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RECOMMENDED ACTIONS:

REQUESTED 
ACTIONS:

2. Approve, pursuant to Los Angeles Municipal Code Section 12.32F, a Zone Change from MR2 and P-1 
to (T)(Q)C2-1 subject to the attached (T) and (Q) Conditions of Approval;

1. Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the 
administrative record, including the Mitigated Negative Declaration, No. ENV-2024-494-MND (“Mitigated 
Negative Declaration”), and all comments received, with the imposition of mitigation measures, there is 
no substantial evidence that the project will have a significant effect on the environment; FIND the 
Mitigated Negative Declaration reflects the independent judgement and analysis of the City; FIND the 
mitigation measures have been made enforceable conditions of the project; and ADOPT the Mitigation 
Negative Declaration and the Mitigation Monitoring Program prepared for the Mitigation Negative 
Declaration.

e. Loading off-site, in-lieu of the requirement that all loading, including those of 
vehicles, occur on-site, pursuant to LAMC Section 12.22.A.28(b)(6).

b. Relocation of an existing free-standing pole sign in conjunction with a 
Conditional Use as required pursuant to LaMc Section 12.22.A.28(a)(6)(i).

1. Pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the 
administrative record, including the Mitigated Negative Declaration, No. ENV-2024- 
0494-MND (“Mitigated Negative Declaration”), and all comments received, with the 
imposition of mitigation measures, there is no substantial evidence that the project will 
have a significant effect on the environment; FIND the Mitigated Negative Declaration 
reflects the independent judgment and analysis of the City; FIND the mitigation 
measures have been made enforceable conditions on the project; and ADOPT the 
Mitigated Negative Declaration and the Mitigation Monitoring Program prepared for the 
Mitigated Negative Declaration;

d. Zero landscaped set back along the Nordhoff Street frontage in lieu of a 
minimum width of five feet of landscaping along all street frontages pursuant to 
LAMC Section 12.22.A.28(a)(9)(i).

c. Exterior walls and doors which are parallel to a street may consists of less than 
50 percent transparent windows in lieu of at least 50 percent transparent 
windows pursuant to LAMC Section 12.22.A.28(a)(1).

2. Pursuant to LAMC, Section 12.24. W.4, a Conditional Use to allow an Automotive Use 
(car wash) within the C2 Zone that does not comply with the following development 
standards and operating conditions of the Los Angeles Municipal Code Section 
12.22.A.28:

1. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.32 F, a Zone Change from 
MR-2 and P-1 to (T)(Q)C2-1.

a. Hours of operation from 7:00 a.m. to 9:00 p.m., daily in lieu of Monday through 
Friday 7:00 a.m. to 7:00 p.m.; Saturday, 9:00 a.m. to 8:00 p.m.; and Sunday 
11:00 a.m. to 8:00 p.m. pursuant to LAMC Section 12.22.A.28(b)(5).

APCNV-2024-493-ZC-CU2
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4. Approve the attached Findings.

3. Approve, pursuant to Los Angeles Municipal Code Section 12.24.W.4, a Conditional Use Permit to 
permit an Automotive Use (car wash) within the C2 Zone with the following deviations from the 
development standards as operating conditions of the Los Angeles Municipal Code Section 12.22.A.28:

e. Loading off-site, in-lieu of the requirement that all loading, including those of vehicles, occur on­
site, pursuant to LAMC Section 12.22.A.28(b)(6).

d. Variable landscape strip along the Nordhoff Street frontage of zero feet to 21 feet, including one 
planted tree in the landscape area located on easterly side of the Nordhoff Street frontage.

a. Hours of operation from 7:00 a.m. to 9:00 p.m., daily in lieu of Monday through Friday 7:00 a.m. 
to 7:00 p.m.; Saturday, 9:00 a.m. to 8:00 p.m.; and Sunday 11:00 a.m. to 8:00 p.m. pursuant to 
LAMC Section 12.22.A.28(b)(5).

b. Relocation of an existing free-standing pole sign facing De Soto Avenue to Nordhoff Street, for a 
total of one pole sign on the site, in conjunction with a Conditional Use as required pursuant to 
LAMC Section 12.22.A.28(a)(6)(i).

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. Requirements for submission of materials can be found on the Department of City Planning website at 
https://planning.lacity.org/about/virtual-commission-instructions. 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 the agency at or prior to the public hearing. As a covered entity under Title II of the American 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 its 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 no later than three 
working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300.

VINCENT P. BERTONI, AICP 
Director of Planning

c. Exterior walls and doors which are parallel to a street may consists of less than 50 percent 
transparent windows in lieu of at least 50 percent transparent windows pursuant to LAMC Section 
12.22.A.28(a)(1).

Claudia Rodriguez<A&“t PlannerClauda /daces for
Blake Lamb, PrincipalCitybla nner

Renata Ooms, City Planne r
Correy KitchES, City Planning Associate
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PROJECT ANALYSIS
Project Summary
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The proposed project is the construction, use, and maintenance of a new 7,276 square foot 
express car wash facility on an irregular interior lot totaling 40,089 square feet. The proposal 
includes a drive-through pay station, a drive-through car wash tunnel, 32 vacuum cleaner stations 
and a trash enclosure. Proposed hours of operation are from 7:00 a.m. to 9:00 p.m., daily. The 
project utilizes AB 2097 and therefore has no required parking. However, the project does provide 
32 vacuum cleaner stations which also function as parking spaces. Four bicycle parking spaces 
are provided; four new on-site trees and the relocation of an existing pole sign are proposed for 
a total of one pole sign on the project site. The proposed project is shown in Figure 1 and the 
project site, which is vacant currently, is shown in Figure 2.

In order to achieve the proposed project, the applicant requests a Zone Change from the current 
MR2-1 and P-1 zones to the C2-1 zone and a Conditional Use for an automotive use that does 
not comply with the development standards and operational conditions for an automotive use in 
the C2 zone.

Figure 2. Google Maps aerial image of existing site consisting of 
an irregularly shaped parcel with frontage on Nordhoff Street and 

De Soto Avenue.
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Figure 1. Rendering looking southwest.
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Project Description

I (T)(Q)C2-1 
— : MR2-1

(Q)C2-1 
MR2-1
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1

Figure 3. Site Plan

Parking, Access, and Site Circulation

The proposed express car wash is comprised of three buildings totaling 7,276 square-feet of floor 
area (see Figure 3 below). The carwash features a modern building design, modern materials, 
and landscaping. A new 1,177 square foot pay station is proposed at a of height 13 feet and five 
inches. The proposed car wash tunnel is approximately 5,011 square feet, 158 feet in length, and 
will be located along the western portion of the site, adjacent to the alley, with a maximum building 
height of 37 feet. A lobby and restrooms are located adjacent to the tunnel. An approximately 987 
square foot trash enclosure is proposed along De Soto Avenue. The LADWP Transformer will be 
located on the southern portion of the lot and will be surrounded by landscaping. Along De Soto 
Avenue, a five-foot landscape buffer is provided. Along De Soto Avenue, a variable width 
landscape buffer will also be provided as part of the project. The project will dedicate a five-foot 
dedication along both Nordhoff Street and De Soto Avenue. Table 1 provides a summary of the 
project details.

The proposed project will utilize Assembly Bill (AB 2097), a California law which prohibits cities 
from imposing a minimum automobile parking requirement on most development projects within

Square Footage
Height
Automobile Parking 
Bicycle Parking

Table 1: Project Details.__________  
________________________ Pay Station

1,177 SF
13’ 5’’

Car Wash Tunnel 
5,110 SF 
36’ 7 7/8’’

Trash Enclosure
987 SF

30’

(T)(Q)C2-1
MR2-1 SUCBMSF

quo

None. 32 vacuum cleaning stations.
__________ 4 spaces__________

APCNV-2024-493-ZC-CU2
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Sustainability

Project Background

Subject Property
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Figure 4. Aerial View of Site.

Zoning and Land Use Designation

The site is located along a small commercial corridor spanning two-blocks along De Soto Avenue 
within a larger industrial neighborhood, the Chatsworth - Northridge Industrial Core (See Figure 
5). The Chatsworth - Porter Ranch Community Plan designates the site for General Commercial. 
The site is dually zoned MR2-1 (Restricted Industrial Zone) and P-1 (Parking zone) The site is

a half-mile radius of a public transit stop. However, the carwash does include 32 vacuum cleaning 
stations which also function as parking spaces. Four bicycle parking spaces are also provided.

The site is a level, irregular ‘L-shaped’ through lot, totaling 40,080 square feet (0.92 acres). The 
lot has a 252 foot lot depth with a 100-foot frontage on the west side of De Soto Avenue, and a 
250-lot depth with a 100-foot frontage on the north side of Nordhoff Street. An alley runs along 
the western property line. An aerial view of the site is seen on Figure 4.

Pedestrian access will be provided from the sidewalk from both De Soto Avenue and Nordhoff 
Street. Vehicular access to the subject property will be provided via two existing driveways, each 
driveway located along each street.

quest Wail 
- 7- -

In compliance with Green Building Code requirements, solar panels will be installed on the rooftop 
(368 square feet or 15% of the total roof area of the project will have solar panels). The project 
will provide four on-site trees, 839 square feet of landscaping. Furthermore, the project will be 
required to comply with the applicable provisions of the Los Angeles Green Building Code and 
California Building Standards Code.

APCNV-2024-493-ZC-CU2
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Entitlement Request

The applicant is requesting as Zone Change and Conditional Use as described below.

Zone Change. Carwashes are not permitted in the MR2 zone and thus the applicant has 
requested a Zone Change to C2 which does allow carwash uses. The requested C2 Zone 
corresponds to the current Land Use Designation of the site which is General Commercial.

Conditional Use for Automotive Use. Automotive Uses, including carwashes, are allowed by-right 
in the C2 zone so long as they adhere to the development standards of operating conditions of 
the LAMC (Section 12.22.A.28). Automotive Uses which deviate from the conditions and 
standards listed there in require a Condition Use permit. The applicant requests five deviations 
from the Automotive development standards of operating conditions in conjunction with the 
proposed car wash.

Figure 5. ZIMAS view of surrounding General Plan Land Use Designation. Pink signifies 
General Commercial blue signifies Light Manufacturing. The subject site is outlined by a 
bold blue line.

• The applicant requests hours of operation from 7:00 a.m. to 9:00 p.m. daily in lieu of 
Monday through Friday 7:00 a.m. to 7:00 p.m.; Saturday, 9 a.m. to 8:00 p.m.; and Sunday 
11:00 a.m. to 8:00 p.m.

• Pole signs are not permitted in conjunction with an Automotive use unless they are granted 
under a Condition Use permit. The applicant requests to relocate of the existing free-

within the Los Angeles State Enterprise Zone (ZI-2374), Local Emergency Temporary 
Regulations - Time Limits and Parking Relief (ZI-2498), a Transit Priority Area (Zl-2452), The 
Chatsworth - Northridge Industrial Core (Innov818), the Lower Income Rezoning Housing 
Element Sites - Ministerial Approval and Minimum Density (ZI-2534), and Housing Element Sites 
(ZI-2512).

APCNV-2024-493-ZC-CU2
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Previous Zone Change Approval at the Site

Surrounding Land Uses and Abutting Zone Changes

To the west of the project site, across the alley, properties are zoned MR2-1 and are developed 
as light industrial uses.

standing pole sign located on De Soto Avenue to its new located on Nordhoff Street as 
identified in Exhibit A.

There are two eastern adjoining properties across from De Soto Avenue from the site. One site 
is zoned MR2-1 developed with light manufacturing uses. The other site is zoned (T)(Q)C2-1 after 
receiving a Zone Change approval in 2018 from MR2-1 and P-1 to (T)(Q)C2-1 and has recently 
been developed with and a four-story self-storage facility, convenience store and gas station.

There are two southern adjoining properties across Nordhoff Street from the site. One site is dual 
zoned C2-1 and P-1 and is developed as a commercial use, convenient store and gas station. 
The other site is zoned (Q)M2-1 and P-1 and developed as a gymnasium.

The corner development, abutting the subject site that received a Zone Change from MR2-1, P­
1 to (Q)C2-1 in 1993, developed as a mini-shopping center with commercial uses such as a 
market, nail salon, barber shop and restaurants.

Surrounding uses include a mix of industrial and commercial uses. Many of the abutting sites 
have received approval for or have applied for Zone Changes from MR2-1 and P-1 to (T)(Q)C2- 
1; the same Zone Change being requested by the subject applicant.

• Exterior walls and door which are parallel to a street are required to provide a minimum of 
50% transparent facade surfaces. The applicant requests that less than 50 percent of the 
exterior walls and doors facing Nordhoff Street and De Soto Street utilize transparent 
windows.

The northern adjoining property was recently approved by the City Planning Commission on 
February 6, 2025 for a Zone Change from MR2-1 and P-1 to (T)(Q)C2-1 for construction of a four 
story, 79,738 square foot self-storage facility.

The subject site was previously approved for a Zone Change to C2-1 in conjunction with a different 
project proposal (Case No. CPC-2023-6312-ZC-CU-SPR). On March 6, 2018, the North Valley 
Area Planning Commission approved a Zone Change from MR2-1 and P-1 to (T)(Q)C2-1 for the 
expansion of an existing 25,730 square-foot LA Fitness health club/gym into an adjacent 8,227 
square-foot retail space. The newly expanded facility would include 33,957 square feet of floor 
area. The 2017 zone change was never effectuated. As such, the subject site reverted to the 
underlying MR2-1 and P-1 Zones.

• Automotive uses are required to provided loading onsite. The applicant requests off-site 
loading and identifies a location in the alley to use for loading.

• Automotive uses are required to provide a 5-foot landscape buffer along street frontages. 
The applicant requests zero landscaping along the Nordhoff Street frontage.

APCNV-2024-493-ZC-CU2
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Figure 6. Existing zoning pattern and zone changes near the site. ZIMAS.

Streets and Public Transit

Metro Local Lines 166, 244, 787, 796, and 244 provide service to and around the project site.

Related Cases On-Site:

The below Figure 6 is a map showing where the other zone changes approved in the immediate 
area are located.

Alley, adjoining the subject property to the west, is a 20-foot in width alley improved with an 
asphalt roadway.

APCNV-2017-1848-ZC-WDI (Ordinance No. 185585) - On March 1,2018, the North Valley Area 
Planning Commission approved with conditions the expansion of an existing 25,730 square-foot 
LA Fitness health club/gym into an adjacent 8,227 square-foot retail space.

Ordinance No. 165,788-SA2080- On May 27, 1990, an Ordinance amending the zoning map for 
the Chatsworth-Porter Ranch Community Plan became effective, changing the site’s zoning from 
M2-1 and P-1 to MR2-1 and P-1.

De Soto Avenue, adjoining the subject property to the east, is a designated Boulevard II, 
dedicated to a width of 100 feet and is improved with asphalt roadway, concrete curb, gutter, 
and sidewalk.

Nordhoff Street, adjoining the subject property to the south, is a designated Boulevard II, 
dedicated to a width of 110 feet and is improved with asphalt, roadway, concrete curb, gutter, 
and sidewalk.

Zone Change 
MR2-1/P-1 to C2 
(Approved and Abandoned)

Zone Change 
MR2-1/P-1 toC2 
and Conditional Use

7993
Zone Change 
MR2-1/P-1 to C2

Zone Change 
MR2-1/P-1 to C2 
and
Building Line Removal

(T)(Q)C2-1 
MR2-1

Site —

A-7



A-8

Related Cases Off-Site:

Ordinance No. 180,805 and Case No. APCNV-2008-1580-ZC-SPR - On April 2, 2009, the North 
Valley Area Planning Commission issued its Letter of Determination that approved a Zone 
Change from MR2-1 and P1-1 to (T)(Q)C2-1, and Site Plan Review for the construction of four 
one-story retail and restaurant buildings with two fast food drive-through restaurants and a 
combined floor area of 32,600 square feet at 9171-9185 North De Soto Avenue. The City Council 
adopted the Zone Change; the ordinance became effective on September 6, 2009

Ordinance No. 168,620 and Case No. CPC-1992-29-ZC - On February 26, 1993, an Ordinance 
amending Section 12.04 of the LAMC became effective, changing the site’s zoning at 9111 De 
Soto Avenue from P-1, C2-1, and MR2-1 to (T)(Q)C2-1 to construct a mini-shopping center.

Case No. ZA-2016-1731-CU - On December 27, 2016, the Zoning Administrator approved a 
Conditional Use to allow a waiver from specified development standards and operating conditions 
contained Section 12.22-A, 28 in conjunction with automotive uses (including a tire store) in the 
C2-1 Zone, located at 9171-9185 North De Soto Avenue (9155, 9171, 9175, 9185, 9557 North 
De Soto Avenue).

Ordinance No. 183,130 and Case No. CPC-2013-1953-ZC-CU-SPR - On April 16, 2014, the City 
Planning Commission issued its Letter of Determination that recommended approval of a Zone 
Change request from MR2-1 and P-1 to (T)(Q)M2-1, dismissed a Conditional Use request to 
permit the commercial corner development to operate 24 hours in lieu of the restricted 7am to 
11pm, and approved a Site Plan Review for the properties at 20700-20848 Nordhoff Street. It was 
subsequently appealed and transmitted to the City Council’s Planning & Land Use (PLUM) 
Committee for consideration. After consideration of the appeal, the PLUM Committee submitted 
its report to Council without recommendation. On June 24, 2014, the City Council adopted the 
item as amended, by approving the Zone Change, adopting modified conditions of approval and 
findings, and granting the appeal of the Site Plan Review. The ordinance became effective on 
August 10, 2014.

Case No. CPC-2023-6312-ZC-CU-SPR - On February 6, 2025, the City Planning Commission 
issued its Letter of Determination that approved the recommended City Council adopt a Zone 
Change from MR2-1 to P-1 to (T)(Q)C2-1, a Site Plan Review and a Conditional Use to allow for 
a 108,248 square-foot self-storage facility at 9134 De Soto Avenue. The City Council adopted the 
Zone Change; the ordinance became effective on June 23, 2025.

Ordinance No. 185,585 and Case No. APCNV-2017-1848-ZC-WDI - On March 6, 2018, the North 
Valley Area Planning Commission issued its Letter of Determination that recommended the City 
Council approve the requested Zone Change from MR2-1 and P-1 to (T)(Q)C2-1, for the 
expansion of an existing LA Fitness health club/gym at 9119 North De Soto Avenue into an 
adjacent retail space. The City Council adopted the Zone Change; the ordinance became effective 
on July 16, 2018.

Ordinance No. 185,974 and Case No. CPC-2018-790-ZC-BL-CU-SPR - On October 17, 2024 
the City Planning Commission issued its Letter of Determination that approved and recommended 
the City Council adopt a Zone Change from MR2-1 and P-1 to (T)(Q)c2-1, a 25-foot Building Line 
Removal along De Soto Avenue, a Site Plan Review and a Conditional Use to allow for a 79,847 
square-foot, four-story self-storage building, and a 2,500 square-foot convenience store and gas 
station at 9110 North De Soto Avenue. The City Council adopted the Zone Change and Building 
Line Removal; the ordinance became effective on March 19, 2019.

APCNV-2024-493-ZC-CU2
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Public Hearing

Conclusion

• Hours of operation from 7:00 a.m. to 9:00 p.m. daily in lieu of Monday through

•

•

•

•

A public hearing on this matter with the Hearing Officer was held virtually via Zoom on Tuesday, 
October 28, 2025 (See Public Hearings and Communications, Page P-1).

Based on the information submitted, the surrounding uses, and land use,, the proposed carwash 
would be in compliance with the Chatsworth - Porter Ranch Community Plan, staff recommends 
the North Valley Area Planning Commission approve the requested Zone Change from MR2-1 
and P-1 to (T)(Q)C2-1 a Conditional Use to allow an Automotive Use (Car Wash) within the C2 
Zone with the following deviations from the development standards and operating conditions:

The proposed project will improve a vacant site with an express car wash. The project will 
introduce a new service to a rapidly growing area in an urban area. The project will facilitate the 
redevelopment of an underutilized lot along both De Soto Avenue and Nordhoff Street in 
Chatsworth. Based on the information submitted to the record, the surrounding uses, the 
proposed project’s compliance with the Chatsworth - Porter Ranch Community Plan, and good 
planning and zoning practices, the Department of City Planning recommends that the North Valley 
Area Planning Commission approve the requested entitlements subject to the conditions of 
approval.

Friday 7:00 a.m. to 7:00 p.m.; Saturday, 9 a.m. to 8:00 p.m.; and Sunday 11:00 
a.m. to 8:00 p.m.
Relocation of an existing free-standing pole sign from the De Soto Street frontage 
to the Nordhoff Street frontage, as identified in Exhibit A.
Exterior walls and doors which are parallel to a street may consists of less than 50 
percent transparent windows in lieu of at least 50 percent transparent windows.
Variable landscape strip along the Nordhoff Street frontage ranging from zero feet 
to 21 feet in depth and including one planted tree.
Loading off-site in the alley in lieu of the requirement that all loading, including 
those of vehicles, occur on-site.

APCNV-2024-493-ZC-CU2
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Responsibilities/Guarantees.

a. Street Dedications.

iii. Alley (West of De Soto Avenue) - None

b. Street Improvements.

Pursuant to Section 12.32-G of the Municipal Code, the (T) Tentative Classification shall be 
removed by posting of guarantees through the B-permit process of the City Engineer to secure 
the following without expense to the City of Los Angeles, with copies of any approval or 
guarantees provided to the Department of City Planning for attachment to the subject planning 
case file.

i. De Soto Avenue - Remove the existing sidewalk and construct a full-width 
concrete sidewalk. Remove and replace and existing broken curb and 
gutter and construct all driveway(s) to comply with ADA requirements.

Dedications and Improvements. Prior to the issuance of any building permits, the following public 
improvements and dedications for streets and other rights of way adjoining the subject property 
shall be guaranteed to the satisfaction of the Bureau of Engineering, Department of 
Transportation, Fire Department (and other responsible City, regional and federal government 
agencies, as may be necessary). Dedications and improvements herein contained in these 
conditions which are in excess of street improvements contained in either the Mobility Element 
2035 or any future Community Plan amendment or revision may be reduced to meet those plans 
with the concurrence of the Department of Transportation and the Bureau of Engineering.

1. As part of early consultation, plan review, and/or project permit review, the 
applicant/developer shall contact the responsible agencies to ensure that any necessary 
dedications and improvements are specifically acknowledged by the applicant/developer.

2. Burau of Engineering. Prior to issuance of sign offs for final site plan approval and/or project 
permits by the Department of City Planning, the applicant/developer shall provide written 
verification to the Department of City Planning from the responsible agency acknowledging 
the agency's consultation with the applicant/developer. The required dedications and 
improvements may necessitate redesign of the project. Any changes to project design 
required by a public agency shall be documented in writing and submitted for review by the 
Department of City Planning.

i. De Soto Avenue (Boulevard II) - Accept the 2-foot future street easement 
and dedicate a 3-foot wide strip of land along the property frontage to 
complete a 55-foot wide half right-of-way in accordance with Boulevard II 
Street standard.

ii. Nordhoff Street (Boulevard II) - Accept the 5-foot future street easement 
to complete a 55-foot wide half right-of-way in accordance with Boulevard 
II Street standard.

CONDITIONS FOR EFFECTUATING (T) 
TENTATIVE CLASSIFICATION REMOVAL

APCNV-2024-493-ZC-CU2
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Refer to the Department of Transportation regarding traffic signals, signs, and
equipment (818) via374-4699 or
https://appointments.lacity.org/apptsys/Public/Account .

Regarding any conflicts with power pole matters, contact the Department of Water and
Power (213) 367-2715at viaor
https://appointments.lacity.org/apptsys/Public/Account .

Refer to the Fire Department Hydrants and Access Unit regarding fire hydrants (818) 
374-5005 or via https://appointments.lacity.org/apptsys/Public/Account .

Street lighting may be required satisfactory to the Bureau of Street Lighting (213) 847­
1551 or via https://appointments.lacity.org/apptsys/Public/Account .

Department of Transportation may have additional requirements for dedication and 
improvements.

All new sidewalk curb and gutter shall conform with the Bureau of Engineering 
Standard Plans S410-2, S440-4, S442-6 and S444-0.

Notes: Broken curb and/or gutter includes segments within existing score lines that 
are depressed or upraised by more than 14 inch from the surrounding concrete work 
or are separated from the main body of the concrete piece by a crack through the 
entire vertical segment and greater than 1/8 inch at the surface of the section.

Install tree wells with root barriers and plant street trees satisfactory to the City 
Engineer and the Urban Forestry Division of the Bureau of Street Services. The 
applicant should contact the Urban Forestry Division for further information (213) 847­
3077 or via https://appointments.lacity.org/apptsys/Public/Account .

ii. Nordhoff Street - Remove the existing sidewalk and concrete a full-width 
concrete sidewalk. Remove and replace any existing broken curb and 
gutter and construct all driveway(s) to comply with ADA requirements.

iii. Alley - Remove and are replace any existing broken and damaged 
concrete longitudinal gutter and alley pavement. Reconstruct the existing 
alley intersection at Nordhoff Street.

Non-ADA complaint sidewalk shall include any sidewalk that has a cross slope that 
exceeds 2% and/or is depressed or upraised by more than 14 inch from the 
surrounding concrete work or has full concrete work or has full concrete depth cracks 
that have separations greater than 1/8 inch at the surface. The sidewalk also includes 
that portion of the pedestrian path of travel across a driveway.

a. Provide proper drainage for street being improved and for the site being 
developed.

c. Submit a parking area and driveway plan to the Valley District Office of the Bureau 
of Engineering and the Department of Transportation for review and approval.

b. Sewer mainlines exist in De Soto Avenue. Extension of the house connection 
lateral to the property line may be required. All Sewage Facilities Charges and 
Bonded Sewer Fees are to be paid prior to obtaining a building permit.
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3. Street Lighting.

4. Department of Transportation.

5. Los Angeles Fire Department

Note: The applicant may be required to comply with any other applicable fees per this 
new ordinance.

b. No street lighting improvements if no street widening per BOE improvement 
conditions. Otherwise, relocate and upgrade street lights: one (1) on De Soto 
Avenue and one (1) on Nordhoff Street.

b. A two-way driveway width of W=30 feet is required for all driveways, or to the 
satisfaction of LADOT.

a. A minimum of 20-foot reservoir space is required between any security gate or 
parking space and the property line, or to the satisfaction of LADOT.

d. The report fee and condition clearance fee be paid to the Los Angeles Department 
of Transportation as required per Ordinance No. 183,270 and LAMC Section 19.15 
prior to recordation of the final map.

c. A parking area and driveway plan should be submitted to the Citywide Planning 
Coordination Section of the Los Angeles Department of Transportation for 
approval prior to submittal of building permit plans for plan check by the 
Department of Building and Safety. Transportation approvals are conducted at 
6262 Van Nuys Boulevard, Room 320, Van Nuys, CA 91401.

a. Prior to recordation of the final map or issuance of the Certificate of Occupancy (C 
of O), street lighting improvement plans shall be submitted for review and the 
owner shall provide a good faith effort via a ballot process for the formation or 
annexation of the property within the boundary of the development into a Street 
Lighting Maintenance Assessment District.

a. Access for Fire Department apparatus and personnel to and into all structures 
shall be required.

b. Address identification. New and existing buildings shall have approved building 
identification placed in a position that is plainly legible and visible from the street 
or road fronting the property.

d. No building or portion of a building shall be constructed more than 150 feet from 
the edge of a roadway or an improved street, access road, or designated fire lane.

e. Fire lane width shall not be less than 20 feet. When a fire lane must be 
accommodating the operation of Fire Department aerial ladder apparatus or 
where fire hydrants are installed, those portions shall not be less than 28 feet in 
width.

c. One or more Knox Boxes will be required to be installed for LAFD access to 
project. Location and number to be determined by LAFD Field Inspector. (Refer 
to FPB Req #75).
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q. Standard cut-corners will be used on all turns.

o. On small lot subdivisions, any lot used for access purposes shall be recorded on 
the final map as “Fire Lane.”

n. Construction of public or private roadway in the proposed development shall not 
exceed 10 percent of grade.

p. Private development shall conform to the standard street dimensions shown on 
December of Public Works Standards Plan S-470-0.

m. No framing shall be allowed until the roadway is installed to the satisfaction of the 
Fire Department.

h. Submit plot plans indicating access road and turning area for Fire Department 
approval.

k. Electric Gates approved by the Fire Department shall be tested by the Fire 
Department prior to Building and Safety granting a Certificate of Occupancy.

g. Fire lanes, where required and dead ending streets shall terminate in a cul-de-sac 
or other approved turning area. No dead ending street or fire lane shall be greater 
than 700 feet in length or satisfactory access shall be required.

j. Plans showing areas to be posted and/or painted, “FIRE LANE NO PARKING” 
shall be submitted and approved by the Fire Department prior to building permit 
application sign-off.

s. The following recommendations of the Fire Department relative to fire safety shall 
be incorporated into the building plans, which includes the submittal of a plot plan 
for approval by the Fire Department either prior to the recordation of a final map or 
the approval of a building permit. The plot plan shall include the following minimum 
design features: fire lanes, where required, shall be a minimum of 20 feet in width; 
all structures must be within 300 feet of an approved fire hydrant, and entrances 
to any dwelling unit or guest room shall not be more than 150 feet in distance in 
horizontal travel from the edge of the roadway of an improved street or approved 
fire lane.

t. Site plans shall include all overhead utility lines adjacent to the site.

r. The Fire Department may require additional vehicular access where buildings 
exceed 28 feet in height.

f. The width of private roadways for general access use and fire lanes shall not be 
less than 20 feet, and the fire lane must be clear to the sky.

i. All parking restrictions for fire lanes shall be posted and/or painted prior to any 
Temporary Certificate of Occupancy being issued.

l. All public street and fire lane cul-de-sacs shall have the curbs painted red and/or 
be posted “No Parking at Any Time” prior to the issuance of a Certificate of 
Occupancy and Temporary Certificate of Occupancy for any structures adjacent 
to the cul-de-sac.
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6. Urban Forestry - Street Trees.

x. Provide Fire Department pathway front to rear with access to each roof deck via 
gate or pony wall less than 36 inches.

u. Where access for a given development requires accommodation of Fire 
Department apparatus, overhead clearance shall not be less than 14 feet.

z. Any required fire hydrants to be installed shall be fully operational and accepted 
by the Fire Department prior to any building construction.

w. Any roof elevation changes in excess of 3 feet may require the installation of ships 
ladders.

v. The plot plans shall be approved by the Fire Department showing fire hydrants and 
access for each phase of the project prior to the recording of the final map for that 
phase. Each phase shall comply independently with code requirements.

y. Adequate off-site public and on-site private fire hydrants may be required. Their 
number and location to be determined after the Fire Department’s review of the 
plot plan.

a. Project shall preserve all healthy mature street trees whenever possible. All 
feasible alternatives in project design should be considered all implemented to 
retain healthy mature street trees. A permit is required for the removal of any street 
tree and shall be required 2:1 as approved by the Board of Public Works and Urban 
Forestry Division.

b. When street dedications are required and to the extent possible, the project shall 
provide larger planting areas for existing street trees to allow for growth and 
planting of larger stature street trees. This includes and is not limited to parkway 
installation and/or enlargement of tree wells and parkways.

c. Plant street trees at all feasible planting locations within dedication streets as 
directed and required by the Bureau of Street Services, Urban Forestry Division. 
All tree plantings shall be installed to current tree planting standards when the City 
has previously been paid for tree planting. The subdivider or contractor shall be 
notifying the Urban Forestry Division at: (213) 847-3077 upon completion of 
construction for tree planting direction and instructions.
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2. Use. The site is limited to a carwash use, as approved herein.

5. Bicycle Parking. A minimum of four bicycle parking stalls shall be installed.

Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the “Q” Qualified classification:

3. Floor Area. Development at the site is limited to 7,276 square feet of floor area as shown 
in Exhibit A.

4. Height. Development at the site is limited to a maximum height of 37 feet as shown in 
Exhibit A.

1. Site Plan. Except as modified herein, the project shall be in substantial conformance with 
the plans and materials 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, 
and written approval by the Director of Planning, with each change being identified and 
justified in writing. Minor deviations may be allowed in order to comply with provisions of 
the Municipal Code, the subject conditions, and the intent of the subject permit 
authorization.

(Q) QUALIFIED CONDITIONS OF APPROVAL
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CONDITIONS OF APPROVAL

4. Signs. Approved herein are the following signs for the site:

(2) The pole sign will be at a maximum height of 27 feet and 10 inches.

(1) The pole sign will be double sided and will have two signs (Sign B1 and B2) for a 
total of 104 square feet, as shown in Exhibit A.

(3) The pole sign will read ‘Express Car Wash. Free Vacuums. Open 7AM - 9PM 
Daily” or relevant hours of operation.

b. A maximum of one stand-alone 96 square foot (48 square feet per side) monument 
sign to be located on the southern portion of the site, along Nordhoff Street.

c. A maximum of two wall signs and one projected sign to be located on the proposed 
trash enclosure facing De Soto Avenue, as shown on Exhibit A.

3. Height. Approved herein is the maximum height of the carwash tunnel of 37 feet as shown in 
Exhibit A.

a. A maximum of three wall signs will be located on the car wash tunnel, as shown on 
Exhibit A.

1. Authorization. Approved here in is the construction, use, maintenance, and operation of a 
7,276 square foot carwash facility comprised of a carwash tunnel 5,110 square feet in size, 
with 32 vacuum stations, a coin operated paying machine, and four proposed bicycle parking 
spaces.

6. Solar Panels. Solar panels shall be installed on the roof of all buildings to the maximum extent 
feasible and shall be provided as a part of an operational photovoltaic system to be maintained 
for the life of the project. 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.

2. Site Development. The project shall be in substantial conformance with the plans and 
materials submitted by the Applicant, including the proposed building design elements and 
materials, stamped Exhibit “A,” attached to the subject case file. No change to the plans shall 
be made without prior review by the Department of City Planning, Project Planning Bureau, 
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 LAMC 
or the project conditions. All other use, height and area regulations of the Municipal Code and 
all other applicable government/regulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein specifically varied 
or required.

d. Pole Sign. Approved herein is the refacing and relocation of the existing pole sign 
currently facing De Soto Avenue to be relocated to the Nordhoff Street frontage with 
the following dimensions. A total of one pole sign is approved for the site.

5. Roof-top equipment. Any air conditioning units and other equipment and/or utilities shall be 
fully screened from view of any abutting residential properties.
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12. Landscaping.

18. No speaker boxes or loudspeakers are permitted.

11. Ingress, Egress, Queuing. The Department of Transportation shall review and approve the 
proposed site ingress, egress, and queuing prior to issuance of a building permit.

15. Lighting. The project shall incorporate low-level security lighting shielding and directed onto 
the site.

17. Loading in the Alleyway. Off-site loading shall be permitted along the alley as shown in 
Exhibit A.

19. Prior to the issuance of any building permits, Final LADOT approval shall be obtained. 
Detailed site and driveway plans shall be submitted to LADOT.

16. Security. Security cameras shall be installed, and the driveway shall be closed with bollards 
and a chain when the carwash is not in operation. The carwash tunnel shall be secured in a 
manner to prohibit access when not in operation.

a. Prior to the issuance of a building permit, a landscape plan and irrigation plan shall be 
submitted to the Department of City Planning for approval. The landscape plan shall be in 
substantial conformance with the landscape plan stamped Exhibit A. As demonstrated in 
Exhibit A, the site shall provide a minimum of four shade producing trees on-site.

b. A landscape strip of 5 feet shall be planted along the De Soto Avenue street frontage. A 
landscape strip of varying width shall be provided along the Nordhoff Street frontage (0 
feet to 21 feet) as shown in Exhibit A. The widest portion of the landscape area along 
Nordhoff Avenue shall also include the installation of a minimum of one tree as 
demonstrated in Exhibit A.

8. Hours of Operation. The hours of operation for the carwash shall be permitted from 7:00 
a.m. to 9:00 p.m. daily.

10. Deliveries. No deliveries, loading, or unloading shall occur before 7 a.m. or after 8 p.m. daily. 
All deliveries shall occur entirely on site.

9. Transparent Windows. As shown on “Exhibit A,” the south building elevation shall 
incorporate transparent windows on a minimum of 20% of the facade and the east building 
elevation is permitted to have no transparency. Any deviation from “Exhibit A” that further 
reduces window transparency must be approved by Valley Project Planning.

14. Trash Enclosure(s). Trash storage bins shall be located within a gated, covered enclosure 
constructed of materials to match the exterior wall materials of the building. Trash/recycling 
containers shall be locked when not in use.

13. Certification of Landscape Installation. Prior to obtaining a Certificate of Occupancy, the 
project architect, landscape architect, or engineer shall certify in a letter to the Department of 
City Planning and to the Department of Building and Safety that the approved landscape plan 
has been implemented.

7. Graffiti Removal. All graffiti on the site shall be removed or painted over to match the color 
of the surface to which it is applied within 24 hours of its occurrence.
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Environmental Conditions

In the event that any subsurface objects or artifacts that may be tribal cultural resources are 
encountered during the course of any ground disturbance activities, all such activities shall 
temporary cease within the area of discovery, the radius of which shall be determined by a 
qualified archeologist, in conjunction with a qualified tribal monitor, until the potential tribal 
cultural resources are properly assessed and addressed pursuant to the process set forth 
below:

20. TCR-1: Retain a Native American Monitor Prior to Commencement of Ground­
Disturbing Activities

Prior to commencing any ground disturbance activities at the Project site, the Applicant, or its 
successor, shall retain archeological monitors and tribal monitors that are qualified to identify 
subsurface tribal cultural resources. Ground disturbance activities shall include excavating, 
digging, trenching, plowing, drilling, tunneling, quarrying, grading, leveling, removing peat, 
clearing, driving posts, augering, backfilling, blasting, stripping topsoil or similar activity at the 
project site. Any qualified tribal monitor(s) shall be approved by the Gabrieleho Band of 
Mission Indians - Kizh Nation. Any qualified archeological monitor(s) shall be approved by the 
Department of City Planning, Office of Historic Resources (“OHR”).

The qualified archeological and tribal monitors shall observe all ground disturbance activities 
on the project site at all times the ground disturbance activities are taking place. If ground 
disturbance activities are simultaneously occurring at multiple locations on the project site, an 
archeological and tribal monitor shall be assigned to each location where the ground 
disturbance activities are occurring the on-site monitoring shall end when the ground 
disturbing activities are completed, or when the archeological and tribal monitor both indicate 
that the site has a low potential for impacting tribal cultural resources.
Prior to commencing any ground disturbance activities, the archaeological monitor in 
consulting with the tribal monitor, shall provide Worker Environmental Awareness Program 
(WEAP) training to construction crews involved in ground disturbance activities that provides 
information on regulatory requirements for the protection of tribal cultural resources. As part 
of the WEAP training, construction crews shall be briefed on proper procedures to follow 
should a crew member discover tribal cultural resources during ground disturbance activities. 
In addition, workers will be shown examples of the types of resources that would require 
notification of the archaeological monitor and tribal monitor. The Applicant shall maintain on 
the Project site, for City inspection, documentation establishing the training was completed for 
all members of the construction crew involved in ground disturbance activities.

1. Upon a discovery of a potential tribal cultural resource, the Applicant, or its successor, 
shall immediately stop all ground disturbance activities and contact the following: (1) all 
California Native American tribes that have informed the City they are traditionally and 
culturally affiliated with the geographic area of the proposed project; (2) and OHR.

2. If OHR determines, pursuant to Public Resources Code Section 21074(a)(2), that the 
object or artifact appears to be a tribal cultural resource in its discretion and 
supported by substantial evidence, the City shall provide any affected tribe a 
reasonable period of time, not less than 14 days, to conduct a site visit and make 
recommendations to the Applicant, or its successor, and the City regarding the 
monitoring of future ground disturbance activities, as well as the treatment and 
disposition of any discovered tribal cultural resources.
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9. Notwithstanding paragraph 8 above, any information that the Department of City 
Planning, in consultation with the City Attorney’s Office, determines to be confidential 
in nature shall be excluded from submission to the SCCIC or provided to the public 
under the applicable provisions of the California Public Records Act, California Public 
Resources Code, section 6254(r), and handled in compliance with the City’s AB52 
Confidentiality Protocols

3. The Applicant, or its successor, shall implement the tribe’s recommendations if a 
qualified archaeologist retained by the City and paid for by the Applicant, or its 
successor, in consultation with the tribal monitor, reasonably conclude that the tribe’s 
recommendation is reasonable and feasible.

8. Copies of any subsequent prehistoric archaeological study, tribal cultural resources 
study or report, detailing the nature of any significant tribal cultural resources, remedial 
actions taken, and disposition of any significant tribal cultural resources shall be 
submitted to the South Central Costal Information Center (SCCIC) at California State 
University, Fullerton and to the Native American Heritage Commission for inclusion in 
its Sacred Lands File.

7. The Applicant, or its successor, may recommence ground disturbance activities inside 
of the specified radius of the discovery only after it has complied with all the 
recommendations developed and approved pursuant to the process to the process set 
forth in paragraphs 2 through 5 above.

6. The Applicant, or its successor, may recommence ground disturbance activities outside 
of a specified radius of the discovery site, so long as the radius has been reviewed by 
both the qualified archaeologist and qualified tribal monitor and determined to be 
reasonable and appropriate.

5. If the Applicant, or its successor, does not accept a particular recommendation 
determined to be reasonable and feasible by the qualified archaeologist or qualified 
tribal monitor, the Applicant, or its successor, may request mediation by a mediator 
agreed to by the Applicant, or its successor, and the City. The mediator must have the 
requisite professional qualifications and experience to mediate such a dispute. After 
making a reasonable effort to mediate this particular dispute, the City may (1) require 
the recommendation be implemented as originally proposed by the archaeologist or 
tribal monitor; (2) require the recommendation, as modified by the City, be implemented 
as it is at least as equally effective to mitigate a potentially significant impact; (3) require 
a substitute recommendation be implemented that it is at least as equally effective to 
mitigate a potentially significant impact to a tribal cultural resource; or (4) not require 
the recommendation be implemented because it is not necessary to mitigate an 
significant impacts to tribal cultural resources. The Applicant, or its successor, shall pay 
all costs and fees associated with the mediation.

4. In addition to any recommendations from the applicable tribe(s), a qualified 
archaeologist shall develop a list of actions that shall be taken to avoid or minimize 
impacts to the identified tribal cultural resources substantially consistent with the best 
practices identified by the Native American Heritage Commission and in compliance 
with any applicable federal, state, or local law, rule or regulation.
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Administrative Conditions

28. Indemnification. Applicant shall do all of the following:

22. Code Compliance. Area, height and use regulations of the zone classification of the subject 
property shall be complied with, except where herein conditions are more restrictive.

b. Reimburse the City for any and all costs incurred in defense of an action related to or 
arising out of 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.

25. Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Planning Department and any designated agency, or the agency’s 
successor and in accordance with any stated laws or regulations, or any amendments thereto.

21. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 
of consultations, review or approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Planning Department for placement in the subject file.

a. Defend, indemnify and hold harmless the City from any and all actions against the City 
relating to or arising out of 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.

26. Building Plans. Page 1 of the grants and all the conditions of approval shall be printed on 
the building plans submitted to the City Planning Department and the Department of Building 
and Safety.

27. Project Plan Modifications. Any corrections and/or modifications to the Project plans made 
subsequent to this grant that are deemed necessary by the Department of Building and Safety, 
Housing Department, or other Agency for Code compliance, and which involve a change in 
site plan, floor area, parking, building height, yards or setbacks, building separations, or lot 
coverage, shall require a referral of the revised plans back to the Department of City Planning 
for additional review and final sign-off prior to the issuance of any building permit in connection 
with said plans. This process may require additional review and/or action by the appropriate 
decision making authority including the Director of Planning, City Planning Commission, Area 
Planning Commission, or Board.

24. Definition. Any agencies, public officials or legislation referenced in these conditions shall 
mean those agencies, public officials, legislation or their successors, designees or 
amendment to any legislation.

23. 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 
Planning Department for approval before being recorded. After recordation, a copy bearing 
the Recorder’s number and date shall be provided to the Planning Department for attachment 
to the file.
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For purposes of this condition, the following definitions apply:

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.

“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.

e. 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.

d. 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 deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii).

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.

c. 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).

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.
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A. General Plan/Charter Findings

b. Land Use Element.

Objective 4: To promote economic well-being and public convenience through:

Chatsworth-Porter Ranch Community Plan. The Community Plan text includes the 
following relevant land use objective:

The proposed project complies with applicable provisions of the Los Angeles Municipal Code 
and the Chatsworth-Porter Ranch Community Plan. There are twelve elements of the General 
Plan. Each of these elements establishes policies that provide for the regulatory environment 
in managing the City and for addressing environmental concerns and problems. The majority 
of the policies derived from these Elements are in the form of Code requirements of the Los 
Angeles Municipal Code.

The Land Use Element of the City’s General Plan is divided into 34 Community Plans. The 
subject property is located within the Chatsworth-Porter Ranch Community Plan, which 
designates the site for General Commercial land uses corresponding to the CR, C1.5, C2, C4, 
and RAS3 Zones.

a) Allocating and distributing commercial lands for retail, service, and other facilities in 
quantities and patterns based on Los Angeles City Planning Department accepted 
planning principles and standards.

The zone changes will promote a strong and competitive commercial sector by allowing for 
the development of a presently vacant site. As conditioned, the new development and 
improvements to the public right of way will substantially upgrade the aesthetic and functional 
qualities of the site and adjacent alley. The project will result in the addition of a 7,276 square­
foot express carwash facility with a pay station and trash enclosure. The project will add a 
neighborhood serving use through the creation of a public convenience. The improvements 
will substantially upgrade the aesthetic and functional qualities of the site and will promote 
economic well-being for the surrounding businesses and support public convenience in the 
community.

c. The Framework Element for the General Plan was adopted by the City of Los Angeles in 
December 1996 and re-adopted in August 2001. The Framework Element provides guidance 
regarding policy issues for the entire City of Los Angeles, including the project site. The 
Framework Element also sets forth a Citywide comprehensive long-range growth strategy and 
defines Citywide polices regarding such issues as land use, housing, urban form, 
neighborhood design, open space, economic development, transportation, infrastructure, and

a. General Plan Land Use Designation. The subject property is located within the Chatsworth- 
Porter Ranch Community Plan area, designates the subject property for General Commercial 
land uses corresponding to the C1.5, C2, C4, and RAS3 Zones. The site has an underlying 
zone of MR2-1 and P-1. The Zone Change from MR2-1 and P-1 to C2 is warranted as the 
site’s zoning does not correspond to the range of zones within the General Commercial land 
use designation. The zone change to C2 would allow the site to be consistent with the current 
land use designation. The proposed self-storage is a commercial use that is consistent with 
development permitted by conditional use in the proposed (T)(Q)C2-1 Zone. Therefore, the 
project is in substantial conformance with the purposes, intent and provisions of the General 
Plan as reflected in the adopted Framework Element and Community Plan.

FINDINGS



Goal 3H: Lower-intensity highway-oriented and local commercial nodes that 
accommodate commercial needs outside centers and districts.

Objective 3.1: Accommodate a diversity of uses that support the needs of the 
City's existing and future residents, businesses, and visitors.

The project will contribute toward the City's long-term fiscal and economic viability by 
redeveloping a presently vacant site. Removal of the existing MR2-1 and P-1 Zone will allow 
the proposed project to be built. As conditioned, street dedication and sidewalk widening and 
improvements thereby enhancing pedestrian safety and comfort along De Soto Avenue and 
Nordhoff Street.

The project will maintain the character of the existing low-intensity commercial district, while 
improving a presently underutilized site. Surrounding properties are generally developed with

Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles 
traveled, and air pollution.

Policy 3.1.1: Identify areas on the Long-Range Land Use Diagram and in 
the community plan sufficient for the development of a diversity of uses that 
serve the needs of existing and future residents (housing, employment, 
retail, entertainment, cultural/institutional, educational, health services, 
recreation, and similar uses), provide job opportunities, and support visitors 
and tourism.

Goal 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of economically 
depressed areas, conservation of existing residential neighborhoods, equitable 
distribution of public resources, conservation of natural resources, provision of adequate 
infrastructure and public services, reduction of traffic congestion and improvement of air 
quality, enhancement of recreation and open space opportunities, assurance of 
environmental justice and a healthful living environment, and achievement of the vision 
for a more livable city.

Policy 3.2.1: Provide a pattern of development consisting of distinct 
districts, centers, boulevards, and neighborhoods that are differentiated by 
their functional role, scale, and character. This shall be accomplished by 
considering factors such as the existing concentrations of use, community- 
oriented activity centers that currently or potentially service adjacent 
neighborhoods, and existing or potential public transit corridors and 
stations.

Objective 3.1: Generally, maintain the uses, density whose functions serve 
surrounding neighborhoods and/or and precluded from 
intensification due to their physical characteristics.

Policy 3.15.5: Accommodate the development of uses in areas designated 
as “General Commercial” in the community plans in 
accordance with Tables 3-1 and 3-7. The range and 
densities/intensities of uses permitted in any area shall be 
identified in the community plans.

public services. The Framework Element includes the following goals, objectives and policies 
relevant to the instant request:



As such, the proposed Zone Change to C2 is compatible both with Highway Oriented 
Commercial and General Commercial Land Uses.

Required Regional Housing Needs Allocation (RHNA) Finding: Project building fewer units by 
income category than those identified in the Housing Element:

Goal 3H: Lower-intensity highway-oriented and local commercial nodes that 
accommodate commercial needs outside centers and districts.

On ZIMAS the subject site is assigned the Land Use Designation of Highway Oriented 
Commercial Land Use while on the Community Plan Land Use Map the site is assigned 
General Commercial. Highway Oriented Land Use is a retired Land Use designation and was 
absorbed under General Commercial. In Chapter 3 - Land Use of the Framework Element, 
General Commercial is defined as applying to “a diversity of retail sales and services, office, 
and auto-oriented uses comparable to those currently allowed in the C2 zone (including 
residential). They are located outside of districts, centers, and mixed-use boulevards and 
occur at the intersections of major and secondary streets, or as low rise, low-density linear 
‘strip’ development along major and secondary streets.” Goal 3H links the Highway Oriented 
Commercial designation to the General Commercial designation:

industrial warehouses, mini-shopping centers, a gymnasium and gas stations. The project 
adheres to floor area and height limitations of the zone. The introduction of new neighborhood 
serving uses will provide an additional amenity and viable commercial uses that will serve the 
surrounding neighborhoods. The new 7,276 square foot express car wash will provide 
landscaping, improve sidewalks, repair broken pavement in the adjacent alley, and maintain 
the general character of the existing commercial district.

The Proposed Project is located on a lot identified in the Inventory of Sites prepared for the 
2021-2029 Housing Element, which was anticipated to be 7.63 Lower Income units. The 
Proposed Project includes zero units. Therefore, the proposed project would result in fewer 
units by income category than those identified in the Housing Element. Since the project will 
result in less units than the Housing Element anticipates, the City must make written findings 
supported by substantial evidence of both of the following:

The Housing Element is a state mandated element wherein the City must plan for future 
growth as outlined in the RHNA calculated by the Southern California Association of

Policy 3.12.1: Accommodate the development of uses in areas designated as 
"General Commercial" in the community plans in accordance with Tables 3-1 and 
3-7. The range and densities/intensities of uses permitted in any area shall be 
identified in the community plans.

(A) The reduction is consistent with the adopted general plan, including the housing 
element.

The Property site is located within the Chatsworth - Porter Ranch Community Plan, which 
designates the property for General Commercial land use with corresponding zones of 
C1.5, C2, C4, and RAS3. The property is zoned MR2 and P-1. The site is within the Los 
Angeles State Enterprise Zone (ZI-2374), Local Emergency Temporary Regulations - 
Time Limits and Parking Relief (ZI-2498), a Transit Priority Area (ZI-2452), The 
Chatsworth - Northridge Industrial Core (Innov818), the Lower Income Rezoning Housing 
Element Sites - Ministerial Approval and Minimum Density (ZI-2534), and Housing 
Element Sites (ZI-2512).

d. Housing Element (State Housing Element Law Findings)



Governments (SCAG). The Housing Element contains Goals and Policies to manage 
population growth by ensuring there is adequate sites for housing at all income levels.

The proposed project will improve a vacant site with an express car wash. The proposed 
use will be compatible with the surrounding uses and in compliance of the goals set forth 
in the Chatsworth - Porter Ranch Community Plan. Lastly, the proposed uses will 
complement the land use and designation of the City’s General Plan. Therefore, the 
Project substantially conforms to the purpose, intent and provisions of the General Plan 
and the applicable community plan.

To ensure that sufficient sites are available in the Housing Element to accommodate the 
RHNA throughout the planning period, the City has followed Department of Housing and 
Community Development (HCD) guidance and set a target capacity that is 10 percent 
higher than the RHNA for lower-income units, and 15 percent higher than the RHNA for 
moderate-income units. The buffers are based on anticipated need for additional capacity, 
based on anticipated production levels of lower-income and moderate-income housing 
units during the planning period. In addition, the sites included on the Adequate Sites 
Inventory have an anticipated development potential that is lower than the maximum 
zoned capacity on each site, which creates an additional buffer at the site-level. This 
results in a target capacity for the Adequate Sites Inventory and Rezoning Program of 
486,379 units.

Pursuant to Government Code (GC) Section 65863(b)(2), the City finds that while the 
proposed project would result in fewer units by income category than those identified in 
the Inventory of Sites prepared for the 2021-2029 Housing Element, the remaining sites 
identified in the Housing Element of the General Plan are adequate to meet the 
requirements of GC Section 65583.2 and to accommodate the jurisdiction’s share of the 
regional housing need pursuant to GC Section 65584. Based on the sites inventory and 
inventory of candidate sites included in the 2021-2029 Housing Element of the General 
Plan, as well as the most recent Annual Progress Report on the Housing Element 
submitted to the California Department of Housing and Community Development (HCD) 
as of May 1, 2024, the City’s remaining RHNA Allocation for the 2021-2029 Planning 
period is as follows: 111,247 Very Low Income Units, 65,133 Low Income Units, 74,766 
Moderate Income Units, and 153,459 Above-Moderate Income Units. As of April 1,2023, 
the City has a remaining capacity of 330,056 Very Low Income Units, 332,096 Low Income 
Units, 63,107 Moderate Income Units, and 907,466 Above-Moderate Income Units. The 
excess Above-Moderate Income Unit capacity may accommodate both Moderate and 
Above-Moderate Unit RHNA Allocations. Therefore, the City finds that there are adequate 
remaining sites in the Housing Element to accommodate the remaining RHNA Allocation 
for the planning period, and in compliance with the requirements of GC 65583.2.

(B) The remaining sites identified in the housing element are adequate to meet the 
requirements of Section 65583.2 and to accommodate the jurisdiction’s share of the 
regional housing need pursuant to Section 65584. The finding shall include a 
quantification of the remaining unmet need for the jurisdiction’s share of the 
regional housing need at each income level and the remaining capacity of sites 
identified in the housing element to accommodate that need by income level.

Table 4.2 from the Housing Element below shows the Target Capacity for Inventory Sites 
and Rezoning Programs for the City. The parcels in question for the site account for 7.63 
Lower Income units Housing which is minor percent of the capacity described in the 
Housing Element.



From HCD Memo: Approval of Development at a Lower Density

At the time of approval, the following written findings must be made, and supported by 
substantial evidence in the record:

Remaining sites identified in the Housing Element are adequate to meet the 
jurisdiction’s remaining RHNA for the planning period by income category.

A jurisdiction must make written findings or identify additional site capacity if a 
development is allowed with a lower density than what was assumed in the sites inventory 
of the Housing Element. A lower residential density sometimes results from a jurisdiction 
either approving a development with residential units less than what was assumed for the 
site or affordable to a different income category than the site was assumed to 
accommodate. Lower residential density could also result from another use, such as 
commercial being approved on a site identified in the inventory for housing regardless of 
what the zoning allows.

The findings should include a quantification of the remaining unmet need for the 
jurisdiction’s RHNA at each income level and the remaining capacity of sites 
identified in the Housing Element, to accommodate that need by income level.

Senate Bill 166 (2017) amended existing No Net Loss Law in Government Code Section 
65863 to require sufficient adequate sites to be available at all times throughout the 
Housing Element planning period to meet a jurisdiction’s remaining unmet RHNA goals 
for each income category. To comply with the No Net Loss Law, as jurisdictions make 
decisions regarding zoning and land use, or development occurs, jurisdictions must 
assess their ability to accommodate new housing in each income category on the 
remaining sites in their housing element site inventories. A jurisdiction must add additional 
sites to its inventory if land use decisions or development results in a shortfall of sufficient 
sites to accommodate its remaining housing need for each income category. In particular, 
a jurisdiction may be required to identify additional sites according to the No Net Loss Law 
if a jurisdiction rezones a site or if the jurisdiction approves a project at a different income 
level or lower density than shown in the sites inventory. Lower density means fewer units 
than the capacity assumed in the site inventory.

If the approval of a development at a lower residential density results in the remaining 
sites capacity becoming inadequate to accommodate the RHNa by income category, a 
jurisdiction has up to 180 days from the approval to identify, or rezone, “sufficient 
additional, adequate, and available sites” to accommodate the remaining RHNA for each 
income category. Sites identified or rezoned must meet the following criteria: • Must be 
considered an adequate site pursuant to the requirements of Government Code section 
65583.2. • If the capacity to be replaced was on a site that was zoned by-right pursuant to 
Government Code section 65863.2 (h) and (i), then the replacement site must also satisfy 
those requirements.

The body that “takes action or approves” the jurisdiction action to reduce a parcel’s density 
or approve a development at a lower density would make the findings. For example, if a 
zoning administrator approves a development at a lower density, as part of the approval, 
the administrator would include the appropriate findings. For instance, if the development 
approval is ministerial under the Streamlined Ministerial Approval Process (SB 35, 2017), 
the findings should be included as part of the plan review and approval. If the City Council 
is approving a zone change, it must include the findings in the resolution adopting the 
zone change.

Background: Senate Bill 166 - No Net Loss Requirements



(A) The reduction is consistent with the adopted general plan, including the housing 
element.

(B) The remaining sites identified in the housing element are adequate to meet the 
requirements of Section 65583.2 and to accommodate the jurisdiction’s share of the 
regional housing need pursuant to Section 65584. The finding shall include a quantification 
of the remaining unmet need for the jurisdiction’s share of the regional housing need at 
each income level and the remaining capacity of sites identified in the housing element to 
accommodate that need by income level.

(2) If a city, county, or city and county, by administrative, quasi-judicial, legislative, or other 
action, allows development of any parcel with fewer units by income category than 
identified in the jurisdiction’s housing element for that parcel, the city, county, or city and 
county shall make a written finding supported by substantial evidence as to whether or not 
remaining sites identified in the housing element are adequate to meet the requirements 
of Section 65583.2 and to accommodate the jurisdiction’s share of the regional housing 
need pursuant to Section 65584. The finding shall include a quantification of the remaining 
unmet need for the jurisdiction’s share of the regional housing need at each income level 
and the remaining capacity of sites identified in the housing element to accommodate that 
need by income level.

Section 65863. (b) (1) No city, county, or city and county shall, by administrative, quasi­
judicial, legislative, or other action, reduce, or require or permit the reduction of, the 
residential density for any parcel to, or allow development of any parcel at, a lower 
residential density, as defined in paragraphs (1) and (2) of subdivision (g), unless the city, 
county, or city and county makes written findings supported by substantial evidence of 
both of the following:

Section 65863. (g) (1) If the local jurisdiction has adopted a housing element for the current 
planning period that is in substantial compliance with Article 10.6 (commencing with 
Section 65580) of Chapter 3, for purposes of this section, “lower residential density” 
means the following: (A) For sites on which the zoning designation permits residential use 
and that are identified in the local jurisdiction’s housing element inventory described in 
paragraph (3) of subdivision (a) of Section 65583, fewer units on the site than were 
projected by the jurisdiction to be accommodated on the site pursuant to subdivision (c) 
of Section 65583.2. (B) For sites that have been or will be rezoned pursuant to the local 
jurisdiction’s housing element program described in paragraph (1) of subdivision (c) of 
Section 65583, fewer units for the site than were projected to be developed on the site in 
the housing element program.

The Project will provide a car wash. The Project will further contribute to an active 
pedestrian environment through its landscaping. Accordingly, the Project will conform with 
the goals, objectives, and policies of the City’s Housing Element.

e. Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is likely to 
be affected by the recommended action herein through the imposition of street dedications 
and improvements surrounding the project site. De Soto Avenue is a designated Boulevard II 
under Mobility Plan 2035, dedicated to a right-of-way width of 105 feet and improved with 
asphalt roadway, concrete curb, gutters, and a sidewalk. The half right-of-way includes 40- 
foot roadway, and 15-foot sidewalk. Nordhoff Street is a designated Boulevard II under 
Mobility Plan 2035, dedicated to a right-of-way width of 105 feet and improved with asphalt 
roadway, concrete curb, gutters, and a sidewalk. The half right-of-way includes 40-foot 
roadway, and 15-foot sidewalk.

Statute References:



Policy 2.6: Provide safe, convenient, and comfortable local and regional bicycling 
facilities for people of all types and abilities.

Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle parking 
facilities.

The Bureau of Engineering (BOE) is requiring a 2-foot future easement and 3-foot dedication 
along the property frontage to complete a 15-foot wide Boulevard II sidewalk standard in 
accordance with Boulevard II standards of Mobility Plan 2035. The Bureau of Engineering is 
also requiring a 5-foot future street easement to complete a 55-foot wide half right-of-way in 
accordance with Boulevard II standards of Mobility Plan 2035. Conditions for improvements 
have been imposed under the (T) Tentative Classification conditions in accordance with 
Boulevard II standards of Mobility Plan 2035.

Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality 
pedestrian access in all site planning and public right-of-way modifications to provide a 
safe and comfortable walking environment.

2. Pursuant to Section 12.32-F of the Municipal Code, the zone change is in conformance 
with the public necessity, convenience, general welfare and good zoning practice.

