
 

 

 
REPORT TO THE HEARING OFFICER 

 

 
DATE ISSUED: January 15, 2026 

HEARING DATE: January 27, 2026 AGENDA ITEM: 7 

PROJECT NUMBER: PRJ2024-001752 

PERMIT NUMBER(S): Oak Tree Permit (“OTP”) No.  RPPL2024002242 

SUPERVISORIAL DISTRICT: 5  

PROJECT LOCATION: 11108 Freer Street, South Monrovia Islands  

OWNER: Junzhi Jiang and Betty Chen 

APPLICANT: Xitlali Del Real and John Kelly 

INCLUSIONARY ZONING 
ORDINANCE (IHO):  

This project is not subject to the IHO.  

CASE PLANNER: Michelle Lynch, Principal Planner  
mlynch@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 PRJ2024-
001752, OTP Number RPPL2024002242, based on the Findings (Exhibit C – Findings) 
contained within this report and subject to the Draft Conditions of Approval (Exhibit D – 
Conditions of Approval). 
 
Staff recommends the following motion: 
 
CEQA: 

I, THE HEARING OFFICER, CLOSE THE PUBLIC HEARING AND FIND THAT THE 
PROJECT IS CATEGORICALLY EXEMPT PURSUANT TO STATE AND LOCAL CEQA 
GUIDELINES. 

 
ENTITLEMENT: 

I, THE HEARING OFFICER, APPROVE OAK TREE PERMIT NUMBER 
RPPL2024002242 SUBJECT TO THE ATTACHED FINDINGS AND CONDITIONS.  
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PROJECT DESCRIPTION 
A. Entitlement(s) Requested 

• A retroactive Oak Tree Permit (“OTP”) for the unpermitted pruning of more than two 
inches in diameter of four non-heritage-sized oak trees within the existing 
condominium development in the A-1 (Light Agricultural  Zone1 pursuant to County 
Code Section 22.174.030 (Oak Tree Permit Applicability).  

 
B. Project 

The request is for a retroactive OTP to authorize the unpermitted pruning of four non-
heritage Quercus agrifolia (coast live oak) oak trees within an existing six-unit detached 
condominium development (“Project”). The pruning exceeded the maximum allowable 
branch diameter of two inches without prior approval pursuant to County Code Section 
22.174.030 (Oak Tree Permit Applicability) and previous Oak Tree Permit No. 201400031 
(“previous OTP”). 
 
The Project was authorized under Tract No. 073191, recorded on April 11, 2018, which 
permitted the development of six detached condominium units on a 0.68 net acre site. A 
total of six mitigation oak trees were planted on the property as a condition of the previous 
OTP, which allowed for the retroactive removal of two native oak trees. These six 
mitigation oaks are protected pursuant to County Code Section 22.174.030 
(Applicability). 
 
Of the six mitigation oak trees on site, four were over-pruned and are now subject to this 
retroactive OTP request. The four trees are located along the front property line as 
depicted facing Freer Street.  The remaining two trees, located within the interior of the 
development, were not impacted and are not included in this request. No new 
development or grading is proposed as part of the application. 
 
The Project site is located on a 0.68 net acre parcel accessed from Freer Street, a 60-foot-
wide Secondary Highway on the County Master Plan of Highways which intersects with 
Florinda Avenue (“Project Site”).  

 
 
 
 
 
 

 
1 Applicable zoning designation at the time the application was deemed complete. The West San Gabriel 
Valley Area Plan (“WSGVAP”) was adopted on March 11, 2025, and subsequent rezoning changed the subject 
property from A-1 to R-1 (Single-Family Residence) Zone. Pursuant to Section 22.246.020 (Applicability of 
Zone Changes and Ordinance Amendments) of the County Code, this OTP application, deemed complete on 
June 20, 2024, is subject to the zoning and regulations that were applicable to the Project prior to the adoption 
of the WSGVAP. 
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SUBJECT PROPERTY AND SURROUNDINGS 
The following chart provides property data within a 500-foot radius: 
 

LOCATION GENERAL PLAN 
LAND USE 
POLICY1 

ZONING EXISTING USES 

SUBJECT 
PROPERTY 

H9 (Residential 9 - 0 
to 9 Dwelling Units 
per Net Acre) 

A-1 Detached 
Condominiums 

NORTH H9  A-1  Single Family 
Residences 

EAST H9 and CG (General 
Commercial) 

A-1, and C-1 
(Restricted Business 

Single Family 
Residences and 
commercial uses 

SOUTH H9 and H30 
(Residential 30 – 20 
to 30 Dwelling Units 
per Net Acre 

A-1 and R-3 Single Family 
Residences, Two-
Family Residences, 
Multi-Family 
Residences 

WEST H9, and City of 
Temple City  

A-1 , and City of 
Temple City 

Single Family 
Residences  
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PROPERTY HISTORY 
A. Zoning History 

ORDINANCE NO. ZONING DATE OF ADOPTION 
ZCO 4851 A-1 Light Agricultural February 11, 1974 
ZCO 1494_1 Zone 1 Single Family 

Residence 
September 12,1927  

 
B. Previous Cases 

CASE NO. REQUEST DATE OF ACTION 
Tentative Tract Map No. 
073191 

A Tract Map for the 
creation of six detached 
single-family 
condominiums 

March 2, 2016 

Prior OTP A retroactive removal of 
two oak trees. 

March 2, 2016 

RPPL2020003240 Bond 
Release 

Bond Exoneration for Tract 
Map No. 073191 

June 22, 2020 

RPAP2022005680 Site Plan 
Application 

A vehicle and pedestrian 
entry gate 

Exempt 06/29/2022 

RPPL2017006779 Site Plan 
Review 

Six Detached Condominium 
Units 

April 17, 2018 
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C. Violations 

CASE NO. VIOLATION CLOSED/OPEN 
RPCE2022000922 Hedges over the height 

limit 
Closed March 9, 2022 

RPCE2021003214 Hedges over the height 
limit 

Closed October 14, 2021 

RPCE2021003083 CSD violation for trash cans Closed April 1, 2025 
RFS2021002210 Overgrown bushes Closed September 8, 2021 
RPCE2017005005 Overgrown Vegetation Closed May 18, 2017 

 
ANALYSIS 
A. Land Use Compatibility 

The Project Site is located within a low-density residential area designated H9, which is 
intended for and primarily developed with single-family residences. While the Project 
concerns a retroactive request to address the unpermitted over-pruning of existing oak 
trees, the underlying approved condominium use remains consistent with the surrounding 
residential land uses. The existing detached condominiums are compatible in character, 
scale, and intensity with neighboring properties.  
 

B. Neighborhood Impact (Need/Convenience Assessment) 
The unpermitted pruning of the four oak trees has already occurred. According to the 
submitted Arborist Report, the over-pruning is expected to have minimal long-term impact 
on the health, structure, or longevity of the affected trees. The Project does not involve 
new construction or any physical expansion, and therefore will not result in any new visual, 
environmental, or neighborhood-level impacts. Approval of the retroactive OTP will 
enable the County Forester to conduct ongoing inspections to ensure the continued 
health and maintenance of the trees. Should any of the trees fail to survive, the permittee 
will be required to plant replacement oak trees consistent with the County’s Oak Tree 
Ordinance requirements. 
 

C. Design Compatibility 
The request involves only the retroactive approval of prior pruning activity and does not 
include any new design or development proposals. The existing lot configuration, building 
scale, and site layout remain as previously approved and compatible with the 
development pattern of the surrounding neighborhood.  

 
GENERAL PLAN/COMMUNITY PLAN CONSISTENCY 
The Project is consistent with applicable goals and policies of the General Plan.  Consistency 
findings can be found in the attached Findings (Exhibit C – Findings).  
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ZONING ORDINANCE CONSISTENCY 
The Project complies with all applicable zoning requirements. Consistency findings can be 
found in the attached Findings (Exhibit C – Findings). 
 
