE TENTATIVE TRACT CONDITIONS OF APPROVAL WILL BE
REVIEWED PRIOR TO PREPARING THE LANDSCAPE PLAN.  THE LANDSCAPE PLAN WILL SATISFY
TENTATIVE TRACT CONDITIONS.

SLOPE NOTE:
NO SLOPES OVER 6' HEIGHT EXIST ON THIS SITE.

FRONT YARD =

750 S.F.

750 S.F.

TOTAL 2,451 S.F.=

20% DECREASE PER TOC TIER 2 = 0.20 X 5,800 - 1,160 S.F.

=

SETBACKS = 951 S.F.

LEVEL 1 = 5

ROOFTOP = 3

FIRST FLOOR COMMON OPEN SPACE PROVIDED

CONTINUOUSLY PLANTED PARKWAY 
(1 POINT PER LINEAR FOOT OF PARKWAY)

74  POINTS

4,640 S.F.TOTAL 

ROOFDECK #1 AND #2 = 2,242 S.F.

ROOF DECK COMMON OPEN SPACE PROVIDED

TOTAL 4,640 S.F.=

LANDSCAPE REQUIREMENTS:

50% OF FRONT, REAR AND SIDE YARDS SHALL BE LANDSCAPED

TOTAL FRONT, REAR AND SIDE YARDS = 4,640 S.F. X 50% = 2,320 S.F. REQUIRED

TOTAL LANDSCAPE PROVIDED = 2,695 S.F. PROVIDED

50%  OF REQUIRED OPEN SPACE SHALL BE LANDSCAPED

4,640 S.F. COMMON OPEN SPACE X 50% = 2,320 S.F. REQUIRED

PROVIDED: 3,145 S.F.

PER TOC TIER 2 = 2,688 SF REQUIRED AT GROUND LEVEL



CPC-202 - -DB-DRB-SPP-HCA 

EXHIBIT B 

SITE PHOTOS, ZIMAS PROFILE REPORT, AND 
MAPS 
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Map 2 – Aerial view of subject property and surrounding area. 

N

– Indicates location of photo

SUBJECT 
PROPERTY

Map 1 – Photo Key Map.

SUBJECT 
PROPERTY

##
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Photo 1 – View of subject property frontage along Eastborne Avenue looking northerly.

Photo 2 – View of property along Eastborne Avenue looking easterly.
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Photo 3 – View of property across Eastborne Avenue looking southerly.

Photo 4 – View of property along Eastborne Avenue looking westerly.



City of Los Angeles
Department of City Planning

 
2/8/2024

PARCEL PROFILE REPORT (modified version)
 Address/Legal Information

 PIN Number 132B157  1046

 Lot/Parcel Area (Calculated) 6,500.1 (sq ft)

 Thomas Brothers Grid PAGE 632 - GRID C4

 Assessor Parcel No. (APN) 4326026021

 Tract TR 4677

 Map Reference M B 92-24/31

 Block 26

 Lot 21

 Arb (Lot Cut Reference) None

 Map Sheet 132B157

 Jurisdictional Information

 Community Plan Area Westwood

 Area Planning Commission West Los Angeles

 Neighborhood Council Westwood

 Council District CD 5 - Katy Young Yaroslavsky

 Census Tract # 2656.01

 LADBS District Office West Los Angeles

 Permitting and Zoning Compliance Information

 Administrative Review None

 Planning and Zoning Information

 Special Notes None

 Zoning [Q]R3-1-O

 Zoning Information (ZI) ZI-2192 Specific Plan: West Los Angeles Transportation Improvement
and Mitigation

  ZI-1447 Specific Plan: Westwood Community Design Review Board

  ZI-1446 Specific Plan: Westwood Community Plan Multiple Family
Residential Development Standards

  ZI-2452 Transit Priority Area in the City of Los Angeles

  ZI-2442 Preliminary Fault Rupture Study Area

  ZI-1022 Parcel/Tract Map Conditions Clearance

  ZI-2441 Alquist-Priolo Earthquake Fault Zone

  ZI-2512 Housing Element Inventory of Sites

 General Plan Land Use Medium Residential

 General Plan Note(s) Yes

 Hillside Area (Zoning Code) No

 Specific Plan Area WEST LOS ANGELES TRANSPORTATION IMPROVEMENT AND
MITIGATION

      Subarea None

 Specific Plan Area WESTWOOD COMMUNITY DESIGN REVIEW BOARD

      Subarea None

 Specific Plan Area WESTWOOD COMMUNITY PLAN MULTIPLE FAMILY RESIDENTIAL
DEVELOPMENT STANDARDS

      Subarea None

      Special Land Use / Zoning None

 Historic Preservation Review No

 Historic Preservation Overlay Zone None

 Other Historic Designations None

 Mills Act Contract None

PROPERTY ADDRESSES

10609 W EASTBORNE AVE

10611 W EASTBORNE AVE

10613 W EASTBORNE AVE

10609 1/2 W EASTBORNE AVE

10613 1/2 W EASTBORNE AVE

 

ZIP CODES

90024

 

RECENT ACTIVITY

PAR-2023-5920-AHRF

PAR-2022-3770-TOC

ADM-2021-9170-TOC

 

CASE NUMBERS

CPC-2023-6883-CU-DB-DRB-SPP-
HCA

CPC-2021-795-SP

CPC-2014-1457-SP

CPC-1987-12142

CPC-12339

ORD-187644

ORD-186108

ORD-183497

ORD-171492

ORD-171227

ORD-163205

ORD-163204

ORD-163203

ORD-163196

ORD-129279

ORD-121038

DIR-2022-8219-TOC-DRB-SPP-HCA

DIR-2007-1077-DRB-SPP

TT-69623-CN

TT-49748-C

TT-41445

ENV-2023-6884-CE

ENV-2022-8220-CE

ENV-2014-1458-EIR-SE-CE

ENV-2007-3325-MND

ENV-2007-1078-CE

MND-90-952-SUB

 

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org    |    planning.lacity.gov



 CDO: Community Design Overlay None

 CPIO: Community Plan Imp. Overlay None

      Subarea None

 CUGU: Clean Up-Green Up None

 HCR: Hillside Construction Regulation No

 NSO: Neighborhood Stabilization Overlay No

 POD: Pedestrian Oriented Districts None

 RBP: Restaurant Beverage Program Eligible
Area

None

 RFA: Residential Floor Area District None

 RIO: River Implementation Overlay No

 SN: Sign District No

 AB 2334: Very Low VMT Yes

 AB 2097: Reduced Parking Areas Yes

 Streetscape No

 Adaptive Reuse Incentive Area None

 Affordable Housing Linkage Fee

      Residential Market Area High

      Non-Residential Market Area High

 Transit Oriented Communities (TOC) Tier 2

 ED 1 Eligibility Eligible Site

 RPA: Redevelopment Project Area None

 Central City Parking No

 Downtown Parking No

 Building Line None

 500 Ft School Zone No

 500 Ft Park Zone No

 Assessor Information

 Assessor Parcel No. (APN) 4326026021

 Ownership (Assessor)  

      Owner1 PD EQUITIES 26 LLC AND

      Owner2 HANASAB,EBBY

      Address 822 S ROBERTSON BLVD STE 207
LOS ANGELES CA 90035

 Ownership (Bureau of Engineering, Land
Records)

 

      Owner PD EQUITIES 26 LLC HANASAB, EBBY

      Address 822 S ROBERTSON BLVD STE 303
LOS ANGELES CA 90035

 APN Area (Co. Public Works)* 0.149 (ac)

 Use Code 0400 - Residential - Four Units  (Any Combination) - 4 Stories or Less

 Assessed Land Val. $2,186,743

 Assessed Improvement Val. $832,320

 Last Owner Change 06/08/2022

 Last Sale Amount $9

 Tax Rate Area 67

 Deed Ref No. (City Clerk) 774754

  62166

  396723

  3053599

  279722-24

  2712833

  2712832

  2704439

  1498332

  1287489

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org    |    planning.lacity.gov



  0609630

  0-286

 Building 1  

      Year Built 1940

      Building Class D6

      Number of Units 4

      Number of Bedrooms 4

      Number of Bathrooms 4

      Building Square Footage 4,880.0 (sq ft)

 Building 2 No data for building 2

 Building 3 No data for building 3

 Building 4 No data for building 4

 Building 5 No data for building 5

 Rent Stabilization Ordinance (RSO) Yes [APN: 4326026021]

 Additional Information

 Airport Hazard None

 Coastal Zone None

 Santa Monica Mountains Zone No

 Farmland Area Not Mapped

 Urban Agriculture Incentive Zone YES

 Very High Fire Hazard Severity Zone No

 Fire District No. 1 No

 Flood Zone Outside Flood Zone

 Watercourse No

 Hazardous Waste / Border Zone Properties No

 Methane Hazard Site Methane Zone

 High Wind Velocity Areas No

 Special Grading Area (BOE Basic Grid Map A-
13372)

Yes

 Wells None

 Seismic Hazards

 Active Fault Near-Source Zone  

      Nearest Fault (Distance in km) 0.0006806184

      Nearest Fault (Name) Santa Monica Fault

      Region Transverse Ranges and Los Angeles Basin

      Fault Type B

      Slip Rate (mm/year) 1.00000000

      Slip Geometry Left Lateral - Reverse - Oblique

      Slip Type Moderately / Poorly Constrained

      Down Dip Width (km) 13.00000000

      Rupture Top 0.00000000

      Rupture Bottom 13.00000000

      Dip Angle (degrees) -75.00000000

      Maximum Magnitude 6.60000000

 Alquist-Priolo Fault Zone Yes

 Landslide No

 Liquefaction No

 Preliminary Fault Rupture Study Area No

 Tsunami Inundation Zone No

 Economic Development Areas

 Business Improvement District None

 Hubzone Not Qualified

 Jobs and Economic Development Incentive
Zone (JEDI)

None

 Opportunity Zone No

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org    |    planning.lacity.gov



 Promise Zone None

 State Enterprise Zone None

 Housing

 Direct all Inquiries to Los Angeles Housing Department

      Telephone (866) 557-7368

      Website https://housing.lacity.org

 Rent Stabilization Ordinance (RSO) Yes [APN: 4326026021]

 Ellis Act Property No

 AB 1482: Tenant Protection Act No

 Housing Crisis Act Replacement Review Yes

 Housing Element Sites

      HE Replacement Required Yes

      SB 166 Units 0.17 Units, Above Moderate

 Housing Use within Prior 5 Years Yes

 Public Safety

 Police Information  

      Bureau West

           Division / Station West Los Angeles

                Reporting District 834

 Fire Information  

      Bureau West

           Battallion 9

                District / Fire Station 37

      Red Flag Restricted Parking No

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.

Case Number: CPC-2023-6883-CU-DB-DRB-SPP-HCA

Required Action(s): CU-CONDITIONAL USE

 DB-DENSITY BONUS

 DRB-DESIGN REVIEW BOARD

 SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

 HCA-HOUSING CRISIS ACT

Project Descriptions(s): Pursuant to LAMC 12.22 A.25 & 12.24 U.26, to permit the demolition of muilti-family dwelling & a construction of a new 5-story, 29 unit
muilti-family dwelling; utilizing a 65% density bonus, with On-Menu Incentives for height increase of 11 ft yo allow 56 ft in lieu of 45 ft,
an increase in FAR (from 4.05:1 to 3:1), and decrease open space of 20% to allow 4,640 sf in lieu of 5,800 sf, setting aside 23%
extremely low / very low / medium income (17 units); Requesting XXX additional incentives to XXX

Case Number: CPC-2021-795-SP

Required Action(s): SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Project Descriptions(s): SPECIFIC PLAN AMENDMENT TO WESTWOOD VILLAGE SPECIFIC PLAN

Case Number: CPC-2014-1457-SP

Required Action(s): SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Project Descriptions(s): SPECIFIC PLAN AMENDMENT

Case Number: CPC-1987-12142

Required Action(s): Data Not Available

Project Descriptions(s): PREPARE AND SUBMIT CONCURRENTLY WITH THE SUBJECT PLAN AMENDMENTS THE APPROPRIATE SPECIFIC PLAN
ORDINANCE AND ZONE CHANGE ORDINANCES (LANDINI)

Case Number: DIR-2022-8219-TOC-DRB-SPP-HCA

Required Action(s): TOC-TRANSIT ORIENTED COMMUNITIES

 DRB-DESIGN REVIEW BOARD

 SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

 HCA-HOUSING CRISIS ACT

Project Descriptions(s): PURSUANT TO LAMC SECTION 12.22 A.31 A TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE
PROGRAM FOR THE CONSTRUCTION, USE AND MAINTENACE OF N 5 STORY, 56 FT IN HEIGHT APT. BLDG WITH 28 UNITS, 3
ELI (9%)

PURSUANT TO 11.5.7 A PROJECT PERMIT COMPLIANCE REVIEW WITH THE WESTWOOD COMMUNITY PLAN MULTIPLE
FAMILY RESIDENTIAL DEVELOPMENT STANDARDS SPECIFIC PLAN.

PURSUANT TO LAMC 16.50 A DESIGN REVIEW BOARD FINAL REVIEW BY THE WESTWOOD COMMUNITY DESIGN REVIEW
BOARD.

Case Number: DIR-2007-1077-DRB-SPP

Required Action(s): DRB-DESIGN REVIEW BOARD

 SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

Project Descriptions(s): A FINAL MANDATORY DESIGN REVIEW FOR THE PROPOSED NEW 4-STORY, 12-UNIT RESIDENTIAL BUILDING IN THE
WESTWOOD VILLAGE SPECIFIC PLAN AREA PURSUANT TO SEC. 16.50-D OF THE LAMC.

A PROJECT PERMIT COMPLIANCE REVIEW FOR THE PROPOSED NEW 4-STORY, 12-UNIT RESIDENTIAL BUILDING IN THE
WESTWOOD VILLAGE SPECIFIC PLAN AREA PURSUANT TO SEC. 11.5.7-C OF THE LAMC.

Case Number: TT-69623-CN

Required Action(s): CN-NEW CONDOMINIUMS

Project Descriptions(s): TENTATIVE TRACT MAP FOR 12 RESIDENTIAL CONDOMINIUMS, WITH 24,6 GUEST, PARKING SPACES, ON 0.30 ACRES OF
LAND, WITIHIN THE (Q)R3-1.

Case Number: TT-49748-C

Required Action(s): C-PRIVATE STREET MODIFICATIONS (3RD REQUEST)

Project Descriptions(s): 

Case Number: ENV-2023-6884-CE

Required Action(s): CE-CATEGORICAL EXEMPTION

Project Descriptions(s): Pursuant to LAMC 12.22 A.25 & 12.24 U.26, to permit the demolition of muilti-family dwelling & a construction of a new 5-story, 29 unit
muilti-family dwelling; utilizing a 65% density bonus, with On-Menu Incentives for height increase of 11 ft yo allow 56 ft in lieu of 45 ft,
an increase in FAR (from 4.05:1 to 3:1), and decrease open space of 20% to allow 4,640 sf in lieu of 5,800 sf, setting aside 23%
extremely low / very low / medium income (17 units); Requesting XXX additional incentives to XXX

Case Number: ENV-2022-8220-CE

Required Action(s): CE-CATEGORICAL EXEMPTION

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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Project Descriptions(s): PURSUANT TO LAMC SECTION 12.22 A.31 A TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE
PROGRAM FOR THE CONSTRUCTION, USE AND MAINTENACE OF N 5 STORY, 56 FT IN HEIGHT APT. BLDG WITH 28 UNITS, 3
ELI (9%)

PURSUANT TO 11.5.7 A PROJECT PERMIT COMPLIANCE REVIEW WITH THE WESTWOOD COMMUNITY PLAN MULTIPLE
FAMILY RESIDENTIAL DEVELOPMENT STANDARDS SPECIFIC PLAN.

PURSUANT TO LAMC 16.50 A DESIGN REVIEW BOARD FINAL REVIEW BY THE WESTWOOD COMMUNITY DESIGN REVIEW
BOARD.

Case Number: ENV-2014-1458-EIR-SE-CE

Required Action(s): EIR-ENVIRONMENTAL IMPACT REPORT

 SE-STATUTORY EXEMPTIONS

 CE-CATEGORICAL EXEMPTION

Project Descriptions(s): ENVIRONMENTAL IMPACT REPORT

Case Number: ENV-2007-3325-MND

Required Action(s): MND-MITIGATED NEGATIVE DECLARATION

Project Descriptions(s): TENTATIVE TRACT MAP FOR 12 RESIDENTIAL CONDOMINIUMS, WITH 24,6 GUEST, PARKING SPACES, ON 0.30 ACRES OF
LAND, WITIHIN THE (Q)R3-1.

Case Number: ENV-2007-1078-CE

Required Action(s): CE-CATEGORICAL EXEMPTION

Project Descriptions(s): A FINAL MANDATORY DESIGN REVIEW FOR THE PROPOSED NEW 4-STORY, 12-UNIT RESIDENTIAL BUILDING IN THE
WESTWOOD VILLAGE SPECIFIC PLAN AREA PURSUANT TO SEC. 16.50-D OF THE LAMC.

A PROJECT PERMIT COMPLIANCE REVIEW FOR THE PROPOSED NEW 4-STORY, 12-UNIT RESIDENTIAL BUILDING IN THE
WESTWOOD VILLAGE SPECIFIC PLAN AREA PURSUANT TO SEC. 11.5.7-C OF THE LAMC.

Case Number: MND-90-952-SUB

Required Action(s): SUB-SUBDIVISIONS

Project Descriptions(s): Data Not Available

 

DATA NOT AVAILABLE
CPC-12339

ORD-187644

ORD-186108

ORD-183497

ORD-171492

ORD-171227

ORD-163205

ORD-163204

ORD-163203

ORD-163196

ORD-129279

ORD-121038

TT-41445

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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ZIMAS INTRANET Generalized Zoning 02/08/2024
City of Los Angeles

Department of City Planning

Address: 10609 W EASTBORNE AVE Tract: TR 4677 Zoning: [Q]R3-1-O

APN: 4326026021 Block: 26 General Plan: Medium Residential

PIN #: 132B157  1046 Lot: 21  

 Arb: None  



LAND USE
RESIDENTIAL

Minimum Residential

Very Low / Very Low I Residential

Very Low II Residential

Low / Low I Residential

Low II Residential

Low Medium / Low Medium I Residential

Low Medium II Residential

Medium Residential

High Medium Residential

High Density Residential

Very High Medium Residential

COMMERCIAL

Limited Commercial

Limited Commercial - Mixed Medium Residential

Highway Oriented Commercial

Highway Oriented and Limited Commercial

Highway Oriented Commercial - Mixed Medium Residential

Community Commercial

Community Commercial - Mixed High Residential

Regional Center Commercial

INDUSTRIAL

Commercial Manufacturing

Limited Manufacturing

Light Manufacturing

Heavy Manufacturing

PARKING

PORT OF LOS ANGELES

General / Bulk Cargo - Non Hazardous (Industrial / Commercial)

General / Bulk Cargo - Hazard

Commercial Fishing

Recreation and Commercial

Intermodal Container Transfer Facility Site

LOS ANGELES INTERNATIONAL AIRPORT
Airport Landside

Airport Airside 

Airport Northside

OPEN SPACE / PUBLIC FACILITIES

Open Space

Public / Open Space

Public / Quasi-Public Open Space

Other Public Open Space

Public Facilities

FRAMEWORK
COMMERCIAL

Neighborhood Commercial

General Commercial

Community Commercial

Regional Mixed Commercial

INDUSTRIAL

Limited Industrial

GENERAL PLAN LAND USE

Light Industrial

Hybrid Industrial

OS, GW

A, RA

RE, RS, R1, RU, RZ, RW1

R2, RD, RMP, RW2, R3, RAS, R4, R5, PVSP

CR, C1, C1.5, C2, C4, C5, CW, WC, ADP, LASED, CEC, USC, PPSP, MU, NMU

CM, MR, CCS, UV, UI, UC, M1, M2, LAX, M3, SL, HJ, HR, NI

P, PB

PF

GENERALIZED ZONING

LEGEND
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Arterial Mountain Road

Collector Scenic Street

Collector Street

Collector Street (Hillside)

Collector Scenic Street (Proposed)

Major Scenic Highway

Major Scenic Highway II

Mountain Collector Street

Park Road

Parkway

Principal Major Highway

Private Street

Scenic Divided Major Highway II

Scenic Park

Scenic Parkway

Secondary Highway

Secondary Scenic Highway

Special Collector Street

Super Major Highway

MSA Desirable Open Space

Major Scenic Controls

Multi-Purpose Trail

Natural Resource Reserve

Park Road

Park Road (Proposed)

Quasi-Public

Rapid Transit Line

Residential Planned Development

Scenic Highway (Obsolete)

Secondary Scenic Controls

Secondary Scenic Highway (Proposed)

Site Boundary

Southern California Edison Power

Special Study Area

Stagecoach Line

Wildlife Corridor

CIRCULATION

Collector Street (Proposed)

Country Road

Divided Major Highway II

Divided Secondary Scenic Highway

Local Scenic Road

Local Street

Major Highway I

Major Highway II

FREEWAYS
Freeway

Interchange

Railroad

Scenic Freeway Highway

MISC. LINES
Airport Boundary

Bus Line

Coastal Zone Boundary

Coastline Boundary

Commercial Areas

Community Redevelopment Project Area

Commercial Center

Country Road

DWP Power Lines

Desirable Open Space

Detached Single Family House

Endangered Ridgeline

Equestrian and/or Hiking Trail

Hiking Trail

Historical Preservation

Horsekeeping Area

Local Street



POINTS OF INTEREST



Lot Line
Tract Line

Lot Cut
Easement
Zone Boundary

Building Line
Lot Split

Community Driveway
Tract Map
Parcel Map

Airport Hazard Zone

Census Tract

Coastal Zone
Council District

Downtown Parking
Fault Zone
Fire District No. 1

Flood Zone
Hazardous Waste
High Wind Zone
Hillside Grading
Historic Preservation Overlay Zone

Very High Fire Hazard Severity Zone 
Wells - Acitive
Wells - Inactive

OTHER SYMBOLS

Building Outlines 2014
Building Outlines 2008

COASTAL ZONE
Coastal Commission Permit Area

Dual Permit Jurisdiction Area

Single Permit Jurisdiction Area

Not in Coastal Zone

CT Charter School

ES Elementary School

Other Facilities

Park / Recreation Centers

Parks

Performing /  Visual Arts Centers SP Span School

Recreation Centers

Senior Citizen Centers

OS Opportunity School

HS High School

SE Special Education School

MS Middle School

SCHOOLS/PARKS WITH 500 FT.  BUFFER

TRANSIT ORIENTED COMMUNITIES (TOC)

Tier 1

Tier 2

Tier 3

Tier 4

Note: TOC Tier designation and map layers are for reference purposes only. Eligible projects shall demonstrate compliance with Tier eligibility standards
prior to the issuance of any permits or approvals. As transit service changes, eligible TOC Incentive Areas will be updated.

WAIVER OF DEDICATION OR IMPROVEMENT
Public Work Approval (PWA)

Waiver of Dedication or Improvement (WDI) 

Existing School/Park Site Planned School/Park Site

Early Education CenterEEC

Aquatic Facilities 

Beaches

Child Care Centers

Dog Parks

Golf Course

Historic Sites 

Horticulture/Gardens 

Skate Parks

!(

2020

2017



10605 Eastborne Vicinity Map





CPC-202 - - DB-DRB-SPP-HCA 

EXHIBIT C 

AGENCY CORRESPONDENCE 

C1 – Los Angeles Housing Department – 
Replacement Unit Determination  

C2 – DCP Housing Services Unit – 
Affordable Housing Referral Form 

C3 – Department of Building and Safety -
Preliminary Zoning Assessment 



 

SB 8 Determination HIMS #22-129321 

 
 
 
 
 
 
DATE:  August 23, 2023 
 
TO: PD Equities 26, LLC, a California limited liability company and Ebby Hanasab, a single man, as  
 Tenants in Common, Owner 
 PD Equities 26, LLC, a California limited liability company, as to an undivided 81.57% interest and  
 Eddy Hanasab, a Single Man, as to an undivided 18.43% interest, Owner 
  
FROM: Marites Cunanan, Senior Management Analyst II 

Los Angeles Housing Department 
 
SUBJECT: Housing Crisis Act of 2019 (SB 8/HE) 
 Amended (DB) Replacement Unit Determination  
 RE: 10609-10613 ½ W. Eastborne Ave., Los Angeles, CA 90024 
         10605-10607 ½ W. Eastborne Ave., Los Angeles, CA 90024 
 
Based on the SB 8 Application for an Amended Replacement Unit Determination (RUD) submitted by Matthew 
Hayden (Owner Contact) on behalf of PD Equities 26, LLC, a California limited liability company and Ebby Hanasab, 
a single man, as Tenants in Common (Owner) and PD Equities 26, LLC, a California limited liability company, as to 
an undivided 81.57% interest and Eddy Hanasab, a Single Man, as to an undivided 18.43% interest (Owner) for the 
above-referenced property located at 10609-10613 ½ W. Eastborne Ave. and 10605-10607 ½ W. Eastborne Ave. 
(APNs 4326-026-021 and 4326-026-022) (Property), the Los Angeles Housing Department (LAHD) has made the 
following determination. Seven (7) units exist/existed on the property within the last five (5) years. Seven (7) Rent 
Stabilization Ordinance (RSO) units are subject to replacement pursuant to the requirements of California 
Government Code Section 66300, as "protected units" with three (3) of the seven (7) units subject to replacement as 
affordable "Protected Units" and the remaining four (4) unit subject to replacement at market rate. 
  
PROJECT SITE REQUIREMENTS: 
 
The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 et seq.), prohibits 
the approval of any proposed housing development project (“Project”) on a site (“Property”) that will require 
demolition of existing dwelling units or occupied or vacant “Protected Units” unless the Project replaces those units 
as specified below. The replacement requirements below apply to the following projects: 

● Discretionary Housing Development Projects that receive a final approval from Los Angeles City 
Planning (LACP) on or after January 1, 2022, 

● Ministerial On-Menu Density Bonus, SB 35 and AB 2162 Housing Development Projects that submit 
an application to LACP on or after January 1, 2022, and 

● Ministerial Housing Development Projects that submit a complete set of plans to the Los Angeles 
Department of Building & Safety (LADBS) for Plan Check and permit on or after January 1, 2022. 

Replacement of Existing Dwelling Units 
The Project shall provide at least as many residential dwelling units as the greatest number of residential dwelling 
units that existed on the Property within the past 5 years. 

 
 
 

Replacement of Existing or Demolished Protected Units 
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The Project must also replace all existing or demolished “Protected Units”. Protected Units are those residential 
dwelling units on the Property that are, or were, within the 5 years prior to the owner’s application for a SB 8 
Replacement Unit Determination (SB 8 RUD): (1) subject to a recorded covenant, ordinance, or law that restricts 
rents to levels affordable to persons and families of lower or very low income, (2) subject to any form of rent or 
price control through a public entity’s valid exercise of its police power within the 5 past years (3) occupied by 
lower or very low income households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease 
per the Ellis Act, within the past 10 years. 
 
Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the INCOME level of the 
occupants (i.e. W-2 forms, tax return, pay stubs, etc.). The Los Angeles Housing Department (LAHD) will send 
requests for information to each occupant of the existing project. Requests for information can take two (2) or more 
weeks to be returned. It is the owner’s responsibility to work with the occupants to ensure that the requested 
information is timely produced. 

 
● In the absence of occupant income documentation: Affordability will default to the percentage of 

extremely low, very low or low income renters in the jurisdiction as shown in the latest HUD 
Comprehensive Housing Affordability Strategy (CHAS) database, which as of October 1, 2021, is at 
28% extremely low income, 18% very low income and 18% low income for Transit Oriented 
Communities (TOC) projects and 46% very low income and 18% low income for Density Bonus projects. 
In the absence of specific entitlements, the affordability will default to 46% very low income and 18% 
low income. The remaining 36% of the units are presumed above-low income. All replacement 
calculations resulting in fractional units shall be rounded up to the next whole number. 

 
Replacement of Protected Units Subject to the Rent Stabilization Ordinance (RSO), Last Occupied by Persons or 
Families at Moderate Income or Above 
The City has the option to require that the Project provide: (1) replacement units affordable to low income 
households for a period of 55 years (rental units subject to a recorded covenant), OR (2) require the units to be 
replaced in compliance with the RSO. 

 
Relocation, Right to Return, Right to Remain: 
All occupants of Protected Units (as defined in California Government Code Section 66300(d)(2)(F)(vi)) being 
displaced by the Project have the right to remain in their units until six (6) months before the start of construction 
activities with proper notice subject to Chapter 16 (Relocation Assistance) of Division 7, Title I of the California 
Government Code (“Chapter 16”). However, all Lower Income Household (as defined in California Health and 
Safety Code Section 50079.5) occupants of Protected Units are also entitled to: (a) Relocation benefits also subject 
to Chapter 16, and (b) the right of first refusal (“Right to Return”) to a comparable unit (same bedroom type) at the 
completed Project. If at the time of lease up or sale (if applicable) of a comparable unit, a returning occupant remains 
income eligible for an "affordable rent" (as defined in California Health and Safety Code Section 50053) or if for 
sale, an “affordable housing cost” (as defined in California Health and Safety Code Section 50052.5), owner must 
also provide the comparable unit at the "affordable rent" or “affordable housing cost”, as applicable. This provision 
does not apply to: (1) a Project that consists of a Single Family Dwelling Unit on a site where a Single Family 
Dwelling unit is demolished, and (2) a Project that consists of 100% lower income units except Manager’s Unit. 
 
THE PROPOSED HOUSING DEVELOPMENT PROJECT: 
 
Per the statement received by LAHD on July 24, 2023, the Owner plans to demolish the existing buildings containing 
seven (7) total units and construct a new apartment building with twenty-eight (28) units on the Property pursuant to 
Density Bonus (DB) Guidelines.   
 
 
 
PROPERTY STATUS (AKA THE “PROJECT SITE”): 
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Owner submitted an initial Application for a RUD for the Property on June 30, 2022. In order to comply with the 
required five (5)-year lookback period, LAHD collected and reviewed data from June 2017 to June 2022.   
 
Review of Documents: 
 
Pursuant to the Grant Deed, the Owner acquired the Property under APN # 4326-026-021 on May 10, 2022, and the 
Property under APN # 4326-026-022 on June 8, 2022. 
 
Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing 
Information Management System (BIMS) database, and the Code, Compliance, and Rent Information System (CRIS) 
database, indicates the following use codes: 
 

APN ADDRESS(ES) USE CODE 
4326-026-021 10609-10613 ½ W. Eastborne Ave. 0500 - Residential – Four Units  
4326-026-022 10605-10607 ½ W. Eastborne Ave. 0300 - Residential – Three Units  

 
Google Earth, Google Street View, and an Internet Search confirm that the Property contains two multi-residential 
apartment buildings. 
 
The Los Angeles Department of Building and Safety (LADBS) database indicates that the Owner has not applied for 
a Demolition Permit, but has applied for a Building Permit Application # 22010-10000-03031, permit not issued yet. 
 
REPLACEMENT UNIT DETERMINATION: 
 
The Existing Residential Dwelling Units at the Property within the last five (5) years:  
 

 ADDRESS BEDROOM TYPE “PROTECTED?” BASIS OF “PROTECTED” 
STATUS 

1 10605 W. Eastborne Ave. 2 Bedrooms Yes RSO Unit 
2 10607 W. Eastborne Ave. 2 Bedrooms Yes RSO Unit 
3 10607 ½ W. Eastborne Ave. 2 Bedrooms Yes RSO Unit 
4 10609 W. Eastborne Ave. 1 Bedroom Yes RSO Unit 
5 10609 ½ W. Eastborne Ave. 1 Bedroom Yes RSO Unit 
6 10611 W. Eastborne Ave. 1 Bedroom Yes RSO Unit 
7 10613 W. Eastborne Ave. 1 Bedroom Yes RSO Unit 

Total: 7 Units 10 Bedrooms   
 
Vacancy/Occupancy of Units: 
 
On August 26, 2022, tenant letter packages were sent to all seven (7) units on the Property most commonly known 
as 10605-10607 ½ W. Eastborne Ave. and 10609-10613 W. Eastborne Ave. 
 
On August 29, 2022, the Owner submitted the following documents for the tenant residing in 10605 W. Eastborne 
Ave.: signed occupant’s statement, rental lease agreement, driver’s license, 2017-2021 W-2 forms, 2019-2021 tax 
returns, and 2017-2022 pay stubs. After reviewing the documents, LAHD has determined that 10605 W. Eastborne 
Ave. is not an affordable unit within the five (5)-year lookback period. 
 
On September 7, 2022, the Owner submitted the following documents for the tenant residing in 10607 W. Eastborne 
Ave.: signed occupant’s statement, rental lease agreement, driver’s license, 2017-2020 individual income tax returns, 
2017-2020 corporation income tax returns, signed accountant’s letters verifying individual and business income for 
2021, and utility bills. After reviewing the documents, LAHD has determined that 10607 W. Eastborne Ave. is not 
an affordable unit within the five (5)-year lookback period. 
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On September 26, 2022, LAHD reviewed the income documents of the tenant residing in 10609 W. Eastborne Ave. 
over a Zoom meeting. The tenant also submitted a letter from SoCal Gas demonstrating proof of residency at the unit 
throughout the lookback period on September 14, 2022, and the signed occupant’s statement on September 27, 2022. 
After reviewing the income documents, LAHD has determined that 10609 W. Eastborne Ave. is considered a Very 
Low Income affordable unit within the five (5)-year lookback period. 
 
On September 30, 2022, the Owner submitted the following documents for the tenant residing in 10613 W. Eastborne 
Ave.: signed occupant’s statement, rental lease agreement, driver’s license, 2018-2021 W-2 forms, and two recent 
paystubs from 2022. After reviewing the documents, LAHD has determined that 10613 W. Eastborne Ave. is not an 
affordable unit within the five (5)-year lookback period. 
 
Unless tenant income verification documents prove the remaining unit(s) was/were occupied by a lower income or 
below lower income household(s) at the time of application, the bedroom size of the existing units and the 
proportionality of the bedroom sizes of the new units, whichever is more restrictive will be considered to determine 
the bedroom types of the replacement units. 
 
Pursuant to (SB 8), where incomes of existing or former tenants are unknown, the required percentage of affordability 
is determined by the percentage of extremely low, very low, and low income rents in the jurisdiction as shown in the 
HUD Comprehensive Housing Affordability Strategy (CHAS) database. At present, the Comprehensive Housing 
Affordability Strategy (CHAS) database shows 28% extremely low income, 18% very low income and 18% low 
income for Transit Oriented Communities (TOC) projects and 46% very low income and 18% low income for Density 
Bonus projects. The remaining 36% of the units are presumed above-low income. 
 

Number of Existing Protected Units within five (5) years of Owner’s application: 7 
Number of Protected Units Ellised within the last (10) years: 0 
Number of Affordable Replacement Units required per CHAS: 

  
Project using TOC 

Project using DB or 
No Entitlements 

3 Units x 64% 2 Units 2 Units 
Extremely Low 1 Unit 0 Units 
Very Low    1 Unit 1 Unit 
Low   0 Units 1 Unit 
Market Rate RSO units 1 Unit 1 Unit 

 

2 

Number of Affordable Replacement Units per tenant income verification (Very Low): 
Unit 10609 W. Eastborne Ave. 1 

Number of Units not affordable per tenant income verification: 
Units 10605 W. Eastborne Ave., 10607 W. Eastborne Ave., 10613 W. Eastborne Ave. 3 

Number of Unit(s) presumed to be above-lower income subject to replacement: 1 
 
For Rental: 
 
Income verification documents were provided for four (4) units at the Property. The unit at 10609 W. Eastborne Ave. 
was verified to be occupied by a Very Low Income household within the last five (5) years and must be replaced with 
the exact same bedroom type and restricted to Very Low Income Households. The units at 10605 W. Eastborne Ave., 
10607 W. Eastborne Ave., and 10613 W. Eastborne Ave. were verified to be above  
 
Insufficient or no income documents were provided for the three (3) remaining units. Pursuant to CHAS, two (2) 
units need to be replaced with equivalent type units. For TOC projects, the replacement requirements will consist of 
one (1) unit restricted to Extremely Low Income Households and one (1) unit restricted to Very Low Income 
Households. For DB projects or projects with no entitlements, the replacement requirement will consist of two (1) 
units restricted to Very Low Income Households and one (1) unit restricted to Low Income Households. 
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For the one (1) remaining unit presumed to have been occupied by an above-lower income person or household, as 
permitted by California Government Code §65915(c)(3)(C)(ii), the City has opted to require that the unit be replaced 
with equivalent type at market rate in compliance with the RSO. 
 
Please note that all the new units may be subject to RSO requirements unless the RSO is not applicable, or an RSO 
Exemption is filed and approved by the RSO Section. This determination is provisional and subject to verification by 
the RSO Section.  
 
This SB 8 determination only applies if the proposed project is a rental project and not condominiums. In the event 
the project changes to condominiums, the owner needs to request a SB 8 amendment to reflect 100% replacement of 
the units. This RUD will apply to TOC projects, DB projects, and projects not requesting entitlements. 
 
NOTE:  This determination is provisional and is subject to verification by LAHD’s Rent Division. 
 
If you have any questions about this RUD, please contact Peter Monti at peter.monti@lacity.org 
 
cc: Los Angeles Housing Department File 
             PD Equities 26, LLC, a California limited liability company and Ebby Hanasab, a single man, as Tenants in  
             Common, Owner 
             PD Equities 26, LLC, a California limited liability company, as to an undivided 81.57% interest and Eddy  
             Hanasab, a Single Man, as to an undivided 18.43% interest, Owner 
 Planning.HCA@lacity.org, Department of City Planning 
 Ladbs.ahs@lacity.org, Department of Building and Safety 
 
 
MC:JM:pm 

mailto:Ladbs.ahs@lacity.org
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COUNTY CLERK’S USE CITY OF LOS ANGELES  
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 
(PRC Section 21152; CEQA Guidelines Section 15062) 

Pursuant to Public Resources Code § 21152(b) and CEQA Guidelines § 15062, the notice should be posted with the County Clerk by 
mailing the form and posting fee payment to the following address: Los Angeles County Clerk/Recorder, Environmental Notices, P.O. 
Box 1208, Norwalk, CA 90650. Pursuant to Public Resources Code § 21167 (d), the posting of this notice starts a 35-day statute of 
limitations on court challenges to reliance on an exemption for the project. Failure to file this notice as provided above, results in the 
statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
CPC-2023-6883-CU-DB-DRB-SPP-HCA 

LEAD CITY AGENCY 
City of Los Angeles (Department of City Planning) 

CASE NUMBER 
ENV-2023-6884-CE 

PROJECT TITLE 
10605 Eastborne Avenue 

COUNCIL DISTRICT 
5 – Katy Yaroslavsky 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 
10605 – 10613 ½ West Eastborne Avenue 
PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 
The project is the construction of a new 5-story, 56-foot-tall multi-family residential building consisting of 29 dwelling units (including four 
(4) Very Low Income Units). The project will be approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of approximately 
3.85:1. The project will provide 38 vehicular parking spaces and 28 long-term bicycle parking spaces in two (2) subterranean levels. The 
site is currently improved with two (2) multi-family dwellings with seven (7) total units that will be demolished. No Protected or Significant 
Trees are located on the property. The project includes necessary grading and a haul route for the cut and export of 11,900 cubic yards 
of soil and fill of 100 cubic yards of soil. 
NAME OF APPLICANT / OWNER: 
David & Ebby Hanasab, PD Equities 26 LLC 
CONTACT PERSON (If different from Applicant/Owner above) 
Matthew Hayden, Hayden Planning 

(AREA CODE) TELEPHONE NUMBER |        EXT. 
(310) 614 - 2964   

EXEMPT STATUS:  (Check all boxes, and include all exemptions, that apply and provide relevant citations.) 
 STATE CEQA STATUTE & GUIDELINES  
   

☐ STATUTORY EXEMPTION(S)     
               Public Resources Code Section(s) ______________________________________________________________  

 
☒ CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33) 

 
        CEQA Guideline Section(s) / Class(es) ___Section 15332 (Class 32)___________________________________ 

☐ OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) ) 
         ______________________________________________________________________________________________ 

JUSTIFICATION FOR PROJECT EXEMPTION:                                                                            ☒ Additional page(s) attached 
The Project qualifies for a Class 32 Categorical Exemption as it is developed on an infill site and meets the following conditions: (a) 
Consistency with the applicable general plan designation and policies, & applicable zoning designation and regulations; (b) Within city 
limits on a site of no more than five acres substantially surrounded by urban uses; (c) No value as habitat for endangered, rare or 
threatened species; (d) Approval would not result in any significant effects relating to traffic, noise, air quality, or water quality; and (e) 
The Site can be adequately served by all required utilities and public services. 
☒  None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.  
☐  The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification. 
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT 
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.  
If different from the applicant, the identity of the person undertaking the project. 
CITY STAFF USE ONLY: 
CITY STAFF NAME AND SIGNATURE 
Kevin Fulton 

STAFF TITLE 
City Planning Associate 

ENTITLEMENTS APPROVED 
Conditional Use, Density Bonus, Project Permit Compliance, & Design Review  

DISTRIBUTION:  County Clerk, Agency Record 
Rev. 6-22-2021 
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JUSTIFICATION FOR PROJECT EXEMPTION 

CASE NO. ENV-2023-6884-CE 
 

The Department of City Planning determined, based on the whole of the administrative record, 
that the Project is exempt from the California Environmental Quality Act (“CEQA”) pursuant to 
State CEQA Guidelines, Article 19, Sections 15332 (Class 32), and there is no substantial 
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines, Section 15300.2 applies. The Notice of Exemption and Justification for Project 
Exemption for Environmental Case No. ENV-2023-6884-CE is provided in the case file.  
 
