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eaguirre@planning.lacounty.gov 

  
 
RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
LA County Planning staff (“Staff”) recommends APPROVAL of Project Number 2015-
01232, Vesting Tentative Tract No. 073082 and Conditional Use Permit No. 201500052, 
based on the attached Findings and Conditions, which have been updated since the Board 
of Supervisors (“Board”) prior approval from March 6, 2018, which were subsequently 
vacated pending a new environmental document be prepared for the Project addressing the 
significance of environmental impacts regarding Traffic and Circulation, pursuant to the 
court’s ruling and judgment in Case No. BS172990. 
 
CEQA: 

I MOVE THAT THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC 
HEARING AND CERTIFY THE ENVIRONMENTAL IMPACT REPORT ALONG WITH 
THE REQUIRED FINDINGS OF FACT AND ADOPT THE MITIGATION MONITORING 
AND REPORTING PROGRAM FOR THE PROJECT, PURSUANT TO STATE AND 
LOCAL CEQA GUIDELINES. 
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ENTITLEMENTS: 
I MOVE THAT THE REGIONAL PLANNING COMMISSION APPROVE VESTING 
TENTATIVE TRACT MAP NO. 073082 AND CONDITIONAL USE PERMIT NO. 
201500052, SUBJECT TO THE ATTACHED FINDINGS AND CONDITIONS. 

 
PROJECT DESCRIPTION 
A. Entitlements Requested 

• Vesting Tentative Tract Map (“VTTM”) No. 073082 is a request to create one multi-
family lot with 88 attached condominium units within one building on 1.84 gross acres 
(1.77 net acres) within the C-1 (Restricted Business) Zone in the unincorporated 
community of Ladera Heights / View Park - Windsor Hills (“Project Site”) pursuant to 
Los Angeles County (“County”) Code Chapter 21.38 (Vesting Maps). The Project 
includes five dwelling units voluntarily set aside for moderate-income households 
with incomes no greater than 120% of the average median income (“AMI”).  

• Conditional Use Permit (“CUP”) No. 201500052 is a request to authorize a residential 
use in the C-1 Zone pursuant to prior County Code Sections 22.28.110 (Uses Subject 
to Permits)1 and for development within a Hillside Management Area (“HMA”) 
pursuant to prior County Code Section 22.56.217 (HMAs - Additional Regulations)2. 
This includes two modifications to County Code Title 22 (Planning and Zoning): a 
reduced front yard setback from 20 to 15 feet, and an increase in the height limit of 35 
feet by 30 feet for a total building height of 65 feet.  

 
B. Project  

As previously described in the May 21, 2025 staff report, the Project will create one multi-
family lot developed with 88 attached condominium units in one five-story, 65-foot-hight 
building. The Project includes five dwelling units voluntarily set aside for moderate 
income households with incomes no greater than 120% of AMI. The Project includes a 
subterranean parking garage for vehicles (including guest parking), and bicycle parking. 
The Project includes 27% of the Project Site as improved open space, including 
pedestrian walkways, landscaping, and other common areas (outdoor swimming pool, 
and community room, and exercise room). A minimum of 49 new, native and/or drought-
tolerant trees will be planted onsite. There are also existing neighboring walls within the 
Project’s front yard, side yard, and rear yard setback areas - some of which will remain. 
Grading for the Project includes 28,450 cubic yards (“cy”) of total grading including 
28,150 cy of cut, 300 cy of fill, and 27,850 cy of export. The Project includes two requests 
to modify development standards. The Project requests to exceed the maximum height 
limit of 35 feet by 30 feet (for a total height of approximately 65 feet), and to reduce the 
front yard setback distance from 20 feet to 15 feet. The Project Site is accessible from 
two points of ingress/egress on Overhill Drive to the east. Additional public-right-of-way 
improvements include a public sidewalk and parkway along the Project’s Overhill Drive 

 
1 For reference only, this is currently County Code Table 22.20.030-B (Principal Use Regulations for 
Commercial Zones) 
2 For reference only, this is currently County Code Chapter 22.140 (HMAs) 
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frontage. The Project will be required to provide pedestrian and sidewalk improvements 
along extended portions of the west and east side of Overhill Drive for approximately 
1,500 linear feet (including the Project’s frontage). These off-site improvements include 
parkways with landscaping and 24-inch box trees. Another requirement will be added 
regarding the submittal of a designated haul route for the off-site transport of the project’s 
export material.  
 
Supplemental Project Information 
To further clarify the Project’s improvements from that previously described, as noted in 
the Project’s conditions of approvals from 2016, the Project will be required to install two 
new fire hydrants (one private and one public) to meet LA County Fire Code fire flow 
requirements. The Project will also be required to make any necessary water system 
upgrades to the satisfaction of County Departments of Fire (“Fire”) and Public Works 
(“Public Works”) to meet required fire flow. This will result in three fire hydrants serving 
the Project Site, including use of one existing hydrant. Although this is not a new 
component of the Project, several Project conditions of approval have been added to 
clarify when and how the required off-site water system upgrades necessary for the 
installation of the new fire hydrants, will be reviewed and approved by the County prior to 
final map recordation. Additionally, the updated conditions will clarify that bonding for not 
only the fire hydrants, but also for the necessary water system upgrades, will be required. 
Finally, the updated Project conditions will specify that the hydrants and water system 
upgrades shall be installed and constructed, prior to the issuance of any building permits 
for the Project.  

 
C. Project Background  

As previously provided in the June 4 public hearing materials, in August 2017, the County 
Regional Planning Commission ("Commission") adopted a Mitigated Negative 
Declaration ("MND") and Mitigation Monitoring and Reporting Program ("MMRP") and 
approved the Project. The Commission’s approval was appealed to the Board and the 
Board indicated its intent to deny the appeal and uphold the Commission’s previous 
approval during its November 2017 public hearing. The Board denied the appeal on 
consent and approved the Project in March 2018. A Petition for Writ of Mandate was then 
timely filed by the United Homeowner’s Association ("UHA") in the Los Angeles County 
Superior Court ("Court"). UHA legally challenged the County’s approval of the Project, 
including the adoption of the MND and MMRP. The Court found that MND did not fully 
satisfy the requirements of CEQA as to impacts to Traffic and Circulation. As a result, the 
Court set aside the County’s adoption of the MND and MMRP and approval of the 
Project.  
 
Supplemental Project Background 
To further clarify the Court’s action, the Court instructed the County to set aside the 
Transportation section of the Initial Study - Mitigated Negative Declaration (“IS/MND”) 
only and prepare a focused Environmental Impact Report (“EIR”) to assess the potential 
for the Project to result in Traffic and Circulation impacts, and to set aside the Project 
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approvals until such report is prepared. On November 24, 2020, the Board set aside the 
adoption of the prior IS/MND, only as to pertains to traffic and circulation, and set aside 
the entitlements, which include the CUP and VTTM. See Exhibit A (Board Resolution, 
November 24, 2020) 

 
On June 4, 2025, the Project was continued without opening the public hearing to 
September 10, 2025, at the request of the applicant, to allow time to properly review and 
respond to comments received the day before the June 4 public hearing. Since this time, 
the Project was re-noticed as a courtesy primarily because there has been a change in 
venue and time for the continued hearing on September 10, 2025.   

 
OTHER SUPPLEMENTAL INFORMATION 
In addition to the supplemental information noted above, the following is additional 
information since the release of the June 4 public hearing materials: 
 
A. Deemed Complete vs. Vesting 

“Deemed complete” and “vesting” are specific terms from the Government Code. 
“Deemed complete” refers to the date when an application was determined to be 
complete. For purposes of this Project, the “deemed complete” date is August 24, 2016, 
when the Project application was deemed complete by the County Subdivision 
Committee (“SCM”) as noted on the Project’s SCM report clearing the maps dated 
August 24, 2016. Under the Housing Crisis Act (“SB330”), once an application is 
“deemed complete,” no new zoning and land use regulations shall apply to applications 
that have been deemed complete. 
 
“Vesting” or “vested” refers to the state of a project and determines which local rules and 
regulations apply to it. Once a project is approved, it becomes “vested” and the local rules 
and regulations that apply to the project are those that were in effect on the date on which 
the project application was “deemed complete.”  
 

B. Project Findings and Conditions 
Included are updated draft VTTM and CUP findings and conditions for the Project to 
consolidate the Board’s prior approved findings and conditions with additional 
information provided for the June 4 and this September 10 public hearing, including 
technical information related to the Project’s compliance with the General Plan and 2015 
Safety Element, Subdivision and Zoning Code requirements, development within a Very 
High Fire Hazard Severity Zone (“VHFHSZ”) and Hillside Management Area. See Exhibit 
B (Updated Draft Findings and Conditions).  
 
Furthermore, the applicant is required to substantiate all facts identified by California 
Government Code Section(s) 66474 (Tentative Maps) and 66474.02 (Tentative Maps 
within a designated State Responsibility Area or VHFHSZ) as well as prior County Code 
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Sections 22.56.217.F (HMA Findings) and 22.56.090 (CUP Findings)3. The applicant’s 
Burdens of Proof forms are attached. Staff is of the opinion that the applicant has met the 
burdens of proof. See Exhibit C (Applicant’s Burdens of Proof). 
 

C. Additional Correspondence 
In addition to the correspondence previously received and transmitted to the 
Commission (See past staff and supplemental reports, Exhibit F), at the time of writing 
this report, Staff received 20 comment letters from the public on the Project. This 
correspondence includes: 
 

• 18 emails in opposition to the Project from various community members;  
• one letter of support for the Project from the applicant’s counsel, Veneble, LLP, 

dated July 14, 2025, which responds to a letter from the United Homeowners’ 
Association II’s (“UHA”) counsel, Strumwasser and Woocher, dated June 2, 2025 
(previously provided to the Commission); and  

• a letter in opposition to the Project from Strumwasser and Woocher, dated August 
26, 2025, responding to Veneble, LLP’s prior letter, dated July 14, 2025.  

Public comments in opposition to the Project express the following concerns:    
 
1. Traffic safety and congestion in the neighborhood, with specific comments  

regarding the Project’s ingress/egress on Overhill Drive;  
2. Development within an earthquake fault zone and subsidence risks;  
3. Development within a VHFHSZ and fire safety, citing deficiencies in fire flow  

rates for existing hydrants, posing questions about the required water system  
infrastructure, emergency services, and about the Project’s findings in relation to 
this;  

4. Incompatibility with the existing community, gentrification, and the lack of  
affordable rental housing;   

5. regarding the Project’s vesting status; and  
6. about the Project’s Alternatives as described in the EIR.  
 

All public comments not previously submitted to the Commission are compiled as part of 
Exhibit D (Additional Public Comments).  
 

D. EIR Supplemental Errata 
A Supplemental Errata has been issued for the Project’s EIR to clarify that the Project’s 
requirement to meet fire flow as required by Fire, will require installation of new fire 
hydrants for the Project and off-site water system upgrades. The clarifying information in 

 
3 Currently equivalent County Code Sections 22.104.060 (HMA - Findings) and 22.158.050 (CUP - Findings 
and Decision).  
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the Supplemental Errata would not change the impact determination or conclusions 
presented in the Draft EIR. Therefore, recirculation of the Draft EIR is not required by 
CEQA Guidelines. See Exhibit E (EIR - Supplemental Errata) 
 

 
Report 
Reviewed By: 

 

 Josh Huntington, AICP, Supervising Regional Planner 
Report 
Approved By:                                        

                                                                                                       

 Susan Tae, AICP, Assistant Deputy Director 
 
 

 
LIST OF ATTACHED EXHIBITS 
EXHIBIT A Board Resolution, November 24, 2020 
EXHIBIT B Updated Draft Findings and Conditions 
EXHIBIT C Applicant’s Burdens of Proof 
EXHIBIT D Additional Public Comments  
EXHIBIT E EIR - Supplemental Errata, August 26, 2025 (LINK); All CEQA 

Documents including EIR, Findings of Fact, and MMRP (LINK) 
EXHIBIT F All Project materials, including past supplemental reports and public 

comments (LINK) 

 

https://lacdrp.legistar.com/View.ashx?M=F&ID=14732213&GUID=88F46688-AD6F-4121-A297-6AACA7AED857
https://lacdrp.legistar.com/LegislationDetail.aspx?ID=7298714&GUID=B635A084-9A9D-4E27-9D03-0C17D94C51E3
https://lacdrp.legistar.com/LegislationDetail.aspx?ID=7265554&GUID=C7FFDC27-57EF-4FF6-B8AD-90D1A4908841&Options=ID|Text|&Search=View
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TELEPHONE 

(213) 787-0688 

FACSIMILE

(213) 613-4751 

TDD

(213) 633-0901 

Agenda No. 

6 4 8  K E N N E T H H A H N  H A L L  O F  A D M I N I S T R A T I O N  

5 0 0  W E S T  T E M P L E  S T R E E T  
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RODRIGO A. CASTRO-SILVA 
Acting County Counsel November 24, 2020 

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

Dear Supervisors: 

PROJECT NO. R2015-01232-(2) 
VACATION OF: PORTION OF MITIGATED NEGATIVE DECLARATION; 

CONDITIONAL USE PERMIT NO. 2015-00052-(2); AND 
VESTING TENTATIVE TRACT MAP NO. 073082-(2) 

APPLICANT: BEDFORD GROUP 
SECOND SUPERVISORIAL DISTRICT (3-VOTES) 

SUBJECT 

Recommendation to vacate and set aside certain project approvals for the development 
of an 88 single-family condominium project in the Second Supervisorial District to 
comply with a court order issued in United Homeowners' Association II v. County of 
Los Angeles, et al. 

JOINT RECOMMENDATION WITH THE DIRECTOR OF REGIONAL PLANNING 
THAT YOUR BOARD: 

Adopt the attached resolution vacating and setting aside adoption of the traffic and 
circulation section of the Mitigated Negative Declaration (MND), and approval of  
Conditional Use Permit (CUP) No. 2015-00052-(2) and Vesting Tract Map (Vesting 
Map) No. 073082-(2) for Project No. R2015-01232-(2). 

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 

On November 26, 2019, the court granted a Writ of Mandate in favor of United 
Homeowners' Association II (UHA) and against the County in UHA's challenge to the 

ADOPTED 
BOARD OF SUPERVISORS 
COUNTY OF LOS ANGELES 

EXECUTIVE OFFICER

e610481
Text Box
Exhibit A - Board Resolution, November 24, 2020 
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County's approval of land use entitlements for the development of an 88 single-family 
condominium project located at 5101 South Overhill Drive in the Second Supervisorial 
District (the Project).  By performing the recommended actions, the County will be in 
compliance with the court's order and will further permit the Bedford Group (Applicant) 
to work with the Department of Regional Planning (DRP) to proceed with the 
preparation of a Focused Environmental Impact Report (EIR), solely as to traffic and 
circulation, to enable the County's Regional Planning Commission to reconsider the 
Project. 

FISCAL IMPACT/FINANCING 

Vacating the adoption of the traffic and circulation section of the MND, and approval of 
the CUP and Vesting Map, would not result in any new significant costs to the County, 
as the proposed project is a private development.  Any related costs will be borne by the 
Applicant. 

FACTS AND PROVISIONS/LEGAL REQUIREMENTS 

On May 31, 2017 and August 2, 2017, the Commission adopted an MND and approved 
a CUP and Vesting Map for the Project, a development of 88 single-family 
condominiums located at 5101 South Overhill Drive in the Second Supervisorial District. 

Pursuant to Subsection A of Section 22.240.020 of the Los Angeles County Code 
(County Code), UHA appealed the Commission's approval to the Board of Supervisors 
(Board) on October 24, 2017.  Your Board heard the matter on October 24, 2017, 
continued it to November 21, 2017, and then denied the appeal. 

UHA filed a Writ of Mandate on April 6, 2018, pursuant to the California Environmental 
Quality Act (CEQA) challenging the Board's decision to adopt an MND and approve a 
CUP and Vesting Map.  The matter proceeded to trial on June 14, 2019.  On 
November 26, 2019, the court issued a judgment granting the Writ of Mandate in favor 
of UHA and against the County and real parties in interest, Peak Capital Investments, 
LLC and the Applicant.  The court ruled that the Initial Study and MND did not satisfy 
the requirements of CEQA as to impacts from traffic and circulation, and required that 
the County set aside the adoption of that section of the MND and the Project's 
entitlements (the CUP and Vesting Map).  The court found substantial evidence to 
support a fair argument the Project may have a significant unmitigatable environmental 
impact as to traffic and circulation.  The Project now requires the preparation of a 
Focused EIR on traffic and circulation, before the Project can be reconsidered. 
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ENVIRONMENTAL DOCUMENTATION

Approval of the recommended actions does not require compliance with CEQA.  The 
Applicant will work with DRP to prepare a Focused EIR, solely as to traffic and 
circulation, prior to the Project being reconsidered. 

IMPACT ON CURRENT SERVICES (OR PROJECTS)

Action on the MND, CUP, and Vesting Map is not anticipated to have a negative impact 
on current services.

CONCLUSION

County Counsel and DRP recommend that your Board adopt the attached resolution 
vacating and setting aside the adoption of the traffic and circulation section of the MND
and the approval of CUP No. 2015-00052-(2) and Vesting Map No. 073082-(2) by the 
Board on October 24, 2017, and November 21, 2017. 

Very truly yours,

RODRIGO A. CASTRO-SILVA
Acting County Counsel

SC:KRM:ll

Attachment:  Resolution

c: Amy J. Bodek, Director
Department of Regional Planning

Very truly yours,

RRRRROR DRIGO A. CASSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSTRTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTTT O-SILVA
Acting County Counuuuuuuuuuuuuuuuuuuuuuuuuuuuuuu sel
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RESOLUTION OF THE BOARD OF SUPERVISORS 
OF THE COUNTY OF LOS ANGELES 

VACATING ADOPTION OF MITIGATED NEGATIVE DECLARATION 
AND APPROVAL OF CONDITIONAL USE PERMIT NO. 2015-00052-(2) 

AND VESTING TENTATIVE TRACT MAP NO. 073082-(2) 

WHEREAS, on October 24, 2017, and November 21, 2017, the Board of 
Supervisors ("Board") held public hearings regarding an appeal of the Regional 
Planning Commission's ("Commission") adoption of the related Mitigated Negative 
Declaration ("MND") and approval of Conditional Use Permit No. 2015-00052-(2) 
("CUP") and Vesting Tentative Tract Map No. 073082-(2) ("Vesting Map") 
(collectively, the "Project") for the creation of one multi-family residential lot 
developed with 88 new, single-family condominium units within one building on 
1.84 gross acres, whereby the owners will hold an undivided interest in the common 
areas, which, in turn, provide the necessary access and utility easements for all the 
units; 

WHEREAS, on October 24, 2017, the Board heard a presentation by Department 
of Regional Planning staff, testimonies from the appellant United Homeowners' 
Association II ("UHA"), and members of the public; 

WHEREAS, the Board closed the public hearing on October 24, 2017, and 
continued the matter to November 21, 2017.  On November 21, 2017, the Board denied 
the appeal, certified the MND, adopted the Mitigation Monitoring and Reporting 
Program, upheld the findings of the Commission to approve the CUP and Vesting Map, 
and instructed County Counsel to prepare the necessary findings and conditions to 
approve the Project for the Board's consideration; 

WHEREAS, on March 6, 2018, the Board voted to approve the CUP and Vesting 
Map; 

WHEREAS, UHA filed a writ petition on April 6, 2018, challenging the Board's 
decision.  The matter proceeded to a hearing on June 14, 2019, and the court issued a 
judgment granting the writ of mandate; and 

WHEREAS, on December 5, 2019, the court issued a peremptory writ of 
mandate ordering respondent, County of Los Angeles, to set aside the adoption of the 
MND, only as to traffic and circulation, and set aside the entitlements, which include the 
CUP and Vesting Map. 





  CC.031714 

DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION  
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. 2015-01232 

VESTING TENTATIVE TRACT MAP NO. 073082 
ENVIRONMENTAL REVIEW NO. 201500089 

 
 
Recitals 
 
1. Hearing Date. The Los Angeles County (“County”) Regional Planning Commission 

(“Commission”) conducted a duly-noticed public hearing on September 10, 2025, in 
the matter of Project No. 2015-01232, continued without opening the public hearing 
from June 4, 2025. Vesting Tentative Tract Map (“VTTM”) No. 073082 was considered 
together with Conditional Use Permit (“CUP”) No. 201500052 and the Environmental 
Assessment No. 201500089. The Vesting Tentative Tract Map, Conditional Use 
Permit, and Environmental Assessment, are referred to collectively as the “project.” 
 

2. Hearing Proceedings. Reserved. 
 

3. Request. The subdivider, The Bedford Group ("subdivider"), requests VTTM No. 
073082 to create one multi-family residence lot with 88 attached residential 
condominium units within one building on a property located at 5101 S. Overhill Drive 
in the unincorporated community of Ladera Heights/View Park-Windsor Hills ("Project 
Site"). 

 
4. Vesting Tentative Map. VTTM No. 073082 is a request to create one multi-family 

residence lot with 88 attached residential condominium units in one building on 1.84 
gross acres (1.77 net acres) pursuant to Los Angeles County Code ("County Code") 
Section 21.38.010 (Vesting Tentative Map – Application). The 1.84-gross acre lot 
would be developed with 88 attached single-family residential condominium units. 

 
5. Conditional Use Permit. CUP No. 201500052 is a related request to ensure 

compliance with hillside management development criteria, for a structure to exceed 
the maximum height of 35 feet above grade by 30 feet for a total height of 65 feet 
maximum, for a reduced front yard setback from standard 20 feet to 15 feet along 
Overhill Drive and to authorize single-family residence development within a 
commercial zone pursuant to prior County Code Section 22.28.110 (Zone C-1 – Uses 
Subject to Permits). 

 
6. Background. The Project was previously approved by the Commission on August 2, 

2017, and the Board of Supervisors (“Board”) on November 21, 2017, however, was 
subsequently set aside by the Board on November 24, 2020, due to a court mandate 
to prepare a transportation-focused Environmental Impact Report (“EIR”) for the 
Project.  

 
7. Size. The Project Site is 1.84 gross acres and 1.77 net acres in size. The Project Site is 

trapezoidal in shape and gently sloping. The Project Site is undeveloped.  
 

8. Zoning. The Project Site is located in the View Park Zoned District and is currently 
zoned C-1 (Restricted Business). 

e610481
Text Box
Exhibit B - Draft Findings and Conditions
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9. Land Use Classification. The Project Site is located within the CG (General 

Commercial - Up to 50 Dwelling Units per Net Acre) land use category of the General 
Plan Land Use Policy Map. 

 
10. Surrounding Zoning. Surrounding Zoning within a 500-foot radius includes: 

 
North:  C-1 
South:  R-1 (Single-Family Residence – 5,000 Square Feet Minimum Required Lot 

Area),  
East:  R-1, and  
West:   A-2 (Heavy Agricultural - 10,000 Square Feet Minimum Required Lot Area). 

 
11. Surrounding Land Uses. Surrounding land uses within a 500-foot radius include: 

 
North:  Commercial Retail 
South:  Single-family residences 
East:  Windsor Hills Math Science Elementary School 
West:  Oil fields  
 

12. Previous Cases/Zoning History. Zoning was established as unclassified in 1927 with 
Ordinance 1494. District No. 16, Section 3-W was named View Park and the site’s 
zoning was changed to R-3 (Limited Multiple Residence) Zone, effective October 16, 
1947, with the adoption of Ordinance Number 4988, amending Section 254 to 
Ordinance 1494.   
 
The most recent underlying tract map is TR12584 (M.B. 254-7), recorded February 3, 
1943. 
 
Zoning became C-3 (Unlimited Commercial) with the adoption of Ordinance No. 5114 
on April 27, 1948. On February 12, 1991, the adoption of Ordinance No. 910023Z 
changed the zone to CPD (Commercial Planned Development) via Zoning Case No. 
90060.  
 
The current zone C-1 on the subject property became effective on November 5, 2015, 
with the zone change associated with the 2015 General Plan Update.  
 

13. Map and Site Plan Description. A VTTM is proposed for subdividing the 1.84-acre 
property into the above-described multi-family lot. A 1.77 net-acre parcel is proposed 
for the irregularly-shaped, steep topography of the land, to be developed with a 
condominium project for 88 new, attached, residential condominium units in one 
building whereby the owners of the units of air space will hold an undivided interest in 
the common areas, which common areas will, in turn, provide the necessary access 
and utility easements for all the units. 
 
The Exhibit Map shows a residential use proposed to be developed within one (1) 
building attached by four sections situated in the center of the site of proposed Lot No. 
1. The Project Site fronts on both Overhill Drive and La Brea Avenue. Primary vehicular 
ingress and egress is proposed to be provided via two new driveways on Overhill Drive. 
The Exhibit Map depicts access via a driveway, subterranean parking, and landscaping 
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throughout the Project Site. The Exhibit Map also shows that the project consists of a 
network of pedestrian paths, including stairs, to provide entrance to the building, 
subterranean parking, and the on-site common open space amenities.  
 

14. Site Access. The Project Site proposes access via Overhill Drive at two points of 
ingress/egress.  
 

15. Parking. Space used for vehicle parking is required for each unit. Each residence shall 
have at least two covered standard automobile parking spaces per dwelling unit. One 
hundred seventy-six (176) standard spaces for automobile parking are required. 
Twenty-two (22) guest spaces are required. One hundred ninety-eight (198) total 
spaces are required; the parking requirements are met with 198 proposed spaces for 
automobile parking, with at least seven accessible spaces. There are nine short-term 
and 44 long-term bicycle parking spaces within the proposed subterranean parking 
area for a total of 53 spaces. The required parking for the residential condominium 
development will be provided when the units are constructed. 

 
16. Community Outreach. On April 28, 2016, August 13, 2016, September 2, 2016, 

September 13, 2016, September 23, 2016, September 30, 2016, October 15, 2016, 
January 28, 2017 and July 22, 2017 community meetings were held at the Bedford 
Group offices, restaurants, a private home, a church, and other community events, 
prior to the Commission’s 2017 public hearing on the project to present the proposed 
project and to field any questions, comments, or concerns about the project. The 
community and United Homeowners’ Association II (“UHAII”) raised concerns over 
density, increased traffic, congestion and air quality, and impacts to views of residents 
adjacent to the Project Site. Based on the concerns, the applicant cited the 
landscaping and private driveway as a buffer between the existing single-family 
residence structures adjacent to the Project Site and meeting code requirements to 
address impacts due to implementation of the project.  

 
17. County/Agency Comments and Recommendations. The County Departments of 

Public Works ("Public Works") and Fire ("Fire") have cleared the project and their 
conditions of approval are included in the Project’s conditions. The County 
Department of Parks and Recreation ("Parks and Recreation") has cleared the project 
and payment of the park obligation fee is required as a condition of approval of the 
project. The County Department of Public Health ("Public Health") recommends 
approval of the project since it will be served by the existing public water and sewer 
systems. 

 
18. CEQA DETERMINATION 
 

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

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

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

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

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

Materials  
• Traffic and Circulation 
• Utilities and Service Systems 

• Hydrology and Water Quality  
• Land Use and Planning  

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

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

 
• Aesthetics • Cultural Resources 
• Air Quality • Noise 
• Biological Resources • Tribal Cultural Resources 

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

During the Draft EIR public comment period, Staff received a total of 36 comments. 
These included a letter from the County Sanitation District, nine letters of support, and 
27 letters in opposition to the Project. The County Sanitation District commented on 
wastewater flow, generation, and treatment for the Project. Supporters of the Project 
cited the need for housing, particularly potentially entry-level housing and including a 
variety of housing types. Those in opposition raised concerns about the Project’s 
density, traffic, congestion and vehicle safety concerns, lack of community 
compatibility, and privacy and views of the residents and property owners of adjacent 
lots. As a result of the Draft EIR comments, Public Works re-reviewed the proposed 
conceptual signage and requested the preparation of a striping plan and a sight 
distance memorandum for the Project and provided comments to the subdivider. 
These documents are typically reviewed and approved after the final map records, as 
part of the plan check process; however, Public Works approved the revised Signing 
and Striping Plan (EIMP2019000001) on August 20, 2024. These documents were 
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found to align with the County’s Community Traffic and Safety Plan released in 
December 2023, which implements and supports the Guiding Principles and other 
goals and policies of the General Plan. 

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

 
19. Comments from Public. Reserved. 

General Plan Consistency Findings 
 
20. Land Use Policy. The Commission finds that the project is consistent with the CG land 

use classification set forth by the General Plan Land Use Element, which is intended 
for local-serving, commercial uses, including retail, restaurants, and personal and 
professional services, and single- and multi-family residences of up to 50 dwelling 
units per acre. Based on the size of the site and application of the land use category, 
88 units is the maximum number of residential units that may be developed. The VTTM 
and CUP request are consistent with the land use designation in that the proposed 
density is in keeping with the designation’s density. The proposal is therefore 
consistent with the permitted uses of the underlying land use category. 
 

21. GOALS AND POLICIES. The Commission finds that the Project is consistent with the 
following policies of the General Plan: 
 
• Policy LU 4.1 – Encourage infill development in urban and suburban areas on 

vacant, underutilized, and/or brownfield sites.  
 
The Project proposes to develop a vacant lot that follows the current pattern of 
development in an area that allows for efficient use of public services and facilities. 

 
• Policy LU 10.2 – Encourage development adjacent to natural features in a sensitive 

manner to complement the natural environment.  
 
The Project Site is a hillside management area (“HMA”) site due to the presence of 
slopes greater than 25 percent. The open space is contiguous, providing areas 
reserved to be maintained as improved natural or private recreation area. The 
building is proposed to be sited away from adjacent residences preserving a 
significant portion of the site for privacy of and compatibility with the existing single-
family residences located south of the site.  
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• Policy LU 10.3 – Consider the built environment of the surrounding area and 

location in the design and scale of new or remodeled buildings, architectural styles, 
and reflect appropriate features such as massing, materials, color, detailing or 
ornament.  

 
Architectural features, building color, setbacks, landscaping and lighting are 
compatible with and sensitive to the needs of adjacent uses.  Though the proposed 
project building is of greater mass and height than lower-rise buildings and homes 
in the immediate area, the overall design is of a transitional nature from the single-
family residential area to the commercial and arterial intersection it is part of.    

 
• Policy LU 10.4 – Promote environmentally-sensitive and sustainable design. 

The proposed project design is required to be consistent with the purpose of the 
Los Angeles County Green Building Standards Code to conserve energy, water, 
natural resources and promote a healthier environment. Tank-less water heaters, 
low flow plumbing fixtures, drought tolerant landscaping, smart irrigation and 
adjacent planting of vegetation with similar watering needs, and energy-efficient 
windows, light fixtures and appliances are also proposed. The project is expected 
to reduce, reuse or recycle at least 65 percent of non-hazardous construction 
debris.  
 

• Policy LU 10.5 – Encourage the use of distinctive landscaping, signage and other 
features to define the unique character of districts, neighborhoods or communities, 
and engender community identity, pride and community interaction. 
 
The proposed architectural treatment of the structure and its prominence near a 
busy arterial intersection would provide identity of the Project and further a diverse 
mix of housing for the area. The Project includes a community room for residents 
and guests.  

 
• Policy LU 10.10 – Promote architecturally distinctive buildings and focal points at 

prominent locations, such as major commercial intersections and near transit 
stations or open spaces.  
 
The Project is located near a commercial intersection of several streets that include 
La Brea Avenue, Overhill Drive, and Stocker Street with various modes of 
transportation including pedestrian trails, vehicle/private and public transportation.  