BURDEN OF PROOF 
The applicant is required to substantiate all facts identified by Section 22.174.060 (Findings) 
of the County Code.  The Burden of Proof with applicant’s responses is attached (Exhibit E – 
Applicant’s Burden of Proof).  Staff is of the opinion that the applicant has met the burden of 
proof. 
 
ENVIRONMENTAL ANALYSIS 
Staff recommends that the Project be found categorically exempt from the California 
Environmental Quality Act (CEQA) pursuant to the following provisions of the State CEQA 
Guidelines and the County’s Environmental Document Reporting Procedures and 
Guidelines: 
 
Class 1 – Existing Facilities (Section 15301) 
 
Class 4 – Minor Alterations to Land (Section 15304) 
 
The Project involves retroactive approval for the unpermitted pruning of four non-heritage-
sized oak trees, specifically for pruning cuts exceeding two inches in diameter. The over-
pruning activity has not resulted in significant adverse environmental effects, and no new 
development or grading is proposed. The four trees do not meet the definition of an oak tree 
woodland per the LA County Oak Woodlands Conservation Management Plan. An oak tree 
woodland is an oak stand, including the understory, which consist of two or more oak trees of 
at least fives inches in diameter measured at 4.5 feet above the mean natural grade, with a 
greater than 10 percent canopy cover. Since these trees are considered juveniles per the Oak 
Tree report and were planted as a mitigation measure to replace two existing native trees, it 
does not meet the required 10 percent canopy cover.   
 
Any future maintenance and pruning will be required to comply with the approved Oak Tree 
Care and Maintenance Plan and all conditions established by the County Forester. 
 
The Project qualifies for the Class 1 Exemption as it pertains to an existing residential 
development with no physical alterations to existing structures, and for the Class 4 Exemption 
due to the potential requirement for new mitigation tree planting should any existing trees fail. 
The Project Site is not located within an environmentally sensitive area, hazardous waste site, 
or designated historic district. There are no unusual circumstances or cumulative impacts that 
would preclude the application of the exemptions. 
 
Accordingly, staff recommends that the Hearing Officer determine that the Project is 
categorically exempt from CEQA. An Environmental Determination has been prepared and 
is included as Exhibit F – Environmental Determination. 
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COMMENTS RECEIVED 
A. County Department Comments and Recommendations 

 
The County Fire Department’s Forestry Division, in a letter dated February 13, 2025 
recommended that the Project proceed to public hearing with required conditions of 
approval. 

 
B. Other Agency Comments and Recommendations 

Staff have not received any comments at the time of report preparation. 
 
C. Public Comments 

Staff received two public comments in opposition to the Project. Both comments were 
received via email. The communications were in opposition to any removal of the oak 
trees. This Project does not propose future trimming or removal, but is for the retroactive 
permit for the previous unpermitted pruning.  
 

 
 

 
Report 
Reviewed By: 

  

 Michele Bush, Supervising Regional Planner  
 
Report 
Approved By: 

  

 Susan Tae, AICP, Assistant Administrator 
 

 

 
 
 

LIST OF ATTACHED EXHIBITS 
EXHIBIT A Site Plan 
EXHIBIT B Project Summary Sheet 
EXHIBIT C Draft Findings 
EXHIBIT D Draft Conditions of Approval 
EXHIBIT E Applicant’s Statement of Findings  
EXHIBIT F Environmental Determination  
EXHIBIT G Photos 
EXHIBIT H Oak Tree Report  
EXHIBIT I Previous OTP Approval  
EXHIBIT J Public Comments 
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1 Applicable plan and zoning designation at the time the application was deemed complete. The West San Gabriel Valley 
Area Plan (“WSGVAP”) was adopted on March 11, 2025, and subsequent rezoning changed the subject property from A-1 
to R-1 (Single-Family Residence) Zone. Pursuant to Section 22.246.020 (Applicability of Zone Changes and Ordinance 
Amendments, this OTP application, deemed complete on June 20, 2024, is subject to the zoning and regulations that were 
applicable to the Project prior to the adoption of the WSGVAP.  

 
 

PROJECT SUMMARY 

PROJECT NUMBER HEARING DATE 
PRJ2024-001752 January 27, 2026 

REQUESTED ENTITLEMENT(S)   

Oak Tree Permit (“OTP”) No. RPPL2024002242 
 

OWNER / APPLICANT MAP/EXHIBIT DATE 
Junzhi Jiang and Betty Chen/Xitlali Del Real and John 
Kelly 

June 20, 2024 

PROJECT OVERVIEW 
A retroactive OTP for pruning of branches greater than two inches in diameter on four existing non-heritage-sized 
oak trees located along the street frontage of Freer Street for the existing six-unit condominium development. The 
four trees were replacement trees required by the previous OTP No. 201400031. There are an additional two 
existing oak trees that were not excessively pruned, located on the property. There is no proposed development 
associated with this request. 

LOCATION ACCESS 
11108 Freer Street, South Monrovia Islands Freer Street 

ASSESSORS PARCEL NUMBER(S) SITE AREA 
8574-012-035, 8574-012-036, 8574-012-037, 
8574-012-038, 8574-012-039, and 8574-012-040 

0.82 gross (0.68 net) acre 

GENERAL PLAN / LOCAL PLAN  ZONED DISTRICT PLANNING AREA 
General Plan* South Arcadia West San Gabriel Valley 

LAND USE DESIGNATION ZONE 
H9 (Residential 9 - 0 to 9 Dwelling Units per Net Acre) A-1 (Light Agricultural)1  changed to R-1 (Single Family  

Residence) March 11, 2025 

 

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT 
N/A 7 N/A 

ENVIRONMENTAL DETERMINATION (CEQA) 
Class 1 Categorical Exemption – Existing Facilities 
Class 4 Categorical Exemption – Minor Alterations to Land  
 

KEY ISSUES 

• Consistency with the General Plan 
• Satisfaction of the following portions of Title 22 of the Los Angeles County Code: 

o Section 22.174.060 (Oak Tree Permit Findings and Decision Requirements) 
o Section 22.16.050 (Development Standards for A-1 and A-2) 

CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS: 

Michelle Lynch (213) 893-7005 mlynch@planning.lacounty.gov 
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LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

DRAFT FINDINGS OF THE HEARING OFFICER 
AND ORDER 

PROJECT NO. PRJ2024-001752 
OAK TREE PERMIT NO. RPPL2024002242 

 

RECITALS 

1. HEARING DATE(S). The Los Angeles County (“County”) Hearing Officer conducted 
a duly noticed public hearing on January 27, 2026, in the matter of Project No. 
PRJ2024-001752Oak Tree Permit (“OTP”) No. RPPL2024002242. 
  

2. HEARING PROCEEDINGS.  Reserved.  
 

3. ENTITLEMENT REQUESTED. The permittee, John Kelly ("Permittee"), requests 
the OTP to retroactively authorize pruning of branches more than two inches in 
diameter on four non-heritage-sized oak trees (“Project”) on a property located at 
11108 Freer Street, in the unincorporated community of South Monrovia Islands 
("Project Site") in the A-1 (Light Agricultural) Zone pursuant to Los Angeles County 
Code (“County Code”) Section 22.174.030 (Applicability). 

 
4. PREVIOUS ENTITLEMENT(S).  Tentative Tract Map No. 073191, Oak Tree Permit 

No. 201400031 (“previous OTP”), and Environmental Assessment No. 201400267 
authorized the subdivision of a 0.68-acre property into one multi-family lot with six 
detached condominiums and the retroactive removal of two oak trees.  The authorized 
removals required six replacement oak trees. The mitigation ratio was one removed 
tree to three replacement trees (1:3). The other entitlements included ministerial site 
plan review RPPL201706779 for the construction of the six condominium residences 
and a vehicle and pedestrian entry gate that was deemed as exempt from review. 

 

5. LAND USE DESIGNATION.  The Project Site is located within the H9 (Residential 9 
– 0 to 9 Dwelling Units per Net Acre) land use category of General Plan Land Use 
Policy Map. 