Project Description 
 
The project is the construction of a new 5-story, 56-foot-tall multi-family residential building 
consisting of 29 dwelling units (including four (4) Very Low Income Units). It will consist of eight 
(8) one-bedroom units, 18 two-bedroom units, and three (3) three-bedroom units. The project will 
be approximately 34,645 square feet with a Floor Area Ratio (“FAR”) of approximately 3.85:1. The 
project will provide 38 vehicular parking spaces and 28 long-term bicycle parking spaces in two 
(2) subterranean levels with access from a two-way driveway on Eastborne Avenue. Three (3) 
short-term bicycle parking spaces will be provided at ground level. According to a Tree Disclosure 
Statement, dated September 27, 2023, there are no protected or non-protected trees on the 
subject site or public right-of-way. The project also includes necessary grading for the fill of 100 
cubic yards of soil and a haul route for the cut and export of 11,900 cubic yards of soil. The site 
is currently improved with two (2) multi-family dwellings with seven (7) total units proposed for 
demolition. The project is an in-fill development and qualifies for the Class 32 Categorical 
Exemption.  
 
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with the applicable zoning designation and regulations. 
 
The project site is located within the Westwood Community Plan, Westwood Community Multi-
Family Specific Plan (WMFSP), Westwood Community Design Review Board Specific Plan, and 
the West Los Angeles Transportation Improvement and Mitigation Specific Plan. Please see 
Findings 10 and 11 regarding the project’s consistency with the WMFSP and the Westwood 
Community Design Review Board Specific Plan.  
 
The subject site has a Medium Residential land use designation, with a corresponding zone of 
R3. The site is zoned [Q]R3-1-O, consistent with the land use designation. The R3 Zone allows 
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for one dwelling unit per 800 square feet of lot area. The project site is also in Height District 1 
which permits a floor area of three times the Buildable Area (FAR 3:1) and a maximum building 
height of 45 feet in the RD1.5 Zone. The Q condition on the project site, enacted through 
Ordinance No. 163,196, requires that all projects with two (2) or more units be subject to review 
by the Westwood Community Design Review Board.   
 
The project site, located at 10605 – 10613 ½ West Eastborne Avenue, consists of two (2) 
relatively flat interior lots with a frontage of approximately 100 feet on Eastborne Avenue and a 
depth of 130 feet, resulting in a total area of 13,000 square feet. As such, the project site is 
consistent with the minimum lot width and lot area requirements for the R3 Zone. Pursuant to 
State Density Bonus Law and LAMC Section 12.22 – A.25, the applicant is requesting On-Menu 
Incentives and a Waiver of Development Standards in exchange for providing four (4) Very Low 
Income Units for 55 years. 
 
First, the proposed project is consistent with the following goals, objectives, and policies of the 
General Plan Framework Element: 

 
Objective 3.1: Accommodate a diversity of uses that support the needs of the City’s 
existing and future residents, businesses, and visitors.  
 
Policy 3.2.3: Provide for the development of land use patterns that emphasize 
pedestrian/bicycle access and use in appropriate locations.  
 
Objective 3.7: Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow for growth in areas where there is sufficient public infrastructure 
and services and the residents' quality of life can be maintained or improved. 
 
Objective 4.2: Encourage the location of new multi-family housing development to occur 
in proximity to transit stations, along some transit corridors, and within some high activity 
areas with adequate transitions and buffers between higher density developments and 
surrounding lower density residential neighborhoods.  
 
Policy 4.2.1: Offer incentives to include housing for very low and low-income households 
in mixed-use developments.  
 
Objective 7.9: Ensure that the available range of housing opportunities is sufficient, in 
terms of location, concentration, type, size, price/rent/range, access to local services and 
access to transportation, to accommodate future population growth and enable a 
reasonable portion of the City’s work force to both live and work in the City.  
 
Policy 7.9.1: Promote the provision of affordable housing through means which require 
minimal subsidy levels and which, therefore, are less detrimental to the City’s fiscal 
structure.  

 
The project involves the construction of a 29-unit, five-story multi-family dwelling on a site located 
approximately 345 feet and 2,493 feet from Major Transit Stops located at the intersections of 
Westholme Avenue & Santa Monica Boulevard and Westwood & Santa Monica Boulevard 
respectively. The development will emphasize pedestrian/bicycle access by limiting onsite 
automobile parking to 38 spaces while also providing 28 long-term bicycle parking spaces. 
Moreover, the site is located within walking distance from UCLA, Ronald Reagan UCLA Medical 
Center, the West Los Angeles VA Medical Center, major commercial corridors along Westwood 
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& Santa Monica Boulevards, Westwood Village, and a variety of other employment and 
commercial uses.  
 
The project is also located in an area with sufficient public infrastructure and services because 
the proposed multi-family residential building will be on a previously developed site that was 
served by all required utilities and public services and is consistent with the General Plan. The 
project site is served by the Los Angeles Police Department and Los Angeles Fire Department, 
Los Angeles Unified School District, and other public services. Additionally, the site is currently 
served by the Los Angeles Department of Water and Power, the Southern California Gas 
Company, and the Bureau of Sanitation. As such, the site can be adequately served by all require 
utilities and public services. 
 
Finally, the project is requesting Density Bonus Incentives and a Waiver of Development Standard 
in exchange for the provision of four (4) Very Low Income Units for 55 years. These Very Low 
Income Units will not require any public subsidy.  
 
The proposed project is also consistent with the following goals, objectives, and policies of the 
General Plan Housing Element: 
 

Goal 1: A City where housing production results in an ample supply of housing to create 
more equitable and affordable options that meet existing and projected needs.  
 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities.  
 
Objective 1.3: Promote a more equitable distribution of affordable housing opportunities 
throughout the city, with a focus on increasing Affordable Housing in Higher Opportunity 
Areas and in ways that further Citywide Housing Priorities.  
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all communities, 
particularly those that currently have fewer Affordable units.  
 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos.  
 
Objective 3.2: Promote environmentally sustainable buildings and land use patterns that 
support a mix of uses, housing for various income levels and provide access to jobs, 
amenities, services, and transportation options.  
 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed income 
housing, in areas near transit, jobs, and Higher Opportunity Areas, in order to facilitate a 
better jobs-housing balance, help shorten commutes, and reduce greenhouse gas 
emissions.  

 
The proposed project will result in a net increase of 22 new dwelling units to the City’s housing 
stock and conforms with the applicable provisions of the Housing Element. The applicant has 
requested deviations from code requirements through the Density Bonus program for increased 
FAR, height, as well as a reduction in overall open space and ground level open space in 
exchange for the provision of four (4) Very Low Income Units. Pursuant to Density Bonus and 
Value Capture Ordinance requirements, 23 percent (4 units) of the base units will be set aside for 
Very Low Income Households. Additionally, this mixed-income development will be located in a 
Higher Opportunity Area as defined in the Housing Element that is also near public transit options 
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and a variety of retail, commercial, entertainment, recreational, educational and employment 
opportunities. The project is also in a community that currently has fewer affordable units. 
According to the Department of City Planning’s Housing Progress Dashboard, 69 affordable units 
were approved in the Westwood Community Plan Area between 2015 – 2022. The citywide 
average over the same period was 669 affordable units per Plan Area.  
 
Next, the project is consistent with the following goals, objectives, and policies of the Westwood 
Community Plan, one of the Land Use Elements of the General Plan: 
 

Goal 1: A safe, secure, and high quality residential environment for all economic, age, and 
ethnic segments of the community. 
 
Objective 1-1: To provide for the preservation of existing housing and for the development 
of new housing to meet the diverse economic and physical needs for the existing residents 
and projected population of the Plan area to the year 2010. 
 
Policy 1-1.2: Protect the quality of residential environment and promote the maintenance 
and enhancement of the visual and aesthetic environment of the community. 
 
Policy 1-1.3: Provide for adequate multi-family residential development. 
 
Policy 1-2.1: Locate higher density residential within designated multiple family areas and 
near commercial centers and major bus routes where public service facilities and 
infrastructure will support this development. 
 
Objective 1-3: To preserve and enhance the varied and distinct residential character and 
integrity of existing residential neighborhoods. 
 
Objective 1-4: To promote the adequacy and affordability of multiple-family housing and 
increase its accessibility to more segments of the population. 
 
Policy 1-4.1: Promote greater individual choice in type, quality, price, and location of 
housing, including student housing within one mile of the UCLA campus. 

 
The proposed project meets the above goals, policies, and objectives by providing multi-family 
dwelling units in a new, safe, and secure building. The proposed project is located within a 
neighborhood designated for Medium Residential Land Uses, which includes multi-family 
residential uses, and is well served by facilities and necessary infrastructure. The project site is 
located approximately 4,922 feet from the UCLA campus and will result in a net increase of 22 
dwelling units, including four (4) Very Low Income Units. The site is located in a Transit Priority 
Area (TPA) and within a ½ mile of Major Transit Stops located at the intersections of Westholme 
Avenue & Santa Monica Boulevard as well as Westwood & Santa Monica Boulevard.  
 
Finally, the project is consistent with the following policies of the General Plan Mobility Element:  

 
Policy 3.1: Access for All: Recognize all modes of travel, including pedestrian, bicycle, 
transit, and vehicular modes - including goods movement – as integral components of the 
City’s transportation system. 
 
Policy 3.3: Land Use Access and Mix: Promote equitable land use decisions that result in 
fewer vehicle trips by providing greater proximity and access to jobs, destinations, and 
other neighborhood services. 
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The project is a pedestrian oriented development that provides affordable and market-rate units 
and is located approximately 345 feet and 2,493 feet from Major Transit Stops located at the 
intersections of Westholme Avenue & Santa Monica Boulevard and Westwood & Santa Monica 
Boulevard respectively. The site is also within walking distance from commercial corridors on 
Westwood & Santa Monica Boulevards, Westwood Village, as well as UCLA and a variety of other 
employment opportunities. The project will promote multi-modal transportation by limiting onsite 
vehicular parking to 38 spaces and providing 28 long term bicycle parking spaces.  
 
As such, the project is consistent with the applicable Westwood Community Plan designation and 
policies and all applicable zoning designations and regulations as permitted by State Density 
Bonus Law. 

 
(b) The proposed development occurs within city limits on a project site of no more than five 

acres substantially surrounded by urban uses. 
 

The subject site is wholly within the City of Los Angeles, on a site that is approximately 0.30 acres 
(13,000 square feet). The subject site is in an urbanized area near the University of California - 
Los Angeles (UCLA) campus, Ronald Reagan UCLA Medical Center, and the West Los Angeles 
VA Medical Center. It is also located one (1) block north of a commercial corridor along Santa 
Monica Boulevard. Surrounding properties along this block of Eastborne Avenue, bounded by 
Westholme and Manning Avenue, are also zoned [Q]R3-1-O and improved with multi-family 
dwellings ranging from one (1) to four (4) stories in height. The directly abutting properties to the 
east and west along Eastborne Avenue are improved with multi-family dwellings that are three (3) 
& four (4) stories in height respectively. The abutting properties to the north on Holman Avenue 
are both improved with two-story multi-family dwellings. The properties to the east across 
Westholme Avenue are zoned [Q]R3-1-O and R1-1-O and improved with a mix of single & multi-
family dwellings ranging from one (1) to four (4) stories in height. The properties to the south are 
zoned [Q]C2-1VL-O and R3-1-O and are improved with a mix of commercial and multi-family 
residential structures ranging from one (1) to five (5) stories in height. The properties to the west 
across Manning Avenue are zoned [Q]R3-1-O and [Q]RD1.5-1 and improved with two-story multi-
family dwellings as well as the Los Angeles California Mormon Temple complex. The properties 
to the north are zoned [Q]R3-1-O and improved with multi-family dwellings ranging from two (2) 
to four (4) stories in height.  
 

(c) The project site has no value as habitat for endangered, rare or threatened species. 
 

The site is previously disturbed and surrounded by development and therefore is not, and has no 
value as, a habitat for endangered, rare or threatened species. The site is currently developed 
with two (2) multi-family dwellings proposed for demolition. According to a Tree Disclosure 
Statement, dated September 27, 2023, there are no protected or non-protected trees on the 
subject site or public right-of-way. Furthermore, the project site does not adjoin any open space 
or wetlands that could support habitat for endangered, rare or threatened species. Therefore, the 
site does not contain or have value as habitat for endangered, rare or threatened species and is 
not located adjacent to any habitat for endangered, rare or threatened species. 

  
(d) Approval of the project would not result in any significant effects relating to traffic, noise, 

air quality, or water quality. 
 
A Noise Technical Report prepared by DKA Planning, dated August 2022, confirmed that the 
Project would not result in significant construction-related or operational noise impacts on the 
environment. The analysis considered noise from construction activities, operational noise 
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sources from periodic delivery and trash hauling, outdoor use areas, conversation, rooftop 
equipment, off-site traffic, vibration, impacts to sensitive receptors. The analysis concluded that 
the project would not result in any significant effects relating to noise.  
 
Furthermore, the project does not exceed the threshold criteria established by LADOT for 
preparing a traffic study. According to the City of Los Angeles VMT Calculator Version 1.4 and 
LADOT Transportation Assessment Referral Form, dated November 1, 2023, the proposed 29-
unit multi-family dwelling with 38 onsite vehicular parking spaces is expected to generate 96 daily 
vehicle trips, well below the minimum 250 daily vehicle trips that would require a traffic study. The 
Project will also be governed by an approved haul route under City Code requirements, which will 
regulate the route hauling trucks will travel, and the times at which they may leave the site, thereby 
reducing any potential traffic impacts to less than significant.  
 
An Air Quality Technical Report prepared by DKA Planning, dated October 2023, evaluated the 
project’s potential air quality effects by estimating the potential construction and operations 
emissions of criteria pollutants and comparing those levels to significance thresholds provided by 
the Southern California Air Quality Management District (SCAQMD). The project’s emissions 
were estimated using the CalEEMod 2022.1.1.17 model for the purposes of evaluating air quality 
impacts of proposed projects. The analysis considered construction activity emissions during site 
preparation, grading, building construction, paving, and architectural coating, as well as effects to 
sensitive receptors. The analysis confirms that the project would not exceed SCAQMD 
significance thresholds for air quality impacts.  
 
Additionally, the project will be subject to Regulatory Compliance Measures (RCMs). These 
require compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater runoff. 
RCMs include but are not limited to: 
 

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and Construction 
Activities): Compliance with provisions of the SCAQMD District Rule 403. The 
project shall comply with all applicable standards of the Southern California Air Quality 
Management District, including the following provisions of District Rule 403: 
o All unpaved demolition and construction areas shall be wetted at least twice daily 

during excavation and construction, and temporary dust covers shall be used to reduce 
dust emissions and meet SCAQMD District Rule 403. Wetting could reduce fugitive 
dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust caused by 
grading and hauling, and at all times provide reasonable control of dust caused by 
wind. 

o All clearing, earth moving, or excavation activities shall be discontinued during periods 
of high winds (i.e., greater than 15 mph), so as to prevent excessive amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate means to 
prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or securely 
covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so as to 
minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 
 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and Construction 
Activities):   The project shall comply with the City of Los Angeles Noise Ordinance and 
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any subsequent ordinances, which prohibit the emission or creation of noise beyond 
certain levels at adjacent uses unless technically infeasible. 
 

• Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and construction 
of the project shall conform to the California Building Code seismic standards as approved 
by the Department of Building and Safety. 
 

• Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane Zone):  As 
the Project Site is within a methane zone, prior to the issuance of a building permit, the 
Site shall be independently analyzed by a qualified engineer, as defined in Ordinance No. 
175,790 and Section 91.7102 of the LAMC, hired by the Project Applicant. The engineer 
shall investigate and design a methane mitigation system in compliance with the LADBS 
Methane Mitigation Standards for the appropriate Site Design Level which will prevent or 
retard potential methane gas seepage into the building. The Applicant shall implement the 
engineer’s design recommendations subject to DOGGR, LADBS and LAFD plan review 
and approval. 
 

• Regulatory Compliance Measure RC-HAZ-3: Explosion/Release (Soil Gases): During 
subsurface excavation activities, including borings, trenching and grading, OSHA worker 
safety measures shall be implemented as required to preclude any exposure of workers 
to unsafe levels of soil-gases, including, but not limited to, methane. 

 
These RCMs will ensure the project will not have significant impacts on noise, air quality, and 
water quality. Furthermore, the project does not exceed the threshold criteria established by 
LADOT for preparing a traffic study. Therefore, approval of the project would not result in any 
significant effects relating to traffic, noise, air quality, or water quality. 

 
(e) The site can be adequately served by all required utilities and public services.  

 
The project site will be adequately served by all public utilities and services because the proposed 
multi-family residential building will be on a previously developed site that was served by all 
required utilities and public services and is consistent with the General Plan. The project site is 
served by the Los Angeles Police Department and Los Angeles Fire Department, Los Angeles 
Unified School District, and other public services. Additionally, the site is currently served by the 
Los Angeles Department of Water and Power, the Southern California Gas Company, and the 
Bureau of Sanitation. As such, the site can be adequately served by all require utilities and public 
services. 

 
Therefore, the project meets all of the Criteria for the Class 32 Categorical Exemption. 
 
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
 
There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32:  
 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the cumulative 
impact of successive projects of the same type in the same place, over time is significant. 
 
Properties in the vicinity are predominantly developed with a mix of single and multi-family 
dwellings and the subject site is of a similar size and slope to nearby properties. According to 
Navigate LA and the Department of Building and Safety Haul Route Requests Status Table, there 
is one (1) completed (10604 – 10612 Santa Monica Boulevard), one (1) ongoing (10638 – 10644 
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West Santa Monica Boulevard) and zero pending haul route applications within 600 feet of the 
project site.  
 
In light of the increase in construction activity in Grading Hillside Areas and the increase in 
associated truck traffic related to the import and export of soil, a haul route monitoring program is 
being implemented by the Department of Building and Safety for Council Districts 4 and 5 for 
added enforcement to ensure safety and to protect the quality of life of area residents. As part of 
this program, a haul route monitor is assigned to a geographic area to monitor haul routes and 
keep track of daily activities in order to minimize impacts to neighboring residents. Haul routes 
are tracked via a Map for each district to identify the locations of construction sites for which a 
haul route was required.  
 
In addition, haul route approvals will be subject to recommended conditions prepared by LADOT 
to be considered by the Board of Building and Safety Commissioners that will reduce the impacts 
of construction related hauling activity, monitor the traffic effects of hauling, and reduce haul trips 
in response to congestion. Furthermore, DBS staggers the haul route schedules so as to ensure 
that all of the haul routes do not occur simultaneously. While there are three other known projects 
of the same type in the same neighborhood as the subject project, the hauling periods will be 
reviewed by LADOT and LADBS to reduce overlap. The proposed project shall comply with the 
conditions contained within the Department of Building and Safety’s Geology and Soils Report 
Approval Letter (Log #122622), dated August 30, 2022, for the proposed project and as it may be 
subsequently amended or modified.  
 
There is a succession of projects of the same type within this neighborhood; however, there is no 
evidence in the file (including in any technical studies) that there is a foreseeable cumulative 
significant impact from these projects in an any impact category; including in transportation due 
to LADOT and LADBS permitting and monitoring practices. Therefore, in conjunction with citywide 
RCMs and compliance with other applicable regulations, no foreseeable cumulative impacts are 
expected. 
 

(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not be used 
for an activity where there is a reasonable possibility that the activity will have a significant effect 
on the environment due to unusual circumstances. 

 
The applicant proposes a 29-unit multi-family residential building in an area zoned and designated 
for such development. The project site is also of a similar size and slope to nearby properties. 
The surrounding properties on this block of Eastborne Avenue are improved with multi-family 
dwellings and condominiums ranging from two (2) to five (5) stories in height, and host between 
2 - 24 dwellings per site. While the proposed project is slightly taller than most of the surrounding 
structures, the applicant qualifies for a 11-foot height increase pursuant to LAMC Section 12.25 
A.25 and State Density Bonus Law. Furthermore, there is no substantial evidence in the 
administrative record that this project will cause a significant effect. Thus, there are no unusual 
circumstances which may lead to a significant effect on the environment, and this exception does 
not apply.  
 

(c) Scenic Highways. A categorical exemption shall not be used for a project which may result in 
damage to scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway. 

 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon State 
Scenic Highway, State Route 27, which travels through a portion of Topanga State Park. State 
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Route 27 is located approximately nine (9) miles west of the subject site. Therefore, the subject 
site will not create any impacts within a designated state scenic highway, and this exception does 
not apply. 

 
(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on a 

site which is included on any list compiled pursuant to Section 65962.5 of the Government Code 
 

According to Envirostor, the State of California’s database of Hazardous Waste Sites, neither the 
subject site, nor any site in the vicinity, is identified as a hazardous waste site. The project site is 
not identified as a hazardous waste site or is on any list compiled pursuant to Section 65962.5 of 
the Government Code. 

 
(e) Historical Resources. A categorical exemption shall not be used for a project which may cause 

a substantial adverse change in the significance of a historical resource.  
 

The project site is currently developed with two (2) multi-family dwellings that are not listed in the 
National Register of Historic Places, California Register of Historical Resources, the Los Angeles 
Historic-Cultural Monuments Register, and/or any local register. The existing structures were also 
not found to be a potential historic resource based on the City’s HistoricPlacesLA website or 
SurveyLA, the citywide survey of Los Angeles. Finally, the City does not choose to treat the site 
as a historic resource. As such, the project will not result in a substantial adverse change to the 
significance of a historic resource and this exception does not apply. 
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NOISE TECHNICAL REPORT 
Introduction 

This technical report evaluates noise impacts from construction and operation of a Proposed 
Project at 10605-10613 West Eastborne Avenue in the City of Los Angeles. The analysis 
discusses applicable regulations and compares impacts to appropriate thresholds of significance. 
Noise measurements, calculation worksheets, and a map of noise receptors and measurement 
locations are included in the Technical Appendix to this analysis. 

Fundamentals of Noise 

Characteristics of Sound 

Sound can be described in terms of its loudness (amplitude) and frequency (pitch). The standard 
unit of measurement for sound is the decibel (dB). Because the human ear is not equally sensitive 
to sound at all frequencies, the A-weighted scale (dBA) is used to reflect the normal hearing 
sensitivity range. On this scale, the range of human hearing extends from 3 to 140 dBA. Table 1 
provides examples of A-weighted noise levels from common sources. 
 

Table 1 
A-Weighted Decibel Scale 

Typical A-Weighted Sound Levels Sound Level (dBA Leq) 
Near Jet Engine 130 
Rock and Roll Band 110 
Jet flyover at 1,000 feet 100 
Power Motor 90 
Food Blender 80 
Living Room Music 70 
Human Voice at 3 feet 60 
Residential Air Conditioner at 50 feet 50 
Bird Calls 40 
Quiet Living Room 30 
Average Whisper 20 
Rustling Leaves 10 
Source: Cowan, James P., Handbook of Environmental Acoustics, 1993.  
These noise levels are approximations intended for general reference and informational use.  

 
Noise Definitions. This noise analysis discusses sound levels in terms of equivalent noise level 
(Leq), maximum noise level (Lmax) and the Community Noise Equivalent Level (CNEL).  
 

• Equivalent Noise Level (Leq): Leq represents the average noise level on an energy basis 
for a specific time period. Average noise level is based on the energy content (acoustic 
energy) of sound. For example, the Leq for one hour is the energy average noise level 
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during that hour. Leq can be thought of as a continuous noise level of a certain period 
equivalent in energy content to a fluctuating noise level of that same period. 

 
• Maximum Noise Level (Lmax): Lmax represents the maximum instantaneous noise level 

measured during a given time period. 
 

• Community Noise Equivalent Level (CNEL): CNEL is an adjusted noise measurement 
scale of average sound level during a 24-hour period. Due to increased noise sensitivities 
during evening and night hours, human reaction to sound between 7:00 P.M. and 10:00 
P.M. is as if it were actually 5 dBA higher than had it occurred between 7:00 A.M. and 7:00 
P.M. From 10:00 P.M. to 7:00 A.M., humans perceive sound as if it were 10 dBA higher. 
To account for these sensitivities, CNEL figures are obtained by adding an additional 5 
dBA to evening noise levels between 7:00 P.M. and 10:00 P.M. and 10 dBA to nighttime 
noise levels between 10:00 P.M. and 7:00 A.M. As such, 24-hour CNEL figures are always 
higher than their corresponding actual 24-hour averages. 
 

Effects of Noise. The degree to which noise can impact an environment ranges from levels that 
interfere with speech and sleep to levels that can cause adverse health effects. Most human 
response to noise is subjective. Factors that influence individual responses include the intensity, 
frequency, and pattern of noise; the amount of background noise present; and the nature of work 
or human activity exposed to intruding noise. According to the National Institute of Health (NIH), 
extended or repeated exposure to sounds at or above 85 dB can cause hearing loss. Sounds of 
70 dBA or less, even after continuous exposure, are unlikely to cause hearing loss.1 The World 
Health Organization (WHO) reports that adults should not be exposed to sudden “impulse” noise 
events of 140 dB or greater. For children, this limit is 120 dB.2  
 
Exposure to elevated nighttime noise levels can disrupt sleep, leading to increased levels of 
fatigue and decreased work or school performance. For the preservation of healthy sleeping 
environments, the WHO recommends that continuous interior noise levels not exceed 30 dBA 
and that individual noise events of 45 dBA or higher be avoided.3 Assuming a conservative 
exterior to interior sound reduction of 15 dBA, continuous exterior noise levels should therefore 
not exceed 45 dBA. Individual exterior events of 60 dBA or higher should also be limited. Some 
epidemiological studies have shown a weak association between long-term exposure to noise 
levels of 65 to 70 dBA and cardiovascular effects, including ischemic heart disease and 
hypertension. However, at this time, the relationship is largely inconclusive. 
 
People with normal hearing sensitivity can recognize small changes in sound levels of 
approximately 3 dBA. Changes of at least 5 dBA can be readily noticeable while sound level 

 
1  National Institute of Health, National Institute on Deafness and Other Communication, 

www.nidcd.nih.gov/health/noise-induced-hearing-loss. 
2  World Health Organization, Guidelines for Community Noise, 1999. 
3  Ibid. 
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increases of 10 dBA or greater are perceived as a doubling in loudness.4  However, during 
daytime, few people are highly annoyed by noise levels below 55 dBA Leq.

5 
 
Noise Attenuation. Noise levels decrease as the distance from noise sources to receivers 
increases. For each doubling of distance, noise from stationary sources can decrease by about 6 
dBA over hard surfaces (e.g., reflective surfaces such as parking lots) and 7.5 dBA over soft 
surfaces (e.g., absorptive surfaces such as soft dirt and grass). For example, if a point source 
produces a noise level of 89 dBA at a reference distance of 50 feet over an asphalt surface, its 
noise level would be approximately 83 dBA at a distance of 100 feet, 77 dBA at 200 feet, etc. 
Noises generated by mobile sources such as roadways decrease by about 3 dBA over hard 
surfaces and 4.5 dBA over soft surfaces for each doubling of distance. It should be noted that 
because decibels are logarithmic units, they cannot be added or subtracted. For example, two 
cars each producing 60 dBA of noise would not produce a combined 120 dBA. 
 
Noise is most audible when traveling by direct line of sight, an unobstructed visual path between 
noise source and receptor. Barriers that break line of sight between sources and receivers, such 
as walls and buildings, can greatly reduce source noise levels by allowing noise to reach receivers 
by diffraction only. As a result, sound barriers can generally reduce noise levels by up to 15 dBA.6  
The effectiveness of barriers can be greatly reduced when they are not high or long enough to 
completely break line of sight from sources to receivers. 
 
Regulatory Framework 
 
Noise 
 
Federal. No federal noise standards regulate environmental noise associated with short-term 
construction activities or long-term operations of development projects. As such, temporary and 
long-term noise impacts produced by the Project would be largely regulated or evaluated by State 
and City of Los Angeles standards designed to protect public well-being and health.  

State. The State’s 2017 General Plan Guidelines establish county and city standards for 
acceptable exterior noise levels based on land use. These standards are incorporated into land 
use planning processes to prevent or reduce noise and land use incompatibilities. Table 2 
illustrates State compatibility considerations between land uses and exterior noise levels. 

California Government Code Section 65302 also requires each county and city to prepare and 
adopt a comprehensive long-range general plan for its physical development. Section 65302(f) 
requires a noise element to be included in the general plan. This noise element must identify and 
appraise noise problems in the community, recognize Office of Noise Control guidelines, and 
analyze and quantify current and projected noise levels. 

 
4  Federal Transit Administration, Transit Noise and Vibration Impact Assessment, 2018.  
5  World Health Organization, Guidelines for Community Noise, 1999. 

6  California Department of Transportation, Technical Noise Supplement to the Traffic Noise Analysis 
Protocol, September 2013.  
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The State has also established noise insulation standards for new multi-family residential units, 
hotels, and motels that are subject to relatively high levels of noise from transportation. The noise 
insulation standards, collectively referred to as the California Noise Insulation Standards (Title 24, 
California Code of Regulations) set forth an interior standard of 45 dBA CNEL for habitable rooms. 
The standards require an acoustical analysis which indicates that dwelling units meet this interior 
standard where such units are proposed in areas subject to exterior noise levels greater than 60 
dBA CNEL. Local jurisdictions typically enforce the California Noise Insulation Standards through 
the building permit application process. 

Los Angeles County Airport Land Use Commission Comprehensive Land Use Plan. In Los 
Angeles County, the Regional Planning Commission has the responsibility for acting as the Airport 
Land Use Commission and for coordinating the airport planning of public agencies within the 
County. The Airport Land Use Commission coordinates planning for the areas surrounding public 
use airports. The Comprehensive Land Use Plan provides for the orderly expansion of Los 
Angeles County's public use airports and the areas surrounding them. It is intended to provide for 
the adoption of land use measures that will minimize the public’s exposure to excessive noise 
and safety hazards. In formulating the Comprehensive Land Use Plan, the Los Angeles County 
Airport Land Use Commission has established provisions for safety, noise insulation, and the 
regulation of building height within areas adjacent to each of the public airports in the County. 

City of Los Angeles General Plan Noise Element. The City of Los Angeles General Plan includes 
a Noise Element that includes policies and standards to guide the control of noise to protect 
residents, workers, and visitors. Its primary goal is to regulate long-term noise impacts to preserve 
acceptable noise environments for all types of land uses. It includes programs applicable to 
construction projects that call for protection of noise sensitive uses and use of best practices to 
minimize short-term noise impacts. However, the Noise Element contains no quantitative or other 
thresholds of significance for evaluating a project’s noise impacts. Instead, it adopts the State’s 
guidance on noise and land use compatibility, shown in Table 2, “to help guide determination of 
appropriate land use and mitigation measures vis-à-vis existing or anticipated ambient noise 
levels.” It also includes the following objective and policy that are relevant for the Proposed 
Project: 

Objective 2 (Non-airport): Reduce or eliminate non-airport related intrusive noise, especially 
relative to noise sensitive uses. 

Policy 2.2: Enforce and/or implement applicable city, state, and federal regulations 
intended to mitigate proposed noise producing activities, reduce intrusive noise and 
alleviate noise that is deemed a public nuisance. 

City of Los Angeles Municipal Code. The City of Los Angeles Municipal Code (LAMC) contains 
regulations that would regulate noise from the Project’s temporary construction activities. Section 
41.40(a) would prohibit construction activities between 9:00 P.M. and 7:00 A.M., Monday through 
Friday. Subdivision (c) would further prohibit such activities from occurring before 8:00 A.M. or 
after 6:00 P.M. on any Saturday or national holiday, or at any time on any Sunday. These 
restrictions serve to limit specific Project construction activities to Monday through Friday 7:00 
A.M. to 9:00 P.M., and 8:00 A.M. to 6:00 P.M. on Saturdays or national holidays. 
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Table 2 
State of California Noise/Land Use Compatibility Matrix 

Land Use Category 
Community Noise Exposure (dB, Ldn or CNEL) 

           55           60          65          70            75           80 

Residential - Low Density Single-Family, Duplex, 
Mobile Homes 

       

       

       

       

Residential - Multi-Family 
       

       

       

       

Transient Lodging - Motels Hotels 
       

       

       

       

Schools, Libraries, Churches, Hospitals, Nursing 
Homes 

       

       

       

       

Auditoriums, Concert Halls, Amphitheaters 
       

       

       

       

Sports Arena, Outdoor Spectator Sports 
       

       

       

       

Playgrounds, Neighborhood Parks 
       

        

        

       

Golf Courses, Riding Stables, Water Recreation, 
Cemeteries 

       

       

       

       

Office Buildings, Business Commercial and 
Professional 

       

         

       

       

Industrial, Manufacturing, Utilities, Agriculture 
       

       

       

       

 

 Normally Acceptable - Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal conventional 
construction without any special noise insulation requirements. 

  

 Conditionally Acceptable - New construction or development should be undertaken only after a detailed analysis of the noise reduction 
requirements is made and needed noise insulation features included in the design. Conventional construction, but with closed windows and 
fresh air supply system or air conditioning will normally suffice. 

  

 Normally Unacceptable - New construction or development should generally be discouraged. If new construction or development does proceed, 
a detailed analysis of the noise reduction requirements must be made and needed noise insulation features included in the design. 

  

 Clearly Unacceptable - New construction or development should generally not be undertaken. 
 

 

Source: California Office of Planning and Research “General Plan Guidelines, Noise Element Guidelines (Appendix D, Figure 2), 2017. 
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SEC.41.40. NOISE DUE TO CONSTRUCTION, EXCAVATION WORK—WHEN 
PROHIBITED. 

(a) No person shall, between the hours of 9:00 P.M. and 7:00 A.M. of the following 
day, perform any construction or repair work of any kind upon, or any excavating for, any 
building or structure, where any of the foregoing entails the use of any power drive drill, 
riveting machine excavator or any other machine, tool, device or equipment which makes 
loud noises to the disturbance of persons occupying sleeping quarters in any dwelling, 
hotel or apartment or other place of residence. In addition, the operation, repair or 
servicing of construction equipment and the job-site delivering of construction materials in 
such areas shall be prohibited during the hours herein specified. Any person who 
knowingly and willfully violates the foregoing provision shall be deemed guilty of a 
misdemeanor punishable as elsewhere provided in this Code. 

(c) No person, other than an individual homeowner engaged in the repair or 
construction of his single-family dwelling shall perform any construction or repair work of 
any kind upon, or any earth grading for, any building or structure located on land 
developed with residential buildings under the provisions of Chapter I of this Code, or 
perform such work within 500 feet of land so occupied, before 8:00 A.M. or after 6:00 P.M. 
on any Saturday or national holiday nor at any time on any Sunday. In addition, the 
operation, repair, or servicing of construction equipment and the job-site delivering of 
construction materials in such areas shall be prohibited on Saturdays and on Sundays 
during the hours herein specific… 

Section 112.05 of the LAMC establishes noise limits for powered equipment and hand tools 
operated in a residential zone or within 500 feet of any residential zone. Of particular importance 
to construction activities is subdivision (a), which institutes a maximum noise limit of 75 dBA as 
measured at a distance of 50 feet from the activity for the types of construction vehicles and 
equipment that would likely be used in the construction of the Project. However, the LAMC notes 
that these limitations would not necessarily apply if it can be proven that the Project’s compliance 
would be technically infeasible despite the use of noise-reducing means or methods.  

SEC. 112.05. MAXIMUM NOISE LEVEL OF POWERED EQUIPMENT OR POWERED 
HAND TOOLS 

Between the hours of 7:00 A.M. and 10:00 P.M., in any residential zone of the City or 
within 500 feet thereof, no person shall operate or cause to be operated any powered 
equipment or powered hand tool that produces a maximum noise level exceeding the 
following noise limits at a distance of 50 feet therefrom: 

(a) 75 dBA for construction, industrial, and agricultural machinery including crawler-
tractors, dozers, rotary drills and augers, loaders, power shovels, cranes, derricks, motor 
graders, paving machines, off-highway trucks, ditchers, trenchers, compactors, scrapers, 
wagons, pavement breakers, compressors and pneumatic or other powered equipment; 

(b) 75 dBA for powered equipment of 20 HP or less intended for infrequent use in 
residential areas, including chain saws, log chippers and powered hand tools; 
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(c) 65 dBA for powered equipment intended for repetitive use in residential areas, 
including lawn mowers, backpack blowers, small lawn and garden tools and riding tractors. 

Said noise limitations shall not apply where compliance therewith is technically infeasible. 
The burden of proving that compliance is technically infeasible shall be upon the person 
or persons charged with a violation of this section. Technical infeasibility shall mean that 
said noise limitations cannot be complied with despite the use of mufflers, shields, sound 
barriers and/or other noise reduction device or techniques during the operation of the 
equipment. 

In addition, the LAMC regulates long-term operations of land uses, including but not limited to the 
following regulations. 

Section 111.02 discusses the measurement procedure and criteria regarding the sound level of 
“offending” noise sources. A noise source causing a 5 dBA increase over the existing average 
ambient noise levels of an adjacent property is considered to create a noise violation. However, 
Section 111.02(b) provides a 5 dBA allowance for noise sources lasting more than five but less 
than 15 minutes in any 1-hour period, and a 10 dBA allowance for noise sources causing noise 
lasting 5 minutes or less in any 1-hour period. In accordance with these regulations, a noise level 
increase from certain city-regulated noise sources of five dBA over the existing or presumed 
ambient noise level at an adjacent property is considered a violation. 

Section 112.01 of the LAMC would prohibit any amplified noises, especially those from outdoor 
sources (e.g., outdoor speakers, stereo systems) from exceeding the ambient noise levels of 
adjacent properties by more than 5 dBA. Any amplified noises would also be prohibited from being 
audible at any distance greater than 150 feet from the Project’s property line, as the Project is 
located within 500 feet of residential zones. 

SEC.112.01. RADIOS, TELEVISION SETS, AND SIMILAR DEVICES 

(a) It shall be unlawful for any person within any zone of the City to use or operate any 
radio, musical instrument, phonograph, television receiver, or other machine or device for 
the producing, reproducing or amplification of the human voice, music, or any other sound, 
in such a manner, as to disturb the peace, quiet, and comfort of neighbor occupants or 
any reasonable person residing or working in the area. 

(b) Any noise level caused by such use or operation which is audible to the human 
ear at a distance in excess of 150 feet from the property line of the noise source, within 
any residential zone of the City or within 500 feet thereof, shall be a violation of the 
provisions of this section. 

(c) Any noise level caused by such use or operation which exceeds the ambient noise 
level on the premises of any other occupied property, or if a condominium, apartment 
house, duplex, or attached business, within any adjoining unit, by more than five (5) 
decibels shall be a violation of the provisions of this section. 