The dedication and improvement requirement would continue to advance Mobility 2035’s 
policies in recognizing walking as a component of every trip to ensure high-quality pedestrian 
access. New street trees will be planted along the project’s street frontage and a new direct 
pedestrian path of travel has been designated from the sidewalk to the main entrance to the 
self-storage building and the convenience store. The project as designed and conditioned will 
meet the following goals and objectives of Mobility Plan 2035:

The proposed project will provide a 15-foot sidewalk along De Soto Avenue to create a quality, 
safe and comfortable walking environment. The new sidewalk facilities will improve pedestrian 
walkability along De Soto Avenue. The project will take vehicular access from two driveways 
from De Soto Avenue and Nordhoff Street and an off-site delivery from the rear alley. The 
proposed project is located in a major employment center and will be located proximate to 
neighborhood destinations including places of employment, restaurants, and transit service. 
The project is located within 0.4 miles of the Metro G Line Nordhoff station, which offers 
access to local and regional destinations including Chatsworth, Warner Center, Van Nuys, 
and North Hollywood. The project is also within 0.5 miles of the Metro G Line bike path, which 
mostly runs parallel with the busway. To accommodate bicycle travel, the project will provide 
convenient and secure bicycle parking on-site as it is code required.

a. Public Necessity: Approval of the Zone Change removes the existing zoning and allows 
the site to be developed consistent with the goals and objectives of the General Plan 
Framework Element and the Chatsworth-Porter Ranch Community Plan as outlined 
above. The project site is in the Los Angeles State Enterprise Zone and are unimproved

Policy 3.1: 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: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services.

Zone Change Findings; “T”and/or “Q” Classification Findings



For the reasons stated above, the Zone Change request is beneficial in terms of the public 
necessity, convenience, general welfare, and good zoning practice, and is consistent with the 
General Plan.

The project will enhance the built environment by redevelopment a presently underutilized 
and vacant site with a 7,276 square foot express car wash. The project would provide a 
neighborhood serving commercial use within a major industrial-commercial jobs center in the

vacant lots. The project will construct three new structures for a total 7,276 square-foot 
express car wash. The project will establish a new viable commercial service to the site 
and expand the availability and location of neighboring services for the Chatsworth 
community. Thus, the proposed project optimizes the use of the currently vacant property, 
introduces new development and new public improvements and will generate increased 
tax revenues from an existing vacant commercial use, thus providing a public necessity.

3. 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.

c. General Welfare: Granting the Zone Change to the (T)(Q)C2-1 Zone allows for the 
redevelopment of an underutilized and vacant site. The development of an express car 
wash would create a safer site for the community rather than a lot that currently sits 
vacant. The project will enhance the urban environment by providing a use that is within 
the community. Given the project’s proximity to existing job centers and transit services, 
the project will provide a desirable commercial use to serve the Chatsworth community, 
thereby advancing the general welfare.

b. Convenience: The project will redevelop a vacant and restricted industrially zoned 
property that is located within proximity to a major employment center (Chatsworth- 
Northridge Industrial Core) and residential neighborhoods. Public convenience will be 
served by the addition of viable commercial development at the site that will add an 
additional needed commercial use.

d. Good Zoning Practices: The project site is presently zoned MR2-1 and P-1 and is located 
within the General Commercial land use designation, which includes the following 
corresponding zones C1.5, C2, C4, and RAS3. The MR2 and P Zones are not 
corresponding zones of the General Commercial land use designation. Approval of the 
Zone Change to C2-1 will make the site’s zoning consistent with the land use designation, 
in keeping with good zoning practice. The Zone Change will also accommodate the 
proposed self-storage and is consistent with the type of development encouraged by the 
General Plan Framework Element and the Chatsworth-Porter Ranch Community Plan.

e. “T” and “Q” Classification Findings. Pursuant to LAMC Sections 12.32-G.1 and G.2, the 
current action, as recommended, has been made contingent upon compliance with new 
“T” and “Q” conditions of approval, and project specific conditions of approval imposed 
herein. Such limitations are necessary to ensure the identified dedications, 
improvements, and construction notices are issued to meet the public’s needs, 
convenience and general welfare served by the required actions. The conditions that 
limit the operations, scale and scope of development, are also necessary to protect the 
best interests of and to assure a development more compatible with surrounding 
properties and the overall pattern of development in the community, to secure an 
appropriate development in harmony with the General Plan, and to prevent or mitigate 
the potential adverse environmental effects of the subject recommended action.

Conditional Use Findings



Surrounding uses include a mix of industrial and commercial uses. The northern adjoining 
property is zoned (Q)C2-1 and is approved by the City Planning Commission in 2025 as a 
self-storage facility (located at 9134 North De Soto Avenue). The eastern adjoining properties 
(across De Soto Avenue) are zoned MR2-1 and P-1 and are developed with a self-storage 
facility, convenient store and gas station (located at 9110 North De Soto Avenue) and other 
industrial uses. The southern abutting property is developed with a mini-shopping center with 
various fast food and neighborhood serving uses. Therefore, the project’s location, 
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 will develop the site with a viable commercial enterprise in an area designated 
and zoned for such uses. The project will include solar panels that are intended to help the 
site reduce its environmental footprint. Solar panels will be provided in conformance with the 
code and will support electrical uses to help reduce carbon generating public utility electrical

Objective 4: To promote economic well-being and public convenience through: a) 
Allocating and distributing commercial lands for retail, service, and other facilities in 
quantities and patterns based on Los Angeles City Planning Department accepted 
planning principles and standards.

5. The project substantially conforms with the purpose, intent and provisions of the 
General Plan, the applicable community plan, and any applicable specific plan.

4. 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.

West Valley. The newly proposed express car wash will enhance the built environment with 
well-designed commercial buildings, public right of way improvements, new landscaping, and 
on-site trees. The proposed buildings display a clean design of contemporary elements and 
materials to improve the aesthetic appearance along De Soto Avenue and Nordhoff Street.

The 0.92 net acre subject property consists of a vacant lot and has approximately 100 feet 
of frontage along De Soto Avenue, 100 feet of frontage along Nordhoff Street, and rear 
frontage along an alley. The previous use was an LA Fitness gymnasium which was 
demolished in 2022.

The project site is comprised an irregular “L-shaped” interior lot totaling 40,089 square-feet. 
The Chatsworth-Porter Ranch Community Plan designates the site as General Commercial 
with corresponding zones of CR, C1.5, C2, C4, RAS3 and Height District No. 1. The Property 
is currently zoned MR2-1 and P-1 and is inconsistent with the land use designation. The 
property is not located within a specific plan and is not located within an interim control 
ordinance area. The applicant has requested a Zone Change of the project site from MR2-1 
and P-1 to C2-1 and a conditional use for self-storage in the requested C2-1 Zone. The 
Chatsworth-Porter Ranch Community Plan contains the following text:

With the concurrent Zone Change request, the project will be located on a site zoned C2-1, 
which permits commercial uses and conditionally allows self-storage use. The C2-1 zone 
permits a Floor Area Ration (FAR) of 1.5 to 1 and the project proposes an FAR of 0.18 and 
thus is in compliance with the C2-1 Zone. The proposed C2 zone does not have a height limit 
and thus the proposed two story, 37 feet in height building complies with the requested zone. 
The overall project complies with the overall floor area and height limitations of the zone and 
is thus compatible with the surrounding neighborhood.



power. As such, the project substantially conforms with the purpose, intent, and provisions 
of the General Plan.

7. Flood Insurance. 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 in Zone 
C, areas of minimal flooding.

6. On, August 7, 2025, a Mitigated Negative Declaration (ENV-2024-494-MND) was prepared 
for the proposed project. On the basis of the whole of the record before the lead agency 
including any comments received, the lead agency finds that there is no substantial evidence 
that the proposed project will have a significant effect on the environment. The attached 
Mitigated Negative Declaration reflects the lead agency’s independent judgment and 
analysis. Pursuant to Assembly Bill 52, the City completed the tribal consultation process in 
compliance with the California Environmental Quality Act. The records upon which this 
decision is based are with the Environmental Review Section of the Department of City 
Planning in Room 763, 200 North Spring Street.

Environmental Findings
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The Contractor shall provide all necessary permits and inspections required to start the work and complete the work.7.

The Contractor shall verify the location of all existing utilities below grade and related service connections with the respective utility companies.8.
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Any work installed in conflict with the Work of the Architect and the Architect’s consultants, as needed and required, shall be corrected by the 
Contractor at the Contractor’s expense and at no additional expense to the Owner, Architect, or the Architect’s consultants.

The Contractor shall protect all work and surfaces from damage during the course of construction and shall replace and/or repair all damaged 
work caused by Contractor or Subcontractor personnel to the satisfaction of the Architect and Owner.

Prior to inspection of the existing facility, or commencement of the Work, the Contractor shall receive permission for site access from the 
Owner or a designated representative of the Owner.

Q CONDITION SEE 
ORD-185585

The Architect and the Structural Engineer shall be noticed and consulted in all cases where cutting into an existing structural portion of any 
building is either expedient or necessary. Prior to proceeding with such work, reinforcement and/or support satisfactory to the Structural 
Engineer shall be provided by the Contractor prior to cutting into structural portions of any building.

The Contractor shall verify and coordinate all existing (e) and/or new (n) conditions and verify dimensions at the job site in comparison with 
drawings and specifications prior to bidding, at the start of, and during construction. If any discrepancies, inconsistencies, or omissions are 
found and / or clarifications needed, The Contractor shall notify the Architect in writing prior to proceeding with work.

Drawings and specifications as provided to the Contractor, and all the Architect’s consultant drawings and specifications are part of the 
Architect’s Work, the Work of the Project, and the construction contract (Contract) and shall be reviewed as a whole and as a complete set of 
documents by the Contractor and all subconsultants to the Contractor. The Contractor shall not split the drawings and specification and Work 
for convenience and shall distribute the entire Work to all Subconsultants and others that may need to review the Work during bidding and 
construction.

The Contractor and any Subconsultants and others that review the Work shall not scale the drawings and shall rely on the written dimensions 
as given in the drawings. All dimensions shall be verified by the Contractor. The Contractor shall also coordinate and verify the dimensions with 
the work of all trades. If there are dimensional discrepancies noted and/or clarifications needed, the Contractor shall notify the Architect of 
same in writing before the commencement of and/or resumption of work.

The Contractor shall provide a final clean-up of the site and Work areas and remove all debris, rubbish, and waste materials from the Owner’s 
property and on- and off-site Work area to a lawful disposal area and pay all clean-up, hauling, and dumping costs. The Contractor shall also 
conform to all pertaining federal, state, and local laws, regulations, and orders related to same during construction and upon completion of 
construction. All construction areas during construction and upon completion of construction shall be left broom-clean and/or vacuum-clean 
and free from debris. All dust, dirt, stains, hand-marks, paint spots, droppings, blemishes, and similar shall be removed and cleaned.

In the case of conflicts noted within the Work, drawings, or between the Work, drawings, and existing conditions, and/or between the Work, 
drawings and the specifications, the Contractor shall notify the Architect in writing for clarification and resolution before proceeding with the 
Work.

If the Contractor ascertains at any time that requirements of the Contract and/or Work conflict with, or are in violation of applicable laws, codes, 
regulations, and ordinances, the Contractor shall not proceed with the work in question except at their own risk, until the Architect has been 
notified in writing and a written determination is made by the Architect. Where completed or partially completed work is discovered to be in 
violation of applicable laws, codes, regulations, and ordinances, and where such work is not in compliance with the Work of the Architect and 
the Architect’s consultants, the Contractor shall be required to remove the non-compliant work from the Project and replace such work with all 
new complying work at no additional cost to the Owner.

Specifications and/or Consultant drawings (Consultant Work) supplement the Architectural drawings. In the case of a discrepancy or conflict 
between the Architectural Work and the Consultant Work, it shall be the responsibility of the Contractor to bring such discrepancy or conflict to 
the Architect’s attention in writing for clarification and resolution before proceeding with work. Improperly installed work due to such conflicts 
shall be corrected by the Contractor at the Contractor’s expense and at no expense to the Architect, the Architect’s consultants, and/or the 
Owner.

When it is necessary to interrupt any existing utility services to undertake the Work, make corrections, and/or connections, a minimum 48-hour 
advance notice shall be given to the Owner. Interruptions in utility services shall be of the shortest possible duration for the task and work at 
hand and shall be approved by the Owner and/or their designee in advance.

Grand Total Floor 
Area

Max Floor Area capped 
at 33,957 SF

C2 (Automotive 
Laundry)

A1.01
A1.10
A1.11
A1.12
A1.21
A2.01
A2.02

A4.10
A4.11
A5.00

G0.00
G0.01

G0.03
G0.04
G0.05
G0.06
G0.07
G0.08
G0.09
G0.10
G0.11
G0.15
G0.20
G0.21
G0.25
G0.26
G0.27
G0.30
G0.31
G0.32
G0.41
G0.42
G0.43
G0.51
G0.52
G0.53
G1.00

COVERSHEET
ABBREVIATIONS, SYMBOLS, & PROJECT 
INFORMATION
GENERAL NOTES
ACCESSIBILITY NOTES 
ACCESSIBILITY NOTES 
BUILDING CODE FIGURES - P/BC-2020-084 
BUILDING CODE FIGURES - P/BC-2020-086 
BUILDING CODE FIGURES - P/BC-2020-087 
BUILDING CODE FIGURES - P/BC-2020-089 
BUILDING CODE FIGURES - P/BC-2020-090 
BUILDING CODE FIGURES - P/BC-2020-091 
SOILS APPROVAL 
GREEN BUILDING FORMS AND NOTES 
GREEN BUILDING FORMS AND NOTES 
ENERGY CALCS - INTERIOR 
ENERGY CALCS - EXTERIOR 
GREEN BUILDING CUT SHEETS 
TOPO MAP / ALTA SURVEY 
LOWEST ADJACENT GRADE DIAGRAM 
AVG GRADE PLANE DIAGRAM 
FAR DIAGRAM AND CALCS 
BUILDING AREA DIAGRAM AND CALCS 
LIFE SAFETY AND FIRE ACCESS PLANS 
EXTERIOR WALL OPENING DIAGRAMS 
EXTERIOR WALL OPENING DIAGRAMS 
EXTERIOR WALL OPENING DIAGRAMS 
PLOT PLAN

SITE PLAN
ARCHITECTURAL FOUNDATION PLANS
FLOOR PLANS
FLOOR PLANS - TRASH / PAY STATION
ROOF PLANS
ELEVATIONS - CAR WASH
ELEVATIONS - TRASH ENCLOSURE & PAY 
STATION
ENLARGED RESTROOM PLANS & ELEVATIONS 
ENLARGED RAMP & STAIR PLANS & SECTIONS 
DOOR THRESHOLD DETAILS & HANDRAIL 
DETAILS & COUNTER DETAILS 
SPECIFICATIONS

S100
S110
S200
S201
S300
S310

C1
C2
C3
C4
C5

L1.0
L1.1
L2.0
L2.1

INDEX
ABBREVIATIONS 
SITE LAYOUT 
TRENCH PIT LAYOUT - GC 
TUNNEL BAY DETAIL - GC 
UTILITY TRENCH DETAIL - GC 
CONVEYOR TRENCH PIT - GC 
CORRELATOR TRENCH PIT - GC 
CONV. SECTION THRU TRENCH - GC 
CONV. SECTION THRU TRENCH - GC 
CONV. SECTION THRU TRENCH - GC 
CHASE WAY - GC 
RECLAIM / SEWER LAYOUT - GC 
RECLAIM TANK SYSTEM - GC 
RECLAIM SYSTEM - GC 
TRASH PIT DETAIL - GC 
EQUIPMENT LIST-1 
EQUIPMENT LIST-2 
EQUIPMENT LIST-3 
EQUIPMENT LAYOUT 
CORED HOLES LAYOUT 
TUNNEL DESCRIPTION & CHEMICAL 
TUNNEL EQUIPMENT INSTALLATION 
BACKROOM DESCRIPTION 
PLUMBING - GC 
PREP-GUN PLUMBING - GC 
EQUIPMENT ROOM LEGEND 
DIVISION OF WORK 
CONTROL VOLTAGE - GC 
CONTROL - GC 
SIGNAGE - GC 
MOTOR POWER - GC 
ONE LINE ELECTRICAL - GC 
ELECTRICAL PANEL - GC 
ELECTRICAL WIRING - GC 
DIVISION OF WORK 
VACUUM SITE LAYOUT - GC 
VACUUM PNEUMATIC LAYOUT - GC 
VACUUM LIGHT LAYOUT - GC 
VACUUM FOUNDATION LAYOUT - GC 
POS SITE LAYOUT - GC 
POS CONFIGURATION - GC 
POS CONFIGURATION - GC 
POS ISLAND CONDUIT LAYOUT - GC 
POS SITE FOUNDATION - GC 
POS CONDUIT LAYOUT - GC 
TIMING DISTANCES

COVERSHEET
PRECISE GRADING PLAN
SECTIONS
LOW IMPACT DEVELOPMENT 
LOW IMPACT DEVELOPMENT

LANDSCAPE PLAN
LANDSCAPE FORMS AND DETAILS
IRRIGATION PLAN
SLEEVING PLAN

0.1
0.2
1.1
2.1
2.2
2.3
3.1
3.2
3.3
3.4
3.5
4.1
4.2
4.3
4.4
4.5
5.1
5.2
5.3
6.1
6.2
6.3
6.4
7.1
8.1
8.2
8.4
8.6
9.1
9.2
9.3
9.4
9.5
9.6
9.7
9.8
10.2
10.3
10.4
10.5
11.1
11.2
11.3
11.4
11.5
11.7
12.1

1 Tree / 250 SF of 
Landscaping

Email:
Phone:

Email:
Phone: 
MEP

Floor Area Summary 
(Per LAMC 12.03)

Umer 
Element

EXPRESS 
CARWASH

Sy's Disco 
Carpet & Floor 

Wholesale Pricl 
1000 Carpet Roll

Parthenia St
Parthenia Park

The Contractor shall furnish all materials, labor, equipment, fixtures, transportation, and services necessary for the satisfactory completion of 
the Work unless designated in the drawings and specifications as Not In Contract, N.I.C. All equipment, work, and materials shall comply with 
all current and local applicable codes and governing regulations, and the work of the Contract Documents.

Access panels shall be provided by the Contractor and installed wherever required by the building code or as needed for the proper operation 
or maintenance of mechanical, electrical, and/or low voltage equipment and/or fixtures. Whether indicated or not on the drawings. The 
Contractor shall coordinate, size, and locate the type of access panel required and receive the approval of the Architect for same. Access 
panels shall not be located, framed, or installed without the express approval of the Architect.

GENERAL NOTES & INFO. 
TYP. DETAILS 
FOUNDATION PLAN 
ROOF FRAMING PLAN 
DETAILS (FOUNDATION) 
DETAILS (WOOD)

AGED ARC, 
v*HAN *

Highway Oriented 
Commercial

* = LAMC 12.21.A.16 (b) Fractions - When the application of these regulations results in the 
requirement of a fractional bicycle space, any fraction up to and including one-half may be 
disregarded, and any fraction over one-half shall be construed as requiring one bicycle parking 
space.

Zooz
c (g 

O I O — O 
DO—Q—

Required landscape in 
the interior of the 
vehicular use area 

equal to a minimum of 
5% of the use area

icken Cafe in,
, Dark .06 Park at West Hills V

Total Spaces Required
*Guest parking not required or provided.

blend mineral cosmetics
Stick Foundation 
Available • Shop Ou.

Shell —
Fill Up Save C 

Up. Snack Up. ‘

Project Description
De Soto Express Carwash is a proposed 7,276.21 SF Express Car Wash with 32 vacuum stalls
ZONING: (T)(Q)C2-1
OCCUPANCY GROUP: B
CONSTRUCTION TYPE: (2) STORIES TYPE V-A

Bike Calculations
Bike Parking Required (LAMC 12.21 A.16)

SPACE PURPOSEFULLY LEFT BLANK FOR 
LADBS APPROVAL STAMP

1 05/22/25

De Soto Gardens O

c aa o
— C.
— na <

Project Team
Architect
John Kaliski Architects 
3780 Wilshire Blvd, Ste 500 
Los Angeles, CA 90010 
Contact: Esteban Cerna

40,089 SF___________
40,089 SF___________
7,276.21 SF / 40,089 SF 
0.18:1

Legal Description
LOT 28 OF TRACT NO. 18349, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, AS PER RECORDED IN BOOK 607 PAGES 91 TO 93 INCLUSIVE OF MAPS, IN THE OFFICE 
OF THE COUNTY RECORDER OF SAID COUNTY.
Site Address: 9119 N DE SOTO AVE, 20921 W NORDHOFF ST.

GAragon@FormaEng.com 
818-832-1710

Proposed Interior Landscape Area 
5' Landscape Buffer
Proposed Landscaping Area Total

Community Plan Area: Chatsworth - Porter Ranch
Council District: CD 12

Lot: 28
Tract: TR 18349

Phone: 213-383-7980 ext 106
Civil Engineer
Forma Engineering
400 San Fernando Mission Blvd Ste 200
San Fernando, California 91340
Contact: Garrett Aragon

597 SF
242
839 SF

Owner
De Soto Express Holdings LLC 
1308 E Colorado Blvd #2071
Pasadena, CA 91106
Contact: Demetrius McWhorter

Auto Parking Required
Required Parking_____

Required / Allowable
(T)(Q)C2

1,177.60 SF
1,177.60 SF

None 
No 
40,089 SF 
40,089 SF

601.99 SF
385.81 SF
987.80 SF

APN:2746009024
Arb: 2
Lot/Parcel Area: 40,089

Per Zimas_____
Per Zimas_____
Per Assessor
LAMC 12.14.C.3

4,627.76 SF
483.05 SF

5,110.81 SF

Landscaping Percentage Along Street Frontages
Nordhoff Street
De Soto Avenue

30% Landscaping
70% Landscaping

4 Trees
4 Trees

Auto Parking Provided
Standard Spaces
Accessible Spaces
Compact Spaces
Electric Vehicle Charging Spaces

Required Tree Count
Proposed Tree Count

0 Spaces
0 Spaces

2 Spaces
2 Spaces

2 Spaces
2 Spaces

2 Spaces
2 Spaces

0 Spaces 
1 Space 
0 Spaces
0 Spaces

Reference
Per Zimas

General Plan 
Designation 
Community Plan 
Overlay
Sub-Area_________ 
500 ft. School Zone 
Lot Area_________  
Buildable Area

Maximum Height 
(Zoning)_______  
Stories

Drawn: EC

Pay Station "Structure C"
First Floor
Total

Trash Enclosure "Structure B"
First Floor
Second Floor
Total

Carwash "Structure A"
First Floor
Second Floor
Total

Windward Consulting, Inc
448 S Hill St, Ste 1001
Los Angeles, CA 90013
Contact: Dmitry Korshakovsky
Email: Dmitry.Korshakovsky@windwardec.com
Phone: 310-935-4597

Structural Engineer
XIA Structural Engineers, Inc
260 S Los Robles Ave, Ste 100
Pasadena, CA 91101
Contact: Ji Xia
Email: Ji.Xia@XiaEngr.com
Phone: 213-400-8633
Landscape Architect
Paul Lewis, Courtland Studio, LLC 
13351-D Riverside Drive #445
Sherman Oaks, CA 91423
Contact: Michelle Chingcuangco
Email: Office@CourtlandStudio.com
Phone: 818-788-9382
Building Design
ModernWash
5220 Scottsvill Road
Bowling Green, KY 42104
Contact: Ben Hogue
Email: Ben@ModernWash.net
Phone: 800-511-7208

No Limit____________
No Front Yard Per (C2 
Zone)
No Side Yard Per (C2
Zone)
N/A
De Soto Ave: 5'-0"
Nordhoff: 5'-0"
None Required______

Job 2215
Number:

Sheet:

V 0 NO. C17945 Js 
y.REN. 2-28-27 A 
<-----
OF CAN)

Date: 05/22/25

8 Bryant St 
c

Go gle 5

Demetrius@LVAssetHoldings.com Email: ECerna@JKA-LA.com

No Rear Yard
De Soto Ave: 5'-0"
Nordhoff: 5'-0"
1 Accessible Stall

DESCRIPTION
C.U.P.

SUBMISSION

L
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— 
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(—Leo 50205 
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MODERN WASH
MW-0.10 NOTES AND ABBREVIATIONS
MW-0.11 LEGENDS & ADA
MW-0.20 ARCH SITE PLAN
MW-0.21 LIFE SAFETY PLANS
MW-1.01 FLOOR PLAN - 1 ST
MW-1.02 FLOOR PLAN - 2ND
MW-1.03 FLOOR PLAN - TRASH ENCLOSURE
MW-1.04 FLOOR PLAN - PAY STATION
MW-1.11 WALL PLACEMENT - 1ST
MW-1.12 WALL PLACEMENT - 2ND
MW-1.31 ROOF PLAN
MW-1.32 ROOF DETAILS
MW-2.00 ENLARGED PLANS
MW-2.01 ENLARGED PLANS
MW-3.00 ELEVATIONS - EXTERIOR
MW-4.00 SECTIONS - BUILDING
MW-4.01 SECTIONS - BUILDING
MW-4.02 SECTIONS - BUILDING
MW-5.00 WALL / FLOOR DETAILS
MW-5.01 WALL / FLOOR DETAILS
MW-5.10 DETAILS
MW-5.11 DETAILS
MW-5.12 DETAILS
MW-5.13 DETAILS
MW-5.14 DETAILS
MW-5.20 STAIR DETAILS
MW-5.21 STAIR DETAILS - TRASH ENCLOSURE
MW-6.00 DOOR & WINDOW SCHEDULES
MW-7.00 MATERIAL SPECS
MW-7.01 MATERIAL SPECS
MW-8.00 FLASHING AND TRIM
MW-8.10 PAN EL LAYOUT
MW-8.11 PAN EL LAYOUT

Bike Parking Provided
Long-term Bike Parking Spaces 
Short-term Bike Parking Spaces

Designator
Zoning________

1 Space per 10,000 SF (minimum 2)
Total Required

1 Space per 10,000 SF (minimum 2)
Total Required

Rancho San Antonio

mailto:GAragon@FormaEng.com
mailto:Dmitry.Korshakovsky@windwardec.com
mailto:Ji.Xia@XiaEngr.com
mailto:Office@CourtlandStudio.com
mailto:Ben@ModernWash.net
mailto:Demetrius@LVAssetHoldings.com
mailto:ECerna@JKA-LA.com


# DATE

Block: NONE
(E) LOT DIMENSION: 250‘-0"

(N) LOT DIMENSION: 245‘-0"

211'-4"33'-8" 55'-0"

TO C.L. OF R.O.W. Zoning Summary(E) POWER POLE 36'-6"33'-8"

ProposedOVERALL BUILDING WIDTH

K
O

CASE I RADIUS
Use LAMC 12.14.A.9(E) TREE

Per Zimas

Per Zimas None
—<
LU

CASE I RADIUS

LAMC 12.12.2.A.1FAR 1.5:1 FARVAC (1)VAC (6) VAC (2)VAC (7)

CASE II RADIUS

Maximum Floor Area 7,276.21 SF
27’10"

03 OVRLL BLDG WIDTH
36' - 7 7/8"LAMC 12.22.A25(f)(5) 75'

' (
97577

I
2LAMCVAC (27) VAC (29) VAC (32)

Front Yard Setback 0'-0"LAMC 12.14.C

*P Side Yard Setback 0'-0"LAMC 12.14.C
O

MR2-1 Rear Yard Setback
D :

Street Dedication Per Zimas / Navigate LA
O 
[ ho Parking AB 2097&5

9 Landscape Summary
See L1.0 for full details

(T)(Q)C2-1 Total Lot Area: Approx. 40,089 SF5

Interior of Vehicular Use Area: 9,608 SF39'-7 1/8" s
OVERALL BLDG WIDTH

Required Landscape Area: 480 SF

LU 
□

EXIT

10'-0"

Floor Area Total

Lot Area

(E) POWER POLE 40,089 SF 1.5:1 0.18:17,276.21 SF33,957 SF4
ZONING INFORMATION B

& ;30'-0" (E) DRIVEWAY 30'-0"40'-0"
(E) POWER POLE

10'-0" LOT DIMENSION: 100'-0"

P (E) STREET LIGHT

NORDHOFF ST

BOULEVARD II

15‘

*<
--NORBHOFFS-%

40'

P-'
C2-1P-1

LADBS APPROVAL STAMP VICINITY MAP AM
G1.00NOT FOR CONSTRUCTION

<

(N) MONUMENT SIGN, 6' 
TALL

(N) PROTRUDING 
SIGN

(E) POLE SIGN TO BE 
RELOCATED

Q CONDITION SEE 
ORD-185585

Highway Oriented 
Commercial

Proposed Floor 
Area

C2 (Automotive 
Laundry)

GeD ARC, 
XeHAN k.

(E) POWER 
POLE

Proposed Floor
Area Ratio

(E) STREET 
LIGHT

1 Tree / 250 SF of 
Landscaping

Max. Allowable
F.A.R.

Total Allowable Floor 
Area Per Q Condition on 
Site

(E) COMMERCIAL 
BUILDING -N.I.C.

LINE OF PREVIOUS 
PROPERTY LINE

LOADING ZONE 
PROVIDED PER 
LAMC 12.21.C.6

(2) SHORT-TERM &
(2) LONG-TERM BIKE 
PARKING

I
I
I
I

(E) COMMERCIAL 
BUILDING -N.I.C.

ok
_‘ Q 
[o A

(E) COMMERCIAL 
BUILDING -N.I.C.

RELOCATED
POLE SIGN

(Q)C2-1 
MR2-1

(E) COMMERCIAL 
BUILDING -N.I.C.

LINE OF PREVIOUS 
PROPERTY LINE

(E) COMMERCIAL 
BUILDING -N.I.C.

5

CO

9

I
I
I

8j C2-1

) v
5 “

(E) COMMERCIAL 
BUILDING -N.I.C.

/
VAC (5)

/
/ VAC (4)

/
VAC (3)

/
VAC (9)

/
VAC (8)

c
00

Required landscape in 
the interior of the 
vehicular use area 

equal to a minimum of 
5% of the use area

CD
Q

PLOT PLAN
1" = 20'-0"

_ CASE I RADIUS

2

82

5'-0" STREET 
DEDICATION

(T)(Q)C2-1 
MR2-1

(T)(Q)C2-1 
MR2-1

ADJACENT LOT 
(N.I.C.)

TOTAL VACUUM STATIONS: 32
31 STANDARD (11X18)------------
1 ACCESSIBLE (11X18)

VAC (31) 
/

o
83

O

&

(TM£

8

5 6 
3€

V, — 

ox

TRANSFORMER &
SWITCH GEAR PAD

X*

(E) 
COMMERCIAL 

BUILDING - 
N.I.C.

%
CD

CD
O

5'-0" LANDSCAPE 
BUFFER

VAC (28) 

/
VAC (26)

O
O

CD . 
— C 
o C

O

(T)()c2- 
p-1

(1) ADA PARKING 
STALL

X ENTRANCE

(D9CA“PCATIPY3

................... C2-1........ .......
SPACE PURPOSEFULLY LEFT BLANK FOR 

LADBS APPROVAL STAMP
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OF CALN

(N) TRASH ENCLOSURE [
2 STORIES | < 

B OCCUPANCY
TYPE V-B CONSTRUCTION

987.8 SF ‘
I—         —J I

\ /\ VAC (30)

1 05/22/25

Max Floor Area capped 
at 33,957 SF

2
o 0

—K 2 b
2 • —

Proposed Interior Landscape Area 
5' Landscape Buffer
Proposed Landscaping Area Total

Legal Description
LOT 28 OF TRACT NO. 18349, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, AS PER RECORDED IN BOOK 607 PAGES 91 TO 93 INCLUSIVE OF MAPS, IN THE OFFICE 
OF THE COUNTY RECORDER OF SAID COUNTY.
Site Address: 9119 N DE SOTO AVE, 20921 W NORDHOFF ST.

Community Plan Area: Chatsworth - Porter Ranch
Council District: CD 12

Lot: 28
Tract: TR 18349

Required / Allowable
(T)(Q)C2

APN:2746009024
Arb: 2
Lot/Parcel Area: 40,089

573 SF
404
977 SF

Required Tree Count
Proposed Tree Count

General Plan 
Designation 
Community Plan 
Overlay
Sub-Area________  
500 ft. School Zone 
Lot Area_________  
Buildable Area

Maximum Height 
(Zoning)_______  
Stories

Reference
Per Zimas

None 
No 
40,089 SF 
40,089 SF

4 Trees
4 Trees

30% Landscaping
70% Landscaping

40,089 SF___________
40,089 SF___________
7,276.21 SF / 40,089 SF 
0.18:1

Landscaping Percentage Along Street Frontages
Nordhoff Street
De Soto Avenue

Per Zimas_____
Per Zimas_____
Per Assessor
LAMC 12.14.C.3

Drawn: EC

2!, O+
2eu Oli
III I -——

No Limit____________
No Front Yard Per (C2 
Zone)
No Side Yard Per (C2
Zone)
N/A
De Soto Ave: 5'-0"
Nordhoff: 5'-0"
None Required______

No Rear Yard
De Soto Ave: 5'-0"
Nordhoff: 5'-0"
1 Accessible Stall

Date: 05/22/25

— (N) PAY STATION — 
B OCCUPANCY 

TYPE V-B CONSTRUCTION 
z 1,177.6 SF

Job 2215
Number:

Sheet:

DESCRIPTION
C.U.P.

SUBMISSION

C P

z o
. O_____ D

5 5 o

Scale: 1" = 20'-0"

Designator
Zoning________

80'

3 (N)
0' 10' 20'

—=========
SCALE : 1" = 20'-0"

ISSUE DATES



SITE WORK NOTES:1.
A. # DATEPL-C

245‘-0" 55'-0"

B. 52'-1 7/8" OVERALL BUILDING WIDTH: 36'-6" 122'-8 1/8"33'-8" 50'-0"

C.

D.
LADBS NOTES2.

1'-0" TALL curb ROLL CURB, TYP. CASE I RADIUS

/Ho

O

9. _ 1,177.6 SF
16'-0"

CONSTRUCT CURB OUTLET PER CIVIL ■

—
•e XLU

CASE I RADIUS

ENTRANCE

/ / / / / //
OA 11

VAC (3) VAC (2)

CASE II RADIUS

O

VAC (26) VAC (29)VAC (27) VAC (28) VAC (30) VAC (31) VAC (32)
f \

4/ / /\
// /

29'-10"
© = 
0 CM 
“ & OVERALL BLDG LENGTH

m

1

IO
1

9

GENERAL NOTES O C

1
39'-7 1/8"

4.PROPOSED BUILDING 8OVERALL BLDG WIDTH
1PROPOSED TREE

0

Q
O

? EXISTING TREE

PROPERTY LINE 4
24'-4"

8

go
CO

to
CO

1 %
EXIT O

CM
~8.33% ► ~~

18'-0" D:“t 8.33%

5'-0"10'-0"

SITE PLAN LEGEND N o

(N) TREE, TYP.

CASE I RADIUS

O

to
10'-0"

A
LU -

m

20'-0"

o

(N) MONUMENT SIGN20'-0" 40'-0" 30'-0" 30'-0"

(N) CURB CUT(E) ALLEY‘—’
LO
LO 100'-0" 145'-0"

245'-0"

V**

PL-A PL-CPL-B

NORDHOFF ST

BOULEVARD II
Scale: 1/16" = 1'-0"

64'16'0' 8' 32'

NSCALE : 1/16" = 1'-0"

Sheet:LADBS APPROVAL STAMP 1M
A1.01NOT FOR CONSTRUCTION

STRIPING AT VACUUM 
STATIONS, TYP. -------

ACCESS AISLE & 
ACCESIBLE WALKWAY

VEHICULAR TRAVEL 
DIRECTION

LOCATION OF 1------  
CONDENSER UNITS, 
REFER TO
MECHANICAL PLANS

ACCESSIBLE PATH FROM 
R.O.W. TO BUILDING -----

PRIMARY - 
SEPARATOR #3

WATER STORAGE
TANKS

VACUUM STATION, 
TYP.

PRIMARY
SEPARATOR #1

PRIMARY
SEPARATOR #2

CONSTRUCT LONGITUDINAL 
GUTTER

BOLLARDS, 8 
@ 5' O.C. —

(2) SHORT-TERM & (2) LONG-TERM 
BIKE PARKING. SEE A8.00 FOR 
DETAILS & SPECS

< PL-2)

LOADING SPACE, 
PER LAMC 12.21.C.6

OVERHEAD PIPE, PER
EQUIPMENT PLANS -

(N) CATCH BASIN; SEE CIVIL 
DRAWINGS FOR DETAILS

A.
B.

ARTIFICIAL TURF PER 
LANDSCAPE PLANS

THE CONSTRUCTION SHALL NOT RESTRICT A FIVE- FOOR CLEAR AND UNOBSTRUCTED ACCESS TO ANY WATER OR 
POWER DISTRIBUTION FACILITIES (POWER POLES, PULL-BOXES, TRAMSFORMERS, VAULTS, PUMPS, VALVES, METERS, 
APPURTEMAMCES, ETC.) OR TO THE LOCATION OF THE HOOK-UP. THE CONSTRUCTION SHALL NOT BE WITHIN TEN 
FEET OF ANY POWER LINES - WHETHER OR NOT THE LINES ARE LOCATED ON THE PROPERTY. FAILURE TO COMPLY 
MAY CAUSE CONSTRUCTION DELAYS AND/OR ADDITIONAL EXPENSES
AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS LINE ON THE DOWNSTREAM SIDE 
OF THE UTILITY METER AND BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR STRUCTURE 
CONTAINING THE FUEL GAS PIPING.
PROVIDE ULTRA-LOW FLUSH WATER CLOSETS FOR ALL NEW CONSTRUCTION. EXISTING SHOWER HEADS AND 
TOILETS MUST BE ADAPTED FOR LOW WATER CONSUMPTION.
A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS OF LISTING SHALL BE MADE AVAILABLE AT THE JOB SITE.

PORTION OF ROOF 
OVER R.O.W. MIN. 26' 
ABOVE GRADE

REINFORCED SLAB 
TO STAGING AREA

' OIL & WATER------------  
SEPERATOR; SEE 
EQUIPMENT VENDOR 
AND CIVIL PLANS FOR 
DETAILS

CONSTRUCT 
TRANSFORMER STAGING 
AREA AND ACCESS 
DRIVE PER LADWP 
GUIDELINES; SEE 
APPROVED LADWP 
PLANS FOR DETAILS

LANDSCAPING PER 
LANDSCAPE PLANS

o

TRANSITION TO
1'-0" CURB ------

PROVIDE INFILTRATION
TRENCH; SEE CIVIL 
DRAWINGS FOR DETAILS "

SITE PLAN 
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CD . 
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S/G

GeD ARC, 

yeHAN k.

o
CO

LU

DOUBLE STRIPING OF STALLS SHALL BE PER SECTION 12.21A.5 (L).
EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH NATURAL LIGHT BY MEANS OF
EXTERIOR GLAZED OPENINGS IN ACCORDANCE WITH SECTION 1204.1 OR SHALL BE PROVIDED WITH ARTIFICIAL LIGHT 
THAT IS ADEQUATE TO PROVIDE AN AVERAGE ILLUMINATION OF 10 FOOT-CANDLES OVER THE AREA OF THE ROOM AT 
A HEIGHT OF 30 INCHES ABOVE THE FLOOR LEVEL. (1204.1 AND 1204.3)

< PL3)
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OF CA
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ISSUE DATES

1. # DATE

OVERALL BUILDING WIDTH: 158'-0"

16'-8"16'-0" 16'-8" 16'-8" 16'-8" 16'-8" 16'-8" 16'-8" 16'-8" 5'-0"

( 6)
C6.

MW-4.00

FABRIC CANOPIES, BY OTHERS, TYP
II I

10. 2oes=oce=ooocococeoe■ • • • woo e!" • • •• •••( • • et• ©

I

® I I I

FLOOR PLAN NOTES:

1.
to

\A2.01 J
AREA OPEN TO BELOW

I

© IFLOOR PLAN NOTES KP I MW-2.01I D.S.

©
ACCESSIBILITY NOTES:

DN

oyD.S. TO ROOF #3
< W7

GENERAL ACCESSIBILITY CODE NOTES: (E© <W8>

LINE OF OVERHANG ABOVE

AWNING BELOW

I

0' 8' 16' 32'4'

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

ACCESSIBILITY NOTES O 3
OVERALL BUILDING LENGTH: 158'-0"

16'-8" 16'-8" 16'-8"16'-0" 16'-8" 16'-8" 16'-8" 16'-8" 16'-8" 5'-0"

© • (10)
I

(A
CM> 

to <W4>D.S.

®® |
EMERGENCY EXIT

I

CARWASH EXIT
O

CARWASH ENTRY

© T

LOCATION OF ROOF STAIR, NO PUBLIC ACCESS D.S.D.S.
DRAINS ABOVE,

(D) D-I-(E2)(E1) 9 (£5)VAC. MTR. RM

I132 SF
< W7

DEXIT ONLY DOOR

© W8 > W8 >

■ DN 1:12—B
- -44 - 4 — —< 4 —< 4-— -—

■ 889.39'888.14’- 6'-0"COW-TONGUE DOWNSPOUT FOR OVERFLOW, TYP.IDN •

/ / //
// / //

/ / / / // —

/ // / / // /
\ // // // / /I I

\ // // / // *<\ \ \/ // / / / // A

14'-0" TYP. 11'-0"11'-0" 9'-0"3'-0"

TYP.

ACCESSIBLE PATH
Scale: 1/8" = 1'-0"

4'0' 16'

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

Sheet:LADBS APPROVAL STAMP M 1
A1.11NOT FOR CONSTRUCTION

OVERHEAD PIPING FOR 
VACUUM STATIONS, TYP.

LOCATION OF 
CONDENSER UNITS, 
REFER TO MECHANICAL
PLANS

11B-203.5 Machinery Spaces
Spaces frequented only by service personnel for maintenance, repair or occasional 
monitoring of equipment shall not be required to comply with these requirements or to be on 
an accessible route. Machinery spaces include, but are not limited to, elevator pits or 
elevator penthouses; mechanical, electrical or communications equipment rooms; piping or 
equipment catwalks; water or sewage treatment pump rooms and stations; electric 
substations and transformer vaults; and highway and tunnel utility facilities.

LINE OF OVERHANG
ABOVE, 4' PROJECTION

LONG & SHORT TERM
BICYCLE PARKING

11.
12.
13.

PROVIDE STEP UP FROM FINISHED TUNNEL FLOOR AT WET WALL TO 
FINISHED EQUIPMENT ROOM FLOOR TO PREVENT WATER INTRUSION. 
FLOOR ELEVATION DIFFERENCE AT WALL SHOULD BE NOT LESS THAN 2" 
AT ANY POINT ALONG THE TUNNEL LENGTH. SEE xxx FOR DETAIL. SEE 
ALSO STRUCTURAL AND CIVIL PLANS FOR ADDITIONAL INFORMATION.

FLOOR PLANS ARE FOR DESIGN INTENT AND COORDINATION PURPOSES 
ONLY. REFER TO MODERNWASH DRAWINGS FOR ALL NOTES, TAGS, AND 
DIMENSIONS. CONTACT ARCHITECT FOR ANY DISCREPANCIES BETWEEN 
ARCHITECTURAL PLANS AND MODERNWASH DRAWINGS.
SEE MW-1.01-1.02 FOR CARWASH DIMENSION PLAN AND RCP.
SEE MW-1.03 FOR TRASH ENCLOSURE PLANS AND ELEVATIONS
SEE MW-1.04 FOR PAYSTATION PLANS, AND ELEVATIONS
SEE MW-2.00-2.01 FOR ENLARGED PLANS, INLCUDING ENLARGED
RESTROOM AND CONTROL TOWER PLANS. SEE PLUMBING DRAWINGS 
FOR PLUMBING FIXTURE SCHEDULE AND DETAILS.
SEE EQUIPMENT PLANS FOR ALL CARWASH AND VACUUM STATION 
NOTES, TAGS, SPECIFICATIONS, AND DETAILS.
SEE MW-5.00-5.01 FOR ALL WALL TYPE ASSEMBLY DETAILS AND NOTES
SEE MW-5.10 FOR TYP. DOOR AND WINDOW DETAILS
SEE SHEET MW5.13 FOR INTERIOR PVC PANEL INSTALLATION 
INSTRUCTIONS
SEE SHEET MW5.14 FOR EXTERIOR ACM PANEL INSTALLATION 
INSTRUCTIONS
SEE MW-6.00 FOR DOOR AND WINDOW TYPES AND SCHEDULES
SEE MW-7.00-7.01 FOR CARWASH RELATED SPECIFICATIONS
SEE MW-8.00 FOR FLASHING DETAILS

VACUUM STATIONS, TYP. 
SEE EQP. PLANS FOR ALL 
DETAILS

LOCATION OF TRASH PIT, 
SEE EQP. PLANS FOR ALL 
DETAILS ------------------------

PORTION OF BUILDING IN 
R.O.W., SEE ELEVATIONS

• • • •

WARNING MAT WITH 
TRUNCATED DOMES

2.
3.
4.
5.

7.
8.
9.

1.
2.

UP
I III

AREA DRAIN ON ROOF, 
+12'-1 1/2" A.F.F., TYP.

11B-203.4 Limited Access Spaces
Spaces not customarily occupied and accessed only by ladders, catwalks, crawl spaces or 
very narrow passageways shall not be required to comply with these requirements or to be 
on an accessible route.
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I
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SECOND FLOOR IS FOR EMPLOYEE ACCESS ONLY. NO PUBLIC ACCESS. 
ALL DOORS TO WASHBAY, LOBBY, MAT ROOM, EQUIPMENT ROOM, 
COMPRESSOR ROOM, & VACUUM ROOM ARE FOR MAINTENANCE ACCESS 
ONLY. NO PUBLIC ACCESS.
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GENERAL NOTE
BUILDING FLOOR PLANS ONLY FOR COORDINATION PURPOSES. 
REFER TO MODERNWASH DRAWINGS FOR ALL NOTES, TAGS, & 
DIMENSIONS, SEE F/MW-1.01 & F/MW-1.02

GENERAL NOTE
BUILDING FLOOR PLANS ONLY FOR COORDINATION PURPOSES. 
REFER TO MODERNWASH DRAWINGS FOR ALL NOTES, TAGS, & 
DIMENSIONS, SEE F/MW-1.01 & F/MW-1.02
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FLOOR PLAN NOTES
#1.
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JKA FLOOR PLANS ARE ONLY FOR COORDINATION PURPOSES. REFER TO MODERNWASH DRAWINGS FOR
ALL NOTES, TAGS, & DIMENSIONS
SEE EQUIPMENT PLANS FOR ALL CARWASH & VACUUM STATION NOTES, TAGS, & SPECIFICATIONS
ALL DOORS TO WASHBAY, LOBBY, MAT ROOM, EQUIPMENT ROOM, COMPRESSOR ROOM, & VACUUM ROOM
ARE FOR MAINTENANCE ACCESS ONLY. NO PUBLIC ACCESS.
SECOND FLOOR FOR EMPLOYEE ACCESS ONLY. NO PUBLIC ACCESS.
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GENERAL NOTE
BUILDING FLOOR PLANS ONLY FOR COORDINATION PURPOSES. 
REFER TO MODERNWASH DRAWINGS FOR ALL NOTES, TAGS, & 
DIMENSIONS, SEE K/MW-1.04 & M/MW-1.04

GENERAL NOTE
BUILDING FLOOR PLANS ONLY FOR 
COORDINATION PURPOSES.
REFER TO MODERNWASH DRAWINGS 
FOR ALL NOTES, TAGS, & 
DIMENSIONS, SEE K/MW-1.03 & 
M/MW-1.03

GENERAL NOTE
BUILDING FLOOR PLANS ONLY FOR 
COORDINATION PURPOSES.
REFER TO MODERNWASH DRAWINGS 
FOR ALL NOTES, TAGS, & 
DIMENSIONS, SEE K/MW-1.03 & 
M/MW-1.03

11

A2.02/

DATE 
05/22/25

he8c
A2.02 >

Job 2215
Number:

Drawn: EC

Date: 05/22/25

DESCRIPTION
C.U.P.

SUBMISSION

J 2 Y
OVERALL BUA2.02 WIDTH: 36'-10"

Scale: 1/8" = 1'-0"

D.S. ----- 4

ISSUE DATES



Section 110.10 Mandatory Requirements for Solar Readiness
Covered occupancies. # DATEa.

b. Solar zone.

(7(2) (5)(3 ® (8) 1.(10) (11)
SEE MW5.10 FOR DETAILS

+12'-0" A.F.F.

■ +28'-2 1/4" A.F.F.+34'-10 3/4" A.F.F.

• •• • •• • •

2.

® 3.
A.

+16'-0" A.F.F. B.

GUTTER

o
Interconnectionc.
1.

18% SLOPE DGUTTER

+16'-0" A.F.F.- +22'-5 3/4" A.F.F.D.S. D.S.

(D) SOLAR READINESS CALCULATIONS□ —•—
-Q =

TOTAL IMPERVIOUS ROOF SURFACE AREA: 2,455.6 SF
2% SLOPE 2% SLOPE2% SLOPE

CO 
o

+12'-1 1/2" A.F.F.Q R.D. R.D.
I

© TOTAL SOLAR PANEL AREA PROVIDED: 368.75 SFX—o

+12'-8" A.F.F. +12'-8" A.F.F. ROOF DRAIN, TYP.
+24'-9 1/4" A.F.F.3

A2.01 /

33'-5 1/2"

36'-4 3/8" 71'-10 1/2" 52'-7 7/8"

160'-11 1/2"
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SCALE : 1/8" = 1'-0"

SOLAR READINESS CALCULATIONS7 C
ROOF PLAN NOTES:
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Scale: 1/8" = 1'-0"

4'0' 4' 8' 16' 32' 0' 8' 16' 32'

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

Sheet:LADBS APPROVAL STAMP NOT USED AM 9 5
A1.21NOT FOR CONSTRUCTION

The construction documents shall indicate a location reserved for inverters and metering equipment and a pathway reserved for 
routing of conduit from the solar zone to the point of interconnection with the electrical service.

SEE MW5.12 FOR
CANOPY ROOF DETAILS

Azimuth range. All sections of the solar zone located on steep-sloped roofs shall have an azimuth range between 90 degrees and 
300 degrees of true north.
Shading.

SEE MW5.11 FOR ROOF 
OVERHANG DETAILS

No obstructions, including but not limited to, vents, chimneys, architectural features and roof mounted equipment, shall be 
located in the solar zone.
Any obstruction, located on the roof or any other part of the building that projects above a solar zone shall be located at least 
twice the distance, measured in the horizontal plane, of the height difference between the highest point of the obstruction 
and the horizontal projection of the nearest point of the solar zone, measured in the vertical plane.
pathways.

Minimum solar zone area. The solar zone shall have a minimum total area as described below. The solar zone shall comply with 
access, pathway, smoke ventilation and spacing requirements as specified in Title 24, Part 9 or other Parts of Title 24 or in any 
requirements adopted by a local jurisdiction. The solar zone total area shall be comprised of areas that have no dimension less than 
five feet and are no less than 80 square feet each for buildings with roof areas less than or equal to 10,000 square feet or no less 
than 160 square feet each for buildings with roof areas greater than 10,000 square feet.

CARWASH ROOF #3 
AREA: 665.05 SF

TRASH ENCLOSURE 
(ACCESSORY) ROOF

1.
2.
3.
4.

A.
B.

N/A
N/A
N/A
Nonresidential buildings. Nonresidential buildings with three habitable stories or fewer, other than I-2 and I-2.1 buildings, that do 
not have a photovoltaic system installed, shall comply with the requirements of Sections 110.10(b) through 110.10(d).

N/A
Multifamily buildings, hotel/motel occupancies and nonresidential buildings. The solar zone shall be located on the 
roof or overhang of the building or on the roof or overhang of another structure located within 250 feet of the building or on 
covered parking installed with the building project, and shall have a total area no less than 15 percent of the total roof area 
of the building excluding any skylight area. The solar zone requirement is applicable to the entire building, including mixed 
occupancy.

2.
3.
4.
5.

O

CD
Q

A2.02
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ROOF PLANS ARE FOR DESIGN INTENT AND COORDINATION PURPOSES ONLY. REFER TO MODERNWASH DRAWINGS FOR ALL 
NOTES, TAGS, AND DIMENSIONS. CONTACT ARCHITECT FOR ANY DISCREPANCIES BETWEEN ARCHITECTURAL PLANS AND 
MODERNWASH DRAWINGS.
SEE MW-1.31 FOR DETAILED ROOF PLANS
SEE MW-1.32 FOR ROOF MEMBER DETAILS
SEE MW-5.10 FOR FLAT ROOF DEATILS
SEE PLUMBING DRAWINGS FOR ROOF DRAIN DETAILS (P8.00)
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REQUIRED TRANSPARENCY PER
LAMC 12.22A.28 : 381 SF
TRANSPARENCY PROVIDED: 79 SF

RELOCATED POLE 
SIGN

(N) MONUMENT SIGN, 
SIGN C1

SHORT & LONG TERM BIKE PARKING, 
SEE A8.00 FOR SPECIFICATION

WALL SIGN A1
FINAL SIGNAGE AND PRICING TO BE

X 2'-3 3/8"

ROLL-UP DOOR, TYP. 
SEE MW6.00 FOR 
DETAILS

ROLL-UP DOOR, TYP. 
SEE MW6.00 FOR 
DETAILS

8.
9.

ELEVATIONS PROVIDED FOR COORDINATION PURPOSES ONLY, SEE MODERNWASH DRAWINGS FOR ALL 
DIMENSIONS, MATERIALS, TAGS, & NOTES
SIGNAGE IS FOR REFERENCE AND COORDINATION PURPOSES ONLY AND IS TO BE FILED UNDER A 
SEPARATE PERMIT. SEE A2.03 FOR SIGNAGE CALCULATIONS AND DETAILS FOR REFERENCE ONLY. 
SEE MW-1.03 FOR TRASH ENCLOSURE PLANS AND ELEVATIONS
SEE MW-1.04 FOR PAYSTATION PLANS, AND ELEVATIONS
SEE MW-3.00 FOR EXTERIOR ELEVATIONS WITH DETAILED MATERIAL CALLOUTS, ELEVATION MARKERS

SEE MW-5.00-5.01 FOR ALL WALL TYPE ASSEMBLY DETAILS AND NOTES
SEE MW-5.10 FOR TYP. DOOR AND WINDOW DETAILS
SEE SHEET MW5.13 FOR INTERIOR PVC PANEL INSTALLATION INSTRUCTIONS
SEE SHEET MW5.14 FOR EXTERIOR ACM PANEL INSTALLATION INSTRUCTIONS
SEE MW-6.00 FOR DOOR AND WINDOW TYPES AND SCHEDULES
SEE MW-7.00-7.01 FOR CARWASH RELATED SPECIFICATIONS
SEE MW-8.00 FOR FLASHING DETAILS
SEE MW-8.10-8.11 FOR ACM PANEL LAYOUT DETAILS

WINDOW, TYP. 
SEE MW6.00 
FOR DETAILS

RELOCATED 
POLE sign

(N) MONUMENT
SIGN, SIGN C1

3.
4.
5.

WINDOW, TYP. 
SEE MW6.00 
FOR DETAILS

ACM EXTERIOR 
CLADDING, TYP. 
SEE MW5.14 
FOR DETAILS
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A2.01 - South Elevation 
1/8" = 1'-0"

NORTH ELEVATION
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EAST ELEVATION
1/8" = 1'-0"

FIRST FLOOR
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,SECOND FLOOR . “
9.25 • a

T.O. ROOF 3 4 I
924.4 y

T.O. ROOF3
34.90 P

SIGN B2 |

1 05/22/25

AVG GRADE 
-1.59 (887.91) 
“ L.A.G. 

-1.76 (887.74)

CA% 29

THE MAXIMUM ALLOWABLE AREA FOR WALL SIGNS SHALL NOT EXCEED 2 SQUARE FEET FOR EVERY LINEAR 
FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR EACH FOOT OF BUILDING FRONTAGE. PER 
SEC.14.4.10.A.1
MAXIMUM ALLOWABLE WALL AREA MAY BE INCREASED BY 20% VIA THE USE OF INDIVIDUAL CHANNEL LETTER 
SIGNS WHICH USE THE BUILDING AS A BACKGROUND. PER SEC.14.4.10.A.3
WALL SIGNS SHALL NOT BE LOCATED WITHIN 5 FEET OF AN INTERIOR LOT LINE. PER SEC.14.4.10.C.1
WALL SIGNS SHALL PROJECT A MAXIMUM OF 24 INCHES FROM THE FACE OF THE BUILDING. PER SEC.14.4.10.D.2 
THE MAXIMUM ALLOWABLE AREA FOR POLE SIGNS SHALL NOT EXCEED 2 SQUARE FEET FOR EVERY LINEAR 
FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR EACH FOOT OF BUILDING FRONTAGE. PER 
SEC.14.4.10.B.1
THE MAXIMUM ALLOWABLE AREA FOR A SINGLE POLE SIGN SHALL BE 400 SF PER SEC.14.4.12.B.2
THE MAXIMUM ALLOWABLE AREA FOR ALL SIGNAGE ON ANY STREET FRONTAGE SHALL NOT EXCEED 4 SQUARE 
FEET PER LINEAR FOOT OF STREET FRONTAGE. PER SEC.14.4.12.B.4
THE MAXIMUM HEIGHT FOR A POLE SIGN SHALL BE 42 FEET MEASURED FROM THE SIDEWALK TO THE TOP OF
THE POLE SIGN. PER SEC.14.4.12.C.3
POLE SIGNS SHALL BE A MINIMUM DISTANCE OF 10 FEET FROM INTERIOR LOT LINES. PER SEC.14.4.12.D.1
THE MONUMENT SIGN SHAL BE:
A. A MINIMUM 7'-6" FROM ANY INTERIOR LOT LINE PER SEC. 14.4.8.C
B. A MAXIMUM OF 8' HIGH PER SEC. 14.4.8.B
BOTTOM OF PROJECTING SIGN TO BE 8' CLEAR OF SIDEWALK BELOW PER SEC14.4.9.C

T.O. ROOF 1
16.00

T.O. ROOF 3 4.
34.90 ™

©& 8

A2.04)

______AVG GRADE
-1.59 (887.91) 

  L.A.G. 
16 -1.76 (887.74)
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Drawn: EC

___ FIRST FLOOR 
889.50 •

AVG GRADE _ 
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___ _-A.G.
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Date: 05/22/25
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T.O. ROOF 2
24.77

T.O. ROOF 3
34.90 P

T.O. ROOF 1
16.00

a

SECOND FLOOR
898.75

T.O. ROOF 2 4 r 
914.38 y “

LO 
to CO
O 
0 
O 
n

I



# DATE

WALL SIGN D1
WALL SIGN A5 WALL SIGN D1 WALL SIGN D1 WALL SIGN A5

Sim

8 
c
8

CO

co 
0 
-—

o

6 6

5
I

O 
coE

&O -
o
O
-—

10‘-8" 10‘-11"

©
©

3912 6

o 4s to —to *
PAY STATIONS

-
D

©_ -

11 28 5

GENERAL NOTES
1.

2.

GENERAL SIGNAGE NOTES

1.

2.

V**<
6.

7.

10.

Sheet:LADBS APPROVAL STAMP ELEVATION NOTES GM
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8.
9.

ELEVATIONS PROVIDED FOR COORDINATION PURPOSES ONLY, SEE MODERNWASH DRAWINGS FOR ALL 
DIMENSIONS, MATERIALS, TAGS, & NOTES
SIGNAGE IS FOR REFERENCE AND COORDINATION PURPOSES ONLY AND IS TO BE FILED UNDER A 
SEPARATE PERMIT. SEE A2.03 FOR SIGNAGE CALCULATIONS AND DETAILS FOR REFERENCE ONLY. 
SEE MW-1.03 FOR TRASH ENCLOSURE PLANS AND ELEVATIONS
SEE MW-1.04 FOR PAYSTATION PLANS, AND ELEVATIONS
SEE MW-3.00 FOR EXTERIOR ELEVATIONS WITH DETAILED MATERIAL CALLOUTS, ELEVATION MARKERS

SEE MW-5.00-5.01 FOR ALL WALL TYPE ASSEMBLY DETAILS AND NOTES
SEE MW-5.10 FOR TYP. DOOR AND WINDOW DETAILS
SEE SHEET MW5.13 FOR INTERIOR PVC PANEL INSTALLATION INSTRUCTIONS
SEE SHEET MW5.14 FOR EXTERIOR ACM PANEL INSTALLATION INSTRUCTIONS
SEE MW-6.00 FOR DOOR AND WINDOW TYPES AND SCHEDULES
SEE MW-7.00-7.01 FOR CARWASH RELATED SPECIFICATIONS
SEE MW-8.00 FOR FLASHING DETAILS
SEE MW-8.10-8.11 FOR ACM PANEL LAYOUT DETAILS
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• 13.42 | _

AVG GRADE
-0.07 (888.69)
L.A.G. ____
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A T.O. PAY STATION ROOF 
• 13.42 P

FIRST FLOOR• 0

AVG GRADE 
• -0.07 (888.69)

L.A.G. ____
-0.49 (888.27)

PAY STATION EAST ELEVATION 
1/8" = 1'-0"

PAY STATION WEST ELEVATION
1/8" = 1'-0"

PAY STATION SOUTH ELEVATION
1/8" = 1'-0"

PAY STATION NORTH ELEVATION 
1/8" = 1'-0"

TRASH ENSLOSURE EAST ELEVATION 
1/8" = 1'-0"

TRASH ENSLOSURE WEST ELEVATION
1/8" = 1'-0"

TRASH ENSLOSURE SOUTH ELEVATION
1/8" = 1'-0"

TRASH ENSLOSURE NORTH ELEVATION
1/8" = 1'-0"
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THE MAXIMUM ALLOWABLE AREA FOR WALL SIGNS SHALL NOT EXCEED 2 SQUARE FEET FOR EVERY LINEAR 
FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR EACH FOOT OF BUILDING FRONTAGE. PER 
SEC.14.4.10.A.1
MAXIMUM ALLOWABLE WALL AREA MAY BE INCREASED BY 20% VIA THE USE OF INDIVIDUAL CHANNEL LETTER 
SIGNS WHICH USE THE BUILDING AS A BACKGROUND. PER SEC.14.4.10.A.3
WALL SIGNS SHALL NOT BE LOCATED WITHIN 5 FEET OF AN INTERIOR LOT LINE. PER SEC.14.4.10.C.1
WALL SIGNS SHALL PROJECT A MAXIMUM OF 24 INCHES FROM THE FACE OF THE BUILDING. PER SEC.14.4.10.D.2 
THE MAXIMUM ALLOWABLE AREA FOR POLE SIGNS SHALL NOT EXCEED 2 SQUARE FEET FOR EVERY LINEAR 
FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR EACH FOOT OF BUILDING FRONTAGE. PER 
SEC.14.4.10.B.1
THE MAXIMUM ALLOWABLE AREA FOR A SINGLE POLE SIGN SHALL BE 400 SF PER SEC.14.4.12.B.2
THE MAXIMUM ALLOWABLE AREA FOR ALL SIGNAGE ON ANY STREET FRONTAGE SHALL NOT EXCEED 4 SQUARE 
FEET PER LINEAR FOOT OF STREET FRONTAGE. PER SEC.14.4.12.B.4
THE MAXIMUM HEIGHT FOR A POLE SIGN SHALL BE 42 FEET MEASURED FROM THE SIDEWALK TO THE TOP OF
THE POLE SIGN. PER SEC.14.4.12.C.3
POLE SIGNS SHALL BE A MINIMUM DISTANCE OF 10 FEET FROM INTERIOR LOT LINES. PER SEC.14.4.12.D.1
THE MONUMENT SIGN SHAL BE:
A. A MINIMUM 7'-6" FROM ANY INTERIOR LOT LINE PER SEC. 14.4.8.C
B. A MAXIMUM OF 8' HIGH PER SEC. 14.4.8.B
BOTTOM OF PROJECTING SIGN TO BE 8' CLEAR OF SIDEWALK BELOW PER SEC14.4.9.C
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GENERAL SIGNAGE NOTES

1.