 
• Policy LU 11.1 – Encourage new development to employ sustainable energy 

practices, such as utilizing passive solar techniques and/or active solar 
technologies. 

 
The Project proposes a structure with a flat, solar-ready roof and in full compliance 
with energy efficiency and green building standards.  

 
• Policy LU 11.2 – Support the design of developments that provide substantial tree 

canopy cover, and utilize light-colored paving materials and energy-efficient 
roofing materials to reduce the urban heat island effect. 
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The Project proposes to use colors and materials that reduce the urban heat island 
effect including tan, “ancient earth,” “Egyptian sand,” and stone veneer. 

 
The Project supports several Guiding Principles (“GP”) of the General Plan including: 
 
• GP 1, which supports “creating vibrant neighborhood centers around transit 

stations where people can live, work, and shop without the need to drive to 
each destination,” while conserving natural resources;  

• GP 2 states that the provision of “urban infrastructure must be context-
sensitive” and necessary for effective growth management and for new 
urban development; and  

• GP 5, which promotes safety through improvements aimed at creating 
pedestrian-friendly environments and complete streets accessible to all 
users.  

 
The Commission finds that the Project Site is located within a HQTC defined by the 
SCAG Region for plan year 2050, developed for SCAG's Connect SoCal 2024, the 
Regional Transportation Plan/Sustainable Communities Strategy (“RTP/SCS”). 
An HQTC is a corridor with fixed route bus service with service intervals no longer 
than 20 minutes during peak commute hours. The proposed sidewalk 
improvements, including landscaped parkways and trees, will enhance the existing 
urban pedestrian infrastructure, as well as pedestrian safety and connectivity along 
Overhill Drive.  

 
The Project aligns with several goals and policies of the 2015 Safety Element as 
follows:  

 
Goal S 1. An effective regulatory system that prevents or minimizes personal 
injury, loss of life and property damage due to seismic and geotechnical 
hazards. 

 
• Policy S 1.1. Discourage development in Seismic Hazard and Alquist-Priolo 

Earthquake Fault Zones. 
• Policy S 1.2. Prohibit the construction of most structures for human occupancy 

adjacent to active faults until a comprehensive fault study that addresses the 
potential for fault rupture has been completed. 

 
The Project Site is located within an Alquist-Priolo Earthquake Fault Zone. Fault 
traces are located approximately 50 feet to the southeast and southwest of the 
Project Site and approximately 100 feet to the northwest of the property. Earth 
cracks have been identified within the southeast portion of the property during prior 
fault trenching on site. The primary active or potentially active fault zone that would 
have the maximum potential impact on the site is the Newport Inglewood Fault. A 
maximum probable earthquake of magnitude 7.2 and a slip rate of 1 mm/year have 
been assigned to this fault zone. A Geotechnical Report, prepared by Hetherington 
Engineering, Inc. and dated November 11, 2014, was reviewed by Public Works and 
the Project has been cleared. The report found that the Project is feasible from a 
geotechnical standpoint. It recommends setbacks from identified earth cracks, 
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which are included within the Project design. There are additional 
recommendations regarding grading, foundation, and slab design. 
Recommendations include setting building footings back one-third of the height of 
the slope, with a minimum of five feet and a maximum of 40 feet, and one half of the 
height of the slope, with a maximum of 15 feet for the ascending slope. Additionally, 
a minimum 15-foot setback from any surface ground fracture shall be maintained. 

 
• Policy S 1.3. Require developments to mitigate geotechnical hazards, such as 

soil instability and landsliding, in Hillside Management Areas (“HMA”) through 
siting and development standards. 

 
The Commission finds that because the Project Site is in an HMA this requires a 
CUP and compliance with Hillside Design Guidelines to ensure appropriate Project 
siting and design. Furthermore, the Project was reviewed and cleared by Public 
Works for compliance with the applicable geotechnical requirements.  

 
Goal S 3. An effective regulatory system that prevents or minimizes personal 
injury, loss of life, and property damage due to fire hazards. 
 
• Policy S 3.1. Discourage high-density and intensity development VHFHSZs. 

 
The Commission finds that the Project does not include a density bonus to increase 
the allowable density on the Project Site, but rather proposes the maximum 
allowable density of 88 dwelling units.  

 
• Policy S 3.3. Ensure that the mitigation of fire-related property damage and loss 

in Fire Hazard Severity Zone (“FHSZ”) limits impacts to biological and other 
resources. 

• Policy S 3.4. Reduce the risk of wildland fire hazards through the use of 
regulations and performance standards, such as fire-resistant building 
materials, vegetation management, fuel modification and other fire hazard 
reduction programs. 

 
The Commission finds that the Project would be required to comply with all County 
Building and Fire codes that are applicable at the time of building permit approval 
and construction, which California Fire Code, Chapter 7A of the California Building 
Code. These codes include provisions for fuel modification, use of ignition-resistant 
building materials, and defensible space for fire prevention and safety to aid in the 
protection of residents and structures. The Project will be required to submit a fuel 
modification plan to meet Fire Code.  

 
• Policy S 3.5. Encourage the use of low-volume and well-maintained vegetation 

that is compatible with the area’s natural vegetative habitats. 
 

The Commission finds that the Project will be required to install landscaping with 
native, drought-tolerant, and climatically appropriate species. 

 



PROJECT NO. 2015-01232 
VESTING TENTATIVE TRACT NO. 073082 

EXHIBIT B – DRAFT 
FINDINGS 

PAGE 10 OF 16 
 

• Policy S 3.7. Site and design developments located within Fire Hazard Severity 
Zones, such as in areas located near ridgelines and on hilltops, in a sensitive 
manner to reduce the wildfire risk. 

 
The Project Site is located within a VHFHSZ. However, the Project Site and 
surrounding area is characterized as developed and urbanized and does not 
constitute wildlands. Fire, specifically Fire Station 58 (5757 South Fairfax Avenue; 
0.64 miles southeast of the Project Site), within the Windsor Hills area, would 
provide fire protection services. Due to the urbanized nature of the area and the 
provision of nearby firefighting protection services, implementation of the Project 
would not expose people or structures to a significant risk of loss, injury, or death 
involving wildland fires. Therefore, there are no impacts related to wildland fires. 

 
Additionally, the Project has submitted the conceptual plans for off-site water 
system upgrades. The final engineering plans for off-site water system upgrades to 
utilities by California American Water will be reviewed and approved after project 
approval and prior to final map recordation, requiring bonding to guarantee 
performance. Consistent with all projects located within a VHFHSZ, a Fuel 
Modification Plan will be reviewed and approved after the Project is approved. Fire 
has reviewed and cleared the map for the proposed subdivision Project.  
 
The Commission therefore finds that the Project would comply with Fuel 
Modification requirements and incorporate new water infrastructure improvements 
to ensure compliance with Fire’s fire flow requirements to ensure fire safety and 
reliable fire flow water pressure for new residential structures and fire hydrants. The 
Commission finds that the development of the proposed dwelling units and on-site 
development would also be required to comply with current Chapter 7A of the 
California Fire Code, which requires the use of ignition-resistant building materials, 
smoke barriers, sprinkler systems, fire protection systems, and door and window 
designs to avoid ember intrusion. Finally, the Commission finds that the Project 
includes two points of ingress/ingress for the property to the northeast and 
southeast along Overhill Drive and is consistent with County Code Title 21 
(Subdivisions) and access requirements of the Fire Code for new residential 
development in a VHFHSZ, with emergency fire engine access via the private 
driveway and fire lane to the southeast.  

 
Goal S 4. Effective County emergency response management capabilities. 

 
• Policy S 4.3. Coordinate with other County and public agencies, such as 

transportation agencies, and health care providers on emergency planning and 
response activities, and evacuation planning. 

 
The development of residential condominium units in a developed area will not 
impair implementation of, or physically interfere, with an adopted emergency 
response plan or emergency evacuation plan. While La Brea Avenue is a 
designated highway disaster response route (Figure 12.6, General Plan 2035), the 
proposed Project would not interfere with the use of the route as direct access to 
the site is provided via Overhill Drive. 
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• Policy S 4.5. Ensure that there are adequate resources, such as sheriff and fire 
services, for emergency response. 

 
The Commission finds that the Project is not required to pay the County’s law 
enforcement facilities mitigation fee per County Code Chapter 22.74 (Law 
Enforcement Facilities Fee) since it is not located within one of the three identified 
zones (Santa Clarita, Newhall or Gorman). The Commission further finds that the 
subdivider may also be required to pay the Fire Prevention Fees during plan check 
at the discretion of Fire.  

 
Subdivision and Zoning Consistency Findings 
 
22. Zoning Code Consistency. The Commission finds the Project is consistent with the 

C-1 zoning classification. Residences are subject to permit within the Restricted 
Business Zone. 
  

23. Deemed Complete. The Commission finds that the Project was deemed complete on 
August 24, 2016, as it met all the requirements pursuant to County Code Section 
21.38.040 (Additional contents) for Vesting Maps, and is subject to the applicable local 
regulations in place at that time.  

 
Tentative Map-Specific Findings 
 
24. Vesting Map. The Commission finds that this map has been submitted as a VTTM 

and to the provisions of Chapter 21.38 (Vesting Tentative Maps) of the County Code. 
 
25. Land Use Compatibility. The Commission finds that the proposed subdivision and 

the provisions for its design and improvements are consistent with the goals and 
policies of the General Plan. The Project increases the supply of housing and 
promotes the full use of existing service systems. 

 
26. Physical Site Suitability. The Commission finds that the Project Site is physically 

suitable for the type of development being proposed since the property is located 
within a largely developed urban area and is served by adequate road and utility 
infrastructure. 

 
27. Sewer Discharge. The Commission finds that the discharge of sewage from this land 

division into the public sewer system will not violate the requirements of the California 
Regional Water Quality Control Board pursuant to Division 7 (Commencing with 
Section 13000) of the Water Code. Public Works has issued conditional approval of 
the subject land division, and sewer service is available for the site. 

 
28. Design Impact - Public Health. The Commission finds that the design of the 

subdivision and the type of improvements will not cause serious public health 
problems, since sewage disposal, storm drainage, fire protection, and geologic and 
soils factors are already adequately addressed. 

29. Wildlife/Habitat Impact. The Commission finds that there is no substantial evidence, 
based on the record as a whole, that the proposed project will have potential for an 
adverse effect on wildlife resources or the habitat upon which, either individually or 
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cumulatively, the wildlife depends. The proposed subdivision is surrounded by 
developed land and does not contain any sensitive wildlife or habitat environments. 

 
30. Passive Cooling. The Commission finds that the design of the subdivision provides 

to the extent feasible, for future passive or natural heating or cooling opportunities 
therein. Future structures built on the subject property after subdivision recordation will 
be required to comply with State and County Green Building standards, which regulate 
the heating and cooling efficiency of structures for the benefit of the natural 
environment. 

 
31. Rights-Of-Way/Easements. The Commission finds that the division and 

development of the property in the manner set forth on this map will not unreasonably 
interfere with the free and complete exercise of public entity and/or public utility rights-
of-way and/or easements within this map, since the design and development as set 
forth in the conditions of approval and shown on the tentative map, provide adequate 
protection for any such easements. 

 
32. Street Trees. The Commission finds that the installation of street trees on the west of 

Overhill Drive from Stocker Street to Northridge Drive to the satisfaction of Public 
Works, is a benefit to the community. 

 
33. Watercourse Impact. The Commission finds that Pursuant to Article 3.5 of the 

Subdivision Map Act, the proposed subdivision does not contain or front upon any 
public waterway, river, stream, coastline, shoreline, lake or reservoir. 

 
34. Housing/Employment Needs. The Commission finds that the housing and 

employment needs of the region were considered and balanced against the public 
service needs of local residents and available fiscal and environmental resources 
when the project was determined to be consistent with the General Plan. 

 
35. Local Hire. The Commission finds that the use of a local hire program, similar to that 

adopted for Los Angeles County Development Authority (“LACDA”) affordable 
housing projects, is consistent with the General Plan and a benefit to the community. 

 
36. Moderate Income Housing. The Commission finds that a set aside of at least five 

percent of the proposed units to be priced for buyers who quality at moderate income 
levels (120% AMI), is consistent with the General Plan and a benefit to the community. 

 
37. Tenant Protections. The Commission finds that it is necessary to provide tenant 

protections where the subdivider opts to lease all of the units rather than sell the units 
as is allowed under the Subdivision Map Act.  

 
38. Covenant for Tenant Notification. The Commission finds that a covenant and 

agreement are needed to ensure potential tenants are provided with 180 days’ written 
notice of intention to sell units prior to termination of tenancy due to the sale of the 
condominium unit.  

 
Supplemental Findings – VHFHSZ 
 



PROJECT NO. 2015-01232 
VESTING TENTATIVE TRACT NO. 073082 

EXHIBIT B – DRAFT 
FINDINGS 

PAGE 13 OF 16 
 
39. The Commission finds that the design, location of, and access to each lot of the 

subdivision, and the subdivision as a whole, subject to the Project Permit 
conditions, are consistent with applicable regulations adopted by the State 
Board of Forestry and Fire Protection, pursuant to sections 4290 and 4291 of the 
Public Resources Code. The Commission further finds that the Project Site is located 
within a VHFHSZ. As such, the subdivider is required to comply with applicable fire and 
building codes meant to create a wildfire-resistant development, including the 
implementation of defensible space, fire-ignition construction and building materials, 
and home/structure hardening. Furthermore, the Commission finds that a conceptual 
fuel modification plan was reviewed and approved by the Fire’s Fuel Modification 
Division prior to approval of the VTTM. The Commission also finds that final fuel 
modification plans will require approval from Fire prior to the issuance of building 
permits. The Commission further finds that upon occupancy, the Fire Forestry Division 
will conduct random annual inspections for compliance with brush clearance and other 
regulations such as those pertaining to defensible space per the County’s Fire Code. 
In addition, the Commission finds that the Project would provide emergency vehicle 
access via the Project’s southern proposed private driveway and fire lane. Although 
the Project includes a reduced setback from 20 to 15 feet as part of the related CUP, 
this was depicted on the VTTM and Exhibit Maps and cleared as such for hearing by 
the County Subdivision Committee. As such, the Project would ensure that land uses 
have adequate setbacks, fuel modification areas, and emergency access routes.  

 
40. The Commission finds that structural fire protection and suppression services 

will be available for the subdivision through Fire. The Commission finds that the 
VTTM and Exhibit Map dated August 24, 2016, and EIR were reviewed and approved 
by Fire. As part of these approvals, the subdivider will be required to provide adequate 
fire flow capacity for the Project. This includes the installation of at least two additional 
fire hydrants on the Project Site and frontage (including a public hydrant and a private 
hydrant), along with any required upgrades to the existing fire hydrant to the north of 
the project Site, resulting in three fire hydrants to serve the Project Site, providing 
adequate fire flow. 

 
The Commission finds that this is supported by a water will serve letter for the Project 
provided by the water purveyor, California American Water, dated May 20, 2016, which 
specifies that “the installation of water services and appurtenances” may be required 
to meet Fire requirements, and as determined by third-party qualified hydraulics 
engineers. The Commission further finds that Public Works’ approval letter dated 
September 26, 2016, states that “a water system maintained by the water purveyor, 
with appurtenant facilities to serve all lots in the land division, must be provided”, and 
that the “water mains shall be sized to accommodate the total domestic and fire flows”. 
The Commission further finds that final engineering review and plans for needed off-
site water system upgrades would be required prior to final map recordation. 
Additionally bonding for these off-site improvements would be required prior to final 
map recordation, as well, and that the improvements will need to be completed prior to 
issuance of a building permit. The Commission further finds that the subdivider may 
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be required to pay a Fire Facility and/or Fire Prevention Fees at the discretionary of 
Fire. 

Administrative Findings 
 
41. Legal Notification. Pursuant to Sections 21.16.070 (Notice of Public hearing) and 

21.16.075 (Posting), of the County Code, the community was properly notified of the 
public hearing by mail, newspaper, The Sentinel, and property posting. Additionally, 
the Project notice and case materials were posted on LA County Planning's website. 
On April 10, 2025, a total of 66 Notices of Public Hearing were mailed to all property 
owners as identified on the County Assessor's record within a 500-foot radius from the 
Project Site, including 10 notices to those on the courtesy mailing list for the View Park 
Zoned District and to any additional interested parties. Additional courtesy notices 
were sent for the September 10, 2025, continued public hearing. 

 
42. Housing Accountability Act. The Commission finds that the Project is considered a 

housing development that is consistent with the General Plan and Zoning, as modified,  
and would not have a specific adverse impact upon public health or safety as described 
in the VTTM and environmental findings.  

 
43. Public Meetings. The Commission finds that pursuant to SB330, the number of 

publicly held meetings since January 1, 2020, do not exceed the five-meeting limit. 
Three meetings occurred on the following dates: 

 
• Hearing Examiner Meeting held on December 8, 2022, and 
• Commission Hearing on June 4, 2025, continued without opening the public  

hearing to September 10, 2025: and 
• Commission Hearing on September 10, 2025. 

 
44. Location of Documents. The location of the documents and other materials 

constituting the record of proceedings upon which the Commission’s decision is 
based in this matter is at the LA County Planning, 13th Floor, Hall of Records, 320 West 
Temple Street, Los Angeles, California 90012. The custodian of such documents and 
materials shall be the Section Head of the Subdivisions Section, LA County Planning.  

 
Environmental Findings 
 
45. The Commission finds that the EIR for the Project was prepared in accordance with 

CEQA, the State CEQA Guidelines, and the County’s Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
EIR, which includes the Draft EIR and Final EIR along with its associated MMRP, and 
finds that they reflect the independent judgment of the Commission. 

 
46. The Commission finds that the MMRP for the Project is consistent with the 

conclusions and recommendations of the EIR and that the MMRP’s requirements are 
incorporated into the conditions of approval for the Project. 

 
47. The Commission finds that the MMRP, which is included as part of the EIR, identifies 

in detail how compliance with its measures will mitigate or avoid potential adverse 
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impacts to the environment from the Project. Mitigations included for these topic areas 
include the preparation and review of Site Lighting Plan to ensure minimizing exterior 
light pollution; various dust mitigation and the preparation of an Air Quality 
Assessment; obtaining and Archaeologist, Paleontologist, and regarding treatment of 
human remains encountered requiring contacting the National American Heritage 
Commission; an Acoustical Analysis, several noise controls during construction, and 
24-hour neighbor notification prior to impactful outdoor construction activities; Tribal 
notification if tribal cultural resources are identified; and the submission of annual 
compliance report for all mitigation measures.  

 
48. The Commission finds that the MMRP, which is included as part of the EIR, identifies 

in detail how compliance with its measures will mitigate or avoid potential adverse 
impacts to the environment from the Project. The Commission further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this Project, 
and that approval of this Project is conditioned on the subdivider's compliance with the 
attached conditions of approval and MMRP. 

 
49. The Commission finds that the subdivider is subject to payment of the California 

Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code.  

 
BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION 

CONCLUDES THAT: 
 

A. The map is consistent with the goals and policies of the General Plan.  
 

B. The design or improvement of the proposed subdivision is consistent with the goals 
and policies of the General Plan.  
 

C. The site is physically suitable for this type of development.  
 

D. The design of the subdivision or the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat.  
 

E. The design of the subdivision or type of improvements is not likely to cause serious 
public health problems since sewage disposal, storm drainage, fire protection, and 
geologic and soils factors. 
 

F. The design or the type of improvements will not conflict with easements, acquired 
by the public at large, for access through or use of property within the proposed 
subdivision.  
 

G. It is necessary to provide tenant protections where the subdivider opts to lease all 
of the units rather than sell the units as is allowed under the Subdivision Map Act.  
 

H. A covenant and agreement are needed to ensure potential tenants are provided 
with 180 days’ written notice of intention to sell units prior to termination of tenancy 
due to the sale of the condominium unit.  
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I. The design, location of, and access to each lot of the subdivision, and the 

subdivision as a whole, subject to the Project Permit conditions, are consistent with 
applicable regulations adopted by the State Board of Forestry and Fire Protection, 
pursuant to sections 4290 and 4291 of the Public Resources Code, and are 
supported by the EIR, and the Administrative Record for this Project.  
 

J. The structural fire protection and fire suppression services will be available for the 
subdivision through Fire. 

 
THEREFORE, THE REGIONAL PLANNING COMMISSION: 
 

1. Certifies that the EIR for the Project was completed in compliance with CEQA and 
the State and County CEQA Guidelines related thereto; certifies that it 
independently reviewed and considered the information contained in the EIR, and 
that the Final EIR reflects the independent judgment and analysis of the 
Commission as to the environmental consequences of the Project; adopts the 
MMRP; finds that the MMRP is adequately designed to ensure compliance with 
the mitigation measures during the Project implementation; and 

 
2. Approves Vesting Tentative Tract Map No. 073082 subject to the attached 

conditions. 
 
 
SMT:JH:EGA 
8/27/2025 



  CC.031714 

DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION  
AND ORDER 

COUNTY OF LOS ANGELES 
PROJECT NO. 2015-01232 

CONDITIONAL USE PERMIT NO. 201500052 
ENVIRONMENTAL REVIEW NO. 201500089 

 
Recitals 
 
1. Hearing Date. The Los Angeles County (“County”) Regional Planning Commission 

(“Commission”) conducted a duly-noticed public hearing on September 10, 2025, in 
the matter of Project No. 2015-01232, continued without opening the public hearing 
from June 4, 2025.  Vesting Tentative Tract Map (“VTTM”) No. 073082 was considered 
together with CUP No. 201500052 and the Environmental Plan No. 201500089. The 
VTTM, CUP, and Environmental Plan, are referred to collectively as the “Project.” 
 

2. Hearing Proceedings. Reserved. 
 

3. Request. The permittee, the Bedford Group ("permittee"), requests the Project to 
create one multi-family residence lot developed with 88 attached residential 
condominium units within one building on a property located at 5101 S Overhill Drive in 
the unincorporated community of Ladera Heights/View Park-Windsor Hills ("Project 
Site"). 

 
4. Conditional Use Permit. The CUP is a request to ensure compliance with hillside 

management area (“HMA”) development criteria, for a structure to exceed the 
maximum height of 35 feet above grade by 30 feet for a total height of 65 feet maximum, 
for a reduced front yard setback standard 20 feet to 15 feet along Overhill Drive, and to 
authorize residential development within a commercial zone pursuant to County Code 
Section 22.28.110 (Zone C-1 – Uses Subject to Permits). 

 
5. Vesting Tentative Map. VTTM No. 073082 is a related request to create one multi-

family residence lot with 88 attached residential condominium units on 1.84 gross 
acres (1.77 net acres) pursuant to Los Angeles County Code ("County Code") Section 
21.38.010 (Vesting Tentative Map – Application). 
 

6. Background. The Project was previously approved by the Commission on August 2, 
2017, and the Board of Supervisors (“Board”) on November 21, 2017, however, was 
subsequently set aside by the Board on November 24, 2020, due to a court mandate 
to prepare a transportation-focused Environmental Impact Report (“EIR”) for the 
Project.  

 
7. Size. The Project Site is 1.77 net acres in size. The Project Site is trapezoidal in shape 

and gently sloping. The Project Site is undeveloped.  
 

8. Zoning. The Project Site is located in the View Park Zoned District and is currently 
zoned C-1 (Restricted Business). 
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9. Land Use Classification. The Project Site is located within the CG (General 

Commercial - Up to 50 Dwelling Units per Net Acre) land use category of the General 
Plan Land Use Policy Map. 

 
10. Surrounding Zoning. Surrounding Zoning within a 500-foot radius includes: 

 
North:  C-1, 
South:  R-1 (Single-Family Residence – 5,000 Square Feet Minimum Required Lot 

Area),  
East:  R-1, and 
West:   A-2 (Heavy Agricultural - 10,000 Square Feet Minimum Required Lot Area). 
 

11. Surrounding Land Uses. Surrounding land uses within a 500-foot radius include: 
 
North:  Commercial Retail 
South:  Single-family residences 
East:  Windsor Hills Math Science Elementary School 
West:  Oil fields  
 

11. Previous Cases/Zoning History. Zoning was established as unclassified in 1927 with 
Ordinance 1494. District No. 16, Section 3-W was named View Park and the site’s 
zoning was changed to R-3 (Limited Multiple Residence) Zone, effective October 16, 
1947, with the adoption of Ordinance Number 4988, amending Section 254 to 
Ordinance 1494.   
 
The most recent underlying tract map is TR12584 (M.B. 254-7), recorded February 3, 
1943. 
 
Zoning became C-3 (Unlimited Commercial) with the adoption of Ordinance No. 5114 
on April 27, 1948. On February 12, 1991, the adoption of Ordinance No. 910023Z 
changed the zone to CPD (Commercial Planned Development) via Zoning Case No. 
90060.  
 
The current zone C-1 on the subject property became effective on November 5, 2015, 
with the zone change associated with the 2015 General Plan Update.  
 

12. Map and Site Plan Description. A VTTM is proposed for subdividing the 1.84-acre 
property into the above-described multi-family lot. A 1.77 net-acre parcel is proposed 
for the irregularly-shaped, steep topography of the land, to be developed with a 
condominium project for 88 new, attached, residential condominium units in one 
building whereby the owners of the units of air space will hold an undivided interest in 
the common areas, which common areas will, in turn, provide the necessary access 
and utility easements for all the units. 
 
The Exhibit Map shows a residential use proposed to be developed within one (1) 
building attached by four sections situated in the center of the site of proposed Lot No. 
1. The Project Site fronts on both Overhill Drive and La Brea Avenue. Primary vehicular 
ingress and egress is proposed to be provided via two new driveways on Overhill Drive. 
The Exhibit Map depicts access via a driveway, subterranean parking, and landscaping 
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throughout the Project Site. The Exhibit Map also shows that the project consists of a 
network of pedestrian paths, including stairs, to provide entrance to the building, 
subterranean parking, and the on-site common open space amenities.  
 

12. Site Access. The Project Site proposes access via Overhill Drive at two points of 
ingress/egress.  

 
13. Parking. Space used for vehicle parking is required for each unit. Each single-family 

residence shall have at least two covered standard automobile parking spaces per 
dwelling unit. One hundred seventy-six (176) standard spaces for automobile parking 
are required. Twenty-two  (22) guest spaces are required. One hundred ninety-eight 
(198) total spaces are required; the parking requirements are met with 198 proposed 
spaces for automobile parking, with at least seven accessible spaces. There are nine 
short-term and 44 long-term bicycle parking spaces within the proposed subterranean 
parking area for a total of 53 spaces. The required parking for the residential 
condominium development will be provided when the units are constructed.  

 
14. Community Outreach. On April 28, 2016, August 13, 2016, September 2, 2016, 

September 13, 2016, September 23, 2016, September 30, 2016, October 15, 2016, 
January 28, 2017 and July 22, 2017 community meetings were held at the Bedford 
Group offices, restaurants, a private home, a church and other community events prior 
to the Commission’s 2017 public hearing on the project to present the proposed project 
and to field any questions, comments, or concerns about the project. The community 
and United Homeowners’ Association II (“UHAII”) raised concerns over density, 
increased traffic, congestion and air quality, and impacts to views of residents adjacent 
to the project Site. Based on the concerns, the applicant cited the landscaping and 
private driveway as a buffer between the existing single-family residence structures 
adjacent to the Project Site and meeting code requirements to address impacts due to 
implementation of the project.  
 

15. County/Agency Comments and Recommendations. The County Departments of 
Public Works ("Public Works") and Fire ("Fire Department") have cleared the project 
and their conditions of approval are included in the Project’s conditions. The County 
Department of Parks and Recreation ("Parks and Recreation") has cleared the project 
and payment of the park obligation fee is required as a condition of approval of the 
project. The County Department of Public Health ("Public Health") recommends 
approval of the project since it will be served by the existing public water and sewer 
systems. 

16. CEQA DETERMINATION 

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

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

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

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

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

Materials  
• Traffic and Circulation 
• Utilities and Service Systems 

• Hydrology and Water Quality  
• Land Use and Planning  

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

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

 
• Aesthetics • Cultural Resources 
• Air Quality • Noise 
• Biological Resources • Tribal Cultural Resources 

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

During the Draft EIR public comment period, Staff received a total of 36 comments. 
These included a letter from the County Sanitation District, nine letters of support, and 
27 letters in opposition to the Project. The County Sanitation District commented on 
wastewater flow, generation, and treatment for the Project. Supporters of the Project 
cited the need for housing, particularly potentially entry-level housing and including a 
variety of housing types. Those in opposition raised concerns about the Project’s 
density, traffic, congestion and vehicle safety concerns, lack of community 
compatibility, and privacy and views of the residents and property owners of adjacent 
lots. As a result of the Draft EIR comments, Public Works re-reviewed the proposed 
conceptual signage and requested the preparation of a striping plan and a sight 
distance memorandum for the Project and provided comments to the permittee. 
These documents are typically reviewed and approved after the final map records, as 
part of the plan check process; however, Public Works approved the revised Signing 
and Striping Plan (EIMP2019000001) on August 20, 2024. These documents were 
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found to align with the County’s Community Traffic and Safety Plan released in 
December 2023, which implements and supports the Guiding Principles and other 
goals and policies of the General Plan. 

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

17. Comments from Public. Reserved. 
 

General Plan Consistency Findings 
 

18. Land Use Policy. The Commission finds that the project is consistent with the CG land 
use classification set forth by the General Plan Land Use Element, which is intended 
for local-serving, commercial uses, including retail, restaurants, and personal and 
professional services, and single- and multi-family residences of up to 50 dwelling units 
per acre. Based on the size of the site and application of the land use category, 88 units 
is the maximum number of residential units that may be developed. The VTTM and 
CUP request are consistent with the land use designation in that the proposed density 
is in keeping with the designation’s density. The proposal is therefore consistent with 
the permitted uses of the underlying land use category. 
 

19. GOALS AND POLICIES. The Commission finds that the Project is consistent with the 
following policies of the General Plan 
 
• Policy LU 4.1 – Encourage infill development in urban and suburban areas on 

vacant, underutilized, and/or brownfield sites.  
 
The Project proposes to develop a vacant lot that follows the current pattern of 
development in an area that allows for efficient use of public services and facilities. 

 
• Policy LU 10.2 – Encourage development adjacent to natural features in a sensitive 

manner to complement the natural environment.  
 
The Project Site is a hillside management area (“HMA”) site due to the presence of 
slopes greater than 25 percent. The open space is contiguous, providing areas 
reserved to be maintained as improved natural or private recreation area. The 
building is proposed to be sited away from adjacent residences preserving a 
significant portion of the site for privacy of and compatibility with the existing single-
family residences located south of the site.  
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• Policy LU 10.3 – Consider the built environment of the surrounding area and 

location in the design and scale of new or remodeled buildings, architectural styles, 
and reflect appropriate features such as massing, materials, color, detailing or 
ornament.  

 
Architectural features, building color, setbacks, landscaping and lighting are 
compatible with and sensitive to the needs of adjacent uses.  Though the proposed 
project building is of greater mass and height than lower-rise buildings and homes 
in the immediate area, the overall design is of a transitional nature from the single-
family residential area to the commercial and arterial intersection it is part of.    

 
• Policy LU 10.4 – Promote environmentally-sensitive and sustainable design. 

The proposed project design is required to be consistent with the purpose of the 
Los Angeles County Green Building Standards Code to conserve energy, water, 
natural resources and promote a healthier environment. Tank-less water heaters, 
low flow plumbing fixtures, drought tolerant landscaping, smart irrigation and 
adjacent planting of vegetation with similar watering needs, and energy-efficient 
windows, light fixtures and appliances are also proposed. The project is expected 
to reduce, reuse or recycle at least 65 percent of non-hazardous construction 
debris.  
 

