
 

 

 
 
 
July 31, 2025 
 
New Urban West (NUWI-Lyons Canyon, LLC) 
c/o Adam Browning 
2001 Wilshire Blvd. 
Suite 401 
Santa Monica, CA 90403 
 

PROJECT NO. PRJ2021-001195 
VESTING TENTATIVE TRACT MAP NO. 83301 (RPPL2021003061) 

CONDITIONAL USE PERMIT NO. RPPL2021003113 
OAK TREE PERMIT NO. RPPL2021003070 

ADMINISTRATIVE HOUSING PERMIT NO. RPPL2021003105 
ENVIRONMENTAL ASSESSMENT NO. RPPL2021003071 

PROJECT SITE ADDRESS: West of The Old Road, South of Sagecrest  
Circle, Santa Clarita Valley  

(APNs: 2826-022-026, -027, -035; 2826-023-014; 2826-041-039) 
 
Dear Adam Browning: 
 
The Regional Planning Commission (Commission), by its action of July 30, 2025, has 
approved the above-referenced project.  Enclosed are the Commission’s Findings and 
Conditions of Approval.  Please carefully review each condition.  This approval is not 
effective until the appeal period has ended and the required documents and applicable 
fees are submitted to LA County Planning (see enclosed Affidavit of Acceptance 
Instructions).  
 

Appeals:  

The applicant or any other interested persons may appeal the 
Commission’s decision.  The appeal period for this project will end 
at 5:00 p.m. on August 11, 2025.  Appeals must be submitted to 
appeal@planning.lacounty.gov before the end of the appeal 
period. 

 
Upon completion of the appeal period, the notarized Affidavit of Acceptance and any 
applicable fees must be submitted to the planner assigned to your case.  Please make an 
appointment to ensure that processing will be completed in a timely manner.  Failure to 
submit these documents and applicable fees within 60 days will result in a referral to 
Zoning Enforcement for further action. 
 
In addition, any applicable California Environmental Quality Act fees for the Department of 
Fish and Wildlife shall be paid, and a Notice of Determination, if applicable must be filed 
with the County Clerk according to the instructions with the enclosed Affidavit of 
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Joshua Huntington, AICP, Supervising Regional Planner
Subdivisions Section
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Enclosures: Findings, Conditions of Approval, Affidavit of Acceptance (Permittee’s 
           Completion) 

c: Board of Supervisors
DPW (Building and Safety)
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Acceptance.  A Notice of Exemption, if applicable, may also be filed according to the 
instructions in the enclosed Affidavit of Acceptance.

For questions or additional information, please contact Erica G. Aguirre, AICP, of 
the Subdivisions Section at (213) 974-6433, or eaguirre@planning.lacounty.gov. 

Sincerely,

AMY J. BODEK, AICP
DirectDirector of Reor of Reggiiononalal  PlaPlannnning

For Joshua Huntington
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and mesh, double pane windows with tempered glass and additional insulation. He 
also describing the need for defensible space around structures, and fuel modifications 
zones ranging from zero to 200 feet (zero to five feet (first), up to thirty feet (second), 
100 feet out (third), and out to 300 feet (fourth), with details regarding the varying 
requirements for the reduction of combustible materials and brush thinning in these 
zones to prevent ember cast. In response to Commissioner Louie’s question about 
lessons learned from the recent Palisades and Eaton fires, he described research and 
work being conducted by the Fire Safety Research Institute, alluding to the possibility 
of future updates to fire and building code requirements. Chief O’Brian also described 
the importance of fire prevention strategies such as “Ready, Set, Go” preparedness 
guidance and defensible space inspections. He confirmed that the subdivider would be 
required to comply with applicable fire and building codes at the time of construction. 
Finally, Chief O’Brien described air operations and the possibility of expanding 
snorkeling operations and dip sites, which require a five-nautical-mile radius, 
confirming there is an existing dip site within five nautical miles of the Project Site. He 
added technical details about both HeloPods and heli-hydrants, stating that a new heli-
hydrant near the Sagecrest Circle subdivision to the north is under consideration. He 
also confirmed that the two-million-dollar contribution from the subdivider will be used 
to purchase Fire Station 124, the nearest fire station, a new fire engine, which currently 
costs about 1.2 million dollars.  

The Commissioner shared concluding remarks about the need for housing in Santa 
Clarita, the preservation of open space and proximity to nearby commercial uses, citing 
the Project’s thoughtful design, and affordable housing, alluding to the larger project 
footprint of the previously approved project on the Project Site. There being no further 
testimony, the Commission closed the public hearing and approved the modified 
Project as proposed by the subdivider, to preserve an additional 12 trees, including 
updated findings and conditions, certified the EIR, and adopted the Findings of Fact, 
Statement of Overriding Considerations, and Mitigation Monitoring and Reporting 
Program (“MMRP”). 
 

3. ENTITLEMENT REQUESTED. The subdivider, NUWI-Lyons Canyon, LLC 
(“subdivider”), requests VTTM No. 83301 to create 37 lots on 233.49 gross acres, 
including 10 multi-family residential lots with 510 attached and detached dwelling units 
across 290 buildings (462 for-sale condominium units, including 24 affordable for-sale 
units, 47 senior affordable apartment units, and one manager’s unit). The for-sale units 
include 253 detached dwelling units and 209 attached dwelling units or townhouses. 
The project also includes 16 open space lots [12 homeowner’s association (“HOA”) 
open space lots and four natural open space lots], two lots for the single-story 
recreation center in one building, seven debris basin lots, one water tank lot, and one 
lot for the water purveyor within the A-2-1 (Heavy Agricultural - One Acre Minimum 
Required Lot Area), A-2-2 (Heavy Agricultural - Two Acre Minimum Required Lot 
Area), C-3 (General Commercial), C-3-DP (General Commercial - Development 
Program) Zones pursuant to Los Angeles County (“County”) Code Section 21.38.010 
(Vesting  Maps). This request includes street frontage waivers for 19 lots pursuant to 
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County Code Section 21.52.010 (Modification or Waiver of Provisions in this Title 
Authorized When).  

 
4. RELATED ENTITLEMENT. CUP No. RPPL20214003113 is a related request for 

development within the Santa Susana/Simi Hills Significant Ecological Area (“SEA”) 
and a  Hillside Management Area (“HMA”), a density-controlled development (“DCD”), 
including 15 smaller lots, on-site project grading over 100,000 cubic yards, to allow 
townhouses in the A-2 Zone, and for residential development within the C-3-DP 
(General Commercial - Development Program) Zone pursuant to County Code 
Chapter 22.158 (CUPs), and Sections 22.102.080 (SEA CUP), 22.104.030 (HMA 
Permit Required), 22.140.170 (DCD), 22.140.240 (Grading Projects), 22.52.030.B.1 
(DP Zone  Land Use Regulations Residential Uses), and Table 22.16.030-B (Principal 
Use Regulations for Agricultural, Open Space, Resort and Recreation, and Watershed 
Zones). The Project includes one parcel [Assessor’s Parcel Number (“APN”) 2826-
041-039] that is zoned RPD-1-1.4U (Residential Planned Development - 1 to 1.4 
Dwelling Units Per Acre), that will remain as natural open space therefore the CUP 
does not include development for a residential planned development pursuant to 
County Code 22.18.060 (Development Standards and Regulations for RPD). The SEA 
CUP includes mitigation for impacts to SEA resources and 318 SEA protected trees, 
including oak, walnut, cottonwood, willow, and elderberry genus. In total, impacts to 
the SEA protected trees require 772 replacement trees to be planted as mitigation.   
 

5. RELATED ENTITLEMENT. OTP No. RPPL2021003070 is a related request for 
impacts to a total of 232 oak trees. It authorizes the removal of 219 oak trees (including 
the removal of 14 heritage oaks; and three heritage oak trees and 24 non-heritage oak 
trees to remain within debris basins that are counted as removals), and encroachment 
into the protected zone of 13 oak trees (including five heritage oaks), pursuant to 
County Code Section 22.174.030 (OTP - Applicability). (Impacts and mitigation for 
these oak trees are included in the SEA protected tree totals above.) 
 

6. RELATED ENTITLEMENT. AHP No. RPPL2021003105 is a related request for the 
provision of 71 affordable set-aside units, which include 24 affordable for-sale units [set 
aside at an average of 135 percent Area Median Income (“AMI”) pursuant to Section 
22.121.030 (Inclusionary Housing - Applicability)  and 47 senior affordable units at a 
very low-income senior affordable, set aside at 50 percent AMI as part of a density 
bonus request in accordance with County Code Section 22.120.030 (Density Bonus 
Applicability) and  California State Density Bonus Law. This AHP includes a request for 
the following two incentives from the following requirements of Title 22 (Planning and 
Zoning) of County Code: 

 
a. To allow DCD in the C-3-DP Zone, which deviates from County Code Section 

22.140.170.A (Density-Controlled Developments - Applicability) that restricts 
DCD only to certain agricultural and residential zones.  

b. To allow surface parking for very low-income senior housing as a principal use  
within the A-2-1 Zone, which deviates from County Code Table 22.16.030-B 
(Principal Use Regulations for Agricultural, Open Space, Resort and 
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Recreation, and Watershed Zones), which does not list parking and/or a parking 
lot as a principal use. 

 
The AHP also includes the following six waivers:  

 
a. To develop multi-family housing within a DCD in the C-3-DP Zone, thereby 

waiving County Code Section 22.140.170C.3 (DCD - Dwelling types) which 
restricts the dwelling types within a DCD to single-family residences and 
townhomes. 

b. To allow nine feet of building separation for multi-family Lot No. 6, instead of 10 
feet as required pursuant to County Code 22.10.050.A.1 (Building Separation - 
Distance Between Main Buildings).  

c. To allow a maximum building height of 38 for residential uses only, which 
exceeds the maximum building height of 35 feet in the A-2 Zone pursuant to 
County Code Section 22.16.050.B (Development Standards for Zones A-1 and 
A-2 - Maximum Height). 

d. To allow retaining privacy walls up to 8.5 feet, and a retaining wall height of up to 
17.5 feet within setback areas along “B” Street, exceeding the six-foot-high 
maximum retaining wall height requirements pursuant to County Code Section 
22.110.070.B.4.a. (Fences and Walls - Retaining Walls). 

e. To include retaining walls topped with non-view-obscuring fences in both cut 
and fill conditions, waiving County Code Section 22.110.070.B.4.b (Fences and 
Walls - Retaining Walls Topped with Walls or Fences). 

f.  To reduce the  rear-yard setback from 15 feet to 10 feet for Lot Nos. 3 and 4 to 
account for irregular lot shape and dwelling unit orientation, required pursuant 
to County Code Table 22.16.050-A (Minimum Yard Depths for Agricultural 
Zones).  

 
7. PREVIOUS ENTITLEMENTS. VTTM. No. 53653, related Zone Change No. 2008-

0004, CUP No. 2005-00088, OTP No. 2005-00039, and Housing Permit No. 2006-
0001, often referred to as the “D.R. Horton Project”, was a previously approved 
subdivision on the Project Site. This was approved by the County Board of Supervisors 
on August 25, 2009, and expired on August 25, 2021. As part of this subdivision, and 
pursuant to the applicable General Plan and zoning requirements in effect at that time, 
the D.R. Horton Project proposed to create 106 lots, including 92 single-family lots, 93 
senior attached for-sale units within two buildings on one multi-family lot, as well as five 
open space lots, six public utility lots, one park lot, and one fire station lot. A CUP was 
required for a DCD, development within an HMA, SEA, for residential uses within a 
commercial zone, for proposed on-site grading, and for a proposed DP Zone. The OTP 
was required for impacts to 214 oak trees including the removal of 162 oak trees (13 
heritage oaks), and for encroachment into the protected zone of 52 oak trees. A Zone 
Change was required to rezone 9.3 acres from A-2-1 and A-2-2 to C-3-DP. Finally, the 
D.R. Horton Project included a housing permit for a proposed 50 percent density 
bonus, with proposed modifications to the building heights from 35 to 50 feet, and for a 
reduction in the required parking for the senior housing from 209 to 172 parking spaces. 
No further work or development was conducted for the D.R. Horton Project between 
approval and expiration.  
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8. ENTITLEMENTS REQUESTOR. Unless otherwise apparent from the context, 

subdivider or successor in interest (“subdivider”) shall include the applicant, owner of 
the property, and any other person, corporation, or other entity making use of this grant. 

 
9. DEEMED COMPLETE. This application was deemed complete on March 22, 2021.  

As such, it is subject to the applicable local regulations in place at that time pursuant to 
County Code Section 22.246.020 (Applicability of Zone Changes and Ordinance 
Amendments). 
 

10. LOCATION.  The Project is located west of The Old Road, an 80-foot-wide Secondary 
Highway on the County Master Plan of Highways, south of Sagecrest Circle, and north 
of Calgrove Boulevard on five APNs 2826-041-039, 2826-023-014, 2826-022-026, 
2826-022-027, and 2826-022-035, in the Santa Clarita Valley Planning Area within the 
Newhall Zoned District (“Project Site”). The Project will acquire an adjacent County-
owned lot (APN 2826-022-901) prior to final map recordation. The Project Site is 
located within a designated VHFHSZ and SRA. 
 

11. LAND USE DESIGNATION.  The Project Site is located within the H2 (Residential 2 - 
0 to 2 Dwelling Units Per Net Acre) land use designation of the Santa Clarita Valley 
Area Plan (“Area Plan”) Land Use Policy Map, a component of the General Plan. 
 