/2. AREA 1: 20.6 SF AREA 2: 50 SF AREA 3: 40 SF

20'-0"3.

4.I

5. O
to

to

DN
5'-0"

6. 26'-0 1/8"

7.
TOTAL AREA OF WALL SIGN A1-A5

8.

9.

10. 0)
NORDHOFF ST.

SIGNAGE SCHEDULEH E B
Sign Area per Sign Type

RemarksSign Type

Wall Sign
O.

Pole Sign

Signage Area per Street Frontage
8'-0" Remarks

Q
0

Max. Allowed

Sec.14.4.8.A.

Proposed 0 SF0 SF

175 SF / side Not Allowed
2'-6 7/8" Sec.14.4.9.B.2'-5 1/8"

X* <c3'-0"

Wall Signs Sec.14.4.10.A.

Max. Allowed 216 SF / side 216 SF / side
Pole Signs SEC.14.4.12.B.

All Signs SEC.14.4.12.B.4

LADBS APPROVAL STAMP SIGNAGE SCHEDULEH G AD
A2.04NOT FOR CONSTRUCTION

LOCATION OF WALL SIGN A2 ----------------------
SEE A/A2.04 & B/A2.04 FOR MORE DETAILS

LOCATION OF WALL SIGN A1 ----------------------
SEE A/A2.04 & B/A2.04 FOR MORE DETAILS

LOCATION OF WALL SIGN A3 ----------------------
SEE A/A2.04 & B/A2.04 FOR MORE DETAILS

LOCATION OF POLE SIGN B1 & B2 ------------ 
SEE A/A2.04 & CA2.04 FOR MORE DETAILS

BOTTOM OF PROJECTING SIGN TO BE 8' CLEAR OF SIDEWALK BELOW PER 
SEC14.4.9.C

A MINIMUM 7'-6" FROM ANY INTERIOR LOT LINE PER SEC. 14.4.8.C
A MAXIMUM OF 8' HIGH PER SEC. 14.4.8.B

LOCATION OF WALL SIGN A4
SEE A/A2.04 & B/A2.04 FOR MORE DETAILS

LOCATION OF PROJECTING SIGN D1 
SEE A/A2.04 & F/A2.04 FOR MORE DETAILS

LOCATION OF WALL SIGN A5
SEE A/A2.04 & B/A2.04 FOR MORE DETAILS

Monument
Signs

MONUMENT SIGN C1, 48 SF PER SIDE, 
SEE A/A2.04 FOR MORE DETAILS

Max. Allowed
Proposed

PROJECTING SIGN D1, 105.81 SF PER
SIDE. SEE A/A2.04 FOR MORE DETAILS

A.
B.

AREA 1
AREA 2
AREA 3
TOTAL

20.6 SF
50 SF
40 SF
110.6 SF

POLE SIGN B1, 72 SF PER SIDE, , 
SEE A/A2.04 FOR MORE DETAILS

POLE SIGN B2, 32 SF PER SIDE, 
SEE A/A2.04 FOR MORE DETAILS

Final Sign and 
Pricing to be 

determined by 
Owner prior to 
Signage Permit 

Submission

■

A2

150 SF 
(75 SF / side)

150 SF 
(75 SF / side)

96 SF 
(48 SF / side) AGED ARC, 

v*HAN *

LOCATION OF MONUMENT SIGN C1 ----------  
SEE A/A2.04 & D/A2.04 FOR MORE DETAILS

LLI

THE MAXIMUM ALLOWABLE AREA FOR WALL SIGNS SHALL NOT EXCEED 2 SQUARE 
FEET FOR EVERY LINEAR FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR 
EACH FOOT OF BUILDING FRONTAGE. PER SEC.14.4.10.A.1
MAXIMUM ALLOWABLE WALL AREA MAY BE INCREASED BY 20% VIA THE USE OF 
INDIVIDUAL CHANNEL LETTER SIGNS WHICH USE THE BUILDING AS A BACKGROUND. 
PER SEC.14.4.10.A.3
WALL SIGNS SHALL NOT BE LOCATED WITHIN 5 FEET OF AN INTERIOR LOT LINE.
PER SEC.14.4.10.C.1
WALL SIGNS SHALL PROJECT A MAXIMUM OF 24 INCHES FROM THE FACE OF THE 
BUILDING. PER SEC.14.4.10.D.2
THE MAXIMUM ALLOWABLE AREA FOR POLE SIGNS SHALL NOT EXCEED 2 SQUARE 
FEET FOR EVERY LINEAR FOOT OF STREET FRONTAGE PLUS 1 SQUARE FOOT FOR 
EACH FOOT OF BUILDING FRONTAGE. PER SEC.14.4.10.B.1
THE MAXIMUM ALLOWABLE AREA FOR A SINGLE POLE SIGN SHALL BE 400 SF PER 
SEC.14.4.12.B.2
THE MAXIMUM ALLOWABLE AREA FOR ALL SIGNAGE ON ANY STREET FRONTAGE 
SHALL NOT EXCEED 4 SQUARE FEET PER LINEAR FOOT OF STREET FRONTAGE. PER 
SEC.14.4.12.B.4
THE MAXIMUM HEIGHT FOR A POLE SIGN SHALL BE 42 FEET MEASURED FROM THE 
SIDEWALK TO THE TOP OF THE POLE SIGN. PER SEC.14.4.12.C.3
POLE SIGNS SHALL BE A MINIMUM DISTANCE OF 10 FEET FROM INTERIOR LOT 
LINES. PER SEC.14.4.12.D.1
THE MONUMENT SIGN SHAL BE:

SIGN ELEVATION - PROJECTING SIGN D1
1/4" = 1'-0"

SIGNAGE SITE PLAN 
1" = 20'-0"

SIGN ELEVATION - MONUMENT SIGN C1
1/4" = 1'-0"

SIGN ELEVATION - WALL SIGN A1-A5
1/4" = 1'-0"

SIGN ELEVATION - POLE SIGN B1 & B2
1/4" = 1'-0"

SPACE PURPOSEFULLY LEFT BLANK FOR 
LADBS APPROVAL STAMP

1 05/22/25

Max. Allowed 
Projecting Signs

Proposed

45) 
\A2.02)

Frontage
Length of Frontage
Building Width

Proposed
Max. Allowed
Proposed

Monument Sign
Projecting Sign

105.81 SF
216 SF 

0 SF

0 SF 
400 SF 

105.81 SF

104 SF
400 SF

310.6 SF

647.125 SF / side 
(400 SF Max)

104 SF
980 SF

214.6 SF

Name
A1
A2
A3
A4
A5
B1
B2
C1
D1

0 SF
233.5 SF
110.6 SF

Sign Area 
110.6 SF 
110.6 SF 
110.6 SF 
110.6 SF 
110.6 SF 
72 SF 
32 SF
48 SF 
105.81 SF

A11
A2.02

Drawn: EC

Associated Street Frontage 
Nordhoff Street
Alley
None, Internal Lot Line
None, Internal Lot Line
None, Internal Lot Line 
Nordhoff Street; Alley 
Nordhoff Street; Alley 
Nordhoff Street; Alley 
De Soto Avenue

V 0 NO. C17945 Js 
.REN. 2-28-27 s

OF CAN)

Date: 05/22/25

Scale: As indicated
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DESCRIPTION
C.U.P.

SUBMISSION

De Soto Avenue

100'-0"
16'-0"

Nordhoff Street 

100'-0" 
33'-6"

Alley

245'-0"
157'-1 1/2"

150 SF 
(75 SF / side)
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DESCRIPTIONDATEA

PLANTING LEGENDGENERAL PLANTING NOTES

PL-CPL-A
4 M

5'-0"LANDSCAPE

5g105 L BUFFER

106 5g M

1'-0" TALL curb ROLL CURB, TYP. CASE I RADIUS

2,066 sf '-----(E) Parkway to remain

. 1,177.6 SF

ROLL CURB, TYP.

5

TOTAL LOT AREA = APPROX. 40,089 SF
CASE I RADIUS

ENTRANCE

V
// / /

(INTERIOR OF VEHICULAR USE AREA) 9,678 SF x 5% = 484 SF VAC (9) VAC (7) VAC (5) VAC (1)VAC (8) VAC (6) VAC (4) VAC (3) VAC (2)

CASE II RADIUSPROVIDED LANDSCAPE = 597 SF (123% OF REQUIRED) r
o

•>t

VAC (27) VAC (32)

\ \\
/ /

LANDSCAPE POINTS O I +PL-2

AMOUNT PER 1,000 SQUARE FEET

6
2 £ LANDSCAPE

ARCHITECTURE3
GREEN BUILDING COMPLIANCE 8

I
§DO NOT OVER EXCAVATE!!!

<
PAUL LEWIS, LANDSCAPE ARCHITECT DATE

I
EXIT Z ___ ________

•_ 8.33% •

13. FOR ALL STAKED TREES, SEE DETAIL 1, SHEET L1.1.

14. FOR ALL SHRUBS, SEE DETAIL 2, SHEET L1.1.
(N) TREE, TYP.

% •

LANDSCAPE MAINTENANCE: o

PLACE TABLETS AT HALF THE DEPTH OF THE ROOTBALL. (N) MONUMENT SIGN

FREQUENCY

17. INSTALL 24" DEEP ROOT BARRIER ON ALL TREES WITHIN 4 FEET OF PAVING. MONTHLY PL-CPL-A PL-B
QUARTERLY

NORDHOFF ST60-90 DAYS, UP TO 6 MONTHS

BOULEVARD II
19. RECIRCULATING WATER SYSTEMS SHALL BE USED FOR WATER FEATURES.

AOSCAPE
MONTHLY OR AS NEEDED

MONTHLY

0' 10' 80'20' 40'

Sheet:
SCALE : 1" = 20'-0"

L1.01
2025-05-22 De Soto CD Set

X

COU RT
LAND

i——.

STRIPING AT VACUUM 
STATIONS, TYP. —

4. ALL PLANT MATERIAL SHALL BE SUBJECT TO APPROVAL BY THE LANDSCAPE 
ARCHITECT AND OWNER PRIOR TO INSTALLATION.

10b. FOR LID PLANTERS, 1" GRAVEL MULCH SHALL BE APPLIED OVER FILTER 
FABRIC.

11. THE PLANTING PITS FOR BOXED TREES SHALL BE EXCAVATED TWICE THE 
DIAMETER OF THE ROOTBALL WITH A MAXIMUM OF THE HEIGHT OF THE ROOTBALL 
TO THE BOTTOM OF THE PLANTING PIT.

6. ALL VINE RUNNERS SHALL BE INSTALLED WITH THE NURSERY STAKES REMOVED 
AND VINE RUNNERS SHALL BE ESPALIERED TO THE ADJACENT WALL OR FENCE.

THE BACKFILL MIX FOR USE AROUND THE ROOTBALL OF ALL TREES AND SHRUBS 
SHALL CONSIST OF THE FOLLOWING FORMULA:

WHENEVER POSSIBLE, REPAIR OF IRRIGATION EQUIPMENT SHALL BE DONE WITH 
THE ORIGINALLY SPECIFIED MATERIALS OR THEIR EQUIVALENTS.

A LANDSCAPE IRRIGATION AUDIT SCHEDULED AS REQUIRED IN CHAPTER 2.7 OF 
TITLE 23.

LOCATION OF — 
CONDENSER UNITS, 
REFER TO 
MECHANICAL PLANS

PRIMARY —
SEPARATOR #3

WATER STORAGE 
TANKS

VACUUM STATION, 
TYP.

PRIMARY
SEPARATOR #2

CONSTRUCT LONGITUDINAL 
GUTTER

7. ALL SOIL PREPARATION SHALL BE INSTALLED AS PER THE SOIL AGRONOMY 
REPORT TO BE PROVIDED AND PAID FOR BY THE SUBCONTRACTOR. THE REPORT 
SHALL BE IMMEDIATELY FORWARDED TO THE LANDSCAPE ARCHITECT UPON 
COMPLETION.

REQUIRED (1 TREE / 250 SF): 839 SF / 250 SF = 3.35 TREES 
TREES PROVIDED = 4 (119% OF REQUIRED)

PROJECT SQUARE FOOTAGE: APPROX 40,089 SF
REQUIRED POINTS: 30

ACCESSIBLE PATH FROM
R.O.W. TO BUILDING •

PRIMARY
SEPARATOR #1

16. ALL EXISTING LANDSCAPE AREAS DISTURBED DURING THE CONSTRUCTION 
PROCESS WILL BE RECONDITIONED TO THEIR ORIGINAL STATE AT NO ADDITIONAL 
COST TO THE OWNER.

BOLLARDS, 8
@ 5'O.C. —

(N) CATCH BASIN; SEE CIVIL 
DRAWINGS FOR DETAILS

5. ALL BOXED TREES IN PAVING SHALL BE SELECTED AND SPOTTED BY THE 
LANDSCAPE ARCHITECT OR OWNER'S REPRESENTATIVE IN CONJUNCTION WITH 
PAVING CONTRACTOR AND GENERAL CONTRACTOR. GENERAL CONTRACTOR TO 
ASSUME ALL LIABILITY FOR ACCURATE PLACEMENT OF TREES.

10a. A MINIMUM 3" (THREE INCHES) LAYER OF SHREDDED BARK MULCH SHALL BE 
APPLIED ON ALL EXPOSED SOIL SURFACES OF PLANTING AREAS EXCEPT LID 
PLANTERS, TURF AREAS, CREEPING OR ROOTING GROUNDCOVERS, OR DIRECT 
SEEDING APPLICATIONS WHERE MULCH IS CONTRAINDICATED. CONTRACTOR TO 
SUBMIT 1/2 CU. FT BAG AS SAMPLE FOR APPROVAL PRIOR TO INSTALLATION.

LANDSCAPE SHALL BE MAINTAINED TO ENSURE WATER EFFICIENCY. A REGULAR 
MAINTENANCE SCHEDULE SHALL INCLUDE, BUT NOT BE LIMITED TO, CHECKING, 
ADJUSTING, AND REPAIRING IRRIGATION EQUIPMENT, RESETTING THE AUTOMATIC 
CONTROLLER, AERATING AND DETHATCHING TURF AREAS, REPLENISHING MULCH, 
FERTILIZING, PRUNING, AND WEEDING IN ALL LANDSCAPE AREAS.

A REGULAR MAINTENANCE SCHEDULE SATISFYING THE FOLLOWING CONDITIONS 
SHALL BE SUBMITTED AS PART OF THE LANDSCAPE DOCUMENTATION PACKAGE:

PORTION OF ROOF 
OVER R.O.W. MIN. 26' 
ABOVE GRADE

OVERHEAD PIPE, PER 
EQUIPMENT PLANS

REINFORCED SLAB 
TO STAGING AREA

TOTAL VACUUM STATIONS: 32 
31 STANDARD (11X18) 
1 ACCESSIBLE (11X18)

I__ I

CD
0)

18. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6" (SIX INCHES) OF SOIL, 
COMPOST AT A RATE OF A MINIMUM OF FOUR CUBIC YARDS PER 1,000 SQUARE FEET 
OF PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO 
THE SOIL.

1. THE CONTRACTOR SHALL MAINTAIN A QUALIFIED SUPERVISOR ON THE SITE AT 
ALL TIMES DURING CONSTRUCTION THROUGH COMPLETION OF PICK-UP WORK.

2. THE CONTRACTOR SHALL VERIFY ALL PLANT MATERIAL QUANTITIES PRIOR TO 
INSTALLATION. PLANT MATERIAL QUANTITIES LISTED FOR CONVENIENCE OF 
CONTRACTOR. ACTUAL NUMBER OF SYMBOLS SHALL HAVE PRIORITY OVER 
QUANTITY DESIGNATED.

1 GALLON SHRUBS
5 GALLON SHRUBS 
15 GALLON SHRUBS 
BOXED TREES

1
3
5
1 PER 4" OF BOX SIZE

8
6 PARTS ON-SITE SOIL
4 PARTS BY VOLUME ORGANIC AMENDMENT PER ABOVE SOIL 

PREPARATION
1 LB./CU.YD. OF MIX 12-12-12 COMMERCIAL FERTILIZER
2 LBS./CU. YD. OF MIX IRON SULFATE
10 LBS./CU. YD. OF MIX AGRICULTURAL GYPSUM

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

I 
1 
I
I 
t 
I
I 
T

I 
t
I

RELOCATED POLE
SIGN /

1
I
I 
t 

-h

t

/ \
+PL-3

- PROVIDE INFILTRATION 
. TRENCH; SEE CIVIL 
. DRAWINGS FOR
. DETAILS

969828

CASE I RADIUS

- PROVIDE (N) CATCH 
■ BASIN; SEE CIVIL 

DRAWINGS FOR 
DETAILS

TRANSITION FROM 
1'-0" CURB ——

TRANSITION TO 
1'-0" CURB —3. THE CONTRACTOR SHALL FURNISH AND PAY FOR ALL CONTAINER GROWN 

TREES, SHRUBS AND VINES, INCLUDING SEEDED AND SODDED TURF, 
HYDROMULCHES AND FLATTED GROUNDCOVERS. THE CONTRACTOR SHALL ALSO 
BE RESPONSIBLE AND PAY FOR: PLANTING OF ALL PLANT MATERIALS; THE 
SPECIFIED GUARANTEE OF ALL PLANT MATERIALS; THE STAKING AND GUYING OF 
TREES AND THE CONTINUOUS PROTECTION OF ALL PLANT MATERIALS UPON THEIR 
ARRIVAL AT THE SITE.

MAINTENANCE SCHEDULES:

15. FERTILIZER TABLETS SHALL BE AGRIFORM, 21 GRAM TABLETS (20-10-5) IN 
QUANTITIES AS FOLLOWS:

AREA SUMMARY

9'x12' 
T/P

Jack Smith @ 
(562)400-1549

LOADING SPACE, 4 
PER LAMC 12.21.C.6

(2) SHORT-TERM & (2) LONG-TERM 
BIKE PARKING. SEE A8.00 FOR 
DETAILS & SPECS

&

O 5 — h 
8828 NO.

CO

la
REQUIRED LANDSCAPE IN THE INTERIOR OF THE VEHICULAR USE AREA 
EQUAL TO A MINIMUM OF 5% OF THE USE AREA:

V— 
v— 
C 
— 
2

GROUND COVER
Genesis Natural by Diamond Turf
Install per manufacturer's recommendations

date 

. Exp. 2-28-27 

$ or CALV

@ 1-2 MONTHS OR AS NEEDED
@ 6-12 MONTHS OR AS NEEDED

VAC (30)

/

- - (N) PAY STATION - 
| B OCCUPANCY

TYPE V-B CONSTRUCTION

12. THIRTY (30) DAYS AFTER INSTALLATION ALL LANDSCAPE SHALL BE FERTILIZED 
WITH BEST FERTILIZER COMPANY 16-6-8 OR APPROVED EQUAL, APPLIED AT THE 
RATE OF SIX POUNDS (6 LBS.) PER 1,000 SQUARE FEET OR PER SOIL AGRONOMY 
REPORT. FERTILIZER APPLICATION SHALL BE CONTINUED THEREAFTER AT 
MONTHLY INTERVALS.

VAC (29)

/
VAC (31)

/

— OIL & WATER ------------- 
SEPERATOR; SEE 
EQUIPMENT VENDOR 
AND CIVIL PLANS FOR 
DETAILS

CONSTRUCT 
TRANSFORMER STAGING 
AREA AND ACCESS 
DRIVE PER LADWP 
GUIDELINES; SEE 
APPROVED LADWP 
PLANS FOR DETAILS

TREE
Syagrus romanzoffiana / Queen palm 

10' min. clear trunk

I________________________  
(N) TRASH ENCLOSURE 

2 STORIES 
B OCCUPANCY 

TYPE V-B CONSTRUCTION 
987.8 SF

4 CU. YDS. NITROGEN STABILIZED ORGANIC AMENDMENT DERIVED FROM 
REDWOOD SAWDUST, FIR SAWDUST OR CEDAR SAWDUST.

15 LBS. SOIL SULFUR
15 LBS. 12-12-12 FERTILIZER

8. THE SOIL AMENDMENTS SPECIFIED ARE FOR BIDDING PURPOSES ONLY. THE 
CONTRACTOR SHALL PROVIDE FOR A SOILS AGRONOMY REPORT FROM WALLACE 
SOILS LABORATORY (310) 615-0116 AND/OR ANY ADDITIONAL SPECIFICATION 
PROVIDED BY THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF PLANT 
MATERIALS.

8'x10' 
S/G

THE LANDSCAPE MAINTENANCE SCHEDULE TASKS LISTED BELOW ARE INTENDED AS MINIMUM 
STANDARDS AND MORE FREQUENT ATTENTION MAY BE REQUIRED DEPENDING ON THE 
PARTICULAR SITE CONDITIONS.

SHRUBS
Dianella tasmanica / Dianella 

@ 24" o.c.
Hemerocallis spp. / Daylily 

425 sf @ 24" o.c.

COURTLAND STUDIO, LLC 
13351-D Riverside Dr. #445 

Sherman Oaks, CA 91423 
P: 818-788-9382 
F: 818-788-3217

Licensed Landscape Architect #3620

C O

LANDSCAPE PLAN 
1" = 20'-0"

VAC (28)^

Drawn: Author

Job Number: Project Number

># 8.33%

#6 Paul A. Lewis 
8 No. 3620

VAC (26)^ 

/

PROVIDE INFILTRATION
TRENCH; SEE CIVIL •
DRAWINGS FOR DETAILS

■ I .

- CONSTRUCT CURB OUTLET PER CIVIL

Date: 05/21/2025

STRAIGHT LINE ACCESS TO BUILDING ENTRY 
PARKWAY PLANTING NOT LAWN - 3pts/50sf 
CONTINUOUSLY PLANTED PKWY - 1pt/linear foot 
ON OR OFF-SITE RECYCLING ALL VEGETATIVE WASTE 
PEDESTRIAN SAFE-CROSS
USE OF LA CITY ORGANIC TOPGRO COMPOST_______  
TOTAL POINTS

5
3
7
5
5
5

30

Quantity Size WUCOLS RemarksSymbol Botanical Name/Common Name

9. FOR BIDDING AREA TO BE LANDSCAPED, THE FOLLOWING AMENDMENTS SHALL 
BE USED UNTIL CONTRACTOR IS PROVIDED WITH SOILS AGRONOMY REPORT. 
AMENDMENTS SHALL BE UNIFORMLY BROADCAST AND THOROUGHLY 
INCORPORATED BY MEANS OF A ROTOTILLER OR EQUAL.

Scale: 1" = 20'-0"

4. PRUNING.
SHRUBS 
TREES

2. TOPDRESSING WITH MULCH.

3. FERTILIZING. DEPENDING ON FERTILIZER.

5. WEEDING.

6. REMOVING OBSTRUCTIONS THAT BLOCK SPRINKLERS, 
DRIP, BUBBLERS.

PROV. INT. LANDSCAPE = 597 SF
+ (5' LANDSCAPE BUFFER) = 242 SF

839 SF TOTAL LANDSCAPE PROVIDED

MAINTENANCE TASK
1. ROUTINE INSPECTION, AUDITING, ADJUSTMENTS,

AND REPAIR OF THE IRRIGATION SYSTEM AND ITS COMPONENTS.

2025-05-22 De Soto CD Set



ISSUE DATES

A DESCRIPTIONDATE

C 
O -I—»

C 
Cy

9
JE52

4 Mo====="" 7.

OIOr s s

EQUAL EQUAL

SITE SOIL

C 
2

PLANT TABLETS PER SPECS

SHRUB PLANTING3 PALM IN GRADE12.
SCALE: N.T.S.SCALE: N.T.S.

LANDSCAPE CERTIFICATION
199

6
LANDSCAPING

Section A: Landscape Designer

□ Related Code Sections

□

Printed Name of Certifier Signature of CertifierSignature: Date:

Section B: Landscape Installer Landscape Project Information
License No. (Contact Email and Phone No., with area code)Date

LADBS Permit Application Number (15-digit): Printed Name of Owner/Lessee

Name:

(Contact Email and Phone No., with area code)
Company Name (if applicable): State License # (if applicable):

Signature: Date:

Landscape Practitioner CertificationSection C: Owner/Representative
The undersigned Landscape Practitioner (LAMC Section 12.40 D) hereby certifies that:

Signature: Date:

Drawn: AuthorPage 1 of 2 Page 2 of 2Los Angeles City Planning | CP-7813 [12.14.2022]Los Angeles City Planning | CP-7813 [12.14.2022]

to (Rev. 01/17/23) Page 1 of 1 www.ladbs.org

O
N 
D L1.1

2025-05-22 De Soto CD Set

<

1

APPLICATIONS

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 its programs, services and activities.

CERTIFICATE OF COMPLETION OF LANDSCAPE 
INSTALLATION

MULCH
FINISH GRADE

SET CROWN OF ROOTBALL 2" 
ABOVE FINISH GRADE

BACKFILL
SCARIFY SUBGRADE

PLANTING TABLETS 
(SEE SPECS.)

Email or return a copy of this document to a Development Services Center (DSC) City Planning 
Public Counter. For hours of operation and contact information for all locations see: 
https://planning.lacity.org/contact/locations-hours or call (213) 482-7077, (818) 374-5050 or (310) 
231-2598.

NOTE:
ALL GROUNDCOVER SHALL BE PLANTED AT EQUAL SPACING 
SEE SPECIFICATIONS FOR FURTHER INFORMATION

COU RT 
LAND 
STUDIO)

Qualified irrigation service provider: The following individuals are authorized to provide services required by the 
Irrigation Guidelines in the State of California: Landscape Architects, Landscape Contractors, Landscape Designers and 
Irrigation Consultants. Personal property owners may design and sign plans for work on any property they own. (Sections 
5500.1, 5615, 5641, 5641.1, 5641.2, 5641.3, 5641.4, 5641.5, 5641.6, 6701, 7027.5 of the Business and Professions Code, 
Section 832.27 of Title 16 of the California Code of Regulations, and Section 6721 of the Food and Agricultural Code.)

'INFILL' PLANT, AS REQUIRED TO MAINTAIN 
SPACING AT IRREGULAR EDGES
TYPICAL PLANT, SPACING VARIES- 
SEE PLANT LEGEND AND PLANS

Substantial completion may be guaranteed by the applicant, in lieu of actual installation. A 
performance bond, certificate of deposit, letter of credit, surety deposit, or other instrument 
acceptable to the City Attorney, in any amount equal to the cost of the landscape shall be posted with 
the City to ensure satisfactory completion of the landscape installation.

Los Angeles Municipal Code (LAMC) Section 12.40 G requires that the Landscape Practitioner, as 
defined in LAMC Section 12.40 D, must file a certificate of completion once the approved landscape 
has been substantially installed. In this way the Landscape Practitioner shall certify to Los Angeles 
City Planning that the landscape, as installed, complies with LAMC Sections 12.40 through 12.43 and 
has been substantially provided as represented on the submitted and approved Landscape Plan.

3" DEEP TAMPED EARTH WATER 
BASIN AROUND SHRUB, FILL WITH
MULCH

PLANTING PIT TO BE 2" 
SHALLOWER THAN ROOTBALL 
AT CENTER, BUT DEEPER 
AROUND HOLE'S EDGES TO 
PREVENT SETTLING. PIT TO 
BE TWICE THE WIDTH OF THE 
CONTAINER.

TRUNK HEIGHT: 
MEASURED FROM 
PLANTED GRADE LEVEL 
AT BASE OF TRUNK TO 
TERMINAL BUD AT BASE 
OF FAN STALKS. TRUNK 
TO BE CLEAN. STRAIGHT 
AND FREE OF SCARS OR 
ROT. SET TRUNK PLUMB.

FINISH
GRADE

FAN STALKS TO BE TIED AND PROTECTED 
DURING SHIPMENT. UNTIE FRONDS AS 
DIRECTED BY PALM TREE SUPPLIER.

NO MULCH NEAR TRUNK

TOP OF ROOTBALL 3" 
ABOVE FINISH GRADE
2 INCH LAYER OF MULCH

DO NOT PLANT 
TREES OVER 
DRAINAGE

NEW PLANTING SOIL 
BACKFILLED TO 
CREATE WATERING 
RING, PUDDLE AND 
SETTLE TO SET 
PLANT AT FINISH 
GRADE (SEE SPECS. 
FOR PLANTING MIX)

0)
2

date 

Exp. 2-28-27 

Of CALV

E 0

FORM 
GRN 12

1/2 "EQUAL" 
(MAX.) AT 
EDGES

Relation to Project:

Signature of Owner/Lessee

s 
A

2023 Los Angeles Green Building Code 
(This form is required at final inspection) 8 ©

8 $ 9
2 E $
6 o O

— LL •

I certify that I am qualified by the State of California to perform landscape design services; the landscape design and water 
use calculations for this project were prepared by me or under my supervision; the landscape design and water use 
calculations comply with the requirements of the Model Water Efficient Landscape Ordinance, and the Landscape 
Documentation Package is complete; OR
Interior T.I., no landscape work performed (do not complete sections B or C below); OR
This project is not subject to the Model Water Efficient Landscape Ordinance (do not complete sections B or C below).

1. They are the certifier of the landscape documents submitted for the above project, or the 
authorized successor;

City Planning Case No(s).: 
(where applicable)

LANDSCAPE

Consultant
Relationship to Project:_____________

0) —
O 08 — C > —C -e < 0)

LACDDBS
DEPARTMENT OF BUILDING AND SAFETY

Courtland Studio
Company Name (if applicable):____________________

ARCHITECTURE

COURTLAND STUDIO, LLC 
13351-D Riverside Dr. #445 

Sherman Oaks, CA 91423 
P: 818-788-9382 
F: 818-788-3217

Licensed Landscape Architect #3620

. . 3620
State License # (if applicable):______

□ I certify that (a) I am qualified by the State of California to provide landscape design services; the landscape project for this 
project was installed by me or under my supervision; (b) the landscaping for the identified property has been installed in 
substantial conformance with the approved Landscape Documentation Package and complies with the requirements of the 
Model Water Efficient Landscape Ordinance; (c) a diagram of the irrigation plan showing hydrozones is kept with the 
irrigation controllers; (d) the Certificate of Completion has been completed in compliance with the requirements of the Model 
Water Efficient Landscape Ordinance and shall be implemented.

□ I certify that I am the property owner or an authorized representative and have received copies of all the documents within the 
Landscape Documentation Package and the Certificate of Completion and that it is my responsibility to see that the project is 
maintained in accordance with the Landscape and Irrigation Maintenance Schedule.

Date: 03/07/2025

Paul Lewis
Name:_______________

Scale: 1" = 20'-0"

ADSCAPE 4 

f Paul A. Lewis V
No. 3620 A

9

Job Number: Project Number

Sheet:

SHRUB AND GROUNDCOVER SPACING
SCALE: N.T.S.

2. If prepared by a licensed landscape architect, plans have been stamped;

3. The landscape as described by the landscape documents has been installed or shall be installed 
on the project site and public right-of-way, if applicable;

6. Landscape documents shall include planting and irrigation plans prepared as per the Landscape 
Plan Instructions (CP-6730), with documentation of project’s compliance with Landscape 
Ordinance No. 170,978.

5. Where public right-of-way trees and/or landscaping is shown on approved Exhibit “A” plans, an 
A-, B-, or R-Permit will be required for installation. Landscape documents as approved by LA City 
Planning in Exhibit “A” have been provided to the Bureau of Engineering and Bureau of Street 
Services. The Urban Forestry Division will vet and inspect locations and determine placement of 
trees; and

EDGE OF PLANTING AREA 12" (SHRUBS)---- 7
8" (GROUNDCOVER)

4. Two copies of the Planning Department approved landscape plans have been provided to the 
Department of Building and Safety (LADBS) at the time of Plan Check and made available in the 
field to LADBS Inspectors throughout construction, including during demolition, site preparation 
and grading activities;

Project Street Address:_________________________________________
(same as address on Building Permit application)

DO NOT EXCAVATE DEEPER 
THAN SOIL IN BOX. VERIFY 
SOIL DEPTH IN BOX PRIOR TO 
EXCAVATION

PLANTING HOLE 2X DIAMETER 1 
OF ROOTBALL

2025-05-22 De Soto CD Set
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ISSUE DATES
UNDERGROUND SERVICE ALERT OR SOUTHERN CALIFORNIA

DATE DESCRIPTIONA

IRRIGATION LEGEND
SYMBOL MFG. MODEL NUMBER/ DESCRIPTION REMARKS

HUNTER ICV-101G, 1" MASTER CONTROL VALVE SEE DETAIL A

HUNTER ACZ-075-40, 3/4" DRIP ANTI-SIPHON REMOTE CONTROL VALVE (3/4" PGV-ASV VALVE W/3/4" HFR SYSTEM) SEE DETAIL B

HUNTER PGV-075-ASV, 3/4" ANTI-SIPHON REMOTE CONTROL VALVE. SEE DETAIL C

FS HUNTER HC-100-FLOW, HC FLOW METER W/ 1" MNPT THREAD SEE DETAIL D

HOSE BIBB

APPROVED BRONZE 150 PSI RATED BALL VALVE; LINE SIZE IN VALVE BOX.NIBCO SEE DETAIL E

SEE DETAIL FHUNTER

□ □
AR VALVE KIT; 1" AIR/ VACUUM RELIEF VALVE IN VALVE BOX AT HIGH POINT. SEE DETAIL GRAINBIRD

KPF0 NETAFIM TL050-MFV AUTOMATIC FLUSH VALVE IN VALVE BOX AT LOW POINT. SEE DETAIL G

XFD-09-12-xxx ON SURFACE DRIPLINE; EMITTERS @12" O.C. & 12" ROW SPACING. SEE DETAIL HRAINBIRD '-----(E) Parkway to remain

APPROVED PVC SCH. 40 LATERAL LINE; SEE PLAN FOR SIZE SEE DETAIL I

APPROVED PVC SCH. 40 MAINLINE SLEEVE; 2 AT EACH LOCATION 2X THE DIA. OF PIPE TO BE SLEEVED SEE NOTES 1,2 3

P.

APPROVED SEE DETAIL I
p

Pe
QC 
Eds 
x 2 8 
n m s(ECO ECO-ID DRIP SYSTEM INDICATORHUNTER SEE DETAIL J O-

HYDROZONE LEGENDDRIP— IRRIGATION TYPE

VALVE / CONTROLLER SEQUENCE
SYMBOL DESCRIPTION

VALVE SIZE

GPM

4.7

IRRIGATION SPRAY HEAD LEGEND
sSYMBOL MFG. MODEL NUMBER/ DESCRIPTION REMARKS

1)© HUNTER 0.5 SEE DETAIL K

LANDSCAPE

GENERAL IRRIGATION NOTES:

ARCHITECTURE

(A)

6A
FS1

12. REFER TO THE SPECIFICATIONS FOR ADDITIONAL DETAILED INFORMATION.

13. THE CONTRACTOR SHALL PROVIDE IN HIS BID FOR A ONE-YEAR (1-YEAR) MAINTENANCE PERIOD.

E

15. AUTOMATIC LANDSCAPE IRRIGATORS SHALL BE INSTALLED IN SUCH A WAY THAT IT DOESN'T SPRAY ON THE BUILDING.

HYDROZONESGREEN BUILDING NOTES: IDENTIFICATION OF IRRIGATION WATER LINE:
1
Q

Drip-M, 167 sfA-1
If required, all buried pressurized water lines shall be identified w/ continuous tape.

Bubbler-M, 7 sfA-2

ANDSCAPg
A-3 Drip-M, 328 sf

//

Bubbler-M, 21 sfA-4

A-5 Drip-L, 316 sf

Drawn: AuthorsQ 0' 10' 20' 40'
Job Number: Project Number

/ Sheet:

L2.01
2025-05-22 De Soto CD Set

s

All buried pressurized water lines must be inspected prior to backfill. Contractor must call for inspection by LA County 
Health inspector (626-430-5290) prior to backfilling mainline trenches.

For all irrigation systems with non-potable water, rainwater, or graywater. Confirm with 
civil engineer and LA County Health Department if required.

The following identification tape will be accompanied with respective tags of the same colors and wording for all valve 
boxes, vaults, control valves, quick couplers, outlets and related appurtenances, if applicable.

For recycled water, graywater, treated graywater, and industrial non-potable water - consult with LA County Public 
Health Department.

PHC-600, FIXED 6 STN. OUTDOOR WALL MOUNT WIFI CONTROLLER W/ HYDRAWISE WEATHER BASED 
WATER MANAGEMENT SOFTWARE; 120 VAC POWER TO THE CONTROLLER LOCATION BY OTHERS.

COOL SEASON TURF
WARM SEASON TURF
HIGH WATER USING SHRUB/TREE 
MEDIUM WATER USING SHRUB/TREE 
LOW WATER USING SHRUB/TREE
VERY LOW WATER USING SHRUB/TREE

HYDROZONE TYPE
AREA
APPLICATION RATE

DESIGN OPERATING PRESSURE

CST 
WST 
HWUS 
MWUS 
LWUS 
VLWUS

All rainfall/non-potable cistern water main lines, valve boxes and appurtenances shall be identified to clearly distinguish 
between non-potable cistern water and potable water systems. Specific wording on identification tape shall be required. 
The minimum requirement for pipeline identification is per the current Uniform Plumbing Code, and contractor is 
responsible for confirming with LA County Public Health Department for current standards.

MWUS 
xx sf -

LOCATE — 
IRRIGATION 
ASSEMBLY 
HERE

LWUS 
316 sf 

1.44 in/hr 
40 psi

Paul A. Lewis 
No. 3620 n 

O 
—I

MWUS
21 sf 

1.44 in/hr 
40 psi

COURT 
LAND 
STUDIO.

DIAL TOLL FREE 
1-800-422-4133

AT LEAST TWO 
DAYS BEFORE
YOU DIG

LOCATE ON SITE PER LANDSCAPE­
ARCHITECT & OWNER. 110V BY OTHERS

—LU
• 4 u4 — C2 3 2- - =1

0)

MWUS 
7 sf 

1.44 in/hr 
40 psi 

-9- L-O

JO 
sis 
843 m $ S 
812

MAINLINE: 1) UNDER CONCRETE DECK (IN GARAGE) - TYPE L COPPER FOR SIZES 1-1/2" AND SMALLER
2) INSIDE WALLS AND BETWEEN FLOORS (DECK PENETRATIONS) - TYPE K COPPER
3) BETWEEN WATER MAIN AND BACKFLOW - TYPE K COPPER
4) DOWNSTREAM FROM BACKFLOW - SCHEDULE 40 PVC BURIED IN SOIL SIZE 1 1/2" AND 

SMALLER, SIZE NOTED

C‘-- Q — — •
O C 0
0 O’

11. ALL IRRIGATION EQUIPMENT NOT OTHERWISE DETAILED OR SPECIFIED HEREIN SHALL BE INSTALLED PER THE MANUFACTURER'S 
RECOMMENDATIONS AND SPECIFICATIONS.

COURTLAND STUDIO, LLC 
13351-D Riverside Dr. #445 

Sherman Oaks, CA 91423 
P: 818-788-9382 
F: 818-788-3217

Licensed Landscape Architect #3620

14. THE CONTRACTOR SHALL INSTALL ALL MAINLINES IN LANDSCAPE AREAS AND NOT UNDER PAVING UNLESS IT IS A NECESSARY CROSSING OF A 
STREET OR WALK. THE MAINLINE SHALL BE INSTALLED AT THE DEPTH NOTED IN THE IRRIGATION DETAILS AND AT A HORIZONTAL DISTANCE OF 
12"-24" FROM THE EDGE OF ALL CURBS OR WALKS. ALL MAINLINE AND VALVES SHALL BE LOCATED BEHIND THE PROPERTY LINE.

date 

. Exp. 2-28-27 / 

aawvPotable (blue or green background w/ black lettering) up to backflow
"POTABLE WATER"

Non-potable (Irrigation, from potable source and downstream from backflow, yellow background w/ black lettering)*
"NON-POTABLE WATER"

Rainwater/Non-potable Cistern Water (purple background w/ black lettering)
"CAUTION - NON-POTABLE CISTERN WATER, SUBSURFACE IRRIGATION ONLY"

10. THE IRRIGATION SYSTEM DESIGN IS BASED ON A MINIMUM OPERATING PRESSURE OF 40 PSI AND A MAXIMUM FLOW DEMAND OF 4.9 GPM. 
VERIFY WATER PRESSURES PRIOR TO CONSTRUCTION. REPORT ANY DIFFERENCES BETWEEN THE WATER PRESSURE SHOWN ON THE PLANS 
AND THE PRESSURE READING IN THE FIELD TO THE OWNER'S AUTHORIZED REPRESENTATIVE.

IRRIGATION PLAN 
1" = 20'-0"

xx in/hr 7
40 psi —

6 _ 
(0 .

Y, POC GATE , y w VALVE

0. MV V

SCALE : 1" = 20'-0"

ATTENTION IS DIRECTED TO THE POSSIBLE EXISTENCE OF 
UNDERGROUND FACILITIES NOT KNOWN OR IN A LOCATION 
DIFFERENT FROM THAT WHICH IS SHOWN ON THE PLANS OR 
IN THE SPECIAL PROVISIONS. THE CONTRACTOR SHALL TAKE 
STEPS TO ASCERTAIN THE EXACT LOCATION OF ALL 
UNDERGROUND FACILITIES PRIOR TO DOING WORK THAT MAY 
DAMAGE SUCH FACILITIES OR INTERFERE WITH THEIR SERVICE. 
BEFORE EXCAVATING, THE CONTRACTOR SHALL VERIFY THE 
LOCATION OF UNDERGROUND UTILITIES BY CONTACTING 
UNDERGROUND SERVICE ALERT AT 1(8 0 0) 422-4133.

Date: 05/21/2025

L > L >

DD__

(A)

MV

PROS-04, 4" SHRUB POP-UP, MULTI-STREAM BUBBLER NOZZLE 40 1 FT MSBN-50H

P.S.I. G.P.M. RADIUS NOZZLE

DRIP

A-5
3/4"

BUBBLER 
22 

3/4"

1

Scale: 1" = 20'-0"

DRIP

\ 3/4" /

2.5

MWUS 
167 sf

1.44 in/hr 
40 psi

DRIP 

/2-3)
\ 3/4" /

4.9

MWUS 
328 sf 

1.44 in/hr
—40 -PSI —

BUBBLER

3/4"

80'

2. ALL LATERAL LINE PIPING UNDER PAVING SHALL BE PVC SCHEDULE 40 AND SHALL BE INSTALLED PRIOR TO PAVING. THE PIPING SHALL BE A 
MINIMUM OF 12" BELOW SUB GRADE.

8. AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION.

5. ALL SPRINKLER HEADS SHALL BE SET PERPENDICULAR TO FINISH GRADE UNLESS OTHERWISE SPECIFIED OR DIRECTED.

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

4. THE 120 VAC ELECTRICAL POWER SOURCE AT THE CONTROLLER LOCATION SHALL BE PROVIDED BY THE ELECTRICAL CONTRACTOR. MAKE THE 
FINAL CONNECTION FROM THE SOURCE TO THE CONTROLLER OR AS ALLOWED BY LOCAL CODES.

9. FLUSH AND ADJUST ALL SPRINKLER HEADS AND VALVES FOR THEIR OPTIMUM OPERATION.

3. PIPE SIZES SHALL CONFORM TO THOSE SHOWN ON THE DRAWINGS. NO SUBSTITUTIONS OF SMALLER PIPE SIZES SHALL BE PERMITTED BUT 
SUBSTITUTIONS OF LARGER SIZES MAY BE APPROVED. ALL DAMAGED AND REJECTED PIPE SHALL BE REMOVED FROM THE SITE AT THE TIME OF 
THE REJECTION.

5. A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE IRRIGATION 
CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

6. THE CONTROLLER IS SHIPPED WITH A COMPLETE OPERATIONS MANUAL WHICH SHALL BE GIVEN TO OWNER OR 
KEPT ON SITE PER OWNER'S REQUEST.

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

1. I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF 
WATER IN THE LANDSCAPE DESIGN PLANS.

1. ALL MAINLINE PIPING AND CONTROL WIRES UNDER PAVING SHALL BE INSTALLED IN SEPARATE SLEEVES. ALL SLEEVING SIZES SHALL BE AS 
INDICATED ON THE PLANS. ALL SLEEVES SHALL BE AT A DEPTH OF 18" MINIMUM BELOW SUB GRADE.

6. THIS DESIGN IS DIAGRAMMATIC. ALL PIPING, VALVES, OR OTHER SIMILAR APPURTENANCES SHOWN IN PAVED AREAS IS FOR DESIGN AND 
GRAPHIC CLARIFICATION AND SHALL BE INSTALLED IN IRRIGATED PLANTING AREAS. WHEREVER POSSIBLE INSTALL ALL VALVES AND BOXES IN 
SHRUB AREAS AND NOT IN TURF AREAS.

3. AFTER INSTALLATION, INSTALLER TO PERFORM PRESSURE TESTING AND VERIFY WATER COVERAGE OF ENTIRE 
IRRIGATION SYSTEM. INSTALLER SHALL ADJUST OR REPLACE ANY DEVICES TO ENSURE EFFICIENT, COMPLETE 
AND PROPER WORKING OF THE SYSTEM.

8. DO NOT WILLFULLY INSTALL THE IRRIGATION SYSTEM WHEN IT IS OBVIOUS THAT THE FIELD CONDITIONS VARY FROM THE DRAWINGS AND 
THAT UNKNOWN OBSTRUCTIONS, GRADE DIFFERENCES OR DIFFERENCES IN THE AREA DIMENSIONS EXIST THAT HAVE NOT BEEN INDICATED 
ON THE ENGINEERING. SUCH ITEMS SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER'S AUTHORIZED REPRESENTATIVE. ASSUME FULL 
RESPONSIBILITY FOR ANY NECESSARY REVISIONS IN THE EVENT THAT THIS NOTIFICATION IS NOT HEEDED.

7. IT IS THE RESPONSIBILITY OF THE IRRIGATION CONTRACTOR TO FAMILIARIZE HIMSELF WITH ALL GRADE DIFFERENCES, LOCATION OF WALLS, 
RETAINING WALLS, STRUCTURES AND UTILITIES OF THE SITE. COORDINATE WORK WITH OTHER TRADES AND CONTRACTORS FOR THE 
LOCATION AND INSTALLATION OF ALL IRRIGATION EQUIPMENT. REPAIR AND/OR REPLACE ALL ITEMS DAMAGED BY WORK PERFORMED.

7. A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE DESIGNER OF THE 
LANDSCAPE PLANS, IRRIGATION PLANS OR THE LICENSED LANDSCAPE CONTRACTOR FOR THE PROJECT.

9. AN AUTOMATIC IRRIGATION SYSTEM SHALL BE PROVIDED FOR ALL LANDSCAPED, PLANTED AREAS. THE SYSTEM 
SHALL BE INSTALLED AND OPERATIONAL PRIOR TO THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY.
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ISSUE DATES
2, 
0 DESCRIPTIONDATEA

IRRIGATION LEGENDJ

SYMBOL MODEL NUMBER/ DESCRIPTIONMFG. REMARKS

(MV) HUNTER ICV-101G, 1" MASTER CONTROL VALVE SEE DETAIL A

HUNTER ACZ-075-40, 3/4" DRIP ANTI-SIPHON REMOTE CONTROL VALVE (3/4" PGV-ASV VALVE W/3/4" HFR SYSTEM) SEE DETAIL B

HUNTER PGV-075-ASV, 3/4" ANTI-SIPHON REMOTE CONTROL VALVE. SEE DETAIL C

FS HC-100-FLOW, HC FLOW METER W/ 1" MNPT THREADHUNTER SEE DETAIL D

HOSE BIBB

NIBCO APPROVED BRONZE 150 PSI RATED BALL VALVE; LINE SIZE IN VALVE BOX. SEE DETAIL E

D SEE DETAIL FHUNTER< A)
1)

AR VALVE KIT; 1" AIR/ VACUUM RELIEF VALVE IN VALVE BOX AT HIGH POINT. SEE DETAIL GRAINBIRD

0 TL050-MFV AUTOMATIC FLUSH VALVE IN VALVE BOX AT LOW POINT. SEE DETAIL GNETAFIM
□i

XFD-09-12-xxx ON SURFACE DRIPLINE; EMITTERS @12" O.C. & 12" ROW SPACING.RAINBIRD SEE DETAIL H \-----(E) Parkway to remain

PVC SCH. 40 LATERAL LINE; SEE PLAN FOR SIZE SEE DETAIL IAPPROVED

PVC SCH. 40 MAINLINE SLEEVE; 2 AT EACH LOCATION 2X THE DIA. OF PIPE TO BE SLEEVED SEE NOTES 1,2APPROVED

APPROVED SEE DETAIL I

(ECO) ECO-ID DRIP SYSTEM INDICATOR SEE DETAIL JHUNTER
— —

Un) X
• 4HYDROZONE LEGENDDRIP­ IRRIGATION TYPE

VALVE/CONTROLLER SEQUENCE
hi i
ill IDESCRIPTIONSYMBOL

VALVE SIZE

GPM

APPLICATION RATE

— DESIGN OPERATING PRESSURE
Ill

Maximum Applied Water Allowance Calculations for New and Rehabilitated Non-Residential Landscapes
WAT

Enter value in Pale Blue Cells

LANDSCAPE

Los Angeles

50.10

28

811

SLA (ft2)
ARCHITECTURETotal Landscape Area 839

III11,727 Gallons

Cubic Feet
HCF

50
III |

839
0

Total annual precipitiation (inches/year) in
Q C
O Co
0 n

Eppt (in/yr)(25% of total annual precipitation)0.00Enter Effective Precipitation

Gallons

======

V—
Estimated Total Water Use

) < 
i (Tan Cells Show Results

Messages and Warnings

Irrigation Efficiency Default Value for overhead 0.75 and drip 0.81.

o .

(PF x HA (ft2))/lEHydrozone

A \

SLA
Sum

Results
ETWU complies with MAWAMAWA = 11,727 ETWU =

Drawn: Author5

Q 0' 10' 20' 40' 80'

Sheet:

L2.1
2025-05-22 De Soto CD Set

?

Results:
MAWA = ((ET0- Eppt) x (0 62)) x [(0 45 x LA) + ((1 0 - 0 45) x SLA)]

Click on the blue cell on right to Pick City Name 
ET of City from Appendix A

HYDROZONE TYPE
AREA

PHC-600, FIXED 6 STN. OUTDOOR WALL MOUNT WIFI CONTROLLER W/ HYDRAWISE WEATHER BASED 
WATER MANAGEMENT SOFTWARE; 120 VAC POWER TO THE CONTROLLER LOCATION BY OTHERS.

Total Landscape Area
Special Landscape Area

CST 
WST 
HWUS 
MWUS 
LWUS 
VLWUS

COOL SEASON TURF
WARM SEASON TURF
HIGH WATER USING SHRUB/TREE 
MEDIUM WATER USING SHRUB/TREE 
LOW WATER USING SHRUB/TREE
VERY LOW WATER USING SHRUB/TREE

1

O

CD
0)

-—

Results:
(ET0) x (0.62) x [(0.45 x LA) + (1.0 - 0.45) X SLA)]

Hydrozone Area (HA) 
(ft2) Without SLA

COU RT 
LAND

MWUS 1 
xx sf —

date

Exp. 2-28-27

$OF CAW

Acre-feet
Millions of Gallons

SCALE : 1" = 20-0"

Drip Landscape Area (ft2)

Plant Water Use Type
Very Low
Low
Medium
High
SLA

Acre-feet
Millions of Gallons

Cubic Feet
HCF

Overhead Landscape Area (ft2)

O -

“ s
“ %
0 i
2 5

Name of City
ET (inches/year)

ET (inches/year)

LA (ft2)
SLA (ft2)

X co m 
OTO — m —I

0
0

Plant Factor 
(PF)

1,568
16

MAINLINE: 1) UNDER CONCRETE DECK (IN GARAGE) - TYPE L COPPER FOR SIZES 1-1/2" AND SMALLER
2) INSIDE WALLS AND BETWEEN FLOORS (DECK PENETRATIONS) - TYPE K COPPER
3) BETWEEN WATER MAIN AND BACKFLOW - TYPE K COPPER
4) DOWNSTREAM FROM BACKFLOW - SCHEDULE 40 PVC BURIED IN SOIL SIZE 1 1/2" AND 

SMALLER, SIZE NOTED

2 - 212" SLEEVES 
(TYP)

2 - 212" SLEEVES 
(TYP)

Tan Cells Show Results
Messages and Warnings

2 - 212" SLEEVES 
(TYP)

III |
III
III

III I 
mil
III |
hi i 

_ILP 
in i

COURTLAND STUDIO, LLC 
13351-D Riverside Dr. #445 

Sherman Oaks, CA 91423 
P: 818-788-9382 
F: 818-788-3217

Licensed Landscape Architect #3620

SLEEVING PLAN 
1" = 20'-0"

Plant Factor
0-0.1

0.2 - 0.3
0.4 - 0.6
0.7-1.0

1.0

CSC 
0 <o

LU >
O 2

O 0
0) O

Equation: ETWU = ET0 x 0.62 x [((PF x HA)/IE) + SLA]; Considering precipitation ETWA = (ETo-Eppt) x 0.62 x [((PF x HA)/IE) +SLA] 
Enter values in Pale Blue Cells

Job Number: Project Number

JMDSCAPg
s8 Paul A. Lewis y 

8/ No. 3620 \

xx in/hr —
40 psi —

Date: 05/21/2025

10,480 Gallons
1,401 Cubic Feet_______
14.01 HCF_____________

0.03 Acre-feet________
0.01 Millions of Gallons

MAWA calculation incorporating Effective Precipitation (Optional) 
Precipitation (Optional)
ET0 of City from Appendix A

A-1
A-2
A-3
A-4
A-5

Irrigation 
Efficiency 

(IE) 
0.81 
0.75 
0.81 
0.75 
0.81

167
7

328
21

316

0
839

82
4

162
11
78

337 
0

Scale: 1" = 20'-0"

Plant Water Use 
Type (s) (low, 
medium, high) 

Medium 
Medium 
Medium 
Medium

Low

0.40
0.40
0.40
0.40
0.20

Select System From 
the Dropdown List 
click on cell below

Drip 
Overhead Spray 

Drip
Overhead Spray 

Drip
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LEGEND ISSUE DATES

A DATE DESCRIPTION
1) HUNTER REMOTE CONTROL VALVE (ICV) WITH (7) VALVE

ELOW CONTROL 18-24" COILED WIRE

WRAP TWICE AROUND BRICK MODEL PGV-XXX-ASV

MODEL ACZ-075
GRAVEL - 4” MIN. DEPTH SCH 80 NIPPLES

18-24" COILED WIREFINISH GRADE AT ADJACENT SUREACE (TURE 12) IRRIGATION LATERAL 1

MAINLINE AND FITTINGS

SCH 80 NIPPLES
3

FINISH GRADEFINISH GRADE
&25MMLO 

— 4
MAIN LINE PIPE & FITTINGS

YXXYWNYYAVYOM AW,eX) XCXW
LATERAL PIPE & FITTINGS 5

[B2 FLOW—> FLOW—>

LO 
— — —

A ) MASTER CONTROL VALVE C ANTI-SIPHON REMOTE CONTROL VALVE D) FLOW SENSORB ANTI-SIPHON DRIP REMOTE CONTROL VALVE

D

FLUSH VALVE
LANDSCAPE

TWALL

ET IRRIGATION CONTROLLER
LE

PVC RETURN HEADER
= \

7

FLEXIBLE PVC DRIP TUBING
FINISH GRADE

-l- ARCHI TECTUREBALL VALVE; LINE SIZE

VALVE BOX EXTENSION; LENGTH AS REQUIRED

n

MLHLFFLFL FINISH GRADE3/4" 0 PEA GRAVEL; 1 CUBIC FT. MIN.
PER PLAN

AFLOOR
& 
w

O' . O LATERAL SIZES
CONTROL VALVE

PVC SCH 80 ELL.
%

PVC PIPE

DRIP AIR-VACCUM RELIEF VALVE

E) BALL VALVE G ) FLUSH VALVE & AIR/VACUUM RELIEF VALVE H DRIP TUBING INSTALLATIONF WALL MOUNT CONTROLLER

WIRING120 VOLTMAIN SUPPLY 2 "FINISHED GRADE

O 
0

( 3 ADJACENT MULCH&c

(4 0PVC LATERAL PIPE

(5)SWING JOINT
(Y

WIRING

41 (3) NOSCAPE

3/

3

Drawn: Author— 
n

Job Number: Project Number

Sheet:

L2.2PIPING & WIRING ECO-ID INDICATOR K BUBBLERJ

2025-05-22 De Soto CD Set

SNAKE ALL PLASTIC PIPE 
INTO TRENCHES 
AS SHOWN.

POWER CORD WITH 3-PRONGED 
PLUG TRANSFORMER.

P.V.C. CONDUIT - SIZE AS 
NOTED.

PVC SCH 40 3/4" MPT x 1/2" 
SLIP REDUCING MALE 
ADDAPTOR

3/4" 0 CRUSHED ROCK;
2 CU. FT. MIN.

LATERAL PIPE & 
FITTINGS

MAIN LINE PIPE & 
FITTINGS

PVC DRIP FLEX HOUSE OR 
LATERAL

FROM CONTROL VALVE 
MANIFOLD; SEE CONTROL VALVE 
DETAIL

LATERAL
MAINLINE

ALL MAINLINE 
SHALL BE 
INSTALLED PER 
MFG'S.
SPECIFICATIONS.

WATERPROOF
CONNECTORS (2)

PVC MALE ADAPTOR 
PVC MAINLINE.

*NOTE*
ANTI-SIPHON VALVES SHOULD BE INSTALLED 12" ABOVE THE 
HIGHEST SPRINKLER HEAD WITHIN THE ZONE, OR, ACCORDING 
TO LOCAL CODE.

TAPE AND BUNDLE 
WIRING AT 10 FT. 
O.C. MAXIMUM.

ROUND PLASTIC VALVE BOX WITH LOCKING 
COVER BY AMETEK OR APPROVED EQUAL 
BRANDED W/ "GATE VALVE"

(8) PVC SLIP X FPT ADAPTOR

INSTALL ALL 
120 VOLT 
WIRE IN 
CONDUIT PER 
LOCAL CODE.

PER 
LOCAL 
CODE

PROVIDE A 20" LOOP 
IN WIRE AT ALL 
CHANGES OF 
DIRECTION 
GREATER THAN 30'. 
REMOVE TIES 
AFTER ALL 
CONNECTIONS HAVE 
BEEN MADE.

120 VOLT 
CONVENIENCE 
OUTLET FOR ET 
IRRIGATION 
CONTROLLER.

HOLE THROUGH 
WALL FOR 
CONDUIT SHALL 
BE PROVIDED BY 
CONTRACTOR. 
SEAL AND WATER 
PROOF AS 
REQUIRED______

CONTROL WIRING 
TO ELECTRIC 
CONTROL
VALVES. -------------

CONDUIT OUTLET BODY 
JUNCTION BOX. SIZE AS 
REQUIRED.

3/4" FOR 1-7 GPM
1" FOR 8-12 GPM
1 1/4" FOR 13-20 GPM

AIR RELIEF VALVE - 
FARTHEST FROM VALVE 
@ HIGHEST POINT, SEE 
AIR RELIEF VALVE DTL

7

CD 
0)

*NOTE*
ANTI-SIPHON VALVES SHOULD BE INSTALLED 12" ABOVE THE HIGHEST 
SPRINKLER HEAD WITHIN THE ZONE, OR, ACCORDING TO LOCAL CODE.

10"0 ROUND VALVE BOX 
W/ LOCKING COVER. 
BRAND "ARV" ON LID

RAINBIRD AR AIR/VACUUM 
RELIEF VALVE PVC SCH 80 
REDUCER COUPLING

PVC SCH 40 TEE, TYPICAL
COMPRESSION ADAPTER, TYPICAL
VALVE DETAIL
LANDSCAPE DRIPLINE; INSTALL AT
FINISH GRADE
PVC SUPPLY HEADER.

OR MULCH)
SCH. 80 CLOSE NIPPLE, MATCH SIZE TO

Paul A. Lewis 
No. 3620

* 2 1/2" AND SMALLER: 18" 
3" AND LARGER: 24"

COURT 
LAND 
STUDK

%
OJ

5

: CD 
! < 
» O

(1)
(2)
(3)
(4) 

5)

WATERPROOF CONNECTORS (2)

XXMMNL

3) WATERPROOF CONNECTORS (2) 

18”-24” COILED WIRE TO CONTROLLER

C. 

t

1

1" IN TURF 
2" IN SHRUB

o O O- 
■ O

SWING JOINT:
z HUNTER ’PRO-FLEX’ TUBING 24"-36", 
• HSBE-050 ELBOWS (2), &

MARLEX STREET ELBOW (1)

(LATERAL TEE OR ELL

©LATERAL PIPE

2) IRRIGATION VALVE BOX: HEAT STAMP LID WITH (9) BRICK SUPPORTS (4) 
’RCV’ IN 2” LETTERS7

FILTER FABRIC
10 SUPPORTS 
Q 3/4” WASHED

1 NOTE: FOR AUTOMATIC CONTROLLERS WITH INTERNAL TRANSFORMERS, PLUG 
120 VOLT POWER CORD DIRECTLY INTO CONVENIENCE OUTLET.

«2
LU 5d d.