 
10605-10613 West Eastborne Avenue Project   PAGE 8   City of Los Angeles 
Noise Technical Report  August 2022 

Section 112.02 would prevent Project heating, ventilation, and air conditioning (HVAC) systems 
and other mechanical equipment from elevating ambient noise levels by more than 5 dBA. 

SEC.112.02. AIR CONDITIONING, REFRIGERATION, HEATING, PLUMBING, 
FILTERING EQUIPMENT 

(a) It shall be unlawful for any person, within any zone of the city, to operate any air 
conditioning, refrigeration or heating equipment for any residence or other structure or 
to operate any pumping, filtering or heating equipment for any pool or reservoir in such 
manner as to create any noise which would cause the noise level on the premises of 
any other occupied property … to exceed the ambient noise level by more than five 
decibels.  

The LAMC also provides regulations regarding vehicle-related noise, including Sections 114.02, 
114.03, and 114.06. Section 114.02 prohibits the operation of any motor driven vehicles upon any 
property within the City in a manner that would cause the noise level on the premises of any 
occupied residential property to exceed the ambient noise level by more than 5 dBA. Section 
114.03 prohibits loading and unloading causing any impulsive sound, raucous or unnecessary 
noise within 200 feet of any residential building between the hours of 10:00 P.M. and 7:00 A.M. 
Section 114.06 requires vehicle theft alarm systems to be silenced within five minutes. 

Existing Conditions 

Noise Sensitive Receptors  

The Project Site is located in a residential area in West Los Angeles off the Santa Monica 
Boulevard commercial corridor. Sensitive receptors within 1,000 feet of the Project Site include, 
but are not limited to, the following representative sampling: 

• Residences,10671 Eastborne Avenue; five feet west of the Project Site. 
• Residences, 1677 Westholme Avenue; five feet east of the Project Site. 
• Residences, 10600 Holman Avenue; 20 feet north of the Project Site. 
• Residences, 10600 Eastborne Avenue; 70 feet south of the Project Site 

 
Existing Ambient Noise Levels 

The Project Site is improved with two buildings that house three multi-family residences (2,954 
square feet) and four multi-family residences (4,880 square feet).7 As such, the Project Site has 
minor source of on-site operational noise associated with residences, including mechanical 
equipment. The existing development generates about 23 daily weekday vehicle trips that 
generate minor noise as they use driveways along the west and east property to access the two 
parking garages at the rear of the Project Site.8 This noise includes tire friction, minor engine 
acceleration, doors slamming, and occasional car alarms. Most of these sources are 
instantaneous (e.g., car alarm chirp, door slam) while others may last a few seconds. Intermittent 

 
7  City of Los Angeles, ZIMAS database, accessed August 6, 2022. 
8  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3 
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noise from solid waste management and collection activities from Eastborne Avenue are of short 
duration. 

The primary source of noise near the Project Site is vehicle traffic, as transportation noise is the 
main source of noise in urban environments, largely from the operation of vehicles with internal 
combustion engines and frictional contact with the ground and air.9 The major source of vehicle 
noise in the area is traffic on Santa Monica Boulevard, which carries about 4,205 vehicles at 
Westholme Avenue in the A.M. peak hour.10 

In August 2022, DKA Planning took short-term noise measurements near the Project site to 
determine the ambient noise conditions of the neighborhood near sensitive receptors.11  As shown 
in Table 3, noise levels along roadways near the Project Site ranged from 52.0 to 57.7 dBA Leq, 
which was generally consistent with the traffic volumes on the applicable street(s). Figure 1 
illustrates where ambient noise levels were measured near the Project Site to establish the noise 
environment and their relationship to the applicable sensitive receptor(s). 24-hour CNEL noise 
levels are generally considered “Normally Acceptable” for the types of residential land uses near 
the Project Site. 

Table 3 
Existing Noise Levels 

Noise 
Measurement 

Locations 
Primary Noise 

Source 
Sound Levels Nearest Sensitive 

Receptor(s) 
Noise/Land 

Use 
Compatibilityb  dBA 

(Leq) 
dBA 

(CNEL)a 
A. 10617 

Eastborne Ave. 
Traffic on 

Eastborne Ave. 52.0 50.0 Residences – 10617 
Eastborne Ave. 

Normally 
Acceptable 

B. 10600 Holman 
Ave. 

Traffic on 
Westholme 

Ave. 
54.3 52.3 

Residences – 10600 
Holman Ave, 1677 
Westholme Ave. 

Normally 
Acceptable 

C. 10600 
Eastborne Ave. 

Traffic on 
Eastborne Ave. 57.7 55.7 Residences – 10600 

Eastborne Ave. 
Normally 

Acceptable 
a Estimated based on short-term (15-minute) noise measurement using Federal Transit Administration procedures 
from 2016 Transit Noise and Vibration Impact Assessment Manual, Appendix E, Option 4. 
b Pursuant to California Office of Planning and Research “General Plan Guidelines, Noise Element Guidelines, 
2017. When noise measurements apply to two or more land use categories, the more noise-sensitive land use 
category is used. See Table 2 above for definition of compatibility designations. 
 
Source:  DKA Planning, 2022 

 
9  World Health Organization, https://www.who.int/docstore/peh/noise/Comnoise-2.pdf accessed March 

18, 2021. 
10  DKA Planning 2022, based on City of Los Angeles database of traffic volumes on Santa Monica 

Boulevard at Westholme Avenue, 
https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf, 2010 traffic 
counts adjusted by one percent growth factor to represent existing conditions. 

11  Noise measurements were taken using a Quest Technologies Sound Examiner SE-400 Meter. The 
Sound Examiner meter complies with the American National Standards Institute (ANSI) and 
International Electrotechnical Commission (IEC) for general environmental measurement 
instrumentation. The meter was equipped with an omni-directional microphone, calibrated before the 
day’s measurements, and set at approximately five feet above the ground. 
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Project Impacts 

Methodology 

On-Site Construction Activities. Construction noise levels at off-site sensitive receptors were 
modeled employing the ISO 9613-2 sound attenuation methodologies using the SoundPLAN 
Essential model (version 5.1). This software package considers reference equipment noise levels, 
noise management techniques, distance to receptors, and any attenuating features to predict 
noise levels from sources like construction equipment. Construction noise sources were modeled 
as area sources to reflect the mobile nature of construction equipment. These vehicles would not 
operate directly where the Project’s property line abuts adjacent structures, as they would retain 
some setback to preserve maneuverability. This equipment would also occasionally operate at 
reduced power and intensity to maintain precision at these locations. 

Off-Site Construction Noise Activities. The Project’s off-site construction noise impact from haul 
trucks, vendor deliveries, and other vehicles accessing the Project Site was analyzed by 
considering the Project’s anticipated vehicle trip generation with existing traffic and roadway noise 
levels along local roadways, particularly those likely to be part of any haul route. Because it takes 
a doubling of traffic volumes on a roadway to generate the increased sound energy it takes to 
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elevate ambient noise levels by 3 dBA,12 the analysis focused on whether truck and auto traffic 
would double traffic volumes on key roadways to be used for hauling soils to and/or from the 
Project Site during construction activities. Because haul trucks generate more noise than 
traditional passenger vehicles, a 19.1 passenger car equivalency (PCE) was used to convert haul 
truck trips to a reference level conversion to an equivalent number of passenger vehicles.13 It 
should be noted that because an official haul route has not been approved as of the preparation 
of this analysis, assumptions were made about logical routes that would minimize haul truck traffic 
on local streets in favor of major arterials that can access regional-serving freeways. 

On-Site Operational Noise Activities. The Project’s potential to result in significant noise impacts 
from on-site operational noise sources was evaluated by identifying sources of on-site noise 
sources and considering the impact that they could produce given the nature of the source (i.e., 
loudness and whether noise would be produced during daytime or more-sensitive nighttime 
hours), distances to nearby sensitive receptors, ambient noise levels near the Project Site, the 
presence of similar noise sources in the vicinity, and maximum noise levels permitted by the 
LAMC. 

Off-Site Operational Noise Activities. The Project’s off-site noise impact from Project-related traffic 
was evaluated based its potential to increase traffic volumes on local roadways that serve the 
Project site. Because it takes a doubling of traffic volumes on a roadway to generate the increased 
sound energy it takes to elevate ambient noise levels by 3 dBA, the analysis focused on whether 
auto trips generated by the Proposed Project would double traffic volumes on key roadways that 
access the Project site. 

Thresholds of Significance 

Construction Noise Thresholds. Based on guidelines from the City of Los Angeles City 
Department of Planning, the on-site construction noise impact would be considered significant if: 
 

• Construction activities lasting more than one day would exceed existing ambient exterior 
sound levels by 10 dBA (hourly Leq) or more at a noise-sensitive use; 
 

• Construction activities lasting more than 10 days in a three-month period would exceed 
existing ambient exterior noise levels by 5 dBA (hourly Leq) or more at a noise-sensitive 
use; or 
 

• Construction activities of any duration would exceed the ambient noise level by 5 dBA 
(hourly Leq) at a noise-sensitive use between the hours of 9:00 P.M. and 7:00 A.M. Monday 
through Friday, before 8:00 A.M. or after 6:00 P.M. on Saturday, or at any time on Sunday. 

 
Operational Noise Thresholds. In addition to applicable City standards and guidelines that would 
regulate or otherwise moderate the Project’s operational noise impacts, the following criteria are 
adopted to assess the impact of the Project’s operational noise sources: 

 
12  Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual, September 

2018. 
13  Caltrans, Technical Noise Supplement Table 3-3, 2013. 
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• Project operations would cause ambient noise levels at off-site locations to increase by 3 

dBA CNEL or more to or within “normally unacceptable” or “clearly unacceptable” 
noise/land use compatibility categories, as defined by the State’s 2017 General Plan 
Guidelines. 

• Project operations would cause any 5 dBA CNEL or greater noise increase.14 
 

Analysis of Project Impacts 

a.  Generation of a substantial temporary or permanent increase in ambient noise 
levels in the vicinity of the project in excess of standards established in the local 
general plan or noise ordinance, or applicable standards of other agencies? 

 
Less Than Significant Impact. 
 
Construction 

On-Site Construction Activities 

Construction would generate noise during the construction process that would span 21 months of 
demolition, grading, utilities trenching, building construction, and application of architectural 
coatings, as shown in Table 4. During all construction phases, noise-generating activities could 
occur at the Project Site between 7:00 A.M. and 9:00 P.M. Monday through Friday, in accordance 
with LAMC Section 41.40(a). On Saturdays, construction would be permitted to occur between 
8:00 A.M. and 6:00 P.M. 

Table 4 
Construction Schedule Assumptions 

Phase Duration Notes 

Demolition Month 1 
Removal of 7,834 square feet of building floor area and 

3,542 square feet of asphalt/concrete parking lot hauled 25 
miles to landfill in 10-cubic yard capacity trucks. 

Site Preparation Month 2 (one 
week) 

Grubbing and removal of trees, plants, landscaping, weeds 

Grading Months 2-3 
Approximately 18,030 cubic yards of soil (including swell 

factors for topsoil and dry clay) hauled 25 miles to landfill in 
10-cubic yard capacity trucks. 

 
14  As a 3 dBA increase represents a slightly noticeable change in noise level, this threshold considers any 

increase in ambient noise levels to or within a land use’s “normally unacceptable” or “clearly 
unacceptable” noise/land use compatibility categories to be significant so long as the noise level 
increase can be considered barely perceptible. In instances where the noise level increase would not 
necessarily result in “normally unacceptable” or “clearly unacceptable” noise/land use compatibility, a 
5 dBA increase is still considered to be significant. Increases less than 3 dBA are unlikely to result in 
noticeably louder ambient noise conditions and would therefore be considered less than significant. 
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Table 4 
Construction Schedule Assumptions 

Trenching Month 4-7 Trenching for utilities, including gas, water, electricity, and 
telecommunications. 

Building Construction Months 4-21 

Footings and Foundation work (e.g., pouring concrete pads, 
drilling for piers), framing, welding; installing mechanical, 
electrical, and plumbing. Floor assembly, interior painting, 
cabinetry and carpentry, elevator installations, low voltage 

systems, trash management. 
Architectural Coatings Months 18-

21 
Application of interior and exterior coatings and sealants. 

Source: DKA Planning, 2022. 

  

Noise levels would generally peak during the demolition and grading phases, when diesel-fueled 
heavy-duty equipment like excavators and dozers are used to move large amounts of debris and 
dirt, respectively. This equipment is mobile in nature and does not always operate at in a steady-
state mode full load, but rather powers up and down depending on the duty cycle needed to 
conduct work. As such, equipment is occasionally idle during which time no noise is generated. 

During other phases of construction (e.g., trenching, building construction, architectural coatings), 
noise impacts are generally lesser than during grading because they are less reliant on using 
heavy equipment with internal combustion engines. Smaller equipment such as forklifts, 
generators, and various powered hand tools and pneumatic equipment would generally be 
utilized. Off-site secondary noises would be generated by construction worker vehicles, vendor 
deliveries, and haul trucks. Figure 2 illustrates how noise would propagate from the construction 
site during the demolition and grading phase. 
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Figure 2 
Construction Noise Sound Contours 

 
Because the Project’s construction phase would occur for more than three months, the applicable 
City threshold of significance for the Project’s construction noise impacts is an increase of 5 dBA 
over existing ambient noise levels. As shown in Table 5, when considering ambient noise levels, 
the use of multiple pieces of powered equipment simultaneously would increase ambient noise 
negligibly. This assumes the use of best practices techniques required by the City’s Building and 
Safety code, such as temporary sound barriers. These construction noise levels would not exceed 
the City’s significance threshold of 5 dBA. Therefore, the Project’s on-site construction noise 
impact would be less than significant.  
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Table 5 
Construction Noise Impacts at Off-Site Sensitive Receptors 

Receptor 

Maximum 
Construction 
Noise Level 
(dBA Leq) 

Existing 
Ambient 

Noise Level 
(dBA Leq) 

New 
Ambient 
Noise 
Level 

(dBA Leq) 

Increase 
(dBA Leq) 

Potentially 
Significant? 

1. Residences–10617 Eastborne Ave. 54.9 52.0 56.7 4.7 No 
2. Residences-10600 Holman Ave. 37.5 54.3 54.4 0.1 No 
3. Residences–1677 Westholme Ave. 54.9 54.3 57.6 3.3 No 
4. Residences–10600 Eastborne Ave. 59.6 57.7 61.8 4.1 No 
Source:  DKA Planning, 2022. 

 
Off-Site Construction Activities 

The Project would also generate noise at off-site locations from haul trucks moving debris and 
soil from the Project Site during demolition and grading activities, respectively; vendor and 
contractor trips; and worker commute trips. These activities would generate up to an estimated 
260 peak hourly PCE vehicle trips, as summarized in Table 6, during the grading phase, assuming 
all workers travel to the worksite at the same time. This includes converting noise from heavy-
duty truck trips to an equivalent number of passenger vehicle trips. This would represent about 
6.2 percent of traffic volumes on Santa Monica Boulevard, which carries about 4,205 vehicles at 
Westholme Avenue in the morning peak hour of traffic.15 

Santa Monica Boulevard would likely serve as part of the ultimate haul route for any soil exported 
from the Project Site given its direct access to the San Diego Freeway. Because the Project’s 
construction-related trips would not cause a doubling in traffic volumes (i.e., 100 percent increase) 
on Santa Monica Boulevard, the Project’s construction-related traffic would not increase existing 
noise levels by 3 dBA or more. Therefore, the Project’s noise impacts from construction-related 
traffic would be less than significant. 

Table 6 
Construction Vehicle Trips (Maximum Hourly) 

Construction Phase Worker 
Trips a 

Vendor 
Trips Haul Trips Total Trips 

Percent of Peak 
A.M. Hour Trips 

on Santa 
Monica Blvd.e 

Demolition 10 0 94b 104 2.5 

 
15   DKA Planning 2022, based on City of Los Angeles database of traffic volumes on Santa Monica 

Boulevard at Westholme Avenue, 
https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf, 2010 traffic 
counts adjusted by one percent growth factor to represent existing conditions. 
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Site Preparation 5 0 0 5 0.1 

Grading 8 0 252c 260 6.2 

Trenching 5 0 0 5 0.1 

Building Construction 29 17d 0 46 1.1 

Architectural Coating 6 0 0 6 0.1 
a  Assumes all worker trips occur in the peak hour of construction activity. 
b  The project would generate 691 haul trips over a 20-day period with seven-hour work days. Because haul trucks 
emit more noise than passenger vehicles, a 19.1 passenger car equivalency (PCE) was used to convert haul truck 
trips to a passenger car equivalent 
c  The project would generate 3,606 haul trips over a 39-day period with seven-hour work days. Assumes a 19.1 PCE. 
d This phase would generate about seven vendor truck trips daily over a seven-hour work day. Assumes a 19.1 PCE. 
e Percent of existing traffic volumes on Santa Monica Boulevard at Westholme Avenue. 
 
Source:  DKA Planning, 2022 

 

Operation 

On-Site Operational Noise  

During long-term operations, the Project would produce noise from both on- and off-site sources. 
As discussed below, the Project would not result in an exposure of persons to or a generation of 
noise levels in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies. The Project would also not increase surrounding noise 
levels by more than 5 dBA CNEL, the minimum threshold of significance based on the noise/land 
use category of sensitive receptors near the Project Site. As a result, the Project’s on-site 
operational noise impacts would be considered less than significant. 

Mechanical Equipment  

The Project would operate mechanical equipment on the roof that would generate incremental 
long-term noise impacts. HVAC equipment in the form of large rooftop units suitable for cooling 
large volumes of a building would be located on the rooftop, almost 52 feet above grade. This 
equipment would include a number of sound sources, including compressors, condenser fans, 
supply fans, return fans, and exhaust fans that could generate a sound pressure level of up to 
81.9 dBA at one foot.16 

However, noise impacts from rooftop mechanical equipment on nearby sensitive receptors would 
be negligible for several reasons. First, there would be no line-of-sight from these rooftop units to 
most sensitive receptors. Because the residences adjacent to the Project Site are generally two-
stories in height, there would be no sound path from the HVAC equipment to residences that 
would be over 30 feet lower than the roof of the Proposed Project. Second, the residential building 

 
16    City of Pomona, Pomona Ranch Plaza WalMart Expansion Project, Table 4.4-5; August 2014. Source 

was cluster of mechanical rooftop condensers including two Krack MXE-04 four-fan units and one MXE-
02 two-fan unit. Reference noise level based on 30 minutes per hour of activity. 
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south of the Project Site would still be about twenty feet lower than the roof-based equipment. 
Third, the presence of the Project’s roof edge creates an effective noise barrier that further 
reduces noise levels from rooftop HVAC units by 8 dBA or more. A 4’4” parapet would further 
shield sensitive receptors near the Project Site. These design elements would be helpful in 
managing noise, as equipment often operates continuously throughout the day and occasionally 
during the day, evenings, and weekends. 

As a result, noise from HVAC units would negligibly elevate ambient noise levels, far less than 
the 5 dBA CNEL threshold of significance for operational impacts. Compliance with LAMC Section 
112.02 would further limit the impact of HVAC equipment on noise levels at adjacent properties. 

All other mechanical equipment would be fully enclosed within the structure, shielded from outside 
sources, and would therefore produce minimal noise impacts for off-site sensitive receptors. This 
includes electrical and mechanical rooms, as well as elevator equipment (including hydraulic 
pump, switches, and controllers) in the two subterranean basement levels. 

Auto-Related Activities  

The majority of vehicle-related noise impacts at the Project Site would come from vehicles 
entering and exiting the residential development from a driveway off Eastborne Avenue. During 
the peak P.M. hour, up to seven vehicles would generate noise in and out of the garage via the 
driveway off Eastborne Avenue, with up to five net vehicles using the garage in the peak A.M. 
hour.17 

Nearby residences across Eastborne Avenue would have a direct line of sight to the driveway, 
approximately 70 feet away. As shown in Table 7, the average vehicle use of the garage during 
daytime hours would increase ambient noise levels by 0.1 dBA CNEL, below the 3 dBA threshold 
that the most sensitive humans can detect changes in noise levels. While vehicles entering and 
exiting the garage may be audible at times at off-site locations, these noise sources are incapable 
of collectively elevating ambient noise levels by more than 1 dBA CNEL over a 24-hour period, 
far less than the 5 dBA CNEL threshold of significance for operational noise impacts. 

Table 7 
Parking Garage-Related Impacts at Off-Site Sensitive Receptors 

Receptor 
Maximum 

Noise Level 
(dBA CNEL) 

Existing 
Ambient 

Noise Level 
(dBA CNEL) 

New 
Ambient 

Noise Level 
(dBA CNEL) 

Increase 
(dBA 

CNEL) 
Significant? 

Residences – Eastborne 
Avenue (south side) 32.7 55.7 55.7 <0.1 No 

Source:  DKA Planning, 2022, using FTA Noise Impact Assessment Spreadsheet. 

 

 
17  DKA Planning 2021. Hourly trip generation based on Institute of Transportation Engineer’s hourly trip 

generation factors for Multifamily Housing (Mid-Rise) (land use code 221). 
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Parking garage-related noise impacts for other receptors would also be negligible given their more 
remote locations and/or the lack of a line of sight from the garage. Parking garage noise would 
include tire friction as vehicles navigate to and from parking spaces, doors slamming, car alarms, 
and minor engine acceleration. Most of these sources are instantaneous (e.g., car alarm chirp, 
door slam) while others may last a few seconds. This noise would generally be confined to the 
underground garage levels, shielded from off-site sensitive receptors. As such, the Project’s 
parking garage activities would not have a significant impact on the surrounding noise 
environment. 

Outdoor Uses   

While most operations would be conducted inside the development, outdoor activities could 
generate noise that could impact local sensitive receptors. This would include human 
conversation, trash collection, and landscape maintenance. These are discussed below: 

• Human conversation. Noise associated with everyday residential activities would 
largely be contained internally within the Project. Noise could include passive activities 
such as human conversation and socializing in outdoor spaces. This includes: 

o Private balconies on all four elevations. 

o Two roof-top decks along the southern portion of the roof facing Eastborne 
Avenue. 

All these areas would be used for passive socializing and recreation. There would be 
intermittent activities that would produce negligible impacts from human speech, 
based on the Lombard effect. This phenomenon recognizes that voice noise levels in 
face-to-face conversations generally increase proportionally to background ambient 
noise levels, but only up to approximately 67 dBA at a reference distance of one meter. 
Specifically, vocal intensity increases about 0.38 dB for every 1.0 dB increase in noise 
levels above 55 dB, meaning people talk slightly above ambient noise levels in order 
to communicate.18  

Noise from any socializing and passive recreation would not result in significant noise 
impacts. Any conversations on the private balconies would be intermittent and sound 
attenuation would generally be limited, as most balconies would be recessed into the 
building’s façade, shielding noise in three directions. Intermittent passive use of these 
balconies would not be capable of elevating noise levels at the adjacent residences 
over a 24-hour period by 5 dBA CNEL or more. 
 
Any noise from passive use of the roof decks would attenuate rapidly and without a 
line-of-sight to adjacent residences about 30 feet lower in height to the north, east, and 
west. Residences west of the Project Site would not have a direct line of sight due to 

 
18   Acoustical Society of America, Volume 134; Evidence that the Lombard effect is frequency-specific in 

humans, Stowe and Golob, July 2013. 
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the lower height of the four-story building and the 15-foot setback of the roof deck from 
the western edge of the roof. The presence of the roof edge, parapet, setback of decks 
from the roof’s edge, and a stair bulkhead on the roof would shield any rooftop noise 
from the sensitive receptors near the Project Site. 
 

• Trash collection. On-site trash and recyclable materials for the residents would be 
managed from the waste collection area on the first floor of the parking garage. Haul 
trucks would access solid waste from Eastborne Avenue, where solid waste activities 
would include use of trash compactors and hydraulics associated with the refuse 
trucks themselves. Noise levels of approximately 71 dBA Leq and 66 dBA Leq could be 
generated by collection trucks and trash compactors, respectively, at 50 feet of 
distance.19 Intermittent solid waste management activities would operate during the 
day, much as they do with the existing seven residences. Trash collection activities 
would not substantially elevate 24-hour noise levels at off-site locations by 5 dBA 
CNEL or more. 

• Landscape maintenance. Noise from gas-powered leaf flowers, lawnmowers, and 
other landscape equipment can generated substantial bursts of noise during regular 
maintenance. For example, gas powered leaf blowers and other equipment with two-
stroke engines can generated 100 dBA Leq and cause nuisance or potential noise 
impacts for nearby receptors.20 The landscape plan focuses on a modest palette of 
accent trees and raised planters on the ground level and rooftop that will minimize the 
need for powered landscaping equipment, as some of this can be managed by hand. 
As with current landscape maintenance activities, any intermittent landscape 
equipment would operate during the day and would represent a negligible impact that 
would not increase 24-hour noise levels at off-site locations by 5 dBA CNEL or more.21 

Based on an assessment of these on-site sources, the impact of on-site operational noise sources 
would be considered less than significant.  

Off-Site Operational Noise 

The majority of the Project’s operational noise impacts would be off-site from vehicles traveling to 
and from the development. The Project could add up to 72 vehicle trips to the local roadway 
network on a peak weekday at the start of operations in 2025.22 During the peak P.M. hour, up to 
seven vehicles entering and exiting the development during peak P.M. hour, with five vehicles in 
the peak A.M. hour.23 This would represent about 0.1 percent of traffic volumes on Santa Monica 

 
19   RK Engineering Group, Inc. Wal-Mart/Sam’s Club reference noise level, 2003. 
20   Erica Walker et al, Harvard School of Public Health; Characteristics of Lawn and Garden Equipment 

Sound; 2017 
21   While AB 1346 (Berman, 2021) bans the sale of new gas-powered leaf blowers by 2024, existing 

equipment can continue to operate indefinitely.  
22  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3 
23  DKA Planning 2022. Hourly trip generation based on Institute of Transportation Engineer’s hourly trip 

generation factors for Multifamily Housing (Mid-Rise) (land use code 221). 
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Boulevard, which carries about 4,205 vehicles at Westholme Avenue in the morning peak hour of 
traffic.24 

Because it takes a doubling of traffic volumes (i.e., 100 percent) to increase ambient noise levels 
by 3 dBA Leq, the Project’s traffic would neither increase ambient noise levels 3 dBA or more into 
“normally unacceptable” or “clearly unacceptable” noise/land use compatibility categories, nor 
increase ambient noise levels 5 dBA or more. Twenty-four hour CNEL impacts would similarly be 
minimal, far below criterion for significant operational noise impacts, which begin at 3 dBA. As 
such, this impact would be considered less than significant. 

b.  For a project located within the vicinity of a private airstrip or an airport land use 
plan, or, where such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project expose people residing or working 
in the project area to excessive noise levels? 

Less Than Significant Impact.  

The Project Site is located about 2.6 miles northeast of the Santa Monica Airport. Because the 
Proposed Project would not be located within the vicinity of a private airstrip or within two miles 
of a public airport, the Project would not expose local workers or residents in the area to excessive 
noise levels. This would be considered a less than significant impact. 

Cumulative Impacts 

Construction 

On-Site Construction Noise 

While the Proposed Project would generate short- and long-term emissions during the 
construction and operations phases, respectively, the presence of any other development projects 
could produce cumulative impacts. There are two related projects identified by the City of Los 
Angeles in the vicinity of the Proposed Project (Figure 3):25 
 

1. 10700 Santa Monica Boulevard, located 1,075 feet south of the Project Site. 
 

2. 10400 Santa Monica Boulevard, located 1,500 feet south of the Project Site. 
 
However, both potential development are more than 1,000 feet from the Project Site and unlikely 
to cause any cumulative impacts on local sensitive receptors, as any construction noise would be 
substantially attenuated by distance and the presence of multiple buildings and structures that 
would block any sound path. 

 
24  DKA Planning 2022, based on City of Los Angeles database of traffic volumes on Santa Monica 

Boulevard at Westholme Avenue, 
https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf, 2010 traffic 
counts adjusted by one percent growth factor to represent existing conditions. 

25 City of Los Angeles, Related Projects Summary from Case Logging and Tracking System, July 2022. 
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Figure 3 

Related Projects 
 
As a result, there are no reasonably foreseeable related projects that could contribute to 
cumulative noise impacts at the analyzed sensitive receptors. Based on this, there would not be 
cumulative noise impacts at any nearby sensitive uses located near the Project Site and related 
projects in the event of concurrent construction activities.  
 
Off-Site Construction Noise 

Other concurrent construction activities from related projects can contribute to cumulative off-site 
impacts if haul trucks, vendor trucks, or worker trips for any related project(s) were to utilize the 
same roadways. Distributing trips to and from each related project construction site substantially 
reduces the potential that cumulative development could more than double traffic volumes on 
existing streets, which would be necessary to increase ambient noise levels by 3 dBA. The 
Proposed Project would contribute up to 260 PCE vehicles during a peak, would represent about 
6.2 percent of traffic volumes on Santa Monica Boulevard, which carries about 4,205 vehicles at 
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Westholme Avenue in the morning peak hour of traffic.26 Any related projects would have to add 
3,945 peak hour vehicles trips to double volumes on Santa Monica. The distance of the two 
related projects and the scale of those potential developments would not be capable of generating 
substantial noise from construction-related traffic on local roadways. As such, cumulative noise 
due to construction truck traffic from the Project and related projects do not have the potential to 
exceed the ambient noise levels along the haul route by 5 dBA. As such, cumulative noise impacts 
from off-site construction would be less than significant. 
 
Operation 

The Project Site and the local Westside neighborhood has been developed with residential and 
commercial land uses that have previously generated, and will continue to generate, noise from 
a number of operational noise sources, including mechanical equipment (e.g., HVAC systems), 
outdoor activity areas, and vehicle travel. The two related projects in the vicinity of the Project 
Site are residential or mixed-use in nature and would also generate stationary-source and mobile-
source noise due to ongoing day-to-day operations. These types of uses generally do not involve 
use of noisy heavy-duty equipment such as compressors, diesel-fueled equipment, or other 
sources typically associated with excessive noise generation. The presence of intervening multi-
story buildings along Santa Monica Boulevard and the residential neighborhoods that flank it will 
generally shield noise impacts from one or more projects that may generate operational noise. 
However, each project would produce traffic volumes that are capable of generating roadway 
noise impacts. The potential cumulative noise impacts associated with on-site and off-site noise 
sources are addressed below.  

On-Site Stationary Noise Sources  

Noise from on-site mechanical equipment (e.g., HVAC units) and any other human activities from 
related projects would not be typically associated with excessive noise generation that could result 
in increases of 5 dBA or more in ambient noise levels at sensitive receptors when combined with 
operational noise from the Proposed Project. The presence of intervening multi-story buildings 
along Santa Monica Boulevard and the residential neighborhoods that flank it will generally shield 
noise impacts from one or more projects that may generate operational noise. Therefore, 
cumulative stationary source noise impacts associated with operation of the Project and related 
projects would be less than significant.  

Off-Site Mobile Noise Sources  

 
26   DKA Planning 2022, based on City of Los Angeles database of traffic volumes on Santa Monica 

Boulevard at Westholme Avenue, 
https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf, 2010 traffic 
counts adjusted by one percent growth factor to represent existing conditions. 
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The Project would add up to 72 vehicle trips to the local roadway network on a peak weekday at 
the start of operations in 2025, including up to seven maximum hourly vehicle trips.27 The two 
closest related projects are more than 1,000 feet from the Project Site and are residential in 
nature. As such, they would not be capable of generating the 4,133 peak hour vehicle trips on 
Santa Monica Boulevard that would be necessary to elevate noise levels along this arterial by 3 
dBA. Therefore, cumulative noise impacts due to off-site traffic would not increase ambient noise 
levels by 3 dBA to or within their respective “Normally Unacceptable” noise categories, or by 5 
dBA or greater overall. Additionally, the Project would not result in an exposure of persons to or 
a generation of noise levels in excess of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
27  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3. Hourly 

trip generation based on Institute of Transportation Engineer’s hourly trip generation factors for 
Multifamily Housing (Mid-Rise) (land use code 221). 
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Description

Location

User Name

Summary Data Panel

Description Meter Value Description Meter Value

Leq 1 52 dB

Exchange Rate 1 3 dB Weighting 1 A

Response 1 SLOW Bandwidth 1 OFF

Logged Data Chart

10617 Eastborne Ave.: Logged Data Chart

Logged Data Table

Date/Time Lapk-1 Lasmn-1 Lasmx-1 Leq-1

November 2020
Page 1

Douglas Kim



8/2/2022 11:47:41 AM 89 50.1 70 55.9

11:48:41 AM 76.2 45.4 55.5 50.5

11:49:41 AM 84.4 45.2 57.3 51.1

11:50:41 AM 74 46.3 50.8 47.3

11:51:41 AM 81.3 46.6 67.5 55.5

11:52:41 AM 65.3 45.7 51.6 48.3

11:53:41 AM 80.5 45.8 64.8 52.6

11:54:41 AM 80.8 45 64.6 52.6

11:55:41 AM 83 45.4 64.4 52.3

11:56:41 AM 76.9 45.2 61.2 50.2

11:57:41 AM 73.9 44.6 59.9 49.7

11:58:41 AM 67.6 43.9 49.7 46.3

11:59:41 AM 78.2 45.8 62 51.4

12:00:41 PM 76.9 45.2 57.3 51

12:01:41 PM 84.4 46.3 67.3 54.8

Date/Time Lapk-1 Lasmn-1 Lasmx-1 Leq-1

November 2020
Page 2

Douglas Kim



Session Report 
8/5/2022

Information Panel

Name 10600 Eastborne Ave

Comments

Start Time 8/2/2022 12:02:13 PM

Stop Time 8/2/2022 12:17:16 PM

Run Time 00:15:03

Serial Number SE40213991

Device Name SE40213991

Model Type Sound Examiner

Device Firmware Rev R.11C

Company Name

Description

Location

User Name

Summary Data Panel

Description Meter Value Description Meter Value

Leq 1 57.7 dB

Exchange Rate 1 3 dB Weighting 1 A

Response 1 SLOW Bandwidth 1 OFF

Logged Data Chart

10600 Eastborne Ave: Logged Data Chart

Logged Data Table

Date/Time Lapk-1 Lasmn-1 Lasmx-1 Leq-1

November 2020
Page 1

Douglas Kim



8/2/2022 12:03:13 PM 91.2 44.6 63.9 54.9

12:04:13 PM 77.3 43.8 61.5 51.4

12:05:13 PM 85.5 43.8 64.3 56.2

12:06:13 PM 84.8 46.4 67.3 56.4

12:07:13 PM 82.3 46.5 67.6 58.4

12:08:13 PM 72.1 43.7 59 50

12:09:13 PM 82.8 41.6 67.1 55.6

12:10:13 PM 84.3 44.2 71.3 61.8

12:11:13 PM 80.8 44.5 62.6 52.9

12:12:13 PM 81.7 47.3 68.1 58.6

12:13:13 PM 86.5 41.2 70.8 57.1

12:14:13 PM 83.3 44.1 67.4 58.2

12:15:13 PM 87.4 45.2 74.3 62.9

12:16:13 PM 97.2 43.1 69.1 57.2

12:17:13 PM 82.2 42 68.2 55.6

Date/Time Lapk-1 Lasmn-1 Lasmx-1 Leq-1

November 2020
Page 2

Douglas Kim



 
CONSTRUCTION NOISE CALCULATIONS 

 
 
 
 
 
 
 
 
 
 
 
 



Level Corrections
Source name Size Reference Day Evening Night Cwall CI CT

m/m² dB(A) dB(A) dB(A) dB dB dB
Construction Site 1144 m² Lw/unit 109.7 - - - - -

Noise emissions of industry sources

Douglas Kim & Associates LLC  808 Holly Road  Belmont, CA 94002



Coordinates Building Height Limit Level Conflict
No. Receiver name X Y side Floor abv.grd. Day Day Day

in meter m dB(A) dB(A) dB
1 Residences - 1677 Westholme Ave.11367981.17 3769137.97 South east GF 82.00 - 54.9 -
2 Residences - 10600 Eastborne Ave.11367983.61 3769103.57 North west GF 79.39 - 59.6 -
3 Residences - 10617 Eastborne Ave.11367948.27 3769113.99 South east GF 80.69 - 54.7 -
4 Residences, 10600 Holman Ave. 11367965.09 3769180.92 North east GF 82.81 - 37.5 -

Receiver list

Douglas Kim & Associates LLC  808 Holly Road  Belmont, CA 94002



Level
Source name Traffic lane Day

dB(A)
Residences - 1677 Westholme Ave. GF 54.9

Construction Site - 54.9
Residences - 10600 Eastborne Ave. GF 59.6

Construction Site - 59.6
Residences - 10617 Eastborne Ave. GF 54.7

Construction Site - 54.7
Residences, 10600 Holman Ave. GF 37.5

Construction Site - 37.5

Contribution levels of the receivers

Douglas Kim & Associates LLC  808 Holly Road  Belmont, CA 94002







Reference 15.24 meter
Sound Pressure Level (Lp) 75.0 dBA

Sound Power Level (Lw) 109.7 dB

Existing Leq Noise New Leq Difference Leq Significant?

52.0 54.9 56.7 4.7 No
54.3 37.5 54.4 0.1 No
54.3 54.9 57.6 3.3 No
57.7 59.6 61.8 4.1 No

Construction Noise Impacts

Receptor

Residences - 10617 Eastborne Ave.
Residences - 10600 Holman Ave.