 
6. ZONING.  The Project Site is located in the South Arcadia Zoned District and is 

currently zoned A-1. Pursuant to County Code Section 22.174.030 (Oak Tree Permit 
Applicability) an OTP is required for the pruning of branches greater than two inches 
in diameter. Replacement trees are protected by County Code Section 22.174.30 
(Applicability). 
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7. SURROUNDING LAND USES AND ZONING   
 

LOCATION GENERAL PLAN 
LAND USE 
POLICY 

ZONING EXISTING USES 

NORTH H9 A-1  Single Family 
Residences 

EAST H9 and CG (General 
Commercial) 

A-1, and C-1 
(Restricted Business 

Single-family 
Residences and 
commercial uses 

SOUTH H9  A-1  Single Family 
Residences  

WEST H9  A-1, City of Temple 
City  

Single Family 
Residences  

 
8. PROJECT AND SITE PLAN DESCRIPTION. 

 
A. Existing Site Conditions 

The Project Site is 0.82 gross acres (0.68 net acres) in size and consists of one legal 
lot. The Project Site is irregular in shape with relatively level topography and is 
developed with six detached condominiums each with an attached two-car garage. 
 

B. Site Access 
The Project Site is accessible via Freer Street, a 60-foot-wide secondary highway 
public right of way to the North. Primary access to the Project Site is via an 
entrance/exit on Freer Street. A secondary pedestrian access to the Project Site is 
via a walkway on Florinda Avenue to the west. There is no secondary vehicle 
access from Florinda Avenue.  
 

C. Site Plan 
The site plan depicts the Project Site with detached condominium development, 
and a total of six oak trees. The site plan identifies the four trees along Freer Street 
that were over-pruned, and two other oak trees near Florinda Avenue that were not 
pruned.  

D. Replacement Oak Trees associated with Previous OTP 
Per the requirements of the previous OTP, the Permittee was required to plant six 
trees. The six trees were planted as shown in the Exhibit “A”. The subject four oak 
trees that were overpruned; the remaining two oak trees nearest Florinda Street 
were not included in this project scope.  

 

9. CEQA DETERMINATION. 
Staff recommends that the Project be found categorically exempt from the California 
Environmental Quality Act (“CEQA”) pursuant to the following provisions of the State 
CEQA Guidelines and the County’s Environmental Document Reporting Procedures 
and Guidelines: 
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Class 1 – Existing Facilities (Section 15301) 
Class 4 – Minor Alterations to Land (Section 15304) 
 
The Project involves retroactive approval for the unpermitted over-pruning of four 
non-heritage-sized oak trees, specifically for pruning cuts exceeding two inches in 
diameter. The over-pruning activity has not resulted in significant adverse 
environmental effects, and no new development or grading is proposed. The four 
trees do not meet the definition of oak tree woodland per the LA County Oak 
Woodlands Conservation Management Plan. An oak tree woodland is an oak stand, 
including the understory, which consists of two or more oak trees of at least five 
inches in diameter measured at 4.5 feet above the mean natural grade, with a greater 
than 10 percent canopy cover. Since these trees are considered juveniles per the 
Oak Tree report and were planted as a mitigation measure to replace two existing 
native trees, they do not meet the required 10 percent canopy cover.   

Any future maintenance and pruning will be required to comply with the approved 
Oak Tree Care and Maintenance Plan and all conditions established by the County 
Forester. 
 
The Project qualifies for the Class 1 Exemption as it pertains to an existing residential 
development with no physical alterations to existing structures, and for the Class 4 
Exemption due to the potential requirement for new mitigation tree planting should 
any existing trees fail. The Project Site is not located within an environmentally 
sensitive area, hazardous waste site, or designated historic district. There are no 
unusual circumstances or cumulative impacts that would preclude the application of 
the exemptions.  

 
10. COMMUNITY OUTREACH.  No community outreach was conducted at the time of 

the report preparation.   
 
11. PUBLIC COMMENTS.   

Staff has not received any comments at the time of the report preparation.  
 
12. AGENCY RECOMMENDATIONS. 

County Forester:  Recommended clearance to public hearing with conditions in a 
letter dated February 13, 2025. The County Forester also confirmed that the Oak 
Tree Report submitted by the Permittee is accurate and complete as to the location, 
size, condition, and species of the oak trees on the Project Site and recommends 
several conditions of approval, which have been incorporated into this OTP.  
 

13. LEGAL NOTIFICATION. Pursuant to Section 22.222.120 (Public Hearing 
Procedure) of the County Code, the community was properly notified of the public 
hearing by mail, newspaper, Temple City News, and property posting.  Additionally, 
the Project was noticed, and case materials were available on LA County Planning's 
website.  On December 11, 2025, a total of 447 Notices of Public Hearing were 
mailed to all property owners as identified on the County Assessor's record within a 
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1,000-foot radius from the Project Site, including those on the courtesy mailing list 
for the South Arcadia Zoned District and to any additional interested parties. 

 
GENERAL PLAN CONSISTENCY FINDINGS  
 
14. LAND USE POLICY. TheHearing Officer finds that the Project is consistent with the 

goals and policies of the General Plan because the H9 category is intended for 
single-family residences, into which this Project falls. While the Project is a request 
for a retroactive OTP to authorize the pruning of branches greater than two inches in 
diameter on four non-heritage oak trees, the oak trees are associated with a 
detached residential condominium development. 

 
15. GOALS AND POLICIES.  The Hearing Officer finds that the Project is consistent 

with the goals and policies of the General Plan.  
 
• Policy LU 4:1: Encourage infill development in urban and suburban areas on vacant, 

underutilized, and or brownfield sites. 
• Goal LU 7: Compatible land uses that complement neighborhood character and the 

natural environment. 
 
While the Project is a request to retroactively authorize the pruning of branches greater 

than two inches in diameter on four non-heritage replacement oak trees, the request 
is not for the removal of these existing oak trees but is associated with the 
maintenance of the existing condominium development on the Project Site. The 
detached condominiums were developed on the Project Site under a tentative map 
and associated oak tree permit for the removal of two native oak trees. Previously, 
there was one single-family residence, and the approval of the six condominium 
units provided an additional infill development compatible with the neighborhood 
character and the surrounding area.  

 
ZONING CODE CONSISTENCY FINDINGS  
 
16. PERMITTED USE IN ZONE.  The Hearing Officer finds that the Project is consistent 

with the A-1 zoning classification. While the Project is for the retroactive unpermitted 
over-pruning, the existing residential condominiums are permitted in such zone 
pursuant to County Code Section 22.16.050 (Development Standards for A-1 and A-
2), the applicable zoning designation at the time of deemed-complete application. 
West San Gabriel Valley Area Plan (WSGVAP) was adopted on March 11, 2025, and 
subsequent rezoning changed the subject property from A-1 to R-1 (Single-Family 
Residence) Zone. Pursuant to Section 22.246.020 (Applicability of Zone Changes 
and Ordinance Amendments, this OTP application, deemed complete on June 20, 
2024, is subject to the zoning and regulations that were applicable to the Project prior 
to the adoption of the WSGVAP. 
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OAK TREE PERMIT FINDINGS   

17. The Hearing Officer finds that the proposed construction or proposed use will 
be accomplished without endangering the health of the remaining oak trees 
subject to Title 22 regulations, if any, on the subject property. Based on the Oak 
Tree Report prepared by Gulliver Ericksen, Certified Arborist, dated April 1, 2024, 
upon inspection of each of the trees, it was determined that the severity of this over-
pruning will have minimal impact on the overall health and longevity of their survival. 
The Oak Tree Report concluded that there would be no damage to the current health 
and condition of the oak trees if all recommended preservation guidelines are 
followed as part of the continuous maintenance. In addition, the two existing oak 
trees that were not over-pruned will not be harmed with this request.    

 
18. The Hearing Officer finds that the removal or relocation of the oak trees 

proposed will not result in soil erosion through the diversion or increased flow 
of surface waters, which cannot be satisfactorily mitigated. The Project will not 
result in the removal of any existing oak tree and will not result in any soil erosion at 
the Project Site. According to the Oak Tree Report provided by the arborist, the 
existing oak trees appear to be recovering from the unauthorized over-pruning on 
branches greater than two inches in diameter.  

