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REQUESTED
ACTIONS:

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;

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.

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:

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 in conjunction with a
Conditional Use as required pursuant to LAMC Section 12.22.A.28(a)(6)(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).

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).

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).

RECOMMENDED ACTIONS:

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.

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

e Exterior walls and door which are parallel to a street are required to provide a minimum of
50% transparent fagade 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.

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

¢ 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.

Previous Zone Change Approval at the Site

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.

Surrounding Land Uses and Abutting Zone Changes

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.

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.

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.

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

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.
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Related Cases Off-Site:

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. 185.974 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.

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. 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.

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).
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Public Hearing

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).

Conclusion

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:

e 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.

¢ Relocation of an existing free-standing pole sign from the De Soto Street frontage
to the Nordhoff Street frontage, as identified in Exhibit A.

e 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.

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.
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CONDITIONS FOR EFFECTUATING (T)
TENTATIVE CLASSIFICATION REMOVAL

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.

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.

Responsibilities/Guarantees.

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.

a. Street Dedications.

i. De Soto Avenue (Boulevard Il) — 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 Il
Street standard.

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

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

b. Street Improvements.

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.





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

APCNV-2024-493-ZC-CU2 T-3

3. Street Lighting.

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.

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.

4. Department of Transportation.

a.

b.

C.

d.

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.

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

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.

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.

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

5. Los Angeles Fire Department

a.

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

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.

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 or an improved street, access road, or designated fire lane.

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.
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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.

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.

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

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

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.

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.

[.  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.

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

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

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

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

q. Standard cut-corners will be used on all turns.

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

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

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.

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

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

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.

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

6. Urban Forestry — Street Trees.

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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(Q) QUALIFIED CONDITIONS OF APPROVAL

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:

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.

Use. The site is limited to a carwash use, as approved herein.

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

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

Bicycle Parking. A minimum of four bicycle parking stalls shall be installed.
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CONDITIONS OF APPROVAL

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.

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.

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

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

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

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.

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.

(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.

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

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

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.

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.
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7.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

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.

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

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.

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.

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.

Landscaping.

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.

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.

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.

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

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.

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

No speaker boxes or loudspeakers are permitted.

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

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 Gabrielefio 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.

In the event that any subsurface objects or artifacts that may be fribal 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.
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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 is reasonable and feasible.

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.

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 itis 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.

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.

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.

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.

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



APCNV-2024-493-ZC-CU2 Page C-5

Administrative Conditions

21.

22.

23.

24.

25.

26.

27.

28.

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.

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.

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.

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.

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.

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.

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.

Indemnification. Applicant shall do all of the following:

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.

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.
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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).

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).

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.

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

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

For purposes of this condition, the following definitions apply:

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

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

Nothing in the definitions included in this paragraph are intended to limit the rights of the City
or the obligations of the Applicant otherwise created by this condition.



FINDINGS

A. General Plan/Charter Findings

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.

b. Land Use Element.

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.

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

Otjective 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.

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



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

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.

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

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.

Otjective 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 3.2.1: 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 acjacent
neighborhoods, and existing or potential public transit corridors and
stations.

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.

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

Otjective 3.1: Generally, maintain the uses, density whose functions serve
surrounding neighborhoods ana/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.

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



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.

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:

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

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.

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

. Housing Element (State Housing Element Law Findings)

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

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:

(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 RASS3. 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 (Z1-2452), 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).

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



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.

(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.

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.

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.

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.



Background: Senate Bill 166 - No Net Loss Requirements

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.

From HCD Memo: Approval of Development at a Lower Density

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.

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.

- 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.

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.



Statute References:

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:

(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. (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 Il
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 Il 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.



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 |l sidewalk standard in
accordance with Boulevard |l 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 Il standards of Mobility Plan 2035. Conditions for improvements
have been imposed under the (T) Tentative Classification conditions in accordance with
Boulevard Il standards of Mobility Plan 2035.