Residences - 10600 Eastborne Ave.
Residences - 1677 Westholme Ave.
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Land Use Code
Setting

Time Period
Trip Type

# Data Sites

Time Entering Exiting Entering Exiting Entering Exiting
12-1 AM 0.7 0.3 0.8 0.2 2.6 0

1-2 AM 0.3 0.2 1.3 0.1 0.4 0
2-3 AM 0.2 0.2 0.8 0.3 0.9 0.9
3-4 AM 0.4 0.3 0.6 0.3 0.4 0
4-5 AM 0.3 0.8 0.6 0.0 0.4 1.8
5-6 AM 0.6 2.7 2.3 1.6 0.4 3.1
6-7 AM 1.5 6.5 4.1 4.1 1.8 8.0
7-8 AM 2.8 12.1 4.2 17.7 5.3 12.0
8-9 AM 3.5 8.8 5.1 9.2 4.8 10.2

9-10 AM 2.9 5.7 2.5 5.6 5.7 4.9
10-11 AM 2.7 4.7 4.4 3.8 2.2 4.9
11-12 PM 4.5 4.5 3.1 5.7 3.9 2.7

12-1 PM 4.8 4.6 4.7 5.2 4.4 2.7
1-2 PM 4.1 4.8 5.3 3.7 3.9 6.7
2-3 PM 5.8 5.0 5.9 3.3 3.9 4.9
3-4 PM 6.7 4.9 6.2 4.4 6.1 4.0
4-5 PM 10.6 6.2 10.0 4.7 4.8 5.8
5-6 PM 12.6 7.7 8.7 4.1 8.3 7.6
6-7 PM 9.3 6.6 6.7 8.6 8.8 4.0
7-8 PM 7.8 4.8 6.7 4.4 7.9 4.4
8-9 PM 7.0 3.3 5.1 4.3 7.0 2.2

9-10 PM 5.5 2.2 4.6 3.1 5.3 4.9
10-11 PM 3.6 1.9 4.4 2.8 7.0 3.1
11-12 AM 2.0 1.1 1.9 2.8 3.5 1.3

Hourly Trips Average Daytime Average Nighttime
12-1 AM 1.0 0.5 0 0

1-2 AM 0.5 0.25 0 0
2-3 AM 0.4 0.2 0 0
3-4 AM 0.7 0.35 0 0
4-5 AM 1.1 0.55 0 0
5-6 AM 3.3 1.65 1 1
6-7 AM 8.0 4 3 3
7-8 AM 14.9 7.45 5 5
8-9 AM 12.3 6.15 4 4

9-10 AM 8.6 4.3 3 3
10-11 AM 7.4 3.7 3 3
11-12 PM 9.0 4.5 3 3

12-1 PM 9.4 4.7 3 3
1-2 PM 8.9 4.45 3 3
2-3 PM 10.8 5.4 4 4
3-4 PM 11.6 5.8 4 4
4-5 PM 16.8 8.4 6 6
5-6 PM 20.3 10.15 7 7
6-7 PM 15.9 7.95 6 6
7-8 PM 12.6 6.3 5 5
8-9 PM 10.3 5.15 4 4

9-10 PM 7.7 3.85 3 3
10-11 PM 5.5 2.75 2 2
11-12 AM 3.1 1.55 1 1

ADT 72
4 2

Hourly Distribution of Entering and Exiting Vehicle Trips by Land Use
Source: ITE Trip Generation Manual , 10th Edition

221

General Urban/Suburban Dense Multi-Use Urban Center City Core
Multifamily Housing (Mid-Rise)

8 4 3
% of 24-Hour Traffic % of 24-Hour Traffic % of 24-Hour Traffic

Weekday Weekday Weekday
Vehicle Vehicle Vehicle



Federal Transit Administration Yes
Noise Impact Assessment Spreadsheet No

version: 1/29/2019 Project Noise Exposure/Ldn (dBA)
Project Noise Exposure/Leqh (dBA)

Project: 10605 West Eastborne Avenue Project Noise Exposure/Ldn (dBA)
Project Results Summary

Existing Ldn: 56 dBA
Total Project Ldn: 33 dBA 1. Outdoor Quiet

Receiver Parameters Total Noise Exposure: 56 dBA 2. Residential
Receiver: Residences - Eastborne Avenue Increase: 0 dB 3. Institutional

Land Use Category: 2. Residential Impact?: None
Existing Noise (Measured or Generic Value): 56 dBA

Distance to Impact Contours
Dist to Mod. Impact Contour 

(Source 1): 9 ft Fixed Guideway
Dist to Sev. Impact Contour 

(Source 1): 5 ft Highway/Transit

Noise Source Parameters Stationary Source
Number of Noise Sources: 1 --

1 Bus Operating Facility
Noise Source Parameters Source 1 Bus Storage Yard

Source Type: Stationary Source Bus Transit Center
Specific Source: Parking Garage Source 1  Results Crossing Signals

Daytime hrs Avg. Number of Autos/hr 4 Leq(day): 28.8 dBA Ferry Terminal (no fog horn)
40 Leq(night): 25.8 dBA Ferry Terminal (w/ fog horn)
55 Ldn: 32.7 dBA Layover Tracks (commuter rail)

Parking Garage
Nighttime hrs Avg. Number of Autos/hr 2 Park & Ride Lot

40 Rail Yard & Shops
65 --

--
Distance Distance from Source to Receiver (ft) 70

Number of Intervening Rows of Buildings 0 2 Automobiles and Vans
Adjustments Noise Barrier? No Buses (diesel-powered)

Buses (electric)
Buses (hybrid)
--
--

--
Highway/Transit --
Rail Car --

3 --
40 --
2.8 --

3 3 Bus Operating Facility
40 Bus Storage Yard
0.7 Bus Transit Center

Crossing Signals
Distance 50 Ferry Terminal (no fog horn)

1 Ferry Terminal (w/ fog horn)
Adjustments Noise Barrier? No Layover Tracks (commuter rail)

Joint Track/Crossover? No Parking Garage
Embedded Track? No Park & Ride Lot

Aerial Structure? No Rail Yard & Shops
--
--

Stationary Source
Transit warning device 4 Automobiles and Vans

Buses (diesel-powered)
50 Buses (electric)
0.465 Buses (hybrid)

--
--

50 --
0.11 --

--
Distance 50 --

0 --
Adjustments Noise Barrier? --

5 Bus Operating Facility
Bus Storage Yard
Bus Transit Center
Crossing Signals

Highway/Transit Ferry Terminal (no fog horn)
Buses (hybrid) Ferry Terminal (w/ fog horn)

Layover Tracks (commuter rail)
50 Parking Garage
1 Park & Ride Lot

Rail Yard & Shops
--

50 --
0.44

6 Automobiles and Vans
Distance 70 Buses (diesel-powered)

0 Buses (electric)
Adjustments Noise Barrier? Buses (hybrid)

--
--
--
--
--

Stationary Source --
Parking Garage --

--

Distance

Adjustments Noise Barrier?

Highway/Transit
Buses (diesel-powered)

0.0 dBA
0.0 dBA

Distance

Adjustments Noise Barrier?

40
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WILTEC Phone: (626) 564-1944     Fax: (626) 564-0969

INTERSECTION TURNING MOVEMENT COUNT SUMMARY

CLIENT: ITERIS
PROJECT: BEVMO RETAIL MARKET TRAFFIC STUDY
DATE: WEDNESDAY APRIL 14, 2010
PERIOD: 7:00 AM TO 10:00 AM
INTERSECTION: N/S WESTWOOD BOULEVARD

E/W SANTA MONICA BOULEVARD

15 MIN COUNTS
1 2 3 4 5 6 7 8 9 10 11 12

PERIOD SBRT SBTH SBLT WBRT WBTH WBLT NBRT NBTH NBLT EBRT EBTH EBLT TOTAL
700-715 21 56 16 17 234 22 9 140 17 12 318 29 891
715-730 14 77 21 25 270 21 15 179 26 13 351 38 1050
730-745 28 110 34 63 384 73 14 213 28 10 439 37 1433
745-800 15 124 37 18 324 57 21 265 35 19 475 30 1420
800-815 20 126 46 33 310 44 32 260 34 24 514 30 1473
815-830 23 103 51 21 349 27 22 221 36 13 427 21 1314
830-845 22 86 49 46 371 41 24 244 22 21 483 34 1443
845-900 20 116 42 38 328 40 27 243 32 20 469 32 1407
900-915 23 118 64 41 364 46 27 194 25 25 484 30 1441
915-930 18 101 36 28 270 29 25 200 40 22 463 33 1265
930-945 18 101 44 27 296 33 19 195 36 28 416 34 1247
945-1000 18 132 32 48 385 38 21 171 24 27 414 45 1355
HOUR TOTALS

1 2 3 4 5 6 7 8 9 10 11 12
TIME SBRT SBTH SBLT WBRT WBTH WBLT NBRT NBTH NBLT EBRT EBTH EBLT TOTAL
700-800 78 367 108 123 1212 173 59 797 106 54 1583 134 4794
715-815 77 437 138 139 1288 195 82 917 123 66 1779 135 5376
730-830 86 463 168 135 1367 201 89 959 133 66 1855 118 5640
745-845 80 439 183 118 1354 169 99 990 127 77 1899 115 5650
800-900 85 431 188 138 1358 152 105 968 124 78 1893 117 5637
815-815 88 423 206 146 1412 154 100 902 115 79 1863 117 5605815 815 88 423 206 146 1412 154 100 902 115 79 1863 117 5605
830-930 83 421 191 153 1333 156 103 881 119 88 1899 129 5556
845-945 79 436 186 134 1258 148 98 832 133 95 1832 129 5360
900-1000 77 452 176 144 1315 146 92 760 125 102 1777 142 5308

A.M. PEAK HOUR
745-845 118

80 439 183 1354

169

115

SANTA MONICA BOULEVARD 1899 127 990 99
 5650

77 5892
PHF 0.959

WESTWOOD BOULEVARD



WILTEC Phone: (626) 564-1944     Fax: (626) 564-0969

INTERSECTION TURNING MOVEMENT COUNT SUMMARY

CLIENT: ITERIS
PROJECT: BEVMO RETAIL MARKET TRAFFIC STUDY
DATE: WEDNESDAY APRIL 14, 2010
PERIOD: 3:00 PM TO 6:00 PM
INTERSECTION: N/S WESTWOOD BOULEVARD

E/W SANTA MONICA BOULEVARD

15 MIN COUNTS
1 2 3 4 5 6 7 8 9 10 11 12

PERIOD SBRT SBTH SBLT WBRT WBTH WBLT NBRT NBTH NBLT EBRT EBTH EBLT TOTAL
300-315 49 231 55 65 354 51 28 165 28 39 344 50 1459
315-330 43 243 54 37 345 76 31 167 33 27 349 43 1448
330-345 30 253 39 45 353 66 20 164 41 42 321 56 1430
345-400 37 221 48 51 340 42 34 209 36 34 310 38 1400
400-415 41 260 52 44 348 55 31 207 36 45 370 47 1536
415-430 33 215 39 51 415 51 38 196 35 21 323 30 1447
430-445 35 313 39 54 352 50 29 204 30 31 381 60 1578
445-500 28 322 54 44 385 56 38 236 31 34 341 40 1609
500-515 37 294 43 62 310 45 38 233 36 34 396 63 1591
515-530 34 361 56 76 344 63 42 223 42 36 339 45 1661
530-545 21 259 49 56 331 57 21 200 31 34 365 62 1486
545-600 34 301 37 72 386 64 37 263 29 33 330 63 1649
HOUR TOTALS

1 2 3 4 5 6 7 8 9 10 11 12
TIME SBRT SBTH SBLT WBRT WBTH WBLT NBRT NBTH NBLT EBRT EBTH EBLT TOTAL
300-400 159 948 196 198 1392 235 113 705 138 142 1324 187 5737
315-415 151 977 193 177 1386 239 116 747 146 148 1350 184 5814
330-430 141 949 178 191 1456 214 123 776 148 142 1324 171 5813
345-445 146 1009 178 200 1455 198 132 816 137 131 1384 175 5961
400-500 137 1110 184 193 1500 212 136 843 132 131 1415 177 6170
415-515 133 1144 175 211 1462 202 143 869 132 120 1441 193 6225415 515 133 1144 175 211 1462 202 143 869 132 120 1441 193 6225
430-530 134 1290 192 236 1391 214 147 896 139 135 1457 208 6439
445-545 120 1236 202 238 1370 221 139 892 140 138 1441 210 6347
500-600 126 1215 185 266 1371 229 138 919 138 137 1430 233 6387

P.M. PEAK HOUR
430-530 236

134 1290 192 1391

214

208

SANTA MONICA BOULEVARD 1457 139 896 147
6439

135 6644
PHF 0.969

WESTWOOD BOULEVARD



City Of Los Angeles
Department Of Transportation
MANUAL TRAFFIC COUNT SUMMARY

STREET:
North/South WESTWOOD BOULEVARD

East/West SANTA MONICA BOULEVARD

Day: WED Date: APRIL 14, 2010 Weather: SUNNY

Hours:   7-10AM   3-6PM

School Day: YES District: 0     I/S CODE 0

N/B S/B E/B W/B
DUAL-
WHEELED 0 0 0 0
BIKES 0 0 0 0
BUSES 0 0 0 0

N/B TIME S/B TIME E/B TIME W/B TIME

AM PK 15 MIN 326 8.00 205 9.00 568 8.00 520 7.30

PM PK 15 MIN 329 5.45 451 5.15 493 5.00 522 5.45

AM PK HOUR 1216 7.45 717 7.30 2116 8.30 1712 8.15

PM PK HOUR 1195 5.00 1616 4.30 1800 4.30 1905 4.00

NORTHBOUND Approach SOUTHBOUND Approach TOTAL XING S/L XING N/L

Hours Lt Th Rt Total Hours Lt Th Rt Total N-S Ped Sch Ped Sch
7-8 106 797 59 962 7-8 108 367 78 553 1515 0 0 0 0
8-9 124 968 105 1197 8-9 188 431 85 704 1901 0 0 0 0
9-10 125 760 92 977 9-10 176 452 77 705 1682 0 0 0 0
3-4 138 705 113 956 3-4 196 948 159 1303 2259 0 0 0 0
4-5 132 843 136 1111 4-5 184 1110 137 1431 2542 0 0 0 0
5-6 138 919 138 1195 5-6 185 1215 126 1526 2721 0 0 0 0

TOTAL 763 4992 643 6398 TOTAL 1037 4523 662 6222 12620 0 0 0 0

EASTBOUND Approach WESTBOUND Approach TOTAL XING W/L XING E/L 

Hours Lt Th Rt Total Hours Lt Th Rt Total E-W Ped Sch Ped Sch
7-8 134 1583 54 1771 7-8 173 1212 123 1508 3279 0 0 0 0
8-9 117 1893 78 2088 8-9 152 1358 138 1648 3736 0 0 0 0
9-10 142 1777 102 2021 9-10 146 1315 144 1605 3626 0 0 0 0
3-4 187 1324 142 1653 3-4 235 1392 198 1825 3478 0 0 0 0
4-5 177 1415 131 1723 4-5 212 1500 193 1905 3628 0 0 0 0
5-6 233 1430 137 1800 5-6 229 1371 266 1866 3666 0 0 0 0

TOTAL 990 9422 644 11056 TOTAL 1147 8148 1062 10357 21413 0 0 0 0

(Rev Oct 06)



TRAFFIC VOLUME ADJUSTMENTS

North/South Westholme Avenue
East/West Santa Monica Boulevard
Year 2010
Hour 7:45-8:45
Source https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf

NB Approach SB Approach EB Approach WB Approach
LT
TH
RT
Total 2091 1641 1.07%

2010 -                     -                     2,091                 1,641                 
2011 -                     -                     2,112                 1,657                 
2012 -                     -                     2,133                 1,674                 
2013 -                     -                     2,154                 1,691                 
2014 -                     -                     2,176                 1,708                 
2015 -                     -                     2,198                 1,725                 
2016 -                     -                     2,220                 1,742                 
2017 -                     -                     2,242                 1,759                 
2018 -                     -                     2,264                 1,777                 
2019 -                     -                     2,287                 1,795                 
2020 -                     -                     2,310                 1,813                 
2021 -                     -                     2,333                 1,831                 
2022 -                     -                     2,356                1,849                4,205                

NB Approach SB Approach EB Approach WB Approach
Auto -                     -                     1,813                 1,423                 6,048,810        82.5%
MDT -                     -                     282                    221                    940,092            12.8%
HDT -                     -                     8                         6                         25,348              0.3%
Buses -                     -                     3                         2                         9,386                 0.1%
MCY -                     -                     50                       39                       167,287            2.3%
Aux -                     -                     43                       34                       142,856            1.9%
Total -                     -                     2,198                 1,725                 7,333,779        100.0%
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CONSTRUCTION BUILDING DEBRIS

M
aterials

Total SF
Height

Cubic Yards
Pounds per Cubic YardTons

Truck Capacity 
(CY)

Truck Trips
Construction and Dem

olition
0

Low
Low

G
eneral Building

7,834
               

12
3,391

               
1,000

             
1,695

             
10

                  
678

             
Single Fam

ily Residence
-

                   
12

-
                   

1,000
             

-
                 

10
                  

-
              

M
ulti-Fam

ily Residence
12

-
                   

1,000
             

-
                 

10
                  

-
              

M
obile Hom

e
1,000

             
-

                 
10

                  
-

              
M

ixed Debris
500

                
-

                 
10

                  
-

              
Vegetative Debris (Hardw

oods)
500

                
-

                 
10

                  
-

              
Vegetative Debris (Softw

oods)
333

                
-

                 
10

                  
-

              
Asphalt or concrete (Construction Debris)

3,542
               

0.5
66

                    
2,400

             
79

                  
10

                  
13

               
TO

TAL
3,456
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AIR QUALITY TECHNICAL REPORT 
Introduction  

This technical report addresses the air quality impacts generated by construction and operation of the 
Proposed Project at 10605-10613 West Eastborne Avenue in the City of Los Angeles. The analysis 
evaluates the consistency of the Project with the air quality policies set forth within the South Coast Air 
Quality Management District’s (SCAQMD) Air Quality Management Plan (AQMP) and the City’s General 
Plan. The analysis of Project-generated air emissions focuses on whether the Project would cause an 
exceedance of an ambient air quality standard or SCAQMD significance threshold. Calculation 
worksheets, assumptions, and model outputs used in the analysis are included in the Technical 
Appendix to this analysis. 

Regulatory Framework 

Federal 

The Federal Clean Air Act (CAA) was first enacted in 1955 and has been amended numerous times in 
subsequent years, with the most recent amendments in 1990. At the federal level, the United States 
Environmental Protection Agency (USEPA) is responsible for implementation of some portions of the 
CAA (e.g., certain mobile source and other requirements). Other portions of the CAA (e.g., stationary 
source requirements) are implemented by state and local agencies. In California, the CCAA is 
administered by the California Air Resources Board (CARB) at the state level and by the air quality 
management districts and air pollution control districts at the regional and local levels.  

The 1990 amendments to the CAA identify specific emission reduction goals for areas not meeting the 
National Ambient Air Quality Standard (NAAQS). These amendments require both a demonstration of 
reasonable further progress toward attainment and incorporation of additional sanctions for failure to 
attain or to meet interim milestones. The sections of the CAA which are most applicable to the Project 
include Title I (Nonattainment Provisions) and Title II (Mobile Source Provisions).  

NAAQS have been established for seven major air pollutants: CO (carbon monoxide), NO2 (nitrogen 
dioxide), O3 (ozone), PM2.5 (particulate matter, 2.5 microns), PM10 (particulate matter, 10 microns), SO2 

(sulfur dioxide), and Pb (lead). 

The Clean Air Act (CAA) requires the USEPA to designate areas as attainment, nonattainment, or 
maintenance (previously nonattainment and currently attainment) for each criteria pollutant based on 
whether the National Ambient Air Quality Standards (NAAQS) have been achieved. Title I provisions are 
implemented for the purpose of attaining NAAQS. The federal standards are summarized in Table 1. 
The USEPA has classified the Los Angeles County portion of the South Coast Air Basin (Basin) as a 
nonattainment area for O3, PM2.5, and Pb. 
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Table 1  
State and National Ambient Air Quality Standards and Attainment Status for LA County  

Pollutant 
Averaging 

Period 
California Federal 

Standards Attainment Status Standards Attainment Status 

Ozone (O3) 
1-hour 0.09 ppm 

(180 µg/m3) Non-attainment -- -- 

8-hour 0.070 ppm 
(137 µg/m3) N/A1 0.070 ppm 

(137 µg/m3) Non-attainment 

 

Respirable 
Particulate Matter 

(PM10) 

24-hour 50 µg/m3 Non-attainment 150 µg/m3 Maintenance 
Annual Arithmetic 
Mean 20 µg/m3 Non-attainment -- -- 

 

Fine Particulate 
Matter (PM2.5) 

24-hour -- -- 35 µg/m3 Non-attainment 
Annual Arithmetic 

Mean 12 µg/m3 Non-attainment 12 µg/m3 Non-attainment 

 

Carbon Monoxide 
(CO) 

1-hour 
20 ppm 

(23 mg/m3) 
Attainment 

35 ppm 
(40 mg/m3) 

Maintenance 

8-hour 
9.0 ppm 

(10 mg/m3) 
Attainment 

9 ppm 
(10 mg/m3) 

Maintenance 

 

Nitrogen Dioxide 
(NO2) 

1-hour 
0.18 ppm 

(338 µg/m3) 
Attainment 

100 ppb 
(188 µg/m3) 

Maintenance  

Annual Arithmetic 
Mean 

0.030 ppm 
(57 µg/m3) 

Attainment 
53 ppb 

(100 µg/m3) 
Maintenance 

 

Sulfur Dioxide (SO2) 
1-hour 

0.25 ppm 
(655 µg/m3) 

Attainment 
75 ppb 

(196 µg/m3) 
Attainment 

24-hour 
0.04 ppm 

(105 µg/m3) 
Attainment -- -- 

 

Lead (Pb) 30-day average 1.5 µg/m3 Attainment -- -- 
Calendar Quarter -- -- 0.15 µg/m3 Non-attainment 

 

Visibility Reducing 
Particles 8-hour 

Extinction of 
0.07 per 
kilometer 

N/A No Federal Standards 

 

Sulfates 24-hour 25 µg/m3 Attainment No Federal Standards 

 
Hydrogen Sulfide 

(H2S) 1-hour 0.03 ppm 
(42 µg/m3) Unclassified No Federal Standards 

 

Vinyl Chloride 24-hour 0.01 ppm 
(26 µg/m3) N/A No Federal Standards 

1N/A = not available 
Source: CARB, Ambient Air Quality Standards, and attainment status, 2020 (www.arb.ca.gov/desig/adm/adm.htm). 
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CAA Title II pertains to mobile sources, such as cars, trucks, buses, and planes. Reformulated gasoline 
and automobile pollution control devices are examples of the mechanisms the USEPA uses to regulate 
mobile air emission sources. The provisions of Title II have resulted in tailpipe emission standards for 
vehicles, which have been strengthened in recent years to improve air quality. For example, the 
standards for NOX emissions have been lowered substantially and the specification requirements for 
cleaner burning gasoline are more stringent. 

The USEPA regulates emission sources that are under the exclusive authority of the federal government, 
such as aircraft, ships, and certain types of locomotives. USEPA has jurisdiction over emission sources 
outside state waters (e.g., beyond the outer continental shelf) and establishes various emission 
standards, including those for vehicles sold in states other than California. Automobiles sold in California 
must meet stricter emission standards established by CARB. USEPA adopted multiple tiers of emission 
standards to reduce emissions from non-road diesel engines (e.g., diesel-powered construction 
equipment) by integrating engine and fuel controls as a system to gain the greatest emission reductions. 
The first federal standards (Tier 1) for new non-road (or off-road) diesel engines were adopted in 1994 
for engines over 50 horsepower, to be phased-in from 1996 to 2000. On August 27, 1998, USEPA 
introduced Tier 1 standards for equipment under 37 kW (50 horsepower) and increasingly more stringent 
Tier 2 and Tier 3 standards for all equipment with phase-in schedules from 2000 to 2008. The Tier 1 
through 3 standards were met through advanced engine design, with no or only limited use of exhaust 
gas after-treatment (oxidation catalysts). Tier 3 standards for NOX and hydrocarbon are similar in 
stringency to the 2004 standards for highway engines. However, Tier 3 standards for particulate matter 
were never adopted. On May 11, 2004, USEPA signed the final rule introducing Tier 4 emission 
standards, which were phased-in between 2008 and 2015. The Tier 4 standards require that emissions 
of particulate matter and NOX be further reduced by about 90 percent. Such emission reductions are 
achieved through the use of control technologies—including advanced exhaust gas after-treatment. 

State 

California Clean Air Act. In addition to being subject to the requirements of CAA, air quality in California 
is also governed by more stringent regulations under the California Clean Air Act (CCAA). In California, 
CCAA is administered by CARB at the state level and by the air quality management districts and air 
pollution control districts at the regional and local levels. CARB, which became part of the California 
Environmental Protection Agency in 1991, is responsible for meeting the state requirements of the CAA, 
administering the CCAA, and establishing the California Ambient Air Quality Standards (CAAQS). The 
CCAA, as amended in 1992, requires all air districts in the State to endeavor to achieve and maintain 
the CAAQS. CAAQS are generally more stringent than the corresponding federal standards and 
incorporate additional standards for sulfates, hydrogen sulfide, vinyl chloride, and visibility-reducing 
particles.  

CARB regulates mobile air pollution sources, such as motor vehicles. CARB is responsible for setting 
emission standards for vehicles sold in California and for other emission sources, such as consumer 
products and certain off-road equipment. CARB established passenger vehicle fuel specifications in 
March 1996. CARB oversees the functions of local air pollution control districts and air quality 
management districts, which, in turn, administer air quality activities at the regional and county levels. 
The State standards are summarized in Table 1. 

The CCAA requires CARB to designate areas within California as either attainment or nonattainment for 
each criteria pollutant based on whether the CAAQS thresholds have been achieved. Under the CCAA, 
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areas are designated as nonattainment for a pollutant if air quality data shows that a state standard for 
the pollutant was violated at least once during the previous three calendar years. Exceedances that are 
affected by highly irregular or infrequent events are not considered violations of a state standard and 
are not used as a basis for designating areas as nonattainment. Under the CCAA, the non-desert Los 
Angeles County portion of the Basin is designated as a nonattainment area for O3, PM10, and PM2.5.  

Toxic Air Contaminant Identification and Control Act. The public’s exposure to toxic air contaminants 
(TACs) is a significant public health issue in California. CARB’s statewide comprehensive air toxics 
program was established in the early 1980s. The Toxic Air Contaminant Identification and Control Act 
created California's program to reduce exposure to air toxics. Under the Toxic Air Contaminant 
Identification and Control Act, CARB is required to use certain criteria in the prioritization for the 
identification and control of air toxics. In selecting substances for review, CARB must consider criteria 
relating to "the risk of harm to public health, amount or potential amount of emissions, manner of, and 
exposure to, usage of the substance in California, persistence in the atmosphere, and ambient 
concentrations in the community" [Health and Safety Code Section 39666(f)].  

The Toxic Air Contaminant Identification and Control Act also requires CARB to use available information 
gathered from the Air Toxics "Hot Spots" Information and Assessment Act program to include in the 
prioritization of compounds. CARB identified particulate emissions from diesel-fueled engines (diesel 
PM) TACs in August 1998. Following the identification process, CARB was required by law to determine 
if there is a need for further control, which led to the risk management phase of the program. For the risk 
management phase, CARB formed the Diesel Advisory Committee to assist in the development of a risk 
management guidance document and a risk reduction plan. With the assistance of the Diesel Advisory 
Committee and its subcommittees, CARB developed the Risk Reduction Plan to Reduce Particulate 
Matter Emissions from Diesel-Fueled Engines and Vehicles and the Risk Management Guidance for the 
Permitting of New Stationary Diesel-Fueled Engines. The Board approved these documents on 
September 28, 2000, paving the way for the next step in the regulatory process: the control measure 
phase. During the control measure phase, specific Statewide regulations designed to further reduce 
diesel PM emissions from diesel-fueled engines and vehicles have and continue to be evaluated and 
developed. The goal of each regulation is to make diesel engines as clean as possible by establishing 
state-of-the-art technology requirements or emission standards to reduce diesel PM emissions. 
Breathing H2S at levels above the state standard could result in exposure to a disagreeable rotten eggs 
odor. The State does not regulate other odors.  

California Air Toxics Program. The California Air Toxics Program was established in 1983, when the 
California Legislature adopted Assembly Bill (AB) 1807 to establish a two-step process of risk 
identification and risk management to address potential health effects from exposure to toxic substances 
in the air. 1  In the risk identification step, CARB and the Office of Environmental Health Hazard 
Assessment (OEHHA) determine if a substance should be formally identified, or “listed,” as a TAC in 
California. Since inception of the program, a number of such substances have been listed, including 
benzene, chloroform, formaldehyde, and particulate emissions from diesel-fueled engines, among 

 
1 California Air Resources Board, California Air Toxics Program, www.arb.ca.gov/toxics/toxics.htm, last 

reviewed by CARB September 24, 2015. 
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others.2 In 1993, the California Legislature amended the program to identify the 189 federal hazardous 
air pollutants as TACs. 

In the risk management step, CARB reviews emission sources of an identified TAC to determine whether 
regulatory action is needed to reduce risk. Based on results of that review, CARB has promulgated a 
number of airborne toxic control measures (ATCMs), both for mobile and stationary sources. In 2004, 
CARB adopted an ATCM to limit heavy-duty diesel motor vehicle idling in order to reduce public 
exposure to diesel PM and other TACs. The measure applies to diesel-fueled commercial vehicles with 
gross vehicle weight ratings greater than 10,000 pounds that are licensed to operate on highways, 
regardless of where they are registered. This measure does not allow diesel-fueled commercial vehicles 
to idle for more than five minutes at any given time. 

In addition to limiting exhaust from idling trucks, CARB adopted regulations on July 26, 2007 for off-road 
diesel construction equipment such as bulldozers, loaders, backhoes, and forklifts, as well as many 
other self-propelled off-road diesel vehicles to reduce emissions by installation of diesel particulate filters 
and encouraging the replacement of older, dirtier engines with newer emission-controlled models. In 
April 2021, CARB proposed a 2020 Mobile Source Strategy that seeks to move California to 100 percent 
zero-emission off-road equipment by 2035. 

Assembly Bill 2588 Air Toxics “Hot Spots” Program. The AB 1807 program is supplemented by the 
AB 2588 Air Toxics “Hot Spots” program, which was established by the California Legislature in 1987. 
Under this program, facilities are required to report their air toxics emissions, assess health risks, and 
notify nearby residents and workers of significant risks if present. In 1992, the AB 2588 program was 
amended by Senate Bill (SB) 1731 to require facilities that pose a significant health risk to the community 
to reduce their risk through implementation of a risk management plan. 

Air Quality and Land Use Handbook: A Community Health Perspective. The Air Quality and Land Use 
Handbook: A Community Health Perspective provides important air quality information about certain 
types of facilities (e.g., freeways, refineries, rail yards, ports) that should be considered when siting 
sensitive land uses such as residences.3 CARB provides recommended site distances from certain types 
of facilities when considering siting new sensitive land uses. The recommendations are advisory and 
should not be interpreted as defined “buffer zones.” If a project is within the siting distance, CARB 
recommends further analysis. Where possible, CARB recommends a minimum separation between new 
sensitive land uses and existing sources.  

Air Quality and Land Use Handbook. CARB published the Air Quality and Land Use Handbook (CARB 
Handbook) on April 28, 2005 to serve as a general guide for considering health effects associated with 
siting sensitive receptors proximate to sources of TAC emissions. The recommendations provided 
therein are voluntary and do not constitute a requirement or mandate for either land use agencies or 
local air districts. The goal of the guidance document is to protect sensitive receptors, such as children, 
the elderly, acutely ill, and chronically ill persons, from exposure to TAC emissions. Some examples of 
CARB’s siting recommendations include the following: (1) avoid siting sensitive receptors within 500 feet 

 
2 California Air Resources Board, Toxic Air Contaminant Identification List, www.arb.ca.gov/toxics/id/taclist.htm, 

last reviewed by CARB July 18, 2011. 
3 California Air Resources Board, Air Quality and Land Use Handbook, a Community Health Perspective, April 

2005. 
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of a freeway, urban road with 100,000 vehicles per day, or rural roads with 50,000 vehicles per day; (2) 
avoid siting sensitive receptors within 1,000 feet of a distribution center (that accommodates more than 
100 trucks per day, more than 40 trucks with operating transport refrigeration units per day, or where 
transport refrigeration unit operations exceed 300 hours per week); and (3) avoid siting sensitive 
receptors within 300 feet of any dry cleaning operation using perchloroethylene and within 500 feet of 
operations with two or more machines. 

California Code of Regulations. The California Code of Regulations (CCR) is the official compilation and 
publication of regulations adopted, amended or repealed by the state agencies pursuant to the 
Administrative Procedure Act. The CCR includes regulations that pertain to air quality emissions. 
Specifically, Section 2485 in CCR Title 13 states that the idling of all diesel-fueled commercial vehicles 
(weighing over 10,000 pounds) used during construction shall be limited to five minutes at any location. 
In addition, Section 93115 in CCR Title 17 states that operation of any stationary, diesel-fueled, 
compression-ignition engines shall meet specified fuel and fuel additive requirements and emission 
standards. 

Regional (South Coast Air Quality Management District) 

The SCAQMD was created in 1977 to coordinate air quality planning efforts throughout Southern 
California. SCAQMD is the agency principally responsible for comprehensive air pollution control in the 
region. Specifically, SCAQMD is responsible for monitoring air quality, as well as planning, 
implementing, and enforcing programs designed to attain and maintain the CAAQS and NAAQS in the 
district. SCAQMD has jurisdiction over an area of 10,743 square miles consisting of Orange County; the 
non-desert portions of Los Angeles, Riverside, and San Bernardino counties; and the Riverside County 
portion of the Salton Sea Air Basin and Mojave Desert Air Basin. The Basin portion of SCAQMD’s 
jurisdiction covers an area of 6,745 square miles. The Basin includes all of Orange County and the non-
desert portions of Los Angeles (including the Project Area), Riverside, and San Bernardino counties. 
The Basin is bounded by the Pacific Ocean to the west; the San Gabriel, San Bernardino and San 
Jacinto Mountains to the north and east; and the San Diego County line to the south. 

Programs that were developed by SCAQMD to attain and maintain the CAAQS and NAAQS include air 
quality rules and regulations that regulate stationary sources, area sources, point sources, and certain 
mobile source emissions. SCAQMD is also responsible for establishing stationary source permitting 
requirements and for ensuring that new, modified, or relocated stationary sources do not create net 
emission increases. All projects in the SCAQMD jurisdiction are subject to SCAQMD rules and 
regulations, including, but not limited to the following:  

• Rule 401 Visible Emissions – This rule prohibits an air discharge that results in a plume that is as 
dark or darker than what is designated as No. 1 Ringelmann Chart by the United States Bureau of 
Mines for an aggregate of three minutes in any one hour.  

• Rule 402 Nuisance – This rule prohibits the discharge of “such quantities of air contaminants or other 
material which cause injury, detriment, nuisance, or annoyance to any considerable number of 
people or the public, or which endanger the comfort, repose, health or safety of any such persons or 
the public, or which cause, or have a natural tendency to cause, injury or damage to business or 
property.” 
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• Rule 403 Fugitive Dust – This rule requires that future projects reduce the amount of particulate 
matter entrained in the ambient air as a result of fugitive dust sources by requiring actions to prevent, 
reduce, or mitigate fugitive dust emissions from any active operation, open storage pile, or disturbed 
surface area. 

Air Quality Management Plan. The 2016 Air Quality Management Plan (AQMP) was adopted in April 
2017 and represents the most updated regional blueprint for achieving federal air quality standards. The 
2016 AQMP adapts previously conducted regional air quality analyses to account for the recent 
unexpected drought conditions and presents a revised approach to demonstrated attainment of the 2006 
24-hour PM2.5 NAAQS for the Basin. Additionally, the 2016 AQMP relied upon a comprehensive analysis 
of emissions, meteorology, atmospheric chemistry, regional growth projections, and the impact of 
existing control measures to evaluate strategies for reducing NOX emissions sufficiently to meet the 
upcoming ozone deadline standards. 

The SCAQMD is updating the region’s air quality attainment plan to address the “extreme” ozone non-
attainment status for the Basin and the severe ozone non-attainment for the Coachella valley. In 
November 2021, draft control measures were released for public review that focus on strengthening 
many stationary source controls and addressing new sources like wildfires. The 2022 AQMP will rely on 
the growth assumptions in SCAG’s 2020-2045 RTP/SCS. 

Multiple Air Toxics Exposure Study V. To date, the most comprehensive study on air toxics in the Basin 
is the Multiple Air Toxics Exposure Study V, released in August 2021.4  The report included refinements 
in aircraft and recreational boating emissions and diesel conversion factors. It finds a Basin average 
cancer risk of 455 in a million (population-weighted, multi-pathway), which represents a decrease of 54 
percent compared to the estimate in MATES IV (page ES-13). The monitoring program measured more 
than 30 air pollutants, including both gases and particulates. The monitoring study was accompanied by 
computer modeling that estimated the risk of cancer from breathing toxic air pollution based on 
emissions and weather data. About 88 percent of the risk is attributed to emissions associated with 
mobile sources, with the remainder attributed to toxics emitted from stationary sources, which include 
large industrial operations, such as refineries and metal processing facilities, as well as smaller 
businesses such as gas stations and chrome plating facilities (page ES-12). The results indicate that 
diesel PM is the largest contributor to air toxics risk, accounting on average for about 50 percent of the 
total risk (Figure ES-2). 

Regional (Southern California Association of Governments) 

SCAG is the regional planning agency for Los Angeles, Orange, Ventura, Riverside, San Bernardino, 
and Imperial Counties, and addresses regional issues relating to transportation, the economy, 
community development and the environment. SCAG coordinates with various air quality and 
transportation stakeholders in Southern California to ensure compliance with the federal and state air 
quality requirements, including the Transportation Conformity Rule and other applicable federal, state, 
and air district laws and regulations. As the federally designated Metropolitan Planning Organization 
(MPO) for the six-county Southern California region, SCAG is required by law to ensure that 
transportation activities “conform” to, and are supportive of, the goals of regional and state air quality 

 
4  South Coast Air Quality Management District, MATES-V Study. https://www.aqmd.gov/home/air-quality/air-

quality-studies/health-studies/mates-v 
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plans to attain the NAAQS. In addition, SCAG is a co-producer, with the SCAQMD, of the transportation 
strategy and transportation control measure sections of the AQMP for the Air Basin.  

SCAG adopted the 2016–2040 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS) on April 7, 2016.5,6 The 2016–2040 RTP/SCS is the transportation and land use component 
of the region’s air quality plan. It recognized that transportation investments and future land use patterns 
are inextricably linked, and continued recognition of this close relationship will help the region make 
choices that sustain existing resources and expand efficiency, mobility, and accessibility for people 
across the region. In particular, it drew a closer connection between where people live and work, and it 
offers a blueprint for how Southern California can grow more sustainably. While it has since been 
updated as described in the next paragraph, it remains the transportation plan that is in the applicable 
air quality plan for the region (i.e., 2016 Air Quality Management Plan). 

SCAG adopted the 2020–2045 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS) on September 23, 2020.7 The RTP/SCS aims to address the transportation and air quality 
impacts of 3.7 million additional residents, 1.6 additional households, and 1.6 million additional jobs from 
2016 to 2045. The Plan calls for $639 billion in transportation investments and reducing VMT by 19 
percent per capita from 2005 to 2035. The updated plan accommodates 21.3 percent growth in 
population from 2016 (3,933,800) to 2045 (4,771,300) and a 15.6 percent growth in jobs from 2016 
(1,848,300) to 2045 (2,135,900). The regional plan projects several benefits: 

• Decreasing drive-along work commutes by three percent 
• Reducing per capita VMT by five percent and vehicle hours traveled per capita by nine percent 
• Increasing transit commuting by two percent 
• Reducing travel delay per capita by 26 percent 
• Creating 264,500 new jobs annually 
• Reducing greenfield development by 29 percent by focusing on smart growth 
• Locating six more percent household growth in High Quality Transit Areas (HQTAs), which 

concentrate roadway repair investments, leverage transit and active transportation investments, 
reduce regional life cycle infrastructure costs, improve accessibility, create local jobs, and have 
the potential to improve public health and housing affordability. 

• Locating 15 percent more jobs in HQTAs 
• Reducing PM2.5 emissions by 4.1 percent 
• Reducing GHG emissions by 19 percent by 2035 

 
Local (City of Los Angeles) 
 
City of Los Angeles General Plan Air Quality Element. The Air Quality Element of the City’s General 
Plan was adopted on November 24, 1992, and sets forth the goals, objectives, and policies, which guide 
the City in the implementation of its air quality improvement programs and strategies. The Air Quality 
Element acknowledges the interrelationships among transportation and land use planning in meeting 
the City’s mobility and air quality goals. 

 
5  Southern California Association of Governments, Final 2016–2040 RTP/SCS. 
6  California Air Resources Board, Executive Order G-16-066, SCAG 2016 SCS ARB Acceptance of GHG 

Quantification Determination, June 2016. 
7  California Air Resources Board, Executive Order G-16-066, SCAG 2016 SCS ARB Acceptance of GHG 

Quantification Determination, June 2016. 
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The Air Quality Element includes six key goals: 

Goal 1: Good air quality in an environment of continued population growth and healthy economic 
structure. 

Goal 2: Less reliance on single-occupant vehicles with fewer commute and non-work trips. 

Goal 3: Efficient management of transportation facilities and system infrastructure using cost-
effective system management and innovative demand management techniques. 

Goal 4: Minimize impacts of existing land use patterns and future land use development on air 
quality by addressing the relationship between land use, transportation, and air quality. 

Goal 5: Energy efficiency through land use and transportation planning, the use of renewable 
resources and less-polluting fuels and the implementation of conservation measures 
including passive measures such as site orientation and tree planting. 

Goal 6: Citizen awareness of the linkages between personal behavior and air pollution and 
participation in efforts to reduce air pollution. 

Clean Up Green Up Ordinance. The City of Los Angeles adopted a Clean Up Green Up Ordinance 
(Ordinance Number 184,245) on April 13, 2016, which among other provisions, includes provisions 
related to ventilation system filter efficiency in mechanically ventilated buildings. This ordinance added 
Sections 95.314.3 and 99.04.504.6 to the Los Angeles Municipal Code (LAMC) and amended Section 
99.05.504.5.3 to implement building standards and requirements to address cumulative health impacts 
resulting from incompatible land use patterns. 

California Environmental Quality Act. In accordance with CEQA requirements, the City assesses the air 
quality impacts of new development projects, requires mitigation of potentially significant air quality 
impacts by conditioning discretionary permits, and monitors and enforces implementation of such 
mitigation. The City uses the SCAQMD’s CEQA Air Quality Handbook and SCAQMD’s supplemental 
online guidance/information for the environmental review of development proposals within its jurisdiction. 