©MODEL MSBN BUBBLER 

©FINISH GRADE

5X PIPE 
DIA. MINIMUM, ss 3

13

COURTLAND STUDIO, LLC 
13351-D Riverside Dr. #445 

Sherman Oaks, CA 91423 
P: 818-788-9382 
F: 818-788-3217

Licensed Landscape Architect #3620

—
• 0
0) o

SALCO DAS-8 ACCESS 
SLEEVE.
FINISH GRADE
NETAFIM TL050 (3/4" FPT) 
AUTOMATIC FLUSH VALVE

Scale: NTS

10X PIPE
DIA. MINIMUM ,

date

. Exp. 2-28-27 

=

SOF CAL

Date: 03/07/2025

8 .

(2)__ +kkkh

MAIN SUPPLY, 
LATERAL AND 
WIRING

FROM EDGE OF PLANTING OR 
6" PAVING

LEGEND_____________________
1. PLASTIC VALVE BOX W/ 

EXTENSIONS AS NECESSARY 
AND LOCKING COVER

2. FINISH GRADE
3. WATERPROOF CONNECTION; 3M 

SERIES 3500 SCOTCH-LOK OR 
EQUAL.

4. TWO CONDUCTOR SHIELDED 
CABLE- ROUTE TO CONTROLLER 
VIA. CONDUIT.

5. FLOW SENSOR PER PLAN.
6. VALVE BOX EXTENSION.
7. PEA GRAVEL DRAIN SUMP; 30" 

DIA. X 6" DEEP MIN.

LEGEND:
©ECO INDICATOR

LATERAL
&

- PVC SCH 40 ELL, TYPICAL

FLUSH VALVE - FARTHEST FROM
VALVE @ LOWEST POINT, SEE 6 FLUSH VALVE DETAIL
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DE SOTO EXPRESS CAR WASH PROJECT

Case Number: ENV-2024-494-MND

Project Location: 9119 North De Soto Avenue, Chatsworth, California, 91311

PREPARED FOR:

PREPARED BY:

APPLICANT:

July 2025

Project Description: The Project involves the construction of an automated approximately 5,111- 
square-foot, 36 foot and eight inch high car wash facility to be equipped with standard car wash 
equipment. The Project also includes an approximately 1,178-square-foot pay station shade 
structure to provide shelter for incoming customers and a 988-square-foot, two-story trash 
enclosure. The Project will provide a total of 32 vehicle vacuum stalls and four bicycle parking 
spaces. Although the Project would operate as an automated car wash facility, approximately two 
to five employees per shift would supervise the facility to provide customer service and support. 
Proposed hours of operation are 7:00 a.m. to 9:00 p.m., daily.

The City of Los Angeles 
Department of City Planning

Community Plan Area: Chatsworth - Porter Ranch

Council District: 12 — Lee

De Soto Express Holdings, LLC 
1308 East Colorado Boulevard, #2071 

Pasadena, California 91106

Impact Sciences, Inc.
811 W. 7th Street, Suite 200 

Los Angeles, California 90017

LOS ANGELES 
DEPARTMENT OF CITY 

PLANNING 
221 North Figueroa St., Suite 1350 

Los Angeles, CA 90012

INITIAL STUDY
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De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

The California Environmental Quality Act was enacted in 1970 with several basic purposes, 
including: (1) to inform governmental decision makers and the public about the potential 
significant environmental effects of proposed projects; (2) to identify ways that environmental 
damage can be avoided or significantly reduced; (3) to prevent significant, avoidable damage to 
the environment by requiring changes in projects through the use of feasible alternatives or 
mitigation measures; and (4) to disclose to the public the reasons behind a project’s approval 
even if significant environmental effects are anticipated.

An IS is a preliminary analysis conducted by the Lead Agency, in consultation with other agencies 
(responsible or trustee agencies, as applicable), to determine whether there is substantial 
evidence that a project may have a significant effect on the environment. If the Initial Study shows 
that there is no substantial evidence, in light of the whole record before the agency, that the project 
may have a significant effect on the environment, the Lead Agency shall prepare a Negative 
Declaration. If the Initial Study identifies potentially significant effects but revisions have been 
made by or agreed to by the applicant that would avoid the effects or mitigate the effects to a 
point where clearly no significant effects would occur, a Mitigated Negative Declaration is 
appropriate. If the IS concludes that neither a Negative Declaration nor Mitigated Negative 
Declaration is appropriate, an EIR is normally required.1

An application for the proposed De Soto Express Car Wash Project (“Project”) has been submitted 
to the City of Los Angeles Department of City Planning for discretionary review. The City of Los 
Angeles (City), as Lead Agency, has determined that the Project is subject to the California 
Environmental Quality Act (CEQA), and that the preparation of an Initial Study is required.

This Initial Study (IS) evaluates the potential environmental effects that could result from the 
construction, implementation, and operation of the proposed Project. This IS has been prepared 
in accordance with CEQA (Public Resources Code §21000 et seq.), the State CEQA Guidelines 
(Title 14, California Code of Regulations, §15000 et seq.), and the City of Los Angeles CEQA 
Guidelines (1981, amended 2006). The City uses Appendix G of the State CEQA Guidelines as 
the thresholds of significance unless another threshold of significance is expressly identified in 
the document. Based on the analysis provided within this IS, the City has concluded that the 
Project will not result in significant impacts on the environment and the preparation of an 
Environmental Impact Report (EIR) is not required. This Initial Study/Mitigated Negative 
Declaration (IS/MND) are intended as informational documents, which are ultimately required to 
be considered and adopted by the decision-making body of the City prior to, or in conjunction 
with, approval of the Project.

City of Los Angeles 
July 2025

1.1 PURPOSE OF AN INITIAL STUDY

1 State CEQA Guidelines Section 15063(b)(1) identifies the following three options for the Lead Agency when 
there is substantial evidence that the project may cause a significant effect on the environment: “(A) Prepare an 
EIR, or (B) Use a previously prepared EIR which the Lead Agency determines would adequately analyze the 
project at hand, or (C) Determine, pursuant to a program EIR, tiering, or another appropriate process, which of a 
project’s effects were adequately examined by an earlier EIR or negative declaration.

1. INTRODUCTION

PAGE 4
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Contains the completed Initial Study Checklist and discussion of the environmental factors 
that would be potentially affected by the Project.

Initial Study
At the onset of the environmental review process, the City has prepared this IS to determine if the 
Project may have a significant effect on the environment. This IS determined that the Project will 
not have a significant effect on the environment and an EIR will not be prepared.

Pursuant to Section 15063 of the California Environmental Quality Act (CEQA) Guidelines (Title 
14, California Code of Regulations, Sections 15000 et seq.), an initial study is a preliminary 
environmental analysis that is used by the lead agency (the public agency principally responsible 
for approving or carrying out the proposed project) as a basis for determining whether an 
environmental impact report, a mitigated negative declaration, or a negative declaration is 
required for a project. The State CEQA Guidelines require that an Initial Study contain a project 
description, description of existing setting, identification of environmental effects by checklist or 
other similar form, explanation of environmental effects, discussion of mitigation for significant 
environmental effects, evaluation of the Project’s consistency with existing, applicable land use 
controls, and the name of persons who prepared the study.

The purpose of this Initial Study is to evaluate the potential environmental impacts of the De Soto 
Express Car Wash Project (herein referenced as the “Project”). The Project would include 
construction of an automated, two-story, car wash facility to be equipped with standard car wash 
equipment.

Provides Project information, identifies key areas of environmental concern, and includes 
a determination whether the project may have a significant effect on the environment.

PROJECT DESCRIPTION

Describes the purpose and content of the Initial Study and provides an overview of the 
CEQA process.

EXECUTIVE SUMMARY

Provides a description of the environmental setting and the Project, including project 
characteristics and a list of discretionary actions.

EVALUATION OF ENVIRONMENTAL IMPACTS

City of Los Angeles 
July 2025

1.2 ORGANIZATION OF THE INITIAL STUDY

1.3 CEQA PROCESS
Below is a general overview of the CEQA process. The CEQA process is guided by the CEQA 
statutes and guidelines, which can be found on the State of California’s website 
(http://resources.ca.gov/ceqa) .

This Initial Study is organized into sections as follows:

http://resources.ca.gov/ceqa


PROJECT TITLE

ENVIRONMENTAL CASE NO. ENV-2024-494-MND

CPC-2024-493-ZC-CU2RELATED CASES

PROJECT LOCATION

COMMUNITY PLAN AREA Chatsworth - Porter Ranch

GENERAL PLAN DESIGNATION Highway Oriented Commercial

ZONING

COUNCIL DISTRICT 12 — Lee

LEAD AGENCY City of Los Angeles

Department of City PlanningCITY DEPARTMENT

STAFF CONTACT Correy N Kitchens, MPA, City Planning Associate

ADDRESS

(818) 374-5034PHONE NUMBER

EMAIL correy.kitchens@lacity.org

De Soto Express Holdings, LLCAPPLICANT

ADDRESS

PHONE NUMBER

PAGE 6De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

9119 North De Soto Avenue 
Chatsworth, CA 91311

6262 Van Nuys Boulevard, Room 430
Van Nuys, CA 90401

1308 East Colorado Boulevard, #2071
Pasadena, CA 91106

(T)(Q)C2-1 (Commercial Zone; Note: Not Fully 
Effectuated) (Underlying zones: MR2-1 and P-1) 
(Industrial and Parking Zones)

(702) 373-2279

City of Los Angeles 
July 2025

2. EXECUTIVE SUMMARY

De Soto Express Car Wash

mailto:correy.kitchens@lacity.org


ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

X

□

□
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DETERMINATION
(To be completed by the Lead Agency)

The environmental factors checked below would be potentially affected by this project, 
involving at least one impact that is a “Potentially Significant Impact” as indicated by the 
checklist on the following pages.

I find that although the proposed project could have a significant effect on the environment, there will not be 
a significant effect in this case because revisions on the project have been made by or agreed to by the 
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I find the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 
IMPACT REPORT is required.

I find the proposed project MAY have a “potentially significant impact” or “potentially significant unless 
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier 
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based 
on earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, 
but it must analyze only the effects that remain to be addressed.

City of Los Angeles 
July 2025

• Public Services

□ Recreation
□ Transportation
X Tribal Cultural Resources
• Utilities / Service Systems
• Wildfire
□ Mandatory Findings of 
Significance

□ Aesthetics
□ Agriculture & Forestry Resources
□ Air Quality
• Biological Resources
□ Cultural Resources
□ Energy
□ Geology / Soils

• Greenhouse Gas Emissions

□ Hazards & Hazardous Materials
□ Hydrology / Water Quality
• Land Use / Planning
□ Mineral Resources
□ Noise
□ Population / Housing

7/22/25

DATE

On the basis of this initial evaluation:
□ I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 

DECLARATION will be prepared.

□ I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon 
the proposed project, nothing further is required.

Correy, Kitchens, City Planning Associate

PRINTED NAME, TITLE

ENV-2024-494-MND
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7) Supporting Information Sources: A sources list should be attached, and other sources used or 
individuals contacted should be cited in the discussion.

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whichever format is selected.

1) A brief explanation is required for all answers except "No Impact" answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each question. 
A "No Impact" answer is adequately supported if the referenced information sources show that the 
impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault 
rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors 
as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based 
on a project-specific screening analysis).

2) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts.

9) The explanation of each issue should identify:

a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than significance.

City of Los Angeles 
July 2025

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist 
answers must indicate whether the impact is potentially significant, less that significant with mitigation, 
or less than significant. "Potentially Significant Impact" is appropriate if there is substantial evidence 
that an effect may be significant. If there are one or more "Potentially Significant Impact" entries when 
the determination is made, an EIR is required.

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the 
incorporation of a mitigation measure has reduced an effect from "Potentially Significant Impact" to 
"Less Than Significant Impact." The lead agency must describe the mitigation measures, and briefly 
explain how they reduce the effect to a less than significant level (mitigation measures from "Earlier 
Analysis," as described in (5) below, may be cross referenced).

5) Earlier analysis must be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR, or negative declaration. Section 15063 (c)(3)(D). 
In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the 
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, 
and state whether such effects were addressed by mitigation measures based on the earlier 
analysis.

c) Mitigation Measures. For effects that are "Less Than Significant With Mitigation Measures 
Incorporated," describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project.

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or 
outside document should, where appropriate, include a reference to the page or pages where the 
statement is substantiated.

ENV-2024-494-MND
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The project involves the construction, use and maintenance of an approximately 5,111square- 
foot, 36 foot and eight inch high automated car wash facility to be equipped with standard car 
wash equipment. The project also includes an approximately 1,177 square foot pay station shade 
structure to provide shelter for incoming customers and a 988 square-foot two-story trash 
enclosure. The project will provide a total of 32 vehicle vacuum stalls and four bicycle parking 
spaces. Although the project would operate as an automated car wash facility, approximately two 
to five employees per shift would supervise the facility to provide customer service and support, 
depending on customer needs. Proposed hours of operation are 7:00 a.m. To 9:00 p.m., daily.

3.2.1 Project Location
The proposed De Soto Express Car Wash Project (Project) is located on a 40,089 square-foot 
(0.92-acre) site located at 9119 N. De Soto Avenue and 20921 W. Nordhoff Street (APN 2746­
009-024) in the Chatsworth - Porter Ranch Community Plan Area (CPA) in the City of Los 
Angeles, California (see Figure 1, Regional Location Map, and Figure 2, Aerial Photograph 
of the Project Site). The Project Site is located approximately 845 feet east of the Browns 
Canyon Wash. The Project Site is bound by De Soto Avenue to the east, Nordhoff Street to the 
south, an unnamed alleyway to the west, and a vacant parcel to the north.

3.2.3 Surrounding Land Uses
Directly adjacent to the Project Site is an unpaved vacant lot to the north; commercial 
development comprised of restaurants and a convenience store to the southeast; and 
warehouses to the west. There is also a storage facility and gas station to the east of the Project 
Site across De Soto Avenue, and a fitness facility south of the Project Site across Nordhoff Street 
(see Figure 4a and Figure 4b, Adjacent Buildings). Land use designations of the properties 
that surround the Project Site include Light Industrial to the north, south and west, and General 
Commercial to the west. Adjacent properties are zoned MR2-1 and P-1 to the west and south, 
and (T)(Q)C2-1 to the north and east.

3.2.2 Existing Conditions
The Project Site is currently vacant. The Project Site is located within a heavily developed area 
of Chatsworth. The majority of the Project Site is relatively flat and is paved with minimal exposed 
surfaces (see Figure 3a through 3c, Photographs of Existing Site Conditions, and Figure 
3d, Photograph Locations Map). Vehicular access to the Project Site is provided via De Soto 
Avenue and Nordhoff Street. Regional access to the Project Site is provided by State Route (SR- 
118), located 2.53 miles to the north, and Interstate 405 (I-405), located 6.74 miles to the east. 
According to the Chatsworth - Porter Ranch Community Plan, the Project Site is designated as 
General Commercial and Highway Oriented Commercial with a corresponding (T)(Q) C2-1 - 
Commercial zoning designation according to ZIMAS.

City of Los Angeles 
July 2025

3.2 Environmental Setting

3.1 PROJECT SUMMARY

3. PROJECT DESCRIPTION

ENV-2024-494-MND
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FIGURE 3a

Photographs of Existing Site Conditions
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FIGURE 3 b
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Photographs of Existing Site Conditions
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Photograph Locations Map
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Adjacent Buildings
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Required/AllowableDevelopment Standard Project

Lot Area

75’

No Limit

No Setback

Rear Yard Setback

Street Dedication

Vehicle Parking
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Notes:
sf= square feet
Source: John Kaliski Architects, 2025.

3.3.1 Project Overview
The Project involves the construction, use, and maintenance of an automated approximately 
5,111 square-foot, two-story, car wash facility to be equipped with standard car wash equipment 
(see Figure 5, Site Plan). The Project also includes an approximately 1,178-square-foot, two- 
story pay station shade structure to provide shelter for incoming customers and a 988-square- 
foot two-story trash enclosure. Table 1, Project Development provides additional development 
details of the Project. The Project will provide a total of 32 vehicle vacuum stalls and four bicycle 
parking spaces. Although the Project would operate as an automated car wash facility, 
approximately two to five employees per shift would supervise the facility to provide customer 
service and support. Proposed hours of operation are 7:00 a.m. to 9:00 p.m., daily.

The proposed car wash building will include a lobby, wash bay, equipment room, compressor 
room, vacuum motor room, storage room, and two restrooms (see Figure 6, Floor Plan). The 
Project would also include signage along the second floor of the car wash building along both 
street frontages and trash enclosure; and a pole sign and a monument sign located at the 
southern perimeter of the Project Site (see Figure 7, Building Elevations, and Figure 8, 
Building Renderings). Both driveways along De Soto Avenue and Nordhoff street would be used 
by vehicles to enter and exit the Project Site. A drive-through lane on-site would be constructed 
to direct vehicles entering the site along De Soto Avenue to the shaded pay stations, then directing 
vehicles in a southerly direction into the car wash tunnel. Once vehicles have exited the car wash 
tunnel, vehicles may either travel east into the proposed vacuum spaces, or south to use the 
existing driveway to exit the Project Site on to Nordhoff Street. In compliance with the City’s

Table 1 
Project Development

City of Los Angeles 
July 2025

3.3 DESCRIPTION OF PROJECT

40,089 sf

40,089 sf

60,134 sf

1.5:1 FAR

Front Yard Setback

Side Yard Setback

0’-0”

0’-0”

Buildable Area

Maximum Floor Area

40,089 sf

40,089 sf

7,277sf

0.18:1 FAR

36’ 8’’

2

Floor to Area Ratio 

Maximum Height 

Stories

No Setback 

N/A 

De Soto Ave: 5'-0" 
Nordhoff: 5'-0" 

None Required

0’-0”

De Soto Ave: 5'-0" 
Nordhoff: 5'-0" 

1 (accessible parking spot)

ENV-2024-494-MND



Anticipated operating hours would be from 7:00 a.m. to 9:00 p.m. seven days a week.
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The Project would utilize the existing on-site utilities for water, sewage, and electricity. A new 
stormwater collection system would be provided on-site to collect stormwater and non-reclaimed 
car wash water runoff from the facility. The Project would also use a reclaimed water system that 
reuses water that has already been used in the car wash. Three 2,000-gallon underground 
storage tanks would be installed to collect and treat reclaimed water and settlement. Reclaimed 
water would be separated from settlement at each tank and then pumped back up into the 
building’s equipment room and pumped through a reclaim clarifier machine. From there, the 
reclaim clarifier machine treats the reclaim water before replumbing the water back into the car 
wash process.

Equipment and construction staging for the Project will take place on-site. Conventional 
construction equipment would be used, such as excavators, backhoes, and both light- and heavy­
duty trucks. Truck trips are expected to reach the Project Site via De Soto Avenue and Nordhoff 
Street. Light-duty trucks may also access the Project Site via the existing alleyway. Truck trips for 
off haul materials are expected to travel along these same routes and arterials to dispose of 
construction debris.

Landscape Ordinance, the Project would include approximately 839 square feet of landscaping, 
which would include 211 shrubs, 2,066 square feet of ground covering, and four new trees of 
drought tolerant species appropriate for the Southern California climate (see Figure 9, 
Landscape Plan).

Grading, excavation and foundation preparation would occur for approximately one month and up 
to 300 cubic yards (cy) may be exported to accommodate underground utilities and tanks related 
to on-site water treatment. Building construction would occur for approximately nine months and 
would include the construction of the proposed structures, connection of utilities, architectural 
coatings, and paving the Project Site. Architectural coating and paving are assumed to occur over 
the final month of the building construction phase.

City of Los Angeles 
July 2025

3.3.2 Anticipated Construction Schedule
For the purpose of analyzing impacts associated with construction activities, this analysis 
assumes a construction schedule of approximately nine months beginning in the fourth quarter of 
2025. This analysis assumes the proposed car wash facility will be fully operational in 2026. 
Construction activities associated with the Project would involve: 1) 
excavation/grading/foundation preparation, and (2) building construction for the proposed car 
wash building and trash enclosure.

ENV-2024-494-MND
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3.4 REQUESTED PERMITS AND APPROVALS
The list below includes the anticipated requests for approval of the Project. The IS/MND will 
analyze impacts associated with the Project and will provide environmental review sufficient for 
all necessary entitlements and public agency actions associated with the Project. The 
discretionary entitlements, reviews, permits and approvals required to implement the Project 
include, but are not necessarily limited to, the following:

• Pursuant to Los Angeles Municipal Code (LAMC) Section 13B.1.4. Zone Change, a Zone 
Change from MR-2 and P-1 to C2-1 over the entire Subject Site;

• Pursuant to LAMC Section 12.22 A.28, a Conditional Use Permit (CUP) for deviations 
from the Automotive Use development standards to support the development of the 
express carwash.

1. Hours of Operation - proposed hours of operation are from 7:00 a.m. to 9:00 p.m. 
daily, in lieu of 7:00 a.m. to 7:00 p.m. Monday to Friday, 9:00 a.m. to 8:00 p.m. on 
Saturday, and 11:00 a.m. to 8:00 p.m. on Sunday.

The Project's operating hours will be from 7 a.m. to 9 p.m. every day in lieu of the 
variable daily operational limitations specified in the Code: "Monday through Friday, 
7:00 a.m. to 7:00 p.m.; Saturday, 9:00 a.m. to 8:00 p.m.; and Sunday, 11:00 a.m. to 
8:00 p.m." (LAMC § 12.22 A.28(b)(5)). The facility will be attended by two to five 
employees per shift who will oversee daily operations including maintaining site 
cleanliness and appearance. The onsite staff are available during business hours to 
the customers or neighbors who may need help or have questions. When the car wash 
is closed at night, the driveways will be screened off to prohibit unauthorized vehicle 
entry on the Site. Standardized daily hours of operation are customary for car wash 
operators and are needed to meet the needs of customers who work during traditional 
business hours. The property is entirely surrounded by other commercial or industrial 
development, and the proposed operational hours are consistent with the hours of the 
surrounding uses.

2. Window Transparency - The Project will provide less than 50 percent window 
transparency on exterior walls and doors of any building, excluding bay doors and/or 
security grills, housing an automotive use which is parallel to a street.

The Project's proposed buildings consist of the carwash tunnel, pay station and trash 
enclosure structure. As such, the structures are housing mechanical equipment as 
well as areas that are not accessible to the general public and it is not possible to 
provide transparent windows for at least 50 percent of the ground floor frontage. 
Furthermore, the Site is uniquely shaped, and the proposed building is therefore 
entirely located behind another commercial building, resulting in the Project's 
improvements being largely located at the rear of the property along the alley. These 
existing Site conditions would not allow visibility or transparency into the building, even 
if additional transparent surfaces were a part of the Project's design. While the existing 
conditions and mechanical nature of the use are not conducive to 50 percent 
transparency on the ground level, the Project's architectural design has incorporated

ENV-2024-494-MND
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transparent windows and doors (which total 79 sf of the normally 381 sf required, along 
the south elevation) which allows viewing into the areas that are accessible to 
customers and members of the public to provide visibility and natural lighting.

3. Landscape Setbacks - The Project is not able to provide the minimum five-foot 
landscaped planted setback area along Nordhoff Street.

The required landscaped planting area, which has a minimum width of five feet, is 
provided along the De Soto Avenue frontage. However, a five-foot landscape frontage 
is not possible to be provided along the entirety of the Nordhoff Street frontage. As 
part of the Project, a five-foot street dedication is required to be granted along Nordhoff 
Street, which impacts the available area for a landscape setback. With regards to the 
building and site design, the carwash tunnel cannot be shortened any further or 
pushed backwards on the Site due to vehicular movement requirements. Similarly, the 
carwash tunnel exiting cannot be shortened or altered and still meet the vehicular 
movement radial requirements. Thus, it is infeasible to provide a five-foot landscape 
setback along the western portion of the Nordhoff frontage. However, in lieu of proving 
a five-foot buffer for the length of the frontage, a larger landscaped island is provided 
along the eastern 30-feet of the Nordhoff Street frontage.

4. Signage - The Project includes signage which requires Conditional Use Approval.

The Project includes tenant identification signs at various locations throughout the 
Site, and includes relocating the existing pole sign to Nordhoff Street, a monument 
sign on Nordhoff Street, and wall and projecting signs on both the car wash tunnel and 
trash enclosure structure. The existing property historically has and maintains an 
existing pole sign, which will be relocated to allow adequate Site ingress and egress, 
while still providing much needed visibility to the property. Additionally, a projecting 
sign will be installed on the trash enclosure structure located on De Soto Avenue. Due 
to the unique double frontage of the property without actual corner frontage, a majority 
of the site improvements are required to be set at the rear property line. This creates 
visibility issues for typical wall sign tenant notification, as it is not readily visible in the 
path of travel from the street. Without the pole and projecting signs, visitors to the Site 
would potentially miss the entrances and could result in hazardous last minute 
vehicular movements. Therefore, the Project will maintain a relocated pole sign as well 
as a projecting sign via this Conditional Use request. All of the proposed signage is 
consistent with allowable sign limits for the property and Project.

5. Delivery/Loading - The Project does not require delivery or loading areas and all 
loading, including those of vehicles, shall occur on-site.

Delivery or loading areas are not needed to support the express car wash use, as 
deliveries are handled easily by a standard pickup truck. Deliveries are minimal in 
comparison to most commercial uses. Furthermore, the property has a unique double 
frontage as well as alley access. The loading area will be located in the adjacent alley 
near the exit of the carwash tunnel, which will allow optimal circulation in and out of 
the car wash tunnel. Due to the fact that the tunnel cannot be shortened or otherwise

ENV-2024-494-MND
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positioned on the site, Los Angeles Department of Building and Safety (LADBS) staff, 
as part of Building Permit Plan Check and Zoning Review during plan check, have 
provided comments that the loading should be located in the alley, rather than 
completely within the boundaries of the property, which is consistent with LADBS' 
authority to approve alternate loading requirements and design for auto service uses 
with small buildings and for unusually shaped lots (LAMC sections 12.21 C.6(a) and 
12.21 C.6(g)).

Other discretionary and ministerial permits and approvals that may be deemed necessary, 
including, but not limited to, temporary street closure permits, grading permits, excavation permits, 
foundation permits, building permits, and sign permits.

City of Los Angeles 
July 2025

3.5 RESPONSIBLE PUBLIC AGENCIES
A Responsible Agency under CEQA is a public agency with some discretionary authority over a 
project or a portion of it, but which has not been designated the Lead Agency (State CEQA 
Guidelines Section 15381). The list below identifies whether any responsible agencies have been 
identified for the Project.

• None

ENV-2024-494-MND
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According to the Chatsworth-Porter Ranch CPA, there are no designated scenic resources within 
the Chatsworth community. State Route 118 (SR-118) is designated by the Chatsworth-Porter 
Ranch CPA as a Scenic Corridor; however, it is over five miles from the Project Site; the newly 
designated Topanga Canyon State Scenic Highway, a 2.5- mile segment of State Route (SR-27), 
runs through the county and city of Los Angeles in the Santa Monica Mountains National 
Recreation Area near the Pacific coast, the beginning of which commences south of Mulholland 
Drive, approximately 5.89 miles south of the Project Site. The Project would involve the 
construction of a new 7,277 square foot car wash facility with a maximum height of 36 feet and 
eight inches. The Project Site is currently vacant and is surrounded by existing urban 
development. Given the existing conditions of the Project Site and its distance from the

a. Have a substantial adverse effect on a scenic vista?
No Impact. A scenic vista is generally defined as a view of undisturbed natural characteristics 
exhibiting a unique feature that comprises an important or dominant portion of the viewshed. 
Although scenic vistas are identified at the discretion of its jurisdiction, common examples of 
scenic vistas include open hillsides, mountain ranges, rivers/streambeds, and large bodies of 
water.

City of Los Angeles 
July 2025

Have a substantial adverse effect on a 
scenic vista?
Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway?
In nonurbanized areas, substantially 
degrade the existing visual character or 
quality of public views of the site and its 
surroundings? (Public views are those that 
are experienced from publicly accessible 
vantage point). If the project is in an 
urbanized area, would the project conflict 
with applicable zoning and other regulations 
governing scenic quality?
Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area?

4 ENVIRONMENTAL IMPACT ANALYSIS

Less Than
Significant

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact

Except as provided in Public Resources Code
Section 21099 would the project:

ENV-2024-494-MND
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California Department of Transportation, “California State Scenic Highway System Map,” Available online at: 
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa  , 
accessed March 8, 2024.
According to CEQA Guidelines Section 15387 an “urbanized area” means a central city or a group of contiguous 
cities with a population of 50,000 or more, together with adjacent densely populated areas having a population 
density of at least 1,000 persons per square mile.__________________________________________________

designated scenic corridor portions of both SR-118 and SR-27, the Project would not have the 
potential to substantively alter existing private or public viewsheds of these roadways. Therefore, 
the Project would not have a substantial adverse impact on the scenic resource, and no impacts 
would occur. No mitigation measures are required.

b. Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway?
No Impact. There are no designated or eligible State scenic highways located near the Project 
Site or within its immediate vicinity. The two nearest designated, or eligible for designation, State 
scenic highways are a portion of SR-118 that is located approximately 2.53 miles northwest of 
the Project Site, and the newly designated Topanga Canyon State Scenic Highway, a 2.5- mile 
segment of SR 27, runs through the county and city of Los Angeles in the Santa Monica Mountains 
National Recreation Area near the Pacific coast, the beginning of which commences south of 
Mulholland Drive, approximately 5.89 miles south of the Project Site.2 Due to this distance, as 
well as the topography and intervening objects (i.e., trees, buildings), neither SR-118 not SR 27 
are visible from the Project Site. Therefore, no impact would occur. No mitigation measures are 
required.

c. In non-urbanized areas, substantially degrade the existing visual character or quality of 
public views of the site and its surroundings? (Public views are those that are experienced 
from publicly accessible vantage point). If the project is in an urbanized area, would the 
project conflict with applicable zoning and other regulations governing scenic quality?
Less than Significant Impact. The Project Site and the surrounding area are considered an 
urbanized area.3 Surrounding properties include developments with one- to two-story commercial 
and light industrial uses. Although the construction activities associated with the Project would 
result in changes to the visual quality of the Project Area, these activities would be temporary and 
would cease upon completion of the Project. The Project would be constructed in accordance 
with the City’s design regulations for commercial uses. The height and scale of the facility would 
be consistent with the surrounding development. Thus, the Project would be consistent with 
applicable regulations governing scenic quality and would not change the visual character of its 
surroundings and impacts would be less than significant. No mitigation measures are required.

d. Create a new source of substantial light or glare which would adversely affect day or 
nighttime views in the area?

Less than Significant Impact. Light emanating from building interiors that pass-through windows 
and light from exterior sources (i.e., street lighting, parking lot lighting, field lighting, building 
illumination, security lighting, and landscape lighting) serve as primary sources of light.

The Project involves the construction of a new 7,276square foot car wash facility with a maximum 
height of 36 feet eight inches. The Project Site is located within an urban and developed area and 
is surrounded by commercial and light industrial uses. Due to the exterior nighttime lighting of 
these uses, along with the existing light poles around the eastern and southern perimeter of the 
Project Site, a moderate level of ambient nighttime light already exists. Any proposed lighting

City of Los Angeles 
July 2025
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would be shielded from adjacent properties and would not substantially change existing ambient 
nighttime lighting conditions. Further, the Project does not include any elements or features that 
would create substantial new sources of glare. Therefore, impacts related to light or glare would 
be less than significant. No mitigation measures are required.

In determining whether impacts to agricultural resources are significant environmental effects, 
lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model 
(1997) prepared by the California Department of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest 
resources, including timberland, are significant environmental effects, lead agencies may refer to 
information compiled by the California Department of Forestry and Fire Protection regarding the 
state’s inventory of forest land, including the Forest and Range Assessment Project and the 
Forest Legacy Assessment Project; and forest carbon measurement methodology provided in 
Forest Protocols adopted by the California Air Resources Board.

Would the project:

City of Los Angeles 
July 2025

a. Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
Monitoring Program of the California 
Resources Agency, to non-agricultural use?

b. Conflict with existing zoning for agricultural 
use, or a Williamson Act contract?

c. Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), 
timberland (as defined by Public Resources 
Code section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code section 51104(g))?

d. Result in the loss of forest land or conversion 
of forest land to non-forest use?

e. Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of Farmland, 
to non-agricultural use or conversion of forest 
land to non-forest use?

Less Than 
Significant 

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact
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California Department of Conservation, “California Important Farmland Finder,” Available online at: 
https://maps.conservation.ca.gov/dlrp/ciff/, Accessed March 6, 2024.
California Department of Conservation Division of Land Resource Protection, Los Angeles County Williamson
Act FY 2015/2016, November 21,2018._______________________________________________________

No Impact. The Project Site is located within a highly developed and urban area. Therefore, 
Project implementation would not result in the conversion of farmland or forest land to non- 
agricultural/non-forest land use. No impact would occur. No mitigation measures are required.

a. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use?

No Impact. According to the California Department of Conservation’s California Important 
Farmland Finder, the Project Site is not classified as Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance.4 Further, the Project Site is not designated or zoned for 
agricultural uses, as it is designated and zoned commercial and industrial. Thus, the Project would 
not convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to non- 
agricultural use. No impact would occur. No mitigation measures are required.

b. Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No Impact. As stated above, the Project Site is within the City of Los Angeles’ Chatsworth - 
Porter Ranch CPA and zoned commercial and industrial. The Project Site’s zoning does not 
include any agricultural-related designations, nor is the site part of a Williamson Act contract.5 
Additionally, the land uses surrounding the Project Site are not zoned for agricultural uses or in a 
Williamson Act contract. Therefore, Project implementation would not conflict with existing zoning 
for agricultural use, or a Williamson Act contract. No impact would occur. No mitigation measures 
are required.

No Impact. As stated above, the Project Site is not occupied by or used for forest land. Therefore, 
no impacts would occur. No mitigation measures are required.

e. Involve other changes in the existing environment which, due to their location or nature, 
could result in conversion of Farmland to non-agricultural use or conversion of forest land 
to non-forest use?

c. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production (as defined by Government 
Code section 51104(g))?

No Impact. The Project Site is not zoned or used for forest land or timberland purposes and is 
not zoned Timberland Production. Further, Project implementation would not result in the rezoning 
of forest land, timberland, or timberland zoned Timberland Production. Therefore, no impact 
would occur. No mitigation measures are required.

d. Result in the loss of forest land or conversion of forest land to non-forest use?

City of Los Angeles 
July 2025
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Where available, the significance criteria established by the South Coast Air Quality Management 
District (SCAQMD) may be relied upon to make the following determinations.6

De Soto Express Car Wash
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South Coast Air Basin
The Project Site is located within the Los Angeles County portion of the South Coast Air Basin 
(Basin). The Basin includes all of Orange County and the non-desert portions of Los Angeles, 
San Bernardino, and Riverside Counties. The regional climate within the Basin is considered 
semi-arid and is characterized by warm summers, mild winters, infrequent seasonal rainfall, 
moderate daytime onshore breezes, and moderate humidity. The air quality within the Basin is 
primarily influenced by meteorological conditions and a wide range of emissions sources - such 
as dense population centers, heavy vehicular traffic, and industry. The South Coast Air Quality 
Management District (SCAQMD) divides the Basin into source receptor areas (SRAs) in which 
monitoring stations operate to monitor the various concentrations of air pollutants in the region. 
The Project Site is located within SRA 6, which covers the West San Fernando Valley area.

The SCAQMD is the air pollution control district for Orange County and the non-desert portions 
of Los Angeles, Riverside, and San Bernardino Counties. The agency’s primary responsibility is 
ensuring that the Basin region meets attainment for the federal and state standards. The 
SCAQMD is responsible for preparing an air quality management plan in order to meet federal 
attainment status. The SCAQMD is also responsible for adopting and enforcing rules and 
regulations concerning air pollutant sources, issuing permits for stationary sources of air 
pollutants, inspecting stationary sources of air pollutants, responding to citizen complaints, 
monitoring ambient air quality and meteorological conditions, awarding grants to reduce motor

Would the project:

City of Los Angeles 
July 2025

Conflict with or obstruct implementation of the 
applicable air quality plan?
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?
Expose sensitive receptors to substantial 
pollutant concentrations?
Result in other emissions (such as those 
leading to odors) adversely affecting a 
substantial number of people?

6 Despite the passage of time, the following analysis, as well as that in the Greenhouse Gas and Noise sections, 
remains adequate because although the dates for Project construction have been pushed out, the underlying 

assumptions for the modeling in all cases remains the same.____________________________________

Less Than 
Significant 

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact
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All on-site roads will be paved as soon as feasible or watered periodically or chemically 
stabilized.

The area disturbed by clearing, grading, earthmoving, or excavation operations will be 
minimized at all times.

vehicle emissions, and conducting public education campaigns, as well as many other activities. 
All projects are subject to SCAQMD rules and regulations in effect at the time of construction.

Air Quality Element of the City of Los Angeles General Plan
The Air Quality Element of the City of Los Angeles General Plan (Air Quality Element) was 
adopted on November 24, 1992, and sets forth the goals, objectives, and policies that guide the

• Rule 403 (Fugitive Dust) - This rule requires fugitive dust sources to implement best 
available control measures for all sources, and all forms of visible particulate matter are 
prohibited from crossing any property line. This rule is intended to reduce PM10 emissions 
(particulate matter with a diameter of 10 micrometers or smaller) from any transportation, 
handling, construction, or storage activity that has the potential to generate fugitive dust. PM10 
suppression techniques are summarized below.

Portions of a construction site to remain inactive longer than a period of three months will 
be seeded and watered until grass cover is grown or otherwise stabilized.

All material transported off-site will be either sufficiently watered or securely covered to 
prevent excessive amounts of dust.

Where vehicles leave a construction site and enter adjacent public streets, the streets will 
be swept daily or washed down at the end of the workday to remove soil tracked onto the 
paved surface.

City of Los Angeles 
July 2025

SCAQMD Rules and Regulations
The following is a list of noteworthy SCAQMD rules that are required of construction activities 
associated with the Project:

• Rule 402 (Nuisance) - This rule prohibits the discharge from any source whatsoever such 
quantities of air contaminants or other material 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. This rule does not 
apply to odors emanating from agricultural operations necessary for the growing of crops or 
the raising of fowl or animals.

• Rule 1113 (Architectural Coatings) - This rule requires manufacturers, distributors, and 
end-uses of architectural and industrial maintenance coatings to reduce reactive organic gas 
(ROG) emissions from the use of these coatings, primarily by placing limits on the ROG 
content of various coating categories.

ENV-2024-494-MND
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City of Los Angeles 
July 2025

Goal 2. Less reliance on single-occupant vehicles with fewer commute and non-work trips.

Objective 2.2. It is the objective of the City of Los Angeles to increase vehicle occupancy 
for non-work trips by creating disincentives for single passenger vehicles, and incentives 
for high occupancy vehicles.

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.

Goal 3. Efficient management of transportation facilities and system infrastructure using cost 
effective system management and innovative demand management techniques.

Objective 3.2. It is the objective of the City of Los Angeles to reduce vehicular traffic 
during peak periods.

Policy 3.2.1. Manage traffic congestion during peak periods.

Goal 4. Minimal impact of existing land use patterns and future land use development on air 
quality by addressing the relationship between land use, transportation, and air quality.

Objective 4.1. It is the objective of the City of Los Angeles to include the regional 
attainment of ambient air quality standards as a primary consideration in land use 
planning.

City in the implementation of its air quality improvement programs and strategies.7 The Air Quality 
Element acknowledges that numerous efforts are underway at the regional, county and city levels 
addressing clean air concerns and that coordination of these various efforts and the involvement 
of the area’s residents are crucial to the achievement of State and Federal air quality standards.

Relevant to the Project, the Air Quality Element establishes the following goals and policies aimed 
to reduce air quality emissions across the City of Los Angeles:

Goal 1. Good air quality and mobility in an environment of continued population growth and 
healthy economic structure.

Objective 1.1. It is the objective of the City of Los Angeles to reduce air pollutants 
consistent with the Regional Air Quality Management Plan (AQMP), increase traffic 
mobility, and sustain economic growth citywide.

Policy 1.1.1. Encourage demonstration projects which involve creative and 
innovative uses of market incentive mechanisms to achieve air quality objectives.

Objective 1.3. It is the objective of the City of Los Angeles to reduce particulate air 
pollutants emanating from unpaved areas, parking lots, and construction sites.

Policy 1.3.1. Minimize particulate emissions from construction sites.

Policy 1.3.2. Minimize particulate emissions from unpaved roads and parking lots 
which are associated with vehicular traffic.

7 City of Los Angeles Planning Department, Air Quality Element, 1992. Available online at: 
https://planning.lacity.org/odocument/0ff9a9b0-0adf-49b4-8e07-0c16feea70bc/Air Quality Element.pdf, 

accessed March 17, 2024.__________________________________________________________
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Consistency with the Applicable Air Quality Management Plan
The SCAQMD has adopted criteria for consistency with regional plans and the regional Air Quality 
Management Plan (AQMP) in its CEQA Air Quality Handbook. Specifically, the indicators of 
consistency are: 1) whether the Project would increase the frequency or severity of existing air 
quality violations or cause or contribute to new air quality violations; and 2) whether the Project 
would exceed the assumptions utilized in preparing the AQMP.

Violation of Standards or Substantial Contribution to Air Quality Violations
As the agency principally responsible for comprehensive air pollution control in the Basin, the 
SCAQMD recommends that projects should be evaluated in terms of air pollution control 
thresholds established by the SCAQMD and published in the CEQA Air Quality Handbook. These 
thresholds were developed by the SCAQMD to provide quantifiable levels to which Projects can 
be compared. The most current significance thresholds, shown in Table 2, South Coast AQMD 
Regional Significance Thresholds, are used in this analysis.

Thresholds of Significance

Table 2 
South Coast AQMD Regional Significance Thresholds

City of Los Angeles 
July 2025

Policy 4.1.1. Coordinate with all appropriate regional agencies in the 
implementation of strategies for the integration of land use, transportation, and air 
quality policies.

Policy 4.1.2. Ensure that project level review and approval of land use 
development remain at the local level.

Objective 4.2. It is the objective of the City of Los Angeles to reduce vehicle trips and 
vehicle miles traveled associated with land use patterns.

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.

Policy 4.2.2. Improve accessibility for the City’s residents to places of 
employment, shopping centers, and other establishments.

Policy 4.2.3 Ensure that new development is compatible with pedestrians, 
bicycles, transit, and alternative fuel vehicles.

Policy 4.2.4. Require that air quality impacts to be a consideration in the review 
and approval of all discretionary projects.

Policy 4.2.5. Emphasize trip reduction, alternative transit and congestion 
management measures for discretionary projects.

Operation c

55 lbs/day

55 lbs/day

150 lbs/day

Pollutant
NOx

VOC 

PM10

Mass Daily Thresholds a 

Construction b

100 lbs/day

75 lbs/day

150 lbs/day
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Lead

NO2

10.4 ug/m3 (construction) e & 2.5 ug/m3 (operation)

Ambient Air Quality Standards for Criteria Pollutants d (continued)
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a Source: South Coast AQMD CEQA Handbook (South Coast AQMD, 1993)
b Construction thresholds apply to both the South Coast Air Basin and Coachella Valley (Salton Sea and Mojave Desert Air 
Basins).
c For Coachella Valley, the mass daily thresholds for operation are the same as the construction thresholds.
d Ambient air quality thresholds for criteria pollutants based on South Coast AQMD Rule 1303, Table A-2 unless otherwise 
stated.
e Ambient air quality threshold based on South Coast A QMD Rule 403.

Exposure of Sensitive Receptors to Substantial Pollutant Concentrations
The SCAQMD currently recommends that impacts to sensitive receptors be considered significant 
when a project generates localized pollutant concentrations of nitrogen dioxide (NO2), carbon 
monoxide (CO), PM10, or PM2.5 (particulate matter with a diameter of 2.5 micrometers or smaller) 
at sensitive receptors near a project site that exceed the localized pollutant concentration 
thresholds listed above or when a project’s traffic causes CO concentrations at sensitive receptors 
located near congested intersections to exceed the national or state ambient air quality standards. 
The roadway CO thresholds would also apply to the contribution of emissions associated with 
cumulative development. Additionally, the SCAQMD recommends impacts to sensitive receptors 
be considered significant if a project exceeds the TAC thresholds detailed in Table 2 above.

1-hour average
8-hour average

1.5 pg/m3 (state) 
0.15 pg/m3 (federal)

Lead
30-day Average 

Rolling 3-month average

___________________________25 pg/m3 (state)___________________________ 
South Coast AQMD is in attainment; Project is significant if it causes or contributes 

to an exceedance of the following attainment standards:
20 ppm (state) and 35 ppm (federal) 

________________________ 9.0 ppm (state/federal)________________________

South coast AQMD is in attainment; Project is significant if it causes or contributes 
to an exceedance of the following attainment standards:

0.18 ppm (state)
________________ 0.03 ppm (state) and 0.0534 ppm (federal)________________

Maximum Incremental Cancer Risk 2 10 in 1 million 
Cancer Burden > 0.5 excess cancer cases (in areas 2 1 in 1 million) 

Chronic & Acute Hazard Index 2 1.0 (Project increment)

0.25 ppm (state) & 0.075 ppm (federal - 99th percentile)
________________0.04 ppm (state)________________

10.4 pg/m3 (construction) e & 2.5 pg/m3 (operation)
________________ 1.0 pg/m3________________

TACs
(including carcinogens and non­

carcinogens)

City of Los Angeles 
July 2025

PM2.5

SOx

Odor 

GHG

Mass Daily Thresholds a

55 lbs/day 55 lbs/day

150 lbs/day 150 lbs/day

550 lbs/day 550 lbs/day

3 lbs/day 3 lbs/day

Toxic Air Contaminants (TACs), Odor, and GHG Thresholds

Project creates an odor nuisance pursuant to South Coast AQMD Rule 402 

10,000 MT/yr CO2eq for industrial facilities

Ambient Air Quality Standards for Criteria Pollutants d

1-hour average 
annual arithmetic mean

PM10 
24-hour average 
annual average

PM2.5 
24-hour average

SO2 
1-hour average 

24-hour average
Sulfate 

24-hour average 
Co
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Exposure to Objectionable Odors
A significant impact may occur if objectionable odors occur that would adversely impact sensitive 
receptors. Odors are typically associated with industrial projects involving the use of chemicals, 
solvents, petroleum products, and other strong-smelling elements used in manufacturing 
processes, as well as sewage treatment facilities and landfills.

In addition, the SCAQMD has established localized significance criteria in the form of ambient air 
quality standards for criteria pollutants. To minimize the need for detailed air quality modeling to 
assess localized impacts, SCAQMD developed mass-based localized significance thresholds 
(LSTs) that are the number of pounds of emissions per day that can be generated by a project 
that would cause or contribute to adverse localized air quality impacts. These localized thresholds, 
are found in the mass rate look-up tables in the “Final Localized Significance Threshold 
Methodology” document prepared by the SCAQMD.8 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 standards, and are developed based on the ambient 
concentrations of that pollutant for each SRA.

City of Los Angeles 
July 2025

Project Impacts

a. Conflict with or obstruct implementation of the applicable air quality plan?
Less than Significant Impact. As part of its enforcement responsibilities, the United States 
Environmental Protection Agency (U.S. EPA) requires each state with nonattainment areas to 
prepare and submit a State Implementation Plan (SIP) that demonstrates the means to attain the 
federal standards. The SIP must integrate federal, state, and local plan components and 
regulations to identify specific measures to reduce pollution in nonattainment areas, using a 
combination of performance standards and market-based programs. Similarly, under state law, 
the California Clean Air Act (CCAA) requires an air quality attainment plan to be prepared for 
areas designated as nonattainment with regard to the federal and state ambient air quality 
standards. Air quality attainment plans outline emissions limits and control measures to achieve 
and maintain these standards by the earliest practical date.

Drafted by the SCAQMD, the 2022 AQMP 9 was developed in effort with the California Air 
Resources Board (CARB), the Southern California Association of Governments (SCAG), and the 
U.S. EPA to establish a program of rules and regulations to reduce air pollutant emissions to 
achieves California Ambient Air Quality Standards (CAAQS) and National Ambient Air Quality 
Standards (NAAQS). While the new Connect SoCal 2024 was adopted on April 4th, 2024, the 
most recent AQMP (2022) was developed using the 2020-2045 SCAG RTP/SCS.

Criteria for determining consistency with the AQMP are defined in Chapter 12, Section 12.2 and 
Section 12.3 of the SCAQMD’s 1993 CEQA Air Quality Handbook, and include the following:

SCAQMD, Final Localized Significance Threshold Methodology, June 2003, Revised July 2008. Available online 
at: http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/final-lst-  
methodology-document.pdf, Accessed March 6, 2023.
South Coast Air Quality Management District, 2022 Air Quality Management Plan, 2022. Available online at: 
http://www.aqmd.gov/docs/default-source/clean-air-plans/air-quality-management-plans/2022-air-quality-  
management-plan/final-2022-aqmp/final-2022-aqmp.pdf?sfvrsn=16, accessed March 6, 2023.______________

• Consistency Criterion No. 1: The proposed Project will not result in an increase in the 
frequency or severity of an existing air quality violation, or cause or contribute to new
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With respect to the second criterion, the AQMP was prepared to achieve national and state air 
pollution standards within the region. A project that is considered to be consistent with the AQMP 
would not interfere with attainment of AQMP goals because the growth from the Project is included 
in the regional projections used to formulate the AQMP. Therefore, projects, land uses, and 
activities that are consistent with the applicable assumptions used in the development of the 
AQMP (i.e., the RTP/SCS) would not jeopardize attainment of the air quality levels identified in 
the AQMP. The Project does not include the addition or removal of housing and thus would have 
no direct impact on population and housing forecasts for the area. Although the Project could 
increase employment in the area, such increases would be nominal and consistent with the 
planned growth assumptions utilized in preparing the AQMP. It is anticipated that employees of 
the Project would primarily consist of existing residents in the Chatsworth - Porter Ranch area 
and would not result in a high number of employees relocating to the region. As such, the Project 
would not have the potential to conflict with regional growth projections identified in SCAG’s 
RTP/SCS and the AQMP. Thus, the Project is also consistent with the second criterion. As the 
Project is consistent with Criterion Nos. 1 and 2, the Project would not conflict with or obstruct 
implementation of any applicable air quality plan, and this impact is less than significant. No 
mitigation measures are required.

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. A Project may have a significant impact if project-related 
emissions would result in a cumulatively considerable net increase for a criteria pollutant for which 
the region is in nonattainment under applicable federal or state ambient air quality standards. The 
cumulative analysis of air quality impacts follows the SCAQMD’s guidance such that construction 
or operational project emissions will be considered cumulatively considerable if project-specific 
emissions exceed an applicable SCAQMD recommended daily threshold.

violations, or delay the timely attainment of air quality standards or the interim emissions 
reductions specified in the AQMP.

• Consistency Criterion No. 2: The proposed Project will not exceed the assumptions in the 
AQMP, or increments based on the years of the Project build-out phase.

With respect to the first criterion, area air quality planning, including the AQMP, assumes that 
there will be emissions from new growth, but that such emissions may not impede the attainment 
and may actually contribute to the attainment of applicable air quality standards within the Basin. 
As discussed herein, the Project would not result in construction air quality emissions that exceed 
the SCAQMD thresholds of significance. Construction-related emissions would be temporary in 
nature, lasting only for the duration of the construction period, and would not have a long-term 
impact on the region’s ability to meet state and federal air quality standards. Furthermore, the 
Project will be required to comply with applicable SCAQMD rules and regulations for new or 
modified sources. For example, the Project must comply with SCAQMD Rule 403 for the control 
of fugitive dust during construction. By meeting SCAQMD rules and regulations, Project 
construction activities will be consistent with the goals and objectives of the AQMP to improve air 
quality in the Basin. Also discussed herein, the Project would not result in operational air quality 
emissions that exceed the SCAQMD thresholds of significance (see below). Thus, the Project 
would be consistent with the first criterion.

City of Los Angeles 
July 2025
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Source: Impact Sciences, 2024. See Appendix A to this IS/MND for CalEEMod data.
Note: Project emissions account for the reductions from SCAQMD Rule 403 (Fugitive Dust).

Regional Construction Significance Analysis
For purposes of this analysis, it is estimated that the Project would be constructed in 
approximately 9 months with construction beginning in 2025 and Project operations commencing 
by 2026. While construction may begin at a later date and/or take place over a longer period, 
these assumptions represent the earliest and fastest build-out potential resulting in a worst-case 
daily impact scenario for purposes of this analysis. This analysis assumes construction would be 
undertaken with the following primary construction phases: (1) Grading, and (2) Building 
Construction.

The analysis of regional daily construction emissions has been prepared utilizing the California 
Emissions Estimator Model (CalEEMod) recommended by the SCAQMD. Predicted maximum 
daily construction-generated emissions for the Project are summarized in Table 3, Construction- 
Related Criteria Pollutant and Precursor Emissions - Maximum Pounds per Day. These 
calculations assume that appropriate dust control measures would be implemented as part of the 
Project during each phase of development, as specified by SCAQMD Rule 403 (Fugitive Dust). 
Rule 403 control requirements include but are not limited to: applying water in sufficient quantities 
to prevent the generation of visible dust plumes; applying soil binders to uncovered areas; 
reestablishing ground cover as quickly as possible; utilizing a wheel washing system to remove 
bulk material from tires and vehicle undercarriages before vehicles exit the Project Site; and 
maintaining effective cover over exposed areas. As shown in Table 3, the peak daily emissions 
generated during the construction of the Project would not exceed any of the regional emission 
thresholds recommended by the SCAQMD. Therefore, Project construction would not result in a 
cumulatively considerable net increase of any criteria air pollutant for which the Project region is 
in nonattainment under an applicable federal or state ambient air quality standard.

Regional Operational Significance Analysis
Project-generated emissions would be associated with motor vehicle use, energy use, and area 
sources, such as the use of equipment and consumer cleaning products, associated with the 
operation of the Project. The operational emissions from the Project were calculated with 
CalEEMod and the operational emissions were compared against SCAQMD regional thresholds 
to determine Project significance. Long-term operational emissions attributable to the Project are 
summarized in Table 4, Long-Term Operational Emissions - Maximum Pounds per Day. As 
shown, the operational emissions generated by the Project would not exceed the regional 
thresholds of significance set by the SCAQMD.

Table 3 
Construction-Related Criteria Pollutant and Precursor Emissions - Maximum Pounds per 

Day

City of Los Angeles 
July 2025

PM10 PM2.5CO

11.3

14.8

550

No

2.74

0.71

150

No

1.53

0.47

55

No

NOx

11.6

10.5

100

No

SO2

0.02

0.02

150

No

Construction Year ROG

_______2025___________ 1.22

_______2026___________ 3.89

Regional Threshold 75

Exceed? No
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As shown in Table 3 and Table 4, the Project’s construction and operational emissions would not 
exceed the SCAQMD’s thresholds for any criteria air pollutants. Thus, the Project would not result 
in a cumulatively considerable net increase of any criteria air pollutant for which the Project region 
is nonattainment under an applicable federal or state ambient air quality standard. These impacts 
are less than significant.

Table 4 
Long-Term Operational Emissions - Maximum Pounds per Day

Air Quality Health Impacts
On December 24, 2018, the California Supreme Court published its opinion on the Sierra Club et 
al. v. County of Fresno et. Al. (Case No. S219783) which determined that an environmental review 
must adequately analyze a Project’s potential impacts and inform the public how its bare numbers 
translate to a potential adverse health impact or explain how existing scientific constraints cannot 
translate the emissions numbers to the potential health impacts.

Criteria air pollutants are defined as those pollutants for which the federal and state governments 
have established air quality standards for outdoor or ambient concentrations to protect public 
health. The national and state ambient air quality standards have been set at levels to protect 
human health with a determined margin of safety.10 The Basin is in state non-attainment for 
PM2.5, PM10, and Ozone (03) and federal non-attainment for PM2.5 and O3. Therefore, an 
increase in emissions of particulate matter or ozone precursors (ROG and nitrogen oxide [NOx]) 
has the potential to push the region further from reaching attainment status and, as a result, are 
the pollutants of greatest concern in the region. As noted in Table 3 and Table 4 above, the 
Project will emit criteria air pollutants during construction and operation. However, the Project will 
not exceed SCAQMD thresholds for ozone precursors (ROG and NOx), PM2.5, PM10, or any 
other criteria air pollutants, and will not result in a cumulatively significant impact for which the 
region is in non-attainment. Thus, with respect to the Project’s increase in criteria pollutant 
emissions, the Project would not have the potential cause significant air quality health impacts. 
Therefore, the Project would result in less than significant air quality health impacts. No mitigation 
measures are required.

City of Los Angeles 
July 2025

10 SCAQMD, Guidance Document for Addressing Air Quality Issues in General Plans and Local Planning, May 6,
2005.
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Source: Impact Sciences, 2024. See Appendix A to this IS/MND for CalEEMod data.
Notes: Calculations assume compliance with SCAQMD Rule 403 - Fugitive Dust. The localized thresholds 
for each phase are based on a 1-acre site with a receptor distance of 200 meters (656 feet) in SCAQMD’s 
SRA 6. Building construction emissions include paving and architectural coatings which are assumed to 
overlap with the final month of building construction.

Localized Operational Significance Analysis
Because the LST methodology is applicable to projects where emission sources occupy a fixed 
location, the LST methodology would typically not apply to the operational phase of a commercial 
use project because emissions for these projects are primarily generated by mobile sources 
traveling on local roadways over generally large distances or areas. For example, the LST 
methodology applies to operational projects such as warehouse/transfer facilities.12 As the 
Project would not include warehouse or transfer facilities, an operational analysis against the LST 
methodology is not directly applicable to the Project. Nevertheless, Table 6, Localized

c. Expose sensitive receptors to substantial pollutant concentrations?
Less than Significant Impact. The SCAQMD has developed localized significance thresholds 
(LST) for construction areas that are one, two, and five acres in size to simplify the evaluation of 
localized emissions. LSTs represent the maximum emissions from a project that are not expected 
to cause or contribute to an exceedance of the applicable federal or State ambient air quality 
standard. LSTs are provided for each source receptor area (SRA) and various distances from the 
source of emissions. The nearest air quality sensitive receptors to the Project Site are the 
Gresham Street residences approximately 1,381 feet (421 meters) south of the Project Site.

The Project Site is located within SRA 6 - West San Fernando Valley and includes sensitive 
receptors within 500 meters.11 Projects that are located closer than 500 meters to the nearest 
receptor are directed to use the LSTs for receptors located within 200 meters. As the Project Site 
is less than one acre, LSTs for a one-acre site in SRA 6 with sensitive receptors located within 
200 meters were utilized to address the potential localized NOx, CO, PM10, and PM2.5 impacts. 
As shown in Table 5, Localized Significance of Construction Emissions - Maximum Pounds 
per Day, the Project would not exceed any of the identified localized thresholds of significance 
during construction. Therefore, Project construction would not expose sensitive receptors to 
substantial air pollutant concentrations and these impacts would be less than significant.

LSTs based on shorter averaging periods, such as the NO2 and CO LSTs, are applied to receptors such as 
industrial or commercial facilities since it is reasonable to assume that workers at these sites could be present for 
periods of one to eight hours. Therefore, this analysis evaluates localized air quality impacts from construction 
activities associated with the Project on sensitive receptors for NO2, CO, PM10, and PM2.5, and on “non­
sensitive” receptors (e.g., industrial or commercial facilities) for NO2 and CO.
SCAQMD, Sample Construction Scenarios for Projects Less than Five Acres in Size, February 2005, page 1-3.

Table 5 
Localized Significance of Construction Emissions - Maximum Pounds per Day

City of Los Angeles 
July 2025

NOx 
11.4
157

10.85
157 
No

CO 
10.7 

2,096 
13.43 
2,096 

No

PM10 
0.53 
59 

0.48 
59 
No

PM2.5 
0.49 

18 
0.44 

18 
No

Construction Phase 
_________ Grading_________  

SCAQMD Localized Thresholds
Building Construction 

SCAQMD Localized Thresholds 
Exceed?
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The Project would not result in potentially significant CO “hot spots” and a Project-specific CO 
hotspots analysis is not required to reach this conclusion. It has long been recognized that CO 
exceedances (“hot spots”) are caused by vehicular emissions, primarily when idling at 
intersections. Vehicle emissions standards have become increasingly more stringent in the last 
twenty years. With the turnover of older vehicles, introduction of cleaner fuels and implementation 
of control technology on industrial facilities, CO concentrations within the vicinity of the Project 
Site have historically met state and federal attainment status for the air quality standards. CO 
concentrations in SRA 6 are substantially below the California one-hour or eight-hour CO 
standards of 20 or 9.0 parts per million (ppm), respectively.13 Accordingly, with the steadily 
decreasing CO emissions from vehicles, even very busy intersections do not result in 
exceedances of the CO standard. Therefore, the Project would not have the potential to cause or 
contribute to an exceedance of the California one-hour or eight-hour CO standards of 20 or 9.0 
ppm, respectively. Impacts with respect to localized CO concentrations would be less than 
significant.

Significance of On-Site Operational Emissions - Maximum Pounds per Day, has been 
included to illustrate the potential on-site emissions during Project operation. As shown in Table 
6, the Project would not exceed any of the identified localized thresholds of significance. 
Therefore, the Project’s operation would not expose sensitive receptors to substantial air pollutant 
concentrations and these impacts would be less than significant.

Diesel Particulate Matter
Construction would result in the generation of DPM emissions from the use of off-road diesel 
equipment required for grading, building construction, and other construction activities. The 
amount to which the receptors are exposed (a function of concentration and duration of exposure) 
is the primary factor used to determine health risk (i.e., potential exposure to TAC emission levels 
that exceed applicable standards). Health-related risks associated with diesel-exhaust emissions 
are primarily linked to long-term exposure and the associated risk of contracting cancer.

In March 2015, the Office of Environmental Health Hazard Assessment (OEHHA) adopted revised 
guidelines that update previous guidance by incorporating advances in risk assessment with 
consideration of infants and children using Age Sensitivity Factors (ASF). The intent of the

Table 6
Localized Significance of On-Site Operational Emissions - Maximum Pounds per Day

City of Los Angeles 
July 2025

Source: Impact Science, 2024. See Appendix A to this IS/MND for CalEEMod data. 
Note: Emissions for on-site mobile sources are conservatively assumed to be the total emissions from on­
road travel as well.