12. ZONING. The Project Site is zoned A-2-1, A-2-2, RPD-1-1.4U, C-3, and C-3-DP. 
 

13. SURROUNDING LAND USES AND ZONING.   
 

LOCATION AREA PLAN LAND 
USE POLICY 

ZONING EXISTING USES 

NORTH H2, CM (Major 
Commercial) 

RPD-1-1.4, O-S 
(Open Space), C-3 

Single-Family 
Residences 
(“SFR”), Open 
Space/Vacant 
Land, 
Commercial/Office 
Uses 

EAST RL5 (Rural Land 5 – 
One Dwelling Unit 
Per Five Acres), 
City of Santa Clarita 

A-2-2 Golden State 
Freeway (5), 
Outdoor storage, 
Mobile Home Park, 
Vacant Land 

SOUTH OS-PR (Open 
Space - Parks and 
Recreation) 

O-S Open Space, 
including the 
Rivendale Park and 
Open Space Area 
(“Rivendale”) 

WEST RL20 (Rural Land 
20 – One Dwelling 
Unit Per 20 Acres), 

A-2-2, O-S Open Space 
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OS-C (Open Space 
– Conservation) 

 
14. PROJECT AND SITE PLAN DESCRIPTION. 

 
A. Existing Site Conditions 

The Project Site is 233.49 gross acres (227.4 net acres) in size and consists of five 
legal lots. The Project Site is located at the terminus of two main drainages that 
drain Lyons Canyon in the south and a small, unnamed canyon in the north, with 
several smaller tributaries draining minor canyons. The two watercourses merge in 
the northwestern portion of the northeast portion of the Project Site that directs 
water under The Old Road and the Golden State (“I-5”) Freeway and into the 
concrete channel of the South Fork of the Santa Clara River. The Project Site is 
irregular in shape with steep topography, and is vacant and undeveloped, including 
existing and unofficial, unpaved trails. The Project Site contains HMA, SEA and 
biological resources, and oak woodland that will be impacted. The Project Site 
contains slopes from flat to steep. Approximately 32.6 percent of the Project Site 
falls within the 0 to 24.99 percent category, 32.2. percent of the Project Site within 
the 25 to 49.99 percent category, and 35 percent within the 50 percent and steeper 
category. There is a significant ridgeline located within the southeastern portion of 
the Project Site that will remain in its natural state. The Project Site is also located 
within a VHFHSZ. Finally, the Project Site also includes an abandoned oil well that 
was exploratory only, never active, and capped.   
 

B. Site Access and Circulation 
The Project Site is accessible via two primary access points from The Old Road, an 
existing Secondary Highway on the County Master Plan of Highways. The Old 
Road is directly to the west of and adjacent to the I-5 Freeway. The two primary 
access points are to the northeast and southeast of the Project Site, and provide 
ingress/egress with two proposed 57- to 64-foot-wide public streets, “A Street” and 
“B Street”, as labeled on the Exhibit Map.  
 

C. Internal Circulation and Multi-Purpose Trail 
The proposed public streets connect to a network of 26- to 36-foot-wide private 
driveways and fire lanes connecting to the proposed lots. The Project includes five-
foot-wide walkways throughout the Project Site, providing direct pedestrian access 
to all units, connecting to the proposed public streets, and to The Old Road. A 3.9-
gross-acre and 28-foot-wide private driveway and fire lane surrounding the 
residential development will also serve as a multi-purpose trail. This multi-purpose 
trail system would connect to existing unpaved trails in the southern portion of the 
Project Site. After development of the Project, all on-site trails would be open to the 
public.  
 

D. VTTM and Exhibit Map No. 83301 
The VTTM and Exhibit Map No. 83301 dated September 23, 2024, depict 37 lots on 
233.49 gross acres in the northern foothills of the Santa Susana Mountains within 
Santa Clarita Valley Planning Area. This includes 10 multi-family residential lots,  12 
HOA open space lots, four natural open space lots, two lots for the recreation 
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center, seven debris basin lots, a water tank lot, and a lot for the water purveyor. 
The Project Site is located south of Sagecrest Circle, west of The Old Road, and 
north of Calgrove Boulevard (“Project Site”) and consists of five APNs 2826-041-
039, 2826-023-014, 2826-022-026, 2826-022-027, and 2826-022-035. 
Additionally, the Project includes the vacation of excess right-of-way along The Old 
Road and acquisition of adjacent County-owned APN 2826-022-901, which will be 
required prior to final map recordation. The development would be clustered within 
the northeasterly portion of the Project Site.  
 

E. Residential Development 
The Project includes the development of 510 dwelling units with a mix of two- and 
three-story-high attached and detached for-sale units, and a four-story affordable 
senior rental apartment building. The 253 detached for-sale units, resemble 
detached residences, are proposed on Lot Nos. 4, 5, and 6. The 209 attached for-
sale units are within 36 townhome buildings that will range from three to seven 
attached units proposed on Lot Nos. 2, 3, 7, 8, and 9. All for-sale dwelling units are 
designed with private yard areas. Building heights for all for-sale units will range 
from 26 to 38 feet high. The senior affordable rental housing consists of 48 dwelling 
units within one multi-family building and a surface parking lot proposed on Lot Nos. 
10 and 11. The building height will be 45 feet high for the senior affordable rental 
apartment building. All dwelling units will range in size from one to four bedrooms 
that are approximately 522 to 2,140 net square feet in size, designed in Spanish 
Modern, Wrightian, and Irving Gil styles.  
 

F. Project Amenities 
The Project includes a 4,540 square-foot single-story recreation center on Lot Nos. 
12 and 13. The recreation center will include many community amenities, including 
a fitness room, conference room, study, dining, kitchen spaces, and an outdoor 
pool. In total, the development includes 291 buildings. The Project also includes the 
following features and amenities: two 57- to 64-foot-wide on-site public streets, 26- 
to 36-foot-wide private driveways and fire lanes providing internal circulation and 
vehicular access to all units, five-foot-wide pedestrian walkways throughout the 
development, and parklets throughout all residential lots. A 3.9-gross-acre and 28-
foot-wide multi-purpose trail and private driveway and fire lane surrounds the 
residential lots, connecting to existing County trails. The multi-purpose trail will be 
gated for vehicular access, but open to the public and ungated for pedestrian 
access. 
 

G. Other Project Components  
The Project includes concrete block walls and privacy fencing from 3.5 to six feet 
high and several retaining walls from about two to 17.5 feet high. There are several 
existing and proposed access and utility easements on the Project Site. The 
existing easements will remain. Other Project components include sidewalk 
improvements along the Project’s frontage, a retaining wall adjacent to The Old 
Road directly east of the Project Site, improvements to The Old Road fronting the 
Project Site, and removal of vegetation (brush thinning) within the fuel modification 
zone off-site. The Project would also include several off-site utility infrastructure 
component improvements, upsizing of existing sewer pipelines, and the 
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construction of three manholes within The Old Road. Additionally, as noted above, 
the Project includes the vacation of excess right-of-way of The Old Road and the 
acquisition of an adjacent County-owned parcel. 
 
The Project includes requests for street frontage waivers for 19 lots modified as part 
of County Code Title 21 (Subdivisions) and will create 15 smaller lots to encourage 
clustering as part of the CUP. The Project’s smaller lots and street frontage waivers 
facilitate the DCD and clustering approach and allow the creation of separate lots 
within one zone opposed rather than irregular lot lines or split by zoning. The 
clustering approach as part of the DCD also reduces impacts to both SEA and HMA 
resources and preserves an existing significant ridgeline within the southeastern 
portion of the Project Site, where no development is proposed. 
 

H. Lot Phasing 
The Project proposes seven phases for the creation of lots as part of the 
subdivision. Phase 1 includes 15 natural and HOA open spaces, all except for one 
(Lot No. 1), and all seven debris basin lots, the water tank and purveyor lots, and the 
two recreation center lots, including the surface parking lot. This includes 
approximately 177.14 gross acres of natural and improved open space and no 
dwelling units. Phase 2 includes the development of the multi-family senior housing 
lot and surface parking, for a total of 48 rental units. Phase 3 includes the remaining 
HOA open space lot, Lot No. 1, and residential Lot Nos. 2 and 3, for a total of 107 
attached for-sale units, and 0.04 gross acres of improved open space. Phase 2 
includes for-sale Lot No. 4 for a total of 105 detached for-sale units. Phase 5 
includes Lot No. 5 and a total of 70 detached for-sale units. Phase 6 includes Lot 
No. 6 and a total of 78 detached for-sale units. Phase 7 includes Lot Nos. 7, 8, and 
9 for a total of 102 attached for-sale units. The AHP requires that the 24 affordable 
for-sale units with an average affordability be distributed evenly throughout all 
condominium for-sale lots (Lot Nos. 2 through 9). 

I. Parking 
The Project meets required parking standards, including a two-car garage for each 
proposed condominium dwelling unit, two surface parking lots, one for the senior 
apartment dwelling units and one for recreation center, for a total of 1,256 vehicle 
parking spaces. This includes 972 resident (924 covered and 48 uncovered) and 
284 uncovered guest parking spaces throughout the development, including 12 
accessible parking spaces. The Project shall also include the required bicycle 
parking with approximately 161 bicycle parking spaces (30 short-term and 131 
long-term spaces).  
 

J. Natural and Improved Open Space  
The Project is surrounded by open space and vacant and undeveloped land to the 
north, west, and south. All development will be clustered in the northeast portion of 
the Project Site, predominantly within the least steep slopes with a grade of 24.99 
percent or less, reducing the Project’s footprint and preserving steeper slopes as 
well as open space, including a significant ridgeline in the southeastern portion of 
the Project Site. Over 75 percent of the Project Site, a total of 178.5 gross acres, will 
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be natural and improved HOA open space. This includes 28.2 gross acres of 
improved open space (12 percent of the Project Site), including landscaping, 
parkways, dog parks, and parklets; and 150.3 gross acres of natural and 
undisturbed open space (approximately 64.4 percent). The Project will also 
preserve 466.7 gross acres off-site on six lots to the west of the Project Site by 
establishing a one-million-dollar endowment for its long-term maintenance in 
agreement with the Mountain Recreation and Conservation Authority (“MRCA”), 
the anticipated conservation easement holder. See Exhibit L (Project Acreages for 
SEA Technical Advisory Committee (“SEATAC”) and Off-site Conservation 
Figures) for more information on both the on- and off-site natural open space. In 
total, the Project includes the preservation of 611.1 gross acres of natural open 
space in perpetuity as part of a conservation easement. The Project would plant a 
total of 1,628 trees (856 ornamental trees and 772 native/mitigation replacement 
trees) within the conservation and landscaped areas, fulfilling all tree planting 
requirements for the OTP, SEA CUP, and on-site tree planting requirements. The 
Project will also be required to submit detailed landscaping plans, and the future 
HOA will be responsible for managing the on-site improved open spaces. 
 

K. Grading 
The total earth movement would be approximately 2,845,000 cubic yards, including 
the on-site Project components and the off-site adjacent lot adjacent to The Old 
Road that includes manufactured slopes. The Project requires approximately 
1,500,000 cubic yards of cut and 1,300,000 cubic yards of fill for a total of 2,800,000 
cubic yards of grading with 1,345,000 cubic yards of over excavation, which is 
expected to shrink by 15 percent by approximately 200,000 cubic yards. The 
grading would be balanced on-site, and no import or export of soil is proposed. 
 

L. SEA Protected Trees, including Oaks 
The related SEA CUP is required for impacts to a total of 334 SEA protected trees 
(265 removals, and 53 within a proposed debris basin, and 16 encroachments). All 
trees within proposed debris basins are considered as removals for the purposes of 
mitigation requirements. Specifically, there are impacts to 312 non-heritage SEA-
protected trees including oak, walnut, cottonwood, willow, and elderberry trees 
(251 removals, 50 trees located within debris basins, and 11 encroachments) and 
to 22 heritage oak trees (14 removals, three trees located within debris basins, and 
five encroachments). The removal of 265 SEA protected trees and impacts to 53 
trees within a proposed debris basin, amounting to 318 trees, would require 
planting of 772 native/mitigation replacement trees within the conservation and 
landscaped areas on-site. The Project would plant a total of 1,628 trees (856 
ornamental trees and 772 native/mitigation replacement trees) within the 
conservation and landscaped areas fulfilling all tree planting requirements for the 
OTP, SEA CUP and on-site tree planting requirements. The Project will also be 
required to submit detailed landscaping plans, and the future HOA will be 
responsible for managing the on-site improved open spaces. Finally, it is important 
to note that 849 trees were identified on the Project Site, and as noted, 334 trees 
would be impacted. The remaining 551 existing trees will be preserved and 
incorporated into Project Site’s landscaping. This preserves 61 percent of the on-
site trees. 
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M. VHFHSZ 

The Project Site is located within a designated SRA and VHFHSZ. The Project has 
been designed to be a more fire-resistant community including many features 
aimed at reducing potential impacts from wildfire hazards, including the site design 
and orientation oriented towards the northeast portion of the Project Site and the 
inclusion of two points of ingress/egress from The Old Road as well as the 
incorporation of the multi-purpose trail around the residential development forming 
a break and buffer between improved and natural open space areas to the west and 
south. All private driveways also serve as fire lanes, and the Project will be required 
to comply with all applicable permitting, building, and fire code requirements.  
 

N. Condominium Project 
The Project includes 462 condominium units, which will range in height from 26 to 
38 feet high. The attached condominiums, or townhouses, will range from three to 
seven attached units in a building and are proposed on Lot Nos. 2, 3, 7, 8, and 9. 
The detached condominiums, which resemble SFRs, are proposed on Lot Nos. 4, 
5, and 6. The Project meets the Healthy Design Ordinance requirements including 
five-foot-wide pedestrian walkways for internal connectivity and access. All 
common areas will be managed by the future HOA. Furthermore, pursuant to the 
Subdivision Map Act, condominium units may be leased or sold. Renters of 
condominium units may not receive sufficient notification when an owner decides 
to sell the units. In order to provide renters with proper notification, notification is 
required 180 days prior to termination of tenancy in the event the condominium 
units are first leased and then later sold. 
  

O. Affordable Housing 
As part of the related AHP, the Project includes 71 affordable set-aside units total, 
24 for-sale condominium units in compliance with the IHO and 47 senior affordable 
rental units as part of a Density Bonus request, with two incentives and six waivers. 
 

15. CEQA DETERMINATION. 
LA County staff (“Staff”) has determined that an EIR was necessary for the Project. 
This was identified in the Notice of Preparation sent to agencies and interested parties 
on June 16, 2022. On December 10, 2024, the Draft EIR was circulated for a 60-day 
public review period ending on February 7, 2025. However, the Hughes Fire presented 
“unusual circumstances,” displacing many people from their homes and thereby 
potentially making it more difficult for some members of the public to timely submit 
comments (State CEQA Guidelines, Section 15105). Therefore, the review deadline 
was extended by 31 days, for total 91-day public review period from December 10, 
2024, to March 10, 2025.  
 