Land Use Compatibility. In November 2012, the Los Angeles City Planning Commission (CPC) issued 
an advisory notice (Zoning Information 2427) regarding the siting of sensitive land uses within 1,000 feet 
of freeways. The CPC deemed 1,000 feet to be a conservative distance to evaluate projects that house 
populations considered to be more at-risk from the negative effects of air pollution caused by freeway 
proximity. The CPC advised that applicants of projects requiring discretionary approval, located within 
1,000 feet of a freeway and contemplating residential units and other sensitive uses (e.g., hospitals, 
schools, retirement homes) perform a Health Risk Assessment (HRA). The Project Site is 1.05 miles 
east of the northbound mainline of the San Diego Freeway (I-405). 

On April 12, 2018, the City updated its guidance on siting land uses near freeways, resulting in an 
updated Advisory Notice effective September 17, 2018 requiring all proposed projects within 1,000 feet 
of a freeway adhere to the Citywide Design Guidelines, including those that address freeway proximity. 
It also recommended that projects consider avoiding location of sensitive uses like schools, day care 
facilities, and senior care centers in such projects, locate open space areas as far from the freeway, 
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locate non-habitable uses (e.g., parking structures) nearest the freeway, and screen project sites with 
substantial vegetation and/or a wall barrier. Requirements for preparing HRAs were removed. 

Existing Conditions 

Pollutants and Effects 

Air quality is defined by ambient air concentrations of seven specific pollutants identified by the USEPA 
to be of concern with respect to health and welfare of the general public. These specific pollutants, 
known as “criteria air pollutants,” are defined as pollutants for which the federal and State governments 
have established ambient air quality standards, or criteria, for outdoor concentrations to protect public 
health. Criteria air pollutants include carbon monoxide (CO), ground-level ozone (O3), nitrogen oxides 
(NOX), sulfur oxides (SOX), particulate matter ten microns or less in diameter (PM10), particulate matter 
2.5 microns or less in diameter (PM2.5), and lead (Pb). The following descriptions of each criteria air 
pollutant and their health effects are based on information provided by the SCAQMD.8 

Carbon Monoxide (CO). CO is primarily emitted from combustion processes and motor vehicles due to 
incomplete combustion of fuel. Elevated concentrations of CO weaken the heart’s contractions and lower 
the amount of oxygen carried by the blood. It is especially dangerous for people with chronic heart 
disease. Inhalation of CO can cause nausea, dizziness, and headaches at moderate concentrations and 
can be fatal at high concentrations. 

Ozone (O3). O3 is a gas that is formed when volatile organic compounds (VOCs) and nitrogen oxides 
(NOX)—both byproducts of internal combustion engine exhaust—undergo slow photochemical reactions 
in the presence of sunlight. O3 concentrations are generally highest during the summer months when 
direct sunlight, light wind, and warm temperature conditions are favorable. An elevated level of O3 
irritates the lungs and breathing passages, causing coughing and pain in the chest and throat, thereby 
increasing susceptibility to respiratory infections and reducing the ability to exercise. Effects are more 
severe in people with asthma and other respiratory ailments. Long-term exposure may lead to scarring 
of lung tissue and may lower lung efficiency. 

Nitrogen Dioxide (NO2). NO2 is a byproduct of fuel combustion and major sources include power plants, 
large industrial facilities, and motor vehicles. The principal form of nitrogen oxide produced by 
combustion is nitric oxide (NO), which reacts quickly to form NO2, creating the mixture of NO and NO2 
commonly called NOX. NO2 absorbs blue light and results in a brownish-red cast to the atmosphere and 
reduced visibility. NO2 also contributes to the formation of PM10. Nitrogen oxides irritate the nose and 
throat, and increase one’s susceptibility to respiratory infections, especially in people with asthma. The 
principal concern of NOX is as a precursor to the formation of ozone. 

Sulfur Dioxide (SO2). Sulfur oxides (SOX) are compounds of sulfur and oxygen molecules. SO2 is the 
pre- dominant form found in the lower atmosphere and is a product of burning sulfur or burning materials 
that contain sulfur. Major sources of SO2 include power plants, large industrial facilities, diesel vehicles, 
and oil-burning residential heaters. Emissions of sulfur dioxide aggravate lung diseases, especially 
bronchitis. It also constricts the breathing passages, especially in asthmatics and people involved in 

 
8  South Coast Air Quality Management District, Final Program Environmental Impact Report for the 2012 AQMP, 

December 7, 2012. 
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moderate to heavy exercise. SO2 potentially causes wheezing, shortness of breath, and coughing. High 
levels of particulates appear to worsen the effect of sulfur dioxide, and long-term exposures to both 
pollutants leads to higher rates of respiratory illness. 

Particulate Matter (PM10 and PM2.5). The human body naturally prevents the entry of larger particles 
into the body. However, small particles, with an aerodynamic diameter equal to or less than 10 microns 
(PM10), and even smaller particles with an aerodynamic diameter equal to or less than 2.5 microns 
(PM2.5), can enter the body and become trapped in the nose, throat, and upper respiratory tract. These 
small particulates can potentially aggravate existing heart and lung diseases, change the body’s 
defenses against inhaled materials, and damage lung tissue. The elderly, children, and those with 
chronic lung or heart disease are most sensitive to PM10 and PM2.5. Lung impairment can persist for two 
to three weeks after exposure to high levels of particulate matter. Some types of particulates can become 
toxic after inhalation due to the presence of certain chemicals and their reaction with internal body fluids. 

Lead (Pb). Lead is emitted from industrial facilities and from the sanding or removal of old lead-based 
paint. Smelting or processing the metal is the primary source of lead emissions, which is primarily a 
regional pollutant. Lead affects the brain and other parts of the body’s nervous system. Exposure to lead 
in very young children impairs the development of the nervous system, kidneys, and blood forming 
processes in the body. 

State-Only Criteria Pollutants 

Visibility-Reducing Particles. Deterioration of visibility is one of the most obvious manifestations of air 
pollution and plays a major role in the public’s perception of air quality. Visibility reduction from air 
pollution is often due to the presence of sulfur and NOX, as well as PM. 

Sulfates (SO4
2-). Sulfates are the fully oxidized ionic form of sulfur. Sulfates occur in combination with 

metal and/or hydrogen ions. In California, emissions of sulfur compounds occur primarily from the 
combustion of petroleum-derived fuels (e.g., gasoline and diesel fuel) that contain sulfur. This sulfur is 
oxidized during the combustion process and subsequently converted to sulfate compounds in the 
atmosphere. Effects of sulfate exposure at levels above the standard include a decrease in ventilatory 
function, aggravation of asthmatic symptoms, and an increased risk of cardio-pulmonary disease. 
Sulfates are particularly effective in degrading visibility, and, due to fact that they are usually acidic, can 
harm ecosystems and damage materials and property. 

Hydrogen Sulfide (H2S). H2S is a colorless gas with the odor of rotten eggs. It is formed during bacterial 
decomposition of sulfur-containing organic substances. Also, it can be present in sewer gas and some 
natural gas and can be emitted as the result of geothermal energy exploitation. Breathing H2S at levels 
above the state standard could result in exposure to a very disagreeable odor. 

Vinyl Chloride. Vinyl chloride is a colorless, flammable gas at ambient temperature and pressure. It is 
also highly toxic and is classified as a known carcinogen by the American Conference of Governmental 
Industrial Hygienists and the International Agency for Research on Cancer. At room temperature, vinyl 
chloride is a gas with a sickly-sweet odor that is easily condensed. However, it is stored at cooler 
temperatures as a liquid. Due to the hazardous nature of vinyl chloride to human health, there are no 
end products that use vinyl chloride in its monomer form. Vinyl chloride is a chemical intermediate, not 
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a final product. It is an important industrial chemical chiefly used to produce polyvinyl chloride (PVC). 
The process involves vinyl chloride liquid fed to polymerization reactors where it is converted from a 
monomer to a polymer PVC. The final product of the polymerization process is PVC in either a flake or 
pellet form. Billions of pounds of PVC are sold on the global market each year. From its flake or pellet 
form, PVC is sold to companies that heat and mold the PVC into end products such as PVC pipe and 
bottles. Vinyl chloride emissions are historically associated primarily with landfills. 

Toxic Air Contaminants (TACs) 

TACs refer to a diverse group of “non-criteria” air pollutants that can affect human health but have not 
had ambient air quality standards established for them. This is not because they are fundamentally 
different from the pollutants discussed above but because their effects tend to be local rather than 
regional. TACs are classified as carcinogenic and noncarcinogenic, where carcinogenic TACs can cause 
cancer and noncarcinogenic TAC can cause acute and chronic impacts to different target organ systems 
(e.g., eyes, respiratory, reproductive, developmental, nervous, and cardiovascular). CARB and OEHHA 
determine if a substance should be formally identified, or “listed,” as a TAC in California. A complete list 
of these substances is maintained on CARB’s website.9 

Diesel particulate matter (DPM), which is emitted in the exhaust from diesel engines, was listed by the 
state as a TAC in 1998. DPM has historically been used as a surrogate measure of exposure for all 
diesel exhaust emissions. DPM consists of fine particles (fine particles have a diameter less than 2.5 
micrometer (μm)), including a subgroup of ultrafine particles (ultrafine particles have a diameter less 
than 0.1 μm). Collectively, these particles have a large surface area which makes them an excellent 
medium for absorbing organics. The visible emissions in diesel exhaust include carbon particles or 
“soot.” Diesel exhaust also contains a variety of harmful gases and cancer-causing substances. 

Exposure to DPM may be a health hazard, particularly to children whose lungs are still developing and 
the elderly who may have other serious health problems. DPM levels and resultant potential health 
effects may be higher in close proximity to heavily traveled roadways with substantial truck traffic or near 
industrial facilities. According to CARB, DPM exposure may lead to the following adverse health effects: 
(1) aggravated asthma; (2) chronic bronchitis; (3) increased respiratory and cardiovascular 
hospitalizations; (4) decreased lung function in children; (5) lung cancer; and (6) premature deaths for 
people with heart or lung disease.10,11 

Project Site 

The Project Site is located within the South Coast Air Basin (the Basin); named so because of its 
geographical formation is that of a basin, with the surrounding mountains trapping the air and its 
pollutants in the valleys or basins below. The 6,745-square-mile Basin includes all of Orange County 
and the non-desert portions of Los Angeles, Riverside, and San Bernardino Counties. It is bounded by 
the Pacific Ocean to the west; the San Gabriel, San Bernardino and San Jacinto Mountains to the north 

 
9 California Air Resources Board, Toxic Air Contaminant Identification List, www.arb.ca.gov/toxics/id/taclist.htm, 

last reviewed by CARB July 18, 2011. 
10 California Air Resources Board, Overview: Diesel Exhaust and Health, www.arb.ca.gov/research/diesel/diesel-

health.htm, last reviewed by CARB April 12, 2016. 
11 California Air Resources Board, Fact Sheet: Diesel Particulate Matter Health Risk Assessment Study for the 

West Oakland Community: Preliminary Summary of Results, March 2008. 
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and east; and the San Diego County line to the south. Ambient pollution concentrations recorded in Los 
Angeles County portion of the Basin are among the highest in the four counties comprising the Basin. 
USEPA has classified Los Angeles County as nonattainment areas for O3, PM2.5, and lead. This 
classification denotes that the Basin does not meet the NAAQS for these pollutants. In addition, under 
the CCAA, the Los Angeles County portion of the Basin is designated as a nonattainment area for O3, 
PM10, and PM2.5. The air quality within the Basin is primarily influenced by a wide range of emissions 
sources, such as dense population centers, heavy vehicular traffic, industry, and meteorology. 

Air pollutant emissions are generated in the local vicinity by stationary and area-wide sources, such as 
commercial activity, space and water heating, landscaping maintenance, consumer products, and 
mobile sources primarily consisting of automobile traffic.  

Air Pollution Climatology. The topography and climate of Southern California combine to make the Basin 
an area of high air pollution potential. During the summer months, a warm air mass frequently descends 
over the cool, moist marine layer produced by the interaction between the ocean’s surface and the lowest 
layer of the atmosphere. The warm upper layer forms a cap over the cooler surface layer which inhibits 
the pollutants from dispersing upward. Light winds during the summer further limit ventilation. 
Additionally, abundant sunlight triggers photochemical reactions which produce O3 and the majority of 
particulate matter. 

Air Monitoring Data. The SCAQMD monitors air quality conditions at 38 source receptor areas (SRA) 
throughout the Basin. The Project Site is located in SCAQMD’s Northwest Coastal LA County receptor 
area. Historical data from the area was used to characterize existing conditions in the vicinity of the 
Project area. Table 2 shows pollutant levels, State and federal standards, and the number of 
exceedances recorded in the area from 2019 through 2021. The one-hour State standard for O3 was 
exceeded seven times during this three-year period, while the federal standard was exceeded ten times. 
CO and NO2 levels did not exceed the CAAQS from 2019 to 2021 for 1-hour (and 8-hour for CO). 

Table 2 
Ambient Air Quality Data 

Pollutants and State and Federal Standards 

Maximum Concentrations and Frequencies 
of Exceedance Standards 

2019 2020 2021 
Ozone (O3) 
Maximum 1-hour Concentration (ppm) 0.086 0.134 0.095 
Days > 0.09 ppm (State 1-hour standard) 0 6 1 
Days > 0.070 ppm (Federal 8-hour standard) 1 8 1 
Carbon Monoxide (CO2) 
Maximum 1-hour Concentration (ppm) 1.9 2.0 1.5 
Days > 20 ppm (State 1-hour standard) 0 0 0 
Maximum 8-hour Concentration (ppm) 1.2 1.2 1.0 
Days > 9.0 ppm (State 8-hour standard) 0 0 0 
Nitrogen Dioxide (NO2) 
Maximum 1-hour Concentration (ppm) 0.0488 0.0766 0.0606 
Days > 0.18 ppm (State 1-hour standard) 0 0 0 
PM10 
Maximum 24-hour Concentration (µg/m3) N/A N/A N/A 
Days > 50 µg/m3 (State 24-hour standard) N/A N/A N/A 
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PM2.5 
Maximum 24-hour Concentration (µg/m3) N/A N/A N/A 
Days > 35 µg/m3 (Federal 24-hour standard) N/A N/A N/A 
Sulfur Dioxide (SO2) 
Maximum 24-hour Concentration (ppb) N/A N/A N/A 
Days > 0.04 ppm (State 24-hour standard) N/A N/A N/A 
 ppm = parts by volume per million of air. 
µg/m3 = micrograms per cubic meter. 
N/A = not available at this monitoring station. 
Source: SCAQMD annual monitoring data at Northwest Coastal LA County subregion (http://www.aqmd.gov/home/air-quality/air-quality-
data-studies/historical-data-by-year) accessed October 7, 2023. 

 

Existing Health Risk in the Surrounding Area. Based on the MATES-V model, the calculated cancer risk 
in the Project area (zip code 90024) is approximately 459 in a million.12 The cancer risk in this area is 
predominately related to nearby sources of diesel particulate matter (e.g., diesel trucks and traffic on the 
San Diego Freeway 1.05 miles to the west). In general, the risk at the Project Site is higher than 49 
percent of the population across the South Coast Air Basin. 

The Office of Environmental Health Hazard Assessment, on behalf of the California Environmental 
Protection Agency (CalEPA), provides a screening tool called CalEnviroScreen that can be used to help 
identify California communities disproportionately burdened by multiple sources of pollution. According 
to CalEnviroScreen, the Project Site (Census tract 6037265601) is located in the 17th percentile, which 
means the Project Site has an overall environmental pollution burden higher than at least 17 percent of 
other communities within California.13 

Sensitive Receptors. Some land uses are considered more sensitive to changes in air quality than 
others, depending on the population groups and the activities involved. The California Air Resources 
Board (CARB) has identified the following groups who are most likely to be affected by air pollution: 
children less than 14 years of age, the elderly over 65 years of age, athletes, and people with 
cardiovascular and chronic respiratory diseases. According to the SCAQMD, sensitive receptors include 
residences, schools, playgrounds, childcare centers, athletic facilities, long-term health care facilities, 
rehabilitation centers, convalescent centers, and retirement homes. 

The Project Site is located in a residential area in West Los Angeles off the Santa Monica Boulevard 
commercial corridor. Sensitive receptors within 1,000 feet of the Project Site include, but are not limited 
to, the following representative sampling: 

• Residences,10671 Eastborne Avenue; five feet west of the Project Site. 
• Residences, 1677 Westholme Avenue; five feet east of the Project Site. 
• Residences, 10600 Holman Avenue; 20 feet north of the Project Site. 

 
12  South Coast Air Quality Management District, Multiple Air Toxics Exposure Study in the South Coast Air Basin 

(MATES-V), MATES V Interactive Carcinogenicity Map, 2021, 
https://experience.arcgis.com/experience/79d3b6304912414bb21ebdde80100b23/page/home/?data_id=data
Source_105-a5ba9580e3aa43508a793fac819a5a4d%3A26&views=view_39%2Cview_1, accessed August 5, 
2022. 

13 Office of Environmental Health Hazard Assessment, 
https://oehha.ca.gov/calenviroscreen/report/calenviroscreen-40, accessed August 5, 2022. 
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• Residences, 10600 Eastborne Avenue; 70 feet south of the Project Site 
 
Existing Project Site Emissions. The Project Site is improved with two buildings that house three multi-
family residences (2,954 square feet) and four multi-family residences (4,880 square feet). 14  As 
summarized in Table 3, most existing air quality emissions are associated with the 23 daily weekday 
vehicle trips traveling to and from the Project Site.15  

Table 3 
Existing Daily Operations Emissions  

Emissions Source 
Daily Emissions (Pounds Per Day) 

VOC NOX CO SOX PM10 PM2.5 
Area Sources 0.2 <0.1 0.4 <0.1 <0.1 <0.1 

Energy Sources <0.1 <0.1 <0.1 <0.1 <0.1 <0.1 
Mobile Sources 0.1 0.1 0.5 <0.1 <0.1 <0.1 
Regional Total 0.3 0.1 0.9 <0.1 <0.1 <0.1 

Source: DKA Planning, 2022 based on CalEEMod 2022.1.1.20 model runs (included in Appendix). 

 

Project Impacts 

Methodology 

The air quality analysis conducted for the Project is consistent with the methods described in the 
SCAQMD CEQA Air Quality Handbook (1993 edition), as well as the updates to the CEQA Air Quality 
Handbook, as provided on the SCAQMD website. The SCAQMD recommends the use of the California 
Emissions Estimator Model (CalEEMod, version 2022.1.1.20) as a tool for quantifying emissions of air 
pollutants that will be generated by constructing and operating development projects. The analyses 
focus on the potential change in air quality conditions due to Project implementation. Air pollutant 
emissions would result from both construction and operation of the Project. Specific methodologies used 
to evaluate these emissions are discussed below.  

Construction. Sources of air pollutant emissions associated with construction activities include heavy-
duty off-road diesel equipment and vehicular traffic to and from the Project construction site. Project-
specific information was provided describing the schedule of construction activities and the equipment 
inventory required from the Applicant. Details pertaining to the schedule and equipment can be found in 
the Technical Appendix to this analysis. The CalEEMod model provides default values for daily 
equipment usage rates and worker trip lengths, as well as emission factors for heavy-duty equipment, 
passenger vehicles, and haul trucks that have been derived by the CARB. Maximum daily emissions 
were quantified for each construction activity based on the number of equipment and daily hours of use, 
in addition to vehicle trips to and from the Project Site.  

The SCAQMD recommends that air pollutant emissions be assessed for both regional scale and 
localized impacts. The regional emissions analysis includes both on-site and off-site sources of 

 
14  City of Los Angeles, ZIMAS database, accessed August 6, 2022. 
15  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3 
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emissions, while the localized emissions analysis focuses only on sources of emissions that would be 
located on the Project Site. 

Localized impacts were analyzed in accordance with the SCAQMD Localized Significance Threshold 
(LST) methodology.16 The localized effects from on-site portion of daily emissions were evaluated at 
sensitive receptor locations potentially impacted by the Project according to the SCAQMD’s LST 
methodology, which uses on-site mass emission look-up tables and Project-specific modeling, where 
appropriate.17 SCAQMD provides LSTs applicable to the following criteria pollutants: NOX, CO, PM10, 
and PM2.5. SCAQMD does not provide an LST for SO2 since land use development projects typically 
result in negligible construction and long-term operation emissions of this pollutant. Since VOCs are not 
a criteria pollutant, there is no ambient standard or SCAQMD LST for VOCs. Due to the role VOCs play 
in O3 formation, it is classified as a precursor pollutant, and only a regional emissions threshold has been 
established.  

LSTs represent the maximum emissions from a project that are not expected to cause or contribute to 
an exceedance of the most stringent applicable federal or state ambient air quality standard and are 
developed based on the ambient concentrations of that pollutant for each source receptor area and 
distance to the nearest sensitive receptor. The mass rate look-up tables were developed for each source 
receptor area and can be used to determine whether or not a project may generate significant adverse 
localized air quality impacts. SCAQMD provides LST mass rate look-up tables for projects with active 
construction areas that are less than or equal to five acres. If the project exceeds the LST look-up values, 
then the SCAQMD recommends that project-specific air quality modeling must be performed. Please 
refer to Threshold b below, for the analysis of localized impacts from on-site construction activities. In 
accordance with SCAQMD guidance, maximum daily emissions of NOX, CO, PM10, and PM2.5 from on-
site sources during each construction activity were compared to LST values for a one-acre site having 
sensitive receptors within 25 meters (82 feet).18 This is appropriate given the 0.30-acre site and the 
proximity of sensitive receptors as close as five feet from the Project Site. 

The Basin is divided into 38 SRAs, each with its own set of maximum allowable LST values for on-site 
emissions sources during construction and operations based on locally monitored air quality. Maximum 
on-site emissions resulting from construction activities were quantified and assessed against the 
applicable LST values.  

The significance criteria and analysis methodologies in the SCAQMD's CEQA Air Quality Handbook 
were used in evaluating impacts in the context of the CEQA significance criteria listed below. The 
SCAQMD localized significance thresholds (LSTs) for NO2, CO, and PM10 were initially published in 
June 2003 and revised in July 2008.19   The LSTs for PM2.5 were established in October 2006.20  Updated 

 
16 South Coast Air Quality Management District, Final Localized Significance Methodology, revised July 2008. 
17  South Coast Air Quality Management District, LST Methodology Appendix C-Mass Rate LST Look-Up Table, 

October 2009. 
18  South Coast Air Quality Management District, Fact Sheet for Applying CalEEMod to Localized Significance 

Thresholds, 2008. 
19  South Coast Air Quality Management District, Fact Sheet for Applying CalEEMod to Localized Significance 

Thresholds, 2008. 
20  South Coast Air Quality Management District, Final – Methodology to Calculate Particulate Matter (PM) 2.5 

and PM 2.5 Significance Thresholds, October 2006. 



 
10605-10613 West Eastborne Avenue Project                                                         PAGE 17   City of Los Angeles 
Air Quality Technical Report  October 2023 

LSTs were published on the SCAQMD website on October 21, 2009.21  Table 4 presents the significance 
criteria for both construction and operational emissions. 

Table 4 
SCAQMD Emissions Thresholds 

Criteria Pollutant Construction Emissions Operation Emissions 
Regional Localized /a/ Regional Localized /a/ 

Volatile Organic Compounds (VOC) 75 -- 55 -- 
Nitrogen Oxides (NOX) 100 103 55 103 
Carbon Monoxide (CO) 550 572 550 572 
Sulfur Oxides (SOX) 150 -- 150 -- 
Respirable Particulates (PM10) 150 4 150 2 
Fine Particulates (PM2.5) 55 3 55 1 
/a/ Localized significance thresholds assumed a 1-acre and 25-meter (82-foot) receptor distance in the Northwest 
Coastal LA County source receptor area. The SCAQMD has not developed LST values for VOC or SOX. Pursuant 
to SCAQMD guidance, sensitive receptors closer than 25 meters to a construction site are to use the LSTs for 
receptors at 25 meters (SCAQMD Final Localized Significance Threshold Methodology, June 2008). 

Source: SCAQMD, South Coast AQMD Air Quality Significance Thresholds, 2019 
 

 
 
Operations. CalEEMod also generates estimates of daily and annual emissions of air pollutants resulting 
from future operation of a project. Operational emissions of air pollutants are produced by mobile 
sources (vehicular travel) and stationary sources (utilities demand). Utilities for the Project Site are 
provided by the Los Angeles Department of Water and Power (LADWP) for electricity and Southern 
California Gas for natural gas. CalEEMod has derived default emissions factors for electricity and natural 
gas usage that are applied to the size and land use type of the Project in question. CalEEMod also 
generates estimated operational emissions associated water use, wastewater generation, and solid 
waste disposal.  

Similar to construction, SCAQMD’s CalEEMod software was used for the evaluation of Project emissions 
during operation. CalEEMod was used to calculate on-road fugitive dust, architectural coatings, 
landscape equipment, energy use, mobile source, and stationary source emissions. To determine if a 
significant air quality impact would occur, the net increase in regional and local operational emissions 
generated by the Project was compared against the SCAQMD’s significance thresholds.22  Details 
describing the operational emissions of the Project can be found in in the Technical Appendix. 

Toxic Air Contaminants Impacts (Construction and Operations). Potential TAC impacts are evaluated by 
conducting a qualitative analysis consistent with the CARB Handbook followed by a more detailed 
analysis (i.e., dispersion modeling), as necessary. The qualitative analysis consists of reviewing the 
Project to identify any new or modified TAC emissions sources. If the qualitative evaluation does not 
rule out significant impacts from a new source, or modification of an existing TAC emissions source, a 
more detailed analysis is conducted.  

 
21  South Coast Air Quality Management District, Final Localized Significance Threshold Methodology Appendix 

C – Mass Rate LST Look-Up Tables, October 21, 2009. 
22  South Coast Air Quality Management District, Air Quality Significance Thresholds, revised March 2015. 

SCAQMD based these thresholds, in part on the federal Clean Air Act and, to enable defining “significant” for 
CEQA purposes, defined the setting as the South Coast Air Basin. (See SCAQMD, CEQA Air Quality 
Handbook, April 1993, pp. 6-1-6-2). 
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Thresholds of Significance 

State CEQA Guidelines Appendix G 

Would the Project:  

a) Conflict with or obstruct implementation of the applicable air quality plan; 

b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is non-attainment under an applicable federal or State ambient air quality standard; 

c) Expose sensitive receptors to substantial pollutant concentrations; or 

d) Result in other emissions (such as those leading to odors) adversely affecting a substantial 
number of people? 

City and SCAQMD Thresholds 

For this analysis the Appendix G Thresholds are relied upon. The analysis utilizes factors and 
considerations recommended by the City of Los Angeles and SCAQMD Thresholds, as appropriate, to 
assist in answering the Appendix G Threshold questions. 

(a) Construction 
 
The City recommends that determination of significance be made on a case-by-case basis, considering 
the following criteria to evaluate construction-related air emissions: 
 

(i) Combustion Emissions from Construction Equipment 
 

• Type, number of pieces and usage for each type of construction equipment; 
• Estimated fuel usage and type of fuel (diesel, natural gas) for each type of equipment; and 
• Emission factors for each type of equipment. 

 
(ii) Fugitive Dust—Grading, Excavation and Hauling 

 
• Amount of soil to be disturbed on-site or moved off-site; 
• Emission factors for disturbed soil; 
• Duration of grading, excavation and hauling activities; 
• Type and number of pieces of equipment to be used; and 
• Projected haul route. 

 
(iii) Fugitive Dust—Heavy-Duty Equipment Travel on Unpaved Road 

 
• Length and type of road; 
• Type, number of pieces, weight and usage of equipment; and 
• Type of soil. 

 
(iv) Other Mobile Source Emissions 
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• Number and average length of construction worker trips to Project Site, per day; and 
• Duration of construction activities. 

 
In addition, the following criteria set forth in the SCAQMD’s CEQA Air Quality Handbook serve as 
quantitative air quality standards to be used to evaluate project impacts under the Appendix G 
Thresholds. Under these thresholds, a significant threshold would occur when:23 
 

• Regional emissions from both direct and indirect sources would exceed any of the following 
SCAQMD prescribed threshold levels: (1) 100 pounds per day for NOX; (2) 75 pounds a day for 
VOC; (3) 150 pounds per day for PM10 or SOX; (4) 55 pounds per day for PM2.5; and (5) 550 
pounds per day for CO. 

• Maximum on-site daily localized emissions exceed the LST, resulting in predicted ambient 
concentrations in the vicinity of the Project Site greater than the most stringent ambient air quality 
standards for CO (20 ppm [23,000 μg/m3] over a 1-hour period or 9.0 ppm [10,350 μg/m3] 
averaged over an 8-hour period) and NO2 (0.18 ppm [339 μg/m3] over a 1-hour period, 0.1 ppm 
[188 μg/m3] over a three-year average of the 98th percentile of the daily maximum 1-hour 
average, or 0.03 ppm [57 μg/m3] averaged over an annual period). 

• Maximum on-site localized PM10 or PM2.5 emissions during construction exceed the applicable 
LSTs, resulting in predicted ambient concentrations in the vicinity of the Project Site to exceed 
the incremental 24-hour threshold of 10.4 μg/m3 or 1.0 μg/m3 PM10 averaged over an annual 
period. 

(b) Operation 

The City bases the determination of significance of operational air quality impacts on criteria set forth in 
the SCAQMD’s CEQA Air Quality Handbook.24 As discussed above, the City uses Appendix G as the 
thresholds of significance for this analysis. Accordingly, the following serve as quantitative air quality 
standards to be used to evaluate project impacts under the Appendix G thresholds. Under these 
thresholds, a significant threshold would occur when: 

• Operational emissions exceed 10 tons per year of volatile organic gases or any of the following 
SCAQMD prescribed threshold levels: (1) 55 pounds a day for VOC;25 (2) 55 pounds per day for 
NOX; (3) 550 pounds per day for CO; (4) 150 pounds per day for SOX; (5) 150 pounds per day 
for PM10; and (6) 55 pounds per day for PM2.5.26 

• Maximum on-site daily localized emissions exceed the LST, resulting in predicted ambient 
concentrations in the vicinity of the Project Site greater than the most stringent ambient air quality 
standards for CO (20 parts per million (ppm) over a 1-hour period or 9.0 ppm averaged over an 

 
23 South Coast Air Quality Management District, Air Quality Significance Thresholds, revised March 2015. 
24 South Coast Air Quality Management District, Air Quality Significance Thresholds, revised March 2015. 
25  For purposes of this analysis, emissions of VOC and reactive organic compounds (ROG) are used 

interchangeably since ROG represents approximately 99.9 percent of VOC emissions. 
26  South Coast Air Quality Management District, Quality Significance Thresholds, www.aqmd.gov/docs/default-

source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf, last updated March 2015.  
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8-hour period) and NO2 (0.18 ppm over a 1-hour period, 0.1 ppm over a 3-year average of the 
98th percentile of the daily maximum 1-hour average, or 0.03 ppm averaged over an annual 
period).27 

• Maximum on-site localized operational PM10 and PM2.5 emissions exceed the incremental 24-
hour threshold of 2.5 μg/m3 or 1.0 μg/m3 PM10 averaged over an annual period.28 

• The Project causes or contributes to an exceedance of the California 1-hour or 8-hour CO 
standards of 20 or 9.0 ppm, respectively; or 

• The Project creates an odor nuisance pursuant to SCAQMD Rule 402. 

(c) Toxic Air Contaminants 

The City recommends that the determination of significance shall be made on a case-by-case basis, 
considering the following criteria to evaluate TACs: 

• Would the project use, store, or process carcinogenic or non-carcinogenic toxic air 
contaminants which could result in airborne emissions? 

In assessing impacts related to TACs in this section, the City uses Appendix G as the thresholds of 
significance. The criteria identified above will be used where applicable and relevant to assist in 
analyzing the Appendix G thresholds. In addition, the following criteria set forth in the SCAQMD’s CEQA 
Air Quality Handbook serve as quantitative air quality standards to be used to evaluate project impacts 
under Appendix G thresholds. Under these thresholds, a significant threshold would occur when:29 

• The Project results in the exposure of sensitive receptors to carcinogenic or toxic air 
contaminants that exceed the maximum incremental cancer risk of 10 in one million or an 
acute or chronic hazard index of 1.0.30 For projects with a maximum incremental cancer risk 
between 1 in one million and 10 in one million, a project would result in a significant impact if 
the cancer burden exceeds 0.5 excess cancer cases. 

(d) Consistency with Applicable Air Quality Plans 

CEQA Guidelines Section 15125 requires an analysis of project consistency with applicable 
governmental plans and policies. This analysis is conducted to assess potential project impacts against 

 
27 South Coast Air Quality Management District, Final Localized Significance Threshold Methodology, revised 

July 2008. 
28 South Coast Air Quality Management District, Final—Methodology to Calculate Particulate Matter (PM) 2.5 and 

PM2.5 Significance Thresholds, October 2006. 
29 South Coast Air Quality Management District, CEQA Air Quality Handbook, April 1993, Chapter 6 (Determining 

the Air Quality Significance of a Project) and Chapter 10 (Assessing Toxic Air Pollutants). 
30 Hazard index is the ratio of a toxic air contaminant’s concentration divided by its Reference Concentration, or 

safe exposure level. If the hazard index exceeds one, people are exposed to levels of TACs that may pose 
noncancer health risks. 
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Threshold (a) from the Appendix G thresholds. In accordance with the SCAQMD’s CEQA Air Quality 
Handbook, the following criteria are used to evaluate a project’s consistency with the AQMP:31 

• Will the Project result in any of the following: 
 

– An increase in the frequency or severity of existing air quality violations; 
– Cause or contribute to new air quality violations; or 
– Delay timely attainment of air quality standards or the interim emission reductions 

specified in the AQMP? 
 

• Will the Project exceed the assumptions utilized in preparing the AQMP? 
 

– Is the Project consistent with the population and employment growth projections upon 
which AQMP forecasted emission levels are based; 

– Does the Project include air quality mitigation measures; or 
– To what extent is Project development consistent with the AQMP land use policies? 

 
The Project’s impacts with respect to these criteria are discussed to assess the consistency with the 
SCAQMD’s AQMP and SCAG regional plans and policies. In addition, the Project’s consistency with the 
City of Los Angeles General Plan Air Quality Element is discussed. 
 
Project Design Features. The Project would comply with the update to the 2020 Los Angeles Green 
Building Code (LAGBC),32 which will build upon and sets higher standards than those in the 2022 
California Green Building Standards Code (CalGreen, effective January 1, 2023).33 Further energy 
efficiency and sustainability features would include native plants and drip/subsurface irrigation systems, 
individual metering or sub metering for water use, leak detection systems, and electric vehicle charging 
capacity. 

The Project’s infill location would promote the concentration of development in an urban location with 
extensive infrastructure and access to public transit facilities along Santa Monica Boulevard and other 
major transportation corridors. The Project’s proximity to public transportation would reduce vehicle 
miles traveled for residents and visitors who want options to driving cars. 

Analysis of Project Impacts 

a. Would the Project conflict with or obstruct implementation of the applicable air quality plan? 

Less Than Significant Impact. The Project’s air quality emissions would not exceed any state or federal 
standards. Therefore, the Project would not increase the frequency or severity of an existing violation or 
cause or contribute to new violations for these pollutants. As the Project would not exceed any of the 
state and federal standards, the Project would also not delay timely attainment of air quality standards 
or interim emission reductions specified in the AQMP. 

 
31 South Coast Air Quality Management District, CEQA Air Quality Handbook, April 1993, p. 12-3. 
32  City of Los Angeles Department of Building and Safety: http://ladbs.org/forms-publications/forms/green-

building. 
33  California Building Codes: http://www.bsc.ca.gov/Codes.aspx. 
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With respect to the determination of consistency with AQMP growth assumptions, the projections in the 
AQMP for achieving air quality goals are based on assumptions in SCAG’s 2016–2040 RTP/SCS 
regarding population, housing, and growth trends. Determining whether or not a project exceeds the 
assumptions reflected in the AQMP involves the evaluation of three criteria: (1) consistency with 
applicable population, housing, and employment growth projections; (2) project mitigation measures; 
and (3) appropriate incorporation of AQMP land use planning strategies. The following discussion 
provides an analysis with respect to each of these three criteria. 

• Is the project consistent with the population, housing, and employment growth projections 
upon which AQMP forecasted emission levels are based? 

A project is consistent with the AQMP, in part, if it is consistent with the population, housing, and 
employment assumptions that were used in the development of the AQMP. In the case of the 2016 
AQMP, two sources of data form the basis for the projections of air pollutant emissions: the City of Los 
Angeles General Plan and SCAG’s RTP. The General Plan serves as a comprehensive, long-term plan 
for future development of the City. 

The 2016-2040 RTP/SCS provides socioeconomic forecast projections of regional population growth.34  
The population, housing, and employment forecasts, which are adopted by SCAG’s Regional Council, 
are based on local plans and policies applicable to the specific area; these are used by SCAG in all 
phases of implementation and review. Based on the average 2020 persons-per-household rate for the 
City of 2.42 persons per household,35 the Project would add a net residential population of approximately 
51 people to the Project Site based on the 21 net dwelling units proposed. The Project’s residential 
population would represent approximately 0.007 percent of the forecasted growth between 2012 and 
2040 in the City and would therefore be consistent with the projections in the AQMP. 

As of September 3, 2020, the 2020 RTP/SCS is the adopted metropolitan transportation plan for the 
region. The 2020 RTP/SCS accommodates 4,771,300 persons; 1,793,000 households; and 2,135,900 
jobs in the City of Los Angeles by 2045. The Project’s residential population would represent 
approximately 0.006 percent of the forecasted population growth between 2016 and 2045. When the 
AQMP is updated in 2022, it will use these growth forecasts as the basis of its attainment plan. 

• Does the project implement feasible air quality mitigation measures? 

As discussed below under Thresholds (b), (c), and (d), the Project would not result in any significant air 
quality impacts and therefore would not require mitigation. In addition, the Project would comply with all 
applicable regulatory standards as required by SCAQMD. Furthermore, with compliance with the 
regulatory requirements identified above, no significant air quality impacts would occur. As such, the 
proposed Project meets this AQMP consistency criterion.  

• To what extent is project development consistent with the land use policies set forth in the 
AQMP? 

 
34  The current applicable air quality attainment plan for the region is the 2016 AQMP, which is based on the 

growth assumptions in the 2016 RTP/SCS. As such, the 2016 RTP/SCS was used as the basis for this 
analysis. 

35  Jack Tsao, Data Analyst II, Los Angeles Department of City Planning, July 31, 2019. 
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With regard to land use developments such as the Project, the AQMP’s air quality policies focus on the 
reduction of vehicle trips and vehicle miles traveled (VMT). The Project would serve to implement a 
number of land use policies of the City of Los Angeles, SCAQMD, and SCAG. The Project would be 
designed and constructed to support and promote environmental sustainability. The Project represents 
an infill development within an existing urbanized area that would concentrate more housing and 
population within a high quality transit area (HQTA). “Green” principles are incorporated throughout the 
Project to comply with the City of Los Angeles Green Building Code and the California Green Building 
Standards Code (CALGreen) through energy conservation, water conservation, and waste reduction 
features.  

The air quality plan applicable to the Project area is the 2016 AQMP. The 2016 AQMP is the SCAQMD 
plan for improving regional air quality in the Basin. The 2016 AQMP is the current management plan for 
continued progression toward clean air and compliance with State and federal requirements. It includes 
a comprehensive strategy aimed at controlling pollution from all sources, including stationary sources, 
on- and off-road mobile sources, and area sources. The 2016 AQMP also incorporates current scientific 
information and meteorological air quality models. It also updates the federally approved 8-hour O3 
control plan with new commitments for short-term NOX and VOC reductions. The 2016 AQMP includes 
short-term control measures related to facility modernization, energy efficiency, good management 
practices, market incentives, and emissions growth management.  

As demonstrated in the following analyses, the Project would not result in significant regional emissions. 
The 2016 AQMP adapts previously conducted regional air quality analyses to account for the recent 
unexpected drought conditions and presents a revised approach to demonstrated attainment of the 2006 
24-hour PM2.5 NAAQS for the Basin. Directly applicable to the Project, the 2016 AQMP proposes robust 
NOX reductions from residential appliances. The Project would be required to comply with all new and 
existing regulatory measures set forth by the SCAQMD. Implementation of the Project would not interfere 
with air pollution control measures listed in the 2016 AQMP.  