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:

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.

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

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.

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

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.

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

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.

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







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

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

The 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.

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.

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 substantially conforms with the purpose, intent and provisions of the

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

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:

Otjective 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.

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



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

Environmental Findings

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.

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.
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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).

Anticipated operating hours would be from 7:00 a.m. to 9:00 p.m. seven days a week.

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.

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.

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.

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.
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transparent windows and doors (which total 79 sf of the normally 381 sfrequired, 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
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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.?® 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

2 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.

3 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.
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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.®
Additionally, the land uses surrounding the Project Site are not zoned for agricultural uses orin 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.

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, Projectimplementation 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?

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?

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.

4 California Department of Conservation, “California Important Farmland Finder,” Available online at:
https://maps.conservation.ca.gov/dlrp/ciff/, Accessed March 6, 2024.

5 California Department of Conservation Division of Land Resource Protection, Los Angeles County Williamson
Act FY 2015/2016, November 21, 2018.
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City in the implementation of its air quality improvement programs and strategies.’ 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.

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.

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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violations, or delay the timely attainment of air quality standards or the interim emissions
reductions specified in the AQMP.

s 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.

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 Projectis 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.
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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. 4 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.

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/fag/idlepolicyfag.pdf,
accessed July 17, 2025.
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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)!5 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.'® 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

15 De Soto Express Car Wash Project Environmental Assessment Form prepared for the City of Los Angeles,
January 12, 2024.

16 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.
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
b. Cause a substantial adverse change in the [] [] X []
significance of an archaeological resource
pursuant to § 15064.57
c. Disturb any human remains, including [] [] X []
those interred outside of dedicated
cemeteries?

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.

19 SurveyLA, “Chatsworth — Porter Ranch Report- Individual Resources.” Available online at:
https://planning.lacity.gov/odocument/e27379b6-97a6-4e0e-86ed-
fifede124ce58/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?

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)

e If the remains are determined to be of Native American descent, the Coroner
has 24 hours to notify the Native American Heritage Commission (NAHC).

e The NAHC will immediately notify the person it believes to be the most likely
descendent of the deceased Native American.

e 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.

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.
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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.
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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.2! 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,

21

22

23

California Department of Conservation, “Earthquake Zones of Required Investigation.” Available online at:
https://maps.conservation.ca.qgov/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.

De Soto Express Car Wash PAGE 60 City of Los Angeles
Initial Study / Mitigated Negative Declaration July 2025


https://maps.conservation.ca.gov/cgs/EQZApp/app/
https://www.usgs.gov/programs/earthquake-hazards/faults
https://gis.data.ca.gov/datasets/b70a766a60ad4c0688babdd47497dbad_0/explore?location=34.097009,-117.992164,12.94
https://gis.data.ca.gov/datasets/b70a766a60ad4c0688babdd47497dbad_0/explore?location=34.097009,-117.992164,12.94

ENV-2024-494-MND

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-

24 California Department of Conservation, “Landslide Inventory (Beta).” Available online at:
https://maps.conservation.ca.gov/cgs/Isi/. 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.

26 United States Department of Agriculture, “Web Soil Survey.” Available online at:
hitps://websoilsurvey.sc.eqov.usda.gov/App/WebSoilSurvey.aspx. Accessed February 6, 2023.
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denoted as CO-e. 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.

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.2° See the Climate Change Scoping Plan
subsection below.

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 2018.3" 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 Office of Legislative Counsel of California, The California Global Warming Solutions Act of 2006 (AB 32), 2006.
30 state of California, Senate Bill No. 375, September 30, 2008.

31 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.

32 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.
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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 CO, 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, 3 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.

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

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

36 CARB. 2022 Scoping Plan for Achieving Carbon Neutrality, 2022. Available online at:
https://ww2.arb.ca.qov/sites/default/files/2022-12/2022-sp_1.pdf, accessed March 27, 2024.