Significant and Unavoidable Impact to Transportation 
The Draft EIR identifies that after implementation of the required mitigation measures 
the Project would result in significant and unavoidable environmental impacts to 
Transportation. This is because the Project impacts will exceed the Vehicle Miles 
Travelled (“VMT”) threshold of 10.6 based on the County Department of Public Work’s 
Transportation Impact Guidelines (July 23, 2020) and the Project’s estimated VMT 
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without mitigation would be 20.5 per Capita, exceeding this threshold. However, the 
Project includes a Transportation Demand Management (“TDM”) program in the 
mitigation measures, which consider all feasible mitigation measures including 
neighborhood design elements that encourage walking, biking, and taking transit, 
Class III bike routes along the Projects “A” and “B” Streets and on the multi-purpose 
trail, and other TDM strategies such as an E-bike loaner program for residents, and the 
development of trip reduction and community-based travel planning programs such 
ridesharing for school children. With these TDM strategies proposed, the Project’s 
VMT impacts were only marginally reduced from 20.5 to 19 VMT per Capita, thus still 
exceeding the required 10.6 threshold. The EIR concluded that no combination of 
feasible mitigation measures would reduce the impact below the County’s threshold of 
significance.  

No Impacts or Less Than Significant Impacts/Less Than Significant Impacts With 
Mitigation  
 
There are no impacts or less than significant impacts to Energy, Mineral Resources, 
Population/Housing, Recreation, and Utilities and Service Systems. Environmental 
impacts to the following would be reduced to less than significant with mitigation: 
Aesthetics, Agriculture and Forestry Resources, Air Quality, Biological Resources, 
Cultural Resources, Geology and Soils, Greenhouse Gas Emission, Hazards and 
Hazardous Materials, Hydrology and Water Quality, Land Use Planning, Noise, Public 
Services, Tribal Cultural Resources, and Wildlife. 
 
The Project includes several mitigation measures to reduce SEA impacts resulting 
from the Project to less than significant. These include 15 preservation, avoidance, and 
minimization measures have been provided as outlined in the Biota Report (MM BIO-
1 through BIO-16), including mitigation measures specific to on- and off-site habitat 
preservation, preparation of conservation management plans; the provision of an 
endowment for the permanent maintenance of all conservation areas; on-site habitat 
establishment and restoration for sensitive plants, salvage and translocation of 
sensitive plants, seeds, and bulbs. Measures are also included for biological 
monitoring and surveys before and during construction, demarcation of disturbance 
limits, invasive species prevention, and landscaping. Biologically- focused measures 
include those for Crotch’s bumble bee, special status wildlife relocation, nesting bird 
avoidance, lighting, homeowner’s restrictions, jurisdictional waters compensation, 
roosting bat surveys, and SEA protected tree replacement/compensation; and 
strategically locating development as close as possible to existing urban 
uses/infrastructure. These have been identified as MM 4.4-1 through 4.4-16 in the EIR. 
 
Responses to Comments on the Draft EIR 
Staff received over 100 comments on the Draft EIR. About 20 of these comments 
requested an extension to the review period, which was granted, as noted above. 
Comments in opposition of the Project cited potential impact to the community 
including concerns about wildfire safety and evacuation planning and protocols, 
particularly for senior populations. Other concerns related to impacts to open space, 
trails, aesthetics, traffic, air quality, greenhouse gases, water supply, wastewater, and 
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stormwater, as well as to potential impacts to SEA and Biological resources including 
mountain lion populations, and wildlife corridors. Supporters of the Project cited 
potential benefits to the community including much-needed new housing, the inclusion 
of affordable housing, proposed public trail connectivity, and the preservation of open 
space as part of the Project. The Final EIR includes written responses to all comments 
received, including a detailed wildfire topical. In addition, the County has prepared 
CEQA Findings of Fact, MMRP, and Statement of Overriding Considerations.  
 

16. COMMUNITY OUTREACH. Per the subdivider’s community outreach summary, from 
October 2, 2020, to March 20, 2025, prior to the Commission’s public hearing on the 
Project, the subdivider performed public outreach for the Project. This included 
approximately 20 meetings, including multiple meetings with community groups and 
members, local organizations, and HOAs including the Golden State Gateway 
Coalition, Stevenson Ranch HOA, West Ranch Town Council, Southern Oaks HOA, 
William S. Hart Union School District, Newhall School District, Sunset Point 
community members/block captains (No HOA), Santa Clarita Valley Trail Users, and 
the Sierra Club. The subdivider provided updates on the project status and timelines, 
including for buildout, as well as information on project features such as the clustering 
approach project footprint, the preservation of open space, oak tree mitigation, native 
and drought-tolerant landscaping, the multi-purpose trail and trail connectivity, 
improvements along The Old Road, wildfire safety and resiliency (including defensible 
space and home hardening, and planned contributions to the  County Fire Department 
(“Fire”) for the purchase of new fire equipment. The information provided was in 
response to community questions and concerns.  
 

17. PUBLIC COMMENTS. Excluding comments received as part of the earlier Draft EIR 
comment period, which have been included in the EIR, Staff received two comments 
at the time of report preparation, including the following: (1) a letter of support from 
David Bossert, received via email on July 6, 2025, and (2) a letter in opposition from 
Donna Nolan, received via email on July 12, 2025. Future comments received, if any, 
shall be provided as part of a supplemental report. 
 

18. AGENCY RECOMMENDATIONS. 
A. The County Subdivision Committee consists of representatives from LA County 

Planning and the County Departments of Public Works (“Public Works”), Fire, 
Parks and Recreation, and Public Health. Based on VTTM and Exhibit Map dated 
September 23, 2024, the Subdivision Committee cleared the Project for public 
hearing.  
 

B. In a meeting held on June 3, 3024, SEATAC recommended clearance to public 
hearing with conditions. 
 

C. In a letter dated July 31, 2024, the Los Angeles County Development Authority 
recommended approval of the Project with conditions. 

 
19. LEGAL NOTIFICATION. Pursuant to Sections 21.16.070 (Notice of Public hearing) 

and 21.16.075 (Posting) of the County Code, Staff properly notified the community of 
the public hearing. This included mailings, newspaper (Santa Clarita Valley Signal) 
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publication, and property posting. On June 26, 2025, Staff mailed a total of 283 Notices 
of Public Hearing out to all property owners as identified on the County Assessor's 
record within a 1,000-foot-wide radius as well as other agencies and interested parties, 
including 25 organizations and individuals on the Newhall Zoned District courtesy list. 
Additionally, Staff posted the Project case materials and hearing notice on LA County 
Planning's website. 
 

GENERAL PLAN CONSISTENCY FINDINGS  
20. LAND USE POLICY. The Commission finds that the Project is consistent with the 

goals and policies of the Area Plan because the H2 land use designation is intended for 
residential neighborhoods at densities that require urban services. These 
neighborhoods are intended to provide a transition between higher density, urban 
development and rural communities throughout the Area Plan, and this designation is 
appropriate in such urban and rural interface areas. The H2 land use designation 
includes SFRs and other residential uses at a maximum density of two dwelling units 
per one acre. Given the Project’s net acreage of approximately 227.4 acres, the 
maximum allowable density on the Project Site is 455 dwelling units. 
 
The Commission further finds that the General Plan permits deviations to the Land Use 
Legend and Land Use Policy Map, such as an increase in density above the maximum 
allowable density. These include the allowance of density bonuses for affordable and 
senior citizen housing, as part of an AHP, implementing the housing goals of the 
General Plan. Given the provision of 47 affordable senior rental units for very low-
income (50 percent AMI) levels, or an approximate 10 percent set aside, the 
Commission further finds that the Project may benefit from a density bonus of up to a 
32.5 percent increase in density pursuant to County Code Table 22.120.050-A 
(Affordable Housing Set Asides and Density Bonuses), bringing the maximum 
allowable density on the Project Site to 603 dwellings. The Commission finds that the 
full density bonus is not proposed to be utilized, as the Project opts to include an 
approximate 12 percent density bonus (less than half of the allowable increase), 
resulting in a total of 510 dwelling units. Residential development (residential lots only) 
is clustered on 41.5 gross acres as part of the DCD, representing less than 18 percent 
of the total gross Project area.  
 

21. GOALS AND POLICIES.  The Commission finds that the Project is consistent with the 
following policies of the General Plan:  
 
Conservation and Natural Resources Element (“C/NR”) 
 
Goal C/NR 1. Open space areas that meet the diverse needs of Los Angeles 
County.  
 
 Policy C/NR 1.1. Implement programs and policies that enforce the responsible 

stewardship and preservation of dedicated open space areas. 
 

The Project would include approximately 178.5 gross acres of preserved open 
space, including natural (150.3 gross acres) and improved (28.2 gross acres) open 
space at the Project Site. The future HOA will manage the improved open space for 
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the Project. On-site easements for trails and trail connections would be maintained 
by the Parks and Recreation.  

 
 Policy C/NR 1.6. Prioritize open space acquisitions for available lands that contain 

unique ecological features, streams, watersheds, woodlands, grasslands, and/or 
offer linkages that enhance wildlife movements and genetic diversity.  

 
The Project includes the acquisition of six off-site lots to the west of the Project Site 
totaling 466.7 gross acres within the same SEA and containing SEA resources, to 
be placed in a conservation easement in perpetuity. This includes the 
establishment of a one-million-dollar endowment for its long-term maintenance in 
agreement with the MRCA, the anticipated conservation easement holder.  

 
Goal C/NR 3. Permanent, sustainable preservation of genetically and physically 
diverse biological resources and ecological systems including habitat linkages, 
forests, coastal zone, riparian habitats, streambeds, wetlands, woodlands, 
alpine habitat, chaparral, shrublands, and SEAs.  

 
 Policy C/NR 3.9. Consider the following in the design of a project that is located 

within an SEA, to the greatest extent feasible: Preservation of biologically valuable 
habitats, species, wildlife corridors and linkages; Protection of sensitive resources 
on the site within open space; Protection of water sources from hydromodification 
in order to maintain the ecological function of riparian habitats; Placement of the 
development in the least biologically sensitive areas on the site (prioritize the 
preservation or avoidance of the most sensitive biological resources on-site); 
Design required open spaces to retain contiguous undisturbed open space  

 
The Project would minimize development within the SEA by using a DCD design 
that reduces the size of lots in the northeast portion of the Project Site. The Project’s 
on-site impact area (including the Project development footprint, debris basins, and 
fuel modification zones (“FMZ”) would total approximately 83.2 gross acres. As a 
result, a majority of the Project Site’s approximate 233.49 gross acres would be 
undisturbed natural open space, thus preserving sensitive resources, such as 
riparian woodland and oak woodlands, on the upland portion of the Project Site. In 
addition, this natural open space would be contiguous with existing natural open 
space to the south, east, and west of the Project Site, thus providing linkages for 
wildlife to these areas. Finally, rainwater runoff would be captured in the seven 
proposed debris and desilting basins, on Lot Nos. 14, 15, 19, and 33 through 36, 
which would be designed to retain and diffuse the flows to the existing system 
downstream. The Project includes several mitigation measures to reduce SEA 
impacts resulting from the Project to less than significant. The Project is consistent 
with the SEA Ordinance as modified based on biological recommendations from 
SEATAC, and adequacy of the Biota Report.  
  
Although the Project Site is located at the interface of undeveloped lands and 
existing development, it encompasses the northern 1,500 feet of a County-
designated wildlife corridor, which provides movement for highly mobile species 
such as mountain lion, deer, and badger, from lands associated with the SEA to 
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undeveloped lands associated with the San Gabriel Mountains further east. Wildlife 
movement from northwest and west to the south is expected to be unimpeded by 
the Project since there are geographic features (ridges and canyons), with hiking 
trails, within the Conservation Area that have connectivity to Rivendale, which is 
adjacent to the open space in Towsley Canyon.  

 
Housing Element (“H”) 
 
Goal H 3. A housing supply that ranges broadly in costs to enable all households, 
regardless of income, to secure adequate housing.  
 
 Policy 3.1. Promote mixed-income neighborhoods and a diversity of housing types 

throughout the unincorporated Los Angeles County to increase housing choices for 
all economic segments of the population.   
 
The Project will provide a diverse mix of housing types for various incomes. In 
addition to providing 438 attached and detached condominium units as market-rate 
housing, the Project includes the development of 71 deed-restricted for-sale and 
rental affordable units, representing 14 percent of the total 510 dwelling units on-
site. Specifically, the Project includes 24 middle-income for-sale condominium 
units (averaging 135 percent AMI), and 47 very low-income  senior housing units 
(50 percent AMI), thus increasing the diversity of housing types in the Santa Clarita 
Valley and the County. 

 
Goal H 11. Alignment of housing production with state and local sustainability 
goals in order to protect natural resources, reduce greenhouse gas emissions, 
and foster climate resilience.  
 
 Policy 11.2. Ensure consistency with the County’s Green Building Standards (Title 

31) to enhance building design and construction and encourage sustainable 
building practices 

 
The Project would comply with standards in the CALGreen code by implementing 
energy-efficient building designs, pre-wiring residences with electric vehicle 
charging ports, implementing solar-ready rooftops, reducing indoor and outdoor 
water demand, and installing energy-efficient appliances and equipment.  

 
Land Use Element (“LU”) 
 
Goal LU 3. A development pattern that discourages sprawl and protects and 
conserves areas with natural resources and SEAs. 
  
 Policy LU 3.1. Encourage the protection and conservation of areas with natural 

resources, and SEAs.  
 

The Project Site is within a designated SEA and HMA. The Project would cluster 
development on the northeast portion of the Project Site, near existing 
development and infrastructure, minimizing development and impacts to natural 



 EXHIBIT C 
PROJECT NO. PRJ2021-001195  FINDINGS 
VESTING TENTATIVE TRACT MAP NO. 83301 PAGE 17 OF 43 
 

resources within the SEA and to the steepest slopes with the HMA. Clustering 
results in reduced grading and will result in a total of 178.5 gross acres of improved 
(28.2 gross acres) and natural open space (150.3 gross acres) on the Project Site. 
This is over 75 percent of the Project Site. In total, the Project will result in the 
preservation of 611.1 gross acres of natural open space, both on-site (144.4 acres 
of the 150.3 acres) and off-site (466.7 acres) in perpetuity as part of a conservation 
easement. Additionally, the Project will also plant 1,628 trees (856 ornamental 
trees and 772 mitigation trees).  
 
The Project would reduce impacts to federal and State-listed species by providing 
on-site habitat preservation, as detailed in the Biota Report and Biological 
Resources Section of the EIR. The Project includes several mitigation measures to 
reduce SEA impacts resulting from the Project to less than significant. These 
include 16 preservation, avoidance, and minimization measures have been 
provided as outlined in the Biota Report (MM 4.4-1-1 through 4.4-16), including 
requiring pre-construction surveys, plantings, and biological monitoring during 
construction; measures protecting against invasive species establishment and 
spread; the preparation of conservation management plans; the provision of an 
endowment for the permanent maintenance of all Conservation Areas; nesting bird 
avoidance; conducting a special status plant seed and bulb survey; and 
strategically locating development as close as possible to existing urban 
uses/infrastructure. The Project is consistent with the SEA Ordinance as modified 
based on biological recommendations from SEATAC, and adequacy of the Biota 
Report. The Project requires an OTP and an SEA CUP for the removal of SEA-
protected trees. With approval of the SEA CUP, the Project’s proposed residential 
design would protect natural and SEA resources.  
 