The Project Site is classified as “Medium Residential” in the General Plan Framework, a classification 
that allows multi-family housing such as that proposed by the Project. As such, the RTP/SCS’ 
assumptions about growth in the City accommodate the projected population on the Project Site. As a 
result, the Project would be consistent with the growth assumptions in the City’s General Plan. Because 
the AQMP accommodates growth forecasts from local General Plans, the emissions associated with 
this Project are accounted for and mitigated in the region’s air quality attainment plans. The air quality 
impacts of development on the Project Site are accommodated in the region’s emissions inventory for 
the 2016 RTP/SCS and 2016 AQMP. Therefore, Project impacts with respect to AQMP consistency 
would be less than significant.  

City of Los Angeles Policies 

The Project would offer convenient access to public transit and opportunities for walking and biking 
(including the provision of bicycle parking), thereby facilitating a reduction in VMT. In addition, the Project 
would be consistent with the existing land use pattern in the vicinity that concentrates urban density 
along major arterials and near transit options based on the following: 
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• The Project Site is within a HQTA36, which reflects areas with rail transit service or bus service 
where lines have peak headways of less than 15 minutes.37 

• The Project Site is located in a Transit Priority Area, which are locations within one-half mile 
of a major transit stop with bus or fail transit service with frequencies of 15 minutes or less. 

• The Project Site is considered a Transit Oriented Communities (TOC) Tier 2 based on the 
shortest distance between any point on the lot and qualified Major Transit Stops.38 

• There is substantial public transit service in the area, including: 
o Metro Line 4 which provides east-west service connecting Downtown Los Angeles with 

Santa Monica along Santa Monica Boulevard and other major arterials. 
o Santa Monica Big Blue Bus Line 1 that provides east-west service connecting UCLA with 

Venice along Santa Monica Boulevard and other major arterials. 
o Santa Monica Big Blue Bus Rapid Line 10 that provides east-west service connecting 

Downtown Los Angeles with Santa Monica along Santa Monica Boulevard and other 
major arterials. 

• Metro Rail will be expanding the D (Purple) Line along Wilshire Boulevard to the Westwood 
VA Hospital that will provide another transit option for the Project Site. 

• The project will provide four short- and 27 long-term bicycle parking spaces on-site. 
• Santa Monica Boulevard offers Class II bicycle lanes near the Project Site, while Westholme 

Avenue is a Class III bicycle route. 
 
The City’s General Plan Air Quality Element identifies 30 policies with specific strategies for advancing 
the City’s clean air goals. As illustrated in Table 5, the Project is consistent with the applicable policies 
in the Air Quality Element, as the Project would implement sustainability features that would reduce 
vehicular trips, reduce VMT, and encourage the use of alternative modes of transportation. Therefore, 
the Project would result in a less than significant impact related to consistency with the Air Quality 
Element. 
 

Table 5 
Project Consistency with City of Los Angeles General Plan Air Quality Element 

Strategy Project Consistency 

Policy 1.3.1. Minimize particulate emissions 
from construction sites. 

Consistent. The Project would minimize particulate 
emissions during construction through best practices 
and/or SCAQMD rules (e.g., Rule 403, Fugitive Dust). 

Policy 1.3.2. Minimize particulate emissions 
from unpaved roads and parking lots associated 
with vehicular traffic. 

Not Applicable. The Project would not involve use of 
unpaved roads or parking lots. 

Policy 2.1.1. Utilize compressed work weeks 
and flextime, telecommuting, carpooling, 
vanpooling, public transit, and improve 

Consistent. The Project is a residential project and 
would not have any employers. Nevertheless, the 
Project would promote alternative commute options for 

 
36  Southern California Association of Governments Data Portal https://scag.ca.gov/sites/main/files/file-

attachments/la_midcitywestsidescaghqtaeligible.pdf?1605647676  
37  Southern California Association of Governments, Sustainability Program homepage, accessed August 4, 2022 
38  Major Transit Stop is a site containing a rail station or the intersection of two or more bus routes with a service 

interval of 15 minutes or less during the morning and afternoon peak commute periods. The stations or bus 
routes may be existing, under construction or included in the most recent Southern California Association of 
Governments (SCAG) Regional Transportation Plan (RTP). 
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Table 5 
Project Consistency with City of Los Angeles General Plan Air Quality Element 

Strategy Project Consistency 

walking/bicycling related facilities in order to 
reduce vehicle trips and/or VMT as an employer 
and encourage the private sector to do the same 
to reduce work trips and traffic congestion. 

residents who can take advantage of public transit and 
active transportation options. This includes Metro bus 
Line 4 and Santa Monica Big Blue Bus lines 1 and 10 
that run service on Santa Monica Boulevard. Metro is 
constructing an extension of the D (Purple) Line along 
Wilshire Boulevard that will provide residents with rail 
access to the region. The Project also provides four 
short- and 27 long-term bicycle parking spaces on-site 
for residents. 

Policy 2.1.2. Facilitate and encourage the use of 
telecommunications (i.e., telecommuting) in both 
the public and private sectors, in order to reduce 
work trips. 

Consistent. Residents could use high-speed 
telecommunications services as an alternative to driving 
to work. A June 2020 study by the National Bureau of 
Economic Research found that 37 percent of jobs can 
be performed entirely from home 
(https://www.nber.org/papers/w26948). As such, the 
Proposed Project could help reduce commuting to work 
through telecommuting. 

Policy 2.2.1. Discourage single-occupant 
vehicle use through a variety of measures such 
as market incentive strategies, mode-shift 
incentives, trip reduction plans and ridesharing 
subsidies. 

Consistent. As the Project Site is classified as a TOC 
Tier 2 site, the Project would discourage single-
occupant vehicle use because of the limited parking (48 
spaces) for residents. Residents and visitors can use 
public transit, including Metro bus Line 4 and Santa 
Monica Big Blue Bus lines 1 and 10 that run service on 
Santa Monica Boulevard. Metro is constructing an 
extension of the D (Purple) Line along Wilshire 
Boulevard that will provide residents with rail access to 
the region. The Project also provides four short- and 27 
long-term bicycle parking spaces on-site for residents. 

Policy 2.2.2. Encourage multi-occupant vehicle 
travel and discourage single-occupant vehicle 
travel by instituting parking management 
practices. 

Consistent. As noted above, the Project Site’s TOC 
Tier 2 status allows the garage to be limited to parking 
for 48 vehicles. The development would provide 
transportation options to residents as an option to 
driving. 

Policy 2.2.3. Minimize the use of single-
occupant vehicles associated with special 
events or in areas and times of high levels of 
pedestrian activities. 

Not Applicable. The Project would not include facilities 
for special events. 

Policy 3.2.1. Manage traffic congestion during 
peak hours. 

Consistent. The Project is a low traffic generator 
because of the nature of residential uses, which 
generate peak hour vehicle trips that are lower than 
commercial, retail, and restaurant uses. Further, the 
Project would also minimize traffic congestion based on 
its location near transit opportunities, which would 
encourage the use of alternative modes of 
transportation. Residents and visitors can use public 
transit, including Metro bus Line 4 and Santa Monica Big 
Blue Bus lines 1 and 10 that run service on Santa 
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Table 5 
Project Consistency with City of Los Angeles General Plan Air Quality Element 

Strategy Project Consistency 

Monica Boulevard. Metro is constructing an extension 
of the D (Purple) Line along Wilshire Boulevard that will 
provide residents with rail access to the region. The 
Project also provides four short- and 27 long-term 
bicycle parking spaces on-site for residents. 

Policy 4.1.1. Coordinate with all appropriate 
regional agencies on the implementation of 
strategies for the integration of land use, 
transportation, and air quality policies. 

Consistent. The Project is being entitled through the 
City of Los Angeles, which coordinates with SCAG, 
Metro, and other regional agencies on the coordination 
of land use, air quality, and transportation policies. 

Policy 4.1.2. Ensure that project level review 
and approval of land use development remains 
at the local level. 

Consistent. The Project would be entitled and 
environmentally cleared at the local level. 

Policy 4.2.1. Revise the City’s General 
Plan/Community Plans to achieve a more 
compact, efficient urban form and to promote 
more transit-oriented development and mixed-
use development. 

Not Applicable. This policy calls for City updates to its 
General Plan. 

Policy 4.2.2. Improve accessibility for the City’s 
residents to places of employment, shopping 
centers and other establishments. 

Consistent. The Project would be infill development 
that would provide the City’s residents with proximate 
access to jobs and services at this Project Site. 

Policy 4.2.3. Ensure that new development is 
compatible with pedestrians, bicycles, transit, 
and alternative fuel vehicles. 

Consistent. The Project would promote public transit, 
active transportation, and alternative fuel vehicles for 
residents and visitors, who can use public transit, 
including Metro bus Line 4 and Santa Monica Big Blue 
Bus lines 1 and 10 that run service on Santa Monica 
Boulevard. Metro is constructing an extension of the D 
(Purple) Line along Wilshire Boulevard that will provide 
residents with rail access to the region. The Project also 
provides four short- and 27 long-term bicycle parking 
spaces on-site for residents. The Project would also 
include three electric vehicle charging stations and nine 
more spaces with conduits and supplies for future 
charging stations. 

Policy 4.2.4. Require that air quality impacts be 
a consideration in the review and approval of all 
discretionary projects. 

Consistent. The Project’s air quality impacts are 
analyzed in this document, and as discussed herein, all 
impacts with respect to air quality would be less than 
significant. 

Policy 4.2.5. Emphasize trip reduction, 
alternative transit and congestion management 
measures for discretionary projects. 

Consistent. The proposed project would support use of 
alternative transportation modes. The Project Site is 
well-served by public transit, including Metro bus Line 4 
and Santa Monica Big Blue Bus lines 1 and 10 that run 
service on Santa Monica Boulevard. Metro is 
constructing an extension of the D (Purple) Line along 
Wilshire Boulevard that will provide residents with rail 
access to the region. The Project also provides four 
short- and 27 long-term bicycle parking spaces on-site 
for residents. 
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Table 5 
Project Consistency with City of Los Angeles General Plan Air Quality Element 

Strategy Project Consistency 

Policy 4.3.1. Revise the City’s General 
Plan/Community Plans to ensure that new or 
relocated sensitive receptors are located to 
minimize significant health risks posed by air 
pollution sources. 

Not Applicable. This policy calls for City updates to its 
General Plan. 

Policy 4.3.2. Revise the City’s General 
Plan/Community Plans to ensure that new or 
relocated major air pollution sources are located 
to minimize significant health risks to sensitive 
receptors. 

Not Applicable. This policy calls for City updates to its 
General Plan. 

Policy 5.1.1. Make improvements in Harbor and 
airport operations and facilities in order to reduce 
air emissions. 

Not Applicable. This policy calls for cleaner operations 
of the City’s water port and airport facilities. 

Policy 5.1.2. Effect a reduction in energy 
consumption and shift to non-polluting sources 
of energy in its buildings and operations. 

Not Applicable. This policy calls for cleaner operations 
of the City’s buildings and operations. 

Policy 5.1.3. Have the Department of Water and 
Power make improvements at its in-basin power 
plants in order to reduce air emissions. 

Not Applicable. This policy calls for cleaner operations 
of the City’s Water and Power energy plants. 

Policy 5.1.4. Reduce energy consumption and 
associated air emissions by encouraging waste 
reduction and recycling. 

Consistent. The Project would be consistent with this 
policy by complying with Title 24, CALGreen, and other 
requirements to reduce solid waste and energy 
consumption. This includes the City’s March 2010 
ordinance (Council File 09-3029) that requires all mixed 
construction and demolition waste be taken to City-
certified waste processors. 

Policy 5.2.1. Reduce emissions from its own 
vehicles by continuing scheduled maintenance, 
inspection and vehicle replacement programs; 
by adhering to the State of California’s emissions 
testing and monitoring programs; by using 
alternative fuel vehicles wherever feasible, in 
accordance with regulatory agencies and City 
Council policies. 

Not Applicable. This policy calls for the City to 
gradually reduce the fleet emissions inventory from its 
vehicles through use of alternative fuels, improved 
maintenance practices, and related operational 
improvements. The Project’s support of electric vehicles 
will continue the State’s conversion to zero emission 
fleets that do not required engine inspections. 

Policy 5.3.1. Support the development and use 
of equipment powered by electric or low-emitting 
fuels. 

Consistent. The Project would be designed to meet the 
applicable requirements of the States Green Building 
Standards Code and the City of Los Angeles’ Green 
Building Code, both of which promote a shift from 
natural gas use toward electrification of buildings. The 
Project would also include three electric vehicle 
charging stations and nine more spaces with conduits 
and supplies for future charging stations. 

Policy 6.1.1. Raise awareness through public-
information and education programs of the 
actions that individuals can take to reduce air 
emissions. 

Not Applicable. This policy calls for the City to promote 
clean air awareness through its public awareness 
programs. 

Source: DKA Planning, 2022. 



 
10605-10613 West Eastborne Avenue Project                                                         PAGE 28   City of Los Angeles 
Air Quality Technical Report  October 2023 

 

b. Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard? 

Less Than Significant Impact.  

Construction 

A cumulatively considerable net increase would occur if the project’s construction impacts substantially 
contribute to air quality violations when considering other projects that may undertake construction 
activities at the same time. Individual projects that generate emissions that do not exceed SCAQMD’s 
significance thresholds would not contribute considerably to any potential cumulative impact. SCAQMD 
neither recommends quantified analyses of the emissions generated by a set of cumulative development 
projects nor provides thresholds of significance to assess the impacts associated with these emissions.39 

Construction-related emissions were estimated using the SCAQMD’s CalEEMod 2022.1.1.20 model and 
a projected construction schedule of at least 21 months. Table 5 summarizes the estimated construction 
schedule that was modeled for air quality impacts. 

Table 6 
Construction Schedule Assumptions 

Phase Duration Notes 

Demolition Month 1 
Removal of 7,834 square feet of building floor area and 

3,542 square feet of asphalt/concrete parking lot hauled 25 
miles to landfill in 10-cubic yard capacity trucks. 

Site Preparation Month 2 (one 
week) 

Grubbing and removal of trees, plants, landscaping, weeds 

Grading Months 2-3 
Approximately 18,030 cubic yards of soil (including swell 

factors for topsoil and dry clay) hauled 25 miles to landfill in 
10-cubic yard capacity trucks. 

Trenching Month 4-7 Trenching for utilities, including gas, water, electricity, and 
telecommunications. 

Building Construction Months 4-21 

Footings and Foundation work (e.g., pouring concrete pads, 
drilling for piers), framing, welding; installing mechanical, 
electrical, and plumbing. Floor assembly, interior painting, 
cabinetry and carpentry, elevator installations, low voltage 

systems, trash management. 

 
39  South Coast Air Quality Management District, 2003 White Paper on Potential Control Strategies to Address 

Cumulative Impacts from Air Pollution: “As Lead Agency, the AQMD uses the same significance thresholds for 
project specific and cumulative impacts for all environmental topics analyzed in an Environmental Assessment 
or EIR…Projects that exceed the project-specific significance threshold are considered by the SCAQMD to be 
cumulatively considerable. This is the reason project-specific and cumulative thresholds are the same. 
Conversely, projects that do not exceed the project-specific thresholds are not considered to be cumulatively 
significant. 
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Table 6 
Construction Schedule Assumptions 

Architectural Coatings Months 18-
21 

Application of interior and exterior coatings and sealants. 

Source: DKA Planning, 2022. 

 
The Project would be required to comply with the following regulations, as applicable:  

• SCAQMD Rule 403, would reduce the amount of particulate matter entrained in ambient air as a 
result of anthropogenic fugitive dust sources by requiring actions to prevent, reduce or mitigate 
fugitive dust emissions. 

• SCAQMD Rule 1113, which limits the VOC content of architectural coatings.  

• SCAQMD Rule 402, which states that a person shall not discharge from any source whatsoever 
such quantities of air contaminants or other materials which cause injury, detriment, nuisance, or 
annoyance to any considerable number of persons or to the public, or which endanger the comfort, 
repose, health, or safety of any such persons or the public, or which cause, or have a natural 
tendency to cause, injury or damage to business or property. 

• In accordance with Section 2485 in Title 13 of the California Code of Regulations, the idling of all 
diesel-fueled commercial vehicles (with gross vehicle weight over 10,000 pounds) during 
construction would be limited to five minutes at any location.  

• In accordance with Section 93115 in Title 17 of the California Code of Regulations, operation of any 
stationary, diesel-fueled, compression-ignition engines would meet specific fuel and fuel additive 
requirements and emissions standards. 

Regional Emissions 

Construction activity creates air quality impacts through the use of heavy-duty construction equipment 
and through vehicle trips generated by construction workers traveling to and from the Project Site. 
Fugitive dust emissions would peak during grading activities, where approximately 18,030 cubic yards 
of soil (including swell factors for topsoil and clay) would be exported from the Project Site to 
accommodate a one-level subterranean structure. NOX emissions would primarily result from the use of 
construction equipment and truck trips. 

All construction projects in the Basin must comply with SCAQMD Rule 403 for fugitive dust. Rule 403 
control requirements include measures to prevent the generation of visible dust plumes. Measures 
include, but are not limited to, applying water and/or soil binders to uncovered areas, reestablishing 
ground cover as quickly as possible, utilizing a wheel washing system or other control measures to 
remove bulk material from tires and vehicle undercarriages before vehicles exit the Project Site, and 
maintaining effective cover over exposed areas. Compliance with Rule 403 would reduce regional PM2.5 

and PM10 emissions associated with construction activities by approximately 61 percent.  

During the building finishing phase, the application of architectural coatings (e.g., paints) would 
potentially release VOCs (regulated by SCAQMD Rule 1113). The assessment of construction air quality 
impacts considers each of these potential sources. Construction emissions can vary substantially from 
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day to day, depending on the level of activity, the specific type of operation and, for dust, the prevailing 
weather conditions. 

As shown in Table 7, construction of the Project would produce VOC, NOX, CO, SOX, PM10 and PM2.5 
emissions that do not exceed the SCAQMD’s regional thresholds. As a result, construction of the Project 
would not contribute substantially to an existing violation of air quality standards for regional pollutants 
(e.g., ozone). This impact is considered less than significant. 

Localized Emissions 

In addition to maximum daily regional emissions, maximum localized (on-site) emissions were quantified 
for each construction activity. The localized construction air quality analysis was conducted using the 
methodology promulgated by the SCAQMD. Look-up tables provided by the SCAQMD were used to 
determine localized construction emissions thresholds for the Project.40  LSTs represent the maximum 
emissions from a project that are not expected to cause or contribute to an exceedance of the most 
stringent applicable federal or state ambient air quality standard and are based on the most recent 
background ambient air quality monitoring data (2019-2021) for the Project area. 

Table 7 
Daily Construction Emissions 

Construction Phase Year 
Daily Emissions (Pounds Per Day) 

VOC NOX CO SOX PM10 PM2.5 
2024 1.3 17.6 13.4 <0.1 4.1 1.9 
2025 3.4 6.3 9.9 <0.1 0.7 0.3 
2026 3.4 5.9 9.7 <0.1 0.6 0.3 

 
Maximum Regional Total 3.4 17.6 13.4 <0.1 4.1 1.9 

Regional Threshold 75 100 550 150 150 55 
Exceed Threshold? No No No No No No 

 
Maximum Localized Total 3.3 11.4 10.7 <0.1 2.6 1.5 

Localized Threshold N/A 103 572 N/A 4 3 
Exceed Threshold? N/A No No N/A No No 

The construction dates are used for the modeling of air quality emissions in the CalEEMod software. If construction 
activities commence later than what is assumed in the environmental analysis, the actual emissions would be lower 
than analyzed because of the increasing penetration of newer equipment with lower certified emission levels. 
Assumes implementation of SCAQMD Rule 403 (Fugitive Dust Emissions) 
Source: DKA Planning, 2022 based on CalEEMod 2022.1.1.20 model runs. LST analyses based on 1-acre site 
with 25-meter distances to receptors in Northwest Coastal LA County source receptor area. Estimates reflect the 
peak summer or winter season, whichever is higher. Totals may not add up due to rounding. Modeling sheets 
included in the Technical Appendix. 

 

Maximum on-site daily construction emissions for NOX, CO, PM10, and PM2.5 were calculated using 
CalEEMod and compared to the applicable SCAQMD LSTs for the Northwest Coastal LA County SRA 

 
40  South Coast Air Quality Management District, LST Methodology Appendix C-Mass Rate LST Look-up Table, 

revised October 2009. 
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based on construction site acreage that is less than or equal to one acre. Potential impacts were 
evaluated at the closest off-site sensitive receptor, which are the residences to the west and east of the 
Project Site. The closest receptor distance on the SCAQMD mass rate LST look-up tables is 25 meters. 

As shown in Table 7, above, the Project would produce emissions that do not exceed the SCAQMD’s 
recommended localized standards of significance for NO2 and CO during the construction phase. 
Similarly, construction activities would not produce PM10 and PM2.5 emissions that exceed localized 
thresholds recommended by the SCAQMD. These estimates assume the use of Best Available Control 
Measures (BACMs) that address fugitive dust emissions of PM10 and PM2.5 through SCAQMD Rule 403. 
This would include watering portions of the site that are disturbed during grading activities and 
minimizing tracking of dirt onto local streets. Therefore, construction impacts on localized air quality are 
considered less than significant. 

Operation 

Operational emissions of criteria pollutants would come from area and mobile sources. Area sources 
include hearths, consumer products such as household cleaners, architectural coatings for routine 
maintenance, and landscaping equipment. The CalEEMod program generates estimates of emissions 
from energy use based on the land use type and size. The Project would also produce long-term air 
quality impacts to the region primarily from motor vehicles that access the Project Site. The Project could 
add up to 96 vehicle trips to the local roadway network on a peak weekday at the start of operations in 
2026.41 

As shown in Table 8, the Project’s emissions would not exceed the SCAQMD’s regional or localized 
significance thresholds. Therefore, the operational impacts of the Project on regional and localized air 
quality are considered less than significant. 

Table 8 
Daily Operations Emissions 

Emissions Source 
Daily Emissions (Pounds Per Day) 

VOC NOX CO SOX PM10 PM2.5 
Area Sources 1.1 <0.1 2.0 <0.1 <0.1 <0.1 

Mobile Sources 0.3 0.2 2.0 <0.1 0.4 0.1 
Energy Sources <0.1 0.1 <0.1 <0.1 <0.1 <0.1 
Regional Total 1.4 0.3 4.1 <0.1 0.4 0.1 
Existing Total -0.3 -0.1 -0.9 -<0.1 -<0.1 -<0.1 

Net Regional Total 1.1 0.2 3.2 <0.1 0.3 0.1 
Regional Significance Threshold 55 55 550 150 150 55 

Exceed Threshold? No No No No No No 
 

Net Localized Total 0.9 0.1 1.6 <0.1 0.4 0.1 
Localized Significance Threshold N/A 103 572 N/A 2 1 

Exceed Threshold? N/A No No N/A No No 

 
41  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3 
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Table 8 
Daily Operations Emissions 

LST analyses based on 1-acre site with 25-meter distances to receptors in Northwest Coastal LA 
County SRA 
Source: DKA Planning, 2022 based on CalEEMod 2022.1.1.20 model runs (included in the 
Technical Appendix). Totals reflect the summer season maximum and may not add up due to 
rounding. 

 

c. Expose sensitive receptors to substantial pollutant concentrations? 

Less Than Significant Impact. There are several sensitive receptors within 1,000 feet of the Project 
Site that could be exposed to air pollution from construction and operation of the Project, including, but 
are not limited to, the following representative sampling: 

• Residences,10671 Eastborne Avenue; five feet west of the Project Site. 
• Residences, 1677 Westholme Avenue; five feet east of the Project Site. 
• Residences, 10600 Holman Avenue; 20 feet north of the Project Site. 
• Residences, 10600 Eastborne Avenue; 70 feet south of the Project Site 

 
Construction 

Construction of the Project could expose sensitive receptors to substantial pollutant concentrations if 
maximum daily emissions of regulated pollutants generated by sources located on and/or near the Project 
Site exceeded the applicable LST values presented in Table 4, or if construction activities generated 
significant emissions of TACs that could result in carcinogenic risks or non-carcinogenic hazards exceeding 
the SCAQMD Air Quality Significance Thresholds of 10 excess cancers per million or non-carcinogenic 
Hazard Index greater than 1.0, respectively. As discussed above, the LST values were derived by the 
SCAQMD for the criteria pollutants NOX, CO, PM10, and PM2.5 to prevent the occurrence of concentrations 
exceeding the air quality standards at sensitive receptor locations based on proximity and construction 
site size.  

As shown in Table 7, during construction of the Project, maximum daily localized unmitigated emissions 
of NO2, CO, PM10, and PM2.5 from sources on the Project Site would remain below each of the respective 
LST values. Unmitigated maximum daily localized emissions would not exceed any of the localized 
standards for receptors that are within 25 meters of the Project’s construction activities. Therefore, based 
on SCAQMD guidance, localized emissions of criteria pollutants would not have the potential to expose 
sensitive receptors to substantial concentrations that would present a public health concern.  

The primary TAC that would be generated by construction activities is diesel PM, which would be released 
from the exhaust stacks of construction equipment. The construction emissions modeling conservatively 
assumed that all equipment present on the Project Site would be operating simultaneously throughout most 
of the day, while in all likelihood this would rarely be the case. Average daily emissions of diesel PM would 
be less than one pound per day throughout the course of Project construction. Therefore, the magnitude of 
daily diesel PM emissions, would not be sufficient to result in substantial pollutant concentrations at off-site 
locations nearby.  

Furthermore, according to SCAQMD methodology, health risks from carcinogenic air toxics are usually 
described in terms of individual cancer risk. “Individual Cancer Risk” is the likelihood that a person exposed 
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to concentrations of TACs over a 30-year period will contract cancer based on the use of standard risk-
assessment methodology. The entire duration of construction activities associated with implementation of 
the Project is anticipated to be approximately 21 months, and the magnitude of daily diesel PM emissions 
will vary over this time period. No residual emissions and corresponding individual cancer risk are anticipated 
after construction. Because there is such a short-term exposure period, construction TAC emissions would 
result in a less than significant impact. Therefore, construction of the Project would not expose sensitive 
receptors to substantial diesel PM concentrations, and this impact would be less than significant.  

Operation 

The Project Site would be redeveloped with multi-family residences, a land use that is not typically 
associated with TAC emissions. Typical sources of acutely and chronically hazardous TACs include 
industrial manufacturing processes (e.g., chrome plating, electrical manufacturing, petroleum refinery). 
The Project would not include these types of potential industrial manufacturing process sources. It is 
expected that quantities of hazardous TACs generated on-site (e.g., cleaning solvents, paints, 
landscape pesticides) for the types of proposed land uses would be below thresholds warranting further 
study under California Accidental Release Program. 

When considering potential air quality impacts under CEQA, consideration is given to the location of 
sensitive receptors within close proximity of land uses that emit TACs. CARB has published and adopted 
the Air Quality and Land Use Handbook: A Community Health Perspective, which provides 
recommendations regarding the siting of new sensitive land uses near potential sources of air toxic 
emissions (e.g., freeways, distribution centers, rail yards, ports, refineries, chrome plating facilities, dry 
cleaners, and gasoline dispensing facilities).42 The SCAQMD adopted similar recommendations in its 
Guidance Document for Addressing Air Quality Issues in General Plans and Local Planning.43 Together, 
the CARB and SCAQMD guidelines recommend siting distances for both the development of sensitive 
land uses in proximity to TAC sources and the addition of new TAC sources in proximity to existing 
sensitive land uses. 

The primary sources of potential air toxics associated with Project operations include DPM from delivery 
trucks (e.g., truck traffic on local streets and idling on adjacent streets) and to a lesser extent, facility 
operations (e.g., natural gas fired boilers). However, these activities, and the land uses associated with 
the Project, are not considered land uses that generate substantial TAC emissions. It should be noted 
that the SCAQMD recommends that health risk assessments (HRAs) be conducted for substantial 
individual sources of DPM (e.g., truck stops and warehouse distribution facilities that generate more 
than 100 trucks per day or more than 40 trucks with operating transport refrigeration units) and has 
provided guidance for analyzing mobile source diesel emissions.44  Based on this guidance, the Project 
would not include these types of land uses and is not considered to be a substantial source of DPM 
warranting a refined HRA since daily truck trips to the Project Site would not exceed 100 trucks per day 
or more than 40 trucks with operating transport refrigeration units. In addition, the CARB-mandated 

 
42 California Air Resources Board, Air Quality and Land Use Handbook, a Community Health Perspective, April 

2005. 
43 South Coast Air Quality Management District, Guidance Document for Addressing Air Quality Issues in 

General Plans and Local Planning, May 6, 2005. 
44 South Coast Air Quality Management District, Health Risk Assessment Guidance for Analyzing Cancer Risks 

from Mobile Source Diesel Idling Emissions for CEQA Air Quality Analysis, 2002. 
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airborne toxic control measures (ATCM) limits diesel-fueled commercial vehicles (delivery trucks) to idle 
for no more than five minutes at any given time, which would further limit diesel particulate emissions. 

As the Project would not contain substantial TAC sources and is consistent with the CARB and SCAQMD 
guidelines, the Project would not result in the exposure of off-site sensitive receptors to carcinogenic or 
toxic air contaminants that exceed the maximum incremental cancer risk of 10 in one million or an acute 
or chronic hazard index of 1.0, and potential TAC impacts would be less than significant. 

The Project would generate long-term emissions on-site from area and energy sources that would 
generate negligible pollutant concentrations of CO, NO2, PM2.5, or PM10 at nearby sensitive receptors. 
While long-term operations of the Project would generate traffic that produces off-site emissions, these 
would not result in exceedances of CO air quality standards at roadways in the area due to three key 
factors. First, CO hotspots are extremely rare and only occur in the presence of unusual atmospheric 
conditions and extremely cold conditions, neither of which applies to this Project area. Second, auto-
related emissions of CO continue to decline because of advances in fuel combustion technology in the 
vehicle fleet. Finally, the Project would not contribute to the levels of congestion that would be needed 
to produce emissions concentrations needed to trigger a CO hotspot, as it would generate 72 net vehicle 
trips to the local roadway network on a peak weekday at the start of operations in 2025.45 The majority 
of vehicle-related impacts at the Project Site would come from up to seven vehicles entering and exiting 
the development during peak PM hours.46 This would represent 1.7 percent of the 4,205 vehicles 
currently using Santa Monica Boulevard at Westholme Avenue in the A.M. peak hour.47 When the 
Project is operational in 2025, 4,333 vehicles would travel on Santa Monica Boulevard this intersection 
in the peak P.M. hour. Assuming peak hour volumes represent ten percent of daily volumes, this 
intersection would carry 43,330 daily vehicle trips, well below the daily traffic volumes that would be 
needed to generate CO exceedances of the ambient air quality standard.48 This contribution to local 
congestion would not substantially worsen conditions on Santa Monica Boulevard. 

Finally, the Project would not result in any substantial emissions of TACs during the construction or 
operations phase. During the construction phase, the primary air quality impacts would be associated 
with the combustion of diesel fuels, which produce exhaust-related particulate matter that is considered 
a toxic air contaminant by CARB based on chronic exposure to these emissions. 49  However, 
construction activities would not produce chronic, long-term exposure to diesel particulate matter. During 
long-term project operations, the Project does not include typical sources of acutely and chronically 

 
45  City of Los Angeles, Transportation Study Assessment using City of LA VMT Calculator, v1.3. 
46  DKA Planning 2022. Hourly trip generation based on Institute of Transportation Engineer’s hourly trip 

generation factors for Multifamily Housing (Mid-Rise) (land use code 221). 
47  DKA Planning 2022, based on City of Los Angeles database of traffic volumes on Santa Monica Boulevard at 

Westholme Avenue, https://navigatela.lacity.org/dot/traffic_data/manual_counts/16971_SANWES100414.pdf, 
2010 traffic counts adjusted by one percent growth factor to represent existing conditions. 

48  South Coast Air Quality Management District; 2003 AQMP. As discussed in the 2003 AQMP, the 1992 CO 
Plan included a CO hotspot analysis at four intersections in the peak A.M. and P.M. time periods, including 
Long Beach Boulevard and Imperial Highway (Lynwood), Wilshire Boulevard and Veteran Avenue 
(Westwood), Sunset Boulevard and Highland Avenue (Hollywood), and La Cienega Boulevard and Century 
Boulevard (Inglewood). The busiest intersection was Wilshire and Veteran, used by 100,000 vehicles per day. 
The 2003 AQMP estimated a 4.6 ppm one-hour concentration at this intersection, which meant that an 
exceedance (20 ppm) would not occur until daily traffic exceeded more than 400,000 vehicles per day.  

49  California Office of Environmental Health Hazard Assessment. Health Effects of Diesel Exhaust. www. 
http://oehha.ca.gov/public_info/facts/dieselfacts.html  
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hazardous TACs such as industrial manufacturing processes and automotive repair facilities. As a result, 
the Project would not create substantial concentrations of TACs. 

In addition, the SCAQMD recommends that health risk assessments be conducted for substantial 
sources of diesel particulate emissions (e.g., truck stops and warehouse distribution facilities) and has 
provided guidance for analyzing mobile source diesel emissions.50 The Project would not generate a 
substantial number of truck trips. Based on the limited activity of TAC sources, the Project would not 
warrant the need for a health risk assessment associated with on-site activities. Therefore, the Project’s 
operational impacts on local sensitive receptors would be less than significant. 

d. Result in other emissions (such as those leading to odors) adversely affecting a substantial 
number of people? 

Less Than Significant Impact. The Project would not result in activities that create objectionable odors. 
The Project is a housing development that would not include any activities typically associated with 
unpleasant odors and local nuisances (e.g., rendering facilities, dry cleaners). SCAQMD regulations that 
govern nuisances (i.e., Rule 402, Nuisances) would regulate any occasional odors associated with 
residences. As a result, any odor impacts from the Project would be considered less than significant. 

Cumulative Impacts 

While the Proposed Project would generate short- and long-term emissions during the construction and 
operations phases, respectively, the presence of any other development projects could produce 
cumulative impacts. There are two related projects identified by the City of Los Angeles in the vicinity of 
the Proposed Project (Figure 1):51 

1. 10700 Santa Monica Boulevard, located 1,075 feet south of the Project Site. 
 

2. 10400 Santa Monica Boulevard, located 1,500 feet south of the Project Site. 
 

However, both potential development are more than 1,000 feet from the Project Site and unlikely to 
cause any cumulative impacts on local sensitive receptors. 

 
 
 

 
50 South Coast Air Quality Management District, Health Risk Assessment Guidance for Analyzing Cancer Risks 

from Mobile Source Diesel Emissions, December 2002. 
51 City of Los Angeles, Related Projects Summary from Case Logging and Tracking System, January 2022. 
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Figure 1 
Related Projects 

 

AQMP Consistency 

Cumulative development is not expected to result in a significant impact in terms of conflicting with, or 
obstructing implementation of the 2016 AQMP. As discussed previously, growth considered to be 
consistent with the AQMP would not interfere with attainment because this growth is included in the 
projections utilized in the formulation of the AQMP. Consequently, as long as growth in the Basin is 
within the projections for growth identified in the 2016 RTP/SCS, implementation of the AQMP will not 
be obstructed by such growth. In addition, as discussed previously, the population growth resulting from 
the Project would be consistent with the growth projections of the AQMP. Any related project would 
implement feasible air quality mitigation measures to reduce the criteria air pollutants, if required due to 
any significant emissions impacts. In addition, each related project would be evaluated for its consistency 
with the land use policies set forth in the AQMP. Therefore, the Project’s contribution to the cumulative 
impact would not be cumulatively considerable and, therefore, would be less than significant. 

Construction 
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SCAQMD recommends that any construction-related emissions and operational emissions from 
individual development projects that exceed the project-specific mass daily emissions thresholds 
identified above also be considered cumulatively considerable.52  Individual projects that generate 
emissions not in excess of SCAQMD’s significance thresholds would not contribute considerably to any 
potential cumulative impact. SCAQMD neither recommends quantified analyses of the emissions 
generated by a set of cumulative development projects nor provides thresholds of significance to be 
used to assess the impacts associated with these emissions.  

As summarized in Table 7, the Proposed Project would not exceed the SCAQMD’s mass emissions 
thresholds and would not contribute to any potential cumulative impact. If any related project was 
projected to exceed LST thresholds (after mitigation), it could perform dispersion modeling to confirm 
whether health-based air quality standards would be violated. The SCAQMD’s LST thresholds recognize 
the influence of a receptor’s proximity, setting mass emissions thresholds for PM10 and PM2.5 that 
generally double with every doubling of distance.  

The Project would comply with regulatory requirements, including the SCAQMD Rule 403 requirements 
listed above. Based on SCAQMD guidance, individual construction projects that exceed the SCAQMD’s 
recommended daily thresholds for project-specific impacts would cause a cumulatively considerable 
increase in emissions for those pollutants for which the Air Basin is in non-attainment. As shown above, 
construction-related daily emissions at the Project Site would not exceed any of the SCAQMD’s regional 
or localized significance thresholds. Therefore, the Project’s contribution to cumulative air quality 
impacts would not be cumulatively considerable and, therefore, would be less than significant. 

Similar to the Project, the greatest potential for TAC emissions at each related project would generally 
involve diesel particulate emissions associated with heavy equipment operations during grading and 
excavation activities. According to SCAQMD methodology, health effects from carcinogenic air toxics 
are usually described in terms of individual cancer risk. “Individual Cancer Risk” is the likelihood that a 
person exposed to concentrations of TACs over a 30-year period will contract cancer, based on the use 
of standard risk-assessment methodology. Construction activities are temporary and short-term events, 
thus construction activities at each related project would not result in a long-term substantial source of 
TAC emissions. Additionally, the SCAQMD CEQA guidance does not require a health risk assessment 
for short-term construction emissions. It is therefore not meaningful to evaluate long-term cancer impacts 
from construction activities, which occur over relatively short durations. As such, given the short-term 
nature of these activities, cumulative toxic emission impacts during construction would be less than 
significant. 

Operation 

As discussed above, the Project’s operational air quality emissions and cumulative impacts would be 
less than significant. According to the SCAQMD, if an individual project results in air emissions of criteria 
pollutants that exceed the SCAQMD’s recommended daily thresholds for project-specific impacts, then 
the project would also result in a cumulatively considerable net increase of these criteria pollutants. As 
operational emissions would not exceed any of the SCAQMD’s regional or localized significance 
thresholds, the emissions of non-attainment pollutants and precursors generated by Project operations 
would not be cumulatively considerable. 