 
19. The Hearing Officer finds that the removal or relocation of the oak trees 

proposed is necessary as continued existence at present locations frustrates 
the planned improvement or proposed use of the subject property to such an 
extent that placement of such trees precludes the reasonable and efficient use of 
such property for a use otherwise authorized. The Project will not result in the 
removal of any oak trees at the Project site. The four trees are located within the front 
yard setback area and are not close in proximity to the existing residential 
condominiums. There are no proposed developments into the oak tree protected 
zone; therefore an alternative development plan is not required.     

 
20. The Hearing Officer finds that the removal of the oak trees proposed will not be 

contrary to or be in substantial conflict with the intent and purpose of the Oak 
Tree Permit procedure. This OTP retroactively authorizes pruning on four oak trees. 
The oak trees will continue to be monitored by the County Forester to ensure their 
survival. In the event, any of the oak trees do not survive, the Permittee shall be 
required to plant and maintain replacement oak trees at a ratio of 2:1 on the property.    

 

ENVIRONMENTAL FINDINGS 

21. The Hearing Officer finds that the Project is exempt from the California Environmental 
Quality Act pursuant to State CEQA Guidelines sections 15301 (Class 1 Exemption, 
Existing Facilities), and 15304 (Class 4 Exemptions, Minor Land Alterations) under 
the CEQA and the County environmental guidelines. The Project is a retroactive 
approval for the pruning of branches greater than two inches in diameter on four non-
heritage-sized oak trees.  The four trees do not meet the definition of an oak tree 
woodland per the LA County Oak Woodlands Conservation Management Plan. An 
oak tree woodland is an oak stand, including the understory, which consists of two or 

https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO
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more oak trees of at least five inches in diameter measured at 4.5 feet above the mean 
natural grade, with a greater than 10 percent canopy cover. Since these trees are 
considered juveniles per the Oak Tree report and were planted as a mitigation 
measure to replace two existing native trees, it does not meet the required 10 percent 
canopy cover.   The pruning of the existing trees at the site does not have a significant 
adverse effect on these trees. Any future pruning must adhere to the Oak Tree Care 
and Maintenance plan and requirements from the County Forester. The Project 
qualifies for the Class 1 categorical exemption because it is associated with existing 
detached single-family condominiums, and no physical changes to the existing 
structures at the Project Site are proposed.  The Project also qualifies for the Class 4 
exemption because it will require the planting of new mitigation oak trees if any of the 
existing oak trees die at the Project Site. The Project Site is not located in an 
environmentally sensitive area, a hazardous waste area, nor a designated historical 
district. There are also no significant cumulative impacts nor unusual circumstances 
associated with the Project. Thus, there are no exceptions to the identified exemptions 
and the categorical exemptions still apply to the Project. 

 
22. LOCATION OF DOCUMENTS.  The location of the documents and other materials 

constituting the record of proceedings upon which the Hearing Officer’s decision is 
based in this matter is at 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 Foothills Development Services Section, 
LA County Planning.   

BASED ON THE FOREGOING, THE  HEARING OFFICER CONCLUDES THAT: 

A. The Project will be accomplished without endangering the health of the remaining 
oak trees subject to Chapter 22.174 of the County Code on the subject property; 

 
B. The pruning of the oak trees will not result in soil erosion through the diversion or 

increased flow of surface waters, which cannot be satisfactorily mitigated; 
 
C. The Project will not result in the removal of any oak trees and will continue to allow 

the existing oak trees to remain at the present location without precluding the 
reasonable and efficient use of subject property for a use otherwise authorized.”  

 
D. The Project will not be contrary to or be in substantial conflict with the intent and purpose 

of the Oak Tree Permit Procedure. 
 
THEREFORE, THE HEARING OFFICER: 
 
1. Finds that the Project is exempt from the California Environmental Quality Act pursuant 

to State CEQA Guidelines section 15301 (Class 1, Existing Facilities categorical 
exemption); and 15304 (Class 4, Minor Land Alterations).   
 

2. Approves OAK TREE PERMIT  NO.  RPPL2024002242, subject to the attached 
conditions. 
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c: Hearing Officer, Zoning Enforcement, Building and Safety 



 

CC.082014(Revised 01102024) 

  LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
DRAFT CONDITIONS OF APPROVAL 

PROJECT NO. PRJ2024-001752  
OAK TREE PERMIT NO. RPPL2024002242 

 
PROJECT DESCRIPTION 
 
The Project is a request to retroactively authorize pruning on branches greater than two 
inches in diameter that previously occurred on four non-heritage-sized replacement oak 
trees identified on the appurtenant Exhibit “A”,  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. Notwithstanding the foregoing, this 
Condition No. 2 and Conditions Nos. 4, 5, and 8, shall be effective pursuant to Section 
22.222.230 of the County Code. 

 
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 County Code Section 22.222.230 (Effective Date of Decision and Appeals). 
 

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 amount of up to $5,000.00, 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 cooperation in the 
defense, including but not limited to, depositions, testimony, and other assistance 
provided to Permittee or Permittee's counsel.   
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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 up to the 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.   

 
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. 

 
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. Transfer or Lease of the Property. 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 90 days from the date of the 

decision for this grant.  A single one-year time extension may be requested in writing 
and with the payment of the applicable fee prior to such expiration date. 

 
9. Inspections. The subject property shall be maintained and operated in full 

compliance with the conditions of this grant, including conditions indicated by the 
County Fire Department (“Fire”), 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 or any other 
encumbrance on the property shall exempt the Permittee and/or property owner from 
compliance with these conditions and applicable regulations. 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.  Inspections and Fees issued by Fire will be maintained 
separately, as required. 
 
Inspections may be unannounced. Inspections may be conducted utilizing 
any available technologies, including, but not limited to, unmanned aircraft systems 
(UAS). Use of a 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 
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established by LA County Planning at the time any additional inspections are 
required, whichever is greater. 

 
10. 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 22.238 of the County Code. 

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

compliance with the County Fire Code to the satisfaction of Fire. 
 
12. Exhibit “A.” 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”). 

 
13. 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. 

 
PERMIT-SPECIFIC CONDITIONS - OAK TREE PERMIT 
 

14. Scope of Approval. This grant shall retroactively authorize pruning of branches 
more than two inches in diameter that occurred on four non-heritage-sized oak trees 
as indicated on the associated Exhibit “A”.  

 
15. Previous Oak Tree Permit Conditions. Oak Tree Permit No. 201400031 conditions 

are still in effect. The Permittee shall comply with the conditions as stated in this 
previous approval. 

 
16. County Forester’s Requirements. The Permittee shall comply with all conditions 

and requirements set forth in the attached Fire letter dated February 13, 2025 
(attached hereto), to the satisfaction of said Forester, except as otherwise required 
by the County Forester and by these conditions. 

 
 
Exhibit D-1 Fire Letter dated February 13, 2025 
Exhibit D-2 Oak Trees: Care and Maintenance Guide 
Exhibit D-3     Oak Tree Permit No. 201400031 Conditions 
 



ANTHONY C. MARRONE 
FIRE CHIEF 
FORESTER & FIRE WARDEN                                                   

COUNTY OF LOS ANGELES 
FIRE DEPARTMENT 

1320 NORTH EASTERN AVENUE 
LOS ANGELES, CALIFORNIA 90063-3294 

(323) 881-2401 
www.fire.lacounty.gov 

 
“Proud Protectors of Life, Property, and the Environment” 
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February 13, 2025 
 
 
Sean Donnelly, Planner 
Department of Regional Planning 
Zoning Permits Section 
320 West Temple Street 
Los Angeles, CA 90012 
 
Dear Sean Donnelly: 
 
OAK TREE PERMIT NUMBER RPPL2024002242 
11108 FREER STREET, TEMPLE CITY 
 
We have reviewed the “Request for Oak Tree Permit #RPPL2024002242.”  The project is 
located at 11108 Freer Street in the unincorporated area of Temple City.  The Oak Tree Report 
is accurate and complete as to the location, size, condition and species of the Oak trees on the 
site.  The term "Oak Tree Report" refers to the document on file by Gulliver Erickson, the 
consulting arborist, dated April 01, 2024. 
 