• Policy LU 10.5 – Encourage the use of distinctive landscaping, signage and other 
features to define the unique character of districts, neighborhoods or communities, 
and engender community identity, pride and community interaction. 
 
The proposed architectural treatment of the structure and its prominence near a 
busy arterial intersection would provide identity of the Project and further a diverse 
mix of housing for the area. The Project includes a community room for residents 
and guests.  

 
• Policy LU 10.10 – Promote architecturally distinctive buildings and focal points at 

prominent locations, such as major commercial intersections and near transit 
stations or open spaces.  
 
The Project is located near a commercial intersection of several streets that include 
La Brea Avenue, Overhill Drive, and Stocker Street with various modes of 
transportation including pedestrian trails, vehicle/private and public transportation.  

 
• Policy LU 11.1 – Encourage new development to employ sustainable energy 

practices, such as utilizing passive solar techniques and/or active solar 
technologies. 

 
The Project proposes a structure with a flat, solar-ready roof and in full compliance 
with energy efficiency and green building standards.  

 
• Policy LU 11.2 – Support the design of developments that provide substantial tree 

canopy cover, and utilize light-colored paving materials and energy-efficient 
roofing materials to reduce the urban heat island effect. 
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The Project proposes to use colors and materials that reduce the urban heat island 
effect including tan, “ancient earth,” “Egyptian sand,” and stone veneer. 

 
The Project supports several Guiding Principles (“GP”) of the General Plan including: 
 
• GP 1, which supports “creating vibrant neighborhood centers around transit 

stations where people can live, work, and shop without the need to drive to 
each destination,” while conserving natural resources;  

• GP 2 states that the provision of “urban infrastructure must be context-
sensitive” and necessary for effective growth management and for new 
urban development; and  

• GP 5, which promotes safety through improvements aimed at creating 
pedestrian-friendly environments and complete streets accessible to all 
users.  

 
The Commission finds that the project site is located within a HQTC defined by the 
SCAG Region for plan year 2050, developed for SCAG's Connect SoCal 2024, the 
Regional Transportation Plan/Sustainable Communities Strategy (“RTP/SCS”). 
An HQTC is a corridor with fixed route bus service with service intervals no longer 
than 20 minutes during peak commute hours. The proposed sidewalk 
improvements, including landscaped parkways and trees, will enhance the existing 
urban pedestrian infrastructure, as well as pedestrian safety and connectivity along 
Overhill Drive.  

 
The Project aligns with several goals and policies of the 2015 Safety Element as 
follows:  

 
Goal S 1. An effective regulatory system that prevents or minimizes personal 
injury, loss of life and property damage due to seismic and geotechnical 
hazards. 

 
• Policy S 1.1. Discourage development in Seismic Hazard and Alquist-Priolo 

Earthquake Fault Zones. 
• Policy S 1.2. Prohibit the construction of most structures for human occupancy 

adjacent to active faults until a comprehensive fault study that addresses the 
potential for fault rupture has been completed. 

 
The Project Site is located within an Alquist-Priolo Earthquake Fault Zone. Fault 
traces are located approximately 50 feet to the southeast and southwest of the 
Project Site and approximately 100 feet to the northwest of the property. Earth 
cracks have been identified within the southeast portion of the property during prior 
fault trenching on site. The primary active or potentially active fault zone that would 
have the maximum potential impact on the site is the Newport Inglewood Fault. A 
maximum probable earthquake of magnitude 7.2 and a slip rate of 1 mm/year have 
been assigned to this fault zone. A Geotechnical Report, prepared by Hetherington 
Engineering, Inc. and dated November 11, 2014, was reviewed by Public Works and 
the Project has been cleared. The report found that the Project is feasible from a 
geotechnical standpoint. It recommends setbacks from identified earth cracks, 
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which are included within the Project design. There are additional 
recommendations regarding grading, foundation, and slab design. 
Recommendations include setting building footings back one-third of the height of 
the slope, with a minimum of five feet and a maximum of 40 feet, and one half of the 
height of the slope, with a maximum of 15 feet for the ascending slope. Additionally, 
a minimum 15-foot setback from any surface ground fracture shall be maintained. 

 
• Policy S 1.3. Require developments to mitigate geotechnical hazards, such as 

soil instability and landsliding, in Hillside Management Areas (“HMA”) through 
siting and development standards. 

 
The Commission finds that because the Project Site is in an HMA this requires a 
CUP and compliance with Hillside Design Guidelines to ensure appropriate Project 
siting and design. Furthermore, the Project was reviewed and cleared by Public 
Works for compliance with the applicable geotechnical requirements.  

 
Goal S 3. An effective regulatory system that prevents or minimizes personal 
injury, loss of life, and property damage due to fire hazards. 
 
• Policy S 3.1. Discourage high-density and intensity development VHFHSZs. 

 
The Commission finds that the Project does not include a density bonus to increase 
the allowable density on the Project Site, but rather proposes the maximum 
allowable density of 88 dwelling units.  

 
• Policy S 3.3. Ensure that the mitigation of fire-related property damage and loss 

in Fire Hazard Severity Zone (“FHSZ”) limits impacts to biological and other 
resources. 

• Policy S 3.4. Reduce the risk of wildland fire hazards through the use of 
regulations and performance standards, such as fire-resistant building 
materials, vegetation management, fuel modification and other fire hazard 
reduction programs. 

 
The Commission finds that the Project would be required to comply with all County 
Building and Fire codes that are applicable at the time of building permit approval 
and construction, which California Fire Code, Chapter 7A of the California Building 
Code. These codes include provisions for fuel modification, use of ignition-resistant 
building materials, and defensible space for fire prevention and safety to aid in the 
protection of residents and structures. The Project will be required to submit a fuel 
modification plan to meet Fire Code.  

 
• Policy S 3.5. Encourage the use of low-volume and well-maintained vegetation 

that is compatible with the area’s natural vegetative habitats. 
 

The Commission finds that the Project will be required to install landscaping with 
native, drought-tolerant, and climatically appropriate species. 
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• Policy S 3.7. Site and design developments located within Fire Hazard Severity 
Zones, such as in areas located near ridgelines and on hilltops, in a sensitive 
manner to reduce the wildfire risk. 

 
The Project Site is located within a VHFHSZ. However, the Project Site and 
surrounding area is characterized as developed and urbanized and does not 
constitute wildlands. Fire, specifically Fire Station 58 (5757 South Fairfax Avenue; 
0.64 miles southeast of the Project Site), within the Windsor Hills area, would 
provide fire protection services. Due to the urbanized nature of the area and the 
provision of nearby firefighting protection services, implementation of the Project 
would not expose people or structures to a significant risk of loss, injury, or death 
involving wildland fires. Therefore, there are no impacts related to wildland fires. 

 
Additionally, the Project has submitted the conceptual plans for off-site water 
system upgrades. The final engineering plans for off-site water system upgrades to 
utilities by California American Water will be reviewed and approved after project 
approval and prior to final map recordation, requiring bonding to guarantee 
performance. Consistent with all projects located within a VHFHSZ, a Fuel 
Modification Plan will be reviewed and approved after the Project is approved. Fire 
has reviewed and cleared the map for the proposed subdivision Project.  
 
The Commission therefore finds that the Project would comply with Fuel 
Modification requirements and incorporate new water infrastructure 
improvements to ensure compliance with Fire’s fire flow requirements to 
ensure fire safety and reliable fire flow water pressure for new residential 
structures and fire hydrants. The Commission finds that the development of 
the proposed dwelling units and on-site development would also be required 
to comply with current Chapter 7A of the California Fire Code, which requires 
the use of ignition-resistant building materials, smoke barriers, sprinkler 
systems, fire protection systems, and door and window designs to avoid 
ember intrusion. Finally, the Commission finds that the Project includes two 
points of ingress/ingress for the property to the northeast and southeast along 
Overhill Drive and is consistent with County Code Title 21 (Subdivisions) and 
access requirements of the Fire Code for new residential development in a 
VHFHSZ, with emergency fire engine access via the private driveway and fire 
lane to the southeast.  

 
Goal S 4. Effective County emergency response management capabilities. 

 
• Policy S 4.3. Coordinate with other County and public agencies, such as 

transportation agencies, and health care providers on emergency planning and 
response activities, and evacuation planning. 

 
The development of residential condominium units in a developed area will not 
impair implementation of, or physically interfere, with an adopted emergency 
response plan or emergency evacuation plan. While La Brea Avenue is a 
designated highway disaster response route (Figure 12.6, General Plan 2035), the 
proposed Project would not interfere with the use of the route as direct access to 
the site is provided via Overhill Drive. 
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• Policy S 4.5. Ensure that there are adequate resources, such as sheriff and fire 

services, for emergency response. 
 

The Commission finds that the Project is not required to pay the County’s law 
enforcement facilities mitigation fee per County Code Chapter 22.74 (Law 
Enforcement Facilities Fee) since it is not located within one of the three identified 
zones (Santa Clarita, Newhall or Gorman). The Commission further finds that the 
permittee may also be required to pay the Fire Prevention Fees during plan check 
at the discretion of Fire.  

 
Subdivision and Zoning Consistency Findings 
 
20. Zoning Code Compliance. The Commission finds the Project complies with the C-1 

zoning classification as modified by this permit for setback and height. Single-family 
residences are subject to permit within the Restricted Business Zone. 
 

21. Subdivision Modification or Waiver of Provision. The Commission finds that 
topographic features, subdivision plans, or other conditions create an unnecessary 
hardship or unreasonable regulation, or make it obviously impractical to require 
compliance with the maximum height and setback requirements when considering the 
physical context of the proposed lot. 

 
22. Maximum Units. The Commission finds that based on the size of the site and 

application of the land use category, 88 units is the maximum number of units allowed 
on the site. A structure height of 64 feet 9 inches accommodates the maximum number 
of residential units that may be developed.  

 
23. Reduced Setback. The Commission finds that the project is designed to match the 

existing pattern of development so that a reduced front yard setback along Overhill 
Drive proposed to be reduced from standard 20 feet to 15 feet from the property line is 
consistent with adjacent properties and that the front yard setback would 
accommodate landscaping along the east edge of the Project Site which would 
improve the pedestrian experience. 
 

24. Burden of Proof Finding. The Commission finds that the proposed modifications will 
be consistent with the General Plan. The proposed 88, for-sale attached residential 
condominium units are consistent in use and density at 50 dwelling units per acre and 
compatible with the neighboring residential developments to the west and southwest. 

 
25. Burden of Proof Finding. The Commission finds that the requested use at the location 

proposed will not adversely affect the health, peace, comfort, or welfare of persons 
residing or working in the surrounding area; will not be materially detrimental to the use, 
enjoyment, or valuation of property of other persons located in the vicinity of the site; 
and will not jeopardize, endanger, or otherwise constitute a menace to the public 
health, safety, or general welfare because a residential use is allowed on the Project 
Site. 
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26. Burden of Proof Finding. The Commission finds that the Project Site is adequate in 

size and shape to accommodate the yards, walls, fences, parking and loading facilities, 
landscaping, and other development features prescribed in the Zoning Code, or as 
otherwise required in order to integrate said use with the uses in the surrounding area. 
Modification to the maximum height and front yard setback along Overhill Drive are 
appropriate due to the shape and size of the proposed multi-family lot.  

 
27. Burden of Proof Finding. The Commission finds that the Project Site is adequately 

served by Overhill Drive, a 100-foot-wide public street, that is improved to carry the kind 
and quantity of pedestrian, bicycle, and vehicle traffic such use would generate and is 
adequately served by other public or private service facilities as required. A public 
school is across from the Project Site and a variety of commercial uses and bus stops 
are located within 500 feet of the proposed development. 

 
28. Street Trees. The Commission finds that the installation of street trees on the west of 

Overhill Drive from Stocker Street to Northridge Drive to the satisfaction of Public 
Works, is a benefit to the community. 

 
29. Deemed Complete. The Commission finds that the Project was deemed complete on 

August 24, 2016, as it met all the requirements pursuant to County Code Section 
21.38.040 (Additional contents) for the related VTTM, and is subject to the applicable 
local regulations in place at that time.  

 
30. Housing/Employment Needs. The Commission finds that the housing and 

employment needs of the region were considered and balanced against the public 
service needs of local residents and available fiscal and environmental resources when 
the project was determined to be consistent with the General Plan. 

 
31. Local Hire. The Commission finds that the use of a local hire program, similar to that 

adopted for Los Angeles County Development Authority (“LACDA”) affordable 
housing projects, is consistent with the General Plan and a benefit to the community. 

 
32. Moderate Income Housing. The Commission finds that a set aside of at least five 

percent of the proposed units to be priced for buyers who quality at moderate income 
levels (120% AMI), is consistent with the General Plan and a benefit to the community. 

 
Supplemental Findings – HMA 
33. The Commission finds that the proposed development preserves the physical 

integrity of HMAs to the greatest extent feasible, resulting in lesser impacts to 
hillside resources by locating development outside of HMAs to the extent 
feasible, locating development in the portions of the HMAs with fewer hillside 
constraints, and using sensitive design techniques tailored to the site 
requirements. The Commission finds the existing 1.84-acre lot covered by primarily 
grass and shrubs consists of relatively flat building surface adjacent to Overhill Drive. 
The proposed project will be located on this flat pad to take advantage of views and 
minimize hillside constraints during construction. 
 

34. The Commission finds that the proposed development preserves the scenic 
value of HMAs to the extent feasible, resulting in lesser impacts to on-site and 
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off-site scenic views of slopes and ridgelines as well as views of other unique, 
site-specific aesthetic or significant natural features of the hillside, by locating 
development outside of HMAs to the extent feasible, locating development in 
the portions of the HMAs with fewer hillside constrains, and using sensitive 
design techniques tailored to the site requirements. The Commission finds that 
there are no scenic vistas that would be adversely affected by the proposed Project.  

 
35. The Commission finds that the proposed development is compatible with or 

enhances community character, and provides open space as required. The 
Commission finds that the development is compatible with the surrounding 
community. The Commission finds that the Project would upgrade a Project Site that 
has been vacant for 50 years. In addition, the Project would add residential 
homeownership opportunities that are consistent with adjacent uses. The Project 
would serve as a transition from commercial uses to the north and single-family 
residential uses to the south. 

 
36. The Commission finds that the proposed development is in substantial 

compliance with the Hillside Design Guidelines. The Project is consistent with the 
HMA Ordinance because the design incorporated features and promotes development 
that is compatible to the natural surroundings. However, the Project Site is located in a 
highly urbanized area and developed community. Examples of strategies used include 
placement of the proposed building on the upper flat area of the Project Site, 
minimizing the Project’s grading by placing excavation under the building so that the 
existing topography maintains the same relation to the surrounding streets. The 
Project will also comply with required Fuel Modification requirements for tree 
vegetation which exceed Hillside Design Guidelines.  

 
Administrative Findings 

 
37. Legal Notification. Pursuant to Sections 22.60.174 (Public Hearing Procedures – 

required procedures described) and 22.60.175 (Public Hearing Procedures - Posting) 
of the County Code,  the community was properly notified of the public hearing by mail, 
newspaper, The Sentinel, and property posting. Additionally, the Project notice and 
case materials were posted on LA County Planning's website. On April 10, 2025, a total 
of 66 Notices of Public Hearing were mailed to all property owners as identified on the 
County Assessor's record within a 500-foot radius from the Project Site, including 10 
notices to those on the courtesy mailing list for the View Park Zoned District and to any 
additional interested parties. Additional courtesy notices were sent for the September 
10, 2025, continued public hearing. 

 
13. Housing Accountability Act. The Commission finds that the Project is considered a 

housing development that is consistent with the General Plan and Zoning, as modified,  
and would not have a specific adverse impact upon public health or safety as described 
in the tentative map and environmental findings.  

 
14. Public Meetings. The Commission finds that pursuant to SB330, the number of 

publicly held meetings since January 1, 2020, do not exceed the five-meeting limit. 
Three meetings occurred on the following dates: 
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• Hearing Examiner Meeting held on December 8, 2022, 
• Commission Hearing on June 4, 2025, continued without opening the public  

hearing to September 10, 2025, and 
• Commission Hearing on September 10, 2025. 

 
15. Location of Documents. The location of the documents and other materials 

constituting the record of proceedings upon which the Commission’s decision is 
based in this matter is at the LA County Planning, 13th Floor, Hall of Records, 320 West 
Temple Street, Los Angeles, California 90012. The custodian of such documents and 
materials shall be the Section Head of the Subdivisions Section, LA County Planning.  

 
Environmental Findings 
 
16. The Commission finds that the EIR for the Project was prepared in accordance with 

CEQA, the State CEQA Guidelines, and the County’s Environmental Document 
Reporting Procedures and Guidelines. The Commission reviewed and considered the 
EIR, which includes the Draft EIR and Final EIR along with its associated MMRP, and 
finds that they reflect the independent judgment of the Commission. 

 
17. The Commission finds that the MMRP for the Project is consistent with the 

conclusions and recommendations of the EIR and that the MMRP’s requirements are 
incorporated into the conditions of approval for the Project. 

 
18. The Commission finds that the MMRP, which is included as part of the EIR, identifies 

in detail how compliance with its measures will mitigate or avoid potential adverse 
impacts to the environment from the Project. Mitigations included for these topic areas 
include the preparation and review of Site Lighting Plan to ensure minimizing exterior 
light pollution; various dust mitigation and the preparation of an Air Quality 
Assessment; obtaining and Archaeologist, Paleontologist, and regarding treatment of 
human remains encountered requiring contacting the National American Heritage 
Commission; an Acoustical Analysis, several noise controls during construction, and 
24-hour neighbor notification prior to impactful outdoor construction activities; Tribal 
notification if tribal cultural resources are identified; and the submission of annual 
compliance report for all mitigation measures.  

 
19. The Commission finds that the MMRP, which is included as part of the EIR, identifies 

in detail how compliance with its measures will mitigate or avoid potential adverse 
impacts to the environment from the Project. The Commission further finds that the 
MMRP's requirements are incorporated into the conditions of approval for this Project, 
and that approval of this Project is conditioned on the permittee's compliance with the 
attached conditions of approval and MMRP. 

 
20. The Commission finds that the permittee is subject to payment of the California 

Department of Fish and Wildlife fees related to the Project's effect on wildlife resources 
pursuant to section 711.4 of the California Fish and Game Code.  

 
BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION 
CONCLUDES THAT: 
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A. The proposed use with the attached conditions will be consistent with the adopted 

General Plan. 
 

B. The proposed use at the site will not adversely affect the health, peace, comfort or 
welfare of persons residing or working in the surrounding area, will not be materially 
detrimental to the use, enjoyment or valuation of property of other persons located in 
the vicinity of the site, and will not jeopardize, endanger or otherwise constitute a 
menace to the public health, safety or general welfare. 
 

C. The proposed site is adequate in size and shape to accommodate the yards, walls, 
fences, parking and loading facilities, landscaping and other development features 
prescribed in Title 22, or as is otherwise required in order to integrate said use with 
the uses in the surrounding area. 

 
D. The proposed site is adequately served by highways or streets of sufficient width and 

improved as necessary to carry the kind and quantity of traffic such use would 
generate, and by other public or private service facilities as are required. 

 
E. The proposed development preserves the physical integrity of HMAs to the greatest 

extent feasible, resulting in lesser impacts to hillside resources by locating 
development outside of HMAs to the extent feasible, locating development in the 
portions of the HMAs with fewer hillside constraints, and using sensitive design 
techniques tailored to the site requirements.  
 

F. The proposed development preserves the scenic value of HMAs to the extent 
feasible, resulting in lesser impacts to on-site and off-site scenic views of slopes 
and ridgelines as well as views of other unique, site-specific aesthetic or significant 
natural features of the hillside, by locating development outside of HMAs to the 
extent feasible, locating development in the portions of the HMAs with fewer hillside 
constrains, and using sensitive design techniques tailored to the site requirements.  

 
G. The proposed development is compatible with or enhances community character 

and provides open space as required. The Commission finds that the development 
is compatible with the surrounding community. 

 
H. The proposed development is in substantial compliance with the Hillside Design 

Guidelines.  
 
THEREFORE, THE REGIONAL PLANNING COMMISSION: 
 
1. Certifies that the EIR for the Project was completed in compliance with CEQA and the 

State and County CEQA Guidelines related thereto; certifies that it independently 
reviewed and considered the information contained in the EIR, and that the Final EIR 
reflects the independent judgment and analysis of the Commission as to the 
environmental consequences of the Project; adopts the MMRP; finds that the MMRP 
is adequately designed to ensure compliance with the mitigation measures during the 
Project implementation; and 

 
2. Approves Conditional Use Permit No. 201500052, subject to the attached conditions. 
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CC.082014 

DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES 
PROJECT NO. 2015-01232 

VESTING TENTATIVE TRACT MAP NO. 073082 
 
 
PROJECT DESCRIPTION 
 
The vesting tentative tract map is a request to create one multi-family lot with 88 attached 
residential condominium units in one building on 1.84 gross acres (1.77 net acres) 
pursuant to Los Angeles County Code ("County Code") section 21.38.010 (Vesting 
Tentative Map – Application).  
 
GENERAL CONDITIONS 

 
1. Subdivider. Unless otherwise apparent from the context, the term “subdivider” shall 

include the applicant, owner of the property, and any other person, corporation, or 
other entity making use of this grant.   

 
2. Affidavit of Acceptance. This grant shall not be effective for any purpose until the 

subdivider, and the owner of the subject property if other than the subdivider, have 
filed at the office of the Los Angeles County ("County") Department of Regional 
Planning (“LA County Planning”) their affidavit stating that they are aware of and agree 
to accept all of the conditions of this grant and until all required monies have been paid 
pursuant to Condition Nos. 12 (Environmental Document Filing Fees) and 15 (MMRP 
Deposit). Notwithstanding the foregoing, this Condition No. 2 (Affidavit of 
Acceptance), and Condition Nos. 4 (Indemnification), 5 (Litigation Deposit), 8 
(Expiration of Vesting Tentative Tract Map), and 12 (Environmental Document Filing 
Fees)  shall be effective immediately upon the date of final approval of this grant by 
the County.  

 
3. Date of Final Approval. Unless otherwise apparent from the context, the term “date 

of final approval” shall mean the date the County's action becomes effective pursuant 
to Section 21.56.010 (Appeals - Procedures—Submittal and determination) of the 
County Code as provided in the Subdivision Map Act Section 66452.5 for Tentative 
Maps. 

 
4. Indemnification. The subdivider shall defend, indemnify, and hold harmless the 

County, its agents, officers, and employees from any claim, action, or proceeding 
against the County or its agents, officers, or employees to attack, set aside, void, or 
annul this permit approval, which action is brought within the applicable time period of 
Government Code Section 66439.7 or any other applicable limitations period. The 
County shall promptly notify the subdivider of any claim, action, or proceeding and the 
County shall reasonably cooperate in the defense.  If the County fails to promptly 
notify the subdivider of any claim, action, or proceeding, or if the County fails to 
cooperate reasonably in the defense, the subdivider shall not thereafter be 
responsible to defend, indemnify, or hold harmless the County. 

 
5. Litigation Deposit. In the event that any claim, action, or proceeding as described 

above is filed against the County, the subdivider shall within ten days of the filing make 
an initial deposit with LA County Planning in the minimum amount of $10,000.00, from 
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which actual costs and expenses shall be billed and deducted for the purpose of 
defraying the costs or expenses involved in LA County Planning's cooperation in the 
defense, including but not limited to, depositions, testimony, and other assistance 
provided to subdivider or subdivider's counsel.   

 
A. If during the litigation process, actual costs or expenses incurred reach 80 

percent of the amount on deposit, the subdivider shall deposit additional funds 
sufficient to bring the balance to the minimum required amount of $5,000.00.  
There is no limit to the number of supplemental deposits that may be required 
prior to completion of the litigation.   

 
B. At the sole discretion of the subdivider, the amount of an initial or any 

supplemental deposit may exceed the minimum amounts defined herein.  
Additionally, the cost for collection and duplication of records and other related 
documents shall be paid by the Subdivider according to County Code Section 
2.170.010 (Fees for Providing County Records). 

 
6. Invalidation. If any material provision of this grant is held or declared to be invalid by 

a court of competent jurisdiction, the grant shall be void and the privileges granted 
hereunder shall lapse. 
 

7. Transfer of Property. Upon any transfer or lease of the property during the term of 
this grant, the subdivider, or the owner of the subject property if other than the 
subdivider, shall promptly provide a copy of the grant and its conditions to the 
transferee or lessee of the subject property. 

 
8. Expiration of Vesting Tentative Tract Map. In the event that Vesting Tentative Tract 

Map No. 073082 should expire without the recordation of a final map, this grant shall 
terminate upon the expiration of the tentative map.  Entitlement to the use of the 
property thereafter shall be subject to the regulations then in effect. 

 
9. Conditions Compliance. The subject property shall be maintained and operated in 

full compliance with the conditions of this grant and any law, statute, ordinance, or 
other regulation applicable to any development or activity on the subject property. 
Failure of the Subdivider to cease any development or activity not in full compliance 
shall be a violation of these conditions.  No provision of any easement of any other 
encumbrance on the property shall exempt the Subdivider from compliance with 
these conditions and applicable regulations.   

 
10. Inspection Fees. If inspections are required to ensure compliance with the conditions 

of this grant, or if any inspection discloses that the subject property is being used in 
violation of any one of the conditions of this grant, the Subdivider shall be financially 
responsible and shall reimburse LA County Planning for all enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for each 
inspection shall be $456.00 per inspection, or the current recovery cost established 
by LA County Planning at the time any inspection(s) is/are required, whichever is 
greater. Inspections may be unannounced. Inspections may be conducted utilizing 
any available technologies, including, but not limited to, unmanned aircraft systems 
(UAS).  Use of an UAS requires the consent of the Subdivider pursuant to LA County 
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Planning’s UAS policy, which may be updated from time to time, and which shall be 
provided to the Subdivider upon request.  
 

11. Library Facilities Mitigation Fees. Prior to the issuance of any building permit(s), 
the subdivider shall remit all applicable library facilities mitigation fees to the County 
Librarian, pursuant to Chapter 22.72 of the County Code. The subdivider shall pay the 
fees in effect at the time of payment, pursuant to Section 22.72.030. Questions 
regarding fee payment can be directed to the County Librarian at (562) 940-8430. The 
subdivider shall provide proof of payment upon request from LA County Planning. 

 
12. Environmental Document Filing Fees. Within five (5) working days from the day 

after your appeal period ends on September 22, 2025, the subdivider shall remit 
processing fees at the County Registrar-Recorder/County Clerk Office, payable to the 
County of Los Angeles, in connection with the filing and posting of a Notice of 
Determination (NOD) for this project and its entitlements in compliance with Section 
21152 of the Public Resources Code. Unless a Certificate of Exemption is issued by 
the California Department of Fish and Wildlife pursuant to Section 711.4 of the 
California Fish and Game Code, the subdivider shall pay the fees in effect at the time 
of the filing of the NOD, as provided for in Section 711.4 of the Fish and Game Code, 
currently $4,198.50 ($4,123.50 for an Environmental Impact Report plus $75.00 
processing fee). No land use project subject to this requirement is final, vested or 
operative until the fee is paid.   

 
13. Mitigation Monitoring and Reporting Program (“MMRP”). The subdivider shall 

comply with all mitigation measures identified in the MMRP, which are incorporated 
by this reference as if set forth fully herein.    

 
14. MMRP Covenant and Agreement. Within thirty (30) days of the date of final approval 

of the grant by the County, the Subdivider shall record a covenant and agreement, 
which attaches the MMRP and agrees to comply with the mitigation measures 
imposed by the Environmental Impact Report for this project, in the Recorder’s Office.  
Prior to recordation of the covenant, the Subdivider shall submit a draft copy of the 
covenant and agreement to LA County Planning for review and approval.  As a means 
of ensuring the effectiveness of the mitigation measures, the Subdivider shall submit 
annual mitigation monitoring reports to LA County Planning for approval or as 
required.  The reports shall describe the status of the Subdivider’s compliance with the 
required mitigation measures. 

 
15. MMRP Deposit. The subdivider shall deposit an initial sum of $6,000.00 with LA 

County Planning within thirty (30) days of the date of final approval of this grant in order 
to defray the cost of reviewing and verifying the information contained in the reports 
required by the MMRP. The subdivider shall replenish the mitigation monitoring 
account if necessary until all mitigation measures have been implemented and 
completed. 

 
16. Revocation. Notice is hereby given that any person violating a provision of this grant 

is guilty of a misdemeanor.  Notice is further given that the Regional Planning 
Commission (“Commission”) or a Hearing Officer may, after conducting a public 
hearing, revoke or modify this grant, if the Commission or Hearing Officer finds that 
these conditions have been violated or that this grant has been exercised so as to be 
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detrimental to the public’s health or safety or so as to be a nuisance, or as otherwise 
authorized pursuant to Chapter 22.56, Part 13 of the County Code. 

 
17. County Fire Code. All development pursuant to this grant must be kept in full 

compliance with the County Fire Code to the satisfaction of the County Fire 
Department (“Fire”). 

 
18. County Public Works Requirements. All development pursuant to this grant shall 

conform with the requirements of the County Department of Public Works (“Public 
Works”) to the satisfaction of said department. 
 

19. Compliance to County Code Title 21 and Title 22. All development pursuant to this 
grant shall comply with the requirements of Title 21 (Subdivisions) and Title 22 
(Planning and Zoning) of the County Code and of the specific zoning of the subject 
property, unless specifically modified by this grant, as set forth in these conditions, 
including the approved Exhibit Map or an Amended Exhibit Map approved by the 
Director of LA County Planning (“Director”). 

 
20. Maintenance. The Subdivider shall maintain the subject property in a neat and 

orderly fashion. The Subdivider shall maintain free of litter all areas of the premises 
over which The Subdivider has control. All structures, walls and fences open to public 
view shall remain free of graffiti or other extraneous markings, drawings, or signage 
that was not approved by LA County Planning.  In the event of graffiti or other 
extraneous markings occurring, the Subdivider shall remove or cover said markings, 
drawings, or signage within 48 hours of such notification, weather permitting.  Paint 
utilized in covering such markings shall be of a color that matches, as closely as 
possible, the color of the adjacent surfaces.   

 
21. Exhibit Map. The subject property shall be developed and maintained in substantial 

conformance with the plans marked Exhibit Map. If changes to any of the plans 
marked Exhibit Map are required as a result of instruction given at the public hearing, 
digital copies of a modified Exhibit Map shall be submitted to LA County Planning by 
November 10, 2025. 

 
22. Revisions to Exhibit Map. In the event that subsequent revisions to the approved 

Exhibit Map are submitted, the subdivider shall submit digital copies of the proposed 
plans to the Director for review and approval. All revised plans must substantially 
conform to the originally approved Exhibit Map. All revised plans must be 
accompanied by the written authorization of the property owner(s) and applicable fee 
for such revision. 

 
PROJECT SITE SPECIFIC CONDITIONS  
 
23. Grant. This grant authorizes the creation of one multi-family lot with 88 for-sale 

attached residential condominium units within one building as depicted in the Exhibit 
Map dated August 24, 2016, and specified herein. 

 
24. Recommended Conditions. Except as expressly modified herein, the subdivider 

shall comply with all of the recommended conditions set forth in the attached Public 
Works, Fire, and County Departments of Parks and Recreation, and Public Health 
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letters concerning Vesting Tentative Tract Map and Exhibit Map dated August 24, 
2016. 