Additionally, the Project demonstrates compliance with the County’s Hillside 
Design Guidelines by including a variety of the recommended design strategies for 
site planning, grading and facilities, road circulation, building design, and 
landscaping. More specifically, these include locating more than 50 percent of the 
development footprint on the flattest portion of the Project Site; designing buildings 
to all face a private drive roadway or  be are served by an alley and face an open 
space; siting developed areas away from the mapped significant ridgeline in the 
southeastern portion of the Project Site and open spaces to preserve unique slopes 
and hillsides; providing an excess of open space when considered the off-site 
conservation easement; using contoured grading that match existing topography; 
locating the water tank  at an elevation that is 1,530 feet high and the nearest hilltop 
within 500 feet is 1,590 feet high, so 60 feet above; locating the water tank at the 
rear of Project Site, far from public views, and hidden by graded slopes; by providing 
two points of access with public streets "A" Street and "B" Street that are curved 
with undulating patterns to mimic the natural surrounding contours; and having 
more than 50 percent of the roadways within the Project designed as  private 
driveways and fire lanes, thus reducing the development footprint and paving area. 
Additional Project aspects that comply with the Hillside Design Guidelines include 
massing articulation, pop-outs and cantilevers used appropriately as shown on 
architectural elevations; using three architectural styles (Spanish Modern, Irving 
Gill, and Wrightian) applied throughout the Project Site for variety; impacting only 
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334 trees of the 849 trees identified on-site, resulting in the retention and 
preservation of 61 percent of the on-site trees (515 existing trees), which will be 
incorporated into site landscaping; and using low water use plant species, with 
moderate water use plants to follow fuel modification guidelines. 
 
The Project proposes a number of amenities to residents and to the surrounding 
community, including abundant open space and an extensive trail network 
connecting the public to the Project’s open space and adjacent off-site trail 
networks and open space. With implementation of mitigation measures in the EIR 
and MMRP, and approved CUPs, the Project would not conflict with this policy.  

 
Goal LU 9. Land use patterns and community infrastructure that promote health  
and wellness. 

 
 Policy LU 9.2. Design development adjacent to natural features in a sensitive 

manner to complement the natural environment.  
 
The Project would provide open space contiguous to existing open space to the 
west, south, and east of the Project Site’s boundary. In addition, the Project Site 
would buffer the retained Lyon Canyon drainage and oak woodland resources from 
the proposed development area. The Project would enhance the natural vegetation 
within the dedicated open space with plantings of additional oak and SEA-protected 
trees and removal of invasive species as part of the Project and SEA resource 
preservation, as detailed in the Biological Resources Section of the EIR. By 
clustering development and preserving the vast majority of the Project Site as open 
space, the Project has designed development adjacent to natural features in a 
sensitive manner to complement the natural environment, such as by creating 
contiguous natural open space lots around the development. Additionally, the 
Project includes a multi-purpose trail that also serves as a break and buffer from the 
natural open space and vacant land surrounding the Project Site. This, and internal 
walkways, and parklets to encourage and support pedestrian activity. Finally, the 
Project includes other design features such as internal walkways, recreation center, 
swimming pool, parklets, and bicycle parking, creating community infrastructure 
that promotes health and wellness.  

 
Parks and Recreation Element (“P/R”)  
 
Goal P/R 1. Enhanced active and passive park and recreation opportunities for  
all users.  
 
 Policy P/R 1.2. Provide additional active and passive recreation opportunities 

based on a community’s setting, and recreational needs and preferences.  
 Policy P/R 4.3. Develop a network of feeder trails into regional trails. 

 

Goal P/R 4. Improved accessibility and connectivity to a comprehensive trail 
system including rivers, greenways, and community linkages. 
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 Policy P/R 4.4. Maintain and design multi-purpose trails in ways that minimize 
circulation conflicts among trail users. 
 

The Commission finds that the Project provides a network of internal walkways and a 
3.9-gross acre multi-purpose trail surrounding the residential development that 
connects to existing County trails, which are a part of a larger regional trail network. The 
Commission finds that this will improve accessibility, connectivity, and community 
linkages, creating a more comprehensive trail network. The Commission also finds that 
the Project includes natural and improved open space, including discrete parklets 
throughout all the residential lots. Finally, the Commission finds that the Project is 
developed with improved and natural open space that is adjacent to Taylor Trail 
Wilderness and Open Space, and Rivendale, on the southeast, and Santa Clarita 
Woodlands Park, which includes Ed Davis Park in Towsley Canyon, on the southwest.  

 
Safety Element 2015 (“S”) 

 
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 Commission finds that the Project Site is not located in a Seismic Hazard or 
Alquist-Priolo Earthquake Fault Zone, and no known active or potentially active faults 
exist within the Project Site. The Commission finds that there are no Holocene-active 
faults that intersect or are within close proximity to the Project Site, and that the Project 
Site is not located within an Alquist-Priolo Earthquake Fault Zone. 
 
 Policy S 1.3. Require developments to mitigate geotechnical hazards, such as soil 

instability and landsliding, in Hillside Management Areas 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. The Draft EIR and Geotechnical Report prepared for the Project 
recommends several measures to reduce slope instability, such as the removal of 
potential debris material, building setbacks from ascending slopes, reduction and 
control of drainage on debris material, construction of debris basins, and the 
construction of an impact wall. These recommendations would be incorporated within 
the final Project design, as required by the applicable building codes. Additionally, 
approximately 150.3 gross acres of the Project Site would be natural open space. As 
such, most of the Project Site that is located in HMAs would be retained in its natural 
condition and not developed.  
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Goal S 2. An effective regulatory system that prevents or minimizes personal 
injury, loss of life, and property damage due to flood and inundation hazards. 
 
 Policy S 2.1. Discourage development in the County’s Flood Hazard Zones. 
 Policy S 2.2. Discourage development from locating downslope from aqueducts. 
 Policy S 2.4. Ensure that developments located within the County’s Flood Hazard 

Zones are sited and designed to avoid isolation from essential services and 
facilities in the event of flooding. 

 
The Commission finds that the Project Site is not located downslope from an aqueduct. 
The Commission further finds that the Project Site’s lowland areas, located in the 
northeastern portion of the site, are situated in a 100-year flood zone (Zone A). To 
minimize risks of flood damage, the Project would result in the clustering of 
development to allow for engineered slopes and other safety measures that would 
minimize risk from floods in the developed portion of the Project Site. This includes an 
engineered storm drainage system to collect and treat runoff from developed portions 
of the site and provide flood control protection by constructing four new detention 
basins and a new flood control channel, which would reduce stormwater flows from the 
Project Site and convey them to the existing culvert under I-5. This proposed drainage 
system would be designed to meet the County’s flood control standards to protect the 
development as well as the remaining floodplain that could be affected by the 
modification. Since the flood plain would be modified by the Project, the Federal 
Emergency Management Agency (“FEMA”) will need to issue a Conditional Letter of 
Map Revision (“CLOMR), prior to the approval of storm drain plans and construction of 
the proposed channel and basins. Upon completion, FEMA would also need to issue a 
Letter of Map Revision (“LOMR”) for the removal the northern portion of the Project 
Site west of the Caltrans culvert from the FEMA Flood Zone A designation. The LOMR 
would ensure that when the Project site is removed from the flood plain it is designed 
to ensure that downstream flood impacts are not increased. As a result, the Project Site 
would not be isolated from access to essential services and facilities in the event of a 
flood. 
 
 Policy S 2.5. Ensure that the mitigation of flood-related property damage and loss 

limits impacts to biological and other resources. 
 
The Commission finds that the Project does not include mitigation for flood-related 
property damage or loss and as such would not conflict with this policy. However, the 
Project does include mitigation for direct impacts to aquatic resources. Impacts to 
jurisdictional aquatic resources, including streams and riparian habitat are fully 
mitigated as part of the MMRP and would reduce the Project’s impacts to jurisdictional 
aquatic resources to less than significant. 
 
 Policy S 2.6. Work cooperatively with public agencies with responsibility for flood 

protection, and with stakeholders in planning for flood and inundation hazards. 
 
The Commission finds that the Project subdivider will work cooperatively with all 
applicable public agencies with responsibility for flood protection and with 
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stakeholders for flood and inundation hazards, including the County and FEMA. As 
discussed above, a LOMR would be processed through and approved by FEMA upon 
completion of the drainage improvements to officially remove the Project Site from 
being within the Special Flood Hazard Area. The County’s Floodway Map would also 
be revised in accordance with Public Work’s Floodplain Management Plan 
requirements, which includes measures to review and update flood risk hazards when 
new data becomes available. 
 
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 in VHFHSZs. 

 
The Commission finds that the Project would cluster development in the northeastern 
portion of the Project Site, minimizing the size of the development footprint as part of 
the DCD CUP and clustering approach, while still maintaining conformity with the 
permitted density of the H2 designation.  
 
 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. 

 
The Commission finds that Project includes FMZs in accordance with all applicable 
state and local defensible space requirements. An FMZ is a specific area where 
vegetation has been removed, planted, or modified to increase the likelihood that a 
structure will survive a wildfire; to improve defensible space around that structure 
needed for firefighting activities; and to prevent direct flame contact with structures. In 
order to provide a conservative analysis, the Draft EIR considers FMZs to be impacted 
areas for the purposes of biological resource impacts and its associated mitigation 
requirements. Importantly, FMZs are open spaces that are not developed with 
structures and do still function to support locally present plant and wildlife species as 
well as other important ecosystem services. All biological resource associated impacts 
are fully mitigated to a less than significant as detailed in the Biological Resources 
Chapter of the Draft EIR. The Project would also cluster development in the 
northeastern portion of the Project Site, thereby minimizing the development footprint 
and the required FMZs adjacent to wildland areas at the Project Site. 
 
 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. In addition to ignition-resistant construction measures, 
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including ember-resistant vents to minimize the potential for structure fires from 
airborne embers, the Project has provided a customized fuel modification plan that 
includes 200-foot-wide FMZs to meet Fire Code. Additionally, when the full 200-foot-
wide FMZ is not achievable on-site, the neighboring property will be required to provide 
brush thinning to achieve the remaining fuel modification (e.g., the on-site fuel 
modification is 150 feet, the neighboring property would be required to provide brush 
thinning for the remaining 50 feet). Further, where the full 200 feet of fuel modification 
is not maintained by the Project, the Project would provide enhanced construction 
features (e.g., walls, windows, and vents).  
 
 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. 
 
 Policy S 3.7. Site and design developments located within FHSZs, such as in areas 

located near ridgelines and on hilltops, in a sensitive manner to reduce the wildfire 
risk. 

 
The Commission finds that the Project would incorporate new infrastructure to ensure 
fire safety, including a new two-million-gallon water tank to ensure reliable fire flow 
water pressure for the new residential structures, fire hydrants, and an emergency 
access road. The development of the proposed dwelling units and buildings on-site 
would be required to comply with Chapter 7 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. The 
Project would provide emergency vehicle access via proposed public streets “A” and 
“B”, in addition to a private driveway and fire lane surrounding the development that 
would be used for access for emergency and maintenance vehicles. The Project 
includes an ingress/ingress easement for the property west of the Project Site. 
Consistent with County Code Title 21 (Subdivisions) and access requirements of the 
County Fire Code, the Project’s roadways would meet all County access requirements 
for new residential development in a VHFHSZ. 
 
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 Commission finds that in compliance with Fire and CEQA requirements, a Wildfire 
Evacuation Plan was prepared for the Project and included in the EIR as Appendix M-
1. The Wildfire Evacuation Plan details several mitigation measures including a Wildfire 
Education Program to provide information to occupants regarding notifying the County 
Office of Emergency Management of special needs occupants so that 
accommodations for their notification (e.g., Accessible Alert LA County, Community 
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Emergency Response Team programs, etc.), and transportation or other special 
requirements can be provided during an emergency evacuation. Occupants would be 
advised of their options during an emergency by law enforcement or fire officials. 
Additionally, mitigation measures will require the establishment of a Fire Safety 
Coordinator position as part of the HOA Board who would be responsible for preparing 
and implementing an educational program with wildfire-related information to be 
provided to all on-site residents, including residents of the senior housing apartment 
complex. The Fire Safety Coordinator/committee shall be responsible for creating a 
senior housing carpool program that shall ensure that all seniors who are not able to 
safely evacuate on their own, including mobility-challenged individuals, are accounted 
for and transported during an emergency evacuation. 
 
 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 would be required to pay the County’s law 
enforcement facilities mitigation fee per County Code Chapter 22.266 (Law 
Enforcement Facilities Fee) if in effect, which explicitly applies to the unincorporated 
urban expansion areas of Santa Clarita. The Commission further finds that the 
subdivider would pay the Fire Facility Fee, which constitutes full mitigation for 
development impacts associated with the need for additional fire protection services or 
facilities. In addition to this, the Commission finds that the subdivider has voluntarily 
agreed to pay an additional monetary contribution of two million dollars to the 
Consolidated Fire Protection District of Los Angeles County to fund the purchase of fire 
engines to enhance local emergency response, suppression, and protection 
capabilities. 
 
Public Services and Facilities Element (“PS/F”) 
 
Goal PS/F 6. A County with adequate public utilities.  
 
 Policy PS/F 6.6. Encourage the construction of utilities underground, where 

feasible. 
 Policy PS/F 6.7. Discourage above-ground electrical distribution and 

transmission lines in hazard areas 
 
The Commission finds that to ensure that the Project will be required to underground 
all transmission lines and public utilities, including those along The Old Road along the 
Project’s frontage.   
 
Goal PS/F 8. A Comprehensive public library system facilities 
 
 Policy PS/F 8.2. Support library mitigation fees that adequately address the 

impacts of new development. 
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The Commission finds that to ensure that the Project pays its fair share of costs, the 
Subdivider would comply with the Developer Fee Program for the LACL, as provided in 
County Code Section 22.264.050 (Library Facilities Mitigation Fee).  
 

The Commission further finds that the Project is consistent with the following policies of 
the Area Plan:  

 
Area Plan – Circulation Element (“C”)  
 
Area Plan - Objective C-1.1. Provide multi-modal circulation systems that move 
people and goods efficiently while protecting environmental resources and 
quality of life. 
 