13 SCAQMD, 2022 Air Quality. Available online at: https://www.aqmd.gov/docs/default-source/air-quality/historical- 
data-by-year/aq card 2022 final.pdf?sfvrsn=2, accessed July 17, 2025____________________________

NOx 
<0.01 
0.06 
0.20
0.26
157 
No

PM2.5
< 0.01
< 0.01
0.12
0.12
5.00 
No

CO 
0.27 
0.05 
2.23 
2.55 
2,096

No

PM10
< 0.01
< 0.01
0.46
0.46
15.00
No

Emissions Source 
_______ Area Sources_______  
______ Energy Demand______  
______ Mobile Sources______  

Total On-Site Emissions 
SCAQMD Localized Thresholds 

Exceed?
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OEHHA 2015 guidance is to provide Health Risk Assessment (HRA) procedures for use in the 
Air Toxics Hot Spots Program or for the permitting of existing, new, or modified stationary sources. 
As the Project is not part of the Air Toxics Hot Spots Program and is considered an urban infill 
development consisting primarily of mobile and area sources (i.e., non-stationary sources), the 
OEHHA 2015 guidance is not directly applicable. OEHHA 2015 offers limited information on 
conducting a short-term HRA, but the guidance acknowledges the many inherent uncertainties 
that may occur, and it does not identify the types of short-term Projects or non-stationary Projects 
subject thereto. Further, the SCAQMD has not opined on the application of OEHHA 2015 
guidance to development projects such as the Project.

The use of diesel-powered construction equipment would be temporary and episodic. The 
duration of exposure would be short and exhaust from construction equipment dissipates rapidly. 
Current methodology for conducting health risk assessments is associated with long term 
exposure periods (9, 30, and 70 years). Therefore, short-term construction activities (such as the 
Project’s 9-month construction process) would not have the potential to generate a significant 
health risk. Furthermore, the Project Site is approximately 0.92 acres and the nearest sensitive 
receptor is located approximately 1,381 feet south of the Project Site. Generally, construction for 
Projects contained in a site of such size with the stated setback distance to sensitive receptors 
represent less than significant health risks. Project construction would also be subject to California 
regulations limiting the idling of heavy-duty construction equipment to no more than five (5) 
minutes, which would further reduce sensitive receptors’ exposure to temporary and variable DPM 
emissions.14 For these reasons, DPM generated by construction activities would not expose 
sensitive receptors to substantial amounts of air toxics and these impacts would be less than 
significant. No mitigation measures are required.

d. Result in other emissions (such as those leading to odors) adversely affecting a 
substantial number of people?
Less than Significant Impact. The SCAQMD CEQA Air Quality Handbook (1993) identifies 
certain land uses as sources of odors. These land uses include agriculture (farming and livestock), 
wastewater treatment plants, food processing plants, chemical plants, composting facilities, 
refineries, landfills, dairies, and fiberglass molding. The Project would not include any of the land 
uses that have been identified by the SCAQMD as odor sources.

Construction activities associated with the Project may generate detectable odors from heavy­
duty equipment exhaust and architectural coatings. However, construction-related odors would 
be short-term in nature and cease upon Project completion. In addition, the Project would be 
required to comply with the California Code of Regulations, Title 13, sections 2449(d)(3) and 
2485, which minimizes the idling time of construction equipment either by shutting it off when not 
in use or by reducing the time of idling to no more than five minutes. This would reduce the 
detectable odors from heavy-duty equipment exhaust. The Project would also be required to 
comply with the SCAQMD Rule 1113 - Architectural Coating, which would minimize odor impacts 
from ROG emissions during architectural coating. Any odor impacts to existing adjacent land uses 
would be short-term and not substantial. As such, the Project would not result in other emissions 
(such as those leading to odors) adversely affecting a substantial number of people. Impacts 
would be less than significant. No mitigation measures are required.

City of Los Angeles 
July 2025

14 California Air Resources Board, Frequently Asked Questions Regulation for In-Use Off-Road Diesel-Fueled (Off­
Road Regulation), 2015. Available online at: https://ww3.arb.ca.gov/msprog/ordiesel/faq/idlepolicyfaq.pdf, 
accessed July 17, 2025.___________________________________________________________________
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Potentially 
Significant 

Impact
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Less Than
Significant

with Less Than
Mitigation Significant

Incorporated Impact No Impact

a. Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species identified as a candidate, 
sensitive, or special status species in local or 
regional plans, policies, or regulations, or by 
the California Department of Fish and Wildlife 
or U.S. Fish and Wildlife Service?

b. Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional plans, 
policies, regulations or by the California 
Department of Fish and Wildlife or US Fish and 
Wildlife Service?

c. Have a substantial adverse effect on state or 
federally protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological 
interruption, or other means?

d. Interfere substantially with the movement of 
any native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use 
of native wildlife nursery sites?

e. Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance?

f. Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan?
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De Soto Express Car Wash Project Environmental Assessment Form prepared for the City of Los Angeles, 
January 12, 2024.
United States Fish and Wildlife, “National Wetlands Inventory.” Available online at: 
https://fwsprimary.wim.usgs.gov/wetlands/apps/wetlands-mapper/. Accessed March 6, 2024.
United States Fish and Wildlife, “National Wetlands Inventory.” Available online at: 
https://fwsprimary.wim.usgs.gov/wetlands/apps/wetlands-mapper/. Accessed March 6, 2024.___________

a. Have a substantial adverse effect, either directly or through habitat modifications, on 
any species identified as a candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California Department of Fish and Wildlife 
or U.S. Fish and Wildlife Service?
No Impact. The Project Site is located in a developed and urban area of the City that has been 
highly disturbed. According to the Environmental Assessment Form (EAF)15 prepared for the 
Project, the Project Site does not currently contain any sensitive biological resources. The Project 
Site is currently vacant and is surrounded by industrial and commercial uses. Because of the 
existing conditions, the Project Site does not provide any suitable habitat for special-status 
mammal, plant, and fish species. Thus, construction activities would not adversely impact 
candidate, sensitive, or special status species. Furthermore, Project operation would not 
adversely affect any candidate, sensitive, or special status species. Based on the site’s urban 
condition, no endangered, rare, threatened, or special status plant species (or associated 
habitats) or wildlife species designated by the United States Fish and Wildlife Service (USFWS), 
California Department of Fish and Wildlife (CDFW), or California Native Plant Society have the 
potential to occur on-site. Thus, no impacts would occur. No mitigation measures are required.

b. Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife Service?
No Impact. The Chatsworth - Porter Ranch Community Plan states that “A minimum 100-foot 
buffer zone should be designated from the top of a channel bank for all riparian habitats. Projects 
that affect wetlands or natural waterways should comply with requirements of the California 
Department of Fish and Game and U.S. Army Corps of Engineers.” However, the Project Site is 
not located within 100 feet of a riparian habitat or wetland.16 Therefore, the Project would not 
adversely affect riparian habitat or other sensitive natural communities, and no impacts would 
occur. No mitigation measures are required.

c. Have a substantial adverse effect on state or federally protected wetlands (including, 
but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means?

No Impact. According to the USFWS National Wetlands Inventory Mapper, there are no mapped 
wetlands within the Project Site.17 As such, the Project would result in no impacts to state or 
federally protected wetlands. No mitigation measures are required.

d. Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites?

No Impact. The Project Site is located in a developed and urban area that has been highly 
disturbed and thus does not function as a wildlife corridor or nursery site. Further, the Project Site 
does not have existing trees or vegetation on-site. Implementation of the Project would not

City of Los Angeles 
July 2025
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Would the project:

remove any trees or vegetation.18 Therefore, the Project would not substantially interfere with the 
movement of any native resident or migratory fish or wildlife species or with established native 
resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites, and no 
impacts would occur. No mitigation measures are required.

e. Conflict with any local policies or ordinances protecting biological resources, such as 
a tree preservation policy or ordinance (e.g., oak trees or California walnut woodlands)?
No Impact. LAMC Sec. 46, the Tree Preservation Ordinance, (Ordinance No. 177,404) applies 
to protected trees (4 inches and greater in cumulative diameter at breast height) that are located 
on public and private properties. Protected tree removal requires a removal permit by the City of 
Los Angeles Department of Public Works (LADPW). Any act that may cause the failure or death 
of a protected tree requires inspection by the LADPW’s Urban Forestry Division. The following 
tree species are protected: all native Oak tree species (Quercus spp, with the exception of scrub 
oak, Quercus berberidifolia), Western or California Sycamore (Platanus racemosa), California 
Bay (Umbellularia californica), Southern California Black Walnut (Juglans californica). In addition, 
on December 11,2020, the City adopted Ordinance No. 186,873, extending protection status to 
include two native shrub species; Mexican elderberry (Sambucus mexicana) and toyon 
(Heteromeles arbutifolia). According to the EAF, the Project Site does not contain locally protected 
resources, trees or vegetation on-site. Therefore, the Project would not conflict with any local 
policies or ordinances protecting biological resources, such as tree preservation policy or 
ordinance (e.g., oak trees or California walnut woodlands). No impact would occur. No mitigation 
measures are required.

f. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan?
No Impact. There are no Habitat Conservation Plans, or Natural Community Conservation Plans, 
or other approved habitat conservation plans that could be affected by the implementation of the 
Project. As described above, the Project Site is located in a developed and urban area and does 
not have the possibility of impacting biological or sensitive resources that are protected within any 
existing plans. No impact would occur. No mitigation measures are required.

City of Los Angeles 
July 2025

a. Cause a substantial adverse change in the 
significance of a historical resource 
pursuant to § 15064.5?

18 De Soto Express Car Wash Project Environmental Assessment Form (EAF) prepared for the City of Los 
Angeles, January 12, 2024._________________________________________________________

Less Than 
Significant 

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact
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a. Cause a substantial adverse change in the significance of a historical resource pursuant 
to State CEQA Guidelines §15064.5?
No Impact. The Project Site and its immediate vicinity are not identified as local historical 
resources, or sites that are eligible to be listed on the California Register of Historic Resources 
(CRHR) or National Register of Historic Places (NRHP).19.20 Development of the Project Site 
would not physically damage or materially impair the integrity of any historic resource. Therefore, 
implementation of the Project would have no impact on any designated or eligible historic 
structures. No mitigation measures are required.

b. Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to State CEQA Guidelines §15064.5?

Less than Significant Impact. The Project Site is located in a developed and urban area that 
has been highly disturbed. Surfaces on-site are mostly paved with concrete and asphalt. As such, 
it is unlikely that accidental discovery of archeological resources would occur. Nonetheless, 
should archaeological resources be discovered during grading or construction activities, work will 
cease in the area of the find until a qualified archaeologist has evaluated the find in accordance 
with Federal, State, and local guidelines, including those set forth in California Public Resources 
Code Section 21083.2. In addition, the City has established a standard condition of approval to 
address the inadvertent discovery of archaeological resources with which the Project would 
comply. Should archaeological resources be inadvertently encountered, this condition of approval 
provides for temporarily halting construction activities near the discovery so that the find can be 
evaluated. An archaeologist shall then assess the discovered material(s) and prepare a survey, 
study, or report evaluating the impact. The Applicant shall then comply with the recommendations 
of the evaluating archaeologist, and a copy of the archaeological survey or report shall be 
submitted to the Department of City Planning. Ground-disturbing activities may resume once the 
archaeologist’s recommendations have been implemented to the satisfaction of the archaeologist. 
In accordance with the condition of approval, all activities would be conducted in accordance with 
regulatory requirements. Compliance with the above would ensure that Project impacts would be 
less than significant.

City of Los Angeles 
July 2025

19 SurveyLA, “Chatsworth - Porter Ranch Report- Individual Resources.” Available online at: 
https://planning.lacity.gov/odocument/e27379b6-97a6-4e0e-86ed-
ffe4e124ce58/Chatsworth Individual Resources.pdf, accessed March 11,2024.

20 SurveyLA “Chatsworth - Porter Ranch Report Historic Districts, Planning Districts and Multi-Property 
Resources.” Available online at: https://planning.lacity.gov/odocument/79d7e70f-b519-487c-ad1b- 
424b080c19f6/Chatsworth Districts.pdf, accessed March 11,2024._______________________
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c. Disturb any human remains, including • 
those interred outside of dedicated 
cemeteries?
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Compliance with the above would ensure appropriate treatment of any potential human remains 
discovered during Project construction activities. Therefore, the Project’s impact on human 
remains would be less than significant. No mitigation measures are required.

If the remains are determined to be of Native American descent, the Coroner 
has 24 hours to notify the Native American Heritage Commission (NAHC).

The NAHC will immediately notify the person it believes to be the most likely 
descendent of the deceased Native American.

c. Disturb any human remains, including those interred outside of dedicated cemeteries?
Less than Significant Impact. No dedicated cemetery exists on or in the vicinity of the Project 
Site. As the Project Site has been subject to past subsurface disturbance associated with grading 
and foundations; it is not anticipated that intact human remains would be encountered during 
construction activities. However, in the event that human remains are encountered, those remains 
would require proper treatment, in accordance with the with State of California Health and Safety 
Code Section 7050.5. As required by State law, the requirements and procedures set forth in 
Section 5097.98 of the California Public Resources Code would also be implemented. If human 
remains of Native American origin are discovered during Project construction, compliance with 
State laws, which fall within the jurisdiction of the Native American Heritage Commission (Public 
Resources Code Section 5097), relating to the disposition of Native American burials would be 
required. Work would stop immediately, and the County Coroner would be contacted. In addition, 
the Project would comply with the City’s standard condition of approval for inadvertent discovery 
of human remains, which states the following:

Human Remains Inadvertent Discovery. In the event that human skeletal 
remains are encountered at the Project Site during construction or the course of 
any ground disturbance activities, all such activities shall halt immediately, 
pursuant to State Health and Safety Code Section 7050.5, which requires that no 
further ground disturbance shall occur until the County Coroner has made the 
necessary findings as to the origin and disposition pursuant to California Public 
Resources Code Section 5097.98. In the event human skeletal remains are 
discovered during construction or during any ground disturbance activities, the 
following procedures shall be followed:

Stop immediately and contact the County Coroner: 
1104 N. Mission Road 
Los Angeles, CA 90033 
323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or 
323-343-0714 (After Hours, Saturday, Sunday, and Holidays)

City of Los Angeles 
July 2025

• The most likely descendent has 48 hours to make recommendations to the 
owner, or representative, for the treatment or disposition, with proper dignity, 
of the human remains and grave goods as provided in Public Resources Code 
Section 5097.98. If the Applicant does not accept the descendant’s 
recommendations, the owner or the descendant may request mediation by the 
NAHC.

ENV-2024-494-MND
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a. Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, during project construction or operation?
Less than Significant Impact. LADWP provides electrical service to the City, including the 
Project Site. Southern California Gas Company (SCG) provides natural gas service to the City, 
including the Project Site.

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Construction
Construction activities associated with the Project would consume electricity on a limited basis to 
power lighting, electrical equipment, and supply and convey water for dust control. Electricity 
would be supplied to the Project Site from existing electrical lines. The electricity demand at any 
given time would vary throughout the construction period based on the construction activities 
being performed and would cease upon completion of construction. Electricity use from 
construction would be short-term, limited to working hours, used for necessary construction- 
related activities, and represent a small fraction of the Project’s annual operational electricity.

Typically, construction activities do not involve the consumption of natural gas. As such, natural 
gas would not be supplied to support Project construction activities and there would be no 
expected demand generated by construction of the Project. If natural gas is used during 
construction, it would be in limited amounts and on a temporary basis and would specifically be 
used to replace or offset diesel-fueled equipment and as such would not result in substantial on­
going demand.

Construction activities associated with the Project would use gasoline and/or diesel-powered 
equipment and/or vehicles for hauling activities. However, the Project Applicant would use fuel­
efficient equipment consistent with State and federal regulations. Furthermore, the Project would 
comply with all California Code of Regulations including Title 13, sections 2449(d)(3) and 2485, 
which minimizes the idling time of construction equipment either by shutting it off when not in use 
or by reducing the time of idling to no more than five minutes.

Construction equipment would be maintained to applicable standards, and construction activities 
and associated fuel consumption and energy use would be temporary and typical of construction 
sites. It is also reasonable to assume contractors would avoid wasteful, inefficient, and 
unnecessary fuel consumption during construction to reduce construction costs. Therefore,

City of Los Angeles 
July 2025

a. Result in potentially significant environmental 
impact due to wasteful, inefficient, or 
unnecessary consumption of energy 
resources, during project construction or 
operation?

b. Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency?

Less Than
Significant

Impact No Impact
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construction activities associated with the Project would not involve the inefficient, wasteful, and 
unnecessary use of energy during construction, and the construction-phase impact related to 
energy consumption would be less than significant. No mitigation measures are required.

Operation
The Project includes a two-story, automated car wash facility to be equipped with standard car 
wash equipment. These features would result in energy consumption for electricity and the 
conveyance of water, wastewater, and solid waste disposal. The Project must comply with the 
mandatory requirements set forth in the California Green Building Standards Code (CALGreen 
Code 2022) related to energy efficiency, water efficiency and conservation, and material 
conservation and resource efficiency for new non-residential buildings.

Energy would also be consumed as a result of vehicle trips. Thus, Project operations would result 
in an increase in the consumption of petroleum-based fuels related to vehicular travel to and from 
the Project Site. The majority of the vehicles that would be used by employees and visitors of the 
car wash would consist of light-duty automobiles and light-duty trucks, which are subject to state 
fuel efficiency standards, such as the Low Carbon Fuel Standard (LCFS) and Low-Emission 
Vehicle Program Standards. The LCFS, in part, aims to reduce fuel consumption and providers 
of transportation fuels must demonstrate that the mix of fuels they supply for use in California 
meets the LCFS carbon intensity standards for each annual compliance period.

In conclusion, the Project would result in an increase in energy consumption in the form of 
electricity, water, wastewater, solid waste disposal, and vehicle trips. Compliance with state- 
mandated regulations and standards would ensure the Project would not result in wasteful, 
inefficient, or unnecessary consumption of energy resources during construction or operation and 
impacts would be less than significant. No mitigation measures are required.

b. Conflict with or obstruct a state or local plan for renewable energy or energy efficiency?
Less than Significant Impact. The Project would be designed in a manner that is consistent with 
relevant energy conservation plans designed to encourage development that results in the 
efficient use of energy resources. Per Guideline 9 of the City of Los Angeles Citywide Design 
Guidelines (October 2019), the Project would configure the site layout, building massing and 
orientation to lower energy demand and increase the comfort and well-being of users.

The Air Quality Element of the City’s General Plan includes relevant energy-specific conservation 
plans specific to Los Angeles. Specifically, Goal 5 of the Air Quality Element aims to improve 
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. As discussed above, the Project would 
comply with the CALGreen Code 2022 which ensures the use of energy efficient features for the 
proposed facility. As such, the Project would not conflict or obstruct any local or state plans for 
renewable energy or energy efficiency. For these reasons, this impact would be less than 
significant. No mitigation measures are required.

City of Los Angeles 
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a. Directly or indirectly cause substantial adverse 
effects, including the risk of loss, injury, or 
death involving:
i. Rupture of a known earthquake fault, as 

delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on 
other substantial evidence of a known fault? 
Refer to Division of Mines and Geology 
Special Publication 42.

ii. Strong seismic ground shaking?
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b. Result in substantial soil erosion or the loss of 
topsoil?

c. Be located on a geologic unit that is unstable, 
or that would become unstable as a result of 
the project, and potentially result in on- or off­
site landslide, lateral spreading, subsidence, 
liquefaction, or collapse?

d. Be located on expansive soil, as defined in 
Table 18-1-B of the Uniform Building Code 
(1994), creating substantial direct or indirect 
risks to life or property?

e. Have soils incapable of adequately supporting 
the use of septic tanks or alternative waste 
water disposal systems where sewers are not 
available for the disposal of waste water?

f. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature?

iii. Seismic-related ground failure, including 
liquefaction?

iv. Landslides?

Less Than
Significant

Impact No Impact

Less Than 
Significant

Potentially with
Significant Mitigation

Impact Incorporated
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a. Directly or indirectly cause potential substantial adverse effects, including the risk of 
loss, injury, or death involving:

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on 
other substantial evidence of a known fault? Refer to Division of Mines and Geology 
Special Publication 42.
No Impact. The Alquist-Priolo Earthquake Fault Zoning Act was passed following the 1971 
San Fernando earthquake. The Act regulates development in California near known active 
faults due to hazards associated with surface fault ruptures. Alquist-Priolo maps are 
distributed to affected cities, counties, and state agencies for their use in planning and 
controlling new construction. Areas within the Alquist-Priolo Earthquake Fault Zone require 
special studies to evaluate the potential for surface rupture to ensure that no structures 
intended for human occupancy are constructed across an active fault.

The Project Site is not located within a Alquist-Priolo Earthquake Fault Zone.21 The nearest 
active fault is the Chatsworth fault, located approximately 0.51 miles northwest of the Project 
Site.22 Considering the distance to the nearest known active faults, the potential for surface 
fault rupture due to a known active fault is considered low. As such, impacts pertaining to 
potential fault rupture of a known earthquake fault would not occur. No mitigation measures 
are required.

ii. Strong seismic ground shaking?
Less than Significant Impact. The Project Site is located in Southern California, which has 
several active seismic faults that subject people and structures to potential earthquake and 
seismic-related hazards. As such, the Project would be constructed in accordance with the 
2022 California Building Code (CBC), which specifies the regulatory requirements for 
commercial, recreational, and industrial buildings related to resiliency to strong seismic 
ground shaking. Additionally, the Project would comply with the structural safety requirements 
outlined in Chapter IX (Building Regulations) of the City’s Municipal Code. By complying with 
state and local regulations regarding structural safety, impacts would be less than significant. 
No mitigation measures are required.

iii. Seismic-related ground failure, including liquefaction?
No Impact. Liquefaction is a seismic phenomenon in which loose, saturated, fine-grained 
granular soils behave similarly to a fluid when subjected to high-intensity ground shaking. 
Liquefaction occurs when three general conditions exist: (1) shallow groundwater; (2) low- 
density, fine, clean sandy soils; and (3) high intensity ground motion.

According to the California State Geoportal, the Project Site is not located within a liquefaction 
zone.23 Additionally, no features of the Project would result in increased liquefaction potential. 
Thus, the Project would not directly or indirectly cause potential substantial adverse effects,

City of Los Angeles 
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California Department of Conservation, “Earthquake Zones of Required Investigation.” Available online at: 
https://maps.conservation.ca.gov/cgs/EQZApp/app/. Accessed on March 6, 2024.
United States Geological Survey, “Quaternary Fault and Fold Database of the United States.” Available online at: 
https://www.usgs.gov/programs/earthquake-hazards/faults. Accessed on March 6, 2024.
California State Geoportal, “CGS Seismic Hazards Program: Liquefaction Zones.” Available online at: 
https://gis.data.ca.gov/datasets/b70a766a60ad4c0688babdd47497dbad 0/explore?location=34.097009%2C-
117.992164%2C12.94, accessed March 6, 2024.___________________________________________________
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including the risk of loss, injury, or death involving liquefaction or other seismic-related ground 
failure, and no impacts would occur. No mitigation measures are required.

iv. Landslides?
No Impact. Landslides and other types of slope failures, such as lateral spreading, can result 
in areas with varying topography in the event of an earthquake. The topography of the Project 
Site is relatively flat with no significant slopes existing within its vicinity. Furthermore, the 
Project Site is not located within a designated landslide zone.24 As such, landslide hazard is 
anticipated to be negligible, and impacts related to landslides would not occur. No mitigation 
measures are required.

b. Result in substantial soil erosion or the loss of topsoil?

Less than Significant Impact. Construction activities associated with the Project would result in 
ground surface disruption during site preparation, which would temporarily expose soils, allowing 
for possible erosion. The Project would be required to comply with federal, regional, and local 
regulations pertaining to soil erosion related-construction activity. As discussed in Section X, 
Hydrology and Water Quality, the Project must comply with all applicable requirements 
contained within Section 64.72 (Stormwater Pollution Control Measures For Development 
Planning And Construction Activities). Per City Low Impact Development (LID) standards, the 
Project would also implement the applicable best management practices (BMPs) to minimize 
runoff. Compliance with these local regulations and implementing applicable BMPs would ensure 
that the Project would not result in substantial soil erosion or the loss of topsoil, and impacts would 
be less than significant. No mitigation measures are required.

c. Be located on a geologic unit or soil that is unstable, or that would become unstable as 
a result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse?

Less Than Significant Impact. Lateral spreading is a phenomenon in which surficial soil 
displaces along a shear zone that has formed within an underlying liquefied layer. The surficial 
blocks are transported downslope or in the direction of a free face, by earthquake and gravitational 
forces. The Project Site is relatively flat and does not include a free-facing slope in proximity to 
the site. Therefore, the potential for lateral spreading is considered very low.

Subsidence occurs when large amounts of groundwater have been withdrawn from certain types 
of rocks, such as fine-grained sediments. In California, large areas of land subsidence were first 
documented by United States Geological Survey (USGS) scientists in the first half of the 20th 
century. Most of this subsidence was a result of excessive groundwater pumping. The Project 
Site is not within a subsidence area according to the USGS.25

As stated, the Project Site is not located within a liquefaction zone, nor would the Project be prone 
to landslides. The Project would be subject to Chapter IX of the City’s Municipal Code and the 
CBC in order to minimize geologic hazards during a seismic event. Thus, adherence to local and 
state regulations would ensure that the Project would not be located on a geologic unit or soil that 
is unstable, or that would become unstable as a result of the Project, and potentially result in on-
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24 California Department of Conservation, “Landslide Inventory (Beta).” Available online at: 
https://maps.conservation.ca.gov/cgs/lsi/. Accessed March 6, 2024.

25 U.S. Geological Survey, “Areas of Land Subsidence in California.” Available online at: 
https://ca.water.usgs.gov/land subsidence/california-subsidence-areas.html, accessed March 6, 2024.
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or off-site landslide, lateral spreading, subsidence, liquefaction or collapse. Less than significant 
impacts would occur. No mitigation measures are required.

d. Be located on expansive soil, as defined in Table 18 1 B of the Uniform Building Code 
(1994), creating substantial direct or indirect risks to life or property?
Less than Significant Impact. Expansive soils are defined as soils possessing clay particles that 
react to moisture changes by shrinking (when dry) or swelling (when wet). According to the United 
States Department of Agriculture (USDA), soils within the Project Site are classified as “Urban 
land, commercial-Soboba complex,” which generally consist of medium dense to dense sands 
and gravels. These materials have a low potential for soil expansion.26 As such, impacts from soil 
expansion would be less than significant. No mitigation measures are required.

e. Have soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of 
wastewater?
No Impact. No septic tanks or alternative wastewater disposal systems would be constructed as 
part of the Project. Therefore, impacts related to soils incapable of adequately supporting the use 
of septic tanks or alternative wastewater disposal systems would not occur. No mitigation 
measures are required.

f. Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature?
Less than Significant Impact. Paleontological resources include fossil remains or traces of past 
life forms, including both vertebrate and invertebrate species, as well as plants. Paleontological 
resources are generally found within sedimentary rock formations.

As discussed above, the Project Site is located in a developed and urban area that has been 
highly disturbed. However, ground disturbing activities during construction could potentially 
impact undiscovered paleontological resources, which could be considered a significant impact. 
The Project would be required to comply with existing plans and regulations related to the 
inadvertent discovery of unknown paleontological resources should they be encountered during 
ground disturbing activities. Those plans and regulations can be found in the General Plan 
Conservation Element and Section 5097.5 of the Public Resources Code. In addition, the City 
has established a standard condition of approval to address the inadvertent discovery of 
paleontological resources. Should paleontological resources be inadvertently encountered, this 
condition of approval provides for temporarily halting construction activities near the encounter so 
that the find can be evaluated. A paleontologist shall temporarily divert or redirect grading and 
excavation activities in the area of the exposed material to facilitate evaluation and, if necessary, 
salvage. The paleontologist shall then assess the discovered material(s) and prepare a survey, 
study, or report evaluating the find. The Applicant shall then comply with the recommendations of 
the evaluating paleontologist, and a copy of the paleontological survey or report shall be submitted 
to the Los Angeles County Museum of Natural History and the Department of City Planning. 
Ground disturbing activities may resume once the paleontologist’s recommendations have been 
implemented to the satisfaction of the paleontologist. In accordance with this condition of 
approval, all activities would be conducted in accordance with regulatory requirements.

City of Los Angeles 
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26 United States Department of Agriculture, “Web Soil Survey.” Available online at: 
https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx. Accessed February 6, 2023.
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California Environmental Protection Agency, Climate Action Team Report to Governor Schwarzenegger and the 
Legislature, 2006.
Center for Climate and Energy Solutions, Climate Change 101, 2011.__________________________________

Greenhouse Gas Emissions (GHG) and Climate Change
Earth’s natural warming process is known as the “greenhouse effect.” The greenhouse effect 
compares the Earth and the atmosphere surrounding it to a greenhouse with glass panes. The 
glass panes in a greenhouse let heat from sunlight in and reduce the amount of heat that escapes. 
Certain atmospheric gases, known as GHGs, act as an insulating blanket for solar energy to keep 
the global average temperature in a suitable range for life support. These GHGs keep the average 
surface temperature of the Earth close to 60 degrees Fahrenheit (°F). Without the natural 
greenhouse effect, the Earth's surface would be about 61°F cooler.27 It is normal for Earth’s 
temperature to fluctuate over extended periods of time. Over the past one hundred years, Earth’s 
average global temperature has generally increased by 1°F. In some regions of the world, the 
increase has been as much as 4°F.

Scientists studying the particularly rapid rise in global temperatures during the late 20th century 
believe that natural variability alone does not account for that rise. Rather, human activity 
spawned by the industrial revolution has likely resulted in increased emissions of carbon dioxide 
(CO2) and other forms of GHGs, primarily from the burning of fossil fuels (i.e., during motorized 
transport, electricity generation, consumption of natural gas, industrial activity, manufacturing, 
etc.) and deforestation, as well as agricultural activity and the decomposition of solid waste.28

Would the project:

Compliance with the above would ensure that Project impacts would be less than significant. No 
mitigation measures are required.

City of Los Angeles 
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GHG Pollutants
The California Global Warming Solutions Act of 2006 defined GHGs to include carbon dioxide 
(CO2), methane (CH4), nitrous oxide (N2O), hydrofluorocarbons (HFC), perfluorocarbons (PFC), 
sulfur hexafluoride (SF6), and nitrogen trifluoride. Black carbon also contributes to global warming, 
but it is a solid particle or aerosol, not a gas. CO2 is the most abundant GHG. Other GHGs are 
less abundant but have higher global warming potential than CO2. Thus, emissions of other GHGs 
are frequently expressed in the equivalent mass of CO2, referred to as CO2 equivalents and

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a 
significant impact on the environment?

b. Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases?

Less Than 
Significant 

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact
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Office of Legislative Counsel of California, The California Global Warming Solutions Act of 2006 (AB 32), 2006.
State of California, Senate Bill No. 375, September 30, 2008.
CARB, “Sustainable Communities & Climate Protection Program - About,” available online at: 
https://ww2.arb.ca.gov/ourwork/programs/sustainable-communities-climate-protection-program/about, accessed 
October 2, 2023.
CARB, “SB 375 Regional Greenhouse Gas Emissions Reduction Targets,” available online at: 
https://www.arb.ca.gov/cc/sb375/finaltargets2018.pdf, accessed October 2, 2023.________________________

Sustainable Communities and Climate Protection Act (Senate Bill 375). The Sustainable 
Communities and Climate Protection Act of 2008, or SB 375 (Chapter 728, Statutes of 2008), 
which establishes mechanisms for the development of regional targets for reducing passenger 
vehicle GHG emissions, was adopted by the State on September 30, 2008. SB 375 finds that the 
“transportation sector is the single largest contributor of greenhouse gases of any sector.”30 Under 
SB 375, CARB is required, in consultation with the Metropolitan Planning Organizations, to set 
regional GHG reduction targets for the passenger vehicle and light-duty truck sector for 2020 and 
2035. SCAG is the Metropolitan Planning Organization in which the City of Santa Clarita is located 
in. CARB set targets for 2020 and 2035 for each of the 18 metropolitan planning organization 
regions in 2010, and updated them in 2018.31 In March 2018, CARB updated the SB 375 targets 
for the SCAG region to require an 8 percent reduction by 2020 and a 19 percent reduction by 
2035 in per capita passenger vehicle GHG emissions.32 As discussed further below, SCAG has 
adopted an updated Regional Transportation Plan / Sustainable Community Strategies 
(RTP/SCS or Connect SoCal 2024).

29
30
31

Key Statewide Regulations
The California Air Resources Board (CARB), a part of the California Environmental Protection 
Agency (CalEPA), is responsible for the coordination and administration of both federal and state 
air pollution control programs within California. In this capacity, CARB conducts research, sets 
the California Ambient Air Quality Standards (CAAQS), compiles emission inventories, develops 
suggested control measures, and provides oversight of local programs. CARB establishes 
emissions standards for motor vehicles sold in California, consumer products (such as hairspray, 
aerosol paints, and barbecue lighter fluid), and various types of commercial equipment. It also 
sets fuel specifications to further reduce vehicular emissions. CARB has primary responsibility for 
the development of California’s State Implementation Plan (SIP), for which it works closely with 
the Federal Government and the local air districts. The SIP is required for the state to take over 
implementation of the Federal Clean Air Act. CARB also has primary responsibility for adopting 
regulations to meet the state’s goal of reducing GHG emissions.

Assembly Bill 32. The California Global Warming Solutions Act of 2006 (AB 32) was signed into 
law in September 2006 after considerable study and expert testimony before the Legislature. The 
law instructs CARB to develop and enforce regulations for the reporting and verifying of statewide 
GHG emissions. AB 32 directed CARB to set a GHG emission limit based on 1990 levels to be 
achieved by 2020. AB 32 set a timeline for adopting a scoping plan for achieving GHG reductions 
in a technologically and economically feasible manner.29 See the Climate Change Scoping Plan 
subsection below.
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denoted as CO2e. Forest fires, decomposition of organic material, industrial processes, landfills, 
and consumption of fossil fuels for power generation, transportation, heating, and cooking are the 
primary sources of GHG emissions.
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The 2022 Scoping Plan Update is the most comprehensive and far-reaching Scoping Plan 
developed to date. It identifies a technologically feasible, cost-effective, and equity-focused path

City of Los Angeles 
July 2025

Senate Bill 32. In 2016, the Legislature passed Senate Bill (SB) 32 with the companion bill AB 
197, which further requires California to reduce GHG emissions to 40 percent below 1990 levels 
by 2030. The bill targets reductions from the leading GHG emitters in the state. Transportation is 
the largest sector of GHG emissions in California and will be a primary subject for reductions. 
Through advances in technology and improved public transportation, the state plans to reduce 
GHG emissions from transportation sources to assist in meeting the 2030 reduction goal. AB 197, 
signed September 8, 2016, is a bill linked to SB 32 and signed on September 8, 2016, prioritizes 
efforts to cut GHG emissions in low-income or minority communities. AB 197 requires CARB to 
make available, and update at least annually, on its website the emissions of GHGs, criteria 
pollutants, and toxic air contaminants for each facility that reports to CARB and air districts. In 
addition, AB 197 adds two Members of the Legislature to the CARB board as ex officio, non­
voting members and creates the Joint Legislative Committee on Climate Change Policies to 
ascertain facts and make recommendations to the Legislature and the houses of the Legislature 
concerning the state’s programs, policies, and investments related to climate change.

AB 1279. On September 16, 2022, California signed into law AB 1279 (The California Climate 
Crisis Act) which establishes the policy of the state to achieve carbon neutrality as soon as 
possible, but no later than 2045; to maintain net negative GHG emissions thereafter; and to 
ensure that by 2045 statewide anthropogenic GHG emissions are reduced at least 85 percent 
below 1990 levels. The bill requires CARB to ensure that Scoping Plan updates (see below) 
identify and recommend measures to achieve carbon neutrality, and to identify and implement 
policies and strategies that enable CO2 removal solutions and carbon capture, utilization, and 
storage (CCUS) technologies.

Climate Change Scoping Plan. The Scoping Plan is a GHG reduction roadmap developed and 
updated by CARB at least once every five years, as initially required by AB 32. It lays out the 
transformations needed across various sectors to reduce GHG emissions and reach the State’s 
climate targets. CARB adopted the Final 2022 Scoping Plan for Achieving Carbon Neutrality 
(2022 Scoping Plan Update) in December 2022 as the third update to the initial plan that was 
adopted in 2008. The initial 2008 Scoping Plan laid out a path to achieve the AB 32 target of 
returning to 1990 levels of GHG emissions by 2020, a reduction of approximately 15 percent 
below business-as-usual activities. 33 The 2008 Scoping Plan included a mix of incentives, 
regulations, and carbon pricing, laying out the portfolio approach to addressing climate change 
and clearly making the case for using multiple tools to meet California’s GHG targets. The 2013 
Scoping Plan Update (adopted in 2014) assessed progress toward achieving the 2020 target and 
made the case for addressing short-lived climate pollutants (SLCPs).34 The 2017 Scoping Plan 
Update,35 shifted focus to the newer SB 32 goal of a 40 percent reduction below 1990 levels by 
2030 by laying out a detailed cost-effective and technologically feasible path to this target, and 
also assessed progress towards achieving the AB 32 goal of returning to 1990 GHG levels by 
2020. The 2020 goal was ultimately reached in 2016, four years ahead of the schedule called for 
under AB 32.

33 CARB, Climate Change Scoping Plan, 2008.
34 CARB, First Update to the Climate Change Scoping Plan, 2014.
35 CARB, California’s 2017 Climate Change Scoping Plan, 2017. Available online at: 

https://ww2.arb.ca.gov/sites/default/files/classic/cc/scopingplan/scoping plan 2017.pdf. accessed October 2, 
2023.
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to achieve new targets for carbon neutrality by 2045 and to reduce anthropogenic GHG emissions 
to at least 85 percent below 1990 levels, while also assessing the progress California is making 
toward reducing its GHG emissions by at least 40 percent below 1990 levels by 2030, as called 
for in SB 32 and laid out in the 2017 Scoping Plan. The 2030 target is an interim but important 
stepping stone along the critical path to the broader goal of deep decarbonization by 2045. The 
relatively longer path assessed in the 2022 Scoping Plan Update incorporates, coordinates, and 
leverages many existing and ongoing efforts to reduce GHGs and air pollution, while identifying 
new clean technologies and energy. Given the focus on carbon neutrality, the 2022 Scoping Plan 
Update also includes discussion for the first time of the natural and working lands sectors as 
sources for both sequestration and carbon storage, and as sources of emissions as a result of 
wildfires.

Aligning local jurisdiction action with state-level priorities to tackle climate change and the 
outcomes called for in the 2022 Scoping Plan Update is identified as critical to achieving the 
statutory targets for 2030 and 2045. The 2022 Scoping Plan Update discusses the role of local 
governments in meeting the State’s GHG reductions goals.36 Local governments have the 
primary authority to plan, zone, approve, and permit how and where land is developed to 
accommodate population growth, economic growth, and the changing needs of their jurisdictions. 
They also make critical decisions on how and when to deploy transportation infrastructure, and 
can choose to support transit, walking, bicycling, and neighborhoods that do not force people into 
cars. Local governments also have the option to adopt building ordinances that exceed statewide 
building code requirements and play a critical role in facilitating the rollout of ZEV infrastructure. 
As a result, local government decisions play a critical role in supporting state-level measures to 
contain the growth of GHG emissions associated with the transportation system and the built 
environment—the two largest GHG emissions sectors over which local governments have 
authority.

The 2022 Scoping Plan Update also identifies multiple legal tools open to local jurisdictions to 
support statewide priorities, including development of a climate action plan (CAP), sustainability 
plan, or inclusion of a plan for reduction of GHG emissions and climate actions within a 
jurisdiction’s general plan. The City has taken the initiative in combating climate change by 
developing policies identified in the City’s General Plan, the Green New Deal, and green building 
requirements through the LAMC.

California Green Building Code (California Code of Regulations Title 24). Although not 
originally aimed at reducing GHG emissions, CCR Title 24 Part 6: California’s Energy Efficiency 
Standards for Residential and Nonresidential Buildings (Title 24), was first adopted in 1978 in 
response to a legislative mandate to reduce California’s energy consumption. Since then, Title 24 
has been amended to recognize that energy-efficient buildings require less electricity and reduce 
fuel consumption, which subsequently reduces GHG emissions. The current 2022 Title 24 
standards were adopted, among other reasons, to respond to the requirements of AB 32. 
Specifically, new development projects constructed within California after January 1, 2023, are 
subject to the mandatory planning and design, energy efficiency, water efficiency and 
conservation, material conservation and resources efficiency, and environmental quality 
measures of the California Green Building Standards (CalGreen) Code (CCR Title 24, Part 11). 
Title 24 standards are updated triennially; the next update is scheduled to be adopted in 2025
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36 CARB. 2022 Scoping Plan for Achieving Carbon Neutrality, 2022. Available online at: 
https://ww2.arb.ca.gov/sites/default/files/2022-12/2022-sp 1.pdf, accessed March 27, 2024.
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and will take effect on January 1,2026.
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Key Regional Regulations
SCAG Regional Transportation Plan/Sustainable Communities Strategy. To implement SB 
375 and reduce GHG emissions by correlating land use and transportation planning, SCAG 
adopted its most recent Regional Transportation Plan / Sustainable Communities Strategy 
(Connect SoCal 2024) in 2024.37 The Connect SoCal 2024 outlines a vision for a more resilient 
and equitable future, with investment, policies and strategies for achieving the region’s shared 
goals of health, prosperity, accessibility, and connectedness through 2050, with a particular focus 
on system management, revitalization, and reuse, such as infill development and repurposing 
underutilized properties. Additionally, the Connect SoCal 2024 provides technical reports on 
active transportation, aviation, congestion management, equity and environmental justice, goods 
movement, highways and arterials, housing land use, and transportation conformity.

SCAQMD. The SCAQMD is responsible for air quality planning in the Air Basin and developing 
rules and regulations to bring the area into attainment of the ambient air quality standards. These 
responsibilities are accomplished through air quality monitoring, evaluation, education, 
implementation of control measures to reduce emissions from stationary sources, permitting and 
inspection of pollution sources, enforcement of air quality regulations, and by supporting and 
implementing measures to reduce emissions from motor vehicles.

In 2008, SCAQMD released draft guidance regarding interim CEQA GHG significance 
thresholds. 38 A GHG Significance Threshold Working Group was formed to further evaluate 
potential GHG significance thresholds.39 The SCAQMD proposed the use of a percent emission 
reduction target to determine significance for commercial/residential projects that emit greater 
than 3,000 MTCO2e per year. Under this proposal, commercial/residential projects that emit fewer 
than 3,000 MTCO2e per year would be assumed to have a less than significant impact on climate 
change. On December 5, 2008, the SCAQMD Governing Board adopted the staff proposal for an 
interim GHG significance threshold of 10,000 MTCO2e per year for stationary source/industrial 
projects where the SCAQMD is the lead agency. However, the SCAQMD has yet to adopt a GHG 
significance threshold for land use development projects (e.g., residential/commercial projects). 
The Working Group has been inactive since 2011, and SCAQMD has not formally adopted any 
GHG significance threshold, including the interim CEQA GHG significance thresholds previously 
discussed, for other jurisdictions.

Key Local Regulations
Los Angeles Green New Deal. The City of Los Angeles addressed the issue of global climate 
change in Green LA, An Action Plan to Lead the Nation in Fighting Global Warming (“LA Green 
Plan/ClimateLA”) in 2007. This document outlines the goals and actions the City has established 
to reduce the generation and emission of GHGs from both public and private activities.

Southern California Association of Governments, Connect SoCal 2024, 2024. Available online at: 
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-connect-socal-2024-final-complete-  
040424.pdf?1712261565, accessed April 17, 2024.
SCAQMD, Board Meeting, December 5, 2008, Agenda No. 31, available online at: 
http://www3.aqmd.gov/hb/2008/December/081231a.htm, accessed October 2, 2023.
SCAQMD, Greenhouse Gases CEQA Significance Thresholds, available online at:
http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/ghg-significance-thresholds, 
accessed October 2, 2023._________________________________________________________________
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City of Los Angeles, Los Angeles Sustainable City pLAn, 2019, page 14; data for 2017 most recent year in plan.
Available at: https://plan.lamayor.org/sites/default/files/pLAn 2019 final.pdf, accessed July 21,2023.
City of Los Angeles, Air Quality Element, June 1991, pages IV-1 to IV-4._______________________________
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Subsequently on April 8, 2015, Mayor Eric Garcetti released the Sustainable City pLAn, which 
includes both short-term and long-term aspirations through the year 2035 in various topic areas, 
including water, solar power, energy-efficient buildings, carbon and climate leadership, waste and 
landfills, housing and development, mobility and transit, and air quality, among others.40 Specific 
targets included the construction of new housing units within 1,500 feet of transit by 2017, 
reducing VMT per capita by 5 percent by 2025, and increasing trips made by walking, biking or 
transit by at least 35 percent by 2025. The Sustainable City pLAn was intended to be updated 
every four years.

In April 2019, the Green New Deal (Sustainable City pLAn 2019), was released, consisting of a 
program of actions designed to create sustainability-based performance targets through 2050 
designed to advance economic, environmental, and equity objectives.41 L.A.’s Green New Deal 
is the first four-year update to the City’s first Sustainable City pLAn that was released in 2015.42 
It augments, expands, and elaborates L.A.’s vision for a sustainable future and tackles the climate 
emergency with accelerated targets and new aggressive goals.

City of Los Angeles Green Building Code. On December 10, 2022, the Los Angeles City 
Council approved Ordinance No. 187719, which amended Chapter IX of the Los Angeles 
Municipal Code (LAMC), referred to as the Los Angeles Green Building Code, to incorporate by 
reference certain portions of the 2022 Edition of the California Building Standards Code and to 
make local administrative, climatic, geological, topographical, or environmental changes. Projects 
filed on or after January 1, 2023, must comply with the provisions of the Los Angeles Green 
Building Code. Specific mandatory requirements and elective measures are provided for three 
categories: (1) low-rise residential buildings; (2) nonresidential and high-rise residential buildings; 
and (3) additions and alterations to nonresidential and high-rise residential buildings. Article 9, 
Divisions 4 and 5 include mandatory measures for newly constructed nonresidential and high-rise 
residential buildings.

City of Los Angeles All-Electric Buildings. Chapter IX of the LAMC also requires that all new 
buildings be all-electric buildings, with some exceptions. Equipment typically powered by natural 
gas such as space heating, water heating, cooking appliances and clothes drying would need to 
be powered by electricity for new construction. Exceptions are made for commercial restaurants, 
laboratory, and research and development uses. The LAMC is consistent with 2022 Title 24 goals 
of encouraging all-electric development which requires new residential uses to be electric-ready 
(wiring installed for all-electric appliances). Buildings in Los Angeles account for 41 percent of 
greenhouse gas emissions—more than any other sector in the City.43 These LAMC requirements 
ensure that new buildings being constructed are built to leverage the increasingly clean electric 
grid, which is anticipated to be carbon-free by 2035, rather than relying on fossil fuels.

City of Los Angeles General Plan Air Quality Element. The City does not have a General Plan 
Element specific to climate change and GHG emissions. However, the following five goals from 
the City’s General Plan Air Quality Element would also lead to GHG emission reductions:44

40 City of Los Angeles, Sustainable City pLAn, April 2015.
41 City of Los Angeles, LA’s Green New Deal, 2019.
42 City of Los Angeles, Sustainable City pLAn. April 2015.
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Less reliance on single-occupancy vehicles with fewer commute and non-work trips;

Efficient management of transportation facilities and system infrastructure using cost­
effective system management and innovative demand-management techniques;

Minimal 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;

Energy efficiency through land use and transportation planning, the use of renewable 
resources and less-polluting fuels, and the implement of conservation measures, including 
passive measures, such as site orientation and tree planting; and

Citizen awareness of the linkages between personal behavior and air pollution and 
participation in efforts to reduce air pollution.

Project GHG Analysis Methodology
State CEQA Guidelines Section 15064.4 was amended in 2019 to incorporate the holding in the 
Center for Biological Diversity case45 as well as others. The Court acknowledged that the scope 
of global climate change and the fact that GHGs, once released into the atmosphere, are not 
contained in the local area of their emission means that the impacts to be evaluated are global, 
rather than local. For many air pollutants, the significance of their environmental impact may 
depend greatly on where they are emitted; for GHG, it does not. For projects that are designed to 
accommodate long-term growth in California’s population and economic activity in a sustainable 
manner, such as the Project, this fact gives rise to an argument that a certain amount of GHG 
emissions is as inevitable as population growth. Under this view, a significance criterion framed 
in terms of efficiency and conservation in land use (as compared to a business-as-usual [BAU] 
pattern of growth) is superior to a simple numerical threshold because CEQA is not intended as 
a population control measure.

This consideration favors consistency with statewide goals (i.e., AB 32, SB 32, and AB 1279) as 
a permissible significance criterion for project GHG emissions. Meeting statewide reduction goals 
does not preclude all new development. Rather, the Scoping Plan, the State’s roadmap for 
meeting Statewide target, assumes continued growth and depends on increased efficiency and 
conservation in land use and transportation from all Californians. To the extent a project 
incorporates efficiency and conservation measures sufficient to contribute its portion of the overall 
GHG reductions necessary for the entire State, one can reasonably argue that its impact is not 
cumulatively considerable, because it would be helping to solve the cumulative problem of GHG 
emissions as envisioned by California law. Given the reality of growth, some GHG emissions from 
new development are inevitable. The critical CEQA question is the cumulative significance of a 
project’s GHG emissions and, as discussed previously, from a climate change point of view, it 
does not matter where in the State those emissions are produced. Under these circumstances, 
evaluating the significance of a project’s GHG emissions with respect to their effect on the State’s 
efforts to meet its long-term goals is a reasonable threshold. As such, the impact analysis 
contained herein is cumulative and qualitative in nature.

Based on the above legal standards, and in the absence of any numeric threshold of significance 
adopted by the SCAQMD or CARB, this analysis evaluates the significance of the Project GHG 
emissions in a cumulative context based on its consistency with the state’s laws and programs to

City of Los Angeles 
July 2025

45 California Supreme Court, Center for Biological Diversity et al. vs. California Department of Fish and Wildlife, 
November 30, 2015.__________________________________________________________________
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Construction Emissions
For purposes of this analysis, it is estimated that the Project would be constructed in 
approximately 9 months with construction beginning in 2025 and Project operations commencing 
by mid-2026. This analysis assumes construction would be undertaken with the following primary 
construction phases: (1) Grading, and (2) Building Construction.

address climate change. To that end, this analysis assesses the significance of the Project’s 
potential environmental impacts associated with its GHG emissions qualitatively, based on the 
Project’s consistency with AB 32, SB 32, and AB 1279 (through demonstration of conformance 
with 2022 Scoping Plan); SB 375 (through demonstration of conformance with Connect SoCal 
2024); and the relevant components of the City’s General Plan identified above. Therefore, the 
quantitative estimate of the Project’s GHG emissions is provided below for informational purposes 
only to comply with CEQA’s disclosure requirements.

Regarding assessing the significance of a project’s GHG emissions through consistency with 
statewide, regional and local plans, Appendix D, Local Actions, of the 2022 Scoping Plan Update 
contains guidance for local governments reviewing new land use development projects, including 
through environmental review under CEQA.” (Page 4 of Appendix D.) While the State encourages 
local governments to adopt a CEQA-qualified Climate Action Plan (CAP) addressing the three 
priority areas (transportation electrification, VMT reduction, and building decarbonization), the 
State recognizes that almost 50 percent of jurisdictions do not have an adopted CAP, for financial 
and practical reasons. Therefore, Appendix D recommends that local jurisdictions that wish to 
take meaningful climate action aligned with the State’s climate goals in the absence of a CEQA- 
qualified CAP are advised to focus on the three priority areas (transportation electrification, VMT 
reduction, and building decarbonization) when taking actions. “By prioritizing climate action in 
these three priority areas, local governments can address the largest sources of GHGs within 
their jurisdiction.” (Page 9 of Appendix D.)

De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

Estimate of Project GHG Emissions
State CEQA Guidelines Section 15064.4(a) states a lead agency shall make a good-faith effort, 
based to the extent possible on scientific and factual data, to describe and estimate the amount 
of greenhouse gas emissions resulting from a project. State CEQA Guidelines Section 15064.4(c) 
states a lead agency may use a model or methodology to estimate greenhouse gas emissions 
resulting from the project and that the lead agency has the discretion to select the model or 
methodology it considers most appropriate to enable decision makers to intelligently take into 
account the project’s incremental contribution to climate change. Based upon this guidance, GHG 
emissions were quantified for the Project using CalEEMod, which is the model recommended by 
the SCAQMD (see Appendix A to this IS/MND). Operational emissions include both direct and 
indirect sources including mobile sources, water use, solid waste, area sources, natural gas, and 
electricity use emissions. CalEEMod is a statewide land use emissions computer model designed 
to provide a uniform platform for government agencies, land use planners, and environmental 
professionals to quantify potential criteria pollutant and GHG emissions associated with both 
construction and operations from a variety of land use projects. The model is considered by the 
SCAQMD to be an accurate and comprehensive tool for quantifying air quality and GHG impacts 
from land use projects throughout California. Again, this analysis is not performed to measure the 
project’s GHG impacts against a numerical threshold. The City does not have or use a numerical 
threshold for GHG emissions or a methodology that relies on a quantitative analysis in order to 
determine the significance of a project’s GHG emissions. Instead, the Project’s GHG emissions 
are quantified and provided to comply with State CEQA Guidelines, Section 15064.4(a).

City of Los Angeles 
July 2025
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This quantified illustration of the Project’s scope of GHG emissions is provided for informational 
purposes, and significance under CEQA is based on the Project’s consistency with statewide and 
regional policies and plans to meet the state reduction goals (see Table 7).

a. Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment?
b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 
the emissions of greenhouse gases?

Less than Significant Impact. As stated above, this analysis evaluates the significance of 
Project GHG emissions in a cumulative context based on its consistency with State and local laws 
and programs to address climate change. To that end, this analysis assesses the significance of 
the Project’s potential environmental impacts associated with its GHG emissions qualitatively, 
based on the Project’s consistency with AB 32, SB 32, and AB 1279 (through demonstration of 
conformance with 2022 Scoping Plan); SB 375 (through demonstration of conformance with

Operational Emissions
The operations of the Project would generate GHG emissions from the usage of electricity, natural 
gas, water, and generation of solid waste and wastewater. Emissions of operational GHGs are 
shown in Table 7, Project Greenhouse Gas Emissions. As shown, the GHG emissions 
generated by the Project would be approximately 346.52 CO2e MTY.

With the use of CalEEMod, GHG emissions throughout Project construction were calculated from 
off-road equipment usage, hauling vehicles, delivery trips, and worker trips to and from the site. 
The total GHG construction emissions during 2025 and 2026 would be approximately 126.4 metric 
tons of carbon dioxide equivalent (MT CO2e). As GHG emissions impact from construction 
activities would occur over a relatively short time span, it would contribute a relatively small portion 
of the lifetime GHG emission impact of the Project. The total construction GHG emissions were 
divided by 30 years to determine an annual construction emission rate to be amortized over the 
Project’s first 30 years of operations, consistent with SCAQMD recommendations. Amortized over 
a 30-year period, the Project is anticipated to emit approximately 4.21 metric tons of carbon 
dioxide per year (MT CO2e/year).

Table 7 
Project Greenhouse Gas Emissions

City of Los Angeles 
July 2025

Emissions Source

Amortized Construction

Area Sources

Energy Sources 

Mobile Sources

Waste Sources

Water Sources

Refrigerants

Total GHG Emissions

Metric Tons of Carbon Dioxide Equivalent (per year)

4.21

0.13

31.6

85.0

7.49

2.09

216

346.52
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Connect SoCal 2024); and the relevant components of the City’s General Plan and Green New 
Deal.

De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

VMTReduction. As the Project proposes a neighborhood-serving express car wash, the Project 
would not have the potential to directly affect VMT reduction in the region. Furthermore, as 
discussed herein, the Project will result in a net increase of seventy-five (75) daily vehicle trips 
which is under the DOT’s threshold of 250 daily vehicle trips that requires further VMT analysis. 
Thus, the Project would not result in potentially significant impacts with respect to VMT and 
therefore the Project would not conflict with Statewide goals of VMT reduction.

Consistency with the 2022 Scoping Plan for Achieving Carbon Neutrality
The Project would be consistent with CARB's 2022 Scoping Plan. As discussed previously, 
Appendix D to the 2022 Scoping Plan recommends that local jurisdictions that wish to take 
meaningful climate action aligned with the State’s climate goals in the absence of a CEQA- 
qualified CAP are advised to focus on the three priority areas (transportation electrification, VMT 
reduction, and building decarbonization) when taking actions. “By prioritizing climate action in 
these three priority areas, local governments can address the largest sources of GHGs within 
their jurisdiction.” (Page 9 of Appendix D.)

Transportation Electrification. As the Project proposes a neighborhood-serving express car 
wash, the Project would not directly affect transportation electrification. It is noted that the State 
and City have established several requirements for transportation electrification and the Project 
would not conflict with their implementation. Specifically, the State has adopted AB 1236 and AB 
970, which require cities to adopt streamline permitting procedures for EV charging stations. As 
a result, the City updated Section IX of the LAMC, which requires most new construction to 
designate 30 percent of new parking spaces as capable of supporting future electric vehicle 
supply equipment (EVSE). This would exceed the CALGreen 2022 requirements of 20 percent of 
new parking spaces as EV capable. The ordinance also requires new construction to install EVSE 
at 10 percent of total parking spaces. This requirement also exceeds the CALGreen 2022 
requirements of installing EVSE for 25 percent of EV capable parking spaces which is 
approximately five percent of total parking spaces. The City has also implemented programs to 
increase the amount of EV charging on city streets, EV carshare, and incentive programs for 
apartments to be retrofitted with EV chargers. While it is noted the Project is not required to 
provide EV charging stations on site, the Project would not conflict with the City’s goals of installing 
EV chargers throughout the City to be consistent with the Scoping Plan goals of transitioning to 
EVs.

Building Decarbonization. The City has updated the LAMC with requirements for all new 
buildings, with some exceptions to be all-electric, which will reduce GHG emissions related to 
natural gas combustion. Space heating, water heating and cooking for non-restaurant uses would 
be required to be powered by electricity. In future years, the LADWP will be required to increase 
the amount of renewable energy in the power mix to comply with SB 100 requirements. The 
combination of the all-electric LAMC regulations and increasing availability of renewable energy 
will serve to reduce GHG emissions from sources traditionally powered by natural gas. The 
Project will not conflict with this section of the LAMC. Furthermore, the Project will be required to 
comply with the Los Angeles Green Building Code which includes energy and water saving 
measures that reduce GHG emissions below Title 24 requirements.

City of Los Angeles 
July 2025
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Conclusion
As demonstrated above, the Project would be consistent with AB 32, SB 32, and AB 1279 (through 
demonstration of conformance with 2022 Scoping Plan), SB 375 (through demonstration of 
conformance with Connect SoCal 2020-2045 RTP/SCS), and relevant components of the City’s 
General Plan. Therefore, project-level and cumulative impacts with respect to GHG emissions 
would be less than significant.

Consistency with SCAG RTP/SCS (Connect SoCal 2024)
The State of California has adopted plans and policies designed to reduce regional and local GHG 
emissions. SB 375 requires that each MPO prepare an SCS in the RTP that demonstrates how 
the region will meet greenhouse gas emissions targets. SB 375 establishes a collaborative 
relationship between MPOs and CARB to establish GHG emissions targets for each region in the 
state. Under the guidance of the goals and objectives adopted by SCAG’s Regional Council, 
Connect SoCal 2024 was developed to provide a blueprint to integrate land use and transportation 
strategies to help achieve a coordinated and balanced regional transportation system. Connect 
SoCal represents the culmination of several years of work involving dozens of public agencies, 
191 cities, hundreds of local, county, regional and state officials, the business community, 
environmental groups, as well as various nonprofit organizations.

The primary goal of the SCS is to provide a vision for future growth in southern California that will 
decrease per capita GHG emissions from passenger vehicles. However, the strategies contained 
in the SCS will produce benefits for the region far beyond simply reducing GHG emissions. The 
SCS integrates the transportation network and related strategies with an overall land use pattern 
that responds to projected growth, housing needs, changing demographics, and transportation 
demands. The regional vision of the SCS maximizes current voluntary local efforts that support 
the goals of SB 375. The SCS focuses the majority of new housing and job growth in high-quality 
transit areas and other opportunity areas on existing main streets, in downtowns, and on 
commercial corridors, resulting in an improved jobs-housing balance and more opportunity for 
transit-oriented development.

As discussed herein, the Project does not include the addition or removal of any housing and 
would not have the potential to alter the growth forecasts for the region. Furthermore, also 
discussed herein, the Project will result in a net increase of seventy-five (75) daily vehicle trips 
which is under the DOT’s threshold of 250 daily vehicle trips that requires further VMT analysis. 
Thus, the Project would not result in potentially significant impacts with respect to VMT and 
therefore the Project would not have the potential to substantively increase GHG emissions 
associated with motor vehicles beyond the forecasts identified in SCAG’s Connect SoCal 2024.

City of Los Angeles General Plan and Green New Deal. As the Project proposes a 
neighborhood-serving express car wash, the Project would not have the potential to conflict with 
goals, objectives and policies identified in the City’s General Plan or Green New Deal. 
Furthermore, the Project will be required to comply with the Los Angeles Green Building Code 
which includes energy and water saving measures that reduce GHG emissions below Title 24 
requirements.

City of Los Angeles 
July 2025
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Would the project:
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a. Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials?
Less than Significant Impact. Exposure of the public or the environment to hazardous materials 
could potentially occur through improper handling or use of hazardous materials or hazardous 
wastes during routine use, disposal, and/or transport of hazardous materials. The severity of 
these potential effects varies with the activity conducted, the concentration and type of hazardous 
materials or wastes present, and the proximity of sensitive receptors.

City of Los Angeles 
July 2025

a. Create a significant hazard to the public or the 
environment through the routine transport, 
use, or disposal of hazardous materials?

b. Create a significant hazard to the public or the 
environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment?

c. Emit hazardous emissions or handle 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile 
of an existing or proposed school?

d. Be located on a site which is included on a list 
of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment?

e. For a project located within an airport land use 
plan or, where such a plan has not been 
adopted, within two miles of a public airport or 
public use airport, would the project result in a 
safety hazard or excessive noise for people 
residing or working in the project area?

f. Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan?

g. Expose people or structures, either directly or 
indirectly, to a significant risk of loss, injury or 
death involving wildland fires?

Less Than 
Significant 

Potentially with Less Than
Significant Mitigation Significant

Impact Incorporated Impact No Impact
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Office Emergency Services: Water Codes Sections 13271, 13272; and

Division of Occupational Safety and Health (Cal/OSHA): California Labor Code Section 
6409.1 (b)10.