 
Covenants, Conditions, and Restrictions (CC&Rs) 
 
25. A Homeowner’s Association (“HOA”) and Covenants, Conditions, and Restrictions 

(“CC&Rs”) shall be continuously maintained to own and permanently maintain all 
private recreation common areas. 

 
26. The subdivider shall provide in the CC&Rs, a method for the continuous maintenance 

of the common areas, including but not limited to, the open space, private driveways 
and fire lanes, walkways, lighting systems along all walkways, landscaping (including 
all open space areas, front yard trees and street trees), irrigation systems, wall, fence 
and recreation area to the satisfaction of the Director. 

 
27. The subdivider shall reserve in the CC&Rs the right for all residents and their guests 

within the condominium project to use the private driveways and fire lanes for 
subdivision ingress and egress. 

 
28. Post the common driveways with signs stating "No Parking" and provide for continued 

posting and enforcement of the restriction in the CC&Rs.   
 
Prior to final map recordation 
 
29. Affordable Housing Exhibit. Prior to obtaining final map approval the subdivider 

shall submit to the Director for review and approval an Amended Exhibit Map/Revised 
Exhibit “A” depicting a housing set aside of five percent of the total dwelling units 
proposed to be constructed or five proposed dwelling units, whichever is greater, for 
sale to moderate income households, with incomes no greater than 120% area 
median income (“AMI”) as defined in California Health and Safety Code Section 
50079.5. 
 

30. Condominium Note(s) on Final Map. The subdivider shall place a note or notes on 
the final map, to the satisfaction of LA County Planning, that this subdivision is 
approved as a condominium project, where all 88 units are to be sold, and where the 
owners of the units of air space will hold an undivided interest in the common areas. 
These common areas will in turn, provide the necessary access and utility easements 
for all of the units. 
 

31. Draft CC&Rs. Prior to obtaining final map approval, the subdivider shall submit a draft 
copy of the project’s CC&Rs to the Director for review and approval. A copy of these 
conditions of approval shall be attached to the CC&Rs and made a part thereof.  
 

32. Grading. The Subdivider shall not obtain any grading permit for the project prior to the 
recordation of the final map, unless otherwise authorized by the Director of LA County 
Planning (“Director”).  

 
33. Local Hire Program. Prior to obtaining final map approval the subdivider or 

successor shall provide a draft covenant for implementation of a local hire program 
similar to that adopted for Los Angeles County Development Authority (“LACDA”) 
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affordable housing projects, with exact specifications to the satisfaction of the 
Director and subdivider, to be recorded prior to issuance of grading permits. 

 
34. Sewer and Water Will Serve Letters. Prior to final map recordation, the subdivider 

shall provide updated sewer and water will serve letters.  
 
Private Driveway and Fire Lane 

 
35. Private Driveway and Fire Lane on Final Map. The shared driveways shall be 

labeled as Private Driveway and Fire Lane on the final map. 
 

36. Construction or Bonding for Private Driveway and Fire Lane. Prior to final map 
recordation, the subdivider shall construct or bond with Public Works for the private 
driveway and fire lane paving design and widths as depicted on the approved Exhibit 
Map dated August 24, 2016, or an amended Exhibit Map approved by the Director. 

 
 Condominiums 
 
37. Condominium Project Details. The Subdivider shall place a note or notes on the final 

map, to the satisfaction of LA County Planning, that this subdivision is approved as a 
condominium project for a total of <*> residential/commercial/industrial units 
whereby the owners of the units of air space will hold an undivided interest in the 
common areas, which common areas will in turn provide the necessary access and 
utility easements for all of the units.   

 
38. Covenant and Agreement for Condominium Project. Prior to final map recordation, 

the Subdivider shall submit a draft covenant and agreement to provide tenants 180 
days written notification of the intention to sell units prior to termination of tenancy due 
to sale of the condominium units. The Subdivider shall record said covenant and 
agreement concurrently with the recordation of the final map. 

 
Tree Planting Requirements 
 

39. On-site Tree Planting. Plant at least 10 trees within the front yard area along La Brea, 
at least 11 trees within the front yard area along Overhill Drive, and at least 28 trees 
within the planting area along the main private drive and fire lane. The trees shall be of 
a non-invasive species. The location and the species of said trees shall be 
incorporated into a site plan or landscape plan. Prior to final map approval, the 
site/landscaping plan shall be approved by the Director and a bond shall be posted 
with Public Works or other verification shall be submitted to the satisfaction of LA 
County Planning to ensure the planting of the required on-site trees. 

 
40. Street Trees. The subdivider shall plant or cause to be planted street trees along the 

west side of Overhill Drive from Stocker Street to Northridge Drive and along the 
property frontage on Overhill Drive to the satisfaction of Public Works.     
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 Off-site Improvements 
 
41. Pedestrian and Sidewalk Improvements/Bonding. The subdivider shall carry out 

engineering and construction of sidewalk improvements along the west 
(approximately 700 linear feet) and east sides (approximately 800 linear feet) of 
Overhill Drive extending north across from the adjacent parcel and south to 
Northridge Drive, totaling approximately 1,500 linear feet, including landscaping and 
parkways with 24-inch box trees. The subdivider shall enter into a secured 
agreement/bond with Public Works to guarantee the engineering and construction of 
said sidewalk improvements, prior to final map recordation. Any security for these 
sidewalk improvements (or equivalent off-site improvements) shall be returned once 
the construction is completed by the subdivider to the satisfaction of LA County 
Planning and Public Works, and prior to issuance of a Certificate of Occupancy.    

 
42. Plans for Off-site Water System. The subdivider shall submit final engineering plans 

for required off-site water system upgrades to meet fire flow requirements for review 
and approval to the satisfaction of Fire and Public Works, prior to final map 
recordation. 

 
43. Construction or Bonding for Off-site Water System Upgrades. The subdivider 

shall complete the engineering for required off-site water system upgrades and 
improvements to meet fire flow requirements for the installation of new fire hydrants, 
and construct, or bond for this, prior to final map recordation.  

 
Concurrent with final map recordation 
 
44. Concurrent with final map recordation, the subdivider or successor in interest shall 

enter into a covenant with the LACDA to set aside five percent of total units 
constructed or five dwelling units, whichever is greater, for sale to moderate income 
households with incomes no greater than 120% AMI as defined in California Health 
and Safety Code Section 50079.5.  The units set aside shall be for the first sale/initial 
eligible buyers, who shall enter into an equity-sharing agreement with County unless 
the equity sharing agreement conflicts with another public funding source 
requirement.   The subdivider shall submit a copy of the covenant to LA County 
Planning for review prior to recordation of the document. 

 
Attachments:  
 
Fire/Public Works/Parks and Recreation/Public Health Letters Concerning Vesting 
Tentative Tract Map dated 08/24/2016 (pages 1 – 27) 
 
MMRP (pages 1 – 10) 
 
 
SMT:JH:EGA 
8/27/2025 



CC.082014 

DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES 
PROJECT NO. 2015-01232 

CONDITIONAL USE PERMIT NO. 201500052 
 
PROJECT DESCRIPTION 
The CUP is a request to ensure compliance with hillside management development 
criteria, for a structure to exceed the maximum height of 35 feet (35’) above grade by 29 
feet nine (29’9”) inches above natural grade for a total height of 64 feet nine inches (64’9”) 
maximum, for a reduced front yard setback from standard 20 feet (20’) to 15 feet (15’) 
along Overhill Drive and to authorize residential development within a commercial zone 
The project is subject to the following conditions of approval: 
 
GENERAL CONDITIONS 
 
1. Permittee. Unless otherwise apparent from the context, the term “permittee” shall 

include the applicant, owner of the property, and any other person, corporation, or 
other entity making use of this grant.   

 
2. Affidavit of Acceptance. This grant shall not be effective for any purpose until the 

permittee, and the owner of the subject property if other than the permittee, have filed 
at the office of the Los Angeles County ("County") Department of Regional Planning 
(“LA County Planning”) their affidavit stating that they are aware of and agree to 
accept all of the conditions of this grant, and that the conditions of the grant have been 
recorded as required by Condition No. 7, and until all required monies have been paid 
pursuant to Condition No. 10 (Inspection Fees), 12 (Environmental Document Filing 
Fees), and 15 (MMRP Deposit). Notwithstanding the foregoing, this Condition No. 2 
(Affidavit of Acceptance) and Condition Nos. 4 (Indemnification), 5 (Litigation 
Deposit), 8 (Expiration), and 12 (Environmental  Document Filing Fees) shall be 
effective immediately upon the date of final approval of this grant by the County.  

 
3. Date of Final Approval. Unless otherwise apparent from the context, the term “date 

of final approval” shall mean the date the County's action becomes effective pursuant 
to Section 22.60.260 (Appeal Procedures – Effective Dates) of the County Code. 
 

4. Indemnification. The permittee shall defend, indemnify, and hold harmless the 
County, its agents, officers, and employees from any claim, action, or proceeding 
against the County or its agents, officers, or employees to attack, set aside, void, or 
annul this permit approval, which action is brought within the applicable time period 
of Government Code Section 65009 or any other applicable limitations period. The 
County shall promptly notify the permittee of any claim, action, or proceeding and the 
County shall reasonably cooperate in the defense.  If the County fails to promptly 
notify the permittee of any claim, action, or proceeding, or if the County fails to 
cooperate reasonably in the defense, the permittee shall not thereafter be 
responsible to defend, indemnify, or hold harmless the County. 

 
5. Litigation Deposit. In the event that any claim, action, or proceeding as described 

above is filed against the County, the permittee shall within ten days of the filing make 
an initial deposit with LA County Planning in the minimum required amount of 
$10,000.00, from which actual costs and expenses shall be billed and deducted for 
the purpose of defraying the costs or expenses involved in LA County Planning's 
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cooperation in the defense, including but not limited to, depositions, testimony, and 
other assistance provided to permittee or permittee's counsel.   

 
A. If during the litigation process, actual costs or expenses incurred reach 80 

percent of the amount on deposit, the permittee shall deposit additional funds 
sufficient to bring the balance to the minimum required amount of $5,000.00.  
There is no limit to the number of supplemental deposits that may be required 
prior to completion of the litigation.   

 
B. At the sole discretion of the permittee, the amount of an initial or any 

supplemental deposit may exceed the minimum amounts defined herein.  
Additionally, the cost for collection and duplication of records and other related 
documents shall be paid by the permittee according to County Code Section 
2.170.010 (Fees for Providing County Records). 

 
6. Invalidation. If any material provision of this grant is held or declared to be invalid by 

a court of competent jurisdiction, the permit shall be void and the privileges granted 
hereunder shall lapse. 

 
7. Recordation. Prior to the use of this grant, the permittee, or the owner of the subject 

property if other than the permittee, shall record the terms and conditions of the 
grant in the office of the County Registrar-Recorder/County Clerk (“Recorder”).  In 
addition, upon any transfer or lease of the property during the term of this grant, the 
permittee, or the owner of the subject property if other than the permittee, shall 
promptly provide a copy of the grant and its conditions to the transferee or lessee of 
the subject property. 

 
8. Expiration. This grant shall expire unless used within two (2) years after the 

recordation of a final map for Vesting Tentative Tract Map No. 073082.  In the event 
that Vesting Tentative Tract Map No. 073082 should expire without the recordation 
of a final map, this grant shall terminate upon the expiration of the tentative map.  
Entitlement to the use of the property thereafter shall be subject to the regulations 
then in effect. 

 
9. Conditions Compliance. The subject property shall be maintained and operated in 

full compliance with the conditions of this grant and any law, statute, ordinance, or 
other regulation applicable to any development or activity on the subject property.  
Failure of the permittee to cease any development or activity not in full compliance 
shall be a violation of these conditions. No provision of any easement of any other 
encumbrance on the property shall exempt the permittee from compliance with these 
conditions and applicable regulations.   

 
10. Inspection Fees. Inspections shall be made to ensure compliance with the 

conditions of this grant as well as to ensure that any development undertaken on the 
subject property is in accordance with the approved site plan on file.  The permittee 
shall deposit with the County the sum of $1,824.00.  The deposit shall be placed in a 
performance fund, which shall be used exclusively to compensate LA County 
Planning for all expenses incurred while inspecting the premises to determine the 
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permittee's compliance with the conditions of approval.  The fund provides for four 
(4) inspections.  

 
Inspections may be unannounced. Inspections may be conducted utilizing 
any available technologies, including, but not limited to, unmanned aircraft systems 
(UAS).  Use of an UAS requires the consent of the permittee pursuant to LA County 
Planning’s UAS policy, which may be updated from time to time, and which shall be 
provided to the permittee upon request. 

 
If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in violation 
of any one of the conditions of this grant, the permittee shall be financially responsible 
and shall reimburse LA County Planning for all additional enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for 
additional inspections shall be $456.00 per inspection, or the current recovery cost at 
the time any additional inspections are required, whichever is greater. 
 

11. Library Facilities Mitigation Fees. Prior to the issuance of any building permit(s), 
the permittee shall remit all applicable library facilities mitigation fees to the County 
Librarian, pursuant to Chapter 22.72 of the County Code. The permittee shall pay the 
fees in effect at the time of payment, pursuant to Section 22.72.030. Questions 
regarding fee payment can be directed to the County Librarian at (562) 940-8430. 
The permittee shall provide proof of payment upon request from LA County Planning. 

 
12. Environmental Document Filing Fees. Within five (5) working days from the day 

after your appeal period ends on September 22, 2025, the permittee shall remit 
processing fees at the Recorder Office, payable to the County of Los Angeles, in 
connection with the filing and posting of a Notice of Determination (NOD) for this 
project and its entitlements in compliance with Section 21152 of the Public 
Resources Code. Unless a Certificate of Exemption is issued by the California 
Department of Fish and Wildlife pursuant to Section 711.4 of the California Fish and 
Game Code, the permittee shall pay the fees in effect at the time of the filing of the 
NOD, as provided for in Section 711.4 of the Fish and Game Code, currently 
$4,198.50 ($4,123.50 for an Environmental Impact Report plus $75.00 processing 
fee). No land use project subject to this requirement is final, vested or operative until 
the fee is paid.   

 
13. Mitigation Monitoring and Reporting Program (“MMRP”). The permittee shall 

comply with all mitigation measures identified in the MMRP, which are incorporated 
by this reference as if set forth fully herein.    
 

14. Covenant and Agreement. Within thirty (30) days of the date of final approval of the 
grant by the County, the Permittee shall record a covenant and agreement, which 
attaches the MMRP and agrees to comply with the mitigation measures imposed by 
the Environmental Impact Report for this project, in the Recorder Office.  Prior to 
recordation of the covenant, the Permittee shall submit a draft copy of the covenant 
and agreement to LA County Planning for review and approval.  As a means of 
ensuring the effectiveness of the mitigation measures, the Permittee shall submit 
annual mitigation monitoring reports to LA County Planning for approval or as 
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required.  The reports shall describe the status of the Permittee’s compliance with the 
required mitigation measures. 

 
15. MMRP Deposit. The permittee shall deposit an initial sum of $6,000.00 with LA 

County Planning within thirty (30) days of the date of final approval of this grant in 
order to defray the cost of reviewing and verifying the information contained in the 
reports required by the MMRP. The permittee shall replenish the mitigation 
monitoring account if necessary until all mitigation measures have been 
implemented and completed. 
 

16. Revocation. Notice is hereby given that any person violating a provision of this grant 
is guilty of a misdemeanor.  Notice is further given that the Regional Planning 
Commission (“Commission”) or a Hearing Officer may, after conducting a public 
hearing, revoke or modify this grant, if the Commission or Hearing Officer finds that 
these conditions have been violated or that this grant has been exercised so as to be 
detrimental to the public’s health or safety or so as to be a nuisance, or as otherwise 
authorized pursuant to Chapter 22.56, Part 13 of the County Code. 

 
17. County Fire Code. All development pursuant to this grant must be kept in full 

compliance with the County Fire Code to the satisfaction of the County Fire 
Department (“Fire”). 

 
18. County Public Works Requirements. All All development pursuant to this grant 

shall conform with the requirements of the County Department of Public Works 
(“Public Works”) to the satisfaction of said department. 
 

19. Compliance to County Code Title 21 and Title 22. All development pursuant to this 
grant shall comply with the requirements of Title 22 of the County Code and of the 
specific zoning of the subject property, unless specifically modified by this grant, as 
set forth in these conditions, including the approved Exhibit "A," or a revised Exhibit 
"A" approved by the Director of LA County Planning (“Director”). 

 
20. Maintenance. The permittee shall maintain the subject property in a neat and orderly 

fashion. The permittee shall maintain free of litter all areas of the premises over which 
the permittee has control.  

 
21. Graffiti. All structures, walls and fences open to public view shall remain free of 

graffiti or other extraneous markings, drawings, or signage that was not approved by 
LA County Planning.  In the event of graffiti or other extraneous markings occurring, 
the permittee shall remove or cover said markings, drawings, or signage within 48 
hours of such notification, weather permitting.  Paint utilized in covering such 
markings shall be of a color that matches, as closely as possible, the color of the 
adjacent surfaces. 

 
22. Revisions to Exhibit “A”. The subject property shall be developed and maintained 

in substantial conformance with the plans marked Exhibit “A”. If changes to any of 
the plans marked Exhibit “A” are required as a result of instruction given at the public 
hearing, digital copies of a modified Exhibit “A” shall be submitted to LA County 
Planning by November 10, 2025. 
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23. Subsequent Revisions to Exhibit “A”. In the event that subsequent revisions to the 

approved Exhibit “A” are submitted, the permittee shall submit digital copies of the 
proposed plans to the Director for review and approval. All revised plans must 
substantially conform to the originally approved Exhibit “A”. All revised plans must be 
accompanied by the written authorization of the property owner(s) and applicable fee 
for such revision. 

 
88-unit Residential Condominium Development  
 
24. Grant. The subject property shall be developed with 88, for-sale only, residential 

condominium units as depicted in the approved Exhibit “A” dated August 24, 2016. 
 
25. Street Trees. The permittee shall plant or cause to be planted street trees along the 

west side of Overhill Drive from Stocker Street to Northridge Drive and along the 
property frontage on Overhill Drive to the satisfaction of Public Works.  

 
26. Parking. The permittee shall provide spaces used for vehicle parking required for 

each unit.  Each residential unit shall have at least two covered standard automobile 
parking spaces per dwelling unit. One hundred seventy-six (176) standard spaces for 
automobile parking are required. Twenty-two (22) guest spaces are required. One 
hundred ninety-eight (198) total spaces are required; the parking requirements are 
met with one hundred ninety-eight (198) proposed spaces for automobile parking, 
with at least seven accessible spaces.  There are nine short-term and forty-four (44)-
long-term bicycle parking spaces within the proposed subterranean area for a total of 
fifty-three (53) spaces. The required parking for the residential condominium 
development will be provided when the units are constructed. 

 
27. No Outside Storage. No outside storage is permitted on the subject property. 
 
Modified Zone Regulations 

 
28. Modifications. The following modifications shall be authorized as depicted in the 

approved Exhibit “A”: 
 
a. A structure height of 64 feet 9 inches (64’9”). 

 
b. A front yard setback of 15 feet (15’) along Overhill Drive. 

 
Prior to final map recordation 
 
29. Local Hire Program. Prior to obtaining final map approval the permittee or 

successor shall provide a draft covenant for implementation of a local hire program 
similar to that adopted for Los Angeles County Development Authority (“LACDA”) 
affordable housing projects, with exact specifications to the satisfaction of the 
Director and permittee, to be recorded prior to issuance of grading permits. 

 
30. Affordable Housing Exhibit. Prior to obtaining final map approval the permittee 

shall submit to the Director for review and approval three (3) copies of a Revised 
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Exhibit “A” depicting a housing set aside of five percent of the total dwelling units 
proposed to be constructed or five proposed dwelling units, whichever is greater, for 
sale to moderate income households, with incomes no greater than 120% area 
median income (“AMI”) as defined in California Health and Safety Code Section 
50079.5. 

 
Concurrent with final map recordation 

 
31. Affordable Housing Covenant. Concurrent with final map recordation, the permittee 

or successor in interest shall enter into a covenant with the Los Angeles County 
Development Authority (“LACDA”) to set aside five percent of total units constructed 
or five dwelling units, whichever is greater, for sale to moderate income households 
with incomes no greater than 120% AMI as defined in California Health and Safety 
Code Section 50079.5.  The units set aside shall be for the first sale/initial eligible 
buyers, who shall enter into an equity-sharing agreement with County unless the 
equity sharing agreement conflicts with another public funding source requirement.   
The permittee shall submit a copy of the covenant to LA County Planning for review 
prior to recordation of the document.    

 
Prior to Issuance of a Grading Permit 
 
32. Haul Route. Prior to the issuance of a grading permit, the Permittee shall submit a 

Revised Exhibit “A” and obtain approval for the haul route for grading export. 
 
Prior to Issuance of a Building Permit 
 
33. Construction of Off-site Water System Upgrades. The permittee shall complete 

construction of off-site water system upgrades to meet fire flow requirements shall be 
completed to the satisfaction of Public Works and Fire prior to issuance of a building 
permit. 

 
 
Attachments:  
 
Fire/Public Works/Parks and Recreation/Public Health Letters Concerning Vesting 
Tentative Tract Map dated 08/24/2016 (pages 1 – 27) 
 
MMRP (pages 1 – 10) 
 
 
SMT:JH:EGA 
8/27/2025 



COUNTY OF LOS ANGELES Page 1/1
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION —SUBDIVISION
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

EXHIBIT "A" DATED 08-24-2016

It is recommended that this tentative map not be approved at this time. This
recommendation is based upon information or lack of information that is available
concerning the subject property. The removal of this recommendation is contingent upon
the submission and satisfactory review of the following:

A revised tentative map is required to show the following additional items:

a. Please see attached Road review sheet (Comment 1) and checked prints for
comments and requirements.

2. A revised exhibit "A" is required to show the following additional items:

a. Please see attached Road review sheet (Comment 1) and checked prints for
comments and requirements.

-rl Gc~ cam'

Prepared by Aissa Carrillo Phone (626) 458-3126 Date Rev. 09-27-2016
lr73082L-rev3-rev'd 09-27-2016.dac
htto~//ol n ' a lacou Iv o ! ! ' ItN73082/

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 1 of 20



COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION -ROAD
TRACT NO.073082 (Rev.)

PAGE 1/1

TENTATIVE MAP DATED08-24-2016
EXHIBIT MAP DATED OS-24-2016

It is recommended that this tentative map not be approved at this time. This
recommendation is based upon information or Zack of information that is available
concerning the subject property. The removal of this recommendation is contingent upon
the submission and satisfactory review of thefollowing:

1. A revised tentative map and exhibit map are required to show the following
additional items:

See additional road comments shown in the files which can be found at the
following Zink:

P:\IdpubISUBPCHECMPIan Checkinct FileslTract Map1TR 073082\TTR
073082\2016-08-31 TTR 073082 SUBMITTAL\2016-09-20 tr073082 exhibit
map CHECK PRINT.pdf.

CHECK PRINT.pdf

Prepared by Sam Richards Phone (626) 458-4921
u73082r-rev3

Date 09-20-2016

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 2 of 20
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COUNTY OF LOS ANGELES Page 1/1
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION —SUBDIVISION
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

EXHIBIT "A" DATED OS-24-2016

- If this recommendation of disapproval is changed to a recommendation of approval
based on additional information, the following reports would be recommended for
inclusion in the conditions of tentative approval:

Prepared by Aissa Carrillo Phone (6261458-3126 Date 09-20-2016
tr73082L-rev3.doc
htto'Uolannina.iacountv.00vtcasehiewllr073fl89

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 6 of 20



COUNTY OF LOS ANGELES Page 112
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION —SUBDIVISION
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED OS-24-2016

EXHIBIT "A" DATED 08-24-2016

The following reports consisting of _pages are the recommendations of Public Works.

The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

Details and notes shown on the tentative map are not necessarily approved. Any
details or notes which may be inconsistent with requirements of ordinances, general
conditions of approval, or Department policies must be specifically approved in
other conditions, or ordinance requirements are modified to those shown on the
tentative map upon approval by the Advisory Agency.

2. Easements are tentatively required, subject to review by the Director of
Public Works to determine the final locations and requirements.

3. Easements shall not be granted or recorded within areas proposed to be granted,
dedicated, or offered for dedication for public streets, highways, access rights,
building restriction rights, or other easements until afterthe final map is filed with the
Registrar-Recorder/County Clerk's Office. If easements are granted after the date
of tentative approval, a subordination must be executed by the easement holder
prior to the filing of the final map.

4. In lieu of establishing the final specific locations of structures on each lot at this
time, the owner, at the time of issuance of a grading or building permit, agrees to
develop the property in conformance with the County Code and other appropriate
ordinances such as the Building Code, Plumbing Code, Grading Ordinance,
Highway Permit Ordinance, Mechanical Code, Zoning Ordinance, Undergrounding
of Utilities Ordinance, Water Ordinance, Sanitary Sewer and Industrial Waste
Ordinance, Electrical Code, and Fire Code. Improvements and other requirements
may be imposed pursuant to such codes and ordinances.

All easements existing at the time of final map approval must be accounted for on
the approved tentative map. This includes the location, owner, purpose, and
recording reference for all existing easements. If an easement is blanket or
indeterminate in nature, a statement to that effect must be shown on the tentative
map in lieu of its location. If all easements have not been accounted for, submit a
corrected tentative map to the Department of Regional Planning for approval.

6. Adjust, relocate, and/or eliminate lot lines, lots, streets, easements, grading,
geotechnical protective devices, and/or physical improvements to comply with
ordinances, policies, and standards in effect atthe date the County determined the
application to be complete all to the satisfaction of Public Works.

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 7 of 20



COUNTY OF LOS ANGELES Page 2/2
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION —SUBDIVISION
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

EXHIBIT "A" DATED 08-24-2016

7. If applicable, quitclaim or relocate easements running through proposed structures.

8. Place standard condominium notes on the final map to the satisfaction of
Public Works.

9. Prior to final approval of the tract map submit a notarized affidavit to the Director of
Public Works, signed by all owners of record at the time of filing of the map with the
Registrar-Recorder/County Clerk's Office, stating that any proposed condominium
building has not been constructed or that all buildings have not been occupied or
rented and that said building will not be occupied or rented until after the filing of the
map with the Registrar-Recorder/County Clerk's Office.

10. Label driveways and multiple access strips as "Private Driveway and Fire Lane" and
delineate on the final map to the satisfaction of Public Works and Fire Department.

11. Reserve reciprocal easements for drainage, ingress/egress, sewer, water, utilities,
right to grade, and maintenance purposes, in documents overthe common private
driveways to the satisfaction of Public Works.

12. A final tract map must be processed through the Director of Public Works prior to
being filed with the Registrar-Recorder/County Clerk's Office.

13. Prior to submitting the tract map to the Director of Public Works for examination
pursuant to Section 66442 of the Government Code, obtain clearances from all
affected Departments and Divisions, including a clearance from the Subdivision
Mapping Section of the Land Development Division of Public Works forthe following
mapping items; mathematical accuracy; survey analysis; and correctness of
certificates, signatures, etc.

14. A final guarantee will be required at the time of filing of the final map with the
Registrar-RecordedCounty Clerk's Once.

15. Within 30 days of the approval date of this land use entitlement or at the time of first
plan check submittal, the applicant shall deposit the sum of $5,000 with
Public Works to defray the cost of verifying conditions of approval forthe purpose of
issuing final map clearances.

-H~
Prepared by Aissa Carrillo Phone (6261458-3126 Date 09-20-2016
V73082L-rev3.doc
htt '!l tannin .la unt ov(wselviewttr~73082/

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 8 of 20



COUNTY OF LOS ANGELES
~ 1 DEPARTMENT OF PUBLIC WORKS

PU9~IC WORKS

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 91803-1331

W W W.DPW.LA000NTY.GDV

TRACT NO.: 073082 TENTATIVE MAP DATE: 08/24/2016
EXHIBIT MAP DATE: 0 812412 0 1 6

HYDROLOGY UNIT CONDITIONS OF APPROVAL

Prior to Grading Plans Approval:

1. Comply with hydrology study, which was approved on 09/19/2016 or the latest revision, to the
satisfaction of the Department of Public Works.

Review by: ~~.L.~. ~ Date: 09/19l2D16 Phone: j626) 458-4921
Andrew Ross

APPCON-TR~73082.docx 
PUBLIC WORKS' LETT~R D~ofF~D SEPTEMBER 27, 2016 o3nsl2ois

Pa~e of 20



County of Los Angeles Department of Public Works Sheet 1 of 1
PCA LX001129 / A867 Geotechnical and Materials Engineering Division
Telephone: X626) 45&4825 GEOLOGIC AND SOILS ENGINEERING REVIEW SHEET

900 3. Fremont Avenue, Alhambra, CA 91803

TentaWe Tract Map 73082 Tentative Map Dated 8124/16 (Rev.) Parent Tract
Grading By Subdivider?[ Y J rar+~ yd' Location Vlew Park APN 5009-007-022
Geologist Paul Bogseth Subdivider Peak Capital Investrnents LLC
Soils Engineer Mark Hetherington Engineer/Arch. Hatherington Engineering Inc.

Review of:
Geologic Reports) feted:
Solis Engineering Reports) Dated:
C~eotechnfcal Raport(s) Dated:
References:

11/21/14

TENTATIVE MAP FEASIBILITY IS RECOMMENDED FOR APPROVAL FROM A GEOTECHNICAL STANDPOINT

THE FOLLOWING CONDITIONS MUST BE FULFILLED:

G1. The final map must be approved by the Geotechnical and Materials Engineering Division (GMED) to assure that all
geotecfmical requirements have been properly depicted. Far Final Mep clearance guidelines refer to policy memo
G5051.0 In the County of Los Mgeles Deperhnent of Puhllc Works Manual for Preparstfon o/ Geofechnlcal Reports.
The Manuel Is available at http://dpw.lacounty.aov/gmed/permlts/docs/manuaLpdf.

G2. A grading plan must be geotechnicelly approved by the GMED prior to Final Map approval. The grading depicted on
the plan must agree with the grading depicted on the tentetive tract or parcel map and the conditions approved by the
Planning Commission. If the su6divislon Is to he recorded prior to the completion and acceptance of grading, corrective
geologic bonds may be required.

G3. Prior to grading plan approval, a detailed gaotechnlcal report must be submitted that addresses the proposed grading.
All recommendafions of the geotechnicel consulten[(s) must be Incorporated Into the plan. The report must comply
with Uie provisions of the County of Los Angeles Department of Public Works Manual for Preparatlon of Geotechnlcal
Reports. The Manual is available at http://dpw.lacounty.aovlamed/oermlts/docs/manuaLudf.

G4. All geologic hazards associated with this proposed development must be eliminated. Altemedvely, the geologic
hazards may be designated as restricted use areas (RUA), and ihelr boundaries delineated on the Flnal Map. These
RUAs must be approved by the GMED, and the subdivider must dedicate to the County the r(ght to prohibit the erection
of buildings or other sWctures within the restrkted use areas. For Information on the RUA policy refer to policy memo
GS063.0 in the County of Los Mgeles Department of Public Works Manual foi Preparation o/ Geotechnlcal Reports.
The Manual Is avellable at httn://daw.lacounty.novlamed/nermlts/docs/manual.pdf..