 Area Plan - Policy C-1.1.4. Promote public health through provision of safe, 

pleasant, and accessible walkways, bikeways, and multi-purpose trail systems for 
residents. 

 
The Commission finds that the Project fosters pedestrian connectivity for residents 
because it includes on-site walkways that provide access to all dwelling units, the 
recreation center, and to a multi-purpose trail that further connects to existing off-site 
trails. In addition, the main proposed public streets will have sidewalks, which will 
connect to existing sidewalks on The Old Road. In addition to dedicated natural and 
improved open space areas and the recreation center, all of the residential lots would 
contain pockets of open space for passive and active use. These areas would contain 
amenities such as landscaping and shade trees, passive open space/lawn areas, 
picnic tables, activity space, and/or walking paths.  
 
Area Plan - Land Use Element (“LU”)  

 
Area Plan - Objective LU 1.3 Plan for density and intensity of development that 
respects and is reflective of the natural terrain.  
 
  Area Plan Policy LU-1.3.5. Encourage flexible siting and design techniques within 

hillside areas in order to preserve steep slopes or other unique physical features, 
including density-controlled development (clustering) in accordance with the 
provisions of the Zoning Ordinance (Title 22 of the County Code), provided that all 
residential lots meet the minimum lot size requirements of a Community Standards 
District, where applicable.  

 
Through the approval of the related CUP allowing DCD, the Project development is 
clustered in the northeast portion of the Project Site, closest to existing development 
to the north and road infrastructure and development to the east. The Project will 
therefore impact a total of 83.2 gross acres, leaving 150.3 of natural open space on-
site, of which 144.4 gross acres will be placed in a conservation easement, along with 
additional 466.7 off-site acres to be acquired. This approach reduces grading and 
impacts the HMA and SEA resources, siting development in areas that are less steep; 
thereby preserving the natural, steeper slopes of the HMA. Furthermore, there is no 
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applicable CSD for the Project Site, and smaller lots are modified as part of the DCD 
CUP. 
 
 Area Plan - Policy LU-1.3.6. Encourage retention of natural drainage patterns and 

the preservation of significant riparian areas, both of which are commonly located 
in hillside areas.  

 
The Project’s proposed clustering of development and preservation of open space 
would reduce impacts to wildlife; natural drainage courses; riparian woodland and oak 
woodlands, and SEA protected trees, and would preserve a significant ridgeline in the 
southeastern portion of the Project Site by avoiding development in this area. The 
proposed debris basins would consist of a combined low-flow water quality and peak-
flow conveyance system. The initial of first-flush runoff will be treated in the biofiltration 
basins and would provide water quality treatment in order to meet the County’s Low 
Impact Development (“LID”) Ordinance per Public Works requirements. During large 
storm events, the rainwater would be captured by the proposed on-site debris basins 
designed to retain and diffuse the flows to the existing system downstream. The water 
quality treatments across the Project Site would use biofiltration units, including 
proposed modular wetlands to treat flow from building pads, and proposed “Filterra” 
units to treat flows from the main streets. Finally, riparian woodland is located in the 
upland area of the Project site. Given the clustering of development in the northeastern 
portion of the Project Site, this riparian habitat would be preserved. This is discussed 
in greater detail in the Hydrology and Water Quality Section of the Draft EIR.  
 
Area Plan - Objective LU-3.1. Provide for a diversity of housing types available to 
provide safe and suitable homes for all economic levels, household sizes, age 
groups, and special needs groups within the community. 
 
 Area Plan - Policy LU-3.1.2. Provide a mix of housing types within neighborhoods 

that accommodates households with varied income levels.  
 

 Area Plan - Policy LU-3.1.5. Promote development of housing that is affordable to 
residents, including households with incomes in the very low-, low-, and moderate-
income classifications, through provision of adequate sites on the Land Use Map, 
allowance for density bonuses and other development incentives.  

 
The Project will provide a diverse mix of housing types for various incomes. In addition 
to providing 438 attached and detached condominium units as market-rate housing, 
the Project includes the development of 71 deed-restricted for-sale and rental  
affordable units, representing 14 percent of the total 510 dwelling units on-site. 
Specifically, the Project includes 24 middle-income for-sale condominium units 
(averaging 135 percent AMI), and 47 very low-income senior housing units (50 percent 
AMI),  thus increasing the diversity of housing types in the Santa Clarita Valley and the 
County. The Project Site is designated with a H2 land use designation under the Area 
Plan, which is intended for residential neighborhoods at densities that require urban 
services. These neighborhoods are intended to provide a transition between higher 
density, urban development and rural communities throughout the Santa Clarita Valley 
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Planning Area, and this designation is appropriate in such urban and rural interface 
areas.  
 
Area Plan - Objective LU-3.3. Ensure that the design of residential 
neighborhoods considers and includes measures to reduce impacts from 
natural or man-made hazards.  
 
As discussed in the Wildfire Section of the Draft EIR, the Project Site is located within 
a VHFHSZ and SRA. As such, the subdivider will be required to comply with applicable 
fire and building codes meant to create a wildfire-resistant development, including the 
implementation of defensible space, fire-ignition resistant construction and building 
materials, and home/structure hardening. Furthermore, the subdivider was required to 
prepare a conceptual fuel modification plan, which was reviewed and approved by the 
Fire’s Fuel Modification Division prior to approval of the VTTM. Final fuel modification 
plans will require approval from Fire prior to the issuance of building permits. Upon 
occupancy, the Fire Forestry Division will conduct random annual inspections for 
compliance with brush clearance regulations per the County’s Fire Code. In addition, 
the Project would provide emergency vehicle access via proposed “A” Street and “B” 
Street, in addition to the private driveway and fire lane surrounding the residential lots 
(multi-purpose trail) and within the residential lots. The Project provides adequate 
setbacks, fuel modification areas, and emergency access routes.  
 
Area Plan - Objective LU-3.4. Encourage creation of pleasant neighborhoods 
that provide a high quality of life for residents.  
 
 Area Plan - Policy LU-3.4.4. Within higher-density housing developments, ensure 

provision of adequate recreational and open space amenities to ensure a high-
quality living environment.  

 
The Project would include recreational amenities, trails, and open space 
improvements within the Project Site. The Project will preserve approximately 144.4 
gross acres of contiguous, undisturbed open space on-site under a conservation 
easement, and includes a total of 150.3 gross acres of on-site natural open space in 
total. The Project includes approximately 28.2 gross acres of improved open space 
within the Project's development footprint. This improved open space would include 
substantial amenities maintained by HOA for residents of the Project, including a 
community recreation center, dog park, and pockets of passive or active open space 
(e.g., parklets). The Project also includes a multi-purpose trail that connects to existing 
County trails and surrounding natural open space areas.   

 
 Area Plan - Policy LU-3.4.5. Ensure compatibility between single-family and multi-

family residential developments through consideration of building height and 
massing, architectural treatment, connectivity, privacy, and other design 
considerations. 

 
The proposed residential development is clustered on approximately 41.5 gross acres 
in the northeastern portion of the Project Site. In total, the Project’s on-site impact area, 
including the Project development footprint, fuel modification zones, and debris 
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extents, would be approximately 83.2 gross acres, thereby allowing for preservation of 
the majority of the site as open space. The proposed dwelling units would include a 
combination of attached and detached dwelling units. The Project would be designed 
with a variety of styles, with typical building materials that would include stucco, with 
wooden trellises, awnings, and bay windows. The materials and architectural styles 
would be similar to those implemented in the existing, adjacent residential areas. The 
Project would ensure compatibility between single-family and multi-family residential 
developments through consideration of building height and massing, architectural 
treatment, connectivity, privacy, and other design considerations.  

 
Area Plan - Objective LU-6.1. Maintain the natural beauty of the Santa Clarita 
Valley’s hillsides, significant ridgelines, canyons, oak woodlands, rivers, and 
streams. 
  
 Area Plan - Policy LU-6.1.3. Ensure that new development in hillside areas is 

designed to protect the scenic backdrop of foothills and canyons enjoyed by Santa 
Clarita Valley communities, through requiring compatible hillside management 
techniques that may include but are not limited to density-controlled development 
(clustering) subject to the limitations in Policy LU-1.3.5; contouring and landform 
grading; revegetation with native plants; limited site disturbance; avoidance of tall 
retaining and build-up walls; use of stepped pads; and other techniques as deemed 
appropriate.  

 
The Project includes a DCD CUP and utilizes clustering, ensuring that the Project 
aligns with this policy. All development will be clustered in the northeast portion of the 
Project Site, predominantly within the least steep slopes with a grade of 24.99 percent 
or less, reducing the Project’s footprint and preserving steeper lopes, and open space, 
including a significant ridgeline in the southeastern portion of the Project Site. 
Additionally, the final Project design, as required by the State and local building codes 
requires that all permanent cut-and-fill slopes on-site be seeded or planted with 
lightweight, deep-rooting, drought-resistant native vegetation. In addition, the 
manufactured slopes are designed so as to not standout against the natural hillside 
areas, and the proposed retaining walls would not dominate views of the hillsides.  
 
Area Plan - Objective LU-6.2. Provide attractive public and open spaces in 
places visited by residents and visitors, where feasible and appropriate. 
 
 Area Plan - Policy LU-6.2.2. Provide and enhance trail heads where appropriate 

with landscaping, seating, trash receptacles and information kiosks.  
 

The Project would provide a recreation center in the central portion (Lot Nos. 12 and 
13) of the Project Site. The central recreation space includes a network of walkways 
and paths that connect to the multi-purpose trail system that connects to the County 
trails system. Over 75 percent of the Project Site will be natural or improved open 
space. A new trailhead would be constructed near the gated vehicular entrance of the 
multi-purpose trail (and private driveway and fire lane) at the northeastern corner of the 
Project Site, off of The Old Road. In addition to dedicated natural and improved open 
space areas and the recreational facilities on the Project Site, all of the residential lots 
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would contain parklets, which are pockets of open space for active and passive use. 
These discrete pockets of open space areas would be located throughout the 
northeast corner of the Project Site and would contain amenities such as landscaping 
and shade trees, passive open space/lawn areas, seating, trash receptacles, picnic 
tables, activity spaces, and/or walking paths.  
 
Area Plan - Objective LU-7.6. Protect natural habitats through site design where 
reasonable and feasible. 
 Area Plan - Policy LU 7.6.4. Encourage site designs that protect oak trees, hillsides, 

and biological resources through creative solutions. 
Area Plan - Objective LU-7.8. Protect significant woodlands, heritage oak trees, 
and other biological resources from the impacts of development. 
 Area Plan - Policy LU-7.8.2. Protect all designated Significant Ecological Areas 

(SEAs) from incompatible development. 
 

The entire Santa Susana /Simi Hills SEA covers approximately 30,236 acres, and most 
of the land is natural open space with very sparse disturbances for ranches, oil wells, 
and minimally improved access roads. On a regional basis, the SEA contains biotic 
communities, vegetative associations, and habitat of plant or animal species that are 
either unique or are restricted in distribution. This includes coastal sage scrub, alluvial 
scrub, valley oak woodland, valley oak savannah, mainland cherry woodland, native 
grassland, southern willow scrub, and cottonwood-willow riparian forest. The entire 
Project Site is within the SEA and characterized by hillside and valley terrain with 
moderate to steep variations with a significant ridgeline designated in the southeastern 
portion of the site that will remain unimpacted by the proposed development. In order 
to protect oak trees, hillsides, biological and SEA resources on the Project Site, the 
Project clusters residential development on the northeastern portion of the Project 
Site. The Project includes an SEA CUP and OTP to address and mitigate impacts to 
oak trees, SEA and biological resources.  
 

SUBDIVISION AND ZONING CODE CONSISTENCY FINDINGS  
22. PERMITTED USE IN ZONE.  The Commission finds that the Project is consistent with 

the A-2-1, A-2-2, C-3, and C-3-DP zoning classification as detached and multi-family 
residences are permitted in such zones with the related CUP and AHP pursuant to 
County Code Table 22.16.030-B (Principal Use Regulations For Agricultural, Open 
Space, Resort And Recreation, And Watershed Zones) and Table 22.20.030-B 
(Principal Use Regulations For Commercial Zones). Townhomes are allowed in the A-
2 Zone and in C-3 Zones within HMAs and VHFHSZs with the related CUP. The related 
CUP also requests to allow residential development within the DP Overlay Zone 
pursuant to County Code Section 22.52.030.B.1 (-DP Zone - Land Use Regulations 
Residential Uses). The Project includes a waiver request as part of the related AHP to 
allow the placement of the affordable senior housing parking lot to be located as the 
primary use on a separate adjacent lot zoned A-2-1 (Lot No. 13), thereby waiving 
County Code Table 22.16.030-B (Principal Use Regulations For Agricultural, Open 
Space, Resort And Recreation, And Watershed Zones).   
 
Furthermore, the Commission finds that the AHP also includes an incentive request to 
allow DCD development to include townhomes within the C-3-DP and a waiver request 
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to develop multi-family housing within a DCD, waiving County Code Section 
22.140.170.A (DCD - Applicability), which does not allow DCD in C-3 Zones (only 
in Zones A-1, A-2, R-R, R-A, R-1, and R-2), and Section 22.140.170.C.3 (DCD - 
Dwelling Types), which restricts the dwelling types allowed in DCDs to SFRs and 
townhomes. 
 

23. AREA AND WIDTH. The Commission finds that the Project is consistent with the 
standards identified in County Code Sections 21.24.240 (Area and width-
Requirements generally) and 22.110.130 (Required Area and Width) for all lots except 
for 15 clustered lots, modified and as part of the DCD CUP pursuant to County Code 
Sections 22.158.060 (Conditions of Approval) and 22.158.070 (All Zone Regulations 
Apply Unless Permit is Granted). The Project includes 37 lots, ranging in size from 
1,797 to almost 75.9 acres. Of these 37 lots, 15 are smaller given the A-2-1 or A-2-2 
minimum acreage requirement of one to two acres. Specifically, the smaller lots 
include the following:  
 

 HOA Open Space Lot Nos. 1, 16, 18, 23, 31, 37; 
 Attached For-Sale Lot Nos. 3, 9; 
 Affordable Senior Rental Housing Lot No. 11; 
 Recreation Center Lot No. 12; 
 Flood Control Debris Basin Lot Nos. 19, and 34 - 36; and 
 Water Purveyor Lot No. 28. 