We recommend the following as conditions of approval: 
 
OAK TREE PERMIT REQUIREMENTS: 
 
1. This grant shall not be effective until the permittee and the owner of the property involved (if 

other than the permittee), have filed at the office of the Department of Regional Planning 
their affidavit stating that they are aware of and agree to accept all conditions of this grant.  
Unless otherwise apparent from the context, the term "permittee" shall include the applicant 
and any other person, corporation or other entity making use of this grant. 

 
2. The permittee shall, prior to commencement of the use authorized by this grant, pay the 

fees invoiced through EPIC-LA to the County of Los Angeles Fire Department.  Such fees 
shall be used to compensate the County Forester per inspection and to cover expenses 

e531882
Text Box
EXHIBIT D-1



Sean Donnelly, Planner 
February 13, 2025 
Page 2 
 

 

incurred while inspecting the project to determine the permittee's compliance with the 
conditions of approval.  These fees provide for one (1) initial inspection prior to the 
commencement of construction and three (3) subsequent inspections until the conditions of 
approval have been met.  The Director of Regional Planning and the County Forester shall 
retain the right to make regular and unannounced site inspections. 

 
3. Before commencing work authorized or required by this grant, the consulting arborist shall 

submit a letter to the Director of Regional Planning and the County of Los Angeles Fire 
Department’s Forestry Division stating that he or she has been retained by the permittee to 
perform or supervise the work, and that he or she agrees to report to the Director of 
Regional Planning and the County Forester, any failure to fully comply with the conditions 
of the grant.  The arborist shall also submit a written report on permit compliance upon 
completion of the work required by this grant.  The report shall include a diagram showing 
the exact number and location of all mitigation trees planted as well as planting dates. 

 
4. The permittee shall arrange for the consulting arborist or a similarly qualified person to 

maintain all remaining Oak trees on the subject property that are within the zone of impact 
as determined by the County Forester for the life of the Oak Tree Permit or the Conditional 
Use Permit. 

 
5. The permittee shall install temporary chainlink fencing, not less than four (4) feet in height, 

to secure the protected zone of all remaining Oak trees on site as necessary.  The fencing 
shall be installed prior to grading or tree removal, and shall not be removed without 
approval of the County Forester.  The term "protected zone" refers to the area extending 
five (5) feet beyond the dripline of the Oak tree (before pruning), or fifteen (15) feet from the 
trunk, whichever is greater.  

 
6. Copies of the Oak Tree Report, Oak tree map, mitigation planting plan and conditions of 

approval shall be kept on the project site and available for review.  All individuals 
associated with the project as it relates to the Oak resource shall be familiar with the Oak 
Tree Report, Oak tree map, mitigation planting plan and conditions of approval. 

 
PERMITTED OAK TREE ENCROACHMENT: 
 
7. This grant allows encroachment within the protected zone of four (4) trees of the Oak genus 

identified as Trees labeled Oak East, Oak East of Driveway, Oak West of Driveway and 
Oak West on the applicant's site plan and Oak Tree Report.  Trenching, excavation, or 
clearance of vegetation within the protected zone of an Oak tree shall be accomplished by 
the use of hand tools or small hand-held power tools.  Any major roots encountered shall 
be conserved and treated as recommended by the consulting arborist. 

 
8. In addition to the work expressly allowed by this permit, remedial pruning intended to 

ensure the continued health of a protected Oak tree or to improve its appearance or 
structure may be performed.  Such pruning shall include the removal of deadwood and 
stubs and medium pruning of branches two-inches in diameter or less in accordance with 
the guidelines published by the National Arborist Association.  In no case shall more than 
20% of the tree canopy of any one tree be removed. 
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9. Except as otherwise expressly authorized by this grant, the remaining Oak trees shall be 

maintained in accordance with the principles set forth in the publication, “Oak Trees: Care 
and Maintenance,” prepared by the County of Los Angeles Fire Department, Forestry 
Division.  A copy of the publication is enclosed with these conditions. 

 
MITIGATION TREES: 
 
10. The permittee shall provide mitigation trees of the Oak genus at a rate of two to one (2:1) 

for any tree specified above that dies as a result of the approved encroachments. In 
addition, any tree that reaches ordinance size during the construction and monitoring period 
shall be included in this permit and subject to these conditions of approval. 

 
11. Each mitigation tree shall be at least a 15-gallon specimen in size and measure one (1) 

inch or more in diameter one (1) foot above the base.  Free form trees with multiple stems 
are permissible provided the combined diameter of the two (2) largest stems of such trees 
measure a minimum of one (1) inch in diameter one (1) foot above the base. 

 
12. Mitigation trees shall consist of indigenous varieties of Quercus agrifolia, grown from a local 

seed source. 
 
13. Mitigation trees shall be planted within one (1) year of the permitted Oak tree removals.  

Mitigation trees shall be planted on site or within the same community if approved by the 
County Forester.  If mitigation trees are deemed impossible by the County Forester, only 
then a contribution to the County of Los Angeles Oak Forest Special Fund may be made in 
the amount equivalent to the Oak resource loss.  The contribution shall be calculated by the 
consulting arborist and approved by the County Forester according to the most current 
edition of the International Society of Arboriculture's "Guide for Plant Appraisal." 

 
14. The permittee shall properly maintain each mitigation tree and shall replace any tree failing 

to survive due to a lack of proper care and maintenance with a tree meeting the 
specifications set forth above.  The two-year maintenance period will begin upon receipt of 
a letter from the permittee or consulting arborist to the Director of Regional Planning and 
the County Forester, indicating that the mitigation trees have been planted.  The 
maintenance period of the trees failing to survive two (2) years will start anew with the new 
replacement trees.  Subsequently, additional monitoring fees shall be required. 

 
15. All mitigation Oak trees planted as a condition of this permit shall be protected in perpetuity 

by the Los Angeles County Oak Tree Ordinance once they have survived the required 
maintenance period. 

 
NON-PERMITTED ACTIONS AND VIOLATIONS: 
 
16. Encroachment within the protected zone of any additional tree of the Oak genus on the 

project site is prohibited. 
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17. Should encroachment within the protected zone of any additional tree of the Oak genus on 
the project site not permitted by this grant result in its injury or death within two (2) years, 
the permittee shall be required to make a contribution to the Los Angeles County Oak 
Forest Special Fund in the amount equivalent to the Oak resource damage/loss.  Said 
contribution shall be calculated by the consulting arborist and approved by the County 
Forester according to the most current edition of the International Society of Arboriculture's 
"Guide for Plant Appraisal." 

 
18. No planting or irrigation system shall be installed within the dripline of any Oak tree that will 

be retained. 
 
19. Utility trenches shall not be routed within the protected zone of an Oak tree unless the 

serving utility requires such locations. 
 
20. Equipment, materials and vehicles shall not be stored, parked, or operated within the 

protected zone of any Oak tree.  No temporary structures shall be placed within the 
protected zone of any Oak tree. 

 
21. Violations of the conditions of this grant shall result in immediate work stoppage or in a 

notice of correction depending on the nature of the violation.  A time frame within which 
deficiencies must be corrected will be indicated on the notice of correction. 

 
22. Should any future inspection disclose that the subject property is being used in violation of 

any one of the conditions of this grant, the permittee shall be held financially responsible 
and shall reimburse the County of Los Angeles Fire Department, Forestry Division for all 
enforcement efforts necessary to bring the subject property into compliance.  

 
To schedule a County Forester inspection, please contact the Environmental Review Unit at 
(818) 890-5719. 
 
If you have any additional questions, please contact this office at (818) 890-5719. 
 