Prepared by

Soils Sectlon

No. 74899

Date 9/14It6
Please complete a Customer Service Survey al httnJ/dow.lacounb.aov/ao/amedsurvev
NOTICE; PuWlc safety, reletive to geolechnMal su6surFeca explaredon, shetl 6e mWded In accordance w1Ui curtest codes for e~avatbns, InGusive of
the Lae nnge~as county Cade, Chapter P0.16.1~ME(~i IGSY~B3~~IA~'~r6fi2t~ 2~~~016
P.1pm~pblO~vYopmrM1 RMwJ~ICaMiiud Rwim~\TmrL end PercMJ~073082 VMw PrIRTIpES.t~ 

Of ZOu~a

Geology Section



COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION —GRADING

Page 1/1

TRACT 073082 TENTATIVE MAP DATED 08-24-2016
EXHIBIT MAP DATED 08-24-2016

1. Approval of this map pertaining to grading is recommended.

The subdivision shall conform to the design standards and policies of Public Works,
in particular, but not limited to the following items:

REQUIREMENTS PRIOR TO GRADING PLAN APPROVAL:

2. Provide approval of:

a. The latest hydrology study by the Storm Drain and Hydrology Section of Land
Development Division.

b. The grading plan by the Geotechnical &Materials Engineering Division (GMED).

c. Permits and(or letters of non-jurisdiction from all State and Federal Agencies.
These agencies may include, but may not be limited to the State of California
Regional Water Quality Control Board, State of California Department of Fish and
Wildlife, State of California Department of Conservation, Division of Oil, Gas, and
Geothermal Resources (DOGGR).

REQUIREMENTS PRIOR TO FINAL MAP RECORDATION:

3. Submit a grading plan for approval. The grading plan must show and call out the
following items, including but not limited to: construction of all drainage devices and
details, paved driveways, elevation and drainage of all pads, LID devices, and any
required landscaping and irrigation not within a common area or maintenance
easement. Acknowledgement andlor approval from all easement holders may be
required.

Name NazemSaid ~ Date9l13/2016 Phone~26)458-4921
P:1ldpub1St18PCHECIC~PIan Checking Files\Tract Map1TR 073082\GP120 1 6-08-3 7 TTR 073082 SUBMITTAL

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 11 of 20



COUNTY OF LOS ANGELES PAGE 1/2
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION -ROAD
TRACT NO.073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

EXHIBIT MAP DATED 08-24-2016

The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

1. Construct curb, gutter, base, pavement, and sidewalk (5 ft. sidewalk adjacent to
property line) along the property frontage on Overhill Drive to the satisfaction of
Public Works. Relocate affected utilities.

2 Construct transition improvements fora 65 mph design speed on Overhill Drive in
the vicinity of the southerly property line to the satisfaction of Public Works. Offsite
grading may be required.

3. Construct new driveways on Overhill Drive to the satisfaction of PublicWorks.

4. Repair any improvements damaged during construction on Overhill Drive and La
Brea Avenue to the satisfaction of Public Works.

5. Execute a covenant for private maintenance of curb/parkway drains and
landscaping on Overhili Drive and La Brea Avenue if any, to the satisfaction of
PublicWorks.

6. If it is determined by Public Works, in conjunction with the United States Postal
Service, that postal delivery receptacles are to be located within the public right of
way, the receptacles shall be installed in groups to serve two or more residential
units.

7. Any proposed perimeter wall (CMU) adjacent to the driveway shall be depressed
to 3 feet or less within 10 feet on both sides of the driveway to provide line of
sight for pedestrians.

S. Underground all existing service lines and distribution lines that are less than 50
KV and new utility lines to the satisfaction of Public Works and Southern
California Edison. Please contact Land Development Division at (626) 458-3129

for new location of any above ground utility structure in the parkway.

9. Prior to final map approval, enter into an agreement with the County franchised

cable N operator (if an area is served) to permit the installation of ca61e in a
common utility trench to the satisfaction of Public Works; or provide
documentation that steps to provide cable N to the proposed subdivision have

been initiated to the satisfaction of Public Works.

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 12 of 20



COUNTY OF LOS ANGELES PAGE 2!2
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION -ROAD
TRACT N0.073082 (Rev.) TENTATIVE MAP DATEDOS-24-2016

EXHIBIT MAP DATED 08-24-2016

10. Plant street trees along the property frontage on Overhill Drive. Existing trees in
dedicated or to be dedicated right of way shall be removed and replaced if not
acceptable as street trees.

11. Conform with the approved conceptual signing and striping plan as stipulated in
the attached Tragic and Lighting Division letter dated January 21, 2016. Provide
detailed 40 foot scale signing and striping plan to the satisfaction of Public Works.

12 Conform with the Street Lighting conditions as stipulated in the attached Traffic
and Lighting Division letter dated May 12, 2015.

j~ Prepared by Sam Richards Phone (626) 458-4921 Date 09-20-2016
(/~~ V73082r-rev3

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
Page 13 of 20



COUNTY OF LOS ANGELES

DEPARTMENT OF PUBLIC WORKS

-ro ~n ups rn~~yn Ens ~,d c~~ se,w~~

GAIL FARBER.04ttlor

900 SOUTH FREAfOM AVINUE
ALHAMBAh GLIFDRNIA 91903-1731

TeI~M~c (67E) 4383100
http'l/dpw.lacounty.gov ,~ppµpS ALL CORR6PONOENCE TO:

P.O. BOX 1160
ALHAMBR~ GLIFORNIA 97 AD2-14b0

B! REPLY PLEASE

~,o~ T-4

January 21, 2016

Ms. Clare M. Look-Jaeger, T.E.
Linscott, Law &Greenspan, Engineers
600 South Lake Avenue, Sufte 500
Pasadena, CA 91106

Dear Ms. Clare M. Look-Jaeger.

THE VIEW CONDOMINIUM PROJECT—OVERHILL DRIVE
TRAFFIC IMPACT STUDY (NOVEMBER 12, 2015)
UNINCORPORATED WINDSOR HILLS AREA

We reviewed the Traffic Impact Study (TIS) dated November 12, 2015, for the proposed
project The View to be located at 5101 Overkill Drive in the unincorporated Windsor
Hails Area.

According to the TIS, the traffic generated by the project alone as well as cumulatively
with other related projects will not have a signiftcant transportation impact to County
roadways or intersections in the area based on the Traffic Impact Analysis Guidelines.
We generally agree with the findings in the TIS.

We also reviewed the conceptual striping plan for the proposed two-way left-tum lane
on Overhlll Drive to facilitate full site access through the two project's driveways.
We concur with this improvement. Accordingly, the project applicant shall submit
detailed signing and striping plans to Public Works for review and approval.

We recommend the applicant consult with the City of Los Angeles and State of
California Department of Transportation to obtain concurrence with any potential
California Environmental Quality Act impacts within their jurisdiction.

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016 f I L E C 0 P YPage 14 of 20



Ms. Clare M. Look-Jaeger
January 21, 2016
Page 2

If you have any questions regarding the review of this document, please contact
Mr. Suen Fei Lau of Traffic and Lighting Division, Traffic Studies Section,
at (626) 300-4820.

Very truly yours,

GAIL FARBER
Director of Public Work

~~~_

DEAN R. LEHMAN
Assistant Deputy Director
Tragic and Lighting Division

k'li SFL:pc
~►r P:1~pubVSTUDIESVEiR i5-0717 The Vlew Pro~ecLdou

bc: Land Development (Narag)
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COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS
TRAFFIC AND LIGHTING DIVISION

SUBDIVISION, CONDITIONAL USE PERMIT (GUP) & R3 REVIEW
STREET LIGHTING REQUIREMENTS

Daie: 05/12115

TO: Marihew Dubiel
Subdivision MappinglTentative Maps, CEQA, Surface Mining &CUP Section
Land Development Division

Attn: Henry Wong

FROM: James C
Street Li i g i
Tragic an 6 g Division

Prepared by manuel Okolo at Extension 4733

STREET LIGHTING REQUIREMENTS
TRACT 73082 TG 673C5

Provide streetlights on concrete poles with underground wiring on all streets and highways within to the
satisfaction of the Department of Public Works or as modified by the Department of Public Works. Suhmit street
lighting plans along with existing and/or proposed underground uGlitles plans to Traffic and Lighting Division,
Street Lighting Section, for processing and approval.

i X Provide streetlights on concrete poles with underground wiring along the property frontage on South Overkill Drive to
the satisfaction of the Department of Pu61ic Works or as modified by the Department of Public Works. Submit street

,4 lighting plans along with existing and/or proposed underground utilities plans to Traffic and Lighting Division,
S[reet Lighting Section, for processing and approval.

Provide streetlights on concrete poles with underground wiring on non-gated private or public future streets along the
property frontage on to the satisfaction of the Department of Public Works or as modified by the department
of Public Works. Submit street lighting plans along with existing andlor proposed underground utilities plans to
Traffic and Lighting Division, Street Lighting Section, for processing and approval.

Provide streetlights on concrete poles with underground wiring on gated private future streets) along the property
frontage on with fixtures acceptable to Southern California Edison and to the satisfaction of the
Department of Public Works or as modified by the Department of Puhlic Works. The operation and maintenance of the
street lights shall remain the responsibility of the owner/developer/Home Owners Association until such time as the
streets) are accepted for maintenance by the County. Assessments will be Imposed on portions of the development
served by gated private and future streets (if any) as a result of benefits derived from existing or future streetlights on
adjacent public roadways. Submit street lighting plans along with existing and/or proposed underground utilities
plans to Traffic and Lighting Division, Street Lighting Section, for processing and approval.

Streetlights are not required

PUBLIC WORKS' LETtER DATED SEPTEMBER 27, 2016
Page 16 of 20



ANNEXATION AND ASSESSMENT BALLOTING REQUIREMENTS:

The proposed project or portions of the proposed project are not within an existing lighting district. Annexation to

street lighting district is required. Street lighting plans cannot be approved prior to completion of annexation

process. See Conditions of Annexations below.

Upon CUP approval (CUP only), the applicant shall comply with conditions of acceptance listed below in order for

the lighting districts to pay for the future operation and maintenance of the streetlights. It is the sole responsibility

of the ow~erldeveloper of the project to have alI street lighting plans approved prior to the issuance of building

permits. The required street lighting improvements shall be the sole responsibility of the ownerldeveloper of the

project and the installation must be accepted per approved plans prior to the issuance of a certificate of

occupancy.

Upon issuance of an Agreement to Improve (R3 onlyj, the applicant shall comply with conditions of acceptance

listed below in order for the lighting districts to pay for the future operation and maintenance of the streetlights. It is

the sole responsibility of the owner/developer of the project to have alt street lighting plans approved prior to the

issuance of building permits. The required street lighting improvements shall be the sole responsibility of the

owneddeveloper of the project and the installation must be accepted per approved plans prior to the issuance of a

certificate of occupancy.

%' 
"Y" 

Upon tentative maplparcel map approval (subdivision oniY), the applicant shall comply with conditions of

i acceptance listed below in order for the lighting districts to pay for the future operation and maintenance of the

streetlights. It is the sole responsibility of the owner/developer of the project to have all street lighfing pans

approved prior to the issuance of building permits. The required street lighting improvements shall 6e the sole

responsibility of the ownerldeveloper of the project and the installation must be accepted per approved plans prior

to the issuance of a certificate of occupancy. If phasing of the project fs approved, the required street lighting

improvements shall be the sole responsibility of the owneddeveloper of the project and will be made a condition of

approval to be in place for each phase.

CONDITIONS OF ACCEPTANCE FOR STREET LIGHT TRANSFER OF BILLING:

All required streetlights in the project must be constructed according to Public Works approved plans. The

contractor shall submit one complete set of "as-built' plans. The lighting district can assume the responsibility for

the operation and maintenance of the streetlights by July 1st of any given year, provided all required streetlights in

the project have been constructed per Public Works approved street lighting plan and energized and the

owneddeveloper has requested a transfer of bitting at least by January 1st of the previous year. The transfer of

billing could be delayed one or more years if the above conditions are not met. The lighting district cannot pay for

the operation and maintenance of streetlights located within gated communities.

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
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COUNTY OF LOS ANGELES Page 1/1

DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION -SEWER
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

EXHIBIT MAP DATED 08-24-2016

The subdivision shall conform to the design standards and policies of Public Works, in

particular, but not limited to the following items:

The subdivider shall install and dedicate main line sewers and serve each building

with a separate house lateral or have approved and bonded sewer plans on file with

Public Works.

2. A sewer area study for the proposed subdivision (PC12253AS, dated 09/19!2016)

was reviewed and approved. A Will Serve letterfrom the County Sanitation District

District indicating adequate capacity exists in the trunk line and treatment plantwas

obtained prior to approval of the sewer area study. No additional mitigation

measures are required. The sewer area study shall be invalidated should there be

an increase in the total number of dwelling units, an increase in the density, dwelling

units occur on previously identified building restricted lots, a change in the proposed

sewer alignment, an increase in the tributary sewershed, a change in the sewer

connection points, or the adoption of a land use plan or a revision to the current

plan. A revision to the approved sewer area study may be allowed at the discretion

of the Director of Public Works. The approved sewer area study shall remain valid

for two years from the date of sewer area study approval. After this period of time,

an update of the area study shall be submitted by the applicant if determined to be

waRanted by Public Works.

3. The subdivider shall send a print of the land division map to the County Sanitation

District with a request for annexation and obtain approval prior to final map

recordation.

4. Easements are required, subject to review by Public Works to determine the final

locations and requirements.

5. Outlet approval from the City of Los Angeles and the City of Inglewood are required.

6. Pay ordinance frontage charge to the satisfaction of Public Works.

7. The subdivider shall record a sewer waiver and agreement for the proposed

permanent walls over the existing sewer easements in the vicinity of the northerly

and southerly tract boundary to the satisfaction of Public Works. All proposed walls

must be constructed within the tract boundary to the satisfaction of Public Works.

4w
Prepared by Imelda Nq Phone (6261458-4921 Date 09-27-2016
V73082s•rev3 (Revtl 09-27-2076).doc
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COUNTY OF L05 ANGELES Page 1/1
DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVI510N -WATER
TRACT NO. 073082 (Rev.) TENTATIVE MAP DATED 08-24-2016

The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

A water system maintained by the water purveyor, with appurtenant facilities to
serve all lots in the land division, must be provided. The system shall include fire
hydrants of the type and location (both on-site and off-site) as determined by the
Fire Department. The water mains shall be sized to accommodate the total
domestic and fire flows.

2. The applicant shall comply with the requirements as stipulated by the attached
Will Serve letter dated 05/20/2016 from the California American Water Company
to the satisfaction of Public Works. The Will Serve letter will expire on 05/20/2017
it shall be sole responsibility of the applicant to renew the aforementioned Will
Serve letter upon expiration and abide by all requirements of the water purveyor.

3. Submit landscape and irrigation plans far each open space lot in the land
division, with landscape area greater than 500 square feet, in accordance with
the Water Efficient Landscape Ordinance. Landscaping shall have a separate
meter.

4. Depict all line of sight easements on the landscaping and grading plans.

~,/ Prepared by Tonv Khalkhali Phone (626) 458-4921 Date 09-26-2016
J—" ir73082w-rev3.doc
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CALIF 0 R N 1 A Calgmda gmerken Water - Lns Ar~eles

AME[iICAN WATER 8657 G2M Avenue

Rosemead, CA 91770
May 20, 2016 emwateccom

Resident
5101 South Overhill Dr.
Los Angeles, CA 90056

WILL-SERVE NOTICE

Subject: SIDI Sou~hO~~erhill Dr. LosAnaefes:

Resident:

Phis is to advise that California American Water will supply water service, without

exception to the subject property. However, arrangements ma have to be made for the

installation of water services) or other appurtenances. Any costs associated with the

installation of water services) or other appurtenances will be the sole responsibility of

the property owner.

To provide adequate water flow for fire protection, os may be required by the cognizant

fire department, the exact size and length of any main, fire service or Fre hydrant that

may l~uve to be installed will have to be determined by a qualified hydraulics engineer

(by other thin the Water Company).

The quality of water delivered by California American Water meets all requirements of

the California State Department of Iieulth Services and the Los Angeles County Health

Department.

~f you have u~y questions or concerns regarding this correspondence, please contact me

al (626) 614-2533.

Regards,
CALIFORNIA AMERICAN WATER
SOUT'I{ERN DIVISION, LOS ANGELES DISTRICT

Dean Lefler
Operations Supervisor

c: Louie Romero, Operations Supervisor

Project Pile

PUBLIC WORKS' LETTER DATED SEPTEMBER 27, 2016
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~ ;. COUNTY OF LOS ANGELES FIRE DEPARTMENT
~̀~. w t~,~ FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040

Telephone (323) 890-4243, Fax (323) 890-9783

PROJECT: TR 73082 MAP DATE: August 24, 2016

THE FIRE DEPARTMENT RECOMMENDS APPROVAL OF THIS PROJECT AS
PRESENTLY SUBMITTED WITH THE FOLLOWING CONDITIONS OF APPROVAL.

FINAL MAP
CONDITIONS OF APPROVAL

Access as noted on the Tentative and the Exhibit Maps shall comply with Title
21 (County of Los Angeles Subdivision Code) and Section 503 of the Title 32
(County of Los Angeles Fire Code), which requires an all-weather access
surface to be clear to sky.

2. A copy of the Final Map shall be submitted to the Fire Department for review
and approval prior to recordation.

3. The driveway required for fire apparatus access shall be labeled as "Private
Driveway and Fire lane" on the Final Map with the widths clearly depicted.
Indicate compliance prior to Final Map clearance.

4. A reciprocal access agreement is required for the on-site private driveway since
multiple units will be sharing the same access. Submit documentation to the
Fire Department for review prior to Final Map clearance.

5. A construct bond is required for all private driveways within this development.
Provide written verification of the posted construction bond to the Fire
Department prior to Final Map clearance.

6. Provide written verification stating the required fire hydrants have been installed
or bonded for in lieu of installation prior to Final Map clearance.

PROJECT
CONDITIONS OF APPROVAL

This property is located within the area described by the Fire Department as
"Very High Fire Hazard Severity Zone". A "Fuel Modification Plan" shall be
submitted and approved prior to building permit issuance. (Contact: Fuel
Modification Unit, Fire Station #32, 605 North Angeleno Avenue, Azusa, CA
91702-2904, Phone (626) 969-5205 for details).

Reviewed by: Juan Padilla Date: September 26, 2016
Page 1 of 4
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~~E COUNTY OF LOS ANGELES FIRE DEPARTMENT
,̀F ~,~ ,'` FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040

Telephone (323) 890-4243, Fax (323) 890-9783

PROJECT: TR 73082 MAP DATE: August 24, 2016

2. The proposed building shall be placed such that a minimum unobstructed 5 feet
approved firefighter access walkway is provided to within 150 feet of all exterior
walls of the first story from an approved Fire Department access road.
Verification for compliance will be pertormed during the Fire Department review
of the architectural plan prior to building permit issuance.

3. The required on-site fire lane shall provide a minimum paved unobstructed
width of 28 feet, clear to the sky. Verbcation for compliance will be pe~Formed
during the Fire Department review of the architectural plan prior to building
permit issuance or prior to occupancy.

4. The proposed high density residential buildings shall provide a setback between
15 feet and 30 feet from the edge of the fire lane to the building wall due to the
building height exceeding 30 feet from an approved fire apparatus access road.
Verification for compliance will be performed during the Fire Department review
of the architectural plan prior to building permit issuance.

5. The divided portion of the fire lane shall provide a minimum paved unobstructed
width of 20 feet on each side of the raised median, clear to the sky. Verification
for compliance will be performed during the Fire Department review of the
architectural plan prior to building permit issuance.

6. The proposed courtyard is required to accommodate an approved unobstructed
Fire Department turnaround. Such turnaround shall be designed to the Fire
Department standards due to the size of the building and shall be clearly
depicted on the final design plans.

7. The gradient of the fire lane shall not exceed 15 percent. Any changes in grade
shall not exceed 10 percent within a 10 feet distance or 5.7 degrees. Cross
slopes and required Fire Department turnarounds shall not exceed 2 percent
grades. Verification for compliance will be performed during the Fire
Department review of the architectural plan prior to building permit issuance.

All proposed pedestrian gates shall be designed, constructed, and maintained
in accordance with ASTM F2200 and UL 325 as specked in the County of Los

Angeles Fire Code. Verification for compliance will be performed during the
architectural plan review prior to building permit issuance.

Reviewed by: Juan Padilla Date: September 26, 2016
Page 2 of 4

FIRE DEPARTMENTS LETTER DATED SEPTEMBER 26, 2D16
Page 2 of 4