Department of the California Highway Patrol: California Vehicle Code Section 23112.5;

Office of Emergency Services and the California Public Utilities Commission: Public Utilities 
Code Section 7673, (PUC General Orders #22-B, 161);

State Fire Marshal: Government Code Sections 51018

Limited amounts of some hazardous materials could be used in the short-term construction phase 
of the Project and could expose construction workers and the general public, including standard 
construction materials (e.g., paints and solvents), vehicle fuel, and other hazardous materials. In 
the event of a release of hazardous material the Project would be required to notify the following 
State agencies under the following State statutes, respectively:

Project operations may include the use of various cleaning solutions and chemicals for cleaning 
vehicles that would be used on-site. The Project would be required to adhere to existing 
regulations, standards, and guidelines established by the U.S. Environmental Protection Agency 
(EPA), California Environmental Protection Agency, and the County of Los Angeles related to the 
storage, use, transport, and disposal of hazardous materials. Furthermore, the Project Applicant 
would adhere to the requirements set forth in Southern California Air Quality Management District. 
With compliance to applicable standards and regulations and adherence to manufacturer’s 
instructions related to the transport, use, or disposal of hazardous materials, the Project would 
not create a significant hazard to the public or the environment through the routine transport, use, 
or disposal of hazardous materials, and impacts would be less than significant. No mitigation 
measures are required.

b. Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment?
Less than Significant Impact. The Project involves the construction of a new car wash facility. 
A Phase I Environmental Sites Assessment (ESA), was completed for the Project Site and 
determined that the there are no recognized environmental conditions46 on the Project Site nor 
are there any recommendations for additional investigations at this time (see Appendix B, Phase 
I ESA).Construction equipment utilized during construction activities associated with the Project 
could result in accidental release of hazardous substances such as petroleum-based fuels or 
hydraulic fluid used for construction equipment. However, the level of risk associated with this 
type of accidental release of hazardous substances is not considered significant due to the small 
volume and low concentration of hazardous materials utilized during construction. As stated 
above, Project operations would involve the use of cleaning solvents for vehicles on-site, which 
could potentially result in the accidental release of hazardous chemicals. Upon adherence to

City of Los Angeles 
July 2025

46 Recognized environmental condition is defined as: (1) the presence of hazardous substances or petroleum 
products in, on, or at the subject property due to a release to the environment; (2) the likely presence of 
hazardous substances or petroleum products in, on, or at the subject property due to release or likely release to 
the environment; or (3) the presence of hazardous substances or petroleum products in, on, or at the subject 
property under conditions that pose a material threat of a future release to the environment.____________
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existing regulations related to chemical safety, impacts pertaining to the potential for accidental 
conditions during project operations would be less than significant.

Lastly, according to the State Water Resources Control Board (SWRCB) and the Department of 
Toxic Substances Control (DTSC), there are no reported cases of soil, soil vapor, or groundwater 
contamination on-site.47,48 Furthermore, the Project Site is vacant, and the risk of exposure to 
lead based paint (LBP) and asbestos containing materials (ACMs) would be low.49 As such, the 
Project would not create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials into the 
environment, impacts would be less than significant. No mitigation measures are required.

c. Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school?
No Impact. The nearest existing school to the Project Site is Chatsworth Elementary School, 
located approximately 1.77 miles northwest of the Project Site at 22005 Devonshire Street, 
Chatsworth, CA 91311. Additionally, there are no planned schools within a one-quarter mile radius 
of the Project Site. 50 As such, the Project would not emit hazardous emissions or handle 
hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an 
existing or proposed school and no impacts would occur. No mitigation measures are required.

d. Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant 
hazard to the public or the environment?
No Impact. Government Code §65962.5 requires the Department of Toxic Substances Control 
(DTSC), the State Department of Health Services, the SWRCB, and the California Integrated 
Waste Management Board to compile and annually update lists of hazardous waste sites and 
land designated as hazardous waste property throughout the state. The Project Site is not 
included in a list of hazardous materials sites pursuant to Government Code §65962.5.51 As such, 
no impacts would occur. No mitigation measures are required.

e. For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project result 
in a safety hazard or excessive noise for people residing or working in the project area?

No Impact. The nearest airport to the Project Site is the is Van Nuys Airport, approximately 5.87 
miles southeast of the Project Site. The Project Site is not located within the Van Nuys Airport’s

State Water Resources Control Board, “Geotracker.” Available online at: https://geotracker.waterboards.ca.gov/, 
accessed March 13, 2024.
Department of Toxic Substances Control. “Envirostor.” Available online at:
https://www.envirostor.dtsc.ca.gov/public/search.asp?cmd=search&reporttype=CORTESE&site type=CSITES,O 
PEN,FUDS,CLOSE&status=ACT,BKLG,COM&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+ 
LIST, accessed March 13, 2024.
Historic Aerials. 9119 De Soto Avenue. Available online at: https://www.historicaerials.com/viewer, accessed 
March 13, 2024.
Los Angeles Unified School District, 2022-2026 Strategic Plan. Available online at:
https://www.lausd.org/cms/lib/CA01000043/Centricity/Domain/1371/Strategic-Plan22-26.pdf, accessed March 
12, 2024.
California Environmental Protection Agency, “Cortese List Data Resources.” Available online at:
https://calepa.ca.gov/sitecleanup/corteselist/, accessed March 12, 2024.________________________________
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Would the project:

safety zone area including the runway protection zone.52 As such, the Project would not result in 
a safety hazard or excessive noise for people residing or working at the Project Site or its 
immediate vicinity and no impacts would occur. No mitigation measures are required.

f. Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan?

No Impact. The Project would not require the closure of any public or private streets and would 
not impede emergency vehicle access to the Project Site or vicinity. Construction activities would 
be limited to the Project Site, and the Project would use the existing on-site driveways as access 
points for emergency vehicles. Emergency access to and from the Project Site would adhere to 
all regulatory requirements of the Los Angeles Fire Department (LAFD) for site access points. 
Additionally, the Project Site is not located near or adjacent to a designated emergency route.53 
Thus, the Project would not impair the implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan, and no impacts would occur. No 
mitigation measures are required.

g. Expose people or structures, either directly or indirectly, to a significant risk of loss, 
injury or death involving wildland fires?

No Impact. The Project Site is located within a highly developed and urbanized area of the City 
and does not include wildlands or high-fire-hazard terrain or vegetation. In addition, the Project 
Site is not located within a Very High Fire Hazard Severity Zone (VHFHSZ) identified within the 
City.54 As such, the Project would not expose people or structures, either directly or indirectly, to 
a significant risk of loss, injury or death involving wildland fires and no impacts would occur. No 
mitigation measures are required.

City of Los Angeles 
July 2025

a. Violate any water quality standards or waste 
discharge requirements or otherwise 
substantially degrade surface or ground water 
quality?

b. Substantially decrease groundwater supplies 
or interfere substantially with groundwater 
recharge such that the project may impede

52 Los Angeles County Airport Land Use Commission, Los Angeles County Airport Land Use Plan. Available online: 
https://planning.lacounty.gov/wp-content/uploads/2022/10/Los-Angeles-County-Airport-Land-Use-Plan.pdf, 
accessed March 12, 2024.

53 City of Los Angeles, City of Los Angeles General Plan. Safety Element. Available online at: 
https://planning.lacity.gov/plans-policies/general-plan-overview, accessed March 13, 2024.

54 City of Los Angeles, City of Los Angeles General Plan. Safety Element. Available online at: 
https://planning.lacity.gov/plans-policies/general-plan-overview, accessed March 13, 2024.______________
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a. Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or ground water quality?
Less than Significant Impact. Construction activities associated with the Project would involve 
moving earthwork that could result in urban runoff with sedimentation and siltation. Project 
Operations would release typical chemicals related to carwash facilities into the City’s stormwater 
system. The Project would comply with the California Building Code (CBC), which requires new 
construction projects which disturb less than one acre of land to prevent stormwater runoff 
pollution through compliance with local ordinances and implementation of Best Management 
Practices (BMPs). Construction and operational activities would be performed in accordance with 
the regulatory requirements of the Los Angeles Building Code (LABC) and the Los Angeles 
Regional Water Quality Control Board (LARWQCB). The Project would be required to comply with 
the Stormwater and Urban Runoff Pollution Control regulations outlined in Article 4.4 (Stormwater 
and Urban Runoff Pollution Control) of the City’s Municipal to ensure that emitted stormwater 
pollutants from the Project Site are minimized. Per Article 4.4, the Project would also integrate 
Low Impact Development (LID) practices and standards for stormwater pollution mitigation for 
both construction and operational activities. The Project would also be required to comply with 
the City’s Municipal Code Section 64.72 (Stormwater Pollution Control Measures For 
Development Planning And Construction Activities). Furthermore, the Project would implement

City of Los Angeles 
July 2025

sustainable groundwater management of the 
basin?

c. Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or river 
or through the addition of impervious surfaces, 
in a manner which would:

i. Result in substantial erosion or siltation on­
or off-site;

ii. Substantially increase the rate or amount of 
surface runoff in a manner which would 
result in flooding on- or off-site;

iii. Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff; or

iv. Impede or redirect flood flows?
d. In flood hazard, tsunami, or seiche zones, risk 

release of pollutants due to project inundation?
e. Conflict with or obstruct implementation of a 

water quality control plan or sustainable 
groundwater management plan?
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ii. Substantially increase the rate or amount of surface runoff in a manner which 
would result in flooding on- or off-site;

Less than Significant Impact. The Project Site is located in a developed and urban area that 
has been highly disturbed. Soil disturbance would temporarily occur during Project 
construction due to trenching for soil compaction and minimal excavation and grading 
activities. As such, disturbed soils would be susceptible to high rates of erosion from wind and 
rain, resulting in sediment transport via stormwater runoff from the Project Site. However, as 
stated above, the Project would be required to comply with Section 64.72 of the City’s 
Municipal Code and would implement BMPs to minimize the runoff of sedimentation and 
siltation pollutants during Project-related construction activities. Compliance with these local 
regulations would reduce impacts related to erosion and siltation on-or-off site to less than 
significant levels. No mitigation measures are required.

Less than Significant Impact. According to the Federal Emergency Management Agency’s 
Flood Map Service Center, the Project Site is not located within a 100-year flood hazard 
area.55 The Project would collect on-site stormwater runoff on the Project Site in accordance 
with LARWQCB’s Standard Urban Storm Water Mitigation Plan (SUSMP). Further, the Project 
would be required to comply with Section 64.72 of the City’s Municipal Code and would 
implement the applicable BMPs to meet local design standards and discharge requirements. 
It is not anticipated that the Project would increase surface runoff in a manner that would result 
in on- or off-site flooding. Thus, impacts are anticipated to be less than significant. No 
mitigation measures are required.

the appropriate BMPs outlined in the City’s LID BMPs Handbook to minimize stormwater runoff. 
Compliance with state and local regulatory requirement and the implementation of the appropriate 
BMPs would reduce potential water quality impacts from the Project to a less than significant 
level. No mitigation measures are required.

b. Substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge such that the project may impede sustainable groundwater 
management of the basin?

Less than Significant Impact. The Project Site is currently paved with minimal exposed surfaces 
and is mostly impervious. The Project would include 873 square feet of landscaping throughout 
the Project Site. Therefore, Project implementation would not result in new impervious surfaces 
that could increase stormwater runoff and lead to a decrease in the amount of water recharged 
to the groundwater system within the confines of the Project Site. In addition, the Project is not 
anticipated to substantially deplete groundwater supplies or impede sustainable groundwater 
management of the basin. Impacts would be less than significant. No mitigation measures are 
required.

c. Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious surfaces, 
in a manner which would:

City of Los Angeles 
July 2025

55 Federal Emergency Management Agency, “Flood Rate Insurance Map # 06037C1700F.” Available online at: 
https://msc.fema.gov/portal/home, Accessed March 6, 2024.__________________________________
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Less than Significant Impact. As stated, Project implementation would not result in an 
increase in impervious area. The Project’s stormwater system would discharge on-site 
stormwater in accordance with the City’s Municipal Code. Therefore, the Project is not 
expected to exceed the capacity of the existing/planned stormwater drainage systems, and 
less than significant impacts would occur. No mitigation measures are required.

iii. Create or contribute runoff water which would exceed the capacity of existing or 
planned stormwater drainage systems or provide substantial additional sources of 
polluted runoff; or

City of Los Angeles 
July 2025

No Impact. As stated, the Project Site is located outside of a 100-year flood hazard area and 
is located within an area identified as having little chance of flooding. Moreover, the Project is 
not of a size or scale that would have the potential to impede or redirect flood flows. Therefore, 
no impacts would occur.

d. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 
inundation?

No Impact. As stated above, the Project Site is not located within a 100-year flood hazard area.56 
The Project Site is located approximately 17.4 miles north of the Pacific Ocean, and, according 
to the California Department of Conservation, is located at a sufficient distance so as not to be 
subject to potential tsunami hazards.57 The Project would not increase the existing impervious 
surfaces on-site, nor would it introduce any new components that would result in the release of 
stormwater pollutants. Additionally, according to the California Department of Water Resources, 
the Project Site is not located within a designated dam inundation area.58 Therefore, the Project 
would not result in the release of pollutants in a flood hazard, tsunami, or seiche zones due to 
inundation, and no impacts would occur. No mitigation measures are required.

e. Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan?

No Impact. The Basin Plan for the Coastal Watersheds of Los Angeles and Ventura Counties 
(Basin Plan) establishes the water quality regulations and programs to implement the regulations 
for the Los Angeles and Ventura counties. The Basin Plan identifies beneficial uses for surface 
and ground waters, identifies narrative and numerical water quality objectives for regional 
attainment, and describes implementation programs and other necessary actions to achieve 
water quality objectives. The Project would also adhere to the Basin Plan’s requirements for 
BMPs. As such, the Project would not conflict or obstruct implementation of a water quality control 
plan, and no impacts would occur. No mitigation measures are required.

Federal Emergency Management Agency, “Flood Rate Insurance Map # 06037C1700F.” Available online at: 
https://msc.fema.gov/portal/home. Accessed March 6, 2024.
California Department of Conservation, “Los Angeles County Tsunami Hazard Areas.” Available online at: 
https://www.conservation.ca.gov/cgs/tsunami/maps/los-angeles. Accessed March 6, 2024.
California Department of Water Resources, “California Dam Breach Inundation Maps.” Available online at: 
https://fmds.water.ca.gov/maps/damim/. Accessed March 6, 2024._________________________________
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Would the project:

b. Cause a significant environmental impact due 
to a conflict with any land use plan, policy, or 
regulation adopted for the purpose of avoiding 
or mitigating an environmental effect?

a. Physically divide an established community?
No Impact. The Project would construct a new car wash facility. The Project would serve the 
community overall by providing carwash services to residents and employees within the 
surrounding area. The Project would not introduce any new factors that could physically divide an 
established community, such as constructing major highways/roadway, storm channel, bridge, or 
utility transmissions. Therefore, no impacts would occur. No mitigation measures are required.

b. Cause a significant environmental impact due to a conflict with any land use plan, policy, 
or regulation adopted for the purpose of avoiding or mitigating an environmental effect?

Less than Significant. The Project Site is located within the Chatsworth Porter-Ranch 
Community Plan Area and is designated as General Commercial and Highway Oriented 
Commercial with a corresponding (T)(Q) C2-1 - Commercial zoning designation. The Project 
involves the construction of an automated, two-story, car wash facility to be equipped with 
standard car wash equipment.

According to ZIMAS, the site's current zoning is (T)(Q)C2-1 as a result of a zone change in 2018 
from MR-2 and P-1 in connection with the proposed expansion of an LA Fitness health club/gym.59 

The LA Fitness business closed that location, the existing building was demolished, and the site 
is currently vacant. However, as the zone change was not fully effectuated, the site reverted to 
the original zoning designations of MR-2 and P-1, in July 2024.

The proposed car wash use differs from the previously approved health club/gym use. Further, 
the previous Q condition and T classification were specific to the LA Fitness expansion. Therefore, 
the current Applicant is requesting a zone change from MR-2 and P-1 to C2-1 to allow the 
development of an express car wash at the site. The C2 zone permits automobile uses, including 
car washes by right. Approval of the zone change to C2-1 would also make the site's zoning 
consistent with other properties in the area and would make the zoning consistent with the site's 
general plan designation.

In addition, pursuant to LAMC Section 12.22 A.28, the Project is requesting a Conditional Use 
Permit (CUP) for deviations from the Automotive Use development standards to support the 
development of the express carwash. These deviations are required as the express car wash use

City of Los Angeles 
July 2025

59 The zone change was approved in case APCNV-2017-1848-ZC-WDI in March 2018.
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has different operation and design requirements than uses defined as Automotive Uses (i.e. used 
automobile sales and service) by the Code.60 The deviations are specifically related to hours of 
operation limitations, windows/transparency, landscaping setbacks, signage, and delivery/loading 
standards. These deviations are necessary to support the development of the Project as follows:

(1) Hours of Operation. The Project's operating hours will be from 7 a.m. to 9 p.m. every day 
in lieu of the variable daily operational limitations specified in the Code: "Monday through 
Friday, 7:00 a.m. to 7:00 p.m.; Saturday, 9:00 a.m. to 8:00 p.m.; and Sunday, 11:00 a.m. 
to 8:00 p.m." (LAMC § 12.22 A.28(b)(5)). The facility will be attended by two to five 
employees per shift who will oversee daily operations including maintaining site 
cleanliness and appearance. The onsite staff are available during business hours to the 
customers or neighbors who may need help or have questions. When the car wash is 
closed at night, the driveways will be screened off to prohibit unauthorized vehicle entry 
on the site. Standardized daily hours of operation are customary for car wash operators 
and are needed to meet the needs of customers who work during traditional business 
hours. The property is entirely surrounded by other commercial or industrial development, 
and the proposed operational hours are consistent with the hours of the surrounding uses.

(2) Windows/Transparency. The Project's proposed buildings consist of the carwash tunnel 
and trash enclosure structure. As such, the structures are housing mechanical equipment 
as well as areas that are not accessible to the general public and it is not possible to 
provide transparent windows for at least 50 percent of the ground floor frontage. 
Furthermore, the site is uniquely shaped, and the proposed building is therefore entirely 
located behind another commercial building, resulting in the Project's improvements being 
largely located at the rear of the property along the alley. These existing site conditions 
would not allow visibility or transparency into the building, even if additional transparent 
surfaces were a part of the Project's design. While the existing conditions and mechanical 
nature of the use are not conducive to 50 percent transparency on the ground level, the 
Project's architectural design has incorporated transparent windows and doors into the 
areas that are accessible to customers and members of the public to provide visibility and 
natural lighting.

(3) Landscaping Setbacks. The required landscaped planting area, which has a minimum 
width of five feet, is provided along the De Soto Avenue frontage. However, it is not 
feasible to provide a five-foot landscape frontage along the entirety of the Nordhoff Street 
frontage. As part of the Project, a five-foot street dedication is required to be granted along 
Nordhoff Street, which impacts the available area for a landscape setback. With regards 
to the building and site design, the carwash tunnel cannot be shortened any further or 
pushed backwards on the site due to vehicular movement requirements. Similarly, the car 
wash tunnel exiting cannot be shortened or altered and still meet the vehicular movement 
radial requirements. Thus, it is infeasible to provide a five-foot landscape setback along 
the western portion of the Nordhoff frontage. However, in lieu of proving a five foot buffer 
for the length of the frontage, a larger landscaped island is provided along the eastern 30- 
feet of the Nordhoff Street frontage.

City of Los Angeles 
July 2025

60 The term "Automotive Use" is defined as follows in Section 12.03 of the LAMC: "The primary sale of used 
automobiles. In addition, this phrase shall include automotive repair and automobile and trailer sales area, as 
defined in this section."
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(4) Signage. The Project includes tenant identification signs at various locations throughout 
the site, and includes relocating the existing pole sign to Nordhoff Street, a monument 
sign on Nordhoff Street, and wall and projecting signs on both the car wash tunnel and 
trash enclosure structure. The existing property historically has and maintains an existing 
pole sign, which will be relocated to allow adequate site ingress and egress, while still 
providing much needed visibility to the property. Additionally, a projecting sign will be 
installed on the trash enclosure structure located on De Soto Avenue. Due to the unique 
double frontage of the property without actual corner frontage, a majority of the site 
improvements are required to be set at the rear property line. This creates visibility issues 
for typical wall sign tenant notification, as it is not readily visible in the path of travel from 
the street. Without the pole and projecting signs, visitors to the site would potentially miss 
the entrances and could result in hazardous last minute vehicular movements. Therefore, 
the Project will maintain a relocated pole sign as well as a projecting sign via the CUP 
request. All of the proposed signage would be consistent with allowable sign limits for the 
property and Project.

(5) Delivery/Loading. Delivery or loading areas are not needed to support the express car 
wash use, as deliveries are handled easily by a standard pickup truck. Deliveries are 
minimal in comparison to most commercial uses. Furthermore, the property has a unique 
double frontage as well as alley access. The loading area will be located in the adjacent 
alley near the exit of the carwash tunnel, which will allow optimal circulation in and out of 
the car wash tunnel. Due to the fact that the tunnel cannot be shortened or otherwise 
positioned on the site, Los Angeles Department of Building and Safety (LADBS) staff, as 
part of Building Permit Plan Check and Zoning Review during plan check, have provided 
comments that the loading should be located in the alley, rather than completely within the 
boundaries of the property, which is consistent with LADBS' authority to approve alternate 
loading requirements and design for auto service uses with small buildings and for 
unusually shaped lots (LAMC sections 12.21 C.6(a) and 12.21 C.6(g)).

Upon approval of the zone change and the CUP the Project would not conflict with applicable 
plans/policies. Therefore, the impact would be less than significant. No mitigation measures are 
required.

City of Los Angeles 
July 2025
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a. Result in the loss of availability of a known mineral resource that would be of value to 
the region and the residents of the state?
No Impact. According to the California Department of Conservation, Division of Mine 
Reclamation, there are no active mines within 5 miles of the Project Site.61 The Project Site is not 
classified by the City as containing significant mineral deposits. The Project Site is designated for 
commercial and industrial land uses and not for mineral extraction land use. Therefore, the Project 
would not result in the loss of availability of any known, regionally, or locally valuable mineral 
resource, and no impact would occur. No mitigation measures are required.

b. Result in the loss of availability of a locally-important mineral resource recovery site 
delineated on a local general plan, specific plan or other land use plan?
No Impact. The Project would not result in the loss of availability of a locally important mineral 
resource recovery site delineated on a local general plan, specific plan, or other land use plan. 
No impact would occur. No mitigation measures are required.

Less Than 
Significant 

with 
Mitigation 

Incorporated

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?

b. Generation of excessive groundborne 
vibration or groundborne noise levels?

City of Los Angeles 
July 2025

61 California Department of Conservation, “Mines Online.” Available online at: 
https://maps.conservation.ca.gov/mol/index.html, accessed on March 6, 2024.
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City of Los Angeles Municipal Code
The City of Los Angeles Municipal Code (LAMC) provides two types of noise standards that are 
relevant to this analysis: 1) construction noise standards, and 2) general noise ordinance 
standards. The construction noise standards apply only to construction activities, while the 
general noise ordinance standards apply to noise generated by land use activities.

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.

Title 24, California Code of Regulations
The California Noise Insulation Standards of 1988 (California Code of Regulations Title 24, 
Section 3501 et seq.) require that interior noise levels from the exterior sources not exceed 45 
dBA Ldn/community noise equivalent level (CNEL) in any habitable room of a multi-residential 
use facility (e.g., hotels, motels, dormitories, long-term care facilities, and apartment houses and 
other dwellings, except detached single-family dwellings) with doors and windows closed. Where 
exterior noise levels exceed 60 dBA CNEL/Ldn, an acoustical analysis is required to show that 
the building construction achieves an interior noise level of 45 dBA CNEL/Ldn or less.

City of Los Angeles 
July 2025

Construction Noise Standards
The LAMC has established noise regulations for both short-term construction activities and long­
term operation of a project. The LAMC regulates noise from any powered equipment or powered 
hand tool in a residential zone (or within 500 feet) at a distance of 50 feet between 7:00 AM and 
10:00 PM to the following:

• 75 dB(A) 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;

• 75 dB(A) for powered equipment of 20 horse-power or less intended for infrequent use in 
residential areas, including chain saws, log chippers and powered hand tools; and

Potentially 
Significant 

Impact

c. 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

with Less Than
Mitigation Significant

Incorporated Impact No Impact

ENV-2024-494-MND



PAGE 86De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

City of Los Angeles 
July 2025

• 65 dB(A) for powered equipment intended for repetitive use in residential areas, including 
lawn mowers, backpack blowers, small lawn and garden tools.62

These noise limits do not apply where compliance is deemed technically infeasible. Specifically, 
such activities are allowed when it is demonstrated that compliance is not possible “despite the 
use of mufflers, shields, sound barriers, and/or other noise reduction device or techniques during 
the operation of the equipment.”63

Section 41.40 of the LAMC also prohibits construction activity from occurring between 9:00 PM 
and 7:00 AM Monday through Friday, and between 6:00 PM and 8:00 AM on Saturday.64 This is 
intended to protect persons occupying sleeping quarters in any hotel, apartment, or other place 
of residence. Construction noise intruding onto property zoned for manufacturing or industrial 
uses is exempt from these standards.

General Noise Ordinance
LAMC Chapter XI, “Noise Regulation,” regulates noise from non-transportation noise sources 
such as commercial or industrial operations, mechanical equipment or residential activities. 
Although these regulations do not apply to vehicles operating on public rights-of-way, the 
regulations do apply to noise generated by vehicles on private property, such as truck operations 
at commercial or industrial facilities. The exact noise standards vary depending on the type of 
noise source, but the allowable noise levels are generally determined relative to the existing 
ambient noise levels at the affected location. Table II of LAMC Section 111.03 establishes 
presumed ambient noise levels according to zoning designation and time of day. Daytime levels 
are to be used from 7:00 a.m. to 10:00 p.m. and nighttime levels from 10:00 p.m. to 7:00 a.m. 
The Project Site is zoned (T)(Q) C2-1 and adjacent properties are zoned MR2-1 and P-1 to the 
west and south, and (T)(Q)C2-1 to the north and east. Based on these zoning designations and 
the Project’s proposed operating hours of 7:00 a.m. to 9:00 p.m., the presumed ambient noise 
level pursuant to LAMC Section 111.03 is 60 dB(A).

LAMC Section 111.01 (a) defines the ambient noise as “the composite of noise from all sources 
near and far in a given environment, exclusive of occasional and transient intrusive noise sources 
and of the particular noise source or sources to be measured. Ambient noise shall be averaged 
over a period of at least 15 minutes at a location and time of day comparable to that during which 
the measurement is taken of the particular noise source being measured.” LAMC Section 
111.02(a) provides additional procedures and criteria for sound level measurements and 
establishing measured ambient noise levels. These procedures and criteria were followed when 
collecting measured ambient noise levels for the Project Site and adjacent properties. See Table 
9 below for the ambient noise levels that were collected and utilized in this analysis.

Section 112.01 of the LAMC would prohibit any amplified noises, especially those from outdoor 
sources (e.g., outdoor speakers and stereo systems) from exceeding the ambient noise levels of 
adjacent properties by more than 5 dB(A). Amplified noises would also be prohibited from being 
audible at any distance greater than 150 feet from the project’s property line.

LAMC Section 112.02 (a) would prevent project HVAC systems and other mechanical equipment 
from elevating noise levels at neighboring residences by more than 5 dB(A).

62 City of Los Angeles, Municipal Code Chapter XI-Noise Regulation (Section 112.05), 1986.
63 Ibid.
64 City of Los Angeles, Municipal Code Chapter IV-Public Welfare (Section 41.40), 1984.

ENV-2024-494-MND



For a project’s operational impacts:

PAGE 87De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

• The ambient noise level measured at the property line of affected uses to increase by 3 
dB(A) in CNEL to or within the “normally unacceptable” or “clearly unacceptable” category.

City of Los Angeles 
July 2025

• Any 5 dB(A) or greater noise increase.

These “normally unacceptable” and “clearly unacceptable” categories refer to those outlined by 
the State’s noise and land-use compatibility chart, shown in Table 8, State of California 
Noise/Land Use Compatibility Matrix, below.

ENV-2024-494-MND



Community Noise Exposure (dB, Lan or CNEL)
Land Use Category

70 8055 60 65 75

Transient Lodging - Motels Hotels

Auditoriums, Concert Halls, Amphitheaters

Sports Arena, Outdoor Spectator Sports

Playgrounds, Neighborhood Parks

Industrial, Manufacturing, Utilities, Agriculture

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 C), 2003.
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Residential - Low Density Single-Family, Duplex, 
Mobile Homes

Office Buildings, Business Commercial and 
Professional

Schools, Libraries, Churches, Hospitals, Nursing 
Homes

Golf Courses, Riding Stables, Water Recreation, 
Cemeteries

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.

Residential - Multi-Family

City of Los Angeles 
July 2025

Table 8
State of California Noise/Land Use Compatibility Matrix
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Existing Conditions

Noise Monitoring Locations Primary Noise Sources

Vehicle Traffic

Vehicle Traffic

Vehicle Traffic

Source: Impact Sciences, Inc., March 2024. See Appendix C, Noise and Vibration Technical Data.

PAGE 89De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

Measured Ambient Noise Levels
To establish baseline noise conditions, existing noise levels were monitored at three locations in 
the vicinity of the Project Site. The locations of where the noise measurements were taken are 
depicted in Figure 10, Noise Monitoring Location Map. The noise survey was conducted in 
March 2024 using the Larson Davis SoundTrack LxT (Type 1) sound level meter, which conforms 
to industry standards set forth in ANSI S1.4-1983 (R2006) - Specification for Sound Level 
Meters/Type 1 and is consistent with the sound level meter definition established in the LAMC. At 
the measurement sites, the microphone was placed at a height of approximately five feet above 
grade. The results of the measurements are summarized in Table 9, Existing Noise Levels in 
the Vicinity of the Project Site. As shown in Table 9, the ambient noise levels ranged from 61.9 
dBA Leq to 74.5 dBA Leq in the vicinity of the Project Site.

Table 9 
Existing Noise Levels in the Vicinity of the Project Site

City of Los Angeles 
July 2025

61.9 52.5 76.8

72.1 59.9 87.3

74.5 56.7 97.2

1. Alleyway off Nordhoff Street, 
West Boundary of Project Site 
2. Nordhoff Street, South 
Boundary of Project Site
3. North De Soto Avenue, East 
Boundary of Project Site

Noise Levels [dB(A)]
Leq Lmin Lmax
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Source: U.S. EPA. Noise from Construction Equipment and Operations, Building Equipment 
and Home Appliances. PB 206717. 1971.

Construction
Construction of the Project would require the use of heavy equipment for grading/site preparation, 
installation of utilities, building fabrication, and finishing. Construction activities would also involve 
the use of smaller power tools, generators, and other sources of noise. During each stage of 
construction, several types of equipment potentially could be operating concurrently, and noise 
levels would vary based on the amount of equipment in operation and the location of the activity.

Typical noise levels at 50 feet from various types of equipment that may be used during 
construction are listed in Table 10, Outdoor Construction Equipment Noise Levels. The 
loudest noise levels are typically generated by impact equipment (e.g., pile drivers) and heavy­
duty equipment (e.g., scrapers and graders). Construction noise would occur intermittently 
throughout construction, and, in some instances, multiple pieces of equipment may operate 
simultaneously, generating overall noise levels that can be incrementally higher than what is 
shown in Table 10.

Table 11, Outdoor Construction Phase Noise Levels, shows noise levels by construction 
phase at 50 feet. The grading/excavation and finishing phases typically generate the loudest noise 
levels at 89 dB(A) Leq without equipment mufflers, and 86 dB(A) Leqwith equipment mufflers.

Table 10 
Outdoor Construction Equipment Noise Levels

City of Los Angeles 
July 2025

Construction Equipment
Pile Driver (Peak Noise Level) 

Trucks 
Cranes (moveable) 

Cranes (derrick) 
Vibrator

Saws
Pneumatic Impact Equipment 

Jackhammers 
Pumps 

Generators 
Compressors 

Concrete Mixers 
Concrete Pumps 

Backhoe
Tractor 

Scraper/Grader 
Paver

Noise Level at 50 Feet (dB(A), Leq)
95-105
82-95
75-88
86-89
68-82
72-82
83-88
81-98
68-72
71-83
75-87
75-88
73-95

73-107
77-98
80-93
85-88
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Source: U.S. EPA. Noise from Construction Equipment and Operations, Building Equipment and Home Appliances. PB 
206717. 1971.

As stated earlier, noise sources associated with construction, repair, remodeling, or grading of 
any real property are exempt from regulation so long as the construction activities take place 
between the times of 7:00 a.m. and 9:00 p.m. during weekdays and 8:00 am and 6:00 pm on 
Saturdays. Project construction would not occur during restricted periods, and thus, the Project 
would be consistent with the criteria set forth in the LAMC Section 41.40. As such, construction 
noise impacts would be less than significant and no mitigation measures are required.

Noise levels would diminish notably with distance from the construction site at a rate of 6 dB(A) 
per doubling of distance (noise from stationary or point sources is reduced by about 6 dB(A) for 
every doubling of distance at acoustically hard locations). For example, a noise level of 86 dB(A) 
Leq measured at 50 feet from the noise source to the receptor would decline to 80 dB(A) Leq at 
100 feet from the source to the receptor and fall by another 6 dB(A) Leq to 74 dB(A) Leq at 200 
feet from the source to the receptor. These noise attenuation rates assume a flat and unobstructed 
distance between the noise generator and the receptor. Intervening structures and vegetation 
would further attenuate (reduce) the noise. While construction activity would increase noise levels 
in the vicinity of the Project Site, it should be noted that increases in noise levels during 
construction would be intermittent and temporary and would not generate continuously high noise 
levels. Furthermore, the construction noise experienced during the initial periods of construction 
(i.e., site preparation/grading/foundations) typically would be reduced in the later construction 
periods (i.e., interior building construction).

As discussed above, construction noise impacts would be significant if, as indicated in LAMC 
Section 112.05, noise from construction equipment within 500 feet of a residential zone exceeds 
75 dBA at a distance of 50 feet from the noise source. The Project Site is not located within 500 
feet of a residential zone and these noise limitations are not applicable to the Project. In addition, 
there are no non-residential sensitive receptors within 500 feet of the Project Site and there is no 
potential to exceed the City’s maximum 80 dBA Leq(8-hour) absolute threshold at sensitive 
uses.65

Table 11 
Outdoor Construction Phase Noise Levels

City of Los Angeles 
July 2025

65 City of Los Angeles, Department of City Planning, Construction Noise and Vibration, Updates to Thresholds and 
Methodology, August 2024. Available online at: https://planning.lacity.gov/odocument/fba26ae5-ca95-48c3-aace- 
ae3bf0cb43b1/Construction%20Noise%20and%20Vibration%20- 
%20Proposed%20Updates%20to%20Thresholds%20and%20Methodology%20&%20Attachments.pdf , accessed 
July 17, 2025.

84
89
78
85
89

Construction Phase Noise Level at 50 Feet [d(B)A, 
_________________________ ____________________ Leq]_________________

Ground Clearing 
Grading/Excavation 

Foundations 
Structural 
Finishing

Noise Level at 50 Feet with 
Mufflers [dB(A), Log] 

82 
86

77
83
86
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Permanent Operational Traffic Noise
Traffic volumes in the vicinity of the Project Site were obtained from the Los Angeles Department 
of Transportation traffic count information. According to Los Angeles Department of 
Transportation traffic counts for the intersection of Nordhoff Street and N DeSoto Avenue, DeSoto 
Avenue accommodates 42,068 vehicles per day.66 According to the City of Los Angeles VMT 
Calculator, the Project will result in a net increase of seventy-five (75) daily vehicle trips. As such, 
the Project would not have the potential to double traffic volumes on existing roadways in the 
vicinity of the Project Site. Since it would take a doubling (i.e., a 100 percent increase) of roadway 
traffic volume to increase noise levels by 3 dB(A), the addition of traffic volume from operation of 
the Project would not increase traffic to levels capable of producing a 3 dB(A) ambient noise 
increase. Additionally, the Project is consistent with the surrounding land uses, which currently 
generate mobile noise sources typical of a commercial urban environment. As such, any noise 
increase would be imperceptible, and impacts would be less than significant.

Stationary Noise Sources
With respect to existing noise sources in the vicinity of the Project Site, noise is primarily 
generated by vehicle activity on Nordhoff Street and DeSoto Avenue. Additionally, commercial 
uses surrounding the Project Site also contribute to the ambient conditions. Thus, existing 
ambient noise sources primarily include vehicular travel, access and parking, landscape 
maintenance, and operation of HVAC units. As shown in Table 9 previously, the ambient noise 
levels reach up to 74.5 dBA Leq in the vicinity of the Project Site. As part of the Project, new 
mechanical equipment, HVAC units, and exhaust fans could be installed on the roof or near the 
proposed new structures. Although the operation of this equipment would generate noise, the 
design of these on-site HVAC units and exhaust fans would be required to comply with the 
regulations of the LAMC. Specifically, Section 112.02 of the LAMC states that noises from sources 
such as heating, air conditioning, and ventilation systems should not increase ambient noise

Parking Noise
Various noise events would occur periodically from the Project’s parking uses. Such periodic 
events would include activation of car alarms, sounding of car horns, slamming of car doors, 
engine revs, and tire squeals. Automobile movements would comprise the most continuous noise 
source and would generate a noise level of approximately 65 dBA at a distance of 25 feet. Car 
alarm and horn noise events generate sound levels as high as 75 dBA at a reference distance of 
25 feet, however these noise sources would be sporadic. It should also be noted that the existing 
urban environment of the Project Site currently generates noise levels associated with parking 
and vehicular noise sources identified above. Although the Project would increase the number of 
vehicles on the Project Site, the types of noise would be similar to those currently occurring in the 
vicinity of the Project Site. While periodic noise levels from car alarms, horns, slamming of doors, 
etc., would increase as a result of the Project, these events would not occur consistently over a 
24-hour period and thus would not have the potential to increase ambient noise levels at off-site 
locations by 5 dBA CNEL or more, nor exceed the City’s exterior noise standards at off-site 
locations. As such, noise impacts from the parking areas would be considered less than 
significant.

City of Los Angeles 
July 2025

66 City of Los Angeles, Department of Transportation, 24 Hours Traffic Volume - Nordhoff at N DeSoto Ave, March 
2015. Available at: https://navigatela.lacity.org/dot/traffic data/automatic counts/DESOTO.NORDHOFF.150318- 

AUTO.pdf, accessed April 2024.____________________________________________________________
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levels at neighboring occupied properties by more than 5 dB(A). In addition to these requirements, 
the Project will screen mechanical equipment as feasible and necessary to meet City noise 
standards. The method of screening would be architecturally compatible with project features and 
would blend with the building designs. As such, compliance with Section 112.02 of the LAMC 
would ensure noise from these stationary sources would be less than significant.

With respect to noise generated from the air blowers used to dry the vehicles, the Project 
Applicant proposes the use of a dryer system that could produce noise levels of approximately 79 
dBA at 50 feet (see Appendix C to this IS/MND). The dryer system would be located inside the 
carwash structure and blowers would be oriented toward the interior of the carwash. Thus, the 
carwash structure would break line-of-sight noise transmission to off-site receptors, reducing 
noise levels to approximately 59 to 64 dBA at 50 feet.67 In addition to these estimates, a field 
survey documented that noise levels at a comparable carwash reached 64.5 dBA Leq at a 
distance of 50 feet from the air blowers and carwash structure.68 As stated previously, the ambient 
noise levels in the vicinity of the Project Site reach up to 74.5 dBA Leq. Thus, noise levels 
associated with the dryer system would generally not exceed ambient noise levels. Furthermore, 
the Project Site is in a heavily urbanized setting bound by De Soto Avenue to the east, Nordhoff 
Street to the south, an unnamed alleyway to the west, and a vacant parcel to the north. Thus, 
there are no existing land uses within 50 feet of the Project Site that have exterior spaces sensitive 
to noise levels. For these reasons, noise impacts associated with the air blowers would be less 
than significant.

With respect to noise generated from the vacuum spaces, the Project Applicant proposes the use 
of vacuums that could produce noise levels ranging between 54 and 65 dBA at 50 feet, depending 
on the horsepower and stage of operation.69 As stated previously, the ambient noise levels in the 
vicinity of the Project Site reach up to 74.5 dBA Leq. Thus, noise levels associated with the 
vacuums would generally not exceed ambient noise levels. Furthermore, the Project Site is in a 
heavily urbanized setting bound by De Soto Avenue to the east, Nordhoff Street to the south, an 
unnamed alleyway to the west, and a vacant parcel to the north. Thus, there are no existing land 
uses within 50 feet of the Project Site that have exterior spaces sensitive to noise levels. For these 
reasons, noise impacts associated with the vacuums would be less than significant.

b. Generation of excessive groundborne vibration or groundborne noise levels?
Less than Significant Impact. Construction activity can result in varying degrees of ground 
vibration depending on the equipment and methods employed. Operation of construction 
equipment causes vibrations that spread through the ground and diminish in strength with 
distance. Buildings founded on the soil in the vicinity of the construction site respond to these 
vibrations with varying results ranging from no perceptible effects at the lowest levels, low 
rumbling sounds and perceptible vibrations at moderate levels, and slight damage at the highest 
levels.

The Federal Transit Administration (FTA) provides ground-borne vibration impact criteria with 
respect to building damage during construction activities. Peak Particle Velocity (PPV), expressed 
in inches per second, is used to measure building vibration damage. Construction vibration 
damage criteria are assessed based on structural category (e.g., reinforced-concrete, steel, or

City of Los Angeles 
July 2025

67 Estimate assumes the carwash structure would attenuate line-of-sight noise levels by approximately 15-20 dBA.
68 See Appendix C to this IS/MND.
69 The Project Applicant proposes the use of vacuums that could produce noise levels ranging between 64 and 76 

dBA at 15 feet, or the equivalent of approximately 54 to 65 dBA at 50 feet. See Appendix C to this IS/MND.
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Equipment
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timber). FTA guidelines consider 0.2 inch/sec PPV to be the significant impact level for non­
engineered timber and masonry buildings. Structures or buildings constructed of reinforced 
concrete, steel, or timber have a vibration damage criterion of 0.5 inch/sec PPV pursuant to FTA 
guidelines.70 All off-site buildings in proximity to the Project Site are considered to be, at a 
minimum, non-engineered timber and masonry buildings.

The closest off-site structure to Project construction activities is located adjacent to the south and 
east of the Project Site. The majority of construction would take place approximately 25 feet to 
the north of the structure, closer to the middle of the Project Site. Based on the data in Table 12, 
construction-related vibration levels would reach a maximum of 0.089 PPV at the nearest off-site 
structure, which is well below the FTA threshold of 0.2 inch/sec PPV noted above. As such, 
impacts with respect to vibration would be less than significant. No mitigation measures are 
required.

c. 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?

Construction vibration is a localized event and is typically only perceptible to a receptor that is in 
proximity to the vibration source. As shown in Table 12, Vibration Source Levels for 
Construction Equipment, construction equipment would typically generate vibration levels up to 
0.089 PPV at 25 feet.

No Impact. The Project Site is not located within the vicinity of a private airstrip or an airport land 
use plan and is not located within 2 miles of a public airport or public-use airport. The nearest 
airport to the Project Site is the Van Nuys Airport, located approximately 7.9 miles southeast of 
the Project Site. Therefore, no impacts with respect to airstrip or airport related noise would occur 
and no further analysis is required. No mitigation measures are required.

0.089
0.089
0.076
0.035

0.031
0.031
0.027
0.012

0.017
0.017
0.015
0.007

0.011
0.011
0.010
0.004

Caisson Drilled Piles 
Large Bulldozer 
Loaded Trucks 
Jackhammer

Source: FTA. Transit Noise and Vibration Impact Assessment. September 2018.

Table 12 
Vibration Source Levels for Construction Equipment

City of Los Angeles 
July 2025

70 Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual, 2018. Available online 
at: https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-  
impact-assessment-manual-fta-report-no-0123 0.pdf, accessed March 6, 2024._______________________
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Would the project:

71

72

73
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a. Induce substantial unplanned population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through extension of 
roads or other infrastructure)?

Less than Significant Impact. A Project could induce population growth in an area either directly, 
through the development of new businesses, or indirectly, through the extension of roads or other 
infrastructure. The Project does not include the addition or removal of housing and thus would 
have no direct impact on population and housing forecasts for the area. Although the Project 
would increase employment in the area, the Project would not result in a high number of 
employees permanently relocating to the region. Estimating the number of future employees who 
may choose to relocate to the City would be highly speculative, since many factors influence 
personal housing location decisions (e.g., family income levels and the cost and availability of 
suitable housing in the local area). Nevertheless, in an effort to present a worst-case population 
growth scenario, this analysis assumes the Project would employ up to four full-time employees, 
all of whom would permanently relocate to the City.

Based on the City’s average household size of 2.53 persons, the Project could result in a nominal 
population increase of approximately 11 persons. 71 As of 2023, the City has an estimated 
population of 3,766,109 persons.72 The SCAG growth forecasts estimate the City’s population to 
reach 10,654,000 persons by the year 2040, representing a total increase of 9,643 persons.73 
The Project’s potential maximum increase of 11 persons would represent less than one percent 
of the City’s projected increase in population between the years 2023 and 2040. Thus, the 
potential increase in population resulting from the Project would be nominal. Therefore, the

City of Los Angeles 
July 2025

California Department of Finance, Demographic Research Unit, “E-5 Population and Housing Estimates for 
Cities, Counties, and the State, January 2021-2022, with 2020 Benchmark.” May 2023.
California Department of Finance Demographic Research Unit, “E-5 Population and Housing Estimates for 
Cities, Counties, and the State, January 2021-2022, with 2020 Benchmark.” May 2023.
Southern California Association of Governments, 2024-250 RTP/SCS Technical Report, Demographics and
Growth Forecast. Available online at: https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-connect-
socal-2024-demographics-growth-forecast-draft-110223.pdf?1698263165. Accessed March 11,2024.______

Less Than
Significant

Impact No Impact

a. Induce substantial unplanned population growth in • 
an area, either directly (for example, by proposing 
new homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)?

b. Displace substantial numbers of existing people or • 
housing, necessitating the construction of 
replacement housing elsewhere?

Less Than 
Significant

Potentially with
Significant Mitigation

Impact Incorporated
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a. Fire protection?

b. Police protection?

c. Schools?

d. Parks?

e. Other public facilities?
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Project would not induce substantial unplanned population growth in an area, either directly or 
indirectly, and impacts would be less than significant. No mitigation measures are required.

b. Displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere?
No Impact. The Project Site is currently vacant. No housing exists on-site. Therefore, the Project 
would not displace existing people or housing, and no impacts would occur. No mitigation 
measures are required.

a. Fire protection?

Less Than Significant Impact. The City of Los Angeles Fire Department (LAFD) provides fire 
protection and emergency response services to the Project Site. The Project would be served 
primarily by Los Angeles Fire Department (LAFD) Fire Station No. 96, located 21800 Marilla 
Street, Chatsworth, CA 91311, approximately 2.0 miles from the Project Site.

As discussed in Section XIV, Population and Housing, the Project would result in an increase 
in employees within the City. However, this increase would be nominal. The Project Applicant will 
submit all plans to the LAFD for review and approval prior to obtaining any permits. Additionally, 
the Project will be required to comply with applicable City Fire Code, California Fire Code, City of 
Los Angeles Building Code, and National Fire Protection Association standards, and would be 
required to include features such as established emergency procedures, automatic fire­
extinguishing system, automatic smoke detection system, emergency voice/alarm communication 
system, manual alarm fire boxes, etc. Therefore, impacts would be less than significant. No 
mitigation measures are required.

Would the project result in substantial adverse physical impacts associated with the provision of 
new or physically altered governmental facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to 
maintain acceptable service ratios, response times or other performance objectives for any of the 
public services:

City of Los Angeles 
July 2025

Less Than
Significant

Impact No Impact

Less Than 
Significant

Potentially with
Significant Mitigation

Impact Incorporated

□ □
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b. Police protection?

Less than Significant Impact. The City of Los Angeles Police Department (LAPD) provides law 
enforcement services to the City, including the Project Site. The LAPD has implemented multiple 
community outreach programs to provide communication and accessibility between the LAPD 
and the community. The Project would be served primarily by the LAPD’s Topanga Community 
Police Station, located at 21501 Schoenborn Street, Canoga Park, CA 91304, approximately 1.5 
miles from the Project Site.

The Project is not expected to result in a substantial increase in population compared to existing 
conditions. Upon site plan review and approval, the Project Site would meet the LAFD’s fire 
access requirements, and thus, would also provide adequate emergency access for the LAPD. 
Further, construction activities associated with the Project would be required to comply with the 
2022 California Building Code, specifically Chapter 33 (Safeguards During Construction), which 
includes emergency access requirements minimizing site safety hazards and potential 
construction-related impacts to police services. Thus, the Project would not result in the need for 
new or physically altered police protection facilities and would not adversely impact service ratios 
and response times of the LAPD. A less than significant impact would occur. No mitigation 
measures are required.

c. Schools?

No Impact. The Los Angeles Unified School District (LAUSD or District) provides educational 
services to the City of Los Angeles. The LAUSD currently has 784 K-12 schools.74 The nearest 
LAUSD school to the Project Site is Stoney Point High School, located approximately 1.2 miles 
north of the Project Site at 10010 De Soto Avenue, Chatsworth, CA 91311.

As stated, the Project would not induce a substantial increase in population on-site. As a car 
wash, the Project would not generate new students and would not require the expansion of school 
facilities. Therefore, no impacts would occur. No mitigation measures are required.

d. Parks?

No Impact. The City of Los Angeles Department of Recreation and Parks oversees and facilitates 
the existing public parks and recreational facilities within the City. The nearest park to the Project 
Site is Canoga Park, located approximately 0.8 miles southwest of the Project Site at 8801 Eton 
Avenue, Canoga Park, CA 91304. As stated previously, the Project would not induce a substantial 
increase in population and is not anticipated to generate substantive additional demands for 
parkland or other recreational facilities. As such, no impacts would occur. No mitigation measures 
are required.

e. Other public facilities?

No Impact. The City is served by the Los Angeles Public Library (LAPL). The Chatsworth Branch 
Library serves as a branch of the Los Angeles library system and is located approximately 1.7 
miles northwest of the Project Site at 21052 Devonshire Street, Chatsworth, CA 91311. As stated 
above, the Project is not expected to result in a substantial increase in population compared to 
existing conditions. Thus, the Project is not expected to result in an additional demand for library 
services. Therefore, no impacts would occur. No mitigation measures are required.

74 LAUSD, Open Data. Available online at: https://my.lausd.net/opendata/landing page, accessed March 6, 2024.
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No Impact. As stated in Section XV, Public Services, the nearest recreational facility to the 
Project Site is Canoga Park, located approximately 0.8 miles southwest of the Project Site. The 
Project would not result in a substantial increase in demand for parks or any recreational facilities. 
Accordingly, no impacts would occur. No mitigation measures are required.

a. Would the project Increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facilities would 
occur or be accelerated?

Potentially 
Significant 

Impact

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Less Than 
Significant 

with 
Mitigation 

Incorporated

Would the project:

b. Does the project include recreational facilities or require the construction or expansion 
of recreational facilities which might have an adverse physical effect on the environment?
No Impact. The Project includes the development of a car wash and does not include or require 
the construction or expansion of recreational facilities. Therefore, the Project would not result in 
adverse physical impacts to the environment due to the construction or expansion of recreational 
facilities. Therefore, no impacts would occur. No mitigation measures are required.

City of Los Angeles 
July 2025
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expansion of recreational facilities which 
might have an adverse physical effect on 
the environment?

a. Conflict with a program, plan, ordinance or 
policy addressing the circulation system, 
including transit, roadway, bicycle and 
pedestrian facilities?
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Conflict or be inconsistent with CEQA 
Guidelines Section 15064.3, subdivision (b)? 
Substantially increase hazards due to a 
geometric design feature (e.g., sharp curves 
or dangerous intersections) or incompatible 
uses (e.g., farm equipment)?
Result in inadequate emergency access?

City of Los Angeles 
July 2025

a. Conflict with a program, plan, ordinance or policy addressing the circulation system, 
including transit, roadway, bicycle and pedestrian facilities?
Less than Significant Impact. A significant impact to the circulation system may occur if the 
Project causes a net increase in Vehicle Miles Traveled (VMT) that surpasses Los Angeles 
Department of Transportation’s (DOT) established traffic impact criteria.75 The DOT requires 
further VMT analysis for projects that exceed 250 daily vehicle trips. According to the City of Los 
Angeles DOT Referral Form and VMT Calculator (included as Appendix D, to this IS/MND), the 
Project will result in a net increase of seventy-five (75) daily vehicle trips; and therefore, does not 
require further VMT analysis. Therefore, the Project is not expected to contribute significantly to 
any traffic congestion or affect any congestion management program. The Project provides four 
(4) bicycle parking spaces therefore satisfying the minimum bicycle parking as required per LAMC 
and would not impede construction of future bicycle facilities within the public right of ways 
adjacent to the Project. Therefore, the Project would not conflict with a program, plan, ordinance, 
or policy addressing the vehicular circulation system. As such, impacts will be less than 
significant. No mitigation measures are required.

b. Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b)?
Less than Significant Impact. The Congestion Management Program (CMP) was adopted by 
Los Angeles County Metropolitan Transportation authority (Metro) and intended to address the 
impact of local growth on the regional transportation system.76 As previously discussed, the 
Project will result in a net increase of seventy-five (75) daily vehicle trips which is under the DOT’s 
threshold of 250 daily vehicle trips that requires further VMT analysis. Therefore, the project is 
not expected to contribute significantly to any traffic congestion or affect any congestion 
management program. Therefore, impacts will be less than significant. No mitigation measures 
are required.

75 Los Angeles Department of Transportation, Transportation Assessment Guidelines, 2020. Available online at: 
https://ladot.lacity.gov/sites/default/files/documents/2020-transportation-assessment- 
guidelines final 2020.07.27.pdf, accessed March 19, 2024.

76 Los Angeles County Metropolitan Transportation Authority, Congestion Management Program, 2018. Available 
online at: https://libraryarchives.metro.net/dpgtl/programs/congestion-management-program-lacmta/congestion-  
management-program-for-los-angeles-county-index-page.html, accessed March 6, 2024.______________
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Would the project cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the size and scope of the landscape, sacred 
place, or object with cultural value to a California Native American tribe, and that is:

c. Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?
No Impact. A significant impact could occur if a project were to include a new roadway design or 
introduces a new land use or features into an area with specific transportation requirements and 
characteristics that have not been previously experienced in that area, or if access or other 
features were designed in such a way as to create hazard conditions. The Project Site consists 
of a single lot that is currently vacant. The Project involves the construction, use, and maintenance 
of a new automated car wash facility. Furthermore, adherence to all emergency response plan 
requirements set forth by the City and LAFD would be required throughout the duration of the 
Project’s construction and operation phases. As such, there would be no impacts regarding 
hazards due to a design feature. No mitigation measures are required.

d. Result in inadequate emergency access?
Less than Significant Impact. The Project would utilize the existing driveways on-site for primary 
and emergency vehicular access. The Project would incorporate all applicable design and safety 
standards and regulations outlined in Chapter 33 of the 2022 California Building Code, and 
Chapter 11 (Construction Requirements for Existing Buildings) of the California Fire Code. 
Further, the Project would submit all Project plans to the City and the LAFD to confirm that the 
Project would provide adequate on-site access to emergency services. Therefore, the Project 
would not result in inadequate emergency access and impacts would be less than significant. No 
mitigation measures are required.

a. Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code section 5020.1(k), or

b. A resource determined by the lead agency, in 
its discretion and supported by substantial 
evidence, to be significant pursuant to criteria 
set forth in subdivision (c) of Public Resources 
Code Section 5024.1. In applying the criteria 
set forth in subdivision (c) of Public Resource 
Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a 
California Native American tribe.

City of Los Angeles 
July 2025
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Ground-disturbing activities associated with the Project could result in the discovery of previously 
undiscovered cultural resources. This includes potential discovery of tribal cultural resources. In 
the event that Native American resources are discovered, the City would consult with the Native 
American monitor and affected tribe(s). Implementation of Mitigation Measure TCR-1 would 
require Native American monitoring, recovery and retention of tribal cultural resources, and the 
preservation of human remains or associated ceremonial objects, to reduce impacts to resources 
that are applicable under Public Resources Code Section 5024.1 to less than significant levels.

a. Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, feature, 
place, cultural landscape that is geographically defined in terms of the size and scope of 
the landscape, sacred place, or object with cultural value to a California Native American 
tribe, and that is: Listed or eligible for listing in the California Register of Historical 
Resources, or in a local register of historical resources as defined in Public Resources 
Code section 5020.1 (k)?
No Impact. Impacts related to historical resources are evaluated in Section V, Cultural 
Resources. As discussed, the Project Site and its immediate vicinity are not identified as local 
historical resources, or sites that are eligible to be listed on the California Register of Historic 
Resources (CRHR) or National Register of Historic Places (NRHP). As such, no impact to 
historical resources would occur. No mitigation measures are required.

b. Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, feature, 
place, cultural landscape that is geographically defined in terms of the size and scope of 
the landscape, sacred place, or object with cultural value to a California Native American 
tribe, and that is: A resource determined by the lead agency, in its discretion and 
supported by substantial evidence, to be significant pursuant to criteria set forth in 
subdivision (c) of Public Resources Code Section 5024.1. In applying the criteria set forth 
in subdivision (c) of Public Resource Code Section 5024.1, the lead agency shall consider 
the significance of the resource to a California Native American tribe.

Less than Significant Impact with Mitigation Incorporated. According to Appendix D, Sacred 
Lands File Search Request, of this IS/MND, a Native American Heritage Commission (NAHC) 
Sacred Lands File search was requested on March 15, 2024, per Assembly Bill (AB) 52 
requirements. The NAHC responded to the request on April 4, 2024, and reported negative 
results. A list of 21 tribal contacts who may have interest in the Project was provided with the 
NAHC response. Informational query letters were sent to each of these contacts by the City on 
March 5, 2024.

Prior to commencing any ground disturbance activities at the Project site, the Applicant, or it’s 
successor, shall retain archeological monitors and tribal monitors that are qualified to identify 
subsurface tribal cultural resources. Ground disturbance activities shall include excavating, 
digging, trenching, plowing, drilling, tunneling, quarrying, grading, leveling, removing peat, 
clearing, driving posts, augering, backfilling, blasting, stripping topsoil or similar activity at the 
project site. Any qualified tribal monitor(s) shall be approved by the Gabrieleno Band of Mission

Mitigation Measures
TCR-1 Retain a Native American Monitor Prior to Commencement of Ground-Disturbing 

Activities

City of Los Angeles 
July 2025
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3. The Applicant, or its successor, shall implement the tribe’s recommendations if a qualified 
archaeologist retained by the City and paid for by the Applicant, or its successor, in 
consultation with the tribal monitor, reasonably conclude that the tribe’s recommendation 
are reasonable and feasible.

4. In addition to any recommendations from the applicable tribe(s), a qualified archaeologist 
shall develop a list of actions that shall be taken to avoid or minimize impacts to the 
identified tribal cultural resources substantially consistent with the best practices identified

City of Los Angeles 
July 2025

Indians - Kizh Nation. Any qualified archeological monitor(s) shall be approved by the Department 
of City Planning, Office of Historic Resources (“OHR”).

The qualified archeological and tribal monitors shall observe all ground disturbance activities on 
the project site at all times the ground disturbance activities are taking place. If ground disturbance 
activities are simultaneously occurring at multiple locations on the project site, an archeological 
and tribal monitor shall be assigned to each location where the ground disturbance activities are 
occurring the on-site monitoring shall end when the ground disturbing activities are completed, or 
when the archeological and tribal monitor both indicate that the site has a low potential for 
impacting tribal cultural resources.

Prior to commencing any ground disturbance activities, the archaeological monitor in consulting 
with the tribal monitor, shall provide Worker Environmental Awareness Program (WEAP) training 
to construction crews involved in ground disturbance activities that provides information on 
regulatory requirements for the protection of tribal cultural resources. As part of the WEAP 
training, construction crews shall be briefed on proper procedures to follow should a crew member 
discover tribal cultural resources during ground disturbance activities. In addition, workers will be 
shown examples of the types of resources that would require notification of the archaeological 
monitor and tribal monitor. The Applicant shall maintain on the Project site, for City inspection, 
documentation establishing the training was completed for all members of the construction crew 
involved in ground disturbance activities.

In the event that any subsurface objects or artifacts that may be tribal cultural resources are 
encountered during the course of any ground disturbance activities, all such activities shall 
temporary cease within the area of discovery, the radius of which shall be determined by a 
qualified archeologist, in conjunction with a qualified tribal monitor, until the potential tribal cultural 
resources are properly assessed and addressed pursuant to the process set forth below:

1. Upon a discovery of a potential tribal cultural resource, the Applicant, or its successor, 
shall immediately stop all ground disturbance activities and contact the following: (1) all 
California Native American tribes that have informed the City they are traditionally and 
culturally affiliated with the geographic area of the proposed project; (2) and OHR.

2. If OHR determines, pursuant to Public Resources Code Section 21074(a)(2), that the 
object or artifact appears to be a tribal cultural resource in its discretion and

supported by substantial evidence, the City shall provide any affected tribe a reasonable 
period of time, not less than 14 days, to conduct a site visit and make recommendations 
to the Applicant, or its successor, and the City regarding the monitoring of future ground 
disturbance activities, as well as the treatment and disposition of any discovered tribal 
cultural resources.

ENV-2024-494-MND
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by the Native American Heritage Commission and in compliance with any applicable 
federal, state, or local law, rule or regulation.

5. If the Applicant, or its successor, does not accept a particular recommendation determined 
to be reasonable and feasible by the qualified archaeologist or qualified tribal monitor, the 
Applicant, or its successor, may request mediation by a mediator agreed to by the 
Applicant, or its successor, and the City. The mediator must have the requisite 
professional qualifications and experience to mediate such a dispute. After making a 
reasonable effort to mediate this particular dispute, the City may (1) require the 
recommendation be implemented as originally proposed by the archaeologist or tribal 
monitor; (2) require the recommendation, as modified by the City, be implemented as it is 
at least as equally effective to mitigate a potentially significant impact; (3) require a 
substitute recommendation be implemented that it is at least as equally effective to 
mitigate a potentially significant impact to a tribal cultural resource; or (4) not require the 
recommendation be implemented because it is not necessary to mitigate an significant 
impacts to tribal cultural resources. The Applicant, or its successor, shall pay all costs and 
fees associated with the mediation.

6. The Applicant, or its successor, may recommence ground disturbance activities outside 
of a specified radius of the discovery site, so long as the radius has been reviewed by both 
the qualified archaeologist and qualified tribal monitor and determined to be reasonable 
and appropriate.