 
52 White Paper on Regulatory Options for Addressing Cumulative Impacts from Air Pollution Emissions, 

SCAQMD Board Meeting, September 5, 2003, Agenda No. 29, Appendix D, p. D-3. 
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With respect to TAC emissions, neither the Project nor any likely related projects (which are largely 
residential, retail/commercial in nature), would represent a substantial source of TAC emissions, which 
are typically associated with large-scale industrial, manufacturing, and transportation hub facilities. The 
Project and related projects would be consistent with the recommended screening level siting distances 
for TAC sources, as set forth in CARB’s Land Use Guidelines, and the Project and related projects would 
not result in a cumulative impact requiring further evaluation. However, any related projects could 
generate minimal TAC emissions related to the use of consumer products and landscape maintenance 
activities, among other things. Pursuant to AB 1807, which directs the CARB to identify substances as 
TACs and adopt airborne toxic control measures to control such substances, the SCAQMD has adopted 
numerous rules (primarily in Regulation XIV) that specifically address TAC emissions. These SCAQMD 
rules have resulted in and will continue to result in substantial Basin-wide TAC emissions reductions. As 
such, cumulative TAC emissions during long-term operations would be less than significant. Therefore, 
the Project would not result in any substantial sources of TACs that have been identified by the CARB’s 
Land Use Guidelines, and thus, would not contribute to a cumulative impact. 
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itigated

5.18.1.Biom
ass

C
overType

5.18.1.1.U
nm

itigated

5.18.2.Sequestration

5.18.2.1.U
nm

itigated

6.C
lim

ate
R

isk
D

etailed
R

eport

6.1.C
lim

ate
R

isk
Sum

m
ary

6.2.InitialC
lim

ate
R

isk
Scores

6.3.Adjusted
C

lim
ate

R
isk

Scores

6.4.C
lim

ate
R

isk
R

eduction
M

easures
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7.Health
and

Equity
Details

7.1.CalEnviroScreen
4.0

Scores

7.2.Healthy
Places

Index
Scores

7.3.O
verallHealth

&
Equity

Scores

7.4.Health
&

Equity
M

easures

7.5.Evaluation
Scorecard

8.UserChanges
to

DefaultData
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1.Basic
ProjectInform

ation

1.1.Basic
ProjectInform

ation

D
ata

Field
Value

ProjectN
am

e
10605-10613

W
estEastborne

Avenue
(Existing)

Lead
Agency

C
ity

ofLos
Angeles

Land
U

se
Scale

Project/site

Analysis
LevelforD

efaults
C

ounty

W
indspeed

(m
/s)

2.70

Precipitation
(days)

19.6

Location
10605

Eastborne
Ave,Los

Angeles,C
A

90024,U
SA

C
ounty

Los
Angeles-South

C
oast

C
ity

Los
Angeles

AirD
istrict

South
C

oastAQ
M

D

AirBasin
South

C
oast

TAZ
4312

ED
FZ

16

Electric
U

tility
Los

Angeles
D

epartm
entofW

ater&
Power

G
as

U
tility

Southern
C

alifornia
G

as

1.2.Land
U

se
Types

Land
U

se
Subtype

Size
U

nit
LotAcreage

Building
Area

(sq
ft)

Landscape
Area

(sq
ft)

SpecialLandscape
Area

(sq
ft)

Population
D

escription

Apartm
ents

Low
R

ise
7.00

D
welling

U
nit

0.30
7,834

3,040
—

21.0
—
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1.3.User-Selected
Em

ission
Reduction

M
easures

by
Em

issions
Sector

No
m

easures
selected

2.Em
issions

Sum
m

ary

2.4.O
perations

Em
issions

Com
pared

AgainstThresholds

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Un/M
it.

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Unm
it.

0.13
0.30

0.09
0.86

<
0.005

<
0.005

0.02
0.03

<
0.005

<
0.005

0.01
1.44

178
180

0.16
0.01

0.39
186

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Unm
it.

0.09
0.26

0.09
0.46

<
0.005

<
0.005

0.02
0.03

<
0.005

<
0.005

0.01
1.44

174
176

0.16
0.01

0.06
182

Average
Daily
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Unm
it.

0.07
0.24

0.06
0.48

<
0.005

<
0.005

0.01
0.01

<
0.005

<
0.005

0.01
1.44

134
136

0.16
<

0.005
0.12

141

Annual
(M

ax)
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Unm
it.

0.01
0.04

0.01
0.09

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

0.24
22.2

22.4
0.03

<
0.005

0.02
23.3

2.5.O
perations

Em
issions

by
Sector,Unm

itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Sector
TO

G
RO

G
NO

x
CO

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

BCO
2

NBCO
2

CO
2T

CH4
N2O

R
CO

2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—
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M
obile

0.09
0.08

0.05
0.45

<
0.005

<
0.005

0.02
0.02

<
0.005

<
0.005

<
0.005

—
75.3

75.3
0.01

<
0.005

0.33
77.0

Area
0.04

0.22
<

0.005
0.39

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

0.00
1.06

1.06
<

0.005
<

0.005
—

1.09

Energy
<

0.005
<

0.005
0.04

0.02
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

98.2
98.2

0.01
<

0.005
—

98.6

W
ater

—
—

—
—

—
—

—
—

—
—

—
0.50

3.88
4.38

0.05
<

0.005
—

6.05

W
aste

—
—

—
—

—
—

—
—

—
—

—
0.94

0.00
0.94

0.09
0.00

—
3.30

R
efrig.

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.06
0.06

Total
0.13

0.30
0.09

0.86
<

0.005
<

0.005
0.02

0.03
<

0.005
<

0.005
0.01

1.44
178

180
0.16

0.01
0.39

186

D
aily,

W
inter

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

M
obile

0.08
0.08

0.05
0.44

<
0.005

<
0.005

0.02
0.02

<
0.005

<
0.005

<
0.005

—
72.2

72.2
0.01

<
0.005

0.01
73.7

Area
0.00

0.18
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00

Energy
<

0.005
<

0.005
0.04

0.02
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

98.2
98.2

0.01
<

0.005
—

98.6

W
ater

—
—

—
—

—
—

—
—

—
—

—
0.50

3.88
4.38

0.05
<

0.005
—

6.05

W
aste

—
—

—
—

—
—

—
—

—
—

—
0.94

0.00
0.94

0.09
0.00

—
3.30

R
efrig.

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.06
0.06

Total
0.09

0.26
0.09

0.46
<

0.005
<

0.005
0.02

0.03
<

0.005
<

0.005
0.01

1.44
174

176
0.16

0.01
0.06

182

Average
D

aily
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

M
obile

0.04
0.03

0.02
0.19

<
0.005

<
0.005

0.01
0.01

<
0.005

<
0.005

<
0.005

—
31.3

31.3
<

0.005
<

0.005
0.06

32.0

Area
0.03

0.21
<

0.005
0.27

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

0.00
0.73

0.73
<

0.005
<

0.005
—

0.75

Energy
<

0.005
<

0.005
0.04

0.02
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

98.2
98.2

0.01
<

0.005
—

98.6

W
ater

—
—

—
—

—
—

—
—

—
—

—
0.50

3.88
4.38

0.05
<

0.005
—

6.05

W
aste

—
—

—
—

—
—

—
—

—
—

—
0.94

0.00
0.94

0.09
0.00

—
3.30

R
efrig.

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.06
0.06

Total
0.07

0.24
0.06

0.48
<

0.005
<

0.005
0.01

0.01
<

0.005
<

0.005
0.01

1.44
134

136
0.16

<
0.005

0.12
141

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

M
obile

0.01
0.01

<
0.005

0.03
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
—

5.18
5.18

<
0.005

<
0.005

0.01
5.29

Area
0.01

0.04
<

0.005
0.05

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

0.00
0.12

0.12
<

0.005
<

0.005
—

0.12
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Energy
<

0.005
<

0.005
0.01

<
0.005

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

—
16.3

16.3
<

0.005
<

0.005
—

16.3

W
ater

—
—

—
—

—
—

—
—

—
—

—
0.08

0.64
0.73

0.01
<

0.005
—

1.00

W
aste

—
—

—
—

—
—

—
—

—
—

—
0.16

0.00
0.16

0.02
0.00

—
0.55

Refrig.
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
0.01

0.01

Total
0.01

0.04
0.01

0.09
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
0.24

22.2
22.4

0.03
<

0.005
0.02

23.3

4.O
perations

Em
issions

Details

4.1.M
obile

Em
issions

by
Land

Use

4.1.1.Unm
itigated

M
obile

source
em

issions
results

are
presented

in
Sections

2.6.No
furtherdetailed

breakdown
ofem

issions
is

available.

4.2.Energy

4.2.1.Electricity
Em

issions
By

Land
Use

-Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

47.4
47.4

<
0.005

<
0.005

—
47.6

Total
—

—
—

—
—

—
—

—
—

—
—

—
47.4

47.4
<

0.005
<

0.005
—

47.6

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

47.4
47.4

<
0.005

<
0.005

—
47.6
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Total
—

—
—

—
—

—
—

—
—

—
—

—
47.4

47.4
<

0.005
<

0.005
—

47.6

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

7.85
7.85

<
0.005

<
0.005

—
7.88

Total
—

—
—

—
—

—
—

—
—

—
—

—
7.85

7.85
<

0.005
<

0.005
—

7.88

4.2.3.NaturalG
as

Em
issions

By
Land

Use
-Unm

itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

<
0.005

<
0.005

0.04
0.02

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

—
50.8

50.8
<

0.005
<

0.005
—

50.9

Total
<

0.005
<

0.005
0.04

0.02
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

50.8
50.8

<
0.005

<
0.005

—
50.9

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

<
0.005

<
0.005

0.04
0.02

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

—
50.8

50.8
<

0.005
<

0.005
—

50.9

Total
<

0.005
<

0.005
0.04

0.02
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

50.8
50.8

<
0.005

<
0.005

—
50.9

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Apartm
e

nts
Low

Rise

<
0.005

<
0.005

0.01
<

0.005
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

8.41
8.41

<
0.005

<
0.005

—
8.43

Total
<

0.005
<

0.005
0.01

<
0.005

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

—
8.41

8.41
<

0.005
<

0.005
—

8.43

4.3.Area
Em

issions
by

Source
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4.3.2.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Source
TO

G
RO

G
NO

x
CO

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

BCO
2

NBCO
2

CO
2T

CH4
N2O

R
CO

2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Hearths
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00

Consum
erProducts

—
0.17

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Architect
ural
Coatings

—
0.01

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Landsca
peEquipm

e
nt

0.04
0.04

<
0.005

0.39
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005
—

1.06
1.06

<
0.005

<
0.005

—
1.09

Total
0.04

0.22
<

0.005
0.39

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

0.00
1.06

1.06
<

0.005
<

0.005
—

1.09

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Hearths
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00

Consum
erProducts

—
0.17

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Architect
ural
Coatings

—
0.01

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
0.00

0.18
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Hearths
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

0.00
0.00

0.00
0.00

0.00
—

0.00
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—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.03
—

Consum
erProducts

Architect
ural
Coatings

—
<

0.005
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Landsca
peEquipm

e
nt

0.01
<

0.005
<

0.005
0.05

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

—
0.12

0.12
<

0.005
<

0.005
—

0.12

Total
0.01

0.04
<

0.005
0.05

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

0.00
0.12

0.12
<

0.005
<

0.005
—

0.12

4.4.W
aterEm

issions
by

Land
Use

4.4.2.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
0.50

3.88
4.38

0.05
<

0.005
—

6.05

Total
—

—
—

—
—

—
—

—
—

—
—

0.50
3.88

4.38
0.05

<
0.005

—
6.05

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
0.50

3.88
4.38

0.05
<

0.005
—

6.05

Total
—

—
—

—
—

—
—

—
—

—
—

0.50
3.88

4.38
0.05

<
0.005

—
6.05

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
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Apartm
e

Low
Rise

—
—

—
—

—
—

—
—

—
—

—
0.08

0.64
0.73

0.01
<

0.005
—

1.00

Total
—

—
—

—
—

—
—

—
—

—
—

0.08
0.64

0.73
0.01

<
0.005

—
1.00

4.5.W
aste

Em
issions

by
Land

Use

4.5.2.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
0.94

0.00
0.94

0.09
0.00

—
3.30

Total
—

—
—

—
—

—
—

—
—

—
—

0.94
0.00

0.94
0.09

0.00
—

3.30

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
0.94

0.00
0.94

0.09
0.00

—
3.30

Total
—

—
—

—
—

—
—

—
—

—
—

0.94
0.00

0.94
0.09

0.00
—

3.30

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
0.16

0.00
0.16

0.02
0.00

—
0.55

Total
—

—
—

—
—

—
—

—
—

—
—

0.16
0.00

0.16
0.02

0.00
—

0.55

4.6.RefrigerantEm
issions

by
Land

Use
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4.6.1.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.06
0.06

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
0.06

0.06

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.06
0.06

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
0.06

0.06

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Apartm
e

nts
Low

Rise

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

0.01
0.01

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
0.01

0.01

4.7.O
ffroad

Em
issions

By
Equipm

entType

4.7.1.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
e

ntType

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e
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—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Daily,
Sum

m
er

(M
ax)

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

4.8.Stationary
Em

issions
By

Equipm
entType

4.8.1.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
e

ntType

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

4.9.UserDefined
Em

issions
By

Equipm
entType
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4.9.1.Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
e

ntType

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

4.10.SoilCarbon
Accum

ulation
By

Vegetation
Type

4.10.1.SoilCarbon
Accum

ulation
By

Vegetation
Type

-Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Vegetatio
n

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
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Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

4.10.2.Above
and

Belowground
Carbon

Accum
ulation

by
Land

Use
Type

-Unm
itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Land
Use

TO
G

RO
G

NO
x

CO
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
BCO

2
NBCO

2
CO

2T
CH4

N2O
R

CO
2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

4.10.3.Avoided
and

Sequestered
Em

issions
by

Species
-Unm

itigated

Criteria
Pollutants

(lb/day
fordaily,ton/yrforannual)and

G
HG

s
(lb/day

fordaily,M
T/yrforannual)

Species
TO

G
RO

G
NO

x
CO

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

BCO
2

NBCO
2

CO
2T

CH4
N2O

R
CO

2e

Daily,
Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Avoided
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Sequest
ered

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Rem
ove

d
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
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Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Daily,
W

inter
(M

ax)

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Avoided
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Sequest
ered

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Rem
ove

d
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Avoided
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Sequest
ered

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Rem
ove

d
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

5.Activity
Data

5.9.O
perationalM

obile
Sources

5.9.1.Unm
itigated
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Land
Use

Type
Trips/W

eekday
Trips/Saturday

Trips/Sunday
Trips/Year

VM
T/W

eekday
VM

T/Saturday
VM

T/Sunday
VM

T/Year

TotalallLand
Uses

23.0
23.0

23.0
3,598

85.0
85.0

85.0
13,296

5.10.O
perationalArea

Sources

5.10.1.Hearths

5.10.1.1.Unm
itigated

Hearth
Type

Unm
itigated

(num
ber)

Apartm
ents

Low
Rise

—

W
ood

Fireplaces
0

G
as

Fireplaces
0

Propane
Fireplaces

0

Electric
Fireplaces

0

No
Fireplaces

7

ConventionalW
ood

Stoves
0

Catalytic
W

ood
Stoves

0

Non-Catalytic
W

ood
Stoves

0

PelletW
ood

Stoves
0

5.10.2.ArchitecturalCoatings

ResidentialInteriorArea
Coated

(sq
ft)

ResidentialExteriorArea
Coated

(sq
ft)

Non-ResidentialInteriorArea
Coated

(sq
ft)

Non-ResidentialExteriorArea
Coated

(sq
ft)

Parking
Area

Coated
(sq

ft)

15863.849999999999
5,288

0.00
0.00

—

5.10.3.Landscape
Equipm

ent

Season
Unit

Value
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Snow
Days

day/yr
0.00

Sum
m

erDays
day/yr

250

5.11.O
perationalEnergy

Consum
ption

5.11.1.Unm
itigated

Electricity
(kW

h/yr)and
CO

2
and

CH4
and

N2O
and

NaturalG
as

(kBTU/yr)
Land

Use
Electricity

(kW
h/yr)

CO
2

CH4
N2O

NaturalG
as

(kBTU/yr)

Apartm
ents

Low
Rise

25,054
690

0.0489
0.0069

158,500

5.12.O
perationalW

aterand
W

astewaterConsum
ption

5.12.1.Unm
itigated

Land
Use

IndoorW
ater(gal/year)

O
utdoorW

ater(gal/year)

Apartm
ents

Low
Rise

260,917
52,109

5.13.O
perationalW

aste
G

eneration

5.13.1.Unm
itigated

Land
Use

W
aste

(ton/year)
Cogeneration

(kW
h/year)

Apartm
ents

Low
Rise

1.75
0.00

5.14.O
perationalRefrigeration

and
AirConditioning

Equipm
ent

5.14.1.Unm
itigated

Land
Use

Type
Equipm

entType
Refrigerant

G
W

P
Q

uantity
(kg)

O
perations

Leak
Rate

Service
Leak

Rate
Tim

es
Serviced
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10.0
2.50

2.50
<

0.005
2,088

R-410A
Apartm

ents
Low

Rise
Average

room
A/C

&
O

therresidentialA/C
and

heatpum
ps

Apartm
ents

Low
Rise

Household
refrigerators

and/orfreezers
R-134a

1,430
0.12

0.60
0.00

1.00

5.15.O
perationalO

ff-Road
Equipm

ent

5.15.1.Unm
itigated

Equipm
entType

FuelType
Engine

Tier
Num

berperDay
Hours

PerDay
Horsepower

Load
Factor

5.16.Stationary
Sources

5.16.1.Em
ergency

G
enerators

and
Fire

Pum
ps

Equipm
entType

FuelType
Num

berperDay
Hours

perDay
Hours

perYear
Horsepower

Load
Factor

5.16.2.Process
Boilers

Equipm
entType

FuelType
Num

ber
BoilerRating

(M
M

Btu/hr)
Daily

HeatInput(M
M

Btu/day)
AnnualHeatInput(M

M
Btu/yr)

5.17.UserDefined

Equipm
entType

FuelType

5.18.Vegetation

5.18.1.Land
Use

Change

5.18.1.1.Unm
itigated

Vegetation
Land

Use
Type

Vegetation
SoilType

InitialAcres
FinalAcres
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5.18.1.Biom
ass

CoverType

5.18.1.1.Unm
itigated

Biom
ass

CoverType
InitialAcres

FinalAcres

5.18.2.Sequestration

5.18.2.1.Unm
itigated

Tree
Type

Num
ber

Electricity
Saved

(kW
h/year)

NaturalG
as

Saved
(btu/year)

6.Clim
ate

Risk
Detailed

Report

6.1.Clim
ate

Risk
Sum

m
ary

Cal-Adaptm
idcentury

2040–2059
average

projections
forfourhazards

are
reported

below
foryourprojectlocation.These

are
underRepresentation

Concentration
Pathway

(RCP)8.5
which

assum
es

G
HG

em
issions

willcontinue
to

rise
strongly

through
2050

and
then

plateau
around

2100.
Clim

ate
Hazard

ResultforProjectLocation
Unit

Tem
perature

and
Extrem

e
Heat

5.68
annualdays

ofextrem
e

heat

Extrem
e

Precipitation
5.50

annualdays
with

precipitation
above

20
m

m

Sea
LevelRise

0.00
m

eters
ofinundation

depth

W
ildfire

0.00
annualhectares

burned

Tem
perature

and
Extrem

e
Heatdata

are
forgrid

cellin
which

yourprojectare
located.The

projection
is

based
on

the
98th

historicalpercentile
ofdaily

m
axim

um
/m

inim
um

tem
peratures

from
observed

historicaldata
(32

clim
ate

m
odelensem

ble
from

Cal-Adapt,2040–2059
average

underRCP
8.5). Each

grid
cellis

6
kilom

eters
(km

)by
6

km
,or3.7

m
iles

(m
i)by

3.7
m

i.
Extrem

e
Precipitation

data
are

forthe
grid

cellin
which

yourprojectare
located.The

threshold
of20

m
m

is
equivalentto

about¾
an

inch
ofrain,which

would
be

lightto
m

oderate
rainfallifreceived

overa
full

day
orheavy

rain
ifreceived

overa
period

of2
to

4
hours.Each

grid
cellis

6
kilom

eters
(km

)by
6

km
,or3.7

m
iles

(m
i)by

3.7
m

i.
Sea

LevelRise
data

are
forthe

grid
cellin

which
yourprojectare

located.The
projections

are
from

Radke
etal.(2017),as

reported
in

Cal-Adapt(2040–2059
average

underRCP
8.5),and

considerdifferent
increm

ents
ofsea

levelrise
coupled

with
extrem

e
storm

events.Users
m

ay
selectfrom

fourm
odelsim

ulations
to

view
the

range
in

potentialinundation
depth

forthe
grid

cell.The
foursim

ulations
m

ake
differentassum

ptions
aboutexpected

rainfalland
tem

perature
are:W

arm
er/drier(HadG

EM
2-ES),Cooler/wetter(CNRM

-CM
5),Average

conditions
(CanESM

2),Range
ofdifferentrainfalland

tem
perature

possibilities
(M

IRO
C5).Each

grid
cellis

50
m

eters
(m

)by
50

m
,orabout164

feet(ft)by
164

ft.
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W
ildfire

data
are

forthe
grid

cellin
which

yourprojectare
located.The

projections
are

from
UC

Davis,as
reported

in
Cal-Adapt(2040–2059

average
underRCP

8.5),and
considerhistoricaldata

ofclim
ate,

vegetation,population
density,and

large
(>

400
ha)fire

history.Users
m

ay
selectfrom

fourm
odelsim

ulations
to

view
the

range
in

potentialwildfire
probabilities

forthe
grid

cell.The
foursim

ulations
m

ake
differentassum

ptions
aboutexpected

rainfalland
tem

perature
are:W

arm
er/drier(HadG

EM
2-ES),Cooler/wetter(CNRM

-CM
5),Average

conditions
(CanESM

2),Range
ofdifferentrainfalland

tem
perature

possibilities
(M

IRO
C5).Each

grid
cellis

6
kilom

eters
(km

)by
6

km
,or3.7

m
iles

(m
i)by

3.7
m

i.

6.2.InitialClim
ate

Risk
Scores

Clim
ate

Hazard
Exposure

Score
Sensitivity

Score
Adaptive

Capacity
Score

Vulnerability
Score

Tem
perature

and
Extrem

e
Heat

0
0

0
N/A

Extrem
e

Precipitation
N/A

N/A
N/A

N/A

Sea
LevelRise

0
0

0
N/A

W
ildfire

0
0

0
N/A

Flooding
N/A

N/A
N/A

N/A

Drought
N/A

N/A
N/A

N/A

Snowpack
N/A

N/A
N/A

N/A

AirQ
uality

0
0

0
N/A

The
sensitivity

score
reflects

the
extentto

which
a

projectwould
be

adversely
affected

by
exposure

to
a

clim
ate

hazard.Exposure
is

rated
on

a
scale

of1
to

5,with
a

score
of5

representing
the

greatest
exposure.
The

adaptive
capacity

ofa
projectrefers

to
its

ability
to

m
anage

and
reduce

vulnerabilities
from

projected
clim

ate
hazards.Adaptive

capacity
is

rated
on

a
scale

of1
to

5,with
a

score
of5

representing
the

greatestability
to

adapt.
The

overallvulnerability
scores

are
calculated

based
on

the
potentialim

pacts
and

adaptive
capacity

assessm
ents

foreach
hazard.Scores

do
notinclude

im
plem

entation
ofclim

ate
risk

reduction
m

easures.

6.3.Adjusted
Clim

ate
Risk

Scores

Clim
ate

Hazard
Exposure

Score
Sensitivity

Score
Adaptive

Capacity
Score

Vulnerability
Score

Tem
perature

and
Extrem

e
Heat

1
1

1
2

Extrem
e

Precipitation
N/A

N/A
N/A

N/A

Sea
LevelRise

1
1

1
2

W
ildfire

1
1

1
2

Flooding
N/A

N/A
N/A

N/A

Drought
N/A

N/A
N/A

N/A

Snowpack
N/A

N/A
N/A

N/A
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AirQ
uality

1
1

1
2

The
sensitivity

score
reflects

the
extentto

which
a

projectwould
be

adversely
affected

by
exposure

to
a

clim
ate

hazard.Exposure
is

rated
on

a
scale

of1
to

5,with
a

score
of5

representing
the

greatest
exposure.
The

adaptive
capacity

ofa
projectrefers

to
its

ability
to

m
anage

and
reduce

vulnerabilities
from

projected
clim

ate
hazards.Adaptive

capacity
is

rated
on

a
scale

of1
to

5,with
a

score
of5

representing
the

greatestability
to

adapt.
The

overallvulnerability
scores

are
calculated

based
on

the
potentialim

pacts
and

adaptive
capacity

assessm
ents

foreach
hazard.Scores

include
im

plem
entation

ofclim
ate

risk
reduction

m
easures.

6.4.Clim
ate

Risk
Reduction

M
easures

7.Health
and

Equity
Details

7.1.CalEnviroScreen
4.0

Scores

The
m

axim
um

CalEnviroScreen
score

is
100.A

high
score

(i.e.,greaterthan
50)reflects

a
higherpollution

burden
com

pared
to

othercensus
tracts

in
the

state.
Indicator

ResultforProjectCensus
Tract

Exposure
Indicators

—

AQ
-O

zone
57.0

AQ
-PM

69.4

AQ
-DPM

78.0

Drinking
W

ater
52.7

Lead
Risk

Housing
41.8

Pesticides
0.00

Toxic
Releases

74.2

Traffic
82.8

EffectIndicators
—

CleanUp
Sites

29.1

G
roundwater

22.1

Haz
W

aste
Facilities/G

enerators
39.8

Im
paired

W
aterBodies

0.00

Solid
W

aste
0.00
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Sensitive
Population

—

Asthm
a

4.03

C
ardio-vascular

25.1

Low
Birth

W
eights

15.4

Socioeconom
ic

FactorIndicators
—

Education
0.15

H
ousing

62.4

Linguistic
35.3

Poverty
27.9

U
nem

ploym
ent

9.72

7.2.H
ealthy

Places
Index

Scores

The
m

axim
um

H
ealth

Places
Index

score
is

100.A
high

score
(i.e.,greaterthan

50)reflects
healthiercom

m
unity

conditions
com

pared
to

othercensus
tracts

in
the

state.
Indicator

R
esultforProjectC

ensus
Tract

Econom
ic

—

Above
Poverty

75.27268061

Em
ployed

98.93494161

Education
—

Bachelor's
orhigher

91.74900552

H
igh

schoolenrollm
ent

100

Preschoolenrollm
ent

12.53689208

Transportation
—

Auto
Access

36.01950468

Active
com

m
uting

82.71525728

Social
—

2-parenthouseholds
46.01565508

Voting
41.97356602
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Neighborhood
—

Alcoholavailability
40.12575388

Park
access

5.82574105

Retaildensity
93.4813294

Superm
arketaccess

38.91954318

Tree
canopy

53.3042474

Housing
—

Hom
eownership

28.66675221

Housing
habitability

46.25946362

Low-inc
hom

eownersevere
housing

costburden
13.11433338

Low-inc
rentersevere

housing
costburden

56.92287951

Uncrowded
housing

91.95431798

Health
O

utcom
es

—

Insured
adults

92.23662261

Arthritis
57.9

Asthm
a

ER
Adm

issions
97.9

High
Blood

Pressure
64.8

Cancer(excluding
skin)

15.0

Asthm
a

83.3

Coronary
HeartDisease

66.7

Chronic
O

bstructive
Pulm

onary
Disease

84.0

Diagnosed
Diabetes

91.2

Life
Expectancy

atBirth
96.8

Cognitively
Disabled

38.1

Physically Disabled
42.3

HeartAttack
ER

Adm
issions

75.5

M
entalHealth

NotG
ood

90.0
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Chronic
Kidney

Disease
79.8

O
besity

88.0

Pedestrian
Injuries

64.9

PhysicalHealth
NotG

ood
90.6

Stroke
80.6

Health
Risk

Behaviors
—

Binge
Drinking

26.9

CurrentSm
oker

90.9

No
Leisure

Tim
e

forPhysicalActivity
96.0

Clim
ate

Change
Exposures

—

W
ildfire

Risk
0.0

SLR
Inundation

Area
0.0

Children
75.0

Elderly
19.6

English
Speaking

28.3

Foreign-born
58.2

O
utdoorW

orkers
94.0

Clim
ate

Change
Adaptive

Capacity
—

Im
pervious

Surface
Cover

18.0

Traffic
Density

56.1

Traffic
Access

87.4

O
therIndices

—

Hardship
2.6

O
therDecision

Support
—

2016
Voting

51.7

7.3.O
verallHealth

&
Equity

Scores
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M
etric

ResultforProjectCensus
Tract

CalEnviroScreen
4.0

Score
forProjectLocation

(a)
17.0

Healthy
Places

Index
Score

forProjectLocation
(b)

75.0

ProjectLocated
in

a
Designated

Disadvantaged
Com

m
unity

(Senate
Bill535)

No

ProjectLocated
in

a
Low-Incom

e
Com

m
unity

(Assem
bly

Bill1550)
No

ProjectLocated
in

a
Com

m
unity

AirProtection
Program

Com
m

unity
(Assem

bly
Bill617)

No

a:The
m

axim
um

CalEnviroScreen
score

is
100.A

high
score

(i.e.,greaterthan
50)reflects

a
higherpollution

burden
com

pared
to

othercensus
tracts

in
the

state.
b:The

m
axim

um
Health

Places
Index

score
is

100.A
high

score
(i.e.,greaterthan

50)reflects
healthiercom

m
unity

conditions
com

pared
to

othercensus
tracts

in
the

state.

7.4.Health
&

Equity
M

easures

No
Health

&
Equity

M
easures

selected.

7.5.Evaluation
Scorecard

Health
and

Equity
Evaluation

Scorecard
notcom

pleted.

8.UserChanges
to

DefaultData
Screen

Justification

Land
Use

City
ofLos

Angeles
ZIM

AS
and

G
oogle

Earth
forlandscaping

estim
ate

O
perations:Hearths

G
oogle

Earth
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ProjectInform
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ProjectInform

ation

1.2.Land
U
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1.3.U
ser-Selected

Em
ission

R
eduction

M
easures

by
Em

issions
Sector

2.Em
issions

Sum
m

ary

2.1.C
onstruction

Em
issions

C
om
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AgainstThresholds

2.2.C
onstruction

Em
issions

by
Year,U

nm
itigated

2.4.O
perations

Em
issions

C
om

pared
AgainstThresholds

2.5.O
perations

Em
issions

by
Sector,U

nm
itigated

3.C
onstruction

Em
issions

D
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3.1.D
em

olition
(2024)-U

nm
itigated

3.3.Site
Preparation
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nm
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3.5.G
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nm

itigated

3.7.Building
C

onstruction
(2024)-U

nm
itigated
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3.9.Building
C

onstruction
(2025)-U

nm
itigated

3.11.Building
C

onstruction
(2026)-U

nm
itigated

3.13.ArchitecturalC
oating

(2025)-U
nm

itigated

3.15.ArchitecturalC
oating

(2026)-U
nm

itigated

3.17.Trenching
(2024)-U

nm
itigated

4.O
perations

Em
issions

D
etails

4.1.M
obile

Em
issions

by
Land

U
se

4.1.1.U
nm

itigated

4.2.Energy

4.2.1.Electricity
Em

issions
By

Land
U

se
-U

nm
itigated

4.2.3.N
aturalG

as
Em

issions
By

Land
U

se
-U

nm
itigated

4.3.Area
Em

issions
by

Source

4.3.1.U
nm

itigated

4.4.W
aterEm

issions
by

Land
U

se

4.4.1.U
nm

itigated

4.5.W
aste

Em
issions

by
Land

U
se

4.5.1.U
nm

itigated
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4.6.R
efrigerantEm

issions
by

Land
U

se

4.6.1.U
nm

itigated

4.7.O
ffroad

Em
issions

By
Equipm

entType

4.7.1.U
nm

itigated

4.8.Stationary
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issions
By

Equipm
entType

4.8.1.U
nm

itigated

4.9.U
serD

efined
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issions
By

Equipm
entType

4.9.1.U
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arbon

Accum
ulation
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4.10.1.SoilC
arbon

Accum
ulation

By
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Type
-U

nm
itigated

4.10.2.Above
and

Below
ground

C
arbon

Accum
ulation

by
Land

U
se

Type
-U

nm
itigated

4.10.3.Avoided
and

Sequestered
Em

issions
by

Species
-U

nm
itigated

5.Activity
D

ata

5.1.C
onstruction

Schedule

5.2.O
ff-R

oad
Equipm

ent

5.2.1.U
nm

itigated

5.3.C
onstruction

Vehicles
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5.4.1.C
onstruction
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5.6.D
ustM

itigation

5.6.1.C
onstruction

Earthm
oving

Activities

5.6.2.C
onstruction
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oving

C
ontrolStrategies

5.7.C
onstruction

Paving

5.8.C
onstruction

Electricity
C

onsum
ption

and
Em

issions
Factors

5.9.O
perationalM

obile
Sources

5.9.1.U
nm

itigated

5.10.O
perationalArea

Sources

5.10.1.H
earths

5.10.1.1.U
nm

itigated

5.10.2.ArchitecturalC
oatings

5.10.3.Landscape
Equipm

ent

5.11.O
perationalEnergy

C
onsum

ption
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5.11.1.U
nm

itigated

5.12.O
perationalW

aterand
W

astewaterC
onsum

ption

5.12.1.U
nm

itigated

5.13.O
perationalW

aste
G

eneration

5.13.1.U
nm

itigated

5.14.O
perationalR

efrigeration
and
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onditioning

Equipm
ent

5.14.1.U
nm

itigated

5.15.O
perationalO

ff-R
oad

Equipm
ent

5.15.1.U
nm

itigated
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Sources

5.16.1.Em
ergency

G
enerators

and
Fire

Pum
ps

5.16.2.Process
Boilers

5.17.U
serD

efined
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5.18.1.Land
U

se
C

hange
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nm

itigated

5.18.1.Biom
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C
overType
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5.18.1.1.U
nm

itigated

5.18.2.Sequestration

5.18.2.1.U
nm

itigated

6.C
lim

ate
R

isk
D

etailed
R

eport

6.1.C
lim

ate
R

isk
Sum

m
ary

6.2.InitialC
lim

ate
R

isk
Scores

6.3.Adjusted
C

lim
ate

R
isk

Scores

6.4.C
lim

ate
R

isk
R

eduction
M

easures

7.H
ealth

and
Equity

D
etails

7.1.C
alEnviroScreen

4.0
Scores

7.2.H
ealthy

Places
Index

Scores

7.3.O
verallH

ealth
&

Equity
Scores

7.4.H
ealth

&
Equity

M
easures

7.5.Evaluation
Scorecard

7.6.H
ealth

&
Equity

C
ustom

M
easures

8.U
serC

hanges
to

D
efaultD

ata
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1.Basic
ProjectInform

ation

1.1.Basic
ProjectInform

ation

D
ata

Field
Value

ProjectN
am

e
10605

W
estEastborne

Avenue
(Future)

C
onstruction

StartD
ate

4/1/2024

O
perationalYear

2026

Lead
Agency

C
ity

ofLos
Angeles

Land
U

se
Scale

Project/site

Analysis
LevelforD

efaults
C

ounty

W
indspeed

(m
/s)

2.70

Precipitation
(days)

19.6

Location
10605

Eastborne
Ave,Los

Angeles,C
A

90024,U
SA

C
ounty

Los
Angeles-South

C
oast

C
ity

Los
Angeles

AirD
istrict

South
C

oastAQ
M

D

AirBasin
South

C
oast

TAZ
4312

ED
FZ

16

Electric
U

tility
Los

Angeles
D

epartm
entofW

ater&
Power

G
as

U
tility

Southern
C

alifornia
G

as

App
Version

2022.1.1.20

1.2.Land
U

se
Types

Land
U

se
Subtype

Size
U

nit
LotAcreage

Building
Area

(sq
ft)

Landscape
Area

(sq
ft)

SpecialLandscape
Area

(sq
ft)

Population
D

escription
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Apartm
ents

M
id

R
ise

29.0
D

welling
U

nit
0.30

37,142
3,325

—
85.0

—

Enclosed
Parking

w
ith

Elevator
20.0

Space
0.00

8,000
0.00

—
—

—

1.3.U
ser-Selected

Em
ission

R
eduction

M
easures

by
Em

issions
Sector

N
o

m
easures

selected

2.Em
issions

Sum
m

ary

2.1.C
onstruction

Em
issions

C
om

pared
AgainstThresholds

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

U
n/M

it.
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

U
nm

it.
1.32

17.6
13.6

0.05
0.60

3.52
4.12

0.56
1.39

1.95

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

U
nm

it.
3.42

7.27
10.3

0.01
0.33

0.42
0.71

0.30
0.10

0.39

Average
D

aily
(M

ax)
—

—
—

—
—

—
—

—
—

—

U
nm

it.
0.95

4.91
6.34

0.01
0.19

0.63
0.81

0.17
0.20

0.38

Annual(M
ax)

—
—

—
—

—
—

—
—

—
—

U
nm

it.
0.17

0.90
1.16

<
0.005

0.03
0.11

0.15
0.03

0.04
0.07

2.2.C
onstruction

Em
issions

by
Year,U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Year
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily

-Sum
m

er
(M

ax)
—

—
—

—
—

—
—

—
—

—
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2024
1.32

17.6
13.6

0.05
0.60

3.52
4.12

0.56
1.39

1.95

2025
0.63

5.40
8.70

0.01
0.22

0.35
0.57

0.20
0.08

0.29

D
aily

-W
inter

(M
ax)

—
—

—
—

—
—

—
—

—
—

2024
0.89

7.27
10.3

0.01
0.33

0.39
0.71

0.30
0.09

0.39

2025
3.42

6.33
9.87

0.01
0.25

0.42
0.66

0.23
0.10

0.33

2026
3.37

5.95
9.72

0.01
0.21

0.42
0.63

0.20
0.10

0.30

Average
D

aily
—

—
—

—
—

—
—

—
—

—

2024
0.48

4.91
5.49

0.01
0.19

0.63
0.81

0.17
0.20

0.38

2025
0.95

4.04
6.34

0.01
0.16

0.26
0.42

0.15
0.06

0.21

2026
0.20

0.36
0.59

<
0.005

0.01
0.03

0.04
0.01

0.01
0.02

Annual
—

—
—

—
—

—
—

—
—

—

2024
0.09

0.90
1.00

<
0.005

0.03
0.11

0.15
0.03

0.04
0.07

2025
0.17

0.74
1.16

<
0.005

0.03
0.05

0.08
0.03

0.01
0.04

2026
0.04

0.07
0.11

<
0.005

<
0.005

<
0.005

0.01
<

0.005
<

0.005
<

0.005

2.4.O
perations

Em
issions

C
om

pared
AgainstThresholds

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

U
n/M

it.
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

U
nm

it.
1.36

0.27
4.05

0.01
0.01

0.41
0.42

0.01
0.10

0.11

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

U
nm

it.
1.15

0.27
1.95

<
0.005

0.01
0.41

0.42
0.01

0.10
0.11

Average
D

aily
(M

ax)
—

—
—

—
—

—
—

—
—

—

U
nm

it.
1.29

0.29
3.35

<
0.005

0.01
0.40

0.41
0.01

0.10
0.11

Annual(M
ax)

—
—

—
—

—
—

—
—

—
—
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U
nm

it.
0.24

0.05
0.61

<
0.005

<
0.005

0.07
0.08

<
0.005

0.02
0.02

2.5.O
perations

Em
issions

by
Sector,U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Sector
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

M
obile

0.29
0.18

2.03
<

0.005
<

0.005
0.41

0.41
<

0.005
0.10

0.11

Area
1.06

0.02
1.99

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Energy
<

0.005
0.07

0.03
<

0.005
0.01

—
0.01

0.01
—

0.01

W
ater

—
—

—
—

—
—

—
—

—
—

W
aste

—
—

—
—

—
—

—
—

—
—

R
efrig.

—
—

—
—

—
—

—
—

—
—

Total
1.36

0.27
4.05

0.01
0.01

0.41
0.42

0.01
0.10

0.11

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

M
obile

0.29
0.20

1.92
<

0.005
<

0.005
0.41

0.41
<

0.005
0.10

0.11

Area
0.86

0.00
0.00

0.00
0.00

—
0.00

0.00
—

0.00

Energy
<

0.005
0.07

0.03
<

0.005
0.01

—
0.01

0.01
—

0.01

W
ater

—
—

—
—

—
—

—
—

—
—

W
aste

—
—

—
—

—
—

—
—

—
—

R
efrig.

—
—

—
—

—
—

—
—

—
—

Total
1.15

0.27
1.95

<
0.005

0.01
0.41

0.42
0.01

0.10
0.11

Average
D

aily
—

—
—

—
—

—
—

—
—

—

M
obile

0.29
0.20

1.95
<

0.005
<

0.005
0.40

0.40
<

0.005
0.10

0.10

Area
1.00

0.01
1.36

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Energy
<

0.005
0.07

0.03
<

0.005
0.01

—
0.01

0.01
—

0.01

W
ater

—
—

—
—

—
—

—
—

—
—
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W
aste

—
—

—
—

—
—

—
—

—
—

R
efrig.

—
—

—
—

—
—

—
—

—
—

Total
1.29

0.29
3.35

<
0.005

0.01
0.40

0.41
0.01

0.10
0.11

Annual
—

—
—

—
—

—
—

—
—

—

M
obile

0.05
0.04

0.36
<

0.005
<

0.005
0.07

0.07
<

0.005
0.02

0.02

Area
0.18

<
0.005

0.25
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

Energy
<

0.005
0.01

0.01
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

W
ater

—
—

—
—

—
—

—
—

—
—

W
aste

—
—

—
—

—
—

—
—

—
—

R
efrig.