De Soto Express Car Wash PAGE 66 City of Los Angeles
Initial Study / Mitigated Negative Declaration July 2025



https://ww2.arb.ca.gov/sites/default/files/2022-12/2022-sp_1.pdf

ENV-2024-494-MND

and will take effect on January 1, 2026.

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.3® The SCAQMD proposed the use of a percent emission
reduction target to determine significance for commercial/residential projects that emit greater
than 3,000 MTCO.e per year. Under this proposal, commercial/residential projects that emit fewer
than 3,000 MTCO:ze 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 MTCOze 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.

37 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.

38 SCAQMD, Board Meeting, December 5, 2008, Agenda No. 31, available online at:
http://www3.agmd.qgov/hb/2008/December/081231a.htm, accessed October 2, 2023.

39 SCAQMD, Greenhouse Gases CEQA Significance Thresholds, available online at:
http://www.agmd.gov/home/rules-compliance/cega/air-quality-analysis-handbook/ghg-significance-thresholds,
accessed October 2, 2023.
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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.4'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.

43 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.

44 City of Los Angeles, Air Quality Element, June 1991, pages IV-1 to IV-4.
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s Less reliance on single-occupancy vehicles with fewer commute and non-work trips;

s 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;

s 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

s 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 case*® 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

45 California Supreme Court, Center for Biological Diversity et al. vs. California Department of Fish and Wildlife,
November 30, 2015.
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Connect SoCal 2024); and the relevant components of the City’s General Plan and Green New
Deal.

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.

VMT Reduction. 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.

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.

De Soto Express Car Wash PAGE 72 City of Los Angeles
Initial Study / Mitigated Negative Declaration July 2025









ENV-2024-494-MND

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:

e Department of the California Highway Patrol: California Vehicle Code Section 23112.5;

o Office of Emergency Services and the California Public Utilities Commission: Public Utilities
Code Section 7673, (PUC General Orders #22-B, 161);

e State Fire Marshal: Government Code Sections 51018
¢ Office Emergency Services: Water Codes Sections 13271, 13272; and

e Division of Occupational Safety and Health (Cal/lOSHA): California Labor Code Section
6409.1 (b)10.

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 | 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
| 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

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.#7.48 Furthermore, the Project Site is vacant, and the risk of exposure to
lead based paint (LBP) and asbestos containing materials (ACMs) would be low.4? 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.%0 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

47 State Water Resources Control Board, “Geotracker.” Available online at: https://geotracker.waterboards.ca.gov/,
accessed March 13, 2024.

48 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=HAZARDQUS+WASTE+AND+SUBSTANCES+SITE+
LIST, accessed March 13, 2024.

49 Historic Aerials. 9119 De Soto Avenue. Available online at: https://www.historicaerials.com/viewer, accessed
March 13, 2024.

50 Los Angeles Unified School District, 2022-2026 Strategic Plan. Available online at:

https://www.lausd.org/cms/lib/CA0100004 3/Centricity/Domain/137 1/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.

51
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

sustainable groundwater management of the
basin?

c. Substantially alter the existing drainage ] ] X ]
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. Resultin 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 [] [] [] X
release of pollutants due to project inundation?

e. Conflict with or obstruct implementation of a [] [] [] X
water quality control plan or sustainable
groundwater management plan?

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
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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:

i. Result in substantial erosion or siltation 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.

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. 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.>® 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.

55 Federal Emergency Management Agency, “Flood Rate Insurance Map # 06037C1700F.” Available online at:
https://msc.fema.gov/portal/lhome, Accessed March 6, 2024.
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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

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.

iv. Impede or redirect flood flows?

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.%6
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.®’ 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.%® 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/lhome. 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.

58  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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has different operation and design requirements than uses defined as Automotive Uses (i.e. used
automobile sales and service) by the Code.® 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.