~~~
f f1XE

COUNTY OF LOS ANGELES FIRE DEPARTMENT
~~~~~ ~.~~r~" FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040

Telephone (323) 890-4243, Fax (323) 890-9783

PROJECT: TR 73082 MAP DATE: August 24, 2016

9. The proposed decorative surtace within the required fire lane shall provide a
minimum width of 28 feet, clear to the sky, and be capable to support a live load
of 75,000 pounds. Provide construction detail on the load capacity of the
permeable pavement product to be used and a note on the architectural plans
so the Fire Department can verification for compliance prior to building permit
issuance.

10. The proposed Rooftop Gardens/Landscaped Roof shall comply with Section 317
and Section 905.3.8 of the County of Los Angeles Fire Code. Verification for
compliance will be performed during the architectural plan review prior to
building permit issuance.

11. Install 1 public fire hydrant as noted on the Tentative Map. The location might
change depending on the requirements by the jurisdiction water company.

12. The required fire flow from the public fire hydrant for this development can be
up to 2875 gallons per minute at 20 psi for a duration of 2 hours, over and
above maximum daily domestic demand. The required fire flow may be
reduced by the Fire Department during the architectural plan review process
prior to building permit issuance.

13. Install 1 private fire hydrant as noted on the Tentative Map. The required fire
flow from the private fire hydrant is to 1250 gallons per minute at 20 psi for a
duration of 2 hours. The location and fire flow for the private fire hydrant shall be
clearly identified on the architectural plan for review by the Fire Department prior
to building permit issuance.

14. All fire hydrants shall measure 6"x 4"x 2-1 /2" brass or bronze, be located to
provide a minimum clearance of 3 feet around the fire hydrant, and conform to
current AWWA standard C503 or approved equal.

15. All required fire hydrants shall be installed, tested, and accepted prior to
construction. Vehicular access must be provided and maintained serviceable
throughout construction to all required fire hydrants.

16. Parking shall be restricted 50 feet adjacent to any required public or private fire
hydrant, 25 feet on each side measured from the center of the fire hydrant.
Adequate signage and/or stripping shall be required prior to occupancy.

Reviewed by: Juan Padilla Date: September 26, 2016
Page 3 of 4
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~' 1 ,COUNTY OF LOS ANGELES FIRE DEPARTMENT
~'4 `~~,~ `` FIRE PREVENTION DIVISION

Land Development Unit
5823 Rickenbacker Road
Commerce, CA 90040

Telephone (323) 890-4243, Fax (323) 890-9783

PROJECT: TR 73082 MAP DATE: August 24, 2016

17. An approved automatic fire sprinkler system is required for proposed building
within this development. Submit design plans and underground piping plans,
including for the required private fire hydrant, to the Fire Department Sprinkler
Plan Check Unit for review and approval prior to installation.

18. All proposed pedestrian gates shall comply with the Fire Departments
Regulation 5. Verification for compliance will be performed during final
inspection of the gate prior to occupancy.

19. The driveways required forfire apparatus access shall be posted with signs
stating "No Parking-Fire Lane" and/or stripped accordingly in compliance with
the County of Los Angeles Fire Gode prior to occupancy.

20. All future buildings shall provide approved address numbers. Compliance
required prior to occupancy to the satisfaction of the Department of Public
Works and the County of Los Angeles Fire Code.

For any questions regarding the report, please contact Juan Padilla at (323) 890-4243
or Juan.Padilla@fire.lacounty.gov.

Reviewed by: Juan Padilla

FIRE DEPARTMENT'S

Date: September 26, 2016
Page 4 of 4
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Tentative Map # 73082 DRP Map Date:UB124/2016 SCM Date: J 1 Repod Date: 09/20(2016

Park Planning Area k 17 LADERA HEIGHTS Map Type:REV. (REV RECD) ',

Total Units 88 =Proposed Uni[s 88 +Exempt Units ~0

Sections 2124.340, 2124.350, 2128.120, 21.28.130, and 27 28.140, the County of Las Angeles Code, Title 21, Subdivision
Ordinance provide that the County will determine whether the development's park obligation is to be met by:

1 j the dedication of land for public or private park purpose or,

2} the payment of in-lieu fees or,

3) the provision of amenities or any combination of the above.

The specific determination of how the park o6ligatipn will be satisfied will 6e based on the conditions of approval by the advisory
agency as recommended by the Department of Parks and Recreation.

Park Iand obligation in acres or in-lieu fees:
ACRES: 0.44

IN-LIEU FEES: $108,701

Conditions of the map approval:

The park obligation for this development will be met by:

The payment of $108,701 in-lieu fees.

Trails:

No trails.

__. _

Comments:

•̀'Advisory:

The Representative Land Value (RVs) in Los Angeles County Code (LACC) Section 21.28.140 are used to calculate

park fees and are adjusted annually, based on changes in the Consumer Price Index. The new RLVs become

effective July 1st of each year and may apply to this subdivision map if first advertised for hearing before either a

hearing officer or the Regional Planning Commission on or after July 1st pursuant to LACC Section 21.28.140,

subsection 3. Accordingly, the park tee in this report is subject to change depending upon when the subdivision is

first advertised for public hearing.

Please contact Clement Lau at (213) 351-5120 or Shee~a Maihai at (213) 351-5121, Department of Parks and Recreation, 510 Souih
Vermont Avenue, Los Angeles, GA 90020 for further information or to schedule an appointment to make an in-lieu fee payment.

For information on Hiking and Equestrian Trail requirements, please contact the Trails Coordinator at (213} 351-5134.

,~ /J tl > ,„

gy: G^. - V' `. f',~.-~J~ .. .tom.. j 
Y---~ G:. SuPv D 2nd

Kat line J. King,Chief of Pla ning ~ September oe, 2ois o5:aa:a0

DEPARTMENT OF PAR~C$~ ND RECREATION'S LETTER DATED SEPTEMBER 8, 2016 QMBd2F.FRX
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LOS ANGELES COUNTY r" ~"
DEPARTMENT OF PARKS AND RECREATION ' ~~

PARK OBLIGATION WORKSHEET '' ̂̂'`

Tentative Map 8 73082 DRP Mep ~ate:08124/2016 SMC Date: / / Report Date: 09/20/2016

Park Planning Area M 77 L,4DERA HgGHTS Map Type:R£V. (REV RECD)

The formula for calculeling the acreage obligation end or In-lieu fee is as (olbws:

(P}eopie x (0.003) Ratio x (U)nita = (X) acres obligation

(~ acres obllgallon x RLV/Aaa = In-Cleo Base Fee

Whefe: P = Estlmete of number of People per dwelling ur~t eccordfng to the type of dweNing wut as
determined 6y Nie 2000 U.3. Census'. Assume' people for detached single-family residences;
Assume •people for attached single-(pmiry (townhouse) residences, iwo-tam(ly residences, end
apartment houses containing fewer than flue d~velBng units; Assume' people fa apartment houses
containing five or more dwetling urns; Assume' people to mobile homes.

Ratio = The sub6visbn or~ence provides e ratto 013.0 aces W park land for each 1,000 people
generated by the development. This redo is calcWeted as'0.0030' In the formula.

U s Total approved number of Dwelling Units.

X m Local park space oWlgatfon e~ressed in termso£ acres.

RLV/Acre = Represeniative Lend Value per Acre by Park Pfamdng fvea.

Total Units 
~ 

=Proposed Uni4s 88 + F~cempt Units

People"
j Rdtio'

~,dp,~resl ippp peke Number pf UnNs AcreD6llgetion i

Detached S.F. Units 2.86 0.0030 0 0.00
M.F. < 5 Units 204 0.0030 0 0.00
M.F.>=S Unite 1.85 0.0030 B8 0.44
Mobile Units 1.49 0.0030 0 O.DO
Exe Unlis 0

Total Acre Obligation 0.44

Park Planning Area = 17 LADERA HEIGHTS

RMio ggrn pbI(ga~inrl

_.. __.

RL~J Afire .'

_.

In-LWu Base FdH

~(O.D030) 0.44 $247,048 .. . 508,701

Lnt # - PrRvided SpeCa Provided Acres ~~edit (96} l~cB Greet Land

None

Total Provided Acre Credit: 0.00

Acre Obl~getton PubNc land Crdt. PriV. Land Crdf. Net Db~gatlon RLU / ~{cre tn-Lleu Fee Aue ,

0.44 0.00 O.OQ 0.44 $247,048 $708,701

Supv D 2nd
Se~ ember 08, 2016 09:44:46

DEPARTMENT OF PARKS AND RECREATION'S LETTER DATED SEPTEMBER 8, 2016 pMBO1F.FRX
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COUNTY OF LOS ANGELES

Public Nealth
CYNTHIA b HARING, M.P.H.
44CMI OUEt~at

JEFFREY D. GUNZENHAUSER, M.D., M.P.H.
Imerim Hea4h C1Hkx

ANGELO J. BELLOMO, REN9, QEP
Deputy Dkeda for HeaNh Protectlon

TERRI S. WILlIAMS, REHS
DlrecWf of EnvirommlMal Health

5050 Canme`co Olive
Batdwn Park, CaNbmia 91708
~.182fi) 430.51 W •FAX (628) 813.3000

www.oubllchaalfh.lacounN.00v

September 20, 2016

Tentative Tract Map No. 073082

~ciniry: View Park

Tentative Tract Map Date: August 24, 2018

ate-,

t ~`}

5 4~~,.
BQARD OF SUPERVISORS

HYda Solle
PAS[ [%9Mq

Ma~A RIdHy-Thomas
Samnd OkVia

SheIN Kuehl
Th&tl OiaMa

Dan Knabe
Fwn~ OIallM

uiclu.l o. AntwwNch
Rnn deliin

The Los Angeles County Department of Public Health —Environmental Health Division
recommends the approval of Tentative Tract Map 073082 based on the use of public water
(California American Water) and public sewer as proposed for wastewater disposal. Any
variation from the approved use of water supply and/or approved method of sewage disposal
shall invalidate the DepartmenPs approval

Prepared by:
~l,E~-.

VICENTE C. BANADA, REHS
Environmental Health Specialist IV
Land Use Program
5050 Commerce Drive
Baldwin Park, Cai'rfomia 91706
vbanada (a7ph.iacountv.gov
TEl (626) 430-5381 •FAX (626) 813-30tS

DEPARTMENT OF PUBLIC HEALTH'S LETTER DATED SEPTEMBER 20, 2016



MITIGATION MONITORING AND REPORTING PROGRAM
PROJEGT NO.82015-01232-{2) !VESTING TENTATIVE TRACT MAP NO.073082 /CONDITIONAL USE PERMIT NO.

• 201500052 I ENV NO.2015000$9

The Department of Regional Planning staff has determined that the attached mitigation measures 9or the projecE are
necessary in order to assure that the proposed project will not cause significant impacts on the environment.

The permittee shall deposit the sum of $6,000.00 with the Department of Regional Planning within 3D days of permit approval
in order to defray the cost of reviewing and verifying the information contained in the reports required by the Mitigation
Monitoring and Reporting Program.

As•the applicant, I agree to incorporate these mitigation measures into the project, and understand that the public hearing
and consideration by the Hearing Officer and/or Regional Planning Commission will be on the project as mitigation
measures.
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MITIGATION MONITORING AND REPORTING PROGRAM (MMRP)
PROJECT NO. R2015-01232-(2)  / TTM NO. 073082 / ENV NO. 201500089

Page 1 of 9

# Environmental 
Factor Mitigation Action Required When Monitoring to 

Occur
Responsible Agency or 

Party
Monitoring Agency or 

Party

MM-1

Aesthetics

Prior to issuance of any building permit, the project 

applicant shall prepare a site lighting plan for review and 

approval by the County of Los Angeles Director of 

Regional Planning, or designee. The lighting plan shall be 

prepared by a licensed electrical engineer and shall be in 

compliance with applicable standards of the Los Angeles 

County Code. The lighting plan shall demonstrate that all 

exterior lighting has been designed and located so that all 

direct rays are confined to the property in a manner 

meeting the approval of the Director of Regional Planning, 

or designee.

Approval of a site lighting plan 

(Revised Exhibit "A").

Prior to issuance of 

a building permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning

MM-3

Air Quality

Prior to issuance of any grading permit the applicant shall 

prepare a grading plan for review and approval by the 

County of Los Angeles Director of Regional Planning, or 

designee, that includes a note indicating that at the 

conclusion movement of any earth material of 10,000 cubic 

yards or the authorized volume, whichever is greater, the 

project applicant shall perform power washing to the 

Windsor Hills Elementary School building(s) and 

playground equipment. The grading plan shall be prepared 

by a licensed civil engineer and shall be in compliance with 

applicable standards of the Los Angeles County Code. The 

grading plan shall further demonstrate that all construction 

vehicle wheels shall be water sprayed and/or washed, in a 

manner meeting the approval of the Director of Regional 

Planning, or designee, to limit dust traveling offsite.

Approval of a grading plan 

(Revised Exhibit "A").

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning

MM-

3.1

Air Quality

Prior to issuance of any grading permit the applicant shall 

implement a dust suppression program to prevent the 

migration of dust particles to the adjacent residential area. 

Fugitive dust emission reduction shall be demonstrated in 

a manner meeting the approval of the Director of Public 

Health. 

Approval of a grading plan 

(Revised Exhibit "A").

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Departments of Public 

Health, Regional Planning
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3.2

Air Quality

Prior to issuance of any grading permit the applicant shall 

prepare and submit to the Director of Public Health an air 

quality assessment verifying that the future occupants of 

the project will not be exposed to significant air toxics, 

fumes and other hazards associated with fires and the 

proximity to the Baldwin Hills Oil Fields.  

Approval of a grading plan 

(Revised Exhibit "A").

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Departments of Public 

Health, Regional Planning

MM-4

Biological Resources

Within five (5) days prior to land-clearing activities between 

February 1 through August 31, a qualified biologist shall 

conduct a nesting survey to identify any direct or indirect 

impacts to actively nesting birds. If direct or indirect 

impacts are identified, the biologist shall specify the 

appropriate mitigation measure(s) for these impacts. Such 

measures may include avoidance of occupied nests, 

staging work areas outside an established buffer area, 

modified scheduling of grading and clearing and 

monitoring of active nests during construction. If direct or 

indirect impacts are identified, the biologist shall specify 

the appropriate mitigation measure(s) for these impacts. 

Such measures may include avoidance of occupied nests, 

staging work areas outside an established buffer area, 

modified scheduling of grading and clearing and 

monitoring of active nests during construction.

Conduct pre-construction 

nesting bird survey.

Prior to issuance of 

a grading permit. 

Applicant and subsequent 

owner(s)

Department of Regional 

Planning
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Cultural Resources

Prior to the issuance of any grading permit, applicants shall 

provide written evidence to the County of Los Angles that a 

County certified archaeologist has been retained to 

observe grading activities greater than six feet in depth and 

salvage and catalogue archaeological resources as 

necessary. The archaeologist shall be present at the pre-

grade conference, shall establish procedures for 

archaeological resource surveillance, and shall establish, 

in cooperation with the applicant, procedures for 

temporarily halting or redirecting work to permit the 

sampling, identification, and evaluation of the artifacts as 

appropriate. If the archaeological resources are found to 

be significant, the archaeological observer shall determine 

appropriate actions, in cooperation with the project 

applicant, for exploration and/or salvage. Prior to the 

release of the grading bond the applicant shall obtain 

approval of the archaeologist’s follow-up report from the 

County. The report shall include the period of inspection, 

an analysis of any artifacts found and the present 

repository of the artifacts. Applicant shall prepare 

excavated material to the point of identification. Applicant 

shall offer excavated finds for curatorial purposes to the 

County of Los Angeles, or its designee, on a first refusal 

basis. These actions, as well as final mitigation and 

disposition of the resources, shall be subject to the 

approval of the County. 

Provide written evidence to 

the Director of Regional 

Planning, or designee that a 

qualified archaeologist has 

been retained.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning
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cont.

Cultural Resources

Applicant shall pay curatorial fees if an applicable fee 

program has been adopted by the Board of Supervisors, 

and such fee program is in effect at the time of 

presentation of the materials to the County or its designee, 

all in a manner meeting the approval of the County. 

Unanticipated discoveries shall be evaluated for 

significance by a County-certified archaeologist. If the 

archaeological resources are found to be significant, then 

the project shall be required to perform data recovery, 

professional identification, radiocarbon dates as 

applicable, and other special studies; submit materials to 

the County of Los Angeles, or its designee, on a first 

refusal basis; and provide a comprehensive final report 

including appropriate records for the California Department 

of Parks and Recreation (Building, Structure, and Object 

Record; Archaeological Site Record; or District Record, as 

applicable).

Provide written evidence to 

the Director of Regional 

Planning, or designee that a 

qualified archaeologist has 

been retained.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning
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5.1

Cultural Resources

Prior to the issuance of any grading permit, applicants shall 

provide written evidence to the County of Los Angles that a 

County certified paleontologist has been retained to 

observe grading activities greater than six feet in depth and 

salvage and catalogue paleontological resources as 

necessary. The paleontologist shall be present at the pre-

grade conference, shall establish procedures for 

paleontologist resource surveillance, and shall establish, in 

cooperation with the applicant, procedures for temporarily 

halting or redirecting work to permit the sampling, 

identification, and evaluation of the artifacts as appropriate. 

If the paleontological resources are found to be significant, 

the paleontologist observer shall determine appropriate 

actions, in cooperation with the project applicant, for 

exploration and/or salvage. Prior to the release of the 

grading bond the applicant shall obtain approval of the 

paleontologist’s follow-up report from the County. The 

report shall include the period of inspection, an analysis of 

any artifacts found and the present repository of the 

artifacts. Applicant shall prepare excavated material to the 

point of identification. Applicant shall offer excavated finds 

for curatorial purposes to the County of Los Angeles, or its 

designee, on a first refusal basis. These actions, as well as 

final mitigation and disposition of the resources, shall be 

subject to the approval of the County. 

Provide written evidence to 

the Director of Regional 

Planning, or designee that a 

qualified paleontologist has 

been retained.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning
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5.1

Cultural Resources

Applicant shall pay curatorial fees if an applicable fee 

program has been adopted by the Board of Supervisors, 

and such fee program is in effect at the time of 

presentation of the materials to the County or its designee, 

all in a manner meeting the approval of the County. 

Unanticipated discoveries shall be evaluated for 

significance by a County-certified a paleontologist. If the 

paleontological resources are found to be significant, then 

the project shall be required to perform data recovery, 

professional identification, radiocarbon dates as 

applicable, and other special studies; submit materials to 

the County of Los Angeles, or its designee, on a first 

refusal basis; and provide a comprehensive final report 

including appropriate records for the California Department 

of Parks and Recreation.

Provide written evidence to 

the Director of Regional 

Planning, or designee that a 

qualified paleontologist has 

been retained.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning
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5.2

Cultural Resources

If human remains are encountered during excavation 

activities, all work shall halt and the County Coroner shall 

be notified (California Public Resources Code §5097.98). 

The Coroner will determine whether the remains are of 

forensic interest. If the Coroner, with the aid of the County-

approved Archaeologist, determines that the remains are 

prehistoric, s/he will contact the Native American Heritage 

Commission (NAHC). The NAHC shall be responsible for 

designating the most likely descendant (MLD), who will be 

responsible for the ultimate disposition of the remains, as 

required by Section 7050.5 of the California Health and 

Safety Code. The MLD shall make his/her 

recommendation within 48 hours of being granted access 

to the site. The MLD’s recommendation shall be followed if 

feasible, and may include scientific removal and non-

destructive analysis of the human remains and any items 

associated with Native American burials (California Health 

and Safety Code §7050.5). If the landowner rejects the 

MLD’s recommendations, the landowner shall rebury the 

remains with appropriate dignity on the property in a 

location that will not be subject to further subsurface 

disturbance (California Public Resources Code §5097.98).

If human remains are 

encountered during 

excavation activities, contact 

the County Coroner.

During grading 

activities.

Applicant and subsequent 

owner(s)

County Coroner, Qualified 

Archaeologist

MM-

5.3

Cultural Resources

If items, areas or other resources of significance

associated with tribal cultural resources are identified, all

work shall halt and the Gabrieleno Band of Mission

Indians, Kizh Tribal Territory, Kizh Nation, shall be notified.

Avoidance and treating of the items with dignity shall

occur. The Gabrieleno Band of Mission Indians’

representative shall determine whether the items are of

cultural interest. If the representative determines there is a

cultural resource, there shall be permanent conservation

easement(s) and/or protecting the items in place.

Avoidance of cultural 

resources.

During grading 

activities.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning, Gabrieleno Band 

of Mission Indians

MM-

13.1

Noise 

Acoustical Analysis. Submit an acoustical analysis by a

certified acoustical engineer to include analysis of mobile 

and point sources and their impact on the proposed project 

and neighbors, sensitive receptors (i.e., schools) and risk 

populations (i.e., the elderly, people with chronic health 

issues, etc…) to determine whether additional noise-

suppression methods are required.

Prior to issuance of grading 

Permits file an acoustical 

analysis of mobile and point 

sources.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Public 

Health, Environmental 

Health Division
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13.2

Noise 

Construction Activities. Construction activities shall not

be permitted on any national holiday or on any Sunday. All

construction equipment shall use properly operating

mufflers. Any powered equipment or powered hand tool

that produces a maximum noise level exceeding 75 dBA at

a distance of 50 feet from said source shall be prohibited

unless a means exists to reduce such noise below 75 dBA.

The use of a temporary noise barrier during construction is

considered a reasonable and feasible measure, as

described below, if the 75 dBA Noise Ordinance

requirement cannot be achieved by other means. A

temporary noise barrier shall be installed along the

southern site boundary when heavy equipment is being

used within 160 feet of said boundary. The barrier height

shall be 10 feet above grade. If sound blankets are

installed on a support framework, the edges shall overlap

sufficiently to cover any gaps, and the areal density of the

framework and fabric shall be at least 3.5 pounds per

square foot to provide adequate stiffness to the array.

Prior to issuance of grading 

Permits, the plans shall 

include notes indicating 

compliance with the County of 

Los Angeles Noise Standards 

and the listed notes.

Prior to issuance of 

a grading permit and 

during grading 

activities.

Applicant and subsequent 

owner(s)

Department of Public 

Health, Environmental 

Health Division

MM-

13.3

Noise

Additional Construction Noise Controls.  For all mobile

construction equipment operating within 250 feet of 

adjacent residential receptors, and for all stationary 

construction equipment operating on the project site, 

additional noise attenuation techniques shall be employed 

to ensure that noise remains within levels allowed by the 

County of Los Angeles noise restrictions. Prior to issuance 

of grading permits, the Applicant shall submit a mitigation 

plan prepared by a qualified engineer or other acoustical 

expert for review and approval by the departments of 

Regional Planning and Public Health that identifies noise 

control measures that achieve a minimum 20 dBA 

reduction in construction-related noise levels. The 

mitigation plan may include use of vibratory pile drivers or 

other pile driving noise controls, sound curtains, 

engineered equipment controls, or other methods. Noise 

control requirements shall be noted on project construction 

drawings and verified by the Building and Safety Division 

during standard inspection procedures.

Prepare and file a mitigation 

plan that identifies that 

achieve a minimum 20 dBA 

reduction in consturction-

related noise.

Prior to issuance of 

a grading permit.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning, Department of 

Public Health, 

Environmental Health 

Division.

MM-
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13.4

Noise

Neighbor Notification. Provide notification to occupants

adjacent to the project site at least 24 hours prior to 

initiation of construction activities that could significantly 

affect outdoor or indoor living areas. This notification shall 

include the anticipated hours and duration of construction 

and a description of noise reduction measures. The 

notification shall include a telephone number for local 

residents to call to submit complaints associated with 

construction noise. The notification shall also be posted on 

La Brea Avenue and Overhill Drive adjacent to the project 

site, and shall be easily viewed from adjacent public areas.

Post a notice of anticipated 

hours and duration of 

construction and a description 

of noise reduction measures 

easily-viewed from public 

areas adjacent to the site.

Prior to issuance of 

a grading permit. 

Applicant and subsequent 

owner(s)

Department of Regional 

Planning

19

Mitigation 

Compliance

As a means of ensuring compliance of above mitigation 

measures, the applicant and subsequent owner(s) are 

responsible for submitting compliance report to the 

Department of Regional Planning for review, and for 

replenishing the mitigation monitoring account if necessary 

until such as all mitigation measures have been 

implemented and completed.

Submittal and approval of 

compliance report and 

replenishing mitigation 

monitoring account as 

required.

Yearly and as 

required until all 

measures are 

completed.

Applicant and subsequent 

owner(s)

Department of Regional 

Planning

MM-

MM-
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TENTATIVE MAP FINDINGS 

(Do not repeat the statement or provide Yes/No responses. If necessary, attach additional pages.) 
 

a) The proposed map is consistent with applicable General Plan/Community Plan and Specific Plan. 

 
 
 
 
 

b) The design or improvement of the proposed subdivision is consistent with applicable General 
Plan/Community Plan and Specific Plan. 
 
 
 
 
 

c) The site is physically suitable for the type of development. 
 
 
 
 
 

d) The site is physically suitable for the proposed density of development. 
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e) The design of the subdivision or the proposed improvements are not likely to cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habitat. 
 
 
 
 
 

f) The design of the subdivision or type of improvements is not likely to cause serious public health problems. 

 
 
 
 
 

g) The design of the subdivision or the type of improvements will not conflict with easements of record or 
easements established by judgement of a court of competent jurisdiction, acquired by the public at large, 
for access through or use of, property within the proposed subdivision. 
 
 
 
 
 

h) For an area located in a state responsibility area or a very high fire hazard severity zone, the subdivision 
is consistent with regulations adopted by the State Board of Forestry and Fire Protection as meeting or 
exceeding the state regulations. 
 
 
 
 
 

i) For an area located in a state responsibility area or a very high fire hazard severity zone, that structural 
fire protection and suppression services will be available for the subdivision through either a county, city, 
special district, political subdivision of the state, another entity organized solely to provide fire protection 
services that is monitored and funded by a county or other public entity, or the Department of Forestry and 
Fire Protection by contract. 
 
 
 
 
 



























































From: Nicole Wainwright
To: Erica G. Aguirre
Subject: Urgent Opposition to “The View” Luxury Condo Project – Windsor Hills Community at Risk
Date: Saturday, May 24, 2025 10:12:34 AM

CAUTION: External Email. Proceed Responsibly.
Dear Ms. Erica Aguirre,

As a Windsor Hills resident, registered voter, and concerned neighbor, I am writing to express
my strong opposition to the proposed luxury condo development known as “The View” near
Stocker and Overhill. This project raises serious and urgent safety concerns for our
community, and I urge you to reject its approval at the June 4th Regional Planning
Commission hearing.

The proposed site lies within a designated High Fire Hazard Severity Zone and an Earthquake
Fault Zone—yet fire hydrants in the area have repeatedly failed to meet LA County’s
minimum flow standards. With hydrant flow rates at just 300–550 GPM—well below the
required 1,000 GPM—this development would further endanger an already vulnerable
neighborhood.

Moreover, the project is directly adjacent to the Inglewood Oil Field, Kenneth Hahn Park, and
the Park-to-Playa Trail. Increased density, traffic, and fire risks in such a sensitive area are
deeply troubling. Overhill Drive has already seen more than 34 accidents—including three
fatalities—since 2015. Adding a 5-story structure and its related traffic will only compound
these dangers.

This development does not address our community’s need for equitable, affordable housing.
Instead, it prioritizes high-end luxury units that do not serve the needs of the residents who
call Windsor Hills home.

I respectfully urge you to prioritize community safety and responsible development. Please
vote against “The View” and advocate for solutions that strengthen—rather than threaten—our
neighborhood.

Sincerely,

Nicole Wainwright

5528 Harcross Drive

Windsor Hills Resident and Constituent

mailto:nmwainwright@gmail.com
mailto:EAguirre@planning.lacounty.gov
e610481
Text Box
Exhibit D - Additional Public Comments



Nicole Wainwright
University of California Los Angeles - MPH '16
University of California Santa Barbara - B.A. Communication '08
http://www.linkedin.com/in/nicolewainwright
949.433.9273

http://www.linkedin.com/in/nicolewainwright


From: Graham-Hooker Family
To: Erica G. Aguirre
Subject: Regarding "The View" - The Proposed Oversized Luxury Condo Development
Date: Saturday, May 31, 2025 8:20:19 PM

CAUTION: External Email. Proceed Responsibly.
Dear Ms. Aguirre,

I am writing as yet another deeply concerned resident of the View Park-Windsor Hills community to
strongly urge the Los Angeles County Regional Planning Commission to deny the approval of “The View,”
the proposed oversized 5-story luxury condominium development near the intersection of Stocker and
Overhill Drive.

This project poses serious safety and environmental risks to our community, and is deeply incompatible
with the unique character and infrastructure limitations of our neighborhood. Below are the key reasons
for opposition, which are based on verified facts and community data:

1. Inadequate Emergency Infrastructure in a High Fire Hazard Severity Zone

The site is located in a designated High Fire Hazard Severity Zone and an Earthquake Fault Zone,
making high-density development especially dangerous.

Fire hydrants in the area have failed recent flow tests, delivering just 300–550 gallons per minute (GPM)
—well below LA County’s 1,000 GPM safety standard.

Recent devastating fires in areas with similar topography, like Altadena and the Palisades, highlight the
extreme risk this kind of development poses without reliable emergency water infrastructure.

2. Dangerous Traffic Conditions

The project site is next to a five-point intersection at Stocker and Overhill, already known for traffic
accidents—including 34 collisions with 3 fatalities since 2015.

Traffic engineers have warned of increased danger, especially on Overhill Drive and Northridge Drive.

Increased traffic from “The View” would worsen congestion and threaten pedestrian safety, especially
near schools, trails, and residential areas.

3. Threat to Public Recreation and Active Transportation

The site borders Kenneth Hahn State Recreation Area and the Park-to-Playa Trail, both of which are
heavily used by families, hikers, and cyclists.
Increased traffic and potential fire hazards from this development could endanger those using these
public spaces.

4. Displacement of Community Needs

This luxury high-rise will not meet the urgent need for affordable housing in South LA.
In contrast, projects like the Baldwin Hills Crenshaw Plaza redevelopment will add 961 units of new
housing, including affordable options—highlighting better alternatives that serve community needs.

For all these reasons, I strongly oppose the approval of “The View” project and urge the County to
prioritize responsible, sustainable, and community-informed development.

mailto:grahamhooker@prodigy.net
mailto:EAguirre@planning.lacounty.gov


Thank you for your attention to this matter. Please ensure that the voices of local residents are fully
considered before any decisions are made.

Sincerely,

Karen M Graham







From: Sydney Blount
To: Erica G. Aguirre; hollyjmitchell@bos.lacounty.gov
Cc: info@uhawhvp.org
Subject: Comments from a Concerned Citizen
Date: Tuesday, June 3, 2025 10:29:06 AM

CAUTION: External Email. Proceed Responsibly.
Hello, Supervisor Mitchell & County Planner Aguirre –

My name is Sydney Blount and I live in the Windsor Hills community within your district. I'm
writing to express my concerns about the luxury high-rise condo project called "The View"
that is set to be discussed at tomorrow's regional planning commission hearing. 

The recent and devastating fires across LA have shown us how important it is to have and
uphold safety measures to protect our homes, particularly in high risk, highly dense areas. As
you should already know, the  Windsor Hills community is already a dense area that is at risk
for earthquakes given the fault lines that run under the community. It's also at risk for fires and
we currently lack reliable water systems for emergencies, not to mention environmental
threats from the oil fields next door.

Furthering this risk by adding more housing at the top of the hill via this project is not only
unhelpful, it's negligent. That is all in addition to the dangerous traffic impacts this
project would also bring as well as the decreased home values that existing neighbors would
experience with their invaluable views being blocked. 

I write this email to not only share my concerns, but also to ask for your help and to ask
what is your office's stance on this project? This is a time when we need our local
leadership to step in and advocate for us. 

Best, 
Sydney Blount

mailto:sebloun@gmail.com
mailto:EAguirre@planning.lacounty.gov
mailto:hollyjmitchell@bos.lacounty.gov
mailto:info@uhawhvp.org


From: Yolanda Duvernay
To: Erica G. Aguirre; HollyMitchell@bos.lacounty.gov
Subject: "The View" Project
Date: Tuesday, June 3, 2025 12:28:20 PM

CAUTION: External Email. Proceed Responsibly.
Good afternoon:

I almost NEVER send emails regarding the community concerns, but I had occasion to read the
Community Safety Alert concerning the meeting tomorrow regarding "The View" project.

Unless someone is really just all about development money, that is a horrible idea!

I have lived in the View Park/Windsor Hills/Baldwin Hills/Crenshaw-Slauson/Ladera Heights
communities since 1964.  I learned to drive at 16 primarily up and down La Brea and Stocker.  I
have been LUCKY to have only been involved in an accident once at that intersection of
Stocker/La Brea/Overhill (when I was hit by someone who was not familiar with that maze of
an intersection).

TO DATE, there are still people who try to make left turns onto Stocker from Southbound La
Brea.  There is a school, joggers and walkers all impacted by that tricky intersection.

Someone has ALWAYS wanted to over-build in that section.  The dental office and other small
business are bad enough.  Now, in a heavily trafficked area, someone wants to add the
multiple, over-priced UNITS that the community has been fighting, forever. 

How would all of those cars coming and going do anything other than further pile-up traffic in
that intersection?  You cannot come into the communities via Slauson, La Brea and La
Cienega, at present, without a long wait and traffic back-up.

I would be remiss in not putting my 2 cents in - even if it means nothing to you.  Me, my
children, grandchildren, siblings, nieces and nephews all frequent that intersection.  I do not
want to have to be notified of a fatality because some greedy developer thought it was a good
idea to create chaos.

Yolanda Duvernay,
Concerned Citizen

mailto:yyduv@hotmail.com
mailto:EAguirre@planning.lacounty.gov
mailto:HollyMitchell@bos.lacounty.gov


From: Julia Mello
To: Erica G. Aguirre
Subject: Opposition to “the view”
Date: Tuesday, June 3, 2025 12:37:15 PM

CAUTION: External Email. Proceed Responsibly.

Dear Erica,

I am writing as a concerned resident of the View Park–Windsor Hills
community to strongly urge the Los Angeles County Regional Planning
Commission to deny the approval of “The View,” the proposed oversized
5-story luxury condominium development near the intersection of Stocker
and Overhill Drive.

This project poses serious safety and environmental risks to our
community, and is deeply incompatible with the unique character and
infrastructure limitations of our neighborhood. Below are the key reasons
for opposition, which are based on verified facts and community data:

1. Inadequate Emergency Infrastructure in a High Fire Hazard
Severity Zone

The site is located in a designated High Fire Hazard Severity Zone and
an Earthquake Fault Zone, making high-density development
especially dangerous.

Fire hydrants in the area have failed recent flow tests, delivering just
300–550 gallons per minute (GPM)—well below LA County’s 1,000
GPM safety standard.

Recent devastating fires in areas with similar topography, like

mailto:jujumello82@icloud.com
mailto:EAguirre@planning.lacounty.gov


Altadena and the Palisades, highlight the extreme risk this kind of
development poses without reliable emergency water infrastructure.

2. Dangerous Traffic Conditions

The project site is next to a five-point intersection at Stocker and
Overhill, already known for traffic accidents—including 34 collisions
with 3 fatalities since 2015.

Traffic engineers have warned of increased danger, especially on
Overhill Drive and Northridge Drive.

Increased traffic from “The View” would worsen congestion and
threaten pedestrian safety, especially near schools, trails, and
residential areas.

3. Threat to Public Recreation and Active Transportation

The site borders Kenneth Hahn State Recreation Area and the Park-to-
Playa Trail, both of which are heavily used by families, hikers, and
cyclists.

Increased traffic and potential fire hazards from this development
could endanger those using these public spaces.

4. Displacement of Community Needs



This luxury high-rise will not meet the urgent need for affordable