Very truly yours, 
 
 
 
KIEN TAN, DEPUTY FORESTER, FORESTRY DIVISION 
COMMUNITY RISK REDUCTION BUREAU 
 
KT:jl 
 
Enclosure 
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 00263A OAK TREE PERMIT WITH PUBLIC HEARING 
STATEMENT OF FINDINGS 
 

Please identify the number of oak trees proposed for: 

     Removal                 Encroachment             To Remain           Total existing oak trees  

Pursuant to County Code Section 22.174.060: Findings, the applicant shall substantiate the 
following: 

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

B.1 The proposed construction or proposed use will be accomplished without endangering the health of
the remaining trees subject to Title 22 regulations, if any, on the subject property. 

B.2    The removal or relocation of the oak trees proposed will not result in soil erosion through the
diversion or increased flow of surface waters which cannot be satisfactorily mitigated. 

B.3 In addition to the above facts, at least one of the following findings apply:
a. That the removal or relocation of the oak trees proposed is necessary as continued existence

at present locations frustrates the planned improvement or proposed use of the subject
property to such an extent that:

i. Alternative development plans cannot achieve the same permitted density or that the
cost of such alternative would be prohibitive, or

ii. Placement of such oak trees precludes the reasonable and efficient use of such
property for a use otherwise authorized;

b. That the oak trees proposed for removal or relocation interferes with utility services or streets
and highways, either within or outside of the subject property, and no reasonable alternative
to such interference exists other than removal of the trees; or

c. That the condition of the oak trees proposed for removal with reference to seriously
debilitating disease or danger of falling is such that it cannot be remedied through reasonable
preservation procedures and practices.

https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV8PERELEAC_CH22.174OATRPE_22.174.060FI
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B.4    The removal of the oak trees proposed will not be contrary to or be in substantial conflict with the 
intent and purpose of the Oak Tree Permit procedure. 

      
      
      
      
      

 



 

 

PROPOSED ENVIRONMENTAL DETERMINATION  
 

 
DETERMINATION DATE: December 18, 2025 

PROJECT NUMBER: PRJ2024-001752 

PERMIT NUMBER(S): Oak Tree Permit No.  RPPL2024002242 

SUPERVISORIAL DISTRICT: 5  

PROJECT LOCATION: 11108 Freer Street, South Monrovia Islands  

OWNER: Junzhi Jiang and Betty Chen 

APPLICANTS: Xitlali Del Real and John Kelly 

CASE PLANNER: Michelle Lynch, Principal Planner  
mlynch@planning.lacounty.gov  

 

 
Los Angeles County (“County”) completed an initial review of the Project. Based on the 
submitted proposal and supporting documentation, staff recommends that a categorical 
exemption is the appropriate level of environmental review under the California 
Environmental Quality Act (“CEQA”). 

The Project qualifies for both a Class 1 – Existing Facilities exemption and a Class 4 – Minor 
Land Alterations exemption under Public Resources Code section 21000, et seq., the State 
CEQA Guidelines, and the County’s Environmental Document Reporting Procedures and 
Guidelines. 

The Project involves retroactive approval for the unpermitted pruning of four non-heritage-
sized oak trees, specifically for pruning cuts exceeding two inches in diameter. The over-
pruning activity has not resulted in significant adverse environmental effects, and no new 
development or grading is proposed. The four trees do not meet the definition of an oak tree 
woodland per the LA County Oak Woodlands Conservation Management Plan. An oak tree 
woodland is an oak stand, including the understory, which consists of two or more oak trees 
of at least five inches in diameter measured at 4.5 feet above the mean natural grade, with a 
greater than 10 percent canopy cover. Since these trees are considered juveniles per the Oak 
Tree report and were planted as a mitigation measure to replace two existing native trees, it 
does not meet the required 10 percent canopy cover.   
 
According to the submitted Arborist Report, the pruning has not caused significant adverse 
effects on the trees’ overall health or structure. Any future pruning must comply with the 
approved Oak Tree Care and Maintenance Plan and the requirements of the County Forester. 

The Project qualifies for the Class 1 Exemption because it is associated with an existing 
detached single-family condominium development, and no new physical changes to the 
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structures are proposed. The Project also qualifies for the Class 4 Exemption because the 
planting of replacement mitigation oak trees will be required if any of the existing trees fail. 

The Project Site is not located within an environmentally sensitive area, hazardous waste site, 
or designated historic district. There are no significant cumulative impacts or unusual 
circumstances associated with the Project. Therefore, no exceptions to the categorical 
exemptions apply. Staff recommends that the Hearing Officer determine the Project is 
categorically exempt from CEQA. 
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‭Gulliver Erickson -‬‭ISA TRAQ Certified Arborist WE-10288A‬
‭138 West Cherry Ave‬
‭Monrovia, CA 91016‬
‭(626) 533-8055‬
‭gullivererickson@gmail.com‬

‭1st April 2024‬

‭Oak Tree Assessments - 11108 Freer Ave Temple City, CA 91780‬

‭Prepared for‬

‭Gold Star Property Management‬

‭292 E. Foothill Blvd. #E,‬

‭Arcadia, CA 91006‬

‭(626) 408-5164‬

‭goldstarmgmtllc@gmail.com‬

‭Summary‬

‭On March 29th I met with Xitlali Del Real, the property manager responsible for 11108 Freer Ave.‬

‭The purpose for our meeting was to discuss and assess the health of 4‬‭Quercus agrifolia,‬‭that‬

‭had recently been reported as being pruned in violation of ordinance by the County of Los‬

‭Angeles.‬

‭Upon inspection of each of the trees it has been determined that the severity of this pruning will‬

‭have minimal impact on the overall health and longevity of their survival. Due to their infancy and‬

‭remaining structure, mitigation of a planned corrective pruning program will aid in the restructure‬

‭of each specimen successfully.‬

‭Assignment‬

‭Perform a Level 2 Visual Assessment for each of the 4‬‭Quercus agrifolia,‬‭report on current health,‬

‭site observations in planting locations, and recommend mitigation strategies in response to‬

‭correcting issues from the recent pruning.‬

mailto:goldstarmgmtllc@gmail.com
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‭Background‬

‭The 4‬‭Quercus agrifolia‬‭being discussed in this report are focal points in the front landscape area‬

‭for this small HOA setting. The development itself is modern, with installation of these trees and‬

‭landscape being done 3-4 years ago. They are placed 2 each side of the central driveway, along‬

‭the frontage of the property to the street. Each is surrounded by uniformed hedges bordering‬

‭property and driveway lines, small floral bushes and plantings at bases, and symmetrically placed‬

‭Crape Myrtle set back towards the buildings. It is a very manicured landscape and property.‬

‭Methodology‬

‭A Level 2 Visual Assessment requires a 360° inspection from ground level using various tools for‬

‭a thorough inspection of the tree and its surroundings. The purpose of this visual inspection is to‬

‭focus on obvious defects or specified conditions to assess tree health and safety. Photos of each‬

‭tree will be taken to include with the report.‬

‭All trees assessed were inspected for physical, biological function and aesthetic conditions.‬

‭These examinations were performed in accordance with presently accepted industry methods,‬

‭which are visual observations from ground level only. No extensive micro-biological, soil-root‬

‭excavations, upper crown examination nor internal tree investigations were conducted.‬

‭Observations‬

‭For the purpose of this report each tree will be labeled including its location of planting in relation‬

‭to the side of property in an East/West direction, or side of driveway in an East/West direction.‬

‭Labels will be; Oak East, Oak East of Driveway, Oak West of Driveway, and Oak West. Following‬

‭each will be a brief description of its attributes, current health, major defects/concerns, and any‬

‭abiotic issues observed. Pictures will follow at the end of the report, labeled and listed in the‬

‭same order as the trees.‬

‭All 4 trees have been pruned by reducing to a uniform height (approximately 12’), and shaped‬

‭spherically, to appear as being 4 symmetrical specimens.‬



‭Oak East -‬‭Quercus agrifolia.‬‭DBH 5.6”. Height 12’ approximately. Spread 8’ approximately.‬

‭Normal vigor. “Topping” cuts at approximately 12’. Many small tip cuts to shape the tree.‬

‭Codominant stems at approximately 7’. Understory plantings too close to the trunk. Irrigation too‬