7. The Applicant, or its successor, may recommence ground disturbance activities inside of 
the specified radius of the discovery only after it has complied with all the 
recommendations developed and approved pursuant to the process to the process set 
forth in paragraphs 2 through 5 above.

8. Copies of any subsequent prehistoric archaeological study, tribal cultural resources study 
or report, detailing the nature of any significant tribal cultural resources, remedial actions 
taken, and disposition of any significant tribal cultural resources shall be submitted to the 
South Central Costal Information Center (SCCIC) at California State University, Fullerton 
and to the Native American Heritage Commission for inclusion in its Sacred Lands File.

9. Notwithstanding paragraph 8 above, any information that the Department of City Planning, 
in consultation with the City Attorney’s Office, determines to be confidential in nature shall 
be excluded from submission to the SCCIC or provided to the public under the applicable 
provisions of the California Public Records Act, California Public Resources Code, section 
6254(r), and handled in compliance with the City’s AB52 Confidentiality Protocols.

City of Los Angeles 
July 2025
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Potentially 
Significant 

Impact

a. Require or result in the relocation or construction of new or expanded water, wastewater 
treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental 
effects?

Less Than Significant Impact. The Project Site is located within a highly developed and 
urbanized area of the City with existing infrastructure. The Project would connect to existing utility 
lines located within the public rights-of-way along De Soto Avenue and Nordhoff Street. The 
Project is not anticipated to require the relocation or construction of new or expanded water 
supply, wastewater, electricity, natural gas, or telecommunication lines. Therefore, impacts 
related to water, wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities would be less than significant. No mitigation measures are required.

Less Than 
Significant 

with 
Mitigation 

Incorporated

Would the project:
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a. Require or result in the relocation or _ 
construction of new or expanded water, 
wastewater treatment or storm water drainage, 
electric power, natural gas, or 
telecommunications facilities, the construction 
or relocation of which could cause significant 
environmental effects?

b. Have sufficient water supplies available to _ 
serve the project and reasonably foreseeable 
future development during normal, dry and 
multiple dry years?

c. Result in a determination by the wastewater _ 
treatment provider which serves or may serve 
the project that it has adequate capacity to 
serve the project’s projected demand in 
addition to the provider’s existing 
commitments?

d. Generate solid waste in excess of State or _ 
local standards, or in excess of the capacity of 
local infrastructure, or otherwise impair the 
attainment of solid waste reduction goals?

e. Comply with federal, state, and local _ 
management and reduction statutes and 
regulations related to solid waste?
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b. Have sufficient water supplies available to serve the project and reasonably foreseeable 
future development during normal, dry and multiple dry years?
Less Than Significant Impact. The Los Angeles Department of Water and Power (LADWP) 
conducts water planning based on forecasted population growth. The Project would implement a 
reclaimed water system that would minimize the Project’s water usage by reusing water from the 
carwash facility. Project demand for water is not anticipated to require new water supply 
entitlements and/or require the expansion of existing or construction of new water treatment 
facilities beyond those already considered in the LADWP 2020 Urban Water Management Plan 
(2020 UWMP).77 The Project would not result in substantial unplanned population growth and 
would be consistent with existing plans and policies. Therefore, the Project is consistent with 
Citywide growth and the Project’s demand for water is not anticipated to extend beyond the 
capacity identified within the 2020 UWMP. It is anticipated that the Project would not create any 
water system capacity issues, and there would be sufficient reliable water supplies available to 
meet Project demands. Therefore, the Project would have a less than significant impact related 
to water supplies. No mitigation measures are required.

c. Result in a determination by the wastewater treatment provider which serves or may 
serve the project that it has adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments?
Less Than Significant Impact. The Project will be served by the City's existing sewer system 
and will connect to the existing sewer lines on-site. Construction activities would result in a 
temporary increase in sanitary waste. However, this increase would not require the expansion of 
facilities, as the contractor would utilize on-site portable toilets, which would not be connected to 
the sewer system. The Project would be limited to two restrooms. However, the wastewater 
generated from these two bathrooms would be nominal compared to previous uses on-site. Water 
would be re-used from the car wash facility through a closed water reclamation system. Prior to 
any construction activities, the Project Applicant would be required to coordinate with the City of 
Los Angeles Bureau of Sanitation (BOS) to determine the exact wastewater conveyance 
requirements of the Project, and any upgrades to the wastewater lines in the vicinity of the Project 
Site that are needed to adequately serve the Project. Therefore, the Project is not expected to 
exceed wastewater treatment requirements in the area. The Project would not involve or require 
the construction of new wastewater treatment facilities or require an expansion of the existing 
facilities. Impacts will be less than significant. No mitigation measures are required.

d. Generate solid waste in excess of State or local standards, or in excess of the capacity 
of local infrastructure, or otherwise impair the attainment of solid waste reduction goals?
Less Than Significant Impact. Solid waste generated within the City is disposed of at privately 
owned landfill facilities throughout the County of Los Angeles. Private haulers provide waste 
collection services for most multifamily residential and commercial developments within the City. 
Solid waste transported by both public and private haulers is recycled, reused, and transformed 
at a waste-to-energy facility, or disposed of at a landfill. The County’s Public Works Department 
prepares an annual report on solid waste management in the County in order to help meet long­
term needs and maintain adequate capacity. Landfills within the County are categorized as either 
Class III or unclassified landfills. Non-hazardous municipal solid waste is disposed in Class III

City of Los Angeles 
July 2025

77 Los Angeles Department of Water and Power, Urban Water Management Plan, 2020. Available online at: 
https://www.ladwp.com/sites/default/files/documents/LADWP 2020 UWMP Web.pdf, accessed on May 7, 2024.
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landfills, while inert waste such as construction waste, yard trimmings, and earth-like waste are 
disposed of in unclassified landfills.78 Ten Class III landfills and one unclassified landfill with solid 
waste facility permits are located within Los Angeles County.79 Of the ten Class III landfills in Los 
Angeles County, five Class III landfills are open to the City of Los Angeles.80 The Class III landfills 
have an estimated remaining capacity of 140.8 million tons.81

The Project can be adequately served by an existing landfill with sufficient permitted capacity to 
accommodate the Project’s solid waste disposal needs. As an automated carwash facility, solid 
waste generated from the Project would be limited to waste from vehicles during operation hours. 
Accordingly, the proposed uses under the Project are anticipated to generate a nominal amount 
of solid waste that would not exceed the capacity of existing landfills serving the Project Site. In 
addition, the Project will be required to comply with current regulations required by the Department 
of Building and Safety, LAMC Section 99.04.408.1 and the BOS, LAMC Section 66.32, which 
requires the recycling and proper disposal of solid waste. Therefore, impacts will be less than 
significant. No mitigation measures are required.

e. Comply with federal, state, and local management and reduction statutes and 
regulations related to solid waste?
Less than Significant Impact. The Project would demonstrate compliance with the California 
Integrated Waste Management Act of 1989 (Assembly Bill [AB] 939), which requires all California 
cities to “reduce, recycle, and re-use solid waste generated in the State to the maximum extent 
feasible.” AB 939 requires that at least 50 percent of waste produced is recycled, reduced, or 
composted. The Project would also comply with the 2022 California Green Building Standards 
(CALGreen) Code, which includes design and construction measures that help reduce 
construction-related waste though material conservation and other construction-related efficiency 
measures. Thus, less than significant impacts would occur. No mitigation measures are required.

Inert waste is waste which is neither chemically or biologically reactive and will not decompose. Examples of this 
are sand and concrete.
The ten Class III landfills within Los Angeles County include: Antelope Valley, Burbank, Calabasas, Chiquita 
Canyon, Lancaster, Pebbly Beach, San Clemente, Savage Canyon, Scholl Canyon, and Sunshine Canyon 
City/County. The total number of Class III landfills within Los Angeles County excludes the Puente Hills Landfill, 
which closed on October 31, 2013. The unclassified landfill within the Los Angeles County is the Azusa Land 
Reclamation facility.
The five Class III landfills open to the City of Los Angeles include: Antelope Valley, Calabasas, Chiquita Canyon, 
Lancaster, and Sunshine Canyon City/County. Note that while the Calabasas Landfill is open to the City of Los 
Angeles, its service area is limited to the cities of Hidden Hills, Agoura Hills, Westlake Village, and Thousand 
Oaks per Los Angeles County Ordinance No. 91-0003.
County of Los Angeles, Department of Public Works, Los Angeles County Integrated Waste Management Plan 
2019 Annual Report, September 2020.

City of Los Angeles 
July 2025
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a. Substantially impair an adopted emergency response plan or emergency evacuation 
plan?

No Impact. The Project Site is not located in or near state responsibility areas or lands classified 
as very high fire hazard severity zones.82,83 The Project Site and surrounding land uses are 
developed with urban land uses and do not present a wildland fire hazard. Furthermore, the 
Project Site is not located along any designated disaster routes in the Safety Element of the City’s 
General Plan. Any lane closures associated with construction of the Project must be approved by 
LADOT and would not be approved if substantial delays could result. Typically, LADOT will require 
a construction traffic management plan, including the use of flag personnel to help direct traffic 
around any roadway closures. Therefore, the Project would not substantially impair an adopted 
emergency response plan or emergency evacuation plan, and no impacts would occur. No 
mitigation measures are required.

City of Los Angeles 
July 2025

82 Cal Fire, Fire Hazard Severity Zones in SRA, Adopted November 7, 2007. Available online at: 
https://osfm.fire.ca.gov/media/6705/fhszs map19.pdf.

83 Cal Fire, Very High Fire Hazard Severity Zones in LRA, Adopted September, 2011. Available online at: 
https://osfm.fire.ca.gov/media/7280/losangelescounty.pdf.

If located in or near state responsibility areas or 
lands classified as very high fire hazard severity 
zones would the project:
a. Substantially impair an adopted emergency 

response plan or emergency evacuation plan?
b. Due to slope, prevailing winds, and other 

factors, exacerbate wildfire risks, and thereby 
expose project occupants to, pollutant 
concentrations from a wildfire or the 
uncontrolled spread of a wildfire?

c. Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines 
or other utilities) that may exacerbate fire risk 
or that may result in temporary or ongoing 
impacts to the environment?

d. Expose people or structures to significant 
risks, including downslope or downstream 
flooding or landslides, as a result of runoff, 
post-fire slope instability, or drainage 
changes?
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b. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire?
No Impact. As stated above, the Project Site is not located in or near state responsibility areas 
or lands classified as a very high fire hazard severity zone. The Project Site is located in a 
developed and urban environment that would not exacerbate wildfire risks or expose the public 
to uncontrolled spread. Thus, no impacts would occur. No mitigation measures are required.

c. Require the installation or maintenance of associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the environment?

No Impact. The Project will not require the installation or maintenance of infrastructure, such as 
roads, fuel breaks, emergency water sources, power lines, or other utilities. Therefore, the Project 
would not exacerbate fire risk, and there would be no impact. No mitigation measures are 
required.

d. Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes?
No Impact. As stated above, the Project would not be located in or near state responsibility areas 
or lands classified as a very high fire hazard severity zone. Additionally, the Project Site is located 
on relatively flat terrain, and would not be subject to landslides. Thus, wildfire impacts involving 
downslope, downstream flooding, or landslides would not occur, and there would be no impact. 
No mitigation measures are required.

City of Los Angeles 
July 2025

a. Does the project have the potential to 
substantially degrade the quality of the 
environment, substantially reduce the habitat 
of a fish or wildlife species, cause a fish or 
wildlife population to drop below self­
sustaining levels, threaten to eliminate a plant 
or animal community, substantially reduce the 
number or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods of 
California history or prehistory?

b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable? (“Cumulatively considerable”

Less Than
Significant

Impact No Impact

Less Than 
Significant

Potentially with
Significant Mitigation

Impact Incorporated
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Less Than 
Significant 

with 
Mitigation 

Incorporated

a. Does the project have the potential to substantially degrade the quality of the 
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or 
animal community, substantially reduce the number or restrict the range of a rare or 
endangered plant or animal or eliminate important examples of the major periods of 
California history or prehistory?

Less than Significant Impact with Mitigation Incorporated. As discussed in Section IV, 
Biological Resources, the Project Site is located within an urbanized area of the City. As such, 
no sensitive plant or animal species would be adversely impacted by the Project. As discussed in 
XVIII, Tribal Cultural Resources, ground-disturbing activities associated with the Project may 
potentially uncover tribal resources. As such, implementation of Mitigation Measure TCR-1 
would reduce these potential impacts to less than significant levels.

b. Does the project have impacts that are individually limited, but cumulatively 
considerable? (“Cumulatively considerable” means that the incremental effects of a 
project are considerable when viewed in connection with the effects of past projects, the 
effects of other current projects, and the effects of probable future projects)?

Less than Significant Impact with Mitigation Incorporated. The Project generally would not 
contribute to potentially cumulatively considerable impacts. As indicated in the above analysis, 
with implementation of the required mitigation measure, the Project would not result in any 
unmitigated significant adverse impacts and/or cumulatively considerable impacts. Specifically, 
Mitigation Measure TCR-1 would reduce potentially significant impacts to less than significant 
levels. The Project does not include any unmitigated cumulatively considerable impacts when 
considered in connection with the effects of past, present and probable future projects. No further 
analysis is necessary.

c. Does the project have environmental effects which will cause substantial adverse effects 
on human beings, either directly or indirectly?
Less than Significant Impact. As discussed in the preceding sections, a finding that the Project 
could have a significant impact is appropriate if there is substantial evidence that a particular 
physical impact may be significant based on the City’s established thresholds. Based on the 
analysis contained in this IS/MND, the Project would not result in any direct or indirect adverse

City of Los Angeles 
July 2025

Less Than
Significant

Impact No Impact

Potentially 
Significant 

Impact

means that the incremental effects of a project 
are considerable when viewed in connection 
with the effects of past projects, the effects of 
other current projects, and the effects of 
probable future projects)?

c. Does the project have environmental effects • 
which will cause substantial adverse effects on 
human beings, either directly or indirectly?
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effects on living human beings, and all Project impacts on living human beings would be less than 
significant.

De Soto Express Car Wash
Initial Study / Mitigated Negative Declaration

City of Los Angeles 
July 2025
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1. Basic Project Information

1.1. Basic Project Information

De Soto Express Car Wash

10/1/2024

Operational Year 2025

Lead Agency

Land Use Scale

Analysis Level for Defaults

Windspeed (m/s) 2.50

Precipitation (days) 0.60

Location 34.23642741448828, -118.58932153068653

County Los Angeles-South Coast

Los AngelesCity

Air District South Coast AQMD

Air Basin South Coast

TAZ 3894

EDFZ 17

Electric Utility Los Angeles Department of Water & Power

Gas Utility Southern California Gas

App Version 2022.1.1.22

ft)

7/42

ValueData Field

Land Use Subtype Building Area (sq ft) Population DescriptionSize Lot Acreage Area (sq Special LandscapeUnit
Area (sqft)

Project Name

Construction Start Date

Project/site

County

1.2. Land Use Types
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1000sqft6.28 0.90 6,284 873 0.00

1.3. User-Selected Emission Reduction Measures by Emissions Sector

2.1. Construction Emissions Compared Against Thresholds

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
NOx

Unmit. 2,5831.48 3.89 10.5 14.8 0.02 0.44 0.27 0.71 0.40 0.06 0.47 2,570 2,570 0.10 0.03 1.10

1,943Unmit. 1.46 1.22 11.3 0.02 0.54 0.49 1.53 1,930 1,930 0.08 0.04 0.0211.6 2.20 2.74 1.03

Unmit. 0.24 0.36 1.86 0.212.55 < 0.005 0.08 0.14 0.07 0.07 0.13 475 0.02 0.01 0.05 477475

Unmit. 0.04 0.07 0.34 0.47 < 0.005 0.01 0.03 0.04 0.01 0.01 0.02 78.7 < 0.005 < 0.005 0.01 79.078.7

2.2. Construction Emissions by Year, Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
NOx

8 / 42

TOGUn/Mit. SO2 PM10E PM10T PM2.5E PM2.5D PM2.5T CH4ROG CO PM10D BCO2 NBCO2 CO2T N2O CO2eR

CO PM10E PM2.5T CH4TOG PM10D PM2.5E PM2.5D BCO2 R CO2eYear ROG PM10T NBCO2 CO2T N2O

Automobile Care 
Center

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

Average 
Daily 
(Max)

Annual 
(Max)

No measures selected

2. Emissions Summary
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14.8 0.44 0.402025 1.48 3.89 10.5 0.02 0.27 0.71 0.06 0.47 2,570 2,570 0.03 1.10 2,5830.10

1.46 11.3 0.49 1.53 1,930 1,930 0.08 0.04 0.02 1,9432024 1.22 11.6 0.02 0.54 2.20 2.74 1.03

2025 5.19 7.08 0.04 0.25 0.21 1,364 1,364 0.02 < 0.005 1,3700.63 0.53 0.01 0.22 0.20 0.01 0.06

1.562024 0.17 0.14 1.40 < 0.005 0.06 0.14 0.21 0.06 0.07 0.13 285 285 0.01 < 0.005 0.03 286

2025 0.24 0.36 1.86 2.55 < 0.005 0.08 0.02 0.10 0.07 0.01 0.08 475 475 0.02 0.01 0.05 477

Annual

2024 0.03 0.03 0.26 0.29 < 0.005 0.01 0.03 0.04 0.01 0.01 0.02 47.1 47.1 < 0.005 < 0.005 < 0.005 47.4

0.07 0.34 0.47 < 0.005 0.01 < 0.005 0.02 0.01 < 0.005 0.01 < 0.005 < 0.005 0.01 79.02025 0.04 78.7 78.7

2.4. Operations Emissions Compared Against Thresholds

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
NOx

Unmit. 7340.34 0.46 0.26 2.55 0.01 0.01 0.46 0.47 0.01 0.12 0.12 14.1 720 1.45 0.02 1,305 2,083

Unmit. 0.47 0.01 0.12 14.1 1,3030.29 0.41 0.27 2.10 0.01 0.01 0.46 697 711 1.45 0.03 2,0580.12

9 / 42

Un/Mit. TOG CO PM2.5D PM2.5T RROG SO2 PM10E PM10D PM10T PM2.5E BCO2 NBCO2 CO2T CH4 N2O CO2e

Average 
Daily

Daily, 
Summer 
(Max)

Daily - 
Winter 
(Max)

Average 
Daily 
(Max)

Daily, 
Winter 
(Max)

Daily - 
Summer 
(Max)
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Unmit. 0.44 0.28 2.34 0.01 0.01 0.46 0.01 0.12 14.1 704 718 1.45 0.03 1,304 2,0660.32 0.47 0.12

Unmit. < 0.005 117 119 0.24 < 0.005 2160.06 0.08 0.05 0.43 < 0.005 < 0.005 0.08 0.09 0.02 0.02 2.33 342

2.5. Operations Emissions by Sector, Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

< 0.005Mobile 0.28 0.26 0.20 2.23 0.01 0.46 0.46 < 0.005 0.12 521 521 0.03 0.02 1.92 5300.12

Area 0.05 0.20 < 0.005 0.27 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 1.12 < 0.005 < 0.005 1.131.12

Energy 0.01 < 0.005 0.06 0.05 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 190 190 0.01 < 0.005 191

Water 1.13 < 0.005 12.67.74 8.87 0.12

Waste 12.9 0.00 12.9 1.29 0.00 45.3

Refrig. 1,303 1,303

0.46 0.01 0.01 1,305Total 0.34 0.26 2.55 0.01 0.46 0.47 0.12 0.12 14.1 720 734 1.45 0.02 2,083

0.28 0.46 0.12 0.02Mobile 0.25 0.21 2.05 < 0.005 < 0.005 0.46 < 0.005 0.12 499 499 0.03 0.05 506

Area 0.15

Energy 0.01 < 0.005 0.06 0.05 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 190 190 0.01 < 0.005 191

Water 1.13 7.74 8.87 0.12 < 0.005 12.6

Waste 12.9 0.00 12.9 1.29 0.00 45.3

Refrig. 1,303 1,303

0.29 2.10 0.01 0.01 0.46 0.01 0.12 0.12 1.45 0.03 1,303 2,058Total 0.41 0.27 0.47 14.1 711697
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CO2TNOx PM10E PM2.5T RSector TOG ROG CO SO2 PM10D PM10T PM2.5E PM2.5D BCO2 NBCO2 CH4 N2O CO2e

Daily, 
Summer 
(Max)

Annual 
(Max)

Daily, 
Winter 
(Max)
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Mobile 0.22 < 0.005 0.460.28 0.25 2.10 < 0.005 0.46 < 0.005 0.12 0.12 505 505 0.03 0.02 0.83 513

Area 0.03 0.19 < 0.005 < 0.005 < 0.005 < 0.005 < 0.0050.18 < 0.005 < 0.005 < 0.005 0.77 0.77 0.77

Energy 0.01 < 0.005 0.06 0.05 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 190 190 0.01 < 0.005 191

Water 1.13 7.74 8.87 0.12 < 0.005 12.6

Waste 12.912.9 0.00 1.29 0.00 45.3

Refrig. 1,303 1,303

718Total 0.44 0.28 2.34 0.01 0.01 0.46 0.47 0.12 0.12 14.1 704 1.45 0.03 1,304 2,0660.32 0.01

Annual

Mobile 0.04 0.08 0.02 83.6 < 0.0050.05 0.05 0.38 < 0.005 < 0.005 0.08 < 0.005 0.02 83.6 < 0.005 0.14 85.0

Area 0.03 0.03 < 0.005 < 0.005 0.130.01 < 0.005 < 0.005 < 0.005 < 0.005 0.13 0.13 < 0.005 < 0.005

< 0.005 < 0.005 < 0.005 < 0.005 < 0.005Energy 0.01 0.01 < 0.005 < 0.005 31.5 31.5 < 0.005 < 0.005 31.6

Water 0.19 1.28 1.47 0.02 < 0.005 2.09

Waste 2.14 0.00 2.14 0.21 0.00 7.49

Refrig. 216 216

< 0.005 < 0.005Total 0.06 0.08 0.05 0.43 < 0.005 0.08 0.09 0.02 2.33 117 119 0.24 < 0.005 216 3420.02

3. Construction Emissions Details

3.1. Grading (2024) - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Onsite
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PM10E PM2.5E PM2.5T RROG CO PM10TLocation TOG NOx SO2 PM10D PM2.5D CO2T CH4BCO2 NBCO2 N2O CO2e

Average 
Daily

Daily, 
Summer 
(Max)
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0.53 0.071.19 11.4 10.7 0.02 0.53 0.49 0.49 1,713 1,713 0.01 1,719

1.002.07 2.07 1.00

0.000.00 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

0.07 0.72 0.68 0.03 0.03 0.03 108 108 108

0.060.13 0.13 0.06

0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Annual

0.010.01 0.13 0.12 0.01 0.01 17.9 17.9 17.9

0.02 0.02 0.01 0.01

0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Offsite
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Average 
Daily

Daily, 
Summer 
(Max)

Off-Road 0.09 
Equipment

Off-Road 0.02 
Equipment

Daily, 
Winter 
(Max)

Off-Road 1.41 
Equipment

Dust 
From 
Material 
Movement

Dust 
From 
Material 
Movement

Dust 
From 
Material 
Movement

Onsite 0.00 
truck

Onsite 0.00 
truck

Onsite 0.00 
truck

< 0.005 0.01

< 0.005 0.03 < 0.005 < 0.005

< 0.005 < 0.005
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Worker 0.03 0.04 0.48 0.00 0.00 100 < 0.005 1020.04 0.10 0.10 0.00 0.02 0.02 100 < 0.005 0.01

Vendor 0.000.00 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 0.00

Hauling 0.01 < 0.005 < 0.005 < 0.005 0.03 0.03 < 0.005 0.01 0.01 117 117 0.02 0.01 1220.15 0.06 0.01

Worker < 0.005 < 0.005 < 0.005 0.00 0.01 0.01 0.00 < 0.005 6.42 < 0.005 0.01 6.510.03 0.00 < 0.005 6.42 < 0.005

Vendor 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 0.00 0.00

Hauling < 0.005 < 0.005 0.01 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 7.34 7.34 < 0.005 < 0.005 0.01 7.71

Annual

Worker < 0.005 < 0.005 < 0.005 0.01 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 1.06 1.06 < 0.005 < 0.005 < 0.005 1.08

Vendor 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Hauling < 0.005 < 0.005 1.28< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 1.22 1.22 < 0.005 < 0.005

3.3. Building Construction (2024) - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Onsite

5.60 6.98 0.01 0.26 0.26 1,305 1,305 0.050.56 0.23 0.23 0.01 1,309

0.000.00 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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RCO PM10E PM2.5E PM2.5TLocation TOG ROG NOx SO2 PM10D PM10T PM2.5D NBCO2 CO2T N2OBCO2 CH4 CO2e

Average 
Daily

Daily, 
Summer 
(Max)

Off-Road 0.67 
Equipment

Daily, 
Winter 
(Max)

Daily, 
Winter 
(Max)

Onsite 0.00 
truck
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0.07 0.67 156 156 0.010.83 0.03 0.03 0.03 < 0.005 156

0.000.00 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

Annual

25.80.01 0.12 0.15 0.01 0.01 0.01 25.8 25.9

0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Offsite

Worker 26.90.01 0.01 0.01 0.13 0.00 0.00 0.03 0.03 0.00 0.01 0.01 26.9 < 0.005 < 0.005 < 0.005 27.2

Vendor 33.2< 0.005 < 0.005 0.04 0.02 < 0.005 < 0.005 0.01 0.01 < 0.005 < 0.005 < 0.005 33.2 < 0.005 < 0.005 < 0.005 34.6

Hauling 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 0.00 0.00

3.26 3.26Worker < 0.005 < 0.005 < 0.005 0.02 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 < 0.005 < 0.005 0.01 3.30

Vendor 4.14< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 3.97 3.97 < 0.005 < 0.005 < 0.005

Hauling 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 0.00 0.00

Annual

Worker < 0.005 < 0.005 < 0.005 < 0.005 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 0.54 0.54 < 0.005 < 0.005 < 0.005 0.55

Vendor < 0.005 < 0.005 < 0.005< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 0.66 0.66 < 0.005 < 0.005 < 0.005 0.69< 0.005 < 0.005

0.00 0.00 0.00Hauling 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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Average 
Daily

Average 
Daily

Daily, 
Summer 
(Max)

Off-Road 0.08 
Equipment

Daily, 
Winter 
(Max)

Off-Road 0.01 
Equipment

Onsite 0.00 
truck

Onsite 0.00 
truck

< 0.005 0.01

< 0.005 0.03

< 0.005 < 0.005

De Soto Express Car Wash Detailed Report, 5/9/2024



3.5. Building Construction (2025) - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Onsite

1,3050.52 5.14 6.94 0.01 0.22 0.22 0.20 0.20 1,305 0.05 0.01 1,309

0.000.00 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

5.14 6.94 0.22 1,3090.52 0.01 0.22 0.20 0.20 1,305 1,305 0.05 0.01

0.000.00 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

0.15 1.52 0.06 0.06 386 3862.05 0.06 0.02 < 0.005 387

0.00 0.000.00 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

Annual

0.01 63.8 64.10.03 0.28 0.37 0.01 0.01 63.8 < 0.005 < 0.005

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 0.00

Offsite
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NOx CO SO2 PM10E PM10D PM10T PM2.5E PM2.5D PM2.5T NBCO2 CH4 CO2eLocation TOG ROG CO2T N2O RBCO2

Average 
Daily

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

Off-Road 0.62 
Equipment

Off-Road 0.62 
Equipment

Off-Road 0.18 
Equipment

Off-Road 0.03 
Equipment

Onsite 0.00 
truck

Onsite 0.00 
truck

Onsite 0.00 
truck

Onsite 0.00 
truck

< 0.005 0.06

< 0.005 0.01
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Worker 0.01 0.00 0.03 28.20.01 0.01 0.14 0.00 0.03 0.01 0.01 27.8 27.8 < 0.005 < 0.0050.00 0.10

Vendor < 0.005 < 0.005 0.04 0.02 < 0.005 < 0.005 0.01 0.01 < 0.005 < 0.005 < 0.005 32.7 32.7 < 0.005 < 0.005 0.09 34.2

Hauling 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 0.000.00 0.00 0.00

Worker 26.4 26.4 < 0.0050.01 0.01 0.01 0.12 0.00 0.00 0.03 0.03 0.00 0.01 0.01 < 0.005 < 0.005 26.7

Vendor < 0.005 < 0.005 0.04 0.02 < 0.005 < 0.005 0.01 0.01 < 0.005 < 0.005 < 0.005 32.7 32.7 < 0.005 < 0.005 < 0.005 34.1

Hauling 0.00 0.00 0.000.00 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

Worker < 0.005 < 0.005 < 0.005 0.04 0.00 0.00 0.01 0.01 0.00 < 0.005 < 0.005 7.90 7.90 < 0.005 < 0.005 0.01 8.01

Vendor < 0.005 < 0.005 0.01 0.01 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 9.66 9.66 < 0.005 < 0.005 0.01 10.1

Hauling 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 0.00 0.00

Annual

Worker 1.31< 0.005 < 0.005 < 0.005 0.01 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 1.31 < 0.005 < 0.005 < 0.005 1.33

Vendor < 0.005 < 0.005 < 0.005 < 0.005 1.60 < 0.005< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 1.60 < 0.005 < 0.005 1.67

Hauling 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 0.00 0.00

3.7. Paving (2025) - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Onsite

16 /42

PM10E PM10T PM2.5T CO2TTOG ROG NOx CO SO2 PM10D PM2.5E PM2.5D BCO2 NBCO2 CH4 N2O R CO2eLocation

Average 
Daily

Daily, 
Summer 
(Max)

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)
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4.37 5.31 0.01 0.19 0.19 0.18 0.18 823 823 0.01 8260.51 0.03

Paving 0.00

0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.03 0.26 0.32 0.01 0.01 0.01 49.6 49.6 49.8

Paving 0.00

0.00 0.00 0.000.00 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

8.220.01 0.05 0.06 < 0.005 8.22 8.25

Paving 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 0.00 0.00

Offsite

Worker 0.08 0.08 0.08 1.22 0.00 0.00 0.23 0.23 0.00 0.05 0.05 242 242 0.01 0.01 0.89 246

Vendor 0.000.00 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 0.00

Hauling 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 0.00 0.00
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Average 
Daily

Average 
Daily

Daily, 
Summer 
(Max)

Off-Road 0.04 
Equipment

Daily, 
Winter 
(Max)

Daily, 
Winter 
(Max)

Off-Road 0.61 
Equipment

Off-Road 0.01 
Equipment

Onsite 0.00 
truck

Onsite 0.00 
truck

Onsite 0.00 
truck

< 0.005 < 0.005 < 0.005 < 0.005

< 0.005 0.01 < 0.005 < 0.005

< 0.005 < 0.005
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Worker < 0.005 < 0.005 0.01 0.07 0.00 0.01 0.01 0.00 < 0.005 14.0 14.0 < 0.005 < 0.005 0.02 14.20.00 < 0.005

Vendor 0.00 0.000.00 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

Hauling 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Annual

Worker 0.01 2.32 2.32 2.35< 0.005 < 0.005 < 0.005 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 < 0.005 < 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 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Hauling 0.000.00 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 0.00

3.9. Architectural Coating (2025) - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Onsite

0.13 0.88 1.14 0.03 0.03 0.03 134 134 0.01 < 0.005 134

2.65

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 0.00

8.050.01 0.05 0.07 < 0.005 8.05 8.08

0.16
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PM10E PM2.5DTOG ROG SO2 PM10T PM2.5E NBCO2 CH4NOx CO PM10D PM2.5T BCO2 CO2T N2O R CO2eLocation

Architect 
ural 
Coatings

Architect 
ural 
Coatings

Average 
Daily

Daily, 
Summer 
(Max)

Off-Road 0.15 
Equipment

Daily, 
Winter 
(Max)

Off-Road 0.01 
Equipment

Onsite 0.00 
truck

< 0.005 < 0.005< 0.005 < 0.005 < 0.005 < 0.005

< 0.005 0.03
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0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Annual

1.330.01 < 0.005 1.33 1.34

0.03

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00

Offsite

Worker 0.00 5.56< 0.005 < 0.005 < 0.005 0.03 0.00 0.01 0.01 0.00 < 0.005 < 0.005 5.56 < 0.005 < 0.005 0.02 5.64

Vendor 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 0.00 0.00

Hauling 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 0.00 0.00

Worker < 0.005 < 0.005 < 0.005 < 0.005 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 0.32 0.32 < 0.005 < 0.005 < 0.005 0.33

Vendor 0.000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.000.00 0.00

Hauling 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 0.00 0.00

Annual

Worker < 0.005 < 0.005 < 0.005 < 0.005 0.00 0.00 < 0.005 < 0.005 0.00 < 0.005 < 0.005 0.05 0.05 < 0.005 < 0.005 < 0.005 0.05

Vendor 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 0.00 0.00

Hauling 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 0.00 0.00
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Architect 
ural 
Coatings

Average 
Daily

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

Onsite 0.00 
truck

Onsite 0.00 
truck

< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005Off-Road < 0.005 < 0.005 0.01
Equipment
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4.1. Mobile Emissions by Land Use

4.1.1. Unmitigated

4.2.1. Electricity Emissions By Land Use - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
SO2

0.01120 120 < 0.005 120

Total 120 120 0.01 < 0.005 120

120 120 0.01 < 0.005 120

0.01Total 120 120 < 0.005 120

Annual
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ROGTOG CO PM10E PM10T PM2.5E PM2.5D PM2.5T RNOx PM10D BCO2 NBCO2 CO2T N2O CO2eCH4

Daily, 
Summer 
(Max)

Automob 
ile 
Care 
Center

Automob 
ile 
Care 
Center

Daily, 
Winter 
(Max)

Land
Use

Mobile source emissions results are presented in Sections 2.6. No further detailed breakdown of emissions is available.

4.2. Energy

4. Operations Emissions Details
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19.8 19.8 19.9

Total 19.8 19.8 < 0.005 < 0.005 19.9

4.2.3. Natural Gas Emissions By Land Use - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
NOx

< 0.005 0.06 0.05 < 0.005 70.6 70.6 0.01 70.8< 0.005

70.6Total 0.01 < 0.005 0.06 0.05 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 70.6 0.01 < 0.005 70.8

70.6< 0.005 0.06 0.05 < 0.005 70.6 0.01 < 0.005 70.8

70.6Total < 0.005 0.06 0.05 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 70.6 0.01 < 0.005 70.80.01

Annual

0.01 0.01 < 0.005 11.711.7 11.7

Total < 0.005 < 0.005 < 0.005 < 0.005 < 0.005< 0.005 0.01 0.01 < 0.005 < 0.005 < 0.005 11.7 11.7 11.7
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ROG PM10E PM2.5D PM2.5T CO2T RTOG CO SO2 PM10D PM10T PM2.5E BCO2 NBCO2 CH4 N2O CO2e

Daily, 
Summer 
(Max)

Automob 
ile 
Care 
Center

Land
Use

Daily, 
Winter 
(Max)

Automob 0.01 
ile 
Care 
Center

Automob 0.01 
ile 
Care 
Center

< 0.005 < 0.005

< 0.005 < 0.005

< 0.005 < 0.005

< 0.005 < 0.005 < 0.005 < 0.005Automob < 0.005 < 0.005 
ile 
Care 
Center

< 0.005 < 0.005

< 0.005 < 0.005

< 0.005 < 0.005
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4.3.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

0.13

0.02

0.04 < 0.005 1.12 1.12 1.13

0.05 0.20 < 0.005 0.27 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005 1.12 < 0.005 < 0.005Total 1.12 1.13

0.13

0.02

Total 0.15

Annual

0.02
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ROG CH4Source TOG NOx CO PM10E PM2.5D RSO2 PM10D PM10T PM2.5E PM2.5T BCO2 NBCO2 CO2T N2O CO2e

Consum 
er 
Products

Architect 
ural 
Coatings

Consum 
er 
Products

Architect 
ural 
Coatings

Consum 
er 
Products

Landsca 0.05 
pe 
Equipme 
nt

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

4.3. Area Emissions by Source

< 0.005 < 0.005< 0.005 < 0.005 < 0.005 < 0.005< 0.005 0.27
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< 0.005

0.01 < 0.005 0.13 0.13 0.13

Total < 0.005 < 0.005 < 0.0050.01 0.03 < 0.005 0.03 < 0.005 < 0.005 < 0.005 0.13 0.13 < 0.005 0.13

4.4. Water Emissions by Land Use

4.4.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

8.871.13 7.74 0.12 < 0.005 12.6

8.87 0.12 12.6Total 1.13 7.74 < 0.005

12.61.13 7.74 8.87 0.12 < 0.005

Total 1.13 7.74 8.87 0.12 < 0.005 12.6

Annual
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PM2.5T CO2TPM10E PM10D PM10T PM2.5ETOG ROG NOx CO SO2 PM2.5D BCO2 NBCO2 CH4 N2O R CO2e

Architect 
ural

Landsca 0.01 
pe 
Equipme 
nt

Daily, 
Summer 
(Max)

Automob 
ile 
Care 
Center

Daily, 
Winter 
(Max)

Automob 
ile 
Care 
Center

Land
Use

< 0.005 < 0.005 < 0.005 < 0.005 < 0.005 < 0.005< 0.005 0.03
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1.470.19 1.28 0.02 < 0.005 2.09

Total 0.19 1.28 1.47 0.02 < 0.005 2.09

4.5. Waste Emissions by Land Use

4.5.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

0.00 12.9 1.29 0.0012.9 45.3

Total 12.9 0.00 12.9 1.29 0.00 45.3

12.912.9 0.00 1.29 0.00 45.3

0.00 1.29Total 12.9 12.9 0.00 45.3

Annual

2.14 0.00 2.14 0.000.21 7.49

Total 2.14 2.14 0.000.00 0.21 7.49
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TOG ROG SO2 PM2.5T CO2T N2OCO PM10E PM10T PM2.5D BCO2 CO2eNOx PM10D PM2.5E NBCO2 CH4 R

Daily, 
Summer 
(Max)

Automob 
ile 
Care 
Center

Automob 
ile 
Care 
Center

Automob 
ile 
Care 
Center

Automob 
ile 
Care 
Center

Daily, 
Winter 
(Max)

Land
Use
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4.6. Refrigerant Emissions by Land Use

4.6.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
PM10E

1,303 1,303

1,303Total 1,303

1,303 1,303

1,303Total 1,303

Annual

216 216

216Total 216

4.7.1. Unmitigated

TOG ROG PM10T PM2.5E PM2.5T CH4 RCO SO2 PM10D PM2.5D BCO2 NBCO2 CO2T N2O CO2eNOx

Daily, 
Summer 
(Max)

Automob 
ile 
Care 
Center

Daily, 
Winter 
(Max)

Automob 
ile 
Care 
Center

Automob 
ile 
Care 
Center

Land 
Use

4.7. Offroad Emissions By Equipment Type

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
25 / 42
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N2O R

Total

Total

Annual

Total

4.8. Stationary Emissions By Equipment Type

4.8.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
PM10E

Total

Total

Annual

Total
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CH4ROG SO2 PM10E PM10D PM10T PM2.5E PM2.5D PM2.5T CO2T CO2eNOx CO BCO2 NBCO2

TOG ROG NOx CO SO2 PM10D PM10T PM2.5E PM2.5D BCO2PM2.5T NBCO2 CO2T CH4 N2O R CO2e

Daily, 
Summer 
(Max)

Daily, 
Summer 
(Max)

Equipme 
nt 
Type

Daily, 
Winter 
(Max)

Daily, 
Winter 
(Max)

Equipme TOG 
Type
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4.9. User Defined Emissions By Equipment Type

4.9.1. Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
PM2.5D RROG SO2 PM2.5EPM10D CH4

Total

Total

Annual

Total

4.10. Soil Carbon Accumulation By Vegetation Type

4.10.1. Soil Carbon Accumulation By Vegetation Type - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
ROG SO2 PM10ENOx CO PM10T PM2.5E PM2.5D

Total
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PM10E PM2.5TTOG NOx NBCO2 CO2T CO2eCO PM10T BCO2 N2O

Type

RTOG CO2ePM10D PM2.5T BCO2 NBCO2 CO2T CH4 N2O

Equipme

Daily, 
Summer 
(Max)

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

Daily, 
Winter 
(Max)
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Total

Annual

Total

4.10.2. Above and Belowground Carbon Accumulation by Land Use Type - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)
SO2 PM10E

Total

Total

Annual

Total

4.10.3. Avoided and Sequestered Emissions by Species - Unmitigated

Criteria Pollutants (lb/day for daily, ton/yr for annual) and GHGs (lb/day for daily, MT/yr for annual)

Avoided

Subtotal

Subtotal
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ROGTOG CO PM10D PM10T PM2.5E PM2.5D PM2.5T RNOx BCO2 NBCO2 CO2T N2O CO2eCH4

ROG RSpecies TOG SO2 PM2.5E PM2.5TCO PM10E PM10D PM10T PM2.5D BCO2 NBCO2 CO2T CH4NOx N2O CO2e

Sequest 
ered

Daily, 
Summer 
(Max)

Daily, 
Summer 
(Max)

Daily, 
Winter 
(Max)

Land 
Use
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Remove

Subtotal

Avoided

Subtotal

Subtotal

Subtotal

Annual

Avoided

Subtotal

Subtotal

Subtotal

5. Activity Data

5.1. Construction Schedule
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Sequest 
ered

Sequest 
ered

Remove 
d

Remove 
d

Daily, 
Winter 
(Max)
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Grading Grading 10/1/2024 10/31/2024 5.00 23.0

Building ConstructionBuilding Construction 11/1/2024 5/31/2025 5.00 151

Paving 5/1/2025 5/31/2025 22.0Paving 5.00

5/1/2025 5/31/2025 22.05.00

5.2.1. Unmitigated

Grading Graders Diesel Average 1.00 6.00 148 0.41

Grading Rubber Tired Dozers Diesel Average 1.00 6.00 367 0.40

Grading Average 1.00 7.00 84.0 0.37

Building Construction Cranes AverageDiesel 1.00 4.00 367 0.29

Building Construction Forklifts Diesel Average 2.00 6.00 0.2082.0

Building Construction Average 2.00 8.00 84.0 0.37

AveragePaving Diesel 4.00 6.00 10.0 0.56

Paving Diesel Average 1.00 0.42Pavers 7.00 81.0

Paving Rollers Diesel Average 1.00 7.00 36.0 0.38

Paving Average 1.00 7.00 84.0 0.37

Air Compressors Diesel Average 1.00 6.00 37.0 0.48

5.3. Construction Vehicles

5.3.1. Unmitigated
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Phase Name Work Days per PhasePhase Type End Date Days Per Week Phase DescriptionStart Date

Phase Name Equipment Type Fuel Type Number per DayEngine Tier Hours Per Day Horsepower Load Factor

Cement and Mortar 
Mixers

Tractors/Loaders/Backh Diesel 
oes

Tractors/Loaders/Backh Diesel 
oes

Tractors/Loaders/Backh Diesel 
oes

Architectural Coating Architectural Coating

Architectural Coating

5.2. Off-Road Equipment
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Trips per Day

Grading

Grading Worker LDA,LDT1,LDT27.50 18.5

Grading Vendor HHDT,MHDT10.2

Grading Hauling 1.65 20.0 HHDT

Grading Onsite truck HHDT

Building Construction Worker 2.01 LDA,LDT1,LDT218.5

Building Construction Vendor 1.03 10.2 HHDT,MHDT

Hauling 0.00 20.0 HHDT

Building Construction Onsite truck HHDT

Paving

Paving Worker LDA,LDT1,LDT217.5 18.5

Paving Vendor 10.2 HHDT,MHDT

Paving Hauling HHDT0.00 20.0

Paving Onsite truck HHDT

Worker LDA,LDT1,LDT20.40 18.5

Vendor HHDT,MHDT10.2

Architectural Coating Hauling 0.00 HHDT20.0

Onsite truck HHDT

5.4. Vehicles

5.4.1. Construction Vehicle Control Strategies
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Phase Name Trip Type One-Way Tri Miles per Trip Vehicle Mix

Building Construction

Building Construction

Architectural Coating

Architectural Coating

Architectural Coating

Architectural Coating

Non-applicable. No control strategies activated by user.

5.5. Architectural Coatings
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Parking A

0.00 0.00 9,426 3,142

5.6. Dust Mitigation

5.6.1. Construction Earthmoving Activities

Grading 0.00 300 17.3 0.00

Paving 0.000.00 0.00 0.00 0.00

5.6.2. Construction Earthmoving Control Strategies

2 61%Water Exposed Area 61%

Water Demolished Area 36% 36%2

Automobile Care Center 0.00 0%

5.8. Construction Electricity Consumption and Emissions Factors

kWh per Year and Emission Factor (lb/MWh)

2024 0.00 690 0.05 0.01

2025 0.010.00 690 0.05
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Phase Name Parking Area Coated (sq ft)

Material Exported (Cubic Yards) Acres Graded (acres) Material Demolished (sq. ft.) Acres Paved (acres)Phase Name Material Imported (Cubic Yards)

Frequency (per day) PM2.5 ReductionControl Strategies Applied PM10 Reduction

Area Paved (acres) % AsphaltLand Use

Year kWh per Year CO2 N2OCH4

Residential Interior Area Coated 
(sq ft)

Residential Exterior Area Coated 
(sq ft)

Non-Residential Interior Area
Coated (sq ft)

Non-Residential Exterior Area
Coated (sq ft)

Architectural Coating

5.7. Construction Paving
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5.9. Operational Mobile Sources

5.9.1. Unmitigated

Total all Land Uses 75.0 75.0 27,375 649 236,88575.0 649 649

5.10. Operational Area Sources

5.10.1. Hearths

5.10.1.1. Unmitigated

5.10.2. Architectural Coatings

0 0.00 9,426 3,142

5.10.3. Landscape Equipment

Snow Days day/yr 0.00

day/yrSummer Days 250

5.11. Operational Energy Consumption

5.11.1. Unmitigated

Electricity (kWh/yr) and CO2 and CH4 and N2O and Natural Gas (kBTU/yr)

0.0069 220,201Automobile Care Center 63,337 690

Trips/Weekday Trips/Saturday Trips/Sunday Trips/Year VMT/Saturday VMT/Sunday VMT/YearLand Use Type VMT/Weekday

Residential Interior Area Coated (sq ft) Residential Exterior Area Coated (sq ft) Parking Area Coated (sq ft)

Unit ValueSeason

Electricity (kWh/yr) CH4CO2 N2O Natural Gas (kBTU/yr)Land Use

Non-Residential Interior Area Coated 
(sq ft)

Non-Residential Exterior Area Coated 
(sq ft)

0.0489
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5.12. Operational Water and Wastewater Consumption

5.12.1. Unmitigated

Automobile Care Center 591,206 12,243

5.13. Operational Waste Generation

5.13.1. Unmitigated

Automobile Care Center 24.0

5.14. Operational Refrigeration and Air Conditioning Equipment

5.14.1. Unmitigated

R-410A 4.00< 0.005 4.00 18.02,088

R-404A 3,922 16.5 16.5 18.026.5

5.15. Operational Off-Road Equipment

5.15.1. Unmitigated

Equipment Fuel Number LoadHours Horsepower

34 / 42

Indoor Water (gal/year)Land Use Outdoor Water (gal/year)

Cogeneration (kWh/year)Waste (ton/year)Land Use

Refrigerant Quantity (kg) Operations Leak Rate Service Leak RateLand Use Type Equipment Type GWP Times Serviced

Engine TierType FactorPer DayType per Day

Automobile Care Center Other commercial A/C 
and heat pumps

Automobile Care Center Supermarket 
refrigeration and 
condensing units

De Soto Express Car Wash Detailed Report, 5/9/2024



5.16. Stationary Sources

5.16.1. Emergency Generators and Fire Pumps

5.16.2. Process Boilers

Fuel Annual

5.17. User Defined

Equipment

5.18. Vegetation

5.18.1.1. Unmitigated

Use

5.18.1. Biomass Cover Type

5.18.1.1. Unmitigated

Biomass

5.18.2. Sequestration

5.18.2.1. Unmitigated

35 / 42

Equipment Type Fuel Type Hours per Day Hours per YearNumber per Day Horsepower Load Factor

Equipment Type Daily Heat Input (MMBtu/day)Number Boiler Rating (MMBtu/hr)Type Heat Input (MMBtu/yr)

Type Fuel Type

Vegetation Land Vegetation Soil Type FinalType Initial Acres

Initial AcresCover Type Final Acres

5.18.1. Land Use Change
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6. Climate Risk Detailed Report

for Project

19.4

5.70

Wildfire 0.00 annual hectares burned

0 N/A0

N/A N/AN/A N/A

1 0 N/A0

Wildfire 1 0 0 N/A

Flooding N/A N/A N/AN/A
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Electricity Saved (kWh/year)Tree Type Number Natural Gas Saved (btu/year)

Climate Hazard Result Location Unit

Sensitivity ScoreClimate Hazard Score Adaptive Capacity Score Vulnerability Score

Cal-Adapt midcentury 2040-2059 average projections for four hazards are reported below for your project location. These are under Representation Concentration Pathway (RCP) 8.5 which assumes GHG 
emissions will continue to rise strongly through 2050 and then plateau around 2100.

Temperature and Extreme Heat data are for grid cell in which your project are located. The projection is based on the 98th historical percentile of daily maximum/minimum temperatures from observed 
historical data (32 climate model ensemble from Cal-Adapt, 2040-2059 average under RCP 8.5). Each grid cell is 6 kilometers (km) by 6 km, or 3.7 miles (mi) by 3.7 mi.
Extreme Precipitation data are for the grid cell in which your project are located. The threshold of 20 mm is equivalent to about 34 an inch of rain, which would be light to moderate rainfall if received over a full 
day or heavy rain if received over a period of 2 to 4 hours. Each grid cell is 6 kilometers (km) by 6 km, or 3.7 miles (mi) by 3.7 mi.
Sea Level Rise data are for the grid cell in which your project are located. The projections are from Radke et al. (2017), as reported in Cal-Adapt (Radke et al., 2017, CEC-500-2017-008), and consider 
inundation location and depth for the San Francisco Bay, the Sacramento-San Joaquin River Delta and California coast resulting different increments of sea level rise coupled with extreme storm events. 
Users may select from four scenarios to view the range in potential inundation depth for the grid cell. The four scenarios are: No rise, 0.5 meter, 1.0 meter, 1.41 meters
Wildfire data are for the grid cell in which your project are located. The projections are from UC Davis, as reported in Cal-Adapt (2040-2059 average under RCP 8.5), and consider historical data of climate, 
vegetation, population density, and large (> 400 ha) fire history. Users may select from four model simulations to view the range in potential wildfire probabilities for the grid cell. The four simulations make 
different assumptions about expected rainfall and temperature are: Warmer/drier (HadGEM2-ES), Cooler/wetter (CNRM-CM5), Average conditions (CanESM2), Range of different rainfall and temperature 
possibilities (MIROC5). Each grid cell is 6 kilometers (km) by 6 km, or 3.7 miles (mi) by 3.7 mi.

6.2. Initial Climate Risk Scores

annual days of extreme heat

annual days with precipitation above 20 mm

meters of inundation depth

Temperature and Extreme Heat

Extreme Precipitation

Sea Level Rise

Temperature and Extreme Heat

Extreme Precipitation

Sea Level Rise

6.1. Climate Risk Summary

2
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N/A N/A N/A N/A

N/A N/AN/A N/A

0 0 N/A0

Score

31

N/A N/A N/AN/A

1 1 21

Wildfire 1 11 2

Flooding N/A N/A N/AN/A

N/AN/A N/AN/A

N/A N/A N/A N/A

1 21 1

7. Health and Equity Details

7.1. CalEnviroScreen 4.0 Scores

SensitivityScore Vulnerability ScoreClimate Hazard

The sensitivity score reflects the extent to which a project would be adversely affected by exposure to a climate hazard. Exposure is rated on a scale of 1 to 5, with a score of 5 representing the greatest 
exposure.
The adaptive capacity of a project refers to its ability to manage and reduce vulnerabilities from projected climate hazards. Adaptive capacity is rated on a scale of 1 to 5, with a score of 5 representing the 
greatest ability to adapt.
The overall vulnerability scores are calculated based on the potential impacts and adaptive capacity assessments for each hazard. Scores do not include implementation of climate risk reduction measures.

6.3. Adjusted Climate Risk Scores

The sensitivity score reflects the extent to which a project would be adversely affected by exposure to a climate hazard. Exposure is rated on a scale of 1 to 5, with a score of 5 representing the greatest 
exposure.
The adaptive capacity of a project refers to its ability to manage and reduce vulnerabilities from projected climate hazards. Adaptive capacity is rated on a scale of 1 to 5, with a score of 5 representing the 
greatest ability to adapt.
The overall vulnerability scores are calculated based on the potential impacts and adaptive capacity assessments for each hazard. Scores include implementation of climate risk reduction measures.

6.4. Climate Risk Reduction Measures

Temperature and Extreme Heat

Extreme Precipitation

Sea Level Rise

Drought

Snowpack Reduction

Air Quality Degradation

Drought

Snowpack Reduction

Air Quality Degradation

Exposure

2 1

The maximum CalEnviroScreen score is 100. A high score (i.e., greater than 50) reflects a higher pollution burden compared to other census tracts in the state. 
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Exposure Indicators

AQ-Ozone 88.7

AQ-PM 62.3

AQ-DPM 79.9

Drinking Water 83.1

Lead Risk Housing 50.9

Pesticides 0.00

Toxic Releases 55.3

Traffic 56.1

Effect Indicators

CleanUp Sites 70.3

Groundwater 87.4

Haz Waste Facilities/Generators 95.4

Impaired Water Bodies 0.00

Solid Waste 35.7

Sensitive Population

Asthma 40.4

Cardio-vascular 25.9

Low Birth Weights 71.6

Socioeconomic Factor Indicators

Education 62.0

Housing 86.8

Linguistic 85.5

Poverty 64.5

Unemployment 48.3
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Indicator Result for Project Census Tract
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7.2. Healthy Places Index Scores

The maximum Health Places Index score is 100. A high score (i.e., greater than 50) reflects healthier community conditions compared to other census tracts in the state.

Economic

Above Poverty 28.14063904

Employed 81.25240601

Median HI 31.55395868

Education

31.46413448

100

Preschool enrollment 29.69331451

Transportation

Auto Access 41.51161299

Active commuting 81.20107789

Social

2-parent households 49.05684589

Voting 25.8052098

Neighborhood

Alcohol availability 36.60977801

Park access 20.0436289

Retail density 82.63826511

Supermarket access 2.399589375

Tree canopy 48.1714359

Housing

Homeownership 12.57538817

Housing habitability 13.26831772

Low-inc homeowner severe housing cost burden 8.225330425
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Result for Project Census TractIndicator

Bachelor's or higher

High school enrollment
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Low-inc renter severe housing cost burden 49.21083023

15.44976261

Health Outcomes

24.49634287Insured adults

Arthritis 68.4

Asthma ER Admissions 65.2

62.1

Cancer (excluding skin) 71.8

Asthma 32.2

Coronary Heart Disease 66.7

Chronic Obstructive Pulmonary Disease 37.6

43.0

Life Expectancy at Birth 90.1

Cognitively Disabled 66.4

Physically Disabled 77.4

Heart Attack ER Admissions 77.2

Mental Health Not Good 27.0

Chronic Kidney Disease 55.3

Obesity 32.0

95.0

Physical Health Not Good 30.9

Stroke 51.7

Health Risk Behaviors

Binge Drinking 57.0

Current Smoker 27.2

35.6

Climate Change Exposures
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No Leisure Time for Physical Activity

High Blood Pressure

Diagnosed Diabetes

Uncrowded housing

Pedestrian Injuries
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Wildfire Risk 0.0

SLR Inundation Area 0.0

Children 39.2

83.6

22.4

Foreign-born 83.2

Outdoor Workers 40.8

20.9

77.6

Traffic Access 67.7

Other Indices

70.3

13.22016 Voting

80.0

36.0

No

Yes

No

41 /42

Metric Result for Project Census Tract

Climate Change Adaptive Capacity

Impervious Surface Cover

Traffic Density

Hardship

Other Decision Support

CalEnviroScreen 4.0 Score for Project Location (a)

Healthy Places Index Score for Project Location (b)

Project Located in a Designated Disadvantaged Community (Senate Bill 535)

Project Located in a Low-Income Community (Assembly Bill 1550)

Project Located in a Community Air Protection Program Community (Assembly Bill 617)

Elderly

English Speaking

7.3. Overall Health & Equity Scores

a: The maximum CalEnviroScreen score is 100. A high score (i.e., greater than 50) reflects a higher pollution burden compared to other census tracts in the state.
b: The maximum Health Places Index score is 100. A high score (i.e., greater than 50) reflects healthier community conditions compared to other census tracts in the state.

7.4. Health & Equity Measures
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Characteristics: Project Details

Land Use

Construction: Construction Phases
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Screen Justification

Health & Equity Evaluation Scorecard not completed.

7.6. Health & Equity Custom Measures

This analysis assumes a construction schedule of approximately 9 months with grading and 
foundational preparation beginning in October 2024, with operations commencing in 2025. Grading 
would take approximately 1 month and building construction would take 8 months. Paving and 
architectural coatings would take place concurrently during the final month of building construction

Project proposes to develop a 6,284 square feet car wash on 0.9 acres of land.

This analysis assumes a construction schedule of approximately 9 months with grading and 
foundational preparation beginning in October 2024, with operations commencing in 2025. Grading 
would take approximately 1 month and building construction would take 8 months. Paving and 
architectural coatings would take place concurrently during the final month of building construction.

No Health & Equity Measures selected.

7.5. Evaluation Scorecard

No Health & Equity Custom Measures created.

8. User Changes to Default Data
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Phase I Environmental Sites Assessment
A digital copy of the Phase I ESA is available here.

A hardcopy is available at the City Planning Department and can be provided upon request.

APPENDIX B

https://www.dropbox.com/scl/fi/h63cvkll7y7nnxgamwpu9/Appendix-B2-Phase-I-ESA.pdf?%0Arlkey=9my2q6fx24an8lkc9cz5hfkpq&st=i3pc67l9&dl=0


APPENDIX C
Noise Monitoring Data



Site Map

Calibration: 94.0 (dBA)

Data Summary Other Noise Sources During Monitoring

1. Forkli+ Time: 12:32,

2. Operational noise of elf^rja ShfB Time: 12 :33
Leq

/7

Lmin

IMIMIU4E,

IMPACT 
SCIENCES

Noise
Scale

Noise Meter Model: Larson Davis Soundtrack LxT

Meter Setting: A-Weighted Sound Level (SLOW) 

Session File Name: L XT_ Doro . 3 2 I

Additional Notes:

___ Ve hick AnPRoODeradione/ ^Ot'SC of odiacen— 
^ler^rt'c Supply store X

Primary Noise Sources: Ve hi cle TroPPic oreretiona 1 Noise of ndjaeent 
t^CG^nC SoPPly Store

V
3.

Time: I 2 • 36

Time: 12:42

Measurement Start Time: [2:31 

Measurement End Time: 12, : 46 

Total Measurement Time: 15 min.

v-
5.

Project Name: 9119 North De Soto Ave. Project "!"

Monitoring Location: Alley way off 4 Nordof 
Sir«^t We st of ?ry^ Site

Date: 3/+/2024 Site Number: 1

Measured By: Taryn Nunes !

Time: 12 :34

Noise Level 
(dBA)

CM

46.8

52.5

NOISE MONITORING FIELD REPORT



Computer's File Name LxT_0005667-20240307 123115-LxT_Data.321.ldbin
Meter 2.302LxT1 0005667

0:00:00.0
2024-03-07 11:26:59 None

Results
Overall Metrics

61.9 dB

SEA --- dB

EA8
EA40 24.8 mPa2h

96.6 dB 2024-03-07 12:36:50

76.8 dB 2024-03-07 12:36:50

52.5 dB 2024-03-07 12:31:46

61.9 dB

73.1 dB 11.2 dB

66.6 dB 4.7 dB

Count
0 0:00:00.0
0 0:00:00.0

0

Any Data A C Z
Time StampTime Stamp Time StampLevel Level Level

61.9 dB 73.1 dB --- dB

None76.8 dB 2024-03-07 12:36:50 --- dB None --- dB

2024-03-07 12:31:46 --- dB52.5 dB --- dB None None

96.6 dB 2024-03-07 12:36:50 --- dB None dB None

Count OBA Count OBA DurationDuration
0:00:00.0 0 0:00:00.00

Statistics
LAS 0.0 --- dB
LAS 0.0 dB

User
Job Description
Note

Pause Time
Calibration Deviation

Start Time 
End Time 
Pre-Calibration

2024-03-07 12:31:15
2024-03-07 12:46:15

64.1 dB
60.8 dB
58.7 dB
56.7 dB

0
0

Firmware
Location

0:00:00.0
0:00:00.0
0:00:00.0

Duration
Run Time
Post-Calibration

0:15:00.0
0:15:00.0

LDN

--- dB

-DEN
--- dB

-Day

-- dB

-Night
0.0 dB

-Day

-- dB

-Eve

-- dB

LAeq
LAE 
EA

-Night
--- dB

LGeq - LAeq
LAeq - LAeq 

Duration

-peak
LASmax

LASmin

LAS 10.0
LAS 33.3
LAS 66.7
LAS 90.0

LAeq
LCeq

LAeq

Exceedances

Report Summary
Meter's File Name LxT_Data.321.s

LAS > 85.0 dB
LAS > 115.0 dB
LApk > 135.0 dB
LApk > 137.0 dB
LApk > 140.0 dB

Community Noise

Leq

LAmax)

LSmin)

Lpeak(max)

Overloads

91.4 dB
154.9 pPa2h

5.0 mPa2h

Measurement Report
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Site Map

Total Measurement Time: 15 min.

Noise Meter Model: Larson Davis Soundtrack LxT Calibration: 94.0 (dBA)

Data Summary

3.

4.