 
This modification is necessary to allow the proposed design of the Project Site given 
the mixed, irregular, existing zoning designation design established by the past 
approved subdivision project, sloping terrain, and to prevent the creation of new lots 
with split zoning. Only one smaller lot (Lot No. 1, which is 1,797 square feet) is below 
8,000 square feet in size. The Commission further finds that modifications to the 
required lot size are possible given flexibility in the above-noted sections of Title 21 
(Subdivisions) of the County Code, and as part of the DCD CUP and because the 
average lot size for the proposed 10 residential lots (Lot Nos. 2 through 11) is 4.15 acres 
(41.47 acres in all divided by 10), exceeding the one- and two-acre minimums. Finally, 
the Commission finds that all lots meet the required average lot width of 60 feet 
required for lots required to have more than 7,000 square feet in area pursuant to 
County Code Section 22.110.130 (Required Area and Width), such as Lot No. 1, as 
measured along its street frontage, and Lot Nos. 12 and 32, given their irregular and 
triangular shapes.  
 

24. MINIMUM STREET FRONTAGE. The Commission finds that the Project is consistent 
with the standards identified in County Code Section 21.24.300 (Minimum Frontage) 
for all lots that have or exceed 60 feet of street frontage, which is the minimum 
requirement, except for the following 19 lots, which do not comply with the street 
frontage requirements:  
 

 Affordable Senior Rental Housing Lot No. 10; 
 Recreation Center Lot No. 12 (reduced frontage); 
 Flood Control Debris Basin Lot Nos. 14-15, 33-35; 
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 HOA Open Space Lot Nos. 20-23, 30-31, 32 (reduced frontage); 
 Natural Open Space Lot Nos. 24-27; and 
 Water Tank Lot No. 29. 

 
Of these 19 lots, two lots (Lot Nos. 12 and 32) have a reduced street frontage along a 
public street (12 feet and 30 linear feet, respectively). The remaining 17 lots do not 
provide street frontage and in most cases, front private driveways and fire lanes as 
opposed to public roads for internal circulation. Lot No. 10 does not provide street 
frontage; however the adjacent lot, which serves as the parking lot, provides street 
frontage and access. This irregularity is due to the irregular zoning boundaries on the 
Project Site and to avoid future lots split by zoning. Furthermore, the purpose of the use 
of the private driveway and fire lanes is to allow more clustering of the residential lots. 
The open space, water tank, private drive, and flood control lots do not meet street 
frontage because of their remote locations on the Project Site and due to the 
requirements by the maintenance agencies of these lots to have a separate lot that 
does not include additional open spaces around them.  

The Commission finds that the Project has been designed in compliance with the 
private drive standards found in the County’s Private Drives and Traffic Calming Design 
Guidelines Manual dated June 2009. The Commission finds that VTTM and Exhibit 
Map dated September 23, 2024, has been reviewed for compliance with these 
standards by Public Works. The Commission further finds that the internal private 
driveways and fire lanes will be maintained by the future HOA.  

25. REQUIRED YARDS.  The Commission finds that the Project is consistent with the 
standards identified in County Code Table 22.16.050-A (Minimum Yard Depths For 
Agricultural Zones), which require 20-foot-wide front yard setbacks, 15-foot-wide rear 
yard setbacks, and five-foot-wide side yard setbacks for all development within the A-
2 Zone, except for the designated rear yards for Lot Nos. 3 and 4 in where the rear yard 
setback is reduced to 10 feet as part of the related AHP. Given the irregular shape of 
the lots and varied configuration, most front yard setbacks are placed adjacent to or 
parallel to a public street, and the rear yard is opposite to that. However, this orientation 
varies due to the irregular shapes and configurations of the proposed lots, and 
particularly for Lot Nos. 5, 7, and 10. For Lot Nos. 3 and 4, the designated rear yard 
ranges from 10 to 23 feet. The Commission further finds that residential development 
in the C-3 Zone is required to provide a 15-foot-wide front yard, five-foot-wide side yard, 
and 15-foot-wide rear yard. This applies to Lot Nos. 1 and 2, and 8 and 10, which comply 
with these requirements. Table 1 (Proposed Setbacks) depicts how all lots comply with 
both the A-2 and C-3 setback requirements. Note: Linear feet is shortened to “LF”. 
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Table 1: Proposed Setbacks 

Lot 
No. 

No. of 
Dwelling 

Units 
Proposed 

Use 

Street 
Frontage 

(LF) 
Front  
(LF) 

Side 
(LF) 

Rear 
(LF) Zoning 

  

2 87 Townhouses 438 30 - 120 5 - 10 22 - 43 C-3-DP 
3 20 Townhouses 101 20 - 31 10 - 48 13 - 15 A-2-2 
4 105 Detached 

Condo 
296 20 - 23 15 - 17 10 - 23 A-2-2 

5 70 Detached 
Condos 

264 20 10 - 13 15 - 20 A-2-2 

6 78 Detached 
Condos 

1,566 20 - 28 10 - 64 50 - 115 A-2-2 

7 90 Townhouses 349 20 - 24 10 - 64 44 - 92 A-2-1 
8 6 Townhouses 285 65 15 31 C-3 
9 6 Townhouses 205 64 15 - 74 88 A-2-1 

10 48 Senior 
Housing 

0 30 10 - 
104 

16 C-3-DP 

11 0 Parking 208 - - - A-2-2 
12 0 Rec Center 16 64 6 - 10 18 A-2-2 
13 0 Parking 339 - - - C-3-DP   

Total Range: Mixed 0 - 1,566 20 – 120 5 - 104 10 - 
115 

A-2, C-3   

 
26. HEIGHT.  The Commission finds that the Project is consistent with the height 

requirements pursuant to County Code Section 22.16.050.B (Development Standards 
for Zones A-1 and A-2 - Maximum Height) in the A-2 Zone, which requires a maximum 
height of 35 feet, except as modified as part of the related AHP in where the height limit 
for residential uses only may exceed this requirement by three feet for a maximum 
height of 38 feet. The Commission finds the for-sale units range in height from 26 to 38 
feet, and the proposed recreation center within the A-2 Zone will be designed at a 
maximum height of 35 feet. Furthermore, the Commission finds that the Project is 
consistent with the C-3 Zone pursuant to County Code Table 22.20.040-A 
(Development Standards for Commercial Zones), which requires a maximum height 
that is 13 times the buildable area and 90 percent maximum lot coverage. The 
Commission finds that the senior rental apartment building within the C-3-DP Zone is 
45 feet high and 24,723 square feet (0.70 net acres) in size, in compliance with his 
requirement. 
 

27. DISTANCE BETWEEN BUILDINGS.  The Commission finds that the Project 
complies with the 10-foot building separation requirement pursuant to County Code 
Section 22.10.050.A.1 (Building Separation - Distance Between Main Buildings), 
except as modified as part of the related AHP, which will allow a building separation of 
nine feet instead of the 10 feet required for Lot No. 6 only. Therefore, the Commission 
finds that all buildings on the Project Site will have a building separation of 10 feet 
except for those on Lot No. 6, which will have nine feet of building separation. 
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28. FENCES AND WALLS. The Commission finds that retaining walls on the Project Site 

are subject to County Code Section 22.110.070.B.4.a (Fences and Walls - Retaining 
Walls), which limits the height of retaining walls within setback areas to six feet and that 
retaining walls may only be topped with non-view-obscuring fences in both cut 
conditions pursuant to County Code Section 22.110.070.B.4.b (Fences and Walls - 
Retaining Walls Topped with Walls or Fences). The Commission finds that as part of 
the related AHP, the Project includes two waiver requests to modify fence and wall 
height requirement, proposing retaining privacy walls up to 8.5 feet, and a retaining wall 
height of up to 17.5 feet along “B” Street within setback areas, exceeding the six-foot-
high height limit. The second request is to allow retaining walls to be topped with non-
view-obscuring fences in both cut and fill conditions, thereby waiving County Code 
Section 22.110.070.B.4.b (Fences and Walls - Retaining Walls Topped with Walls or 
Fences).  

 
29. PARKING.  The Commission finds that the Project is consistent with the applicable 

development standards identified in County Code Chapter 22.112 (Parking). The 
Commission finds that in total, the Project provides 1,256 vehicle parking spaces (972 
resident and 284 guest parking spaces), including 12 accessible parking spaces, 
detailed in Table 2 (Required & Proposed Parking) below. More specifically, County 
Code Table 22.112.070 (Minimum Required Parking Spaces) specifies the required 
parking for the detached and attached condominium units, senior housing, and 
assembly uses (e.g., the recreation center). All 462 condominium units include a two-
car garage, meeting the two covered spaces per detached residence requirement or 
924 covered resident parking spaces. For guest parking, the requirement of one 
uncovered parking space per four dwelling units applies. 

 
Table 2: Required & Proposed Parking 

Lot No. 

No. of 
Dwelling 

Units 

Required 
Resident 
Parking Provided 

Guest 
Parking 

Required Provided 

Total 
Required 
Bicycle 
Parking 

Short-
term 

Long-
term 

Provided 

1,2,3 107 214 214 27 30 65 11 54 
4 105 210 210 27 40 0 0 0 
5 70 140 140 18 50 0 0 0 
6 78 156 156 20 59 0 0 0 
7 90 180 180 23 43 54 9 45 

8, 9 12 24 24 3 5 8 2 6 
10,11 48 24 48 6 12 29 5 24 
12,13 N/A N/A N/A 45 45 5 3 2 
Total 510 948 972 169 284 161 30 131 

 
For the 462 for-sale units, 118 guest parking spaces are required (rounding up per each 
lot), and 227 uncovered guest parking spaces are provided, exceeding this 
requirement. The Commission therefore, finds that the Project complies with these 
requirements. 
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Additionally, County Code Table 22.112.070 (Minimum Required Parking Spaces) 
requires that the senior housing within the multi-family building include 0.5 standard 
parking spaces per dwelling unit and one standard guest parking space for every eight 
dwelling units, which may be uncovered. The Commission finds that the required 
parking for the proposed senior housing is a total of 30 spaces (24 resident parking 
spaces and six guest parking spaces). The Commission further finds that the senior 
affordable housing includes a total of 60 uncovered spaces in a surface parking lot, 
exceeding the requirements, including one space per dwelling unit or 48 parking 
spaces for residents, and 12 guest parking spaces. The recreation center parking 
requirement is based on the occupancy load for the 4,540 square-foot single-story 
building, which is 135; therefore requiring 45 parking spaces (one per each three 
persons), which are provided. The Commission also finds that the Project includes 12 
accessible parking spaces and must comply with applicable ADA requirements.   
 

30. BICYCLE PARKING.  The Commission finds that the Project is consistent with the 
standards required in County Code Section 22.112.100 (Bicycle Parking Spaces and 
Bicycle Facilities), which specifies that attached condominiums, townhomes (with five 
or more dwelling units), and multi-family residential apartments shall provide one short-
term space for every 10 dwelling units and one long-term space for every two dwelling 
units. Furthermore, assembly uses (e.g., the recreation center) require one short-term 
bicycle space and one long-term bicycle space for every 50 intended visitors,  and a 
minimum of two short-term and long-term spaces, respectively. Given the Project 
occupancy load of 135 people, the Project is required to provide five total bicycle 
parking spaces (three short-term and two long-term) for the recreation center. The 
Commission finds that the Project will be conditioned to provide the total required 
bicycle parking required with 161 bicycle parking spaces (30 short-term and 131 long-
term spaces).  
 

31.  GRADING. The Commission finds that the Project includes a total earth movement of 
approximately 2.845 million cubic yards, including the on-site Project components and 
the off-site adjacent lot adjacent to The Old Road that includes manufactured slopes. 
The Commission further finds that this includes approximately 1.5 million cubic yards 
of cut and 1.3 million cubic yards of fill for a total of 2.8 million cubic yards of grading 
with 1.345 million cubic yards of over excavation. There is expected to be 15 percent 
shrinkage on the over excavation for a total of 200,000 cubic yards. The grading would 
be balanced on-site, and as such, no import or export of soil is proposed. The 
Commission also finds that the grading amount requires the related CUP pursuant to 
County Code Section 22.140.240 (Grading Projects) because it exceeds 100,000 
cubic yards. 

 
32. DENSITY-CONTROLLED DEVELOPMENT (“DCD”). The Commission finds that 

DCD is allowed in the A-1 and A-2 Zones with a CUP pursuant to County Code Section 
22.140.170.A (DCD – Applicability) and part of the related CUP entitlement. The 
Commission finds that Project's DCD approach aligns with the recommendations of 
the Area Plan. The Commission also finds that the Project Site’s footprint, orientation, 
and design clusters the residential development to the northeastern portion of the 
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Project Site. This avoids the steeper portions of the Project Site, positioning the 
proposed development closest to existing and adjacent development to the north, and 
The Old Road. The Commission finds that the Area Plan encourages this approach on 
properties such as this within SEAs and HMAS with certain topographical features and 
resources to preserve open space for protection of these natural features or resources. 
The Commission finds that this results in several smaller lots while still meeting the 
average required by the zoning as allowed by the DCD for clustering, and requires 
street frontage waivers, as noted above. 

 
The Commission further finds that the AHP also includes an incentive request to allow 
the applicability of Density-Controlled Development (“DCD”) in the C-3-DP-zoned 
portion of the Project Site and a waiver to develop multi-family housing within a DCD, 
waiving County Code Sections 22.140.170.A (DCD - Applicability), which does not 
allow DCD in C-3 Zones (only in Zones A-1, A-2, R-R, R-A, R-1, and R-2), and 
22.140.170C.3 (Density-Controlled Development - Dwelling Types), which restricts 
the dwelling types allowed to SFRs and townhomes, to allow the development of the 
senior affordable rental housing, a multi-family building, within a DCD. 
 

33. TOWNHOUSES. The Commission finds that the Project includes several types of 
attached townhouses within the A-2 Zone and in C-3 Zones, and that these are allowed 
within these zones and designated HMAs and VHFHSZs with the related CUP. The 
proposed townhomes include buildings of up to seven units each, which is allowed if 
specified as part of the CUP pursuant to County Code Section 22.140.600 
(Townhouses). 
 

34. TWO-FAMILY RESIDENCES. The Commission finds that the Project may include 
attached two-family residences (or duplexes) within the C-3 and C-3-DP Zones, as part 
of the CUP, pursuant to County Code Section Table 22.20.030-B (Principal Use 
Regulations For Commercial Zones).  
 