‭close the trunk. Tree stakes and ties need to be removed.‬

‭Oak East of Driveway -‬‭Quercus agrifolia.‬‭DBH 5.7”. Height 12’ approximately. Spread 8’‬

‭approximately. Normal vigor. “Topping” cuts at approximately 12’. Many small tip cuts to shape the‬

‭tree. Trunk splits into 2 leaders at approximately 8’. Irrigation too close to the trunk. Tree stakes‬

‭and ties need to be removed.‬

‭Oak West of Driveway -‬‭Quercus agrifolia.‬‭DBH 5.5”. Height 12’ approximately. Spread 8’‬

‭approximately. Normal vigor. “Topping” cuts at approximately 12’. Many small tip cuts to shape the‬

‭tree. Trunk splits into 3 at approximately 9’. Irrigation too close. Irrigation box location is too close‬

‭for the future growth of this tree. Tree stakes and ties need to be removed. Tree has grown into‬

‭ties. Understory plantings too close to the trunk.‬

‭Oak West -‬‭Quercus agrifolia.‬‭DBH 5.5”. Height 12’ approximately. Spread 6’ approximately.‬

‭Normal vigor. “Topping” cuts at approximately 12’. Many small tip cuts to shape the tree. Single‬

‭stemmed to top. Irrigation too close the trunk. Tree stakes and ties need to be removed. Tree has‬

‭grown into ties.‬



‭Discussion‬

‭Oak East -‬‭Quercus agrifolia.‬‭Subordination of the codominant stem should be prioritized during‬

‭the next scheduled pruning. Overall tree structure is balanced with even branch placement‬

‭throughout. Tree structure will allow corrective pruning options for future scheduled‬

‭maintenance. Understory plantings should be limited to be 24” minimum from the trunk base.‬

‭Irrigation needs to be removed from inside the dripline of the tree.‬

‭Oak East of Driveway -‬‭Quercus agrifolia.‬‭Overall tree structure‬‭is balanced with even branch‬

‭placement throughout. Tree structure will allow corrective pruning options for future scheduled‬

‭maintenance. Irrigation needs to be removed from inside the dripline of the tree.‬

‭Oak West of Driveway -‬‭Quercus agrifolia.‬‭Overall tree structure is balanced with even branch‬

‭placement throughout. Tree structure will allow corrective pruning options for future scheduled‬

‭maintenance. Understory plantings should be limited to be 24” minimum from the trunk base.‬

‭Irrigation needs to be removed from inside the dripline of the tree.‬‭Irrigation box location is too‬

‭close for the future growth of this tree, so relocation of this box should be considered before the‬

‭tree matures in size.‬

‭Oak West -‬‭Quercus agrifolia.‬‭Overall tree structure is balanced with even branch placement‬

‭throughout. Tree structure will allow corrective pruning options for future scheduled‬

‭maintenance. Irrigation needs to be removed from inside the dripline of the tree.‬



‭Conclusion‬

‭Clearly these trees were pruned with the intention of aesthetics over structure. It was also the‬

‭first pruning since installation. In the regular maintenance pruning of this species at this maturity,‬

‭structuring of the branch work and subordination of unwanted branch work should have been‬

‭done. The fact that the trees were reduced and rounded only, without any internal branches‬

‭being removed, will be advantageous to the repair of this situation. This remaining structure,‬

‭paired with the healthy vigor of being juvenile trees, will create a strong base for the successful‬

‭mitigation of corrective pruning in the future. Although this pruning was not correctly done, the‬

‭impact will be minimal, and the trees can be restored going forward.‬

‭Abiotic issues are few, and common to landscapes establishing to maturity since installation. If‬

‭addressed now these issues will not have further impact on these specimens.‬

‭Recommendation‬

‭Address abiotic issues with the current scheduled landscape maintenance. This will include‬

‭removal of the tree stakes and ties, changing of the irrigation to be outside of the tree drip lines,‬

‭and a plan of action for relocating the irrigation box by‬‭Oak West of Driveway.‬

‭The removal of plants and shrubs to be 24” minimum from trunks of‬‭Oak West of Driveway‬‭, and‬

‭Oak East‬‭, should be included with the current landscape maintenance schedule.‬

‭The mitigation plan for the corrective pruning of these 4 Oaks should consist of the following;‬

‭Note; Quercus agrifolia are restricted to being pruned during their dormancy (July - October), by‬

‭the County of Los Angeles.‬

‭Only prune obstructing branches if/as needed between now and summer of 2025, preferably in‬

‭warmer drier months.‬

‭A scheduled pruning program for these trees should start in the summer of 2025, with the guide‬

‭of an ISA Certified Arborist.‬

‭Primary task will be the structure pruning of all 4 specimens. Goals for structure pruning each tree‬

‭will be;‬

‭●‬ ‭Develop and maintain a central leader.‬

‭●‬ ‭Identify the lowest branch that will become the lowest part of the tree canopy.‬

‭●‬ ‭Remove branches below this chosen canopy branch.‬

‭●‬ ‭Space scaffolding branches along the central leader.‬

‭●‬ ‭Reduce any vigorous upright stems to a suitable lateral branch.‬



‭Secondary task will be any needed restoration pruning from “topping”. Goals for restoration‬

‭pruning each tree will be;‬

‭●‬ ‭Reduce stubs from “topping” to most suitable growth points where possible.‬

‭●‬ ‭In cases where a growth point is not available to reduce stubs back to, select shoot‬

‭growth to retain for restoration, and eliminate or subordinate remainder to aid‬

‭development of restoration structure.‬

‭●‬ ‭Eliminate any epicormic or “sucker” growth that will not be beneficial to the restoration‬

‭process.‬

‭Note; Restoration pruning will be a process over multiple pruning cycles. Objective for each‬

‭pruning would be similar in regards to choosing the best structure for the current period, and to‬

‭eliminate or subordinate any problematic growth.‬

‭Annual maintenance pruning would be recommended going forward, until further tree‬

‭development, maturity, and successful restoration is balanced. Focus should be on structural‬

‭pruning, crown restoration, and removal of deadwood only. Heavy thinning, shaping, or any large‬

‭branch removal is not recommended.‬

‭Notice of Disclaimer‬

‭This report represents the independent opinion of the signatory consultant (Gulliver Erickson).‬

‭The trees discussed herein were examined visually where accessible without probing, coring,‬

‭dissection, or excavation. Information contained in this report covers only those trees that were‬

‭examined and reflects the condition of those trees at the time of the inspection. There is no‬

‭guarantee or warranty, expressed or implied, that problems and deficiencies of the trees or‬

‭property in question may not arise in the future. Procedures for examination are in accordance‬

‭with current industry standards. The consultant shall not be required to give testimony or to‬

‭attend court by reason of this report unless subsequent contractual arrangements are made,‬

‭including payment of an additional fee for such services.‬

‭Respectfully submitted,‬

‭Gulliver Erickson‬

‭ISA TRAQ Certified Arborist WE-10288A‬
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From: Kevin Finkel 

Sent: Tuesday, December 30, 2025 8:14 AM 

To: Michelle Lynch 

Subject: FW: Send these to the oak tree guy 11108 FREER ST TEMPLE CITY 

Attachments: IMG_2496.jpeg; IMG_2494.jpeg 

 

Here is another on the same topic. 

 

KEVIN FINKEL, AICP  (he/him/his)                                        

SUPERVISING PLANNER, Operations and Major Projects 

Office: (213) 974-6411 • Direct: (213) 974-4854 

Email: kfinkel@planning.lacounty.gov 

 

From: rifleman91780@charter.net <rifleman91780@charter.net>  

Sent: Monday, December 29, 2025 8:18 PM 

To: Kevin Finkel <kfinkel@planning.lacounty.gov> 

Cc: rifleman91780@charter.net 

Subject: FW: Send these to the oak tree guy 11108 FREER ST TEMPLE CITY 

 

 

 

 

CAUTION: External Email. Proceed Responsibly. 