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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For a project’s operational impacts:

e 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.

e 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.
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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.®8 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.9 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

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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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.” 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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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
b. Conflict or be inconsistent with CEQA [] [] X ]
Guidelines Section 15064.3, subdivision (b)?
c. Substantially increase hazards due to a [] [] [] X
geometric design feature (e.g., sharp curves
or dangerous intersections) or incompatible
uses (e.g., farm equipment)?
d. Resultin inadequate emergency access? [] [] X ]

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.”> 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.”6 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.

S Los Angeles Department of Transportation, Transportation Assessment Guidelines, 2020. Available online at:
https://ladot.lacity.gov/sites/default/files/documents/2020-transportation-assessment-
quidelines_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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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.

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.

Mitigation Measures

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 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 Gabrielefio Band of Mission
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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.

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
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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. Ifthe Applicant, orits 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.
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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 Il or unclassified landfills. Non-hazardous municipal solid waste is disposed in Class Il

77 Los Angeles Department of Water and Power, Urban Water Management Plan, 2020. Available online at:
https://www.ladwp.com/sites/default/files/documents/L ADWP 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.”® Ten Class Ill landfills and one unclassified landfill with solid
waste facility permits are located within Los Angeles County.”® Of the ten Class Ill landfills in Los
Angeles County, five Class lll landfills are open to the City of Los Angeles.80 The Class Il landfills
have an estimated remaining capacity of 140.8 million tons.8!

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.

78 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 Il 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 Ill 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 Il 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.

81  County of Los Angeles, Department of Public Works, Los Angeles County Integrated Waste Management Plan
2019 Annual Report, September 2020.
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No 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 ] ] X ]

which will cause substantial adverse effects on
human beings, either directly or indirectly?

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
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effects on living human beings, and all Project impacts on living human beings would be less than
significant.
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Mitigation Monitoring Program

A. TRIBAL CULTURAL

Mitigation Measure: Tribal Monitoring

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, orit’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 Gabrielefio 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.

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:
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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.

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
by the Native American Heritage Commission and in compliance with any applicable
federal, state, or local law, rule or regulation.

5. Ifthe 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, orits 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
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FORM GEN. 160 (Rev. 6-80) CITY OF LOS ANGELES

INTER-DEPARTMENTAL CORRESPONDENCE

Date: March 27, 2024

To:

Vincent P. Bertoni, Director
Department of City Planning
Attn: Correy Kitchens (City Planning Associate)

From: Hui Huang, Principal Civil Engineer (Acting)

Permit Case Management Division
Bureau of Engineering (BOE)

Subject: Case No. CPC-2024-0493-ZC (9119 North De Soto Avenue)

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:

1.

Dedication Required:

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.

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.

Alley (West of De Soto Avenue) — None.

Improvements Required:

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.

Alley — Remove and replace any existing broken and damaged concrete
longitudinal gutter and alley pavement. Reconstruct the existing alley
intersection at Nordhoff Street.
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+FORM. GEN. 160 (Rev. 6-80) CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

February 12, 2024
TO: Vincent Bertoni, AICP, Director of Planning
Department of City Planning
Attention: planning.valleyprojects@lacity.org
FROM: Los Angeles Fire Department
SUBJECT: CPC-2024-493-ZC.: 9119 De Soto

Submit plot plans for Fire Department approval and review prior to recordation of City
Planning Case.

RECOMMENDATIONS:

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

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.

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.

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.
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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.

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

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

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

Standard cut-corners will be used on all turns.

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

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.

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

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

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.

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

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

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.

Kristin M. Crowley
Fire Chief

David A. Perez, Fire Marshal
Bureau of Fire Prevention and Public Safety

DP:MRC:mrc

CPC-2024-493-ZC.: 9119 De Soto


mailto:Planning.valleyprojects@lacity.org



http://www.LAPARKS.ORG
mailto:planning.valleyprojects@lacity.org

CPC-2024-493-ZC
February 14, 2024
Page 2

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

cc: Reading File
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Map A-ZIMAS Map
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Map B - Vicinity Map