35. RURAL OUTDOOR LIGHTING DISTRICT.  The Commission finds that the Project 
complies with the lighting requirements identified in County Code Chapter 22.80 (Rural 
Outdoor Lighting District) (“ROLD”) as required by Mitigation Measure 4.4-12, which 
will require a Lighting Plan before the issuance of building permits. Although the Project 
is not technically located within an ROLD, this is required as part of the SEA CUP in 
compliance with the SEA Ordinance. The Commission further finds that compliance 
with these requirements would limit light trespass and reduce potential nuisances 
associated with outdoor lighting, reducing potential adverse impacts to aesthetics and 
biological resources.  

 
36. RESIDENTIAL DESIGN. The Commission finds that the Project is not subject to the 

standards identified in County Code Section 22.140.520 (Residential Design 
Standards) at this time. However, prior to building permit issuance, compliance with 
Residential Design Ordinance will be verified if applicable.   

 
37. ON-SITE TREE PLANTING.  The Commission finds that the Project is consistent with 

the required tree planting requirements, requiring the planting of 303 trees on-site 
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based on the Project’s total street frontage of 7,555 linear feet, as outlined in County 
Code Section 21.32.195 (On-site Trees). The Commission finds the Project will exceed 
these requirements and will plant a total of 1,628 trees, including 856 ornamental trees 
and 772 native/mitigation replacement trees within the conservation and landscaped 
areas.  

 
38. OAK AND SEA PROTECTED TREES. The Commission finds that as part of the 

related SEA CUP and OTP, the subdivider will be required to plant 772 native and 
mitigation replacement trees within the conservation and landscaped areas pursuant 
to County Code Chapter 22.174 (OTP). The Commission finds that the Project will 
impact a total of 334 SEA-protected trees (265 removals, and 53 within a proposed 
debris basin, and 16 encroachments). All trees within proposed debris basins are 
considered as removals for the purpose of mitigation requirements. Out of these, 252 
are oak trees, and all trees are non-heritage except for 22 heritage oak trees (14 
removals, three trees located within debris basins, and five encroachments). The 
removal of 265 SEA protected trees and impacts to 53 trees within a proposed debris 
basin, amounting to 318 trees, would require planting of 772 native/mitigation 
replacement trees within the conservation and landscaped areas on-site pursuant to 
County Code Section 22.174.030 (OTP - Applicability). The Commission further finds 
that Fire/Forester’s approval includes both the OTP and SEA CUP planting consistent 
with the SEA CUP tree planting requirements pursuant to County Code Chapter 
22.102 (SEAs). 
  

39. IMPROVEMENTS. The Commission finds that the Project is consistent with the 
standards identified in County Code Chapter 21.32 (Improvements). The Commission 
finds that the Project includes sidewalk improvements, a retaining wall adjacent to The 
Old Road directly east of the Project Site, improvements to The Old Road fronting the 
Project Site, and fuel modification (brush thinning). The Project would include several 
off-site utility infrastructure component improvements, including utility water lines, 
upgrades to two existing pump stations, upsizing of existing sewer pipelines, and the 
construction of three manholes within The Old Road. Additionally, the Project includes 
the vacation of excess right-of-way in The Old Road and acquisition of an adjacent 
County-owned APN 2826-022-901, which will be a condition of approval.  
 

40. AFFORDABLE HOUSING REPLACEMENT. The Commission finds that the Project 
does not include rental replacement units pursuant to County Code Chapter 22.119 
(Affordable Housing Replacement) because the Project Site is vacant, does not 
propose the demolition of affordable rental units, and was deemed complete prior to 
when these replacement requirements became effective.  
 

41. INCLUSIONARY HOUSING.  The Commission finds that as part of the related AHP,  
the Project includes 24 for-sale units averaging 135 percent AMI in compliance with the 
Inclusionary Housing Ordinance (“IHO”) for the affordable housing set-aside 
requirement for the Santa Clarita submarket area, which is five percent of the baseline 
density pursuant to County Code Chapter 22.121 (Inclusionary Housing). Given the 
baseline density of 455 units, 23 affordable units would be required; 24 affordable units 
would be included in the Project.  
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42. DENSITY BONUS. The Commission finds that as part of the related AHP, the Project 

includes 47 affordable rental units as part of a Density Bonus request for very low-
income (50 percent AMI) levels. The Commission finds that the Project is allowed to 
have a density bonus of up to 32.5 percent, which is not fully utilized, as the Project 
includes an approximately 12 percent density bonus only. The Commission further 
finds that in accordance with County Code Section 22.120.030 (Density Bonus 
Applicability) and California State Density Bonus Law, the subdivider shall benefit from 
two incentives and six waivers, as noted above. 
 

43. OPEN SPACE. The Commission finds that the Project is required to provide 75 
percent of County Code Section 22.102.090.E.3 (SEA Development Standards - Land 
Use Specific Development Standards for Land Divisions, Land Divisions). The Project 
includes 150.3 gross acres of natural open space on the Project Site, which is 
approximately 64.4 percent of the Project Site, and about 11 percent less than what is 
required. The Commission finds that natural open space included in this total excludes 
areas impacted by the maximum extent of the debris basins and the fuel modification 
zones and includes existing on-site trails that would not be altered by the Project. The 
Commission finds that approximately 144.4 gross acres of this natural open space will 
be placed in an on-site conservation area. However, the Commission also finds that 
this reduction in on-site natural open space is appropriate because the Project includes 
466.7 acres of off-site open space within the same SEA and within a conservation area 
as required by County Code Section 22.102.100.D.2.a (SEA - Natural Open Space 
Preservation Mechanisms - SEA CUP), thereby allowing the approximate 11 percent 
reduction. The Commission finds that all of the off-site natural open space, 466.7 
acres, will be preserved as part of an off-site conservation area.  The Commission finds 
that this will include the establishment of a one-million-dollar endowment for its long-
term maintenance in agreement with the MRCA, the anticipated conservation 
easement holder. The Commission finds that, in total, the Project will result in the 
preservation of 611.1 gross acres in perpetuity within on- and off-site conservation 
areas. Furthermore, the Commission finds that the Project includes 28.2 gross acres 
(12.1 percent of the Project Site) of improved HOA open space, including a dog park 
and discrete parklets throughout the development area, and improved open space lots 
surrounding the development. The Commission finds that the Project provides 
approximately 75 percent of both the improved and natural and preserved open space 
on-site. 
 

44.  PUBLIC ART IN PRIVATE DEVELOPMENT (“PAPD”). The Commission finds that 
the Project is not subject to the standards identified in County Code Section 
22.246.090 (Public Art in Private Development Program) as the Project was deemed 
complete on March 22, 2021, prior to the October 15, 2021, effective date of the PAPD 
Ordinance. 

 
45. DEEMED COMPLETE. The Commission finds that the Project was deemed complete 

on March 22, 2021.  As such, it is subject to the applicable local regulations in place at 
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that time pursuant to County Code Section 22.246.020 (Applicability of Zone Changes 
and Ordinance Amendments). 

 
TENTATIVE TRACT MAP SPECIFIC FINDINGS 
46. 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. 
  

47. The Commission finds that the map is consistent with the goals and policies of 
the General and Area Plan. The Commission finds that the Project supports General 
and Area Plan goals, objectives, and policies including Circulation, Conservation and 
Natural Resources, Housing, Land Use, and Parks and Recreation Elements. The 
Commission finds that the Project will cluster development to the northeast portion of 
the Project Site, thereby reducing impacts to SEA resources and steep slopes within 
the HMA. The Commission further finds that the Project will mitigate for all impacts to 
SEA and biological resources, including oak trees, as part of the mitigation measures 
included for the Project. The Commission finds that clustering allows the Project to 
provide 178.5 gross acres of natural (150.3 gross acres) and 28.2 gross acres of 
improved open spaces areas, or over 75 percent of the Project Site. Furthermore, the 
Commission finds that a total of 611.1 gross acres (both on- and off-site) will be 
preserved in perpetuity as part of a conservation easement, including 144.4 gross 
acres from the total on-site natural open space. The Commission further finds that 
Project includes a diverse housing mix including for-sale and rental affordable housing 
that will include energy-efficient features in compliance with CALGreen, CALGreen, 
and will be required to comply with all applicable permitting, building, and fire code 
requirements. The Commission further finds that Project will enhance the existing trail 
network, providing a 3.9-acre multi-purpose trail on-site that connects to existing 
County trails, and other project design features such as internal walkways, a recreation 
center, swimming pool, parklets, and bicycle parking; thus, creating community 
infrastructure that promotes health and wellness, and enhances pedestrian 
connectivity. 
 

48. The Commission finds that the design or improvement of the proposed 
subdivision is consistent with the goals and policies of the General and Area 
Plan. The Project’s clustering approach limits the Project’s footprint, impacts, grading, 
and amount of urban wildland interface areas while also preserving a significant 
ridgeline, biological resources, and 64 percent of the Project Site as open space. The 
Project also provides enhanced public connectivity to an existing open space area and 
established trails providing a new publicly accessible trailhead, resulting in a more 
comprehensive trail network. The proposed development complies with all 
development standards of the prescribed A-2-1, A-2-2, C-3, and C-3-DP zoning, as 
modified by the incentives and waivers of the AHP, as well as with the requirements of 
County Code Title 21 (Subdivisions), except as modified for 15 smaller lots and street 
frontage waivers for 19 lots, as part of the subdivision and DCD CUP.  

 
49. The Commission finds that the site is physically suitable for this type of 

development. The Commission finds that the Project Site is 233.49 acres in size and 
located in an urban area, which serves as a transition between nearby urban and 
suburban development and rural areas, adjacent to existing development to the north 
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and east, with access to existing infrastructure such as sewer, water, and roads. The 
Project will contribute to infrastructure improvements, including improvements along 
The Old Road. Other Project components include sidewalk improvements, a retaining 
wall adjacent to The Old Road directly east of the Project Site, improvements to The 
Old Road fronting the Project Site, and fuel modification (brush thinning). The Project 
would include several off-site utility infrastructure component improvements, including 
utility water lines, upgrades to two existing pump stations, upsizing of existing sewer 
pipelines, and the construction of three manholes within The Old Road.  
 

50. The Commission finds that the site is physically suitable for the proposed density 
of development. The Project is within the maximum allowable density, including 
additional density bonus as allowed by the General Plan, County Code Section 
22.120.030 (Density Bonus Applicability), and California State Density Bonus Law, 
and included as part of the related AHP.  
  

51. The Commission finds 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. The Commission 
finds that the Project Site is located at the terminus of two main drainages that drain 
Lyons Canyon in the south and a small, unnamed canyon in the north, with several 
smaller tributaries draining minor canyons. The two watercourses merge in the 
northwestern portion of the northeast portion of the Project Site that directs water under 
The Old Road and I-5 Freeway and into the concrete channel of the South Fork of the 
Santa Clara River. The Project proposes to install detention basins within the western 
perimeter of the Project’s development footprint to retain stormwater and direct Project 
flows into an underground stormwater system that would direct water to the same 
destination. Accordingly, the Commission finds that the existing drainage patterns and 
hydrologic conditions remain the same and no changes to the functions of 
watercourses and their tributaries are caused by the Project. Further, the Project was 
reviewed for compliance with the SEA and HMA Ordinance and Findings, which 
require sensitive and tailored design to reduce impacts to hillsides, and SEA natural 
and biological resources, including recommendations from SEATAC. Finally, the 
Project’s EIR reduces all environmental impacts to less than significant with mitigation, 
with the exception of impacts to Transportation.  
 

52. The Commission finds that the design of the subdivision or type of improvements 
is not likely to cause serious public health problems. The Commission finds that 
Project was reviewed and approved by all County departments, including Public 
Works, Parks and Recreation, Fire, and Public Health; and that the County Sheriff and 
other local and CA State agencies also reviewed and responded to the Project’s Draft 
EIR, and that all environmental impacts are considered and mitigated to the extent 
feasible as part to the related environmental review. The Commission finds that the 
proposed development will not adversely affect persons living or working in the area, 
or jeopardize public health, safety, or general welfare.  

 
53. The Commission finds that the design or the type of improvements will not 

conflict with easements acquired by the public at large, for access through or use 
of the property within the proposed subdivision. The Commission finds that several 
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on-site existing access and utility easements on the Project Site will remain, and that 
several new easements are proposed. The development does not conflict with any of 
the existing or proposed easements, but rather ensure reciprocal access for all units 
and to potential future development to the west, multi-purpose trails, and utilities. The 
Commission also finds that the Project includes the vacation of excess right-of-way in 
The Old Road and acquisition of an adjacent County-owned APN 2826-022-901. 

 
54. 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.  
 

55. 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 
 
56. 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 and SRA. 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 
regulations per the County’s Fire Code. In addition, the Commission finds that the 
Project would provide emergency vehicle access via proposed “A” Street and “B” 
Street, in addition to the private driveway and fire lane (and multi-purpose trail) 
surrounding the residential lots and within the residential lots. Although the Project 
includes reduced building separation from 10 to nine feet and reduced rear yard 
setbacks from 15 to 10 feet as part of the AHP, this was depicted on the VTTM and 
Exhibit Maps and cleared as such for hearing by the Subdivision Committee. As such, 
the Project would ensure that land uses have adequate setbacks, fuel modification 
areas, and emergency access routes. Finally, the Commission finds that this is  
supported by the EIR, including evacuation modeling planning, and a fuel modification 
plan, in the Administrative Record for this Project. 
 

57. 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 September 23, 2024, and EIR were reviewed and 
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approved by Fire. The Commission further finds that the subdivider would pay the Fire 
Facility Fee, which constitutes full mitigation for development impacts associated with 
the need for additional fire protection services or facilities. In addition to this, the 
subdivider has voluntarily agreed to pay an additional monetary contribution of two 
million dollars to the Consolidated Fire Protection District of Los Angeles County to 
fund the purchase of fire engines to enhance local emergency response, suppression, 
and protection capabilities. 

 
Modified Project Design 
 
58. The Commission finds that the project, as modified by the subdivider to preserve 12 

additional trees, resulting in a reduction of several units, will be less impactful than what 
was analyzed in the EIR, as it will result in a smaller project footprint, reduced project 
grading, and fewer environmental impacts. The findings as a whole are hereby revised 
so that the project’s 510 dwelling units shall refer to the modified project to preserve an 
additional 12 trees.  

 
ENVIRONMENTAL FINDINGS 
59. The Commission finds that the EIR for the Project is an accurate and objective 

document that 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, along with its associated MMRP, 
Findings of Fact and Statement of Overriding Considerations, and finds that they 
reflect the independent judgment and analysis of the Commission. The Findings of 
Fact and Statement of Overriding Considerations are incorporated herein by this 
reference, as set forth in full.  