 

----------Forwarded Message----------  

 

From: <91780morgan@gmail.com>  

To: <rifleman91780@charter.net>  

Sent: December 29, 2025 at 9:09 PM MST  

Subject: Send these to the oak tree guy  

 

Sent from my iPhone 

IF THEY ARE GOING TO CUT DOWN TO 4" BRANCHES THEY WILL BE REMOVING THE 6 

PROTECTED OAK TREES. 

THEN THEY SHOULD BE FINED $50,000.00 EACH TREE OR $300,000.00 

e531882
Text Box
EXHIBIT J



From: Kevin Finkel 

Sent: Tuesday, December 30, 2025 8:17 AM 

To: Michelle Lynch 

Subject: FW: RE: Oak Tree Permits Filed: 12/22/2025 to 12/28/2025 

 

Last one. 

 

KEVIN FINKEL, AICP  (he/him/his)                                        

SUPERVISING PLANNER, Operations and Major Projects 

Office: (213) 974-6411 • Direct: (213) 974-4854 

Email: kfinkel@planning.lacounty.gov 

 

From: rifleman91780@charter.net <rifleman91780@charter.net>  

Sent: Tuesday, December 30, 2025 8:11 AM 

To: Kevin Finkel <kfinkel@planning.lacounty.gov> 

Cc: rifleman91780@charter.net 

Subject: RE: RE: Oak Tree Permits Filed: 12/22/2025 to 12/28/2025 

 

 

 
CAUTION: External Email. Proceed Responsibly. 

12-30-25 

HELLO 

"YES FORWARD THIS PLEASE" 

THERE IS A LOT OF INFORMATION SHOULD BE NOTED. THE REASON THE 6 PROTECTED 

OAKS WERE PUT IN PLACE IS BECAUSE OF THE NON-TRUTHS ABOUT THE 2 100 YR OLD 

TREES. 

FOR THE RECORD THE EMPLOYEE OF LA COUNTY REGIONAL PLANNING ASSISTANT ll 

LAND DIVISION   IS "JOSHUA HUNTINGTON AICP" and i still have the business card he 

gave me when i went down to Protest the Cutting Down of the 2 Oak Trees.  

it seems that the Owners of the Property Believe they have Found a Way to get the 

Protected Oaks Removed.  and i will e searching Now to Find the Pictures i took of the 

Asian woman Who Hired the Asian man to Trim the Protected Oak Trees into a Ball. 

I VOTE NO TO ALLOWING THEM TO REMOVE THE 6 TREES AND WHAT SHOULD HAPPEN IS 

"EACH TREE IS REPLACED TO THE ORIGINAL SHAPE AND SINCE THE ORIGINAL PLANS 

WERE SIGNED OFF BY L.A. COUNTY BE BROUGHT BACH TO ORIGINAL PLANS.  

HAPPY NEW YEAR 

--------------------  

 

From: "Kevin Finkel" <kfinkel@planning.lacounty.gov>  

To: <rifleman91780@charter.net>  

Sent: December 30, 2025 at 8:00 AM MST  

Subject: RE: Oak Tree Permits Filed: 12/22/2025 to 12/28/2025  



Good morning, 

  

Would you like me to forward this to Ms. Lynch to ensure that she’s received your letter? 

This will make sure that it gets added to the file. 

  

KEVIN FINKEL, AICP  (he/him/his)                                        

SUPERVISING PLANNER, Operations and Major Projects 

Office: (213) 974-6411 • Direct: (213) 974-4854 

Email: kfinkel@planning.lacounty.gov 

  

From: rifleman91780@charter.net <rifleman91780@charter.net>  

Sent: Monday, December 29, 2025 7:46 PM 

To: Kevin Finkel <kfinkel@planning.lacounty.gov> 

Cc: rifleman91780@charter.net 

Subject: RE: Oak Tree Permits Filed: 12/22/2025 to 12/28/2025 

  

CAUTION: External Email. Proceed Responsibly.   

 

WERE YOU AWARE OF THIS TRAGEDY AT 11108 FREER ST 

HERE IS COPY OF THE LETTER I SENT TO THE PLANNER IN-CHARGE 

12-28-25 

Good Day Ms Lynch 

  

I don't Know how Much Information You Were Given about the 6 Protected Oak Trees for 

Trimming of these 6 Protected Oaks but I was involved with statements about the Original 

Cutting Down of the (2) 100 yr old oak trees. i am no longer able to access my old email 

address (rifleman@pacbell.net) but if you research the original case of the Cleminson 

Mansion (was located at this address) as i also had information that was presented in the 

original hearing.  



 

All the Owners Were Informed i was told by the Builder of the proprieties and it seems that 

the New Owners Had the Idea "since i Own the Property I CAN DO AS I PLEASE"   if you will 

check with Building ans Safety there have been many issues with Hedge Height as i was 

able to show a picture of the child walking with the mother to school AND THE TENANTS 

COULD NOT SEE THE PEOPLE WALKING ON THE SIDEWALK. the day i sent in picture to 

building and safety the hedges were trimmed down to i believe 30 inches. 

they all knew about the Restrictions of Trimming of the Protected Oak Trees. 

i believe I STILL HAVE THE PICTURE OF ONE OF THE OWNERS WHO HIRED A SO CALLED 

TREE TRIMMER "BUTCHER THE 6 TREES INTO A BALL SHAPE. i have i believe 3 pictures of 

woman the contractor and his truck. 

the Only Way to Resolve this Issue is to REMOVAL ALL 6 TREES and Replant 4 new ones as 

the original builder had put a Water Line to Each Tree and when they got Finned i was told 

$13,000.00 for the damage they Did to The Protected Oak Trees the HOA SHUT OFF ALL 

THE WATER TO THE EXTERIOR VEGETATION as it is inevitable as now you can see all the 

water lines in the grass area. 

IF YOU COULD ASSIST ME TO SEE WHAT THE TENANTS WANT TO TRY TOO GET AWAY 

WITH by sending me the internet address so i see would be appreciated.  

i am 82 and i use a walker to get around but would love to hear the Excuses they have an 

Attorney Come Up With as i know a lot about my area. 

one of the County People made a statement to me "THERE ISN'T AN PROTECTED OAK 

TREE I CAN'T GET CUT DOWN" his name is on the case for this address in the beginning 

Thank You  

Richard Morgan 

5209 Myrtus Ave 

Temple City 

rifleman91780@charter.net 

--------------------  

 

  

  



From: rifleman91780@charter.net 

Sent: Monday, January 5, 2026 11:46 AM 

To: Michelle Lynch 

Cc: rifleman91780@charter.net 

Subject: FW: Here is a picture of the woman who authorized the cutting in the 

gardener and his pick up truck and the one picture of 11108 FREER Street 

Attachments: IMG_2564.PNG; IMG_2565.PNG; IMG_2566.PNG 

 

 

 

 

 

CAUTION: External Email. Proceed Responsibly. 

case number is RPPL2024002242, Project No. PRJ2024-001752 

ENCLOSED ID PICTURE OF THE WOMAN WHO AUTHORIZED THE BUTCHERING AND THE 

MAN WHO DID THE TRIMMING ALSO PIC 3 IS THE SHAPE OF THE TREE AFTER THE HARSH 

CUTTING. THE TREES WERE AT LEAST 20 FT TALL AS SOME OF THE MAIN SHOOTS WERE 

ABOUT 4" IN DIAMETER. 

 

----------Forwarded Message----------  

 

From: <91780morgan@gmail.com>  

To: <rifleman91780@charter.net>  

Sent: January 5, 2026 at 12:39 PM MST  

Subject: Here is a picture of the woman who authorized the cutting in the gardener and his 

pick up truck and the one picture of 11108 FREER Street  

 

Sent from my iPhone 




	Removal: 
	Encroachment: 
	To Remain: 
	Total existing oak trees: 4
	Text1: There is no construction. The trees will remain “as is” per previous permit. 
	Text2: There will be no soil errosion or water flow variation. There are not oak tree removals being proposed. 
	Text3: Not applicable as there are no aok tree removals. 
	Text4: The original intent of the existing oak tree permit poses no conflict with the current permit procedure as there are no oak tree removals. 