housing in South LA.

In contrast, projects like the Baldwin Hills Crenshaw Plaza
redevelopment will add 961 units of new housing, including
affordable options—highlighting better alternatives that serve
community needs.

For all these reasons, I strongly oppose the approval of “The View” project
and urge the County to prioritize responsible, sustainable, and community-
informed development.

Thank you for your attention to this matter. Please ensure that the voices of
local residents are fully considered before any decisions are made.

Sincerely,

Julia Mello

5501 Onacrest drive 

Los Angeles, CA 90043 
Sent from my iPhone



From: hutchinsonreport@aol.com
To: jheath@uhawhvp.org
Subject: Calls on Supervisor Holly Mitchell Oppose Project
Date: Tuesday, June 3, 2025 2:07:54 PM

CAUTION: External Email. Proceed Responsibly.
https://m.facebook.com/story.php?
story_fbid=1181662143758364&id=783625323&sfnsn=mo&mibextid=RUbZ1f

https://www.facebook.com/earl.o.hutchinson/videos/1181662143758364
 
 

Los Angeles Urban Policy Roundtable
 

 

June 2, 2025

for Immediate Release
Contact:
Earl Ofari Hutchinson
323-383-6145

 

Press Briefing 
 
When Tuesday June 3 10 AM
Where At hazardous proposed development project site on
Overhill Blvd near Stocker St., L A 90043
 
 
 
 
 
Los Angeles Urban Policy Roundtable President Charges Development

Project Endangers Predominantly Black South LA Neighborhood 
Calls on Supervisor Holly Mitchell Oppose Project 

 
 
 

 
Los Angeles Urban Policy Roundtable President Earl Ofari Hutchinson
on Tuesday June 3 will call on Supervisor Holly Mitchell to Oppose a
development project that endangers a predominantly upscale Black
South LA Neighborhood View Park Windsor Hills. Hutchinson will
make the call at the proposed site on Overhill Blvd. Near Stocker St. L A
90043 at 10 AM.
 

mailto:hutchinsonreport@aol.com
mailto:jheath@uhawhvp.org
https://m.facebook.com/story.php?story_fbid=1181662143758364&id=783625323&sfnsn=mo&mibextid=RUbZ1f
https://m.facebook.com/story.php?story_fbid=1181662143758364&id=783625323&sfnsn=mo&mibextid=RUbZ1f
https://www.facebook.com/earl.o.hutchinson/videos/1181662143758364


"The proposed development poses grave danger of fire, chemical, toxic
waste hazard to an exclusively residential predominantly Black
neighborhood," says Hutchinson, "Neighborhood groups have
repeatedly called for the County to reject the project because of the
hazards that put property and homeowner lives at risk. Mitchell must
act





From: Bowe King
To: Erica G. Aguirre
Subject: Please DO NOT approve Stocker/Overhill luxury high rise "The View"
Date: Tuesday, June 3, 2025 4:04:40 PM

CAUTION: External Email. Proceed Responsibly.
Dear Erica, 
Please do not approve a luxury high rise at the already overburdened 5-way intersection at
Stocker, LaBrea and Overhill.

If you live, work, or commute in the general View Park/Windsor Hills area, at all, then you
will clearly understand how negatively a luxury condo building will impact the community
overall and specifically be detrimental to the 5-way intersection at Stocker, LaBrea and
Overhill. 

This intersection is already one of the most congested in the city, and during busier times of
the day the corner of Stocker and Labrea is at a standstill with congestion as is (just try driving
from the west side of Stocker around 4:30pm). Not only would the entire construction phase of
a luxury project like this further burden an already overtaxed community, but once occupied it
would further disenfranchise the neighborhoods by creating a veritable gate of traffic to hinder
the ability to move through that area. 

All you need to do is go a little bit down the hill and over to LaCIenega to see how horrendous
traffic has become in the fallout of the luxury condo building at the old Cumulus lot - which
has forever hampered what was previously an efficient traffic pattern into a definitive parking
lot. 

On top of all of these obvious reasons NOT to build there - traffic implications, traffic
hazzards, and negative impacts on the community - there is also the danger of placing a
massive condo building in the area where it will sap needed utilities from a community who
has already experienced less emergency water flow, which in case of emergency will suffer
even more. 

More luxury high rise developments on already oversaturated thoroughfares will NOT help
with affordable housing needs. I fully support affordable housing and development, in areas
that will not negatively already overtaxed communities and traffic. The nearby Baldwin Hills
Crenshaw Plaza is a beautiful location nearby that works well for housing development
because of the infrastructure that exists and the low impact on the community during
construction. If you were to ever think about building anything at all at this intersection, only
build a project that empowers this already underrepresented community, which enriches and
benefits the community, and helps the community be healthier - not a luxury high rise that will
further disenfranchise and hinder this community from thriving. 

Please also recognize how the LaBrea corridor just north of Stocker, at Don Lorenzo, has been
relegated to only 2 lanes for literally YEARS without being fixed. If the
city cannot perform cleanup on this simple task, and organize to fix LaBrea back to 3 lanes at
a main artery, then how does it expect to keep traffic flowing while constructing a massive
luxury condo building, not to mention adding the dangerous traffic hazards of a fully occupied
building right there.

mailto:bowe.random@gmail.com
mailto:EAguirre@planning.lacounty.gov


FIX LaBrea corridor at Don Lorenzo ASAP.
Please DO NOT approve a luxury high rise at this already overburdened intersection.

Do the right thing for the traffic of this city, do the right thing for the burden of this
community, do the right thing for the people who's backs this type of thing would further
oppress. For once, please do not cowtail to the wealthy industrialists pushing their luxury
projects onto this community. For once, do what is right for the people living in and around
this already separated community.

Sincerely, a very concerned community member, 
Donovan King





From: Erica G. Aguirre
To: charles covington
Subject: Re: “The view project “ where Overhill Dr meets La Brea Ave ! Not the right location !
Date: Wednesday, June 4, 2025 10:36:25 AM

Hello, Mr. Covington. Yes, it will. Thank you for following up to confirm.

ERICA G. AGUIRRE, AICP (she/her/hers)                                                   
PRINCIPAL PLANNER, Subdivisions

From: charles covington <ckcchc2020@yahoo.com>
Sent: Wednesday, June 4, 2025 10:27:31 AM
To: Erica G. Aguirre <EAguirre@planning.lacounty.gov>
Subject: Re: “The view project “ where Overhill Dr meets La Brea Ave ! Not the right location !
 
CAUTION: External Email. Proceed Responsibly.

Hello  Ms. Aguirre , 
The item was delayed from today’s hearing , will my noted objection be included for the
hearing in September? 
Sent from my iPhone
Truly , 
Charles Covington 

Sent from my iPhone

On Jun 3, 2025, at 2:54 PM, Erica G. Aguirre
<EAguirre@planning.lacounty.gov> wrote:

﻿
Thank you, Mr. Charles Covington:
 
Your comment was received after the noon cut off and we will add this to the
administrative record for the project, however, it will not be included as part of the
supplemental package to the Commission.
 
ERICA G. AGUIRRE, AICP (she/her/hers)                                                
PRINCIPAL PLANNER, Subdivisions
 
From: charles covington <ckcchc2020@yahoo.com> 
Sent: Tuesday, June 3, 2025 2:44 PM
To: Erica G. Aguirre <EAguirre@planning.lacounty.gov>

mailto:EAguirre@planning.lacounty.gov
mailto:ckcchc2020@yahoo.com


Cc: HollyJMitchell@bos.lacounty.gov
Subject: “The view project “ where Overhill Dr meets La Brea Ave ! Not the right
location !

 
CAUTION: External Email. Proceed Responsibly.

Hello ,this is an email to hopefully aid you in the understanding of what dangerous
road we are traveling down ! “the View “project again is coming back for another
round ! This project in its proposed state is a danger to our neighborhood. This
project has been fought against before and defeated! Now back for your approval
which is putting our community in danger again! An oversized and bulky single
building does not match anything in our community ,more than doubling the
height of the current surrounding structures ,it is out of character for the people
living in this community. There are new neighbors that don’t know the history of
this community, I’m not sure you know the history of this community, but it’s one
of high standards and of pride! This project is neither of these. it doesn’t match
the neighborhood’s  characteristics at all, entering and exiting to site is very poorly
executed , lacking of options as its currently demonstrates ! In case of emergency,
how are these people expected to leave in a  quick response ! Wild fires as we
have seen is a high priority problem ….  This area is marked as a high fire risk area !
Just this past year this has become a big big topic . Not only for our community but
others communities around the County ! Water sources are scarce, such a
designed building in a high fire zone is adding fuel to the fire! The picture attached
is from this year , right across the street from the proposed site. Our community
was Blessed ! We could have been another Palisades if not for some very
courageous firefighting and Gods Devine favor. Had this building been there, who
knows .. ..just a few embers could have traveled a different direction and we may
not have been here to talk about it! I took this picture January 7, 2025 at the top of
my street! My street turns into Onacrest Drive the street adjacent to the proposed
site ! You can see it was a very scary night, Palisades is in the background of my
picture already fully involved! The fire across the street from this proposed project
site was fast and furious, just very Blessed the winds were not blowing in any
other direction! That was some gut wrenching hours worrying about the survival of
my neighborhood ! This project is a danger to its core from underground
exploration to its overly tall structure!  …. I can write all night of the reasons this
project is not right for this site but I think life safety is one of the biggest!
Congestion out of the site ( only one way south on Overhill Dr)is not a good
evacuation plan for an oversized and dense building as proposed ! ****I have
submitted an objection letter with other concerns to this project along with most
of my neighbors !
<image001.jpg>



Sincerely a concerned neighbor and current resident of Windsor Hills /View Park ! 
Charles Covington , 
former first responder, licensed plans examiner! 
5157 Brea Crest Drive 
Windsor Hills , Ca 90043 
Ckcchc2020@yahoo.com 

Sent from my iPhone

mailto:Ckcchc2020@yahoo.com


From: Duane Cobb
To: Erica G. Aguirre; hollyjmitchell@bos.lacounty.gov
Subject: "The View" @ Windsor Hills/View Park
Date: Wednesday, June 4, 2025 9:55:56 AM

CAUTION: External Email. Proceed Responsibly.

Good day,

 

I am a resident of the 90008-zip code area and vehemently oppose the approval of “The View”
housing development for the following reasons:

 

• Recent fires in Altadena and Palisades prove hilly areas like Windsor Hills & View Park need -
and currently lack - reliable water systems for emergencies

• Fire hydrants in unincorporated Windsor Hills& View Park are flowing at 300-550 GPM
(gallons per minute), far below LA County’s 1,000GPM minimum requirement,

• “The View” project site is in a High fire Hazard Severity Zone AND an Earthquake Fault Zone

• "The View” would be located next to the Inglewood Oil Field along an accident prone stretch
of Overhill Drive, where more than 34 accidents with 3 fatalities have occurred since 2015

• Traffic engineers have warned of dangerous traffic impacts on Overhill Drive and on
Northridge Drive near the five-point intersection where the proposed site for "The View' is
located

• The project site abuts Kenneth Hahn State Recreation Area, which is also in a High Fire
Hazard Severity Zone

• The project site is next to the Park-To-Playa Trail, where Increased fire and traffic hazards
from "The View" could endanger families, hikers. bikers, and pedestrians

• More luxury high-rise condos Will NOT address our urgent need for more affordable
housing. Nearby Baldwin Hills Crenshaw Plaza recently obtained approval to add 961 units of
new housing to serve the area

 

Our community has been criminally ignored for decades and not only survived but thrived.
Only recently, with the Metro Crenshaw line & Sofi/Intuit complex has there been a
gentrifying interest in development (with neither consent nor input) in our community. “The

mailto:duane.cobb@outlook.com
mailto:EAguirre@planning.lacounty.gov
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View” project will create a huge undue hardship for those who have lived in community for
generations, as well as an immediate economic impact on the businesses and recreation areas
that will be displaced at the five-point intersection. Please do NOT approve this latest effort
towards aggressive gentrification of our community. This is not progress. This is NOT the way.

 

Best,

Duane Cobb, Med, PHR

310.871.0985

duane.cobb@outlook.com

Duane Cobb, MEd, PHR
310.871.0985



From: Danny Williams
To: hollyJmitchell@bos.lacounty.gov
Cc: Erica G. Aguirre
Subject: NO !!! OVERHILL / THE VIEW
Date: Thursday, June 12, 2025 9:44:37 AM

CAUTION: External Email. Proceed Responsibly.

Don’t understand why a apartment . condo building would be getting built anywhere near Stocker and Overhill. The
PARK and walking trails are SO amazing right there, why not extend and build out MORE park right there, to
continue the trail and be a lookout. The last thing needed over there is more buildings and more traffic. That
intersection is already deadly and crazy, building and developement right there will be a negative.

mailto:topshelfjunior@icloud.com
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From: DEBORA WRIGHT
To: Erica G. Aguirre; HollyJMitchell@bos.lacounty.gov
Cc: Pooh
Subject: “The View” High Rise Condo Project
Date: Thursday, June 12, 2025 1:15:41 PM

CAUTION: External Email. Proceed Responsibly.

WE STRONGLY OPPOSE this project.  The View Park and Windsor Hills homeowners and residents largely reject
a population dense project of this kind in our neighborhood.  We fervently encourage you to represent our interests
above those of the profiteering builders. 

Clearly anything labeled “luxury” also cannot fall under the definition of “affordable housing” so that excuse does
not fly. 

We hope to able to support you in the next election, Supervisor Mitchell. 

mailto:debora.wright@sbcglobal.net
mailto:EAguirre@planning.lacounty.gov
mailto:HollyJMitchell@bos.lacounty.gov
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From: Traci Spadorcia
To: Erica G. Aguirre
Subject: Don"t Approve "The View" High Rise in Windsor Hills/ View Park
Date: Sunday, June 22, 2025 11:50:15 AM

CAUTION: External Email. Proceed Responsibly.

Erica Aguirre,
I’m a resident of Windsor Hills and am against the approval of the “The View” high rise condo project near the
intersection of Stocker and Overhill.
It’s in a high fire hazard severity zone where fire hydrants have failed recent flow tests.
This is also located along an accident prone 5-way intersection where more than 34 accidents and 3 fatalities have
occurred since 2015.
Nearby Baldwin Hills Crenshaw Plaza will be the site of 961 units of new housing to serve the area.
Please Do Not Approve This Project!
Thank you,
Traci Spadorcia
Resident of Windsor Hills

mailto:spadorcia@mac.com
mailto:EAguirre@planning.lacounty.gov




Why “The View” Condo Development in Windsor
Hills Should Not Proceed

Rendering of the proposed five-story, 88-unit “The View” condominium project in View Park–Windsor Hills. The
large  scale  and  modern  design  contrast  sharply  with  the  surrounding  single-family  neighborhood. Local
residents  have  expressed  strong  opposition  to  this  project  due  to  numerous  safety  risks,
infrastructure deficiencies, and its incompatibility with the community’s character.

Key Reasons "The View" Development Should Not Proceed (Cons)

Severe Fire Safety Hazards: The site lies within a designated High Fire Hazard Severity Zone but
lacks  adequate  water  infrastructure  for  firefighting.  Recent  flow  tests  show  neighborhood  fire
hydrants output only 300–550 gallons per minute – far below the 1,000 GPM minimum required by
Los  Angeles  County  for  fire  emergencies .  Building a  dense 88-unit  complex  here  would  put
residents  at  extreme risk,  especially  since  nearby  hillsides  (e.g.  Altadena,  Palisades)  have  seen
dangerous  wildfires  that  overwhelmed  limited  water  supplies .  Introducing  so  many  new
residents into a high-fire area with substandard hydrant flow is blatantly unsafe .

Earthquake  Fault  &  Hillside  Instability: The  proposed  development  sits  atop  an  active
earthquake fault zone  and requires massive grading of the hillside (over 28,000 cubic yards of
earth to be cut and hauled away) . Erecting a five-story, 65-foot structure on this terrain raises
serious concerns about seismic safety and slope stability. An intense earthquake or soil shift could
have catastrophic consequences for a building of this size in such a geologically sensitive location. It
is plainly an ill-advised location for high-density construction given known fault-line risks.

Traffic Congestion & Safety at a Dangerous Intersection: The project is adjacent to a complex
five-point intersection (Overhill Dr., La Brea Ave., Stocker St., etc.) that is already  accident-prone
and heavily congested. Since 2015, there have been 34 traffic accidents (including 3 fatalities)
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along this stretch of Overhill Drive . Traffic engineers warn that adding the cars from 88 condos
(over  200  parking  spaces are  planned)  would  significantly  worsen  congestion  and  create  new
hazards on Overhill and nearby streets . In fact, a Los Angeles Superior Court  overturned the
County’s prior approval of “The View” in 2019 specifically because the initial traffic analysis was
inadequate .  Pushing  forward  despite  clear  evidence  of  dangerous  traffic  impacts  shows  a
disregard for public safety and the court’s findings.

Public Safety & Emergency Access Concerns: Increased gridlock at this critical junction doesn’t just
inconvenience drivers – it  can  hamper emergency response and evacuation.  Windsor Hills has
limited road access in and out; during a wildfire or other disaster, adding hundreds of new residents’
vehicles to clogged streets could delay fire trucks, ambulances, or mass evacuations, putting lives
in jeopardy. First responders have raised red flags about how this project could bottleneck Overhill
Drive – a situation that in an emergency could be truly disastrous .

Environmental Threat to Parkland and Trails: The development site directly abuts Kenneth Hahn
State Recreation Area, a cherished green space, and is next to the popular Park-to-Playa Trail .
Constructing a large condo complex here heightens the risk of human-caused wildfires in the park
(already designated a high fire hazard zone) and would introduce noise, light, and pollution next to
tranquil recreational areas. More traffic and cars also mean more air pollution runoff affecting park
wildlife. In short, “The View” would degrade the environment that park users and wildlife rely on,
endangering families, hikers, bikers, and pedestrians who currently enjoy the trail and parkland

.

Out-of-Character with Community & Historic Neighborhood: View Park–Windsor Hills is a long-
established,  predominantly  single-family  residential  community (often  known  as  the  historic
“Black Beverly Hills” for its architectural and cultural significance). Dropping a massive 5-story, 88-
unit  condominium  block  into  this  low-density  neighborhood  would  tower  over  homes  and
irrevocably alter the area’s character .  It’s a jarring mismatch with the  surrounding single-
family homes (SFR) in scale, style, and density. In 2018, hundreds of local residents turned out in
opposition,  providing  fact-based  testimony  on  why  “The  View”  would  be  destructive  to  the
community .  The local  homeowners’  association has even deemed the project  “dangerous and
illegal” under  current  zoning  and  plans .  Approving  it  would  ignore  the  community’s
overwhelming  grassroots  opposition and  undermine  the  integrity  of  the  neighborhood’s
established development standards.

Strain on Infrastructure and Services: Beyond water issues, the overall infrastructure in Windsor
Hills is not equipped for a sudden influx of 80+ households. Utilities like sewer capacity, drainage,
and power grids are sized for a single-family neighborhood – a large condo complex could overload
these systems . The project would require significant upgrades (at taxpayer expense) or else risk
failures (e.g.  sewage overflows,  water  pressure drops)  that  impact  existing residents.  Even basic
services like street parking and local  schools could be strained by the increase in population. In
short,  the  development  is  too  intensive  for  the  site’s  current  infrastructure,  posing  risks  of
service disruptions and costly public-sector burdens.

Minimal  Community  Benefit  (Primarily  a  Developer  “Money-Grab”): Proponents  argue  the
project adds housing, but these are luxury condos that do nothing for affordable housing needs
in the community . Meanwhile, a far larger mixed-use redevelopment at Baldwin Hills Crenshaw
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(just  a  few  miles  away)  has  already  been  approved  to  add  961  new  housing  units,  including
affordable housing, which will serve regional needs . “The View” offers no such public benefits –
it’s  essentially  a  private,  high-end  development  in  an  area  that  hasn’t  asked  for  it.  Other  than
generating profit for the developer, the project is unnecessary for meeting housing goals (the area
is already contributing to those via other projects) and unwanted by residents. Any marginal gains
(like a bit more tax revenue or a few temporary construction jobs) are completely outweighed by the
long-term negative impacts outlined above. This is, at its core, an opportunistic proposal (“money
grab”) that disregards community welfare and safety.

Potential Pros (Limited and Outweighed by Cons)

Adds Some Housing Units: The project would create 88 new condominium units, slightly increasing
the housing supply in the area . In theory, more housing could ease pressure on the regional
market. However, these units are high-cost and market-rate, so they won’t address affordability or
the actual  needs of local  residents.  The benefit of 88 luxury units is  minor,  especially given that
nearly a thousand units are being added nearby in a more appropriate location .

Productive  Use  of  Vacant  Land: The  site  is  currently  a  long-vacant,  underutilized  lot .
Developing it  could  beautify the parcel (compared to an empty or possibly blighted space) and
contribute to the tax base. That said, a massive condo block is an  excessive way to fill this gap – a
smaller-scale  project  or  community-oriented  use  would  better  serve  the  neighborhood.  Any
aesthetic improvement from developing the vacant lot is negated by the  safety and congestion
problems it would bring.

Modern Amenities and Housing Diversity: “The View” might include modern building amenities for
its  residents  (e.g.  fitness  center,  landscaped  areas)  and  provide  a  housing  option  (condos)  not
currently  widespread  in  Windsor  Hills.  A  handful  of  people  may  prefer  condo  living  with  low
maintenance. However, these benefits are limited to the project’s residents and do not extend to
the  community  at  large.  Introducing  a  new  housing  type  should  not  come  at  the  cost  of
overwhelming  the  area  with  traffic,  fire  hazards,  and  infrastructure  burdens.  Any  minor  private
amenities or housing variety gained are trivial in comparison to the public harms this development
would cause.

In conclusion, given the overwhelming safety risks, environmental threats, infrastructure shortfalls,
and  community  opposition,  it  is  blatantly  clear  that  “The  View”  development  is  an  ill-conceived
project that should be rejected outright in the interest of Windsor Hills and its residents.

uhawhvp.org
https://uhawhvp.org/wp-content/uploads/2025/05/THE-VIEW-UHA-TALKING-POINTS.pdf

“The View”/ Project No. R2015-01232 / Vesting Tentative Tract Map No. 073082/Conditional Use
Permit No. 201500052/Environmental Assessment No. RENV 201500089
https://ceqanet.opr.ca.gov/2017041016/3

Plans Revived for Condo Complex in View Park-Windsor Hills | Urbanize LA
https://la.urbanize.city/post/plans-revived-condo-complex-view-park-windsor-hills
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July 14, 2025 t 310.229.9613 
f 310.229.9689 
EMThompson@Venable.com 

Los Angeles County Regional Planning Commissioners 
Los Angeles County Supervisors 
320 West Temple Street 
Los Angeles, CA 90012 

 

Re: Response to Strumwasser & Woocher Letter dated June 3, 2025 re: The View 
Project located at 5101 Overhill Drive 

Dear Planning Commissioners and Supervisors: 

Our law firm represents the Bedford Group and Peak Capital Investments, LLC, the owners 
and developers of 5101 Overhill Drive (the “View Project”) and I have been the lead attorney on 
this project since 2018, having handled the writ petition before the Los Angeles Superior Court as 
well as this entitlement process since early 2020. Over the past five years, our team has worked 
diligently to comply with all state statutes, local rules and the Court’s order, including by:  

 completing a detailed Initial Study and focused Environmental Impact Report on traffic 
and circulation;  

 conducting a lengthy public hearing that lasted for several hours;  

 holding an extended public comment period (60 days instead of the normal 45 days) in 
order to allow adequate time for all parties to submit their comments, and responded in 
substantial detail to all submitted comments;  

 conducting a detailed review of the Interim Striping Plan in response to certain public 
comments, including a sight distance analysis which resulted in several changes to the 
Interim Striping Plan that the County felt were necessary to meet all applicable 
standards; and  

 creating a plan with LA Fire Department officials to install a new twelve inch (12”) 
water main from the station along with a new fire pump and run 3200 linear feet of a 
new 12” water line from the main to the View Project; install two additional fire 
hydrants on the project site along with any required upgrades to the existing fire hydrant 
resulting in three fire hydrants on the View Project. 

The public comment period ended on January 6, 2023. The View Project hearing for the 
Planning Commission was scheduled for June 4, 2025, and yet, counsel for United Homeowners 
Association II (“UHA”) decided to play the very tired and unprofessional game of last minute 
“gotcha” by submitting a letter less than 24 hours before the previous hearing date with a series of 
unsubstantiated claims they knew could not be decidedly and thoroughly refuted in the short period 
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of time before the hearing, leading to a continuance. The County should not further reward such 
gamesmanship and gross unprofessionalism. Should any lawyer for project opponents care to 
respond to this detailed letter, they should have the integrity and professionalism to do so within 
the next two weeks, as our response was submitted two months in advance of the rescheduled 
hearing. Otherwise, it should be clear to Planning Commissioners and County Supervisors and any 
future Court, there are no real CEQA concerns, just hyperbole and gamesmanship that should be 
soundly ignored. (As a courtesy and to avoid claims by the project opponents that they somehow 
did not see this letter, I am sending a copy to their lawyer as shown below my signature.)   

I. The Court Proceedings Set Aside Project Approvals, Pending Further 
Environmental Review, It Did Not Invalidate Approvals 

In June 2019, the Court ruled on the CEQA lawsuit brought by UHA, including its 
challenges to the project’s CEQA analysis regarding Land Use, Aesthetics, Air Quality, 
Greenhouse Gas Emissions, and Traffic. UHA dropped its claim for Greenhouse Gas Impacts and 
the Court dismissed UHA’s claims regarding the sufficiency of the CEQA analysis for Land Use 
and Planning, Aesthetics and Air Quality. The only claim on which UHA prevailed related to the 
CEQA analysis of potential traffic impacts, with the Court finding that the “…Project may have a 
significant unmitigated environmental impact as to traffic and circulation.” (Emphasis added.) To 
that end, the Court ordered the County to “set aside the conditional use permit and vesting tentative 
tract map of Real Parties in Interest’s proposed construction of a condominium project” and to “set 
aside the adoption of the Mitigated Negative Declaration only as to traffic and circulation,” all of  
which the County subsequently did.  

To be abundantly clear, while the Court set aside the final project approvals so that limited 
additional traffic analysis could occur, it did not invalidate everything related to the Project that 
led up to those approvals, and CEQA would have prohibited the Court from doing so. Specifically, 
if a court finds that an agency has failed to comply with CEQA, its final order “shall include only 
those mandates which are necessary to achieve compliance with [CEQA] and only those specific 
project activities in noncompliance with [CEQA].” Pub. Res. Code § 21168.9, subd. (b). This 
provision was enacted to “expand the authority of courts to fashion a remedy that permits a part of 
the project to continue while the agency seeks to correct its CEQA violation.” 
POET, LLC v. California Air Res. Bd. (2013) 217 Cal. App. 4th 1214, 1270. Here, this means that 
when the Court found that the County’s review of traffic impacts was deficient, that was the only 
aspect of the Project the Court could set aside. Consistent with these authorities, the Court’s order 
was limited in scope.  At no time did the Court order that the Project application, findings and all 
related documents and plans must be destroyed and reinvented.  

To the contrary, the Court found in favor of the County and the View Project on all issues 
except the issue of traffic and circulation, for which a focused EIR was ordered in order to 
determine if there were any impacts as to this one narrow area. (See Court’s Order, Exhibit A.) 
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CEQA further provides that a court cannot “direct any public agency to exercise its 
discretion in any particular way.” Pub. Res. Code § 21168.9, subd. (c). The Code of Civil 
Procedure, section 1094.5(f), similarly states, “Where the judgment commands that the order or 
decision be set aside, it . . . may order respondent to take such further action as is specifically 
enjoined upon it by law, but the judgment shall not limit or control in any way the discretion legally 
vested in the respondent.” The Court mirrored this language in the final (revised) proposed writ of 
mandate: “[s]hould Respondents again consider approval of the Property or a substantially similar 
project, and consistent with the Court’s finding that the County’s actions and determinations 
were justified as to Air Quality, Land Use and Aesthetics, but not as to Traffic and Circulation. 
Respondents shall prepare an Environmental Impact Report (EIR) addressing the significance of 
environmental impacts regarding Traffic and Circulation which need not include those issues for 
which the record justifies the County’s actions and determinations…”1 (See Revised Proposed 
Writ of Mandate submitted by Beverly Grossman Palmer and signed by the Court, Exhibit B.) This 
language for the Court’s signed Writ of Mandate was signed by Ms. Palmer herself and was not 
appealed by Ms. Palmer or her clients. 

Despite having drafted and submitted these exact legal statements to the Court, Ms. Palmer 
now wants to claim that it is “shocking” “improper” and “egregious” for the County to rely on the 
previous findings for the View Project that were upheld by the Court as to Air Quality, Land Use 
and Aesthetics. The Court’s order for further CEQA review was limited to the issue of Traffic and 
Circulation, and it is categorically false for UHA to claim that because they prevailed on this one, 
narrow issue, the County was required to completely redo its review of the Project. That is the 
opposite of what the Court ruled.  The only thing shocking, improper, and egregious are the false 
allegations claimed by the person in the June 3, 2025 letter – the very same person who wrote the 
actual language of the Court’s final decision.   

With the exception of the updated environmental review of traffic and circulation, the View 
Project has not changed. It was, and remains, an 88-unit condominium project with Vesting 
Tentative Tract Map (“VTTM”) No. 073082 with a conditional use permit (“CUP”) No. 
201500052 that would authorize a residential use in the C-1 Zone and two modifications to County 
Code Title 22 – a reduced front yard setback from 20 to 15 feet and an increase in the height limit 
from 35 feet to 65 feet. The case numbers remained the same and the project was vested when the 
application was deemed complete. Whether that deemed complete date occurred during the initial 
submittal period in August 2016, or it occurred during this second entitlement process for the 
environmental review of Traffic and Circulation when the Notice of Completion and Availability 
for the View Project was issued on November 7, 2022, it is completely irrelevant to whether the 

 
1 This “[Revised Proposed] Writ of Mandate was drafted and submitted to the Court by the law firm of Strumwasser 
and Woocher.” 
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View Project is subject to the Westside Area Plan, which only became effective on April 11, 2025. 
To suggest otherwise shows a fundamental failure in understanding basic vested rights doctrine.2 

To be clear, there is a fundamental legal difference between a court’s decision to “set aside” 
entitlement approvals – which is the action taken by the Court for the View Project - rather than a 
court’s decision to “invalidate a project’s approvals,” which was not done in this case. The Court 
sent the View Project back to the County to conduct a focused environmental review as to traffic 
and circulation only. The Court did not set aside any other aspects of the County’s analysis of the 
Project, and would have been legally barred from doing so pursuant to Gov. Code § 21168.9, subd. 
(b). Yet UHA is now attempting to enlarge the scope of the Court’s order to invalidate the entire 
Project. 

On November 2, 2020, a Notice of Preparation (“NOP”) for the EIR focused on traffic and 
circulation impacts was issued. The Notice of Completion and Availability for the project was 
issued on November 7, 2022, with the public review comment lasting from November 7, 2022 to 
January 6, 2023 (60 days), exceeding the 45-day minimum requirement. A hearing examiner 
meeting was held remotely on December 8, 2022 to receive additional public testimony regarding 
the Draft EIR in preparation of the Final EIR and subsequent Project consideration by the Planning 
Commission.  

II. The Tired and Overused Claim of Inadequate and Inaccurate Information 
Regarding the Hearing Notice and Agenda is Demonstrably False  

As is the case in nearly every letter ever issued by a development opponent, a false claim 
that the hearing notice and/or the agenda is somehow not available, not timely, not easily found, 
etc., is included and this letter is no different. This is despite the fact that multiple links to nearly 
every single document that has ever been drafted or submitted pertaining to this Project are listed 
on the County Planning website, going back to June 2015.3  

Further, the County Planning Staff posted its report on the View Project on May 21, 2025 
for the Hearing Date of June 4, 2025, which was timely and thorough. Now, due to the tactics of 
opponents to the View Project, the hearing was continued to September 10, 2025 and notice of that 
was posted on the internet and sent to all Los Angeles County Supervisor offices. Given that we are 

 
2 In any event, UHA has not identified, and we are not aware, of any provision in the Westside Area Plan that would 
impact the analysis or approval of the Project. If anything, since 2016 both local and state laws have become 
significantly more weighted in favor of approving housing projects. On June 30, 2025, for example, Governor 
Newsom signed SB 130 into law, which exempts almost all infill housing developments, such as the Project, from 
CEQA.  
3 See https://case. planning.lacounty.gov/case/view/tr073082  
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months out from that date, one would hope that this tired and unsubstantiated claim will not 
resurface again for this project.  

III. Housing Accountability Act Requires Approval of the View Project 

The staff report for the June 4 Planning Commission hearing correctly notes that the 
Housing Accountability Act (“HAA”) “applies to the Project.” The HAA limits a local 
government’s ability to deny or downsize any code-compliant housing development project. Gov. 
Code § 65589.5. Planning staff have concluded that the Project “is consistent with the General Plan, 
Zoning, and development standards.” The HAA therefore compels its approval. The Project 
opponents do not appear to dispute that the Project is code-compliant, as they do not identify any 
code issues that would render the Project ineligible for approval under the HAA. Rather they claim 
the HAA did not compel approval when the Project was submitted, and that the Project will have 
health and safety impacts. UHA is wrong on both counts. 

First, the HAA was enacted in 1982. While the HAA has been strengthened in the 
intervening years, the version in effect in 2016, when the Project application was deemed complete, 
unambiguously required approval of code-compliant housing projects. In any event, the current 
version of the HAA governs the decision that is now before the County. The Project’s initial 
application date is irrelevant to the County’s mandatory legal duty to approve the Project.  

Second, a code-compliant housing project may only be denied if the agency makes written 
findings, based upon a preponderance of the evidence, that the project would have a “specific, 
adverse impact upon the public health or safety, and there is no feasible method to satisfactorily 
mitigate or avoid the specific, adverse impact.” Gov. Code § 65589.5, subd. (d)(2). The Project 
opponents claim, with no basis, that the Project will have “specific, adverse impacts on public health 
and safety.” Their letter alleges two potential impacts, both of which are easily dismissed.  

UHA claims their “traffic expert” has “already identified” adverse health and safety 
impacts associated with traffic. However, the limited-scope EIR concluded that “impacts to traffic 
and circulation would be less than significant.” Draft EIR, at 4-21. In response to concerns raised 
by UHA’s expert, the County conducted a detailed review of the Interim Striping Plan, including a 
sight distance analysis, and revised the striping plan. The Final EIR describes the revisions made 
and responds in great detail to the comments from UHA’s expert. See Final EIR, at 2-12–2-14. 
UHA’s latest letter does not respond to the Final EIR’s traffic analysis. UHA has provided no 
evidence, much less a “preponderance of the evidence,” supporting a finding that the Project would 
have adverse health and safety impacts. In any event, the proposed striping plan for the Project 
would actually slow down traffic in this area, rendering it safer for both pedestrians and drivers.  

UHA’s allegations related to water supply issues similarly fail. The Project complies with 
all current Code requirements, which require the installation of a new twelve inch water main from 
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the Mount Vernon Reservoir Station along with the installation of a new fire pump and 3200 linear 
feet of a new twelve inch water line to the Project site as well as the installation of two additional 
fire hydrants. These upgrades will more than meet the water supply demands for the Project and 
the surrounding neighborhood.  

IV. CEQA Does Not Require the Consideration of Alternative Projects When the 