50.7Lmin

JV-JM48

IMPACT 
SC ENCES

Noise 
Scale

Heavy Dz 77-^ ck_______
Bra kes Screechi / Zffic

Additional Notes:
Khicle T^^nc sirens, Consf/ec72/2

Meter Setting: A-Weighted Sound Level (SLOW)

Session File Name: LXTL Doka . 32°

Primary Noise Sources: Vehicle '^771^0 ,8/ens. Cons ~c%bz

5. Cons chh ^CfVSS 70Aeltime: 12:23

Time: / 2'22

Time: 12.18

Other Noise Sources During Monitoring

1. ene rency Vehicle Sirens Time: -212

2. C^S'M'^^ across 7e uzreeT Time: /2:/4
Noise Level 

(dBA)

7.5
47.2

Project Name: 9119 North De Soto Ave. Project 

Monitoring Location: N • rdhofr Sfree 
Date: 3/7/24 Site Number: 2
Measured By: Taryn Nunes

Measurement Start Time: 12’12-
Measurement End Time: | 2 ‘, 27

NOISE MONITORING FIELD REPORT



Computer's File Name LxT_0005667-20240307 121201-LxT_Data.320.ldbin
Meter 2.302LxT1 0005667

0:00:00.0
None

Results
Overall Metrics

74.5 dB

SEA --- dB

108.1 dB 2024-03-07 12:13:19

97.2 dB 2024-03-07 12:13:19

56.7 dB 2024-03-07 12:26:05

74.5 dB

80.2 dB 5.7 dB

78.5 dB 4.0 dB

Count

0

CAny Data A Z
Time Stamp Time Stamp Time StampLevel Level

74.5 dB 80.2 dB

None97.2 dB 2024-03-07 12:13:19 ■ -- dB None dB

2024-03-07 12:26:05 None56.7 dB ■ -- dB None

108.1 dB 2024-03-07 12:13:19 ■ -- dB None None

Count OBA Count OBA DurationDuration
0:00:00.0 0 0:00:00.00

Statistics

0:15:00.0
0:15:00.0

User
Job Description
Note

Pause Time
Calibration Deviation

LAS 0.0
LAS 0.0
LAS 10.0
LAS 33.3
LAS 66.7
LAS 90.0

2024-03-07 12:12:01
2024-03-07 12:27:01
2024-03-07 11:26:59

1
0
0
0

0:00:05.10
0:00:00.0
0:00:00.0
0:00:00.0
0:00:00.0

Start Time 
End Time 
Pre-Calibration

Duration
Run Time
Post-Calibration

LDN
--- dB

-DEN
--- dB

Firmware
Location

-Day
-- dB

-Day

-- dB

-Night
0.0 dB

-Eve

-- dB

104.0 dB
2.8 mPa2h

90.2 mPa2h
450.9 mPa2h

LAeq
LAE 
EA
EA8
EA40

-Night
--- dB

-peak

LASmax

LASin

--- dB
--- dB
75.5 dB
72.4 dB
67.5 dB
63.2 dB

--- dB

--- dB

LCeq - LAeq
LAeq - LAeq 

Duration

Level
--- dB

LAeq
LCeq

LAeq

Exceedances

Report Summary
Meter's File Name LxT_Data.320.s

LAS > 85.0 dB
LAS > 115.0 dB
LApk > 135.0 dB
LApk > 137.0 dB
LApk > 140.0 dB

Community Noise

Leq

LAmax)

LSmin)

LPeak(max)

Overloads

Measurement Report
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Site Map

Measured By: Taryn Nunes

Total Measurement Time: 15 min.

Noise Meter Model: Larson Davis Soundtrack LxT Calibration: 94.0 (dBA)

Data Summary

Leq

Lmin
5. Time:

IMPACT 
SCIENCES

Noise 
Scale

Additional Notes:
_hiCle Zzafff G Cons2/0c7h a/kplave 

zzff Cam/ 22azk zhfs - -

Other Noise Sources During Monitoring

i. Consfvcan across 7^^. sfrrclr^-. 11:52

Measurement Start Time: 11:52

Measurement End Time: |2. • 07

Project Name: 9119 North De Soto Ave. Project

Monitoring Location: No (Hh Pe Sono Ave.
Date: 3/7 /2024 Site Number: 3

Meter Setting: A-Weighted Sound Level (SLOW)

Session File Name: LXT- Do to 319

Primary Noise Sources: Vehicle 7raffic,Cnstrvcfo

2.fr/a/c_________________

3. teay Py Zzu
4. 7Fark Ab/si/e

Time: / 2 00

Time: 11:53

Time: //54

813 
59.4

Noise Level 
(dBA) 

72.]

NOISE MONITORING FIELD REPORT
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Computer's File Name LxT_0005667-20240307 115205-LxT_Data.319.ldbin
Meter 2.302LxT1 0005667

0:00:00.0
None

Results
Overall Metrics

72.1 dB

SEA --- dB

110.0 dB 2024-03-07 12:03:11

87.3 dB 2024-03-07 12:03:37

59.9 dB 2024-03-07 12:04:35

72.1 dB

79.5 dB 7.4 dB

74.8 dB 2.7 dB

Count

0

CAny Data A Z
Time Stamp Time Stamp Time StampLevel Level

72.1 dB 79.5 dB

None87.3 dB 2024-03-07 12:03:37 dB None dB

2024-03-07 12:04:35 None59.9 dB --- dB None

110.0 dB 2024-03-07 12:03:11 dB None None

Count OBA Count OBA DurationDuration
0:00:00.0 0 0:00:00.00

Statistics

User
Job Description
Note

Pause Time
Calibration Deviation

Start Time 
End Time 
Pre-Calibration

LAS 0.0
LAS 0.0
LAS 10.0
LAS 33.3
LAS 66.7
LAS 90.0

2024-03-07 11:52:05
2024-03-07 12:07:05
2024-03-07 11:27:02

3
0
0
0

Firmware
Location

0:00:04.9
0:00:00.0
0:00:00.0
0:00:00.0
0:00:00.0

Duration
Run Time
Post-Calibration

0:15:00.0
0:15:00.0

Level
--- dB

ldn
--- dB

LDEN
--- dB

-Day

-- dB

-Day

-- dB

-Night
0.0 dB

-Eve

-- dB

101.6 dB
1.6 mPa2h

51.9 mPa2h
259.5 mPa2h

LAeq
LAE 
EA
EA8
EA40

-Night
--- dB

LCeq - LAeq
LAeq - LAeq 

Duration

-peak
LASmax

LASmin

--- dB

--- dB

--- dB
--- dB
75.2 dB
71.2 dB
67.2 dB
63.8 dB

LAeq
LCeq

LAeq

Exceedances

Report Summary
Meter's File Name LxT_Data.319.s

LAS > 85.0 dB
LAS > 115.0 dB
LApk > 135.0 dB
LApk > 137.0 dB
LApk > 140.0 dB

Community Noise

Leq

LAmax)

LSmin)

LPeak(max)

Overloads
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©insight

Instrument Model CEL-633A

Duration 00:15:00 HH:MM:SS LASmax 73.3 dB

End Date & Time LASmax with Time11/5/2021 4:01:49 PM 73.3 dB (11/5/2021 3:55:36 PM)

Start Date & Time LASmin11/5/2021 3:46:49 PM 54.2 dB

Site Shell gas station & LASmin with Time 54.2 dB (11/5/2021 3:47:09 PM)

Location carwash. 50 ft from LAeq 64.5 dB

blow dryers

lOO.OdB -

60.0dB —

40.0dB —

20.0dB —

O.OdB -

Report Generated By Insight CEL-63x - Casella CEL Ltd - On 11/7/2021 At 1:36:44 PM Page 1 of 1

/1899
:00.00

13/01/1900
00:00:00.00

27/01/1900
00:00:00.00

10/02/1900
00:00:00.00

24/02/1900
00:00:00.00

10/03/1900
00:00:00.00

24/03/1900 
00:00:00.00

07/04/1!
00:00:00

Report On CEL-63X

80.0dB —

Casella CEL Ltd.
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VACUUM PRODUCER
HORESPOWER STAGE SERIAL NO PASS/FAIL

8410 3 64

4 66 8815

6620 5 88

72 9225 6

30 7 74 92

8 76 9540

Equipment Used to measure decibel levels

Certified By: Date:

188-0000B Certification Equipment Decibel Page 1 of 1

START dB 
NO VFD

This is to certify that the following AutoVAC equipment was measured with the following decibel levels of 
noise emission (+/- 2dB) in accordance with ISO 2151:2004. These ratings are taken at 15 feet from the 
machine with no background noise or outside interference in a 50 x 50ft interior room.

This certificate does not claim product approval or endorsement by NVLAP, NIST or any agency of the 
Federal Government. If you have any further questions, please contact AutoVAC at our toll free number 
888-628-8682.

START/RUN dB 
WITH VFD

SERIAL NO
9848853

MANUFACTURER
Extech Instruments

MODEL NO
407730

AUTAAC 
Industrial
Vacuum & Air Systems

EQUIPMENT
Sound Level Meter

Vacuum & Air Systems

EQUIPMENT DECIBEL CERTIFICATION



Department of Transportation Referral Form 
and Vehicle Miles Traveled Calculator

APPENDIX D



• 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.

CP-2151.1 Transportation Study Assessment (11/8/2022) Page 1 of 4

" REFERRAL FORMS:

TRANSPORTATION STUDY ASSESSMENT

DEPARTMENT OF TRANSPORTATION - REFERRAL FORM
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

• 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.

> 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).

http://ladot.lacity.org/
https://planning.lacity.org/odocument/3d913582-d6e7-4375-90e8-3e276b9c28bb/Department%2520of%2520City%2520Planning%2520Application


Seeking Existing Use Credit (will be calculated by LADOT): Yes

Planning Staff Initials: Date:

2. PROJECT REFERRAL TABLE
Daily Trips1

Proposed1

of a heavy rail, light rail, or bus rapid transit station3? Yes □ No □
If YES to a. and b. or c., or to all of the above, the Project must be referred to LADOT for further

Phone:

Signature: Date:

CP-2151.1 Transportation Study Assessment (11/8/2022) Page 2 of 4

assessment.
Verified by: Planning Staff Name:

a. Does the proposed project involve a discretionary action?
b. Would the proposed project generate 250 or more daily vehicle trips2?

Yes □
Yes □

No □ 
No □

1 Qualifying Existing Use to be determined by LADOT staff on following page, per LADOT’s Transportation Assessment Guidelines.

2To calculate the project’s total daily trips, use the VMT Calculator. Under ‘Project Information’, enter the project address, land use type, and intensity of all 
proposed land uses. Select the '+ icon to enter each land use. After you enter the information, copy the ‘Daily Vehicle Trips’ number into the total trips in 
this table. Do not consider any existing use information for screening purposes. For additional questions, consult LADOT’s VMT Calculator User Guide 

and the LADOT Transportation Assessment Guidelines (available on the LADOT website).
3 Relevant transit lines include: Metro Red, Purple, Blue, Green, Gold, Expo, Orange, and Silver line stations; and Metrolink stations.

LADOT DEVELOPMENT SERVICES DIVISION OFFICES: Please route this form for processing to the 
appropriate LADOT Development Review Office as follows (see this map for geographical reference):

Metro
213-972-8482

100 S. Main St, 9th Floor 
Los Angeles, CA 90012

c. 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

West LA 
213-485-1062 

7166 W. Manchester Blvd 
Los Angeles, CA 90045

Valley 
818-374-4699 

6262 Van Nuys Blvd, 3rd Floor 
Van Nuys, CA 91401

Applicant E-mail: Lisa.Kolieb@akerman.com

Project Description: Request for a Zone Change from MR-2 and P-1 to C2-1 and construction of a car wash.

Applicant Name: Lisa Kolieb (Representative for Owner - De Soto Express Holdings, LLC)

Case Number: CPC-2024-493-ZC / ENV-2024-494-EAF

Applicant Phone: (213) 533-5947

Address: 9119 N DE SOTO AVE

458 SF

Total trips1:

1. PROJECT INFORMATION

No Not sure

Size / Unit
5,842 SF

_____________Land Use (list all)_____  
Automated Express Car Wash with customer 

self-vacuuming stations

Ancilary Equpment Rooms / Storage

TO BE VERIFIED BY PLANNING STAFF PRIOR TO LADOT REVIEW

https://ladot.lacity.org/sites/g/files/wph266/f/VMT_Calculator_User_Guide.20190228.pdf
https://arcg.is/1W8K4r
mailto:Lisa.Kolieb@akerman.com


3. PROJECT INFORMATION

1
Proposed

Total new trips: 1

Existing

+75

Yes □ No □

f. Does the project trigger Site Plan Review (LAMC 16.05)?

g. Project size:
i.

ii.
Yes □ No □

iii.
street classified as an Avenue or Boulevard per the City’s General Plan? Yes □ No •

CP-2151.1 Transportation Study Assessment (11/8/2022) Page 3 of 4

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?
Is the project’s building frontage encompassing an entire block along a

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.

Yes □ 
Yes □ 
Yes □ 
Yes •

No • 
No □ 
No □ 
No □

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:
VMT Analysis is not required___________________________________________________________

Would the project generate a net increase of 1,000 or more daily vehicle trips?
Yes □ No □

Daily Trips
74

a. Is the project a single retail use that is less than 50,000 square feet?
b. Would the project generate a net increase of 250 or more daily vehicle trips?
c. Would the project generate a net increase of 500 or more daily vehicle trips?
d. Would the project result in a net increase in daily VMT?
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 □

Size / Unit
5,842 SF

458 SF

Land Use (list all)
Automated Car Wash

Industrial - Warehousing/Self-Storage

Total existing trips:

Net Increase / Decrease (+ or -)

TO BE COMPLETED BY LADOT



No □

Phone:

liquelOnis
Signature:

CP-2151.1 Transportation Study Assessment (11/8/2022) Page 4 of 4

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.

Yes □

Yes □

Yes □

No □

No □

No □

4. Specific Plan with Trip Fee or TDM Requirements:

Fee Calculation Estimate: __________________________________

VMT Analysis Required (Question b. satisfied):

Access, Safety, and Circulation Evaluation Required (Question c. satisfied):

Access Assessment Required (Question c., f., and either g.i., g.ii. or g.iii satisfied):

Date: 02/14/24

Prepared by DOT Staff Name: Miguel Crisostomo

Yes □



CITY OF LOS ANGELES VMT CALCULATOR Version 1.4

Housing | Single Family
Proposed

9119 N DE SOTO AVE, 91311

2

SNON Tier 1 Screening Criteria
HIRE

ROSCOE

Tier 2 Screening Criteria

VENTURA
(custom)

The net increase in daily VMT < 0

Industrial | Warehousing/Self-Storage 0.458

2/14/2024

Project Screening Criteria: Is this project required to conduct a vehicle miles traveled analysis?
Project Information Existing Land Use Project Screening Summary

Land Use Type

• Click here to add a single custom land use type (will be included in the above list)

Proposed Project Land Use
Land Use Type

Automated Car Wash | Retail/Non-Re Retail

• Click iill be included in the above list)

The proposed project consists of only retail 
land uses < 50,000 square feet total.

0
4

Project will have less residential units compared 
to existing residential units & is within one-half □ 
mile of a fixed-rail station.

Existing 
Land Use

0.000 
ksf

Project: 
Scenario: 
Address:

WWW

649
Net Daily VMT

§

0
Daily VMT

LU type 
Person
Person 
Trips 
Percent 
Percent 
Percent 
Percent 
Percent 
Percent 
ksf

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 
station?

(custom) Automated Car Wash | HBO-Attractic 50
(custom) Automated Car Wash | NHB-Attractio 21
(custom) Automated Car Wash | HBW-Product 0
(custom) Automated Car Wash | HBO-Product 0
(custom) Automated Car Wash | NHB-Producti 22

75
Daily Vehicle Trips

649
Daily VMT

The proposed project is not required to 
perform VMT analysis.

0
Daily Vehicle Trips

D___ _______ ,
Measuring the Miles

CHANDLER %
RVERSiE

(custom) Automated Car Wash | Residents
(custom) Automated Car Wash | Employees 
(custom) Automated Car Wash | Daily 83
(custom) Automated Car Wash | HBW-Attractio 7

i SHERMAN §5
Buconv—e

Value Unit
• DU *

Value Unit
• ksf #

• Yes • No

The net increase in daily trips < 250 trips 75
Net Daily Trips

Industrial | Warehousing/Self-Storage "

@



Sacred Lands File Search Request
APPENDIX E



Information Below is Required for a Sacred Lands File Search

Project: De Soto Express Car Wash Project

County: Los Angeles

USGS Quadrangle Name: Canoga Park, California

Township: 2 North Range: 16 West

Company/Firm/Agency: Impact Sciences, Inc.

Contact Person: Eleni Getachew

Street Address: 811 W. 7th Street, Suite 200

Phone: (805) 453-2862

Email: egetachew@impactsciences.com

PROJECT LOCATION

1

NATIVE AMERICAN HERITAGE COMMISSION
Environmental and Cultural Department
1550 Harbor Boulevard, Suite 100

West Sacramento, CA 95691
(916) 373-3710

The Project is located at 9119 De Soto Avenue in the Chatsworth - Porter Ranch Community 
Plan Area in the western portion of the City of Los Angeles (Project Site) (Assessor Parcel 
Number [APN] 2746-009-024). The Project Site is located approximately 0.96 miles east of State

IMPACT 
SCIENCES

811 West 7th Street, Suite 200 
Los Angeles, California 90017 

www.impactsciences.com

City: Los Angeles Zip: 90017

Sent via email on March 15, 2024 to: Andrew.Green@nahc.ca.gov

mailto:egetachew@impactsciences.com
http://www.impactsciences.com
mailto:Andrew.Green@nahc.ca.gov


2

If you have any questions or require any additional information, please contact me at (805) 453­
2862 or via email at egetachew@impactsciences.com.

Figure 1 - Regional Location Map
Figure 2 -Aerial Photograph of the Project Site
Figure 3 - Site Plan

Route 14 (SR-27), 6.60 miles west of Interstate 405 (I-405), and 2.53 miles south of SR-118 (see
Figure 1, Regional Location Map and Figure 2, Aerial Photograph of the Project Site).

811 W. 7th Street, Suite 200
Los Angeles, CA 90017
egetachew@impactsciences.com

Attachments:

We appreciate your assistance in responding to this query. Your response will help ensure that 
our analysis is accurate and complete. To ensure a timely completion of our analysis, please 

provide your response (via mail, or email) no later than April 15, 2024.

Eleni Getachew
Planner

IMPACT 
SCIENCES

PROJECT DESCRIPTION

The De Soto Express Car Wash Project (Project) involves the demolition of the existing vacant 
building on-site and construction of an automated car wash facility which includes a 5,842 
square foot two-story car wash building and a 443 square foot two-story trash enclosure. A pay 
station shade structure would also be constructed. The Project will provide a total of 35 vehicle 
vacuum stalls and four bicycle parking spaces (see Figure 3, Site Plan). The Project would also 
include approximately 873 square feet of landscaping, which would include shrubs, ground 
covering, and four new trees.

Sincerely,

mailto:egetachew@impactsciences.com
mailto:egetachew@impactsciences.com
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STATE OF CALIFORNIA Gavin Newsom, Governor

NATIVE AMERICAN HERITAGE COMMISSION

April 4, 2024

Via Email to: egetachew@impactsciences.com

Re: De Soto Express Car Wash Project, Los Angeles County

To Whom It May Concern:

Sincerely,

Attachment

Page 1 of 1

Chairperson

Reginald Pagaling
Chumash

Eleni Getachew
Impact Sciences, Inc.

If you receive notification of change of addresses and phone numbers from tribes, please notify 
me. With your assistance, we can assure that our lists contain current information.

Secretary

Sara Dutschke
Miwok

If you have any questions or need additional information, please contact me at my email 
address: Andrew.Green@nahc.ca.gov.

Andrew Green
Cultural Resources Analyst

Commissioner

Stanley Rodriguez
Kumeyaay

Commissioner

Reid Milanovich
Cahuilla

PARLIAMENTARIAN
Wayne Nelson
Luiseho

Commissioner

Isaac Bojorquez
Ohlone-Costanoan

Executive Secretary

Raymond C. 
Hitchcock
Miwok, Nisenan

Commissioner

Laurena Bolden
Serrano

Vice-Chairperson
Buffy McQuillen
Yokayo Pomo, Yuki, 
Nomlaki

Commissioner

Bennae Calac
Pauma-Yuima Band of
Luiseho Indians

NAHC HEADQUARTERS 
1550 Harbor Boulevard
Suite 100
West Sacramento, 
California 95691 
(916) 373-3710 
nahc@nahc.ca.gov

Attached is a list of Native American tribes who may also have knowledge of cultural resources 
in the project area. This list should provide a starting place in locating areas of potential 
adverse impact within the proposed project area. i suggest you contact all of those indicated; 
if they cannot supply information, they might recommend others with specific knowledge. By 
contacting all those listed, your organization will be better able to respond to claims of failure to 
consult with the appropriate tribe. If a response has not been received within two weeks of 
notification, the Commission requests that you follow-up with a telephone call or email to 
ensure that the project information has been received.

A record search of the Native American Heritage Commission (NAHC) Sacred Lands File (SLF) 
was completed for the information you have submitted for the above referenced project. The 
results were negative. However, the absence of specific site information in the SLF does not 
indicate the absence of cultural resources in any project area. other sources of cultural 
resources should also be contacted for information regarding known and recorded sites.

lnouwr -leerl

ICAN.

mailto:egetachew@impactsciences.com
mailto:Andrew.Green@nahc.ca.gov
mailto:nahc@nahc.ca.gov


Contact Person Contact Address Phone # Fax # Email Address Last Updated

CR@bvbmi.com Chumash 6/19/2023

Chumash Council of Bakersfield Julio Quair, Chairperson ChumashN chumashtribe@sbcglobal.net

Coastal Band of the Chumash Nation Gabe Frausto, Chairman (805) 568-8063 ChumashN 8/28/2023fraustogabriel28@gmail.com

Sarah Brunzell, CRM Manager Tataviam Kern,Los Angeles,Ventura 5/25/2023N CRM@tataviam-nsn.us

GabrielenoN 8/18/2023admin@gabrielenoindians.org

Andrew Salas, Chairperson GabrielenoN 8/18/2023admin@gabrielenoindians.org

Anthony Morales, Chairperson GabrielenoN 12/4/2023GTTribalcouncil@aol.com

Gabrielino /Tongva Nation Sandonne Goad, Chairperson Gabrielino(951) 807-0479 3/28/2023N sgoad@gabrielino-tongva.com

Gabrielino 3/16/2023N

Robert Dorame, Chairperson GabrielinoN 3/16/2023gtongva@gmail.com

Gabrielino-Tongva Tribe Charles Alvarez, Chairperson GabrielinoN (310) 403-6048 5/30/2023Chavez1956metro@gmail.com

Gabrielino-Tongva Tribe GabrielinoN 5/30/2023tongvatcr@gmail.com

Northern Chumash Tribal Council Violet Walker, Chairperson Chumash 6/5/2023N violetsagewalker@gmail.com

Barbareno/Ventureno Band of Mission 
Indians

Fernandeno Tataviam Band of Mission 
Indians

Gabrieleno Band of Mission Indians - Kizh 
Nation

Gabrieleno Band of Mission Indians - Kizh 
Nation

Gabrieleno/Tongva San Gabriel Band of 
Mission Indians

Gabrielino Tongva Indians of California 
Tribal Council

Gabrielino Tongva Indians of California 
Tribal Council

Christina Swindall Martinez, 
Secretary

Sam Dunlap, Cultural Resource 
Director

729 Texas Street 
Bakersfield, CA, 93307

1019 Second Street
San Fernando, CA, 91340

P.O. Box 693
San Gabriel, CA, 91778

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

P.O. Box 393
Covina, CA, 91723

P.O. Box 393
Covina, CA, 91723

P.O. Box 941078
Simi Valley, CA, 93094

106 1/2 Judge John Aiso St., 
#231
Los Angeles, CA, 90012

P.O. Box 40653
Santa Barbara, CA, 93140

P.O. Box 490
Bellflower, CA, 90707

P.O. Box 3919
Seal Beach, CA, 90740

P.O. Box 6533
Los Osos, CA, 93412

Christina Conley, Cultural 
Resource Administrator

P.O. Box 364
Ojai, CA, 93024

(562) 761-6417

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

Los Angeles,Orange,Riverside,San
Bernardino,Santa Barbara,Ventura

23454 Vanowen Street 
West Hills, CA, 91307

(626) 483-3564

(626) 407-8761

(818) 837-0794

Cultural Resource Committee, (805) 746-6685

(661) 322-0121

(844) 390-0787

(844) 390-0787

(562) 761-6417

(909) 262-9351

(760) 549-3532

(626) 286-1262

Native American Heritage Commission 
Native American Contact List 

Los Angeles County 
4/4/2024

04/04/2024 02:31 PM
1 of 2

Cultural Affiliation CountiesFed (F) 
Non-Fed (N) 
N

christina.marsden@alumni.usc.e 

du

Tribe Name

mailto:CR@bvbmi.com
mailto:chumashtribe@sbcglobal.net
mailto:fraustogabriel28@gmail.com
mailto:CRM@tataviam-nsn.us
mailto:admin@gabrielenoindians.org
mailto:admin@gabrielenoindians.org
mailto:GTTribalcouncil@aol.com
mailto:sgoad@gabrielino-tongva.com
mailto:gtongva@gmail.com
mailto:Chavez1956metro@gmail.com
mailto:tongvatcr@gmail.com
mailto:violetsagewalker@gmail.com


Lovina Redner, Tribal Chair (951) 659-2700 (951) 659-2228F Cahuillalsaul@santarosa-nsn.gov

Chumash 7/6/2023nzavalla@chumash.gov

Chumash 7/6/2023wteeter@chumash.gov

Kelsie Mendoza, Elders' Council 100 Via Juana Road Chumash 2/27/2024cmendoza@chumash.gov
Administrative Assistant Santa Ynez, CA, 93460

Sam Cohen, Government & Lega 100 Via Juana Road Chumash 7/6/2023scohen@chumash.gov
Affairs Director Santa Ynez, CA, 93460

Soboba Band of Luiseno Indians (951) 654-5544 (951) 654-4198F 7/14/2023ivivanco@soboba-nsn.com

(951) 654-4198Soboba Band of Luiseno Indians F Joseph Ontiveros, Tribal Historic P.O. Box 487 (951) 663-5279 7/14/2023jontiveros@soboba-nsn.gov
Preservation Officer San Jacinto, CA, 92581

Soboba Band of Luiseno Indians (951) 654-4198F (951) 663-6261 7/14/2023jvaldez@soboba-nsn.gov

This list is only applicable for contacting local Native Americans with regard to cultural resources assessment for the proposed De Soto Express Car Wash Project, Los Angeles County.

Nakia Zavalla, Tribal Historic 
Preservation Officer

P.O. Box 487
San Jacinto, CA, 92581

Imperial,Los Angeles,Orange,Riverside,San
Bernardino,San Diego

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Kern,Los Angeles,San Luis Obispo,Santa
Barbara,Ventura

Imperial,Los Angeles,Orange,Riverside,San
Bernardino,San Diego

Imperial,Los Angeles,Orange,Riverside,San
Bernardino,San Diego

Imperial,Los Angeles,Orange,Riverside,San
Bernardino,San Diego

Jessica Valdez, Cultural 
Resource Specialist

100 Via Juana Road 
Santa Ynez, CA, 93460

100 Via Juana Road 
Santa Ynez, CA, 93460

Wendy Teeter, Cultural 
Resources Archaeologist

Cahuilla 
Luiseno

Cahuilla 
Luiseno

Cahuilla 
Luiseno

P.O. Box 391820
Anza, CA, 92539

(805) 325-8630

(805) 325-5537

This list is current only as of the date of this document. Distribution of this list does not relieve any person of statutory responsibility as defined in Section 7050.5 of the Health and Safety Code, Section 5097.94 of the Public Resource Section 5097.98 of the Public Resour 
Code.
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Report Type: List of Tribes 

Counties: Los Angeles 
NAHC Group: All
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Native American Heritage Commission 
Native American Contact List 

Los Angeles County 
4/4/2024

Isaiah Vivanco, Chairperson P.O. Box 487
San Jacinto, CA, 92581

Santa Ynez Band of Chumash Indians F

Santa Ynez Band of Chumash Indians F

Santa Ynez Band of Chumash Indians F

Santa Ynez Band of Chumash Indians F

Santa Rosa Band of Cahuilla Indians

mailto:lsaul@santarosa-nsn.gov
mailto:nzavalla@chumash.gov
mailto:wteeter@chumash.gov
mailto:cmendoza@chumash.gov
mailto:scohen@chumash.gov
mailto:ivivanco@soboba-nsn.com
mailto:jontiveros@soboba-nsn.gov
mailto:jvaldez@soboba-nsn.gov


GAVIN NEWSOM, GOVERNOR

California Department of Transportation

September 3, 2025

Dear Correy N Kitchens,

" Provide a safe and reliable transportation network that serves all people and respects the environment ”

The nearest State facilities are Route SR-27, Interstate I-405, and SR-118. After reviewing 
the Mitigated Negative Declaration (MND), Caltrans has the following comments:

Thank you for including the California Department of Transportation (Caltrans) in the 
environmental review process for the above-referenced project. The City of Los Angeles 
(Van Nuys Office) is proposing the development of an automated approximately 5,111- 
square-foot, 36 foot and eight-inch-high car wash facility to be equipped with standard 
car wash equipment. The Project also includes an approximately 1,178- square-foot pay 
station shade structure to provide shelter for incoming customers and a 988-square-foot, 
two-story trash enclosure. The Project will provide a total of 32 vehicle vacuum stalls and 
four bicycle parking spaces. Although the Project would operate as an automated car 
wash facility, approximately two to five employees per shift would supervise the facility 
to provide customer service and support. Proposed hours of operation are 7:00 a.m. to 
9:00 p.m., daily.

DISTRICT 7
100 S. MAIN STREET, MS 16 
LOS ANGELES, CA 90012 
PHONE (213) 407-6607 
FAX (213) 897-1337
TTY 711
www.dot.ca.gov

Correy N Kitchens
Los Angeles Dept. of City Planning - Van Nuys Office
6262 Van Nuys Boulevard, Room 430
Los Angeles, California 91401

RE: De Soto Express Car Wash Project (ENV-2024-494-MND)
SCH # 2025080371

GTS # 07-LA-2025-04878

Caltrans encourages the Lead Agency to incorporate multi-modal infrastructure along 
and within the development boundaries to meet community placemaking and safe 
urban design objectives. This infrastructure, encompassing ADA-compliant 
design, adequate sidewalks, high-visibility crosswalks, is crucial for establishing a fully

CALIFORNIA STATE TRANSPORTATION AGENCY

http://www.dot.ca.gov/


Sincerely,

cc: State Clearinghouse

“Provide a safe and reliable transportation network that serves all people and respects the environment”

Should you have any questions, please feel free to contact Nestor Lemus, the project 
coordinator, at Nestor.Lemus@dot.ca.gov and refer to GTS # 07-LA-2025-04878.

Caltrans recommends limiting large truck travel and construction traffic to off- 
peak commute hours. A permit for any heavy construction equipment and or 
materials that require the use of oversized transport vehicles on State highways. If 
construction traffic is expected to cause issues on any State facilities, please submit a 
construction traffic control plan detailing potential impacts for Caltrans review.

Correy N Kitchens 
September 3, 2025
Page 2 of 2

74—2 Cdmnendo*

MIYA EDMONSON 
LDR/CEQA Branch Chief

accessible Complete Street that supports pedestrians, bicyclists, and transit riders.

mailto:Nestor.Lemus@dot.ca.gov


To:

Date:

Dear Correy N. Kitchens,

RESPONSES TO COMMENTS

PROJECTS THROUGHOUT CALIFORNIA

This memorandum provides responses to each of the written comments on the Draft IS/MND received from 
Caltrans during the public comment period. As demonstrated in the responses provided below, none of the public 
comments offer substantial evidence that the Project will have a significant effect on the environment.

IMPACT 
SC ENCES

“Prior to approving a project, the decision-making body of the lead agency shall consider the proposed 
negative declaration or mitigated negative declaration together with any comments received during the 
public review process. The decision-making body shall adopt the proposed negative declaration or 
mitigated negative declaration only if it finds on the basis of the whole record before it (including the 
initial study and any comments received), that there is no substantial evidence that the project will have a 
significant effect on the environment and that the negative declaration or mitigated negative declaration 
reflects the lead agency's independent judgment and analysis."

An Initial Study/Mitigated Negative Declaration (IS/MND) for the proposed De Soto Express Car Wash Project 
(Project; ENV-2024-494-MND) was published on August 7, 2025. The publication included a Notice of Intent 
(NOI) to adopt the MND. In accordance with Sections 15105 and 15073 of the State California Environmental 
Quality Act (CEQA) Guidelines, the IS/MND was made available for public review and comment for 30 days 
beginning on August 7, 2025 and ending on September 8, 2025. On September 3rd, 2025, one comment letter 
from the California Department of Transportation (Caltrans) was submitted regarding the Project IS/MND (See 
Attachment A, Caltrans Public Comment Letter). Section 15074(b) of the CEQA Guidelines states:

This comment provides a set of introductory remarks and reiterates the Project description and location. The 
comment also notes that the nearest State facilities to the Project Site are Route SR-27, Interstate I-405, and SR-

From:
Subject:

811 W. 7th Street, Suite 200 

Los Angeles, CA 90017 

(213) 935-1901

www.impactsciences.com

Response to Comment No.1

Correy N. Kitchens
Los Angeles Dept. of City Planning - Van Nuys Office
6262 Van Nuys Boulevard, Room 430
Los Angeles, California 91401
Brett Pomeroy, Associate Principal, Impact Sciences
De Soto Express Car Wash Project IS/MND; Case No. ENV-2024-494- 
MND
September 25, 2025

1lb‘ 44

Job No. 1340.003

Memorandum

http://www.impactsciences.com


CONCLUSION

PROJECTS THROUGHOUT CALIFORNIA

118. The comment presents no environmental issues within the meaning of CEQA, and no specific response is 
required.

Sincerely, 
IMPACT SCIENCES, INC.

Brett Pomeroy
Associate Principal

The commenter provides multimodal infrastructure recommendations for the Project. Citywide transportation and 
mobility policies are addressed in the General Plan, specifically Mobility Plan 2035, and the Project adheres to that 
document as appropriate. The comment does not relate to the adequacy of the analysis included in the IS/MND. 
The comment is included as part of the record and will be forwarded to the decision-makers for their review and 
consideration prior to any action being taken on the Project.

The commenter provides construction-related recommendations for the Project, which have been noted. The 
nearest State highway to the Project Site is Topanga Canyon Boulevard (State Route 27), located approximately 
0.9 miles west. Should oversized transport vehicles be required on State highways, the Project Applicant will obtain 
the necessary permits from both the City and Caltrans as appropriate. Regarding the suggestion to restrict 
construction traffic to off-peak hours, no street closures affecting State facilities are anticipated during excavation 
or construction. While temporary curbside lane closures may be necessary at times to accommodate work within 
the public right-of-way, these would not affect State facilities, and all construction traffic will be scheduled during 
off-peak periods. Any lane closures, along with the required traffic control plans, will be reviewed and approved 
by LADOT prior to implementation. All transport of construction equipment and materials will comply with 
applicable State regulations and procedures. Accordingly, this comment has been noted for the record and will 
be forwarded to the decision-makers for their review and consideration prior to any action being taken on the 
Project..

This comment serves as a concluding paragraph to the comment letter and provides contact information for the 
commentor. This comment presents no environmental issues within the meaning of CEQA, and no specific 
response is required.

The comments provided by Caltrans do not present any new CEQA issues or necessitate revisions to the 
conclusions of the IS/MND. They also do not provide substantial evidence or a fair argument indicating that 
additional CEQA review is warranted or that the Project could result in significant environmental effects.

Response to Comment No. 2

Response to Comment No. 4

Response to Comment No. 3

Page 2



Introduction
This Mitigation Monitoring Program (“MMP”) has been prepared pursuant to Public Resources 
Code Section 21081.6, which requires a Lead Agency to adopt a “reporting or monitoring program 
for changes to the project or conditions of project approval, adopted in order to mitigate or avoid 
significant effects on the environment.” In addition, Section 15097(a) of the State CEQA 
Guidelines requires that a public agency adopt a program for monitoring or reporting mitigation 
measures and project revisions, which it has required to mitigate or avoid significant 
environmental effects. This MMP has been prepared in compliance with the requirements of 
CEQA, Public Resources Code Section 21081.6 and Section 15097 of the State CEQA 
Guidelines.

The City of Los Angeles is the Lead Agency for the Project and therefore is responsible for 
administering and implementing the MMP. A public agency may delegate reporting or monitoring 
responsibilities to another public agency or to a private entity that accepts the delegation; 
however, until mitigation measures have been completed, the Lead Agency remains responsible 
for ensuring that implementation of the mitigation measures occurs in accordance with the 
program.

A Mitigated Negative Declaration (MND) has been prepared to address the potential 
environmental impacts of the Project. The evaluation of the Project’s impacts in the MND takes 
into consideration the project design features (PDF) and applies mitigation measures (MM) 
needed to avoid or reduce potentially significant environmental impacts. This MMP is designed to 
monitor implementation of the PDFs and MMs identified for the Project.

Case No. ENV-2024-494-MND 
9119 North De Soto Avenue 

De Soto Express Car Wash Project

• Monitoring Agency: the agency to which reports involving feasibility, compliance, 
implementation, and development are made.

• Action Indicating Compliance: the action by which the Enforcement or Monitoring Agency 
indicates that compliance with the identified PDF or required MM has been implemented.

• Monitoring Frequency : the frequency at which the PDF or MM shall be monitored.

• Monitoring Phase: the phase of the Project during which the PDF or MM shall be monitored.

Organization
As shown on the following pages, each identified project design feature and mitigation measure 
for the Project is listed and categorized by environmental impact area, with accompanying 
identification of the following:

• Enforcement Agency: the agency with the power to enforce the PDF or MM.

Mitigation and Monitoring Program



Administrative Procedures and Enforcement
This MMP shall be enforced throughout all phases of the Project. The Applicant shall be 
responsible for implementing each PDF and MM and shall be obligated to provide certification, 
as identified below, to the appropriate monitoring and enforcement agencies that each PDF and 
MM has been implemented. The Applicant shall maintain records demonstrating compliance with 
each PDF and MM. Such records shall be made available to the City upon request.

During the construction phase and prior to the issuance of building permits, the Applicant shall 
retain an independent Construction Monitor (either via the City or through a third-party consultant), 
approved by the Department of City Planning, who shall be responsible for monitoring 
implementation of PDFs and MMs during construction activities consistent with the monitoring 
phase and frequency set forth in this MMP.

The Construction Monitor shall also prepare documentation of the Applicant’s compliance with 
the PDFs and MMs during construction every 90 days in a form satisfactory to the Department of 
City Planning. The documentation must be signed by the Applicant and Construction Monitor and 
be included as part of the Applicant’s Compliance Report. The Construction Monitor shall be 
obligated to immediately report to the Enforcement Agency any non-compliance with the MMs 
and PDFs within two businesses days if the Applicant does not correct the non-compliance within 
a reasonable time of notification to the Applicant by the monitor or if the non-compliance is 
repeated. Such non-compliance shall be appropriately addressed by the Enforcement Agency.

City of Los Angeles 
October 2024

De Soto Express Car Wash Project 
Mitigation Monitoring Program

Program Modification
After review and approval of the final MMP by the Lead Agency, minor changes and modifications 
to the MMP are permitted, but can only be made subject to City approval. The Lead Agency, in 
conjunction with any appropriate agencies or departments, will determine the adequacy of any 
proposed change or modification. This flexibility is necessary in light of the nature of the MMP 
and the need to protect the environment. No changes will be permitted unless the MMP continues 
to satisfy the requirements of CEQA, as determined by the Lead Agency.

The Project shall be in substantial conformance with the PDFs and MMs contained in this MMP. 
The enforcing departments or agencies may determine substantial conformance with PDFs and 
MMs in the MMP in their reasonable discretion. If the department or agency cannot find 
substantial conformance, a PDF or MM may be modified or deleted as follows: the enforcing 
department or agency, or the decision maker for a subsequent discretionary project related 
approval, finds that the modification or deletion complies with CEQA, including CEQA Guidelines 
Sections 15162 and 15164, which could include the preparation of an addendum or subsequent 
environmental clearance, if necessary, to analyze the impacts from the modifications to or deletion 
of the PDFs or MMs. Any addendum or subsequent CEQA clearance shall explain why the PDF 
or MM is no longer needed, not feasible, or the other basis for modifying or deleting the PDF or 
MM, and that the modification will not result in a new significant impact consistent with the 
requirements of CEQA. Under this process, the modification or deletion of a PDF or MM shall not 
in and of itself require a modification to any Project discretionary approval unless the Director of 
Planning also finds that the change to the PDF or MM results in a substantial change to the Project 
or the non-environmental conditions of approval.
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A. TRIBAL CULTURAL

Mitigation Measure: Tribal Monitoring

PAGE 3

In the event that any subsurface objects or artifacts that may be tribal cultural resources are 
encountered during the course of any ground disturbance activities, all such activities shall 
temporary cease within the area of discovery, the radius of which shall be determined by a 
qualified archeologist, in conjunction with a qualified tribal monitor, until the potential tribal 
cultural resources are properly assessed and addressed pursuant to the process set forth 
below:

Prior to commencing any ground disturbance activities at the Project site, the Applicant, or it’s 
successor, shall retain archeological monitors and tribal monitors that are qualified to identify 
subsurface tribal cultural resources. Ground disturbance activities shall include excavating, 
digging, trenching, plowing, drilling, tunneling, quarrying, grading, leveling, removing peat, 
clearing, driving posts, augering, backfilling, blasting, stripping topsoil or similar activity at the 
project site. Any qualified tribal monitor(s) shall be approved by the Gabrieleno Band of 
Mission Indians - Kizh Nation. Any qualified archeological monitor(s) shall be approved by the 
Department of City Planning, Office of Historic Resources (“OHR”).

TCR-1 Retain a Native American Monitor Prior to Commencement of Ground-Disturbing 
Activities

City of Los Angeles 
October 2024

De Soto Express Car Wash Project 
Mitigation Monitoring Program

The qualified archeological and tribal monitors shall observe all ground disturbance activities 
on the project site at all times the ground disturbance activities are taking place. If ground 
disturbance activities are simultaneously occurring at multiple locations on the project site, an 
archeological and tribal monitor shall be assigned to each location where the ground 
disturbance activities are occurring the on-site monitoring shall end when the ground 
disturbing activities are completed, or when the archeological and tribal monitor both indicate 
that the site has a low potential for impacting tribal cultural resources.
Prior to commencing any ground disturbance activities, the archaeological monitor in 
consulting with the tribal monitor, shall provide Worker Environmental Awareness Program 
(WEAP) training to construction crews involved in ground disturbance activities that provides 
information on regulatory requirements for the protection of tribal cultural resources. As part 
of the WEAP training, construction crews shall be briefed on proper procedures to follow 
should a crew member discover tribal cultural resources during ground disturbance activities. 
In addition, workers will be shown examples of the types of resources that would require 
notification of the archaeological monitor and tribal monitor. The Applicant shall maintain on 
the Project site, for City inspection, documentation establishing the training was completed for 
all members of the construction crew involved in ground disturbance activities.

Mitigation Monitoring Program



De Soto Express Car Wash Project 
Mitigation Monitoring Program

City of Los Angeles 
October 2024

1. Upon a discovery of a potential tribal cultural resource, the Applicant, or its successor, 
shall immediately stop all ground disturbance activities and contact the following: (1) all 
California Native American tribes that have informed the City they are traditionally and 
culturally affiliated with the geographic area of the proposed project; (2) and OHR.

5. If the Applicant, or its successor, does not accept a particular recommendation determined 
to be reasonable and feasible by the qualified archaeologist or qualified tribal monitor, the 
Applicant, or its successor, may request mediation by a mediator agreed to by the 
Applicant, or its successor, and the City. The mediator must have the requisite professional 
qualifications and experience to mediate such a dispute. After making a reasonable effort 
to mediate this particular dispute, the City may (1) require the recommendation be 
implemented as originally proposed by the archaeologist or tribal monitor; (2) require the 
recommendation, as modified by the City, be implemented as it is at least as equally 
effective to mitigate a potentially significant impact; (3) require a substitute
recommendation be implemented that it is at least as equally effective to mitigate a 
potentially significant impact to a tribal cultural resource; or (4) not require the 
recommendation be implemented because it is not necessary to mitigate an significant 
impacts to tribal cultural resources. The Applicant, or its successor, shall pay all costs and 
fees associated with the mediation.

7. The Applicant, or its successor, may recommence ground disturbance activities inside of 
the specified radius of the discovery only after it has complied with all the

3. The Applicant, or its successor, shall implement the tribe’s recommendations if a qualified 
archaeologist retained by the City and paid for by the Applicant, or its successor, in 
consultation with the tribal monitor, reasonably conclude that the tribe’s recommendation 
are reasonable and feasible.

6. The Applicant, or its successor, may recommence ground disturbance activities outside of 
a specified radius of the discovery site, so long as the radius has been reviewed by both 
the qualified archaeologist and qualified tribal monitor and determined to be reasonable 
and appropriate.

2. If OHR determines, pursuant to Public Resources Code Section 21074(a)(2), that the 
object or artifact appears to be a tribal cultural resource in its discretion and 
supported by substantial evidence, the City shall provide any affected tribe a reasonable 
period of time, not less than 14 days, to conduct a site visit and make recommendations 
to the Applicant, or its successor, and the City regarding the monitoring of future ground 
disturbance activities, as well as the treatment and disposition of any discovered tribal 
cultural resources.

4. In addition to any recommendations from the applicable tribe(s), a qualified archaeologist 
shall develop a list of actions that shall be taken to avoid or minimize impacts to the 
identified tribal cultural resources substantially consistent with the best practices identified 
by the Native American Heritage Commission and in compliance with any applicable 
federal, state, or local law, rule or regulation.

PAGE 4



recommendations developed and approved pursuant to the process to the process set 
forth in paragraphs 2 through 5 above.

8. Copies of any subsequent prehistoric archaeological study, tribal cultural resources study 
or report, detailing the nature of any significant tribal cultural resources, remedial actions 
taken, and disposition of any significant tribal cultural resources shall be submitted to the 
South Central Costal Information Center (SCCIC) at California State University, Fullerton 
and to the Native American Heritage Commission for inclusion in its Sacred Lands File.

9. Notwithstanding paragraph 8 above, any information that the Department of City Planning, 
in consultation with the City Attorney’s Office, determines to be confidential in nature shall 
be excluded from submission to the SCCIC or provided to the public under the applicable 
provisions of the California Public Records Act, California Public Resources Code, section 
6254(r), and handled in compliance with the City’s AB52 Confidentiality Protocols

City of Los Angeles 
October 2024

De Soto Express Car Wash Project 
Mitigation Monitoring Program

Enforcement Agency: Department of City Planning, Office of Historic Resources (“OHR”).
Enforcement Agency: Los Angeles Department of Building and Safety, Department of City 
Planning
Monitoring Agency: Los Angeles Department of Building and Safety, Department of City 
Planning
Monitoring Phase: Pre-construction; Construction
Monitoring Frequency: Ongoing during pre-construction and construction
Action Indicating Compliance: Issuance of Certificate of Occupancy or Land Use Permit

PAGE 5
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March 27, 2024Date:

To:

From:

1. Dedication Required:

Alley (West of De Soto Avenue) - None.

2. Improvements Required:

Hui Huang, Principal Civil Engineer (Acting) 
Permit Case Management Division 
Bureau of Engineering (BOE)

Alley - Remove and replace any existing broken and damaged concrete 
longitudinal gutter and alley pavement. Reconstruct the existing alley 
intersection at Nordhoff Street.

Nordhoff Street (Boulevard II) - Accept the 5-foot future street easement to 
complete a 55-foot wide half right-of-way in accordance with Boulevard II 
Street standard.

De Soto Avenue - Remove the existing sidewalk and construct a full-width 
concrete sidewalk. Remove and replace any existing broken curb and gutter 
and construct all driveway(s) to comply with ADA requirements.

Nordhoff Street - Remove the existing sidewalk and construct a full-width 
concrete sidewalk. Remove and replace any existing broken curb and gutter 
and construct all driveway(s) to comply with ADA requirements.

Vincent P. Bertoni, Director
Department of City Planning
Attn: Correy Kitchens (City Planning Associate)

The following recommendations identifying the infrastructure deficiencies 
adjacent to the above-referenced site. The recommendations are respectfully 
submitted for your consideration in the approval of a Zone Change application:

CITY OF LOS ANGELES 
INTER-DEPARTMENTAL CORRESPONDENCE

De Soto Avenue (Boulevard II) - Accept the 2-foot future street easement and 
dedicate a 3-foot wide strip of land along the property frontage to complete a 
55-foot wide half right-of-way in accordance with Boulevard II Street 
standard.

Subject: Case No. CPC-2024-0493-ZC (9119 North De Soto Avenue)

FORM GEN. 160 (Rev. 6-80)



information 847-3077 via(213) or
https://appointments.lacity.org/apptsys/Public/Account .

Notes: Street lighting may be required satisfactory to the Bureau of Street
Lighting 847-1551(213) viaor
https://appointments.lacity.org/apptsys/Public/Account .

Refer to the Department of Transportation regarding traffic signals, signs and
374-4699 viaequipment (818) or

https://appointments.lacity.org/apptsys/Public/Account .

Refer to the Fire Department Hydrants and Access Unit regarding fire
374-5005hydrants (818) viaor

https://appointments.lacity.org/apptsys/Public/Account .

All new sidewalk curb and gutter shall conform to the Bureau of Engineering 
Standard Plans S410-2, S440-4, S442-6 and S444-0.

Notes: Broken curb and/or gutter includes segments within existing score 
lines that are depressed or upraised by more than % inch from the 
surrounding concrete work or are separated from the main body of the 
concrete piece by a crack through the entire vertical segment and greater than 
1/8 inch at the surface of the section.

Install tree wells with root barriers and plant street trees satisfactory to the 
City Engineer and the Urban Forestry Division of the Bureau of Street 
Services. The applicant should contact the Urban Forestry Division for further

Non-ADA compliant sidewalk shall include any sidewalk that has a cross 
slope that exceeds 2% and/or is depressed or upraised by more than % inch 
from the surrounding concrete work or has full concrete depth cracks that 
have separations greater than 1/8 inch at the surface. The sidewalk also 
includes that portion of the pedestrian path of travel across a driveway.

3. Provide proper drainage for street being improved and for the site being 
developed.

Department of Transportation may have additional requirements for 
dedication and improvements.

Regarding any conflicts with power pole matters, contact the Department of 
Water and Power at (213) 367-2715 or via
https://appointments.lacity.org/apptsys/Public/Account .

Upgrade all existing curb ramps to comply with ADA requirements.

https://appointments.lacity.org/apptsys/Public/Account
https://appointments.lacity.org/apptsys/Public/Account
https://appointments.lacity.org/apptsys/Public/Account
https://appointments.lacity.org/apptsys/Public/Account
https://appointments.lacity.org/apptsys/Public/Account


5. Submit a parking area and driveway plan to the Valley District Office of the 
Bureau of Engineering and the Department of Transportation for review and 
approval.

4. Sewer mainlines exist De Soto Avenue, Nordhoff Street and in the Alley. 
Extension of the house connection laterals to the property line may be 
required. All Sewerage Facilities Charges and Bonded Sewer Fees are to be 
paid prior to obtaining a building permit.

Any questions regarding this report may be directed to Quyen Phan of the Permit 
Case Management Division, via quyen.phan@lacity.org.

mailto:quyen.phan@lacity.org


2/1/2024Date:

To:

From:

SUBJECT: STREET LIGHTING REQUIREMENTS FOR DISCRETIONARY ACTIONS

NOTES:

The quantity of street lights identified may be modified slightly during the plan check 
process based on illumination calculations and equipment selection.

Charlie Rausch, Senior City Planner 
Department of City Planning 
200 N. Spring St., 6th Floor MS-395

The Bureau of Street Lighting's recommended condition of approval for the subject city 
planning case is as follows: (Improvement condition added to S-3 (c) where applicable.)

IMPROVEMENT CONDITION: No street lighting improvements if no street widening 
per BOE improvement conditions. Otherwise, relocate and upgrade street lights: one 
(1) on De Soto Ave. and one (1) on Nordhoff St.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, or 3) by other 
legal instrument excluding the Bureau of Engineering conditions, requiring an 
improvement that will change the geometries of the public roadway or driveway apron 
may require additional or the reconstruction of street lighting improvements as part of 
that condition.

CC: Land Development Group MS 901 

Engineering District Office: VAL

Jay Wong, Manager) 

Private Development Division 
Bureau of Street Lighting

CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

CITY PLANNING CASE No.: CPC 2024-493 ZC
9119 N DE SOTO AVE

FORM GEN. 160 (Rev. 6-80)



Date:

To:

From:

Subject:

If you have any questions, you may contact me at Miguel.crisostomo@lacity.org or 818-374-4699.

Reference is made to your request for review of this case regarding potential traffic access problems. 
Based upon this review, it is recommended that:

Miguel Crisostomo, Transportation Engineering Associate I 
Department of Transportation

Deputy Advisory Agency 
Department of City Planning

CITY OF LOS ANGELES
INTER-DEPARTMENTAL MEMORANDUM

Parcel Map No. CPC-2024-493-ZC

9119 N De Soto Ave 
LADOT Project ID No. 56808

2. A two-way driveway width of W=30 feet is required for all driveways, or to the satisfaction of 
LADOT.

1. A minimum 20-foot reservoir space is required between any security gate or parking space and the 
property line, or to the satisfaction of LADOT.

4. The report fee and condition clearance fee be paid to the Los Angeles Department of 
Transportation as required per Ordinance No. 183270 and LAMC Section 19.15 prior to recordation 
of the final map. Note: The applicant may be required to comply with any other applicable fees per 
this new ordinance.

3. A parking area and driveway plan should be submitted to the Citywide Planning Coordination 
Section of the Los Angeles Department of Transportation for approval prior to submittal of building 
permit plans for plan check by the Department of Building and Safety. Transportation approvals are 
conducted at 6262 Van Nuys Blvd., Room 320, Van Nuys, CA 91401.

February 8, 2024

mailto:Miguel.crisostomo@lacity.org


February 12, 2024

TO:

FROM: Los Angeles Fire Department

RECOMMENDATIONS:

Submit plot plans for Fire Department approval and review prior to recordation of City 
Planning Case.

Access for Fire Department apparatus and personnel to and into all structures shall be 
required.

One or more Knox Boxes will be required to be installed for LAFD access to project. 
Location and number to be determined by LAFD Field Inspector. (Refer to FPB Req # 75).

No building or portion of a building shall be constructed more than 150 feet from the edge of a 
roadway of an improved street, access road, or designated fire lane.

Vincent Bertoni, AICP, Director of Planning 
Department of City Planning
Attention: planning.valleyprojects@lacity.org

Address identification. New and existing buildings shall have approved building identification 
placed in a position that is plainly legible and visible from the street or road fronting the 
property.

Fire Lane Requirements:
1) Fire lane width shall not be less than 20 feet. When a fire lane must accommodate 
the operation of Fire Department aerial ladder apparatus or where fire hydrants are 
installed, those portions shall not be less than 28 feet in width.
2) The width of private roadways for general access use and fire lanes shall not be less 
than 20 feet, and the fire lane must be clear to the sky.
3) Fire lanes, where required and dead ending streets shall terminate in a cul-de-sac or 
other approved turning area. No dead ending street or fire lane shall be greater than 
700 feet in length or secondary access shall be required.
4) Submit plot plans indicating access road and turning area for Fire Department 
approval.
5) All parking restrictions for fire lanes shall be posted and/or painted prior to any 
Temporary Certificate of Occupancy being issued.
6) Plans showing areas to be posted and/or painted, “FIRE LANE NO PARKING” shall 
be submitted and approved by the Fire Department prior to building permit application 
sign-off.
7) Electric Gates approved by the Fire Department shall be tested by the Fire 
Department prior to Building and Safety granting a Certificate of Occupancy.

CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

SUBJECT: CPC-2024-493-ZC.: 9119 De Soto

+FORM. GEN. 160 (Rev. 6-80)
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Site plans shall include all overhead utility lines adjacent to the site.

Any roof elevation changes in excess of 3 feet may require the installation of ships ladders.

The Fire Department may require additional vehicular access where buildings exceed 28 feet 
in height.

Where access for a given development requires accommodation of Fire Department 
apparatus, overhead clearance shall not be less than 14 feet.

Provide Fire Department pathway front to rear with access to each roof deck via gate or pony 
wall less than 36 inches.

Adequate off-site public and on-site private fire hydrants may be required. Their number and 
location to be determined after the Fire Department’s review of the plot plan.

Construction of public or private roadway in the proposed development shall not 
exceed 10 percent in grade.

Private development shall conform to the standard street dimensions shown on Department of 
Public Works Standard Plan S-470-0.

Planning.valleyprojects@lacity.org 
February 12, 2024
CPC-2024-493-ZC.: 9119 De Soto 
Page 2

The following recommendations of the Fire Department relative to fire safety shall be 
incorporated into the building plans, which includes the submittal of a plot plan for approval by 
the Fire Department either prior to the recordation of a final map or the approval of a building 
permit. The plot plan shall include the following minimum design features: fire lanes, where 
required, shall be a minimum of 20 feet in width; all structures must be within 300 feet of an 
approved fire hydrant, and entrances to any dwelling unit or guest room shall not be more than 
150 feet in distance in horizontal travel from the edge of the roadway of an improved street or 
approved fire lane.

The plot plans shall be approved by the Fire Department showing fire hydrants and access for 
each phase of the project prior to the recording of the final map for that phase. Each phase 
shall comply independently with code requirements.

On small lot subdivisions, any lots used for access purposes shall be recorded on the final 
map as a “Fire Lane”.

8) All public street and fire lane cul-de-sacs shall have the curbs painted red and/or be 
posted “No Parking at Any Time” prior to the issuance of a Certificate of Occupancy or 
Temporary Certificate of Occupancy for any structures adjacent to the cul-de-sac.
9) No framing shall be allowed until the roadway is installed to the satisfaction of the 
Fire Department.

Standard cut-corners will be used on all turns.

mailto:Planning.valleyprojects@lacity.org


CPC-2024-493-ZC.: 9119 De Soto

Any required fire hydrants to be installed shall be fully operational and accepted by the Fire 
Department prior to any building construction.

Kristin M. Crowley 
Fire Chief

Planning.valleyprojects@lacity.org 
February 12, 2024
CPC-2024-493-ZC.: 9119 De Soto 
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The applicant is further advised that all subsequent contact regarding these conditions must be 
with the Hydrant and Access Unit. This would include clarification, verification of condition 
compliance and plans or building permit applications, etc., and shall be accomplished BY 
APPOINTMENT ONLY, in order to assure that you receive service with a minimum amount of 
waiting please call (213) 482-6543. You should advise any consultant representing you of this 
requirement as well.

David A. Perez, Fire Marshal
Bureau of Fire Prevention and Public Safety

DP:MRC:mrc

mailto:Planning.valleyprojects@lacity.org
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(213) 202-2633

February 14, 2024

Dear Ms. Lamb:

Sincerely,

DF:js

A
221 N. FIGUEROA STREET, SUITE 350, LOS ANGELES CA 90012 - www.LAPARKS.ORG

The City of Los Angeles Department of Recreation and Parks (RAP) has prepared the following 
report and recommendations in response to your request for comments relative to 
CPC-2024-493-ZC (project), a proposed zone change case.

Letter sent via email to:
planning.valleyprojects@lacity.org

Thank you for the opportunity to provide information relative to recreation and park issues related 
to this proposed project. If you have any questions or comments regarding this information, 
please feel free to contact Park Fees staff, at 213-202-2682, at your convenience.

FIONA HUTTON 
MARIE LLOYD 
BENNY TRAN

LUIS SANCHEZ
VICE PRESIDENT

CATHIE SANTO DOMINGO
ASSISTANT GENERAL MANAGER

MATTHEW RUDNICK
EXECUTIVE OFFICER

DARRYL FORD 
Superintendent

DEPARTMENT OF RECREATION AND PARKS REPORT AND RECOMMENDATIONS 
RELATIVE TO CPC-2024-493-ZC

TAKISHA SARDIN
BOARD SECRETARY 

(213) 202-2640

/ REC &
I PARKS

JIMMY KIM
GENERAL MANAGER

RENATA SIMRIL
PRESIDENT

KAREN BASS
MAYOR

“le TTT‘4

Blake Lamb
Senior City Planner
6262 Van Nuys Blvd., 4th Floor 
Van Nuys, CA 91401-2709

RAP has no recommendations or comments regarding this project.

BRENDA AGUIRRE
ASSISTANT GENERAL MANAGER

BELINDA JACKSON
ASSISTANT GENERAL MANAGER

DEPARTMENT OF RECREATION 
AND PARKS

City of Los Angeles
California

BOARD OF COMMISSIONERS

http://www.LAPARKS.ORG
mailto:planning.valleyprojects@lacity.org


cc: Reading File

cc: Demetrius McWhorter, De Soto Express Holdings, LLC, 1308 East Colorado Blvd.,
Pasadena, CA 91106
Lisa Kolieb, Akerman LLP, 601 West 5th Street, Unit 300, Los Angeles, CA 90071 
John Kaliski, John Kaliski Architects, 3780 Wilshire Blvd., Unit 300, Los Angeles, CA 
90010

CPC-2024-493-ZC
February 14, 2024
Page 2



May 14, 2024DATE:

TO:

FROM:

1. STREET TREES

BR:djm

In regard to your request for review of this case regarding Urban Forestry 
requirements, it is our recommendation that:

b. When street dedications are required and to the extent possible, the project 
shall provide larger planting areas for existing street trees to allow for 
growth and planting of larger stature street trees. This includes and is not 
limited to parkway installation and/or enlargement of tree wells and 
parkways.

Note: Removal of street trees requires approval from the Board of Public Works. 
All projects must have environmental (CEQA) documents that appropriately 
address any removal and replacement of street trees. Contact Urban Forestry 
Division at: (213) 847-3077 for tree removal permit information.

Blake Lamb, Principal City Planner
Department of City Planning

Bryan Ramirez, Street Tree Superintendent I 
Bureau of Street Services, Urban Forestry Division

CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

c. Plant street trees at all feasible planting locations within dedicated streets as 
directed and required by the Bureau of Street Services, Urban Forestry 
Division. All tree plantings shall be installed to current tree planting 
standards when the City has previously been paid for tree plantings. The sub 
divider or contractor shall notify the Urban Forestry Division at: (213) 847­
3077 upon completion of construction for tree planting direction and 
instructions.

a. Project shall preserve all healthy mature street trees whenever possible. All 
feasible alternatives in project design should be considered and 
implemented to retain healthy mature street trees. A permit is required for 
the removal of any street tree and shall be replaced 2:1 as approved by the 
Board of Public Works and Urban Forestry Division.

SUBJECT: CPC-2024-493-ZC - 9119 N. DE SOTO AVE.

FORM GEN. 160 (Rev. 8-12)
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Map A - ZIMAS Map
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Map B

Map B - Vicinity Map
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