—
—

—
—

—
—

—
—

—
—

Total
0.24

0.05
0.61

<
0.005

<
0.005

0.07
0.08

<
0.005

0.02
0.02

3.C
onstruction

Em
issions

D
etails

3.1.D
em

olition
(2024)-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

O
ff-R

oad
Equipm

ent
0.51

4.69
5.79

0.01
0.19

—
0.19

0.17
—

0.17

D
em

olition
—

—
—

—
—

1.12
1.12

—
0.17

0.17

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.03

0.28
0.35

<
0.005

0.01
—

0.01
0.01

—
0.01
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D
em

olition
—

—
—

—
—

0.07
0.07

—
0.01

0.01

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.01

0.05
0.06

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

D
em

olition
—

—
—

—
—

0.01
0.01

—
<

0.005
<

0.005

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.04
0.05

0.75
0.00

0.00
0.13

0.13
0.00

0.03
0.03

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.06
3.63

1.35
0.02

0.04
0.79

0.83
0.04

0.22
0.25

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.04
0.00

0.00
0.01

0.01
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

<
0.005

0.23
0.08

<
0.005

<
0.005

0.05
0.05

<
0.005

0.01
0.02

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.01
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

<
0.005

0.04
0.01

<
0.005

<
0.005

0.01
0.01

<
0.005

<
0.005

<
0.005

3.3.Site
Preparation

(2024)-U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—
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D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

O
ff-R

oad
Equipm

ent
0.50

4.60
5.56

0.01
0.24

—
0.24

0.22
—

0.22

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
0.21

0.21
—

0.02
0.02

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.01

0.06
0.08

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
<

0.005
<

0.005
—

<
0.005

<
0.005

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
<

0.005
0.01

0.01
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
<

0.005
<

0.005
—

<
0.005

<
0.005

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.02
0.02

0.38
0.00

0.00
0.07

0.07
0.00

0.02
0.02

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—
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Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

<
0.005

0.00
0.00

<
0.005

<
0.005

0.00
<

0.005
<

0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

<
0.005

0.00
0.00

<
0.005

<
0.005

0.00
<

0.005
<

0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.5.G
rading

(2024)-U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

O
ff-R

oad
Equipm

ent
1.19

11.4
10.7

0.02
0.53

—
0.53

0.49
—

0.49

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
2.08

2.08
—

1.00
1.00

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.12

1.19
1.12

<
0.005

0.06
—

0.06
0.05

—
0.05

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
0.22

0.22
—

0.10
0.10

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
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Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.02

0.22
0.20

<
0.005

0.01
—

0.01
0.01

—
0.01

D
ustFrom

M
aterial

M
ovem

ent

—
—

—
—

—
0.04

0.04
—

0.02
0.02

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.03
0.04

0.57
0.00

0.00
0.10

0.10
0.00

0.02
0.02

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.10
6.17

2.30
0.03

0.06
1.34

1.40
0.06

0.37
0.43

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.05
0.00

0.00
0.01

0.01
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.01
0.68

0.24
<

0.005
0.01

0.14
0.14

0.01
0.04

0.04

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.01
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

<
0.005

0.12
0.04

<
0.005

<
0.005

0.03
0.03

<
0.005

0.01
0.01

3.7.Building
C

onstruction
(2024)-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—
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—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

O
ff-R

oad
Equipm

ent
0.56

5.60
6.98

0.01
0.26

—
0.26

0.23
—

0.23

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.56

5.60
6.98

0.01
0.26

—
0.26

0.23
—

0.23

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.20

2.01
2.51

<
0.005

0.09
—

0.09
0.08

—
0.08

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.04

0.37
0.46

<
0.005

0.02
—

0.02
0.02

—
0.02

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.11
0.12

1.83
0.00

0.00
0.32

0.32
0.00

0.07
0.07

Vendor
<

0.005
0.17

0.08
<

0.005
<

0.005
0.04

0.04
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.11
0.14

1.55
0.00

0.00
0.32

0.32
0.00

0.07
0.07

Vendor
<

0.005
0.17

0.08
<

0.005
<

0.005
0.04

0.04
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—
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W
orker

0.04
0.05

0.59
0.00

0.00
0.11

0.11
0.00

0.03
0.03

Vendor
<

0.005
0.06

0.03
<

0.005
<

0.005
0.01

0.01
<

0.005
<

0.005
<

0.005

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

0.01
0.01

0.11
0.00

0.00
0.02

0.02
0.00

<
0.005

<
0.005

Vendor
<

0.005
0.01

0.01
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.9.Building
C

onstruction
(2025)-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

O
ff-R

oad
Equipm

ent
0.52

5.14
6.94

0.01
0.22

—
0.22

0.20
—

0.20

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.52

5.14
6.94

0.01
0.22

—
0.22

0.20
—

0.20

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.37

3.67
4.96

0.01
0.16

—
0.16

0.14
—

0.14

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.07

0.67
0.90

<
0.005

0.03
—

0.03
0.03

—
0.03
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O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.10
0.11

1.69
0.00

0.00
0.32

0.32
0.00

0.07
0.07

Vendor
<

0.005
0.16

0.08
<

0.005
<

0.005
0.04

0.04
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.10
0.12

1.43
0.00

0.00
0.32

0.32
0.00

0.07
0.07

Vendor
<

0.005
0.17

0.08
<

0.005
<

0.005
0.04

0.04
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

0.07
0.09

1.07
0.00

0.00
0.22

0.22
0.00

0.05
0.05

Vendor
<

0.005
0.12

0.06
<

0.005
<

0.005
0.03

0.03
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

0.01
0.02

0.20
0.00

0.00
0.04

0.04
0.00

0.01
0.01

Vendor
<

0.005
0.02

0.01
<

0.005
<

0.005
<

0.005
0.01

<
0.005

<
0.005

<
0.005

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.11.Building
C

onstruction
(2026)-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—
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O
ff-R

oad
Equipm

ent
0.49

4.81
6.91

0.01
0.19

—
0.19

0.17
—

0.17

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.03

0.29
0.42

<
0.005

0.01
—

0.01
0.01

—
0.01

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.01

0.05
0.08

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.09
0.11

1.34
0.00

0.00
0.32

0.32
0.00

0.07
0.07

Vendor
<

0.005
0.16

0.08
<

0.005
<

0.005
0.04

0.04
<

0.005
0.01

0.01

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

0.01
0.01

0.08
0.00

0.00
0.02

0.02
0.00

<
0.005

<
0.005

Vendor
<

0.005
0.01

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

<
0.005

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.02
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005
<

0.005

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.13.ArchitecturalC
oating

(2025)-U
nm

itigated
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C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.13

0.88
1.14

<
0.005

0.03
—

0.03
0.03

—
0.03

Architectural
C

oatings
2.64

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.02

0.16
0.21

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Architectural
C

oatings
0.48

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
<

0.005
0.03

0.04
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

Architectural
C

oatings
0.09

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.02
0.02

0.29
0.00

0.00
0.06

0.06
0.00

0.01
0.01

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
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H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.05
0.00

0.00
0.01

0.01
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.01
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.15.ArchitecturalC
oating

(2026)-U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.12

0.86
1.13

<
0.005

0.02
—

0.02
0.02

—
0.02

Architectural
C

oatings
2.64

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.01

0.05
0.07

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Architectural
C

oatings
0.16

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
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Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
<

0.005
0.01

0.01
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

Architectural
C

oatings
0.03

—
—

—
—

—
—

—
—

—

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.02
0.02

0.27
0.00

0.00
0.06

0.06
0.00

0.01
0.01

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.02
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

<
0.005

0.00
0.00

<
0.005

<
0.005

0.00
<

0.005
<

0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

3.17.Trenching
(2024)-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Location
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

O
nsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—
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O
ff-R

oad
Equipm

ent
0.21

1.35
1.49

<
0.005

0.07
—

0.07
0.06

—
0.06

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.21

1.35
1.49

<
0.005

0.07
—

0.07
0.06

—
0.06

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.05

0.33
0.36

<
0.005

0.02
—

0.02
0.02

—
0.02

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

Annual
—

—
—

—
—

—
—

—
—

—

O
ff-R

oad
Equipm

ent
0.01

0.06
0.07

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

O
nsite

truck
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

O
ffsite

—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

W
orker

0.01
0.01

0.19
0.00

0.00
0.03

0.03
0.00

0.01
0.01

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

W
orker

0.01
0.01

0.16
0.00

0.00
0.03

0.03
0.00

0.01
0.01

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Average
D

aily
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.04
0.00

0.00
0.01

0.01
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
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H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

Annual
—

—
—

—
—

—
—

—
—

—

W
orker

<
0.005

<
0.005

0.01
0.00

0.00
<

0.005
<

0.005
0.00

<
0.005

<
0.005

Vendor
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00

H
auling

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

4.O
perations

Em
issions

D
etails

4.1.M
obile

Em
issions

by
Land

U
se

4.1.1.U
nm

itigated

M
obile

source
em

issions
results

are
presented

in
Sections

2.6.N
o

furtherdetailed
breakdow

n
ofem

issions
is

available.

4.2.Energy

4.2.1.Electricity
Em

issions
By

Land
U

se
-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—
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—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

4.2.3.N
aturalG

as
Em

issions
By

Land
U

se
-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

<
0.005

0.07
0.03

<
0.005

0.01
—

0.01
0.01

—
0.01

Enclosed
Parking

w
ith

Elevator

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

Total
<

0.005
0.07

0.03
<

0.005
0.01

—
0.01

0.01
—

0.01

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

<
0.005

0.07
0.03

<
0.005

0.01
—

0.01
0.01

—
0.01

Enclosed
Parking

w
ith

Elevator

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

Total
<

0.005
0.07

0.03
<

0.005
0.01

—
0.01

0.01
—

0.01

Annual
—

—
—

—
—

—
—

—
—

—
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Apartm
ents

M
id

R
ise

<
0.005

0.01
0.01

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Enclosed
Parking

w
ith

Elevator

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

Total
<

0.005
0.01

0.01
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

4.3.Area
Em

issions
by

Source

4.3.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Source
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

H
earths

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

C
onsum

er
Products

0.79
—

—
—

—
—

—
—

—
—

Architectural
C

oatings
0.06

—
—

—
—

—
—

—
—

—

Landscape
Equipm

ent
0.20

0.02
1.99

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

Total
1.06

0.02
1.99

<
0.005

<
0.005

—
<

0.005
<

0.005
—

<
0.005

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

H
earths

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

C
onsum

er
Products

0.79
—

—
—

—
—

—
—

—
—

Architectural
C

oatings
0.06

—
—

—
—

—
—

—
—

—

Total
0.86

0.00
0.00

0.00
0.00

—
0.00

0.00
—

0.00

Annual
—

—
—

—
—

—
—

—
—

—
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H
earths

0.00
0.00

0.00
0.00

0.00
—

0.00
0.00

—
0.00

C
onsum

er
Products

0.15
—

—
—

—
—

—
—

—
—

Architectural
C

oatings
0.01

—
—

—
—

—
—

—
—

—

Landscape
Equipm

ent
0.03

<
0.005

0.25
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

Total
0.18

<
0.005

0.25
<

0.005
<

0.005
—

<
0.005

<
0.005

—
<

0.005

4.4.W
aterEm

issions
by

Land
U

se

4.4.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
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—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

4.5.W
aste

Em
issions

by
Land

U
se

4.5.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—
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—
—

—
—

—
—

—
—

—
—

Enclosed
Parking

w
ith

Elevator

Total
—

—
—

—
—

—
—

—
—

—

4.6.R
efrigerantEm

issions
by

Land
U

se

4.6.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Apartm
ents

M
id

R
ise

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

4.7.O
ffroad

Em
issions

By
Equipm

entType

4.7.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
entType

RO
G

N
O

x
C

O
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
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D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

4.8.Stationary
Em

issions
By

Equipm
entType

4.8.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
entType

RO
G

N
O

x
C

O
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

4.9.U
serD

efined
Em

issions
By

Equipm
entType

4.9.1.U
nm

itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Equipm
entType

RO
G

N
O

x
C

O
SO

2
PM

10E
PM

10D
PM

10T
PM

2.5E
PM

2.5D
PM

2.5T
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—
—

—
—

—
—

—
—

—
—

D
aily,Sum

m
er

(M
ax)

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

4.10.SoilC
arbon

Accum
ulation

By
Vegetation

Type

4.10.1.SoilC
arbon

Accum
ulation

By
Vegetation

Type
-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Vegetation
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

4.10.2.Above
and

Below
ground

C
arbon

Accum
ulation

by
Land

U
se

Type
-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Land
U

se
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Total
—

—
—

—
—

—
—

—
—

—
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D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—

Total
—

—
—

—
—

—
—

—
—

—

4.10.3.Avoided
and

Sequestered
Em

issions
by

Species
-U

nm
itigated

C
riteria

Pollutants
(lb/day

fordaily,ton/yrforannual)and
G

H
G

s
(lb/day

fordaily,M
T/yrforannual)

Species
RO

G
N

O
x

C
O

SO
2

PM
10E

PM
10D

PM
10T

PM
2.5E

PM
2.5D

PM
2.5T

D
aily,Sum

m
er

(M
ax)

—
—

—
—

—
—

—
—

—
—

Avoided
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

Sequestered
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

R
em

oved
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—

D
aily,W

inter
(M

ax)
—

—
—

—
—

—
—

—
—

—

Avoided
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

Sequestered
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

R
em

oved
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—

Annual
—

—
—

—
—

—
—

—
—

—
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Avoided
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

Sequestered
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

R
em

oved
—

—
—

—
—

—
—

—
—

—

Subtotal
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—

5.Activity
D

ata

5.1.C
onstruction

Schedule

Phase
N

am
e

Phase
Type

StartD
ate

End
D

ate
D

ays
PerW

eek
W

ork
D

ays
perPhase

Phase
D

escription

D
em

olition
D

em
olition

4/1/2024
4/30/2024

5.00
22.0

—

Site
Preparation

Site
Preparation

5/1/2024
5/7/2024

5.00
5.00

—

G
rading

G
rading

5/8/2024
6/30/2024

5.00
38.0

—

Building
C

onstruction
Building

C
onstruction

7/1/2024
1/31/2026

5.00
415

—

ArchitecturalC
oating

ArchitecturalC
oating

10/1/2025
1/31/2026

5.00
88.0

—

Trenching
Trenching

7/1/2024
10/31/2024

5.00
89.0

—

5.2.O
ff-R

oad
Equipm

ent

5.2.1.U
nm

itigated

Phase
N

am
e

Equipm
entType

FuelType
Engine

Tier
N

um
berperD

ay
H

ours
PerD

ay
H

orsepower
Load

Factor

D
em

olition
C

oncrete/Industrial
Saw

s
D

iesel
Average

1.00
8.00

33.0
0.73

D
em

olition
R

ubberTired
D

ozers
D

iesel
Average

1.00
1.00

367
0.40



10605
W

estEastborne
Avenue

(Future)D
etailed

R
eport,10/11/2023

34 /47

0.37
84.0

6.00
2.00

Average
D

iesel
D

em
olition

Tractors/Loaders/Backh
oes

Site
Preparation

G
raders

D
iesel

Average
1.00

8.00
148

0.41

Site
Preparation

Tractors/Loaders/Backh
oes

D
iesel

Average
1.00

8.00
84.0

0.37

G
rading

G
raders

D
iesel

Average
1.00

6.00
148

0.41

G
rading

R
ubberTired

D
ozers

D
iesel

Average
1.00

6.00
367

0.40

G
rading

Tractors/Loaders/Backh
oes

D
iesel

Average
1.00

7.00
84.0

0.37

Building
C

onstruction
C

ranes
D

iesel
Average

1.00
4.00

367
0.29

Building
C

onstruction
Forklifts

D
iesel

Average
2.00

6.00
82.0

0.20

Building
C

onstruction
Tractors/Loaders/Backh
oes

D
iesel

Average
2.00

8.00
84.0

0.37

ArchitecturalC
oating

AirC
om

pressors
D

iesel
Average

1.00
6.00

37.0
0.48

Trenching
Trenchers

D
iesel

Average
1.00

8.00
40.0

0.50

5.3.C
onstruction

Vehicles

5.3.1.U
nm

itigated

Phase
N

am
e

Trip
Type

O
ne-W

ay
Trips

perD
ay

M
iles

perTrip
Vehicle

M
ix

D
em

olition
—

—
—

—

D
em

olition
W

orker
10.0

18.5
LDA,LD

T1,LD
T2

D
em

olition
Vendor

—
10.2

H
H

D
T,M

H
D

T

D
em

olition
H

auling
34.0

25.0
H

H
D

T

D
em

olition
O

nsite
truck

—
—

H
H

D
T

Site
Preparation

—
—

—
—

Site
Preparation

W
orker

5.00
18.5

LDA,LD
T1,LD

T2

Site
Preparation

Vendor
—

10.2
H

H
D

T,M
H

D
T

Site
Preparation

H
auling

0.00
20.0

H
H

D
T
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Site
Preparation

O
nsite

truck
—

—
H

H
D

T

G
rading

—
—

—
—

G
rading

W
orker

7.50
18.5

LDA,LD
T1,LD

T2

G
rading

Vendor
—

10.2
H

H
D

T,M
H

D
T

G
rading

H
auling

57.8
25.0

H
H

D
T

G
rading

O
nsite

truck
—

—
H

H
D

T

Building
C

onstruction
—

—
—

—

Building
C

onstruction
W

orker
24.2

18.5
LDA,LD

T1,LD
T2

Building
C

onstruction
Vendor

4.41
10.2

H
H

D
T,M

H
D

T

Building
C

onstruction
H

auling
0.00

20.0
H

H
D

T

Building
C

onstruction
O

nsite
truck

—
—

H
H

D
T

ArchitecturalC
oating

—
—

—
—

ArchitecturalC
oating

W
orker

4.85
18.5

LDA,LD
T1,LD

T2

ArchitecturalC
oating

Vendor
—

10.2
H

H
D

T,M
H

D
T

ArchitecturalC
oating

H
auling

0.00
20.0

H
H

D
T

ArchitecturalC
oating

O
nsite

truck
—

—
H

H
D

T

Trenching
—

—
—

—

Trenching
W

orker
2.50

18.5
LDA,LD

T1,LD
T2

Trenching
Vendor

—
10.2

H
H

D
T,M

H
D

T

Trenching
H

auling
0.00

20.0
H

H
D

T

Trenching
O

nsite
truck

—
—

H
H

D
T

5.4.Vehicles

5.4.1.C
onstruction

Vehicle
C

ontrolStrategies

N
on-applicable.N

o
controlstrategies

activated
by

user.

5.5.ArchitecturalC
oatings
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Phase
N

am
e

R
esidentialInteriorArea

C
oated

(sq
ft)

R
esidentialExteriorArea

C
oated

(sq
ft)

N
on-R

esidentialInteriorArea
C

oated
(sq

ft)
N

on-R
esidentialExteriorArea

C
oated

(sq
ft)

Parking
Area

C
oated

(sq
ft)

ArchitecturalC
oating

75,213
25,071

0.00
0.00

—

5.6.D
ustM

itigation

5.6.1.C
onstruction

Earthm
oving

Activities

Phase
N

am
e

M
aterialIm

ported
(cy)

M
aterialExported

(cy)
Acres

G
raded

(acres)
M

aterialD
em

olished
(Ton

of
D

ebris)
Acres

Paved
(acres)

D
em

olition
0.00

0.00
0.00

1,774
—

Site
Preparation

—
—

2.50
0.00

—

G
rading

—
18,030

28.5
0.00

—

5.6.2.C
onstruction

Earthm
oving

C
ontrolStrategies

C
ontrolStrategies

Applied
Frequency

(perday)
PM

10
R

eduction
PM

2.5
R

eduction

W
aterExposed

Area
2

61%
61%

W
aterD

em
olished

Area
2

36%
36%

5.7.C
onstruction

Paving

Land
U

se
Area

Paved
(acres)

%
Asphalt

Apartm
ents

M
id

R
ise

—
0%

Enclosed
Parking

w
ith

Elevator
0.00

100%

5.8.C
onstruction

Electricity
C

onsum
ption

and
Em

issions
Factors

kW
h

perYearand
Em

ission
Factor(lb/M

W
h)

Year
kW

h
perYear

C
O

2
C

H
4

N
2O

2024
0.00

690
0.05

0.01
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2025
0.00

690
0.05

0.01

2026
0.00

690
0.05

0.01

5.9.O
perationalM

obile
Sources

5.9.1.U
nm

itigated

Land
U

se
Type

Trips/W
eekday

Trips/Saturday
Trips/Sunday

Trips/Year
VM

T/W
eekday

VM
T/Saturday

VM
T/Sunday

VM
T/Year

TotalallLand
U

ses
96.0

96.0
96.0

35,040
573

573
573

209,145

5.10.O
perationalArea

Sources

5.10.1.H
earths

5.10.1.1.U
nm

itigated

H
earth

Type
U

nm
itigated

(num
ber)

Apartm
ents

M
id

R
ise

—

W
ood

Fireplaces
0

G
as

Fireplaces
0

Propane
Fireplaces

0

Electric
Fireplaces

0

N
o

Fireplaces
29

C
onventionalW

ood
Stoves

0

C
atalytic

W
ood

Stoves
0

N
on-C

atalytic
W

ood
Stoves

0

PelletW
ood

Stoves
0

5.10.2.ArchitecturalC
oatings
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R
esidentialInteriorArea

C
oated

(sq
ft)

R
esidentialExteriorArea

C
oated

(sq
ft)

N
on-R

esidentialInteriorArea
C

oated
(sq

ft)
N

on-R
esidentialExteriorArea

C
oated

(sq
ft)

Parking
Area

C
oated

(sq
ft)

75212.55
25,071

0.00
0.00

—

5.10.3.Landscape
Equipm

ent

Season
U

nit
Value

Snow
D

ays
day/yr

0.00

Sum
m

erD
ays

day/yr
250

5.11.O
perationalEnergy

C
onsum

ption

5.11.1.U
nm

itigated

Electricity
(kW

h/yr)and
C

O
2

and
C

H
4

and
N

2O
and

N
aturalG

as
(kBTU

/yr)
Land

U
se

Electricity
(kW

h/yr)
C

O
2

C
H

4
N

2O
N

aturalG
as

(kBTU
/yr)

Apartm
ents

M
id

R
ise

95,221
690

0.0489
0.0069

287,835

Enclosed
Parking

w
ith

Elevator
29,531

690
0.0489

0.0069
0.00

5.12.O
perationalW

aterand
W

astewaterC
onsum

ption

5.12.1.U
nm

itigated

Land
U

se
IndoorW

ater(gal/year)
O

utdoorW
ater(gal/year)

Apartm
ents

M
id

R
ise

1,080,940
56,994

Enclosed
Parking

w
ith

Elevator
0.00

0.00

5.13.O
perationalW

aste
G

eneration

5.13.1.U
nm

itigated
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Land
U

se
W

aste
(ton/year)

C
ogeneration

(kW
h/year)

Apartm
ents

M
id

R
ise

21.2
—

Enclosed
Parking

w
ith

Elevator
0.00

—

5.14.O
perationalR

efrigeration
and

AirC
onditioning

Equipm
ent

5.14.1.U
nm

itigated

Land
U

se
Type

Equipm
entType

R
efrigerant

G
W

P
Q

uantity
(kg)

O
perations

Leak
R

ate
Service

Leak
R

ate
Tim

es
Serviced

Apartm
ents

M
id

R
ise

Average
room

A/C
&

O
therresidentialA/C

and
heatpum

ps

R
-410A

2,088
<

0.005
2.50

2.50
10.0

Apartm
ents

M
id

R
ise

H
ousehold

refrigerators
and/orfreezers

R
-134a

1,430
0.12

0.60
0.00

1.00

5.15.O
perationalO

ff-R
oad

Equipm
ent

5.15.1.U
nm

itigated

Equipm
entType

FuelType
Engine

Tier
N

um
berperD

ay
H

ours
PerD

ay
H

orsepower
Load

Factor

5.16.Stationary
Sources

5.16.1.Em
ergency

G
enerators

and
Fire

Pum
ps

Equipm
entType

FuelType
N

um
berperD

ay
H

ours
perD

ay
H

ours
perYear

H
orsepower

Load
Factor

5.16.2.Process
Boilers

Equipm
entType

FuelType
N

um
ber

BoilerR
ating

(M
M

Btu/hr)
D

aily
H

eatInput(M
M

Btu/day)
AnnualH

eatInput(M
M

Btu/yr)
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5.17.U
serD

efined

Equipm
entType

FuelType

5.18.Vegetation

5.18.1.Land
U

se
C

hange

5.18.1.1.U
nm

itigated

Vegetation
Land

U
se

Type
Vegetation

SoilType
InitialAcres

FinalAcres

5.18.1.Biom
ass

C
overType

5.18.1.1.U
nm

itigated

Biom
ass

C
overType

InitialAcres
FinalAcres

5.18.2.Sequestration

5.18.2.1.U
nm

itigated

Tree
Type

N
um

ber
Electricity

Saved
(kW

h/year)
N

aturalG
as

Saved
(btu/year)

6.C
lim

ate
R

isk
D

etailed
R

eport

6.1.C
lim

ate
R

isk
Sum

m
ary

C
al-Adaptm

idcentury
2040–2059

average
projections

forfourhazards
are

reported
below

foryourprojectlocation.These
are

underR
epresentation

C
oncentration

Pathway
(R

C
P)8.5

w
hich

assum
es

G
H

G
em

issions
w

illcontinue
to

rise
strongly

through
2050

and
then

plateau
around

2100.
C

lim
ate

H
azard

R
esultforProjectLocation

U
nit

Tem
perature

and
Extrem

e
H

eat
5.68

annualdays
ofextrem

e
heat
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Extrem
e

Precipitation
5.50

annualdays
w

ith
precipitation

above
20

m
m

Sea
LevelR

ise
—

m
eters

ofinundation
depth

W
ildfire

0.00
annualhectares

burned

Tem
perature

and
Extrem

e
H

eatdata
are

forgrid
cellin

w
hich

yourprojectare
located.The

projection
is

based
on

the
98th

historicalpercentile
ofdaily

m
axim

um
/m

inim
um

tem
peratures

from
observed

historicaldata
(32

clim
ate

m
odelensem

ble
from

C
al-Adapt,2040–2059

average
underR

C
P

8.5). Each
grid

cellis
6

kilom
eters

(km
)by

6
km

,or3.7
m

iles
(m

i)by
3.7

m
i.

Extrem
e

Precipitation
data

are
forthe

grid
cellin

w
hich

yourprojectare
located.The

threshold
of20

m
m

is
equivalentto

about¾
an

inch
ofrain,w

hich
would

be
lightto

m
oderate

rainfallifreceived
overa

full
day

orheavy
rain

ifreceived
overa

period
of2

to
4

hours.Each
grid

cellis
6

kilom
eters

(km
)by

6
km

,or3.7
m

iles
(m

i)by
3.7

m
i.

Sea
LevelR

ise
data

are
forthe

grid
cellin

w
hich

yourprojectare
located.The

projections
are

from
R

adke
etal.(2017),as

reported
in

C
al-Adapt(R

adke
etal.,2017,C

EC
-500-2017-008),and

consider
inundation

location
and

depth
forthe

San
Francisco

Bay,the
Sacram

ento-San
Joaquin

R
iverD

elta
and

C
alifornia

coastresulting
differentincrem

ents
ofsea

levelrise
coupled

w
ith

extrem
e

storm
events.

U
sers

m
ay

selectfrom
fourscenarios

to
view

the
range

in
potentialinundation

depth
forthe

grid
cell.The

fourscenarios
are:N

o
rise,0.5

m
eter,1.0

m
eter,1.41

m
eters

W
ildfire

data
are

forthe
grid

cellin
w

hich
yourprojectare

located.The
projections

are
from

U
C

D
avis,as

reported
in

C
al-Adapt(2040–2059

average
underR

C
P

8.5),and
considerhistoricaldata

ofclim
ate,

vegetation,population
density,and

large
(>

400
ha)fire

history.U
sers

m
ay

selectfrom
fourm

odelsim
ulations

to
view

the
range

in
potentialw

ildfire
probabilities

forthe
grid

cell.The
foursim

ulations
m

ake
differentassum

ptions
aboutexpected

rainfalland
tem

perature
are:W

arm
er/drier(H

adG
EM

2-ES),C
ooler/wetter(C

N
R

M
-C

M
5),Average

conditions
(C

anESM
2),R

ange
ofdifferentrainfalland

tem
perature

possibilities
(M

IRO
C

5).Each
grid

cellis
6

kilom
eters

(km
)by

6
km

,or3.7
m

iles
(m

i)by
3.7

m
i.

6.2.InitialC
lim

ate
R

isk
Scores

C
lim

ate
H

azard
Exposure

Score
Sensitivity

Score
Adaptive

C
apacity

Score
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Page 1 of 2 Los Angeles City Planning | CP-4067 [7.13.2023]  

Los Angeles Municipal Code (LAMC) Section 46.00 requires disclosure and protection of certain trees 
located on private and public property, and that they be shown on submitted and approved site plans. 
Any discretionary application on a property that includes changes to the building footprint or any other 
change to the areas of the property not currently built upon or paved, including demolition, grading, or 
fence permit applications, or any discretionary change that could potentially remove or affect trees or 
shrubs, shall provide a Tree Disclosure Statement completed and signed by the Property Owner.  

If the Tree Disclosure Statement indicates that there are any protected trees or protected shrubs on 
the project site and/or any trees within the adjacent public right-of-way that may be impacted or 
removed as a result of the project, a Tree Report (CP-4068) will be required, and the field visit must 
be conducted by a qualified Tree Expert, prepared and conducted within the last 12 months. na 
Kitching has left the  
Property Address:             

     
Date of Field Visit:             

                
Does the property contain any of the following protected trees or shrubs?  

 Yes (Mark any that apply below)  
  

  Oak, including Valley Oak (Quercus lobota) and California Live Oak (Quercus agrifolia) 
or any other tree of the oak genus indigenous to California, but excluding the Scrub Oak 

  Southern California Black Walnut (Juglans californica) 
  Western Sycamore (Platanus racemosa) 
  California Bay (Umbellularia californica) 
  Mexican Elderberry (Sambucus mexicana) 
 Toyon (Heteromeles arbutifolia) 

 No  
 

Does the property contain any street trees in the adjacent public right-of-way?   
 

     Yes   No  

Does the project occur within the Mt. Washington/Glassell Park Specific Plan Area and contain any 
trees 12 inches or more diameter at 4.5 feet above average natural grade at base of tree and/or is 
more than 35 feet in height? 

 Yes  No  

TREE DISCLOSURE STATEMENT 





 

  
 

 
 
 
 
 
 
January 13, 2023 
 
Urban Forestry Division 
Department of City Planning 
City of Los Angeles 
CA 90012 
 
re:  Tentative Tract Map No. 4677 

10605 – 10613 W. Eastborne Ave., Los Angeles, CA 90024 
 
To Whom It May Concern: 
In accordance with Tentative Tract map number 4677, I hereby certify that there are NO 
trees on the subject site. 
 
 
Regards,        
             
  
          
Dan Delle, ASLA PLA # 6642 
Partner         01.13.23 
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RELATED CODE SECTION:  Los Angeles Municipal Code Section 16.05 and various code sections. 

PURPOSE: The Department of Transportation (LADOT) Referral Form serves as an initial assessment 
to determine whether a project requires a Transportation Assessment.  

GENERAL INFORMATION 

Administrative:  Prior to the submittal of a referral form with LADOT, a Planning case must have 
been filed with Los Angeles City Planning. 

All new school projects, including by-right projects, must contact LADOT for an assessment of 
the school’s proposed drop-off/pick-up scheme and to determine if any traffic controls, school 
warning and speed limit signs, school crosswalk and pavement markings, passenger loading 
zones and school bus loading zones are needed. 

 Unless exempted, projects located within a transportation specific plan area may be required to 
pay a traffic impact assessment fee regardless of the need to prepare a transportation 
assessment. 

 Pursuant to LAMC Section 19.15, a review fee payable to LADOT may be required to process 
this form. The applicant should contact the appropriate LADOT Development Services Office to 
arrange payment. 

 LADOT’s Transportation Assessment Guidelines, VMT Calculator, and VMT Calculator User 
Guide can be found at http://ladot.lacity.org. 

 A transportation study is not needed for the following project applications: 

o Ministerial / by-right projects 
o Discretionary projects limited to a request for change in hours of operation 
o Tenant improvement within an existing shopping center for change of tenants 
o Any project only installing a parking lot or parking structure 
o Time extension 
o Single family home (unless part of a subdivision) 

 This Referral Form is not intended to address the project’s site access plan, driveway 
dimensions and location, internal circulation elements, dedication and widening, and other 
issues. These items require separate review and approval by LADOT. 

SPECIAL REQUIREMENTS 
When submitting this referral form to LADOT, include the completed documents listed below. 

 Copy of Department of City Planning Application (CP-7771.1). 

 Copy of a fully dimensioned site plan showing all existing and proposed structures, parking and 
loading areas, driveways, as well as on-site and off-site circulation. 

 If filing for purposes of Site Plan Review, a copy of the Site Plan Review Supplemental Application. 

 Copy of project-specific VMT Calculator analysis results.  

TRANSPORTATION STUDY ASSESSMENT 

DEPARTMENT OF TRANSPORTATION  - REFERRAL FORM
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TO BE COMPLETED BY LADOT
 

 
3. PROJECT INFORMATION 

Land Use (list all) Size / Unit Daily Trips

Proposed 
  

  

Total new trips: 

Existing 

  

  

Total existing trips: 

Net Increase / Decrease (+ or - )  
 

a. Is the project a single retail use that is less than 50,000 square feet?                    Yes     No  
b. Would the project generate a net increase of 250 or more daily vehicle trips?       Yes     No  
c. Would the project generate a net increase of 500 or more daily vehicle trips?       Yes     No  
d. Would the project result in a net increase in daily VMT?                                         Yes     No  
e. If the project is replacing an existing number of residential units with a smaller  

number of residential units, is the proposed project located within one-half mile  
of a heavy rail, light rail, or bus rapid transit station?                                              Yes      No  

f. Does the project trigger Site Plan Review (LAMC 16.05)?          Yes     No  

g. Project size: 
i. Would the project generate a net increase of 1,000 or more daily vehicle trips?   

                                                                                                                                            Yes    No      
ii. Is the project’s frontage 250 linear feet or more along a street classified 

as an Avenue or Boulevard per the City’s General Plan?                            Yes     No                                                                                          
iii. Is the project’s building frontage encompassing an entire block along a

street classified as an Avenue or Boulevard per the City’s General Plan?  Yes     No   
                                                                                     

VMT Analysis (CEQA Review) 
If YES to a. and NO to e. a VMT analysis is NOT required. 
If YES to both b. and d.; or to e. a VMT analysis is required. 

Access, Safety, and Circulation Assessment (Corrective Conditions) 
If YES to c., a project access, safety, and circulation evaluation may be required. 
If YES to f. and either g.i., g.ii., or g.iii., an access assessment may be required. 

LADOT Comments:  
__________________________________________________________________________________
__________________________________________________________________________________ 
__________________________________________________________________________________ 
__________________________________________________________________________________ 
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Please note that this form is not intended to address the project’s site access plan, driveway 
dimensions and location, internal circulation elements, dedication and widening, and other issues. 
These items require separate review and approval by LADOT. Qualifying Existing Use to be determined 
per LADOT’s Transportation Assessment Guidelines. 
 
 
4. Specific Plan with Trip Fee or TDM Requirements:                    Yes     No  

Fee Calculation Estimate:  

VMT Analysis Required (Question b. satisfied):                                                 Yes     No  

Access, Safety, and Circulation Evaluation Required (Question c. satisfied):             Yes     No    

Access Assessment Required (Question c., f., and either g.i., g.ii. or g.iii satisfied): Yes No

Prepared by DOT Staff Name:      Phone:    

      Signature:       Date:   
 
 
 
 
 
 



3

Net Daily Trips

Net Daily VMT

DU

DU

If you are seeing this message. Please ensure your 
macros are enabled and you have connection to the 

Internet. If you don't have connection to the 
Internet, you may still use lat,long in the Address 

bar to locate your project.

eg.) 34.053755,-118.2432042

CITY OF LOS ANGELES VMT CALCULATOR Version 1.4

10605 W EASTBORNE AVE, 90024Address:

10605 EastborneProject:

Project Information

4Housing | Affordable Housing - Family

ApartmentsScenario:

Housing | Multi-Family 25 DU
Housing | Affordable Housing - Family 4 DU

UnitValueLand Use Type

Click here to add a single custom land use type (will be included in the above list)

Is the project replacing an existing number of 
residential units with a smaller number of 
residential units AND is located within one-half 
mile of a fixed-rail or fixed-guideway transit 

Yes No

Project Screening Criteria: Is this project required to conduct a vehicle miles traveled analysis?
Project Screening Summary

The proposed project is not required to 
perform VMT analysis.

Project will have less residential units compared 
to existing residential units & is within one-half 
mile of a fixed-rail station.

o

The net increase in daily trips < 250 trips 73

The net increase in daily VMT ≤ 0 435

Proposed Project Land Use

7Housing | Multi-Family
Housing | Multi-Family 7 DU

UnitValueLand Use Type

Click here to add a single custom land use type (will be included in the above list)

Existing Land Use

The proposed project consists of only retail 
land uses ≤ 50,000 square feet total.

Tier 1 Screening Criteria

Tier 2 Screening Criteria

Daily VMT
138

Existing
Land Use

Proposed

Daily VMT
573

Daily Vehicle Trips
23

Daily Vehicle Trips
96

ksf
0.000

WWW
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Kevin Fulton <kevin.fulton@lacity.org>

10605 Eastborne Ave: CPC-2023-6883-CU-DB-DRB-SPP-HCA Information
Matthew Hayden <matthew@haydenplanning.com> Fri, Feb 2, 2024 at 5:24 PM
To: Kevin Fulton <kevin.fulton@lacity.org>

Kevin,

 

Please attached/below information for the Eastborne project.

 

Outreach – a copy of the project application materials/plans we sent to the Neighborhood
Council but no response from them was provided.  We attended the 12/6/23 public
hearing were comments from neighbors were provided.  We’ve provided the following
feedback on their comments:

 

1. The applicant understands the neighbors concerns about parking.  The subject
property is eligible for reduced parking under AB 2097, which has no minimum
parking requirement for the project.  The applicant has considered the situation and
maintains their proposed parking plan will be adequate for the development.  The
subject property is located near transit at the intersection of Westwood Boulevard
and Santa Monica Boulevard, which is served by Metro Route 12 and Route 4 and
offers transportation alternatives.  Also, the project provides all required bicycle
parking.  With regard to automobiles, the project provides a reasonable amount of
parking spaces for the 29 units at 38 spaces in 2 subterranean levels.  The applicant
believes this balance is sufficient to meet tenant requirements.

 

2. The applicant understands the neighbors concerns about demolition.  At present, the
applicant is not aware of any pest issues on the subject property.  However, the
applicant will work with the neighbors to advise of the project schedule, including
demolition, so people are aware of activities.  The applicant will also provide contact
information for communications.  Finally, the applicant will inspect for termites prior
to demolition.

 

Project Plans – please see updated plans, with edits made to address the PVP Comments
as follows:
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1. Project transformer a 3-ft area of decomposed granite surrounding the vault.
2. The street tree in front of the vault was removed to comply with DWP requirements.
3. The Westwood Design Review Board had reviewed the project design previously and

the design was maintained for compliance with their approval.  Thus, windows in the
stairwell at the front were not changed.

4. The parkway is 7-ft and the sidewalk is 5-ft, 6-in.  Information was added to the
plans.  This will provide the 6-ft needed for the Plantanus Hispanica street trees.

5. The northwest corner planter was changed to a regular planter (not LID) for the
proposed tree planting.

 

Let me know if you have any questions/need anything else.

 

Thanks as always.

 

Matthew

 

________________________________________

Matthew Hayden

Hayden Planning

 

PLEASE NOTE OUR NEW ADDRESS

 

13101 W. Washington Boulevard, #401

Los Angeles, CA 90066

Ph. 310-614-2964

Em. matthew@haydenplanning.com
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