EIR Determines the Project will Not Cause Any Impacts  

CEQA does not require analysis of alternatives for project elements that would have no 
impact.  The CEQA guidelines require an EIR to  “describe a range of reasonable alternatives to 
the project, or to the location of the project, which would feasibly attain most of the basic 
objectives of the project but would avoid or substantially lessen any of the significant effects 
of the project, and evaluate the comparative merits of the alternatives.” 14 CCR § 15126.6 
(emphasis added). Thus, if a project would result in no significant environmental impacts, then 
logically, there is no requirement to study alternatives that would “avoid or substantially lessen” 
such impacts — as there are none to mitigate.  UHA’s claim that the EIR “improperly rejects study 
of a reduced density alternative” lacks merit under this framework. The EIR found the Project 
would have no significant impacts, which means it did not need to analyze alternatives to mitigate 
these nonexistent impacts. 

In a similar context, the courts have confirmed that an EIR need not address non-physical 
impacts or analyze alternatives. See San Franciscans Upholding the Downtown Plan v. City & 
County of San Francisco (2002) 102 Cal. App. 4th 656; Save Our Access etc. v. Watershed 
Conservation Authority is on point. (2021) 68 Cal. App. 5th 8. In both those cases, the courts 
determined that a reduction in parking availability resulting from a project was not a “physical” 
impact and therefore did not need to be addressed in the EIR. 

V.  CEQA Does Not Require Consideration of Alternatives that are Infeasible or 
Would Not Meet Project Needs. 

 Even when an alternatives analysis is required, CEQA does not mandate consideration of 
all potential alternatives. Contrary to UHA’s claim that a smaller project should have been studied, 
the California courts have confirmed “an EIR is not required to analyze more than the no project 
alternative.” Save Our Access v. Watershed Conservation Authority (2021) 68 Cal. App. 5th 8, 31. 
The CEQA Guidelines and Public Resources Code make it clear that a lead agency may exclude 
alternatives that are infeasible or would not meet a project’s fundamental objectives. See Pub. 
Resources Code § 21061.1; CEQA Guidelines §§  15364, 15126.6. 

 Here, a reduced-density alternative would not meet the Project’s purposes of 
“maximiz[ing] the number of residential units provided by the development and improv[ing] the 
residential unit type diversity for the community benefit,” or developing “high-quality . . . larger 
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than average multi-family unit size[s].” Draft EIR, at ES-2. It was legally appropriate for the EIR 
to reject alternatives that would not meet these needs. See Yerba Buena Neighborhood Consortium, 
LLC v. Regents of Univ. of California, 95 Cal. App. 5th 779, 798 (2023) (holding that agency was 
entitled to reject studying proposed “alternative as inconsistent with the [Project] objectives”).   

Moreover, a reduced-density alternative is legally infeasible, and does not need to be 
analyzed, where it would be prohibited by law. See Tiburon Open Space Committee v. County of 
Marin, 78 Cal. App. 5th 700 (2022) (holding that an EIR was not required to analyze reduced-
density alternative because a prior legal settlement mandated the full-density project). As noted 
above, the HAA prohibits agencies from reducing the density of a code-compliant housing 
project. Given Planning staff’s conclusion that the HAA “applies to the Project,” any reduced-
density alternative would be legally barred and infeasible as a matter of law. Therefore, the EIR 
was not required to study any such alternative. 

VI. Conclusion  

The California Legislature recently declared that “CEQA should not be used . . . to delay 
a project for reasons unrelated to environmental protection.” SB No. 131, Chapter 24, Statutes of 
2025, § 2, subd. (c). It enacted SB 131 and AB 130 precisely to streamline infill housing projects 
like this one, which will turn a vacant, urban lot into housing. As the staff report notes, the 
Project will have no significant environmental impacts and is consistent with all General Plan 
and code requirements. Moreover, the Housing Accountability Act compels its approval.  

For the past decade, our clients have been attempting to build much-needed housing in 
Los Angeles County. They have persisted, despite the gamesmanship and campaign of 
misinformation pursued by project opponents like UHA. The Project is code-compliant, CEQA-
compliant, and is long overdue for approval. We respectfully urge the Planning Commission to 
approve the View Project.  

Sincerely,  

Elizabeth “Ellia” Thompson 
 
 

cc: Beverly Grossman Palmer, Strumwasser & Woocher, LLP – bpalmer@strumwooch.com 
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August 26, 2025 

 

Los Angeles County Regional Planning Commission 

329 W. Temple Street 

Los Angeles CA 90012 

Email: comment@planning.lacounty.gov 

 

Via electronic mail 

 

 Re:  September 10 RPC Hearing: The View Project at 5101 Overhill Drive 

 

Dear Chair and Commissioners: 

 

Strumwasser & Woocher LLP provides the following comments on behalf of United 

Homeowners’ Association II (UHA), responding to the July 14, 2025 letter from Elia Thompson 

of Venable LLP. In addition, UHA transmits additional analysis related to traffic safety, in the 

form of a review conducted by traffic engineer Tom Brohard, P.E. UHA submits this response 

well in advance of the September 10th hearing so that it may be adequately and fully considered 

by all decisionmakers and concerned parties. 

 

Additional Traffic From Project Poses Safety Risk Due to Design Issues 

 

Overhill Drive is known to the County as a “Collision Concentration Corridor.” Between 

2013 and 2017, the area of Overhill between La Brea/Stocker and Slauson experienced three or 

more fatal and severe injury collisions. Mr. Brohard also looked at data from California Highway 

Patrol’s State-Wide Integrated Traffic Records System (SWITRS) which shows that this portion 

of the roadway experienced 283 collisions between 2013 and 2024, which he considers an 

“extremely poor collision record.” As Mr. Brohard’s analyses of the project have consistently 

concluded, the project will only increase the hazards at this location on Overhill. 

 

Indeed, Mr. Brohard opines that the proposed project and its entrance design will create 

an adverse impact that has not been properly analyzed and mitigated. Mr. Brohard’s analysis 

included the Final EIR as well as the August 24, 2024 Dudek Sight Distance Analysis Memo that 

was prepared in response to comments on the Draft EIR. As a result of Mr. Brohard’s previous 

analysis of the Draft EIR, it was revealed that there was inadequate stopping distance at the 

project’s northerly driveway on Overhill Drive. The Final EIR converts the northerly driveway to 

a right turn only for both entrance and departures. 
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The northern entrance presents several concerns:  

(1) It has inadequate queuing space for non-residents who incorrectly attempt to enter 

and are required to turn around and exit, posing a safety risk that is particularly 

problematic given the high speed of travel on Overhill. 

(2) It is located in close proximity to the southern entrance and may not be 

sufficiently distant to serve as a secondary emergency egress for this proposed 

new development in the Very High Fire Severity Zone.  

(3) The northern driveway lacks adequate clear sight distance. 

(4) Additional restrictions are required to prevent unsafe left turns into and out of the 

northern driveway. 

Mr. Brohard also observes that there is no traffic need for the northerly driveway and that 

utilizing only the southern driveway (except in emergencies) would greatly increase safety. 

However, if the project’s traffic all shifted to the southern driveway, a traffic signal would 

appear warranted. Mr. Brohard recommends operating that signal during light traffic hours in 

“Rest in Red” mode to discourage vehicles from traveling at excessive speeds. 

 

 The project’s design remains flawed and presents issues of public safety. The County 

should not approve the project until all traffic safety concerns have been put to rest. 

 

The Project Proponents Do Not Demonstrate that the Project Vested in 2016 

 

 UHA’s previous letter provided a detailed analysis why the staff report for the June 4 

hearing erroneously relied upon a purported “vesting date” of August 24, 2016. The Venable 

letter offers no explanation or justification for use of that date. Indeed, the letter concedes that 

the project could be deemed to have presented a complete application as recently as November 7, 

2022. (See July 14, 2025 letter, p. 3.) The Venable letter’s analysis makes an argument that was 

rejected by the Superior Court: that under Public Resources Code section 21168.9 (b), the Court 

need only address the project activities that were not in compliance with CEQA. As Petitioner 

explained to the Superior Court, it was necessary to vacate the project’s entitlements because 

they were approved without proper CEQA compliance. The Court’s order reviewing the 

proposed judgment did not rely upon section 21168.9, subdivision (b) in any way.  

 

 Thus, the Superior Court did not preserve any portion of the project’s original 

entitlements, but rather ordered that they be set aside. The court did not make any finding that 

there were severable project activities that could proceed without CEQA compliance. 
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The Project Proponents Have No Response to UHA’s Observations that the County Had 

Failed to Make Required Findings About Adequate Water Supply in the Very High Fire 

Severity Zone 

 

As UHA’s June 3, 2025 letter explained, Los Angeles County Code specifically requires that 

uses permitted by Conditional Use Permit—like the proposed project – must demonstrate 

adequate water supply for fire safety. The Code provides: “Adequate Water Supply – Criteria: If 

it appears that the use requested will require a greater water supply for adequate fire protection 

than does either the existing use or any use permitted without a Conditional Use Permit in the 

same zone, and will not comply with the provisions of Division 1 (Water) of Title 20 of the 

County Code, such facts shall be prima facie evidence that such requested use will adversely 

affect and be materially detrimental to adjacent uses, buildings and structures and will not 

comply with the findings required by this Chapter.” (Los Angeles County Code, section 

22.158.040.) The Project is located in a Very High Fire Hazard Severity Zone where recent fire 

hydrant tests have shown that the hydrants do not meet the minimum 1,000 gallons per minute 

flow rate required for fire safety.  

 

The proponent’s letter asserts that the proponent is creating a plan to install a new 12” 

main and two additional fire hydrants on the project site. But where is the analysis demonstrating 

that the significant additional demand for fire flow can be met? The Project requires far more 

than the 1,000 gallons per minute that the County has required for the construction of ADUs, a 

requirement that is heightened due to the number of stories proposed for the Project. Los Angeles 

County Code Title 20, section 20.16.060 requires an additional 500 gallons per minute for each 

additional floor level in a proposed structure. In the Very High Fire Hazard Severity Zone, fire 

flow requirements must be met by gravity so that water can be provided without power, or by 

means of dual pumping system. 

 

Contrary to the requirements of section 22.158.040, the staff report contains no analysis 

of water supply adequacy, even though residents have raised concerns about water system 

performance with staff on multiple occasions. There is nothing in the hearing packet aside from 

the Fire Department letter establishing the flow requirements – which contains no information 

about fire flow in the area. Clearly, under the County Code, increased water supply demands for 

fire protection are a basis for denial of the conditional use permit – and therefore, denial of the 

project – and without any analysis whatsoever of the increased demand for fire protection that 

this development calls for, the County simply cannot make the required findings to approve the 

Project. The County would be supported in denying the Project because it has an objective and 

quantifiable adverse impact on adjacent property owners due to the inadequate fire flow existing 

in the local hydrants.  

 

Alternatives Analysis is Required in the EIR, and Proponents Do Not Offer a Reason to 

Omit a Reduced Density Alternative 

 

UHA’s June 3 letter objected to the failure to consider a reduced density alternative in the 

EIR. Relying on Yerba Buena Neighborhood Consortium, LLC v. Regents of Univ. of California 
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(2023) 95 Cal.App.5th 779, 798, the Venable letter argues that it was entitled to omit studying 

any alternative that did not meet any of the project’s numerous and hyper-specific objectives. 

This is not what that case says, nor what other CEQA cases say on this issue. An EIR need not 

study an alternative that does not meet the “fundamental purpose” of the proposed project. (Ibid.) 

As the Supreme Court explained, an EIR for an oceanfront resort need not consider inland 

locations as an alternative. (In re Bay-Delta (2008) 43 Cal.4th 1143, 1166.) Nor is the instant 

project subject to any kind of legal restriction making it infeasible to even consider a reduced 

density proposal as was the settlement in effect in Tiburon Open Space Committee v. County of 

Marin (2022) 78 Cal.App.5th 700, 734. Given the traffic concerns and the deficient water supply 

in this fire-prone area, the consideration of a reduced density alternative would be appropriate 

and warranted. 

 

The View Project should not be approved on this record. The foundation of the Venable 

letter’s request for approval – the 2018 findings – rests on a frail, incorrect legal conclusion:  that 

the Project vested in 2016 so no changes in law or facts since that time must be considered. The 

CEQA analysis improperly avoids discussion of a reduced project alternative, in spite of such an 

alternative being the most likely to result in reduced project impacts. 

 

Yours very truly, 

        

 

Beverly Grossman Palmer 

 

Cc:  

Erica Aguirre (eaguirre@planning.lacounty.gov) 

Joshua Huntington (jhuntinton@planning.lacounty.gov) 

Elia Thompson (EMThompson@Venable.com) 

Amy Bodek (abodek@planning.lacounty.gov & executive@planning.lacounty.gov) 

Connie Chung (cchung@planning.lacounty.gov) 

Isela Gracian (igracian@bos.lacounty.gov) 

Pamela Leo (pleo@bos.lacounty.gov) 

Tom Faughnan (tfaughnan@counsel.lacounty.gov) 
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MEMORANDUM 

To: Joshua Huntington, AICP, Supervising Planner 

Erica G. Aguirre, AICP, Principal Planner 

From: Michele Finneyfrock, Project Manager, Dudek 

Brandon Whalen-Castellanos, AICP, Environmental Planner, Dudek 

Subject: The View Residential Project Final Environmental Impact Report – Supplemental Errata  

Date: August 26, 2025 

 

Introduction 

A Final Environmental Impact Report (Final EIR) for The View Residential Project (Project), dated April 2025, was 

published on the County of Los Angeles Department of Regional Planning (County) website in April 2025. This Final 

EIR is hereafter referred to as the “April 2025 Final EIR” or the “Final EIR” throughout this memorandum. The Final 

EIR will be considered for certification by the Regional Planning Commission at a public hearing currently scheduled 

for September 10, 2025.  

As further detailed in the Draft EIR, the Project has been under review by the County since 2015. The Regional 

Planning Commission approved The View Residential Project (Project No. R2015-01232-(2) the “2015 View 

Project”) and adopted the Mitigated Negative Declaration (MND) and Mitigation Monitoring and Reporting Program 

(MMRP) prepared by the County for the Project in 2017. Subsequent to these actions, the 2015 View Project was 

appealed to the Los Angeles County Board of Supervisors (Board of Supervisors or Board). The Board of Supervisors 

denied the appeal while upholding the Regional Planning Commission’s previous approval of the 2015 View Project 

and adoption of the MND and MMRP.  

Following the Board’s denial of the appeal and the filing of the NOD, a Petition for Writ of Mandate was filed by the 

petitioner, United Homeowner’s Association (UHA) in the Los Angeles County Superior Court (Court), Case No. 

BS172990. In it, UHA challenged the County’s approval of the 2015 View Project and adoption of the MND and 

MMRP on several grounds. The Court found that although the MND did satisfy most requirements of CEQA, it did 

not fully satisfy the requirements of CEQA as to impacts to traffic and circulation. As a result, the Court set aside 

the County’s approval of the 2015 View Project and adoption of the MND and MMRP. A Court Order was issued to 

clarify the finding that an Environmental Impact Report (EIR) must be completed for the intended project.  

The Court gave specific direction on the EIR to be prepared. The Court determined that the County shall prepare an 

EIR in full compliance with the requirements of CEQA as to traffic and circulation only. The Court identified that the 

County satisfied the requirements of CEQA in relation to all other environmental topics addressed in the MND, 

including the specific areas that the petitioner also challenged (aesthetics, air quality, greenhouse gas emissions, 

and land use and planning). The Court found that the EIR to be prepared need not include those issues (i.e., all 

topics other than traffic and circulation) for which the record justifies the County’s actions and determinations. As 

e610481
Text Box
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such, based on direction from the Court, an EIR was prepared to address the potential for the proposed Project to 

result in traffic and circulation impacts. The Project that is currently proposed has remained unchanged compared 

with the proposed development analyzed in the MND. Thus, the Project evaluated in the Draft and Final EIR is the 

same as the previously contemplated development, with the exception of proposed pedestrian and sidewalk 

improvements along Overhill Drive, which are discussed in the April 2025 Final EIR.  

Given the extensive history of the Project, the County’s environmental analysis has been spread across various 

CEQA documentation over a course of 10 years. As such, the Draft EIR did not include information pertaining to 

anticipated existing water infrastructure upgrades that will be necessary to serve the Project as proposed, and will 

comply with all applicable code requirements. The purpose of this memorandum is to provide clarification to the 

text of the EIR with regards to the water system upgrades as anticipated in the previously contemplated 

development and required by County Code. The clarifications identified herein supplement and supersede the 

information in the April 2025 Final EIR. As identified throughout this memorandum, none of these clarifications 

constitute significant new information or alter the environmental conclusions presented in Draft or Final EIRs such 

that recirculation of the EIR would be warranted under the California Environmental Quality Act (CEQA). See Section 

1.4 of the April 2025 Final EIR for further detail and discussion on the various triggers for recirculation of an EIR 

under CEQA.  

Background 

The Draft EIR (page 3-4) explains that “the Project would include all utility improvements to serve the Project, 

including drainage and stormwater, water, wastewater, and dry utilities. The site is an urban infill site located 

adjacent to existing utilities and would connect to the existing infrastructure located within the adjacent roadways. 

Additionally, the local public water purveyor (Cal American Water Company) has issued a ’will serve’ letter for the 

Project that indicates that the purveyor has sufficient supply and capacity to serve the Project” (Draft EIR, p. 3-4). 

It is noted, however, that the California American Water Company’s will-serve letter (included in the Draft EIR within 

Appendix B), states that “to provide adequate water flow for fire protection, as may be required by the cognizant 

fire department, the exact size and length of any main, fire service, or fire hydrant that may have to be installed will 

have to be determined by a qualified hydraulics engineer…” (Draft EIR, Appendix B; California American Water 

2016). In a letter dated September 26, 2016, the County of Los Angeles Fire Department (LACFD) issued conditions 

of approval for the Project. Among a variety of standard and typical conditions, these require the installation of one 

public fire hydrant and one private fire hydrant. These are proposed to be located along the Project site’s Overhill 

Drive frontage and within the Project’s driveway. LACFD further specifies that the required fire flow to the new public 

fire hydrant may need to be up to 2,875 gallons per minute at 20 pounds per square inch (subject to potential 

reductions by LACFD based on the future architectural plan review process prior to building permit issuance). The 

fire flow to the new private fire hydrant must be 1,250 gallons per minute at 20 pounds per square inch (LACFD 

2016). Conditions requiring the maintenance of a water system by the water purveyor to serve the land division, 

and the inclusion of fire hydrants (both on and off-site), is also referenced in the Los Angeles County Department 

of Public Works (LACDPW) approval letter, dated September 26, 2016 (LACDPW 2016).  

The Project, therefore, includes development of the proposed multi-family residential structure, pedestrian and 

sidewalk improvements along Overhill Drive, as well as upgrades to existing appurtenant utilities required to serve 

the Project. As described in the Draft and Final EIR, most utility improvements would be located within the Project 

site or along the immediately adjacent public rights-of-way. However, water system infrastructure improvements 
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extending beyond the Project site may be required in order to deliver the fire flows required by the LACFD. 

Clarifications have been made to the Draft EIR, as shown below, to reflect the potential need for upgrades to the 

existing off-site water system required in the conditions of approval for the Project. Such improvements are required 

to ensure that the Project is served by adequate fire flow. 

Supplemental Errata 

Text from Chapter 3, Project Description, of the Draft EIR, has been updated below to account for the potential 

water infrastructure improvements required to serve the Project. These changes are shown below and are 

applicable throughout the EIR. Text that has been added as part of the Final EIR is shown as bold underline (i.e., 

underline). 

Section 3.3.3, Utilities, Page 3-4 

The Project would include all utility improvements to serve the Project, including drainage and stormwater, 

water, wastewater, and dry utilities. The site is an infill site located adjacent to existing utilities and would 

connect to the existing infrastructure located within the adjacent roadways. The Project would be subject 

to a grading and/or site drainage review and be required to comply with the County’s Low Impact 

Development Ordinance to minimize or reduce runoff. The Project would also be required to comply with 

the requirements of the County’s MS4 Permit (Municipal Separate Strom Sewer System). The local public 

water purveyor (Cal American Water Company) has issued a “will serve” letter for the Project that indicates 

that the purveyor has sufficient supply and capacity to serve the Project. Additionally, in order to comply 

with Los Angeles County Fire Department requirements for fire flow and water pressure, the Project would 

include local upgrades to the existing off-site water system, which may entail water pipeline improvements 

in the Project vicinity and/or improvements to the Mount Vernon Pumping Station to increase the station’s 

pumping capacity. These off-site water system upgrades would need to be completed to the satisfaction of 

the Los Angeles County Fire Department and the Los Angeles County Department of Public Works prior to 

Project construction. The Project would connect to existing dry utilities surrounding the Project site, such 

as electric, natural gas, and telecommunication infrastructure. Consultation with all appropriate utilities to 

determine the extent of the dry utilities needed to serve the Project would be required prior to and during 

the final infrastructure/improvement plan stages. 

Analysis 

The upgrades to the existing water system required for the Project would be associated with temporary construction 

activities in the Project vicinity. Pumping capacity improvements at the Mount Vernon Pumping Station (an existing 

facility located at 4900 South Verdun Avenue, approximately 1,000 feet northeast of the Project site) are 

anticipated to be associated with installing additional pumps and/or replacing existing pumps with more powerful 

pumps within the existing facility. All work is anticipated to occur within the existing facility and would not differ 

substantially from routine maintenance and upgrades that could occur at the facility under existing conditions. 

Water pipeline improvements may entail construction work within roadways and public rights-of-way in the Project 

vicinity. Such improvements may require temporary excavations within existing roadways and public rights-of-way, 

which may be associated with temporary lane closures and/or vehicular, cyclist, and/or pedestrian detours. The 

improvements would be constructed in accordance with all standard County processing protocols, County permits, 
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and applicable County code requirements and would need to be in place prior to final map recordation and prior to 

issuance of building permits for the Project. Temporary construction activities from the existing water system 

upgrades will be required to occur before construction activities for the proposed multi-family residential building 

and are thus not expected to overlap with the on-site construction activities. Once the upgrades to the existing off-

site water system are complete, the improved system would operate passively, and related maintenance activities 

would not be substantially different from existing conditions.  

As discussed in the “Introduction” section of this memorandum, the Court found that the MND prepared in 2017 

for the Project satisfied the requirements of CEQA in relation to all environmental topics except for traffic and 

circulation. The Court found that the EIR to be prepared need not include those issues (i.e., all topics other than 

traffic and circulation) for which the record justifies the County’s actions and determinations. The addition of details 

and clarification regarding the Project’s water infrastructure improvements to the EIR has not altered the traffic and 

circulation analysis or conclusions as presented in the Draft and Final EIR. The temporary construction activities 

associated with the water infrastructure improvements near the Project site would not conflict with policies 

addressing the circulation system, would not affect the Project’s vehicle miles traveled analysis, would not introduce 

hazardous roadway design features or incompatible uses, and would not result in inadequate emergency access. 

While temporary vehicular, cyclist and/or pedestrian  inconvenience may occur as a result of pipeline improvements 

within roadways and public rights-of-way, temporary construction-related traffic is expected to be minor and would 

not contribute to the Project’s vehicle miles traveled. For these reasons, the Project’s water infrastructure 

improvements would not change the EIR’s impact conclusions with regards to traffic and circulation. Impacts would 

remain less than significant.  

With regards to the environmental topical areas that were upheld by the Court, it is noted for informational purposes 

that the addition of details and clarification regarding the Project’s anticipated existing water system upgrades does 

not result in new significant impacts or significant impacts of increased severity. As with construction of the 

proposed multi-family residential building, and proposed pedestrian and sidewalk improvements along Overhill 

Drive, the temporary construction activities associated with existing water systems upgrades may result in 

temporary air emissions, temporary noise and vibration, and the potential for inadvertent finds of archaeological 

and paleontological resources during any ground-disturbing activities. The Project’s construction-related mitigation 

measures would continue to apply to the construction activities associated with water infrastructure improvements, 

as applicable, including dust reduction measures (MM-3 and MM-3.1), protections for any inadvertent finds of 

archaeological resources (MM-5) and paleontological resources (MM-5.1), protections for any nesting birds (MM-

4), and construction noise restrictions (MM-13.1, MM-13.2, MM-13.3, and MM-13.4) (see Chapter 4, Mitigation 

and Monitoring and Reporting Program, of the April 2025 Final EIR, for more details). Upon required compliance 

with County requirements and Project-specific mitigation measures, the proposed off-site existing water system 

upgrades would not be anticipated to result in new significant impacts or significant impacts of increased severity. 

Once constructed, the proposed water infrastructure improvements would ensure adequate fire flow and water 

pressure for the Project site. Operational impacts would be minimal to negligible, as the water infrastructure 

improvements would operate passively, and maintenance activities would be generally consistent with the existing 

water system maintenance activities in the Project area. 

Given this, the proposed upgrades to existing off-site water system would not result in new significant impacts, nor 

result in a substantial increase in the severity of an environmental impact identified in the Draft EIR. Moreover, 

these off-site water utility upgrades do not introduce a feasible project alternative or mitigation measure that would 

lessen the Project’s environmental impacts that the Project applicant has declined to adopt. Further, the addition 
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of details and clarification regarding the Project’s water infrastructure improvements has not caused the Draft EIR 

to be so fundamentally flawed and inadequate that it precludes meaningful public review. As such, the addition of 

details and clarification regarding the Project’s off-site existing water system upgrades does not constitute 

“significant new information” as defined in CEQA Guidelines section 15088.5(a). Overall, the clarifying information 

provided in this Supplemental Errata would not change the impact determinations or conclusions presented in the 

Draft EIR. Therefore, recirculation of the Draft EIR under CEQA Guidelines section 15088.5(a) is not warranted. 

References 

California American Water. 2016. Will-Serve Notice. 5101 South Overhill Dr. Los Angeles. May 20, 2016. 

LACFD (County of Los Angeles Fire Department). 2016. Project Conditions of Approval. Project TR 73082. 

September 16, 2016 

LACDPW (County of Los Angeles Department of Public Works). 2016. Project Conditions of Approval. Project TR 

73082. September 26, 2016. 

 

 

 

 


	1. Supplemental Memo to the RPC - The View Clean 8.26.25 For Review jh st  ega CLEAN kp2
	2. Exhibit A - BOS resolution to vacate entitlements (as adopted) 11.24.20
	3. Exhibit B.1 Project_No_R20125-01232_Map_Findings Updated jh st
	17. County/Agency Comments and Recommendations. The County Departments of Public Works ("Public Works") and Fire ("Fire") have cleared the project and their conditions of approval are included in the Project’s conditions. The County Department of Park...
	19. Comments from Public. Reserved.
	Subdivision and Zoning Consistency Findings
	24. Vesting Map. The Commission finds that this map has been submitted as a VTTM and to the provisions of Chapter 21.38 (Vesting Tentative Maps) of the County Code.
	44. Location of Documents. The location of the documents and other materials constituting the record of proceedings upon which the Commission’s decision is based in this matter is at the LA County Planning, 13th Floor, Hall of Records, 320 West Temple...

	4. Exhibit B.1 Project_No_R2015-01232_CUP_Findings Updated jh st
	15. County/Agency Comments and Recommendations. The County Departments of Public Works ("Public Works") and Fire ("Fire Department") have cleared the project and their conditions of approval are included in the Project’s conditions. The County Departm...
	16. CEQA DETERMINATION
	Subdivision and Zoning Consistency Findings
	15. Location of Documents. The location of the documents and other materials constituting the record of proceedings upon which the Commission’s decision is based in this matter is at the LA County Planning, 13th Floor, Hall of Records, 320 West Temple...

	5. Exhibit B.2 Project_No_R2015-01232-(2)_Map_Conditions Updated jh st
	PROJECT SITE SPECIFIC CONDITIONS
	Off-site Improvements
	41. Pedestrian and Sidewalk Improvements/Bonding. The subdivider shall carry out engineering and construction of sidewalk improvements along the west (approximately 700 linear feet) and east sides (approximately 800 linear feet) of Overhill Drive exte...
	Attachments:
	Fire/Public Works/Parks and Recreation/Public Health Letters Concerning Vesting Tentative Tract Map dated 08/24/2016 (pages 1 – 27)
	MMRP (pages 1 – 10)
	SMT:JH:EGA
	8/27/2025

	6. Exhibit B.2 Project_No_R2015-01232-(2)_CUP_conditions Updated st
	26. Parking. The permittee shall provide spaces used for vehicle parking required for each unit.  Each residential unit shall have at least two covered standard automobile parking spaces per dwelling unit. One hundred seventy-six (176) standard spaces...
	27. No Outside Storage. No outside storage is permitted on the subject property.
	28. Modifications. The following modifications shall be authorized as depicted in the approved Exhibit “A”:
	32. Haul Route. Prior to the issuance of a grading permit, the Permittee shall submit a Revised Exhibit “A” and obtain approval for the haul route for grading export.
	Attachments:
	Fire/Public Works/Parks and Recreation/Public Health Letters Concerning Vesting Tentative Tract Map dated 08/24/2016 (pages 1 – 27)
	MMRP (pages 1 – 10)
	SMT:JH:EGA
	8/27/2025

	6.1 Exhibit COA 27 pages
	6.2 MMRP Agreement 1 page
	6.3 Exhibit D-2 MMRP 9 pages
	7. Exhibit C - Applicants BOP - All
	1. tentative-map-findings_SS
	2. Exhibit E - R2015-01232_CUP_BOP_20170412
	3. Exhibit E - R2015-01232_CUP_HM_BOP_20170412
	4. Exhibit E - R2015-01232_Yard_mod_BOP_20170628

	8. Exhibit D - Additional Public Comments - All 8.26.25
	1. Nicole Wainwright 05.24.25 Opposed
	2. Karen Graham - Opposed  - 05.31.25
	3. Buchanan - The View (Aguirre) - Opposed 06.3.25
	4. Sydney Blout - Opposed -06.3.25
	5. Yolanda _Duvernay -The View_ Project
	6. Julia Mello - Opposition to “the view”
	7. Hutchinson - Opposed
	8. Ross 2025 0603 Opposition to The View
	9. Bowe King - Opposed
	10. Julie Montgomery - Opposed
	11. Charles Covington - Opposed
	12_Duane Cobb The View_ @ Windsor Hills_View Park - Oppos
	14. NO !!! OVERHILL _ THE VIEW
	15. “The View” High Rise Condo Project
	16. TS - Opposed
	17. R2015-01232 - Opposed
	18, Why “The View” Condo Development in Windsor Hills Should Not Proceed !
	Why “The View” Condo Development in Windsor Hills Should Not Proceed
	Key Reasons "The View" Development Should Not Proceed (Cons)
	Potential Pros (Limited and Outweighed by Cons)


	19. Bedford-Peak Capital Response to UHA Comment
	20. 250826 Letter to RPC responding to Thompson

	9. Exhibit E - Final EIR Supplemental Errata_rev

	a The proposed map is consistent with applicable General PlanCommunity Plan and Specific Plan: The proposed map is consistent with the General Commercial (CG) land use classification set forth by the General Plan - Land Use Element (there are currently no applicable Community or Specific Plans). The Commercial land use classification allows up to 50 units per net acre. Based on the size of the site and application of the land use category, 88 units is the maximum number of residential units that may be developed. 
	2: The proposed subdivision and the provisions for its design and improvements are consistent with the goals and policies of the General Plan (there are no applicable Community or Specific Plans). The project increases the supply of housing and promotes the full use of existing service systems. 
	3: The site is physically suitable for the type of development being proposed since the property is located within a largely developed urban area and is served by adequate road and utility infrastructure. 
	4: The project is consistent with the CG land use classification set forth by the General Plan Land Element of the 2035 General Plan ("General Plan") Land Use Policy Map. The Commercial land use classification allows up to 50 units per net acre. Based on the size of the site and application of the land use category, 88 units is the maximum number of residential units that may be developed.  The project is also consistent with the C-1 zoning classification. 
	5: Based on the design of the subdivision, the proposed improvements are not likely to cause substantial environmental damage or have the potential to adversely affect wildlife resources or the habitat upon which, either individually or cumulatively, the wildlife depends. The proposed subdivision is on an area of land of similar size to the surroundings and surrounded by developed land and does not contain any sensitive wildlife or habitat environments. 
	6: The design of the subdivision and the type of improvements will not cause serious public health problems, since sewage disposal, storm drainage, fire protection, and geologic and soils factors are already adequately addressed. 
	7: The division and development of the property in the manner set forth on the proposed map will not unreasonably interfere with the free and complete exercise of public entity and/or public utility rights-of-way and/or easements within the proposed map. The design and development as shown on the tentative map provide adequate protection for any such easements. 
	8: The project site is located within a Very High Fire Hazard Severity Zone. The proposed project will be required to submit a Fuel Modification Plan and comply with the County's Fire Code, as are all projects, both discretionary and administrative, located within the zone. Los Angeles County Fire has reviewed and cleared the map for the proposed subdivision project for environmental review and the public hearing. The subdivision is consistent with regulations adopted by the State Board of Forestry and Fire Protection.

All development activities for the projects shall be kept in full compliance with the County Fire Code to the satisfaction of the County Fire Department. The subdivision shall comply with Section 5 and Section 503 of the Title 32 County of Los Angeles Fire Code. The property is a vacant, unimproved lot in an established urbanized area. The project site is not comprised of forest land and there is no forest land within the vicinity of the project site. The site is not located in a forest and does not have a land use designation or zoning as forest. The proposed residential use does not constitute a potentially dangerous fire hazard. The 88 attached residential condominium units do not entail the use of large amounts of hazardous or highly flammable materials or substances.

	9: The project site is within a High or Moderate Fire Hazard Severity Zone or a State Responsibility Area. The Los Angeles County Fire Department has reviewed the proposed project and has determined that structural fire protection and suppression services will be available for the subdivision. The nearest Los Angeles County Fire Station (#58) is located approximately 0.64 mile to the south. All development activities for the projects shall be kept in full compliance with the County Fire Code to the satisfaction of the County Fire Department. The subdivision shall comply with Section 5 and Section 503 of the Title 32 County of Los Angeles Fire Code.