 
60. The Commission finds that no evidence of new significant impacts or any new 

information of “substantial importance” as defined by State CEQA Guidelines section 
15088.5, has been received by the County after circulation of the Draft EIR that would 
require recirculation.  
 

61. The Commission finds that the MMRP for the Project is consistent with the conclusions 
and recommendations of the EIR. The Commission further finds that the MMRP is 
adequately designed to ensure compliance with the mitigation measures during the 
Project implementation. 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. 

 
62. The Commission finds that the MMRP, prepared in conjunction with the EIR, identifies 

in detail how compliance with its measures will mitigate or avoid potential adverse 
impacts to the environment from the Project. To the extent that the Project would result 
in an unavoidable significant effect after the adoption of said mitigation measures, that 
significant effect is outweighed by specific health, safety, economic, social, and/or 
environmental benefits of the Project as stated in the Findings of Fact and Statement 
of Overriding Considerations. 
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63. 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. 

 
ADMINISTRATIVE FINDINGS 
64. HOUSING ACCOUNTABILITY ACT. The Commission finds that the Project is 

considered a housing development that is consistent with the General Plan and 
Zoning, except as authorized as incentives and waivers of the related AHP and CUP, 
and pursuant to County Code Title 21 (Subdivisions) as part of this subdivision for 
street frontage waivers, and would not have a specific adverse impact upon public 
health or safety as described in the tentative map, and environmental findings.  
 

65. PUBLIC MEETINGS. The Commission finds that pursuant to SB330, the number of 
publicly held meetings since January 1, 2020, does not exceed the five-meeting limit. 
Five meetings will have occurred on the following dates, including the Commission’s  
public hearing on the Project: 

 
1. Subdivision Committee Meeting held on April 29, 2021,   
2. Subdivision Committee Meeting held on Sept. 2, 2021,  
3. Subdivision Committee Meeting held on Feb 3, 2022,  
4. SEA Technical Advisory Committee Meeting held on June 3, 2024, and  
5. Commission Hearing held on July 30, 2025.  

 
66. 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 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. 

 
BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION FINDS 
AND 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 site is physically suitable for the proposed density of development since the 

Project is consistent with the General Plan, within the maximum allowable density, 
including the density bonus, and complies with all development standards of the 
prescribed A-2-1, A-2-2, C-3, and C-3-DP  zoning, as modified by the incentives 
and waivers of the related AHP per County Code Section 22.120.030 (Density 
Bonus Applicability) and CA State Density Bonus Law, as well as with the 
requirements of County Code Title 21 (Subdivisions), as modified for 15 smaller 
lots and street frontage waivers for 19 lots, as part of the Subdivision. 
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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 since sewage disposal, storm drainage, fire protection, and 
geologic and soils factors. 

 
G. 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.  

 
H. 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.  

 
I. The structural fire protection and fire suppression services will be available for the 

subdivision through Fire. 
 

J. 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.  

 
K. 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.  

 
THEREFORE, THE REGIONAL PLANNING COMMISSION: 
 
1. Certifies that the EIR (State Clearinghouse No. 2022060346) 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 EIR reflects the independent judgment and analysis 
of the Commission as to the environmental consequences of the Project; and adopts 
the Findings of Fact and Statement of Overriding Considerations and the MMRP. 
County Staff shall cause a Notice of Determination to be filed and posted with the 
County Clerk and the State Clearinghouse within five working days after the 
Commission’s action becomes final; and 
 

2. Approves  VESTING TENTATIVE TRACT MAP  NO.  83301, subject to the attached 
conditions. 
 

ACTION DATE: July 30, 2025 
 
VOTE: 4:0:0:1 
Concurring: Louie, Hastings, Moon, and O'Connor 
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Dissenting: 0 
Abstaining: 0 
Absent: Duarte-White 
 
DD:SMT:JSH:ACB:EGA 
07/31/25 
 
c: Each Commissioner 
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retaining wall with an average height of approximately six feet, ranging from two feet to 
17.5 feet in height, which will include tubular fencing on top.  
 
The Commission finds that additional screening trees and shrubs will be planted along 
the Project’s southern property line (e.g., coast live oak, laurel sumac, sweet bay, 
Indian laurel, and coffeeberry) to further buffer the Project Site from the adjacent off-
site open space areas. The shrub screening in the street right-of-way would be followed 
by varying distances of slope plantings, native habitat plantings, and bioretention rim 
planting that would continue to buffer the southern edge of the Project Site and prevent 
noise and light intrusion into the adjacent Rivendale. These structural and vegetative 
features add a physical barrier discouraging terrestrial wildlife movement into the 
developed portion of the Project Site and creating a naturalized barrier between the 
properties, while also providing additional screening and attenuation of Project-related 
street and vehicle lighting, and vehicle noise.  
 

55. The Commission finds that the Project will maintain the ecological and 
hydrological functions of water bodies, watercourses, and their tributaries.  The 
Commission finds that the Project Site is located at the terminus of two main drainages 
that drain Lyons Canyon in the south and a small, unnamed canyon in the north, with 
several smaller tributaries draining minor canyons. The two watercourses merge in the 
northwestern portion of the northeast portion of the Project Site that directs water under 
The Old Road and I-5 and into the concrete channel of the South Fork of the Santa 
Clara River. The Project proposes to install detention basins within the western 
perimeter of the Project’s development footprint to retain stormwater and direct Project 
flows into an underground stormwater system that would direct water to the same 
destination. Accordingly, the existing drainage patterns and hydrologic conditions 
remain the same and no changes to the functions of watercourses and their tributaries 
are caused by the Project. The Commission finds that ecologically, the Project 
proposes to preserve a minimum of 27.4 acres off-site of similar or higher quality 
habitat of riparian-associated vegetation communities within the SEA, providing a 
mitigation ratio of 7.6:1, which substantially exceeds the mitigation ratios for same in 
the SEA ordinance and implementing guidelines (which require a 5:1 mitigation ratio). 
The preservation of 27.4 acres of off-site riparian vegetation would provide for a greater 
habitat quality for plants and wildlife and will contribute to the preservation of the overall 
ecological value of the region. As such, the proposed mitigation lowers the Project’s 
effect on ecological and hydrological functions of water bodies, watercourses, and their 
tributaries to less than significant, and the Commission finds that the Project complies 
with this finding.  
 

56. The Commission finds that the Project ensures that roads, access roads, 
driveways, and utilities do not conflict with Priority Biological Resources, habitat 
areas or migratory paths. The Commission finds that the Project development is 
strategically clustered adjacent to The Old Road/I-5 to the east and adjacent to existing 
residential and commercial development to the north. All proposed roads, access 
roads, driveways, and utilities are located within the Project’s development footprint, 
allowing the preservation of natural open space in the on-site Conservation Area. While 
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the Project Site does contain Priority Biological Resources (SRC 1 through 3), 
preservation, avoidance, and minimization measures, including on-site and off-site 
natural open space conservation, construction monitoring, surveys, preparation of 
habitat mitigation plans, and the recordation of conservation easements alongside 
financial support for ongoing maintenance and monitoring of open space resources 
serve to limit conflicts with priority biological resources. The Project’s on-site and off-
site preservation of 597.42 acres of SRC 1 through 4 vegetation communities adjacent 
to existing public lands would allow for additional Priority Biological Resources to be 
preserved and migratory paths to be protected in perpetuity, all in excess of SEA 
Ordinance and implementing guidelines requirements.  
 

57. The Commission finds that the Project will promote the resiliency of the SEA to 
the greatest extent possible. For purposes of this finding, SEA resiliency cannot 
be preserved when the proposed development may cause any of the following:  

 
a. Significant unmitigated loss of contiguity or connectivity of the SEA; 
The Commission finds that the Project would not result in significant and unmitigated 
loss of contiguity or connectivity of the SEA. The Commission finds that the Project 
does not cause habitat fragmentation or loss of contiguity or connectivity within the 
SEA because the Project design clusters proposed development adjacent to existing 
residential and commercial uses to the north and The Old Road/I-5 on the east, 
allowing preservation of natural open space in the on-site Conservation Area. The 
Project’s “clustered development” design is in keeping with applicable policies for 
same contained in the Area Plan. The on-site Conservation Area will protect in 
perpetuity a valuable (and presently unprotected) connection between large tracts of 
adjacent conserved natural open space associated with the City of Santa Clarita’s 
Woodlands Park and Rivendale, contributing to a contiguous corridor of conserved 
natural open space that connects lands to the west to the Calgrove Boulevard 
undercrossing, a recognized undercrossing of I-5 that supports east/west wildlife 
movement between the SEA and the Gateway Ranch Open Space, Gates King Open 
Space, and the San Gabriel Mountains to the west; this preserves and avoids 
substantial loss of connectivity within the SEA. Furthermore, the Project preserves 
an additional approximately 465.38 acres of SRC 1-4 within the proposed off-site 
Conservation Area, facilitating wildlife movement and connectivity within the Santa 
Susana Mountains SEA in perpetuity. As such, the Project complies with this finding. 
 
b. Significant unmitigated impact to a Priority Biological Resource; 
The Commission finds impacts on Priority Biological Resources would be reduced to 
less than significant. The Commission finds that the Project has impacts to Priority 
Biological Resources (SRC 1 through 3) in the form special-status plants and wildlife, 
water resources, vegetation communities, and oak woodland; however, as set forth 
below, all such impacts are fully mitigated in accordance with SEA ordinance and 
CEQA guidelines. The Project includes 16 preservation, avoidance, and 
minimization measures have been provided as a part of the Project (MM 4.4-1 
through 4.4-16), including conserving in perpetuity approximately 614.40 acres of on-
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site and off-site natural open space (excluding developed areas) in the Conservation 
Area proposed; requiring pre-construction surveys, planting, and biological 
monitoring during construction; measures protecting against invasive species 
establishment and spread; preparation of conservation management plans; nesting 
bird avoidance; conducting a special status plant seed and bulb survey; and 
strategically locating development as close as possible to existing urban 
uses/infrastructure. These measures serve to preserve and limit impacts to Priority 
Biological Resources and as such, impacts to Priority Biological Resources would be 
reduced to less than significant. 

c. Removal of habitat that is the only known location of a new or rediscovered 
species; and 

The Commission finds that no new or rediscovered species are present on the 
Project Site and will not be removed.  

 
d. Other factors as identified by SEATAC.  
The Commission finds, regarding other factors as identified by SEATAC, that the 
permittee made modifications primarily to the Biological Report including within the 
Draft EIR for the Project. SEATAC recommended the following: 1) additional Newhall 
Pass wildlife corridor working group information; 2) permanent conservation 
easement measures to combat invasive species in the oaks and walnut woodland; 3) 
all the species noted in the previous biological studies and if any are noted that 
require additional coordination with the agencies, that initial coordination take place 
based on those previous studies; 4) initial coordination take place regarding the 
condor with California Fish and Wildlife Service, and any flyovers for landing sites in 
the vicinity of or over the Project Site be mapped in the EIR; 5) additional analysis of 
the bat colony that is nearby, of whether or not construction is likely to impact the bat 
colony, and if so, discussion of mitigation of impacts; and 6) an overall list of 
monitoring and maintenance requirements for each of the open space areas be 
included in the mitigation measures. Finally, the Commission further finds that the 
Project also includes a reduced project design and footprint as an alternative 
(“Alternative C”) in the Draft EIR as recommended by SEATAC. 
 

HMA CUP Findings 
 
58. 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 
constrains, and using sensitive design techniques tailored to the site 
requirements. The Commission finds the Project employs clustering, which 
minimizes the overall development footprint, including development within the HMA 
slopes. A slope analysis prepared for the Property guided placement of residential 
development areas in locations that serve to minimize impacts to steep slopes and 
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reduce impacts to hillside terrain while providing for a viable housing development in 
lots zoned A-2 and C-3. The Project clusters the proposed residential development on 
41.5 gross acres as part of the DCD, representing less than 18 percent of the total gross 
Project area. Clustering also results in the development area to be largely contained in 
the lower-lying areas of the Project Site, with most of the Project located within under 
the 25 percent slope range. This design approach also reduces the overall grading 
quantities that may have otherwise been generated by a more expansive design. 
Clustering facilitates maximum open space preservation across the Property. As a 
result, impacts to natural drainage courses, woodland areas, and biota that are within 
the southerly expanse of the Property have been avoided. 
 

59. 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 
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 
the Project is surrounded by open space and vacant and undeveloped land to the north, 
west, and south. The Project is adjacent to several area parks – Rivendale to the west 
and east, and the Santa Clarita Woodlands Park Open Space area to the south, which 
encompasses the Ed Davis Park in Towsley Canyon. The Project will provide important 
missing linkages in the existing regional trail network and expand trail facilities 
consistent with the objectives of the Area Plan and General Plan. The Commission 
finds that all development will be clustered in the northeast portion of the Project Site, 
predominantly within the least steep slopes with a grade of 24.99 percent or less, 
reducing the Project’s footprint and preserving steeper slopes, and open space, 
including a significant ridgeline in the southeastern portion of the Project Site. Over 75 
percent of the Project Site, a total of 178.5 gross acres, will be natural and improved 
open space. This includes 28.2 gross acres of improved open space, including 
landscaping, parkways, and parklets, and 150.3 gross acres of natural and undisturbed 
open space, which is approximately 64.4 percent of the Project Site. The Project’s 
improved open space, which includes several debris basins and lots for water storage 
and for the water purveyor are designed to blend in with the surrounding scenic views. 
The Commission further finds that locating the proposed residential development 
adjacent to an already improved major thoroughfare, The Old Road, and to residential 
development to the north, provides much-needed affordable and market-rate housing 
options to the community while still maintaining the aesthetic hillside terrain that 
characterizes the Santa Clarita Valley. 
 

60. 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 proposes to cluster a diverse mix 
of residential types including attached and detached condominiums, and senior 
affordable rental units within 41.5 gross acres of the Project Site, which is surrounded 



 EXHIBIT C 
PROJECT NO. PRJ2021-001195  FINDINGS 
CONDITIONAL USE PERMIT NO. RPPL2021003113 PAGE 48 OF 55 
OAK TREE PERMIT NO. RPPL2021003070 
ADMINISTRATIVE HOUSING PERMIT NO. RPPL2021003105  
 

v.01162024 
 

by development to the north, including SFRs and commercial uses, and public transit 
within the vicinity. The Commission finds that the Project is designed with a multi-
purpose trail around the residential development, creating a break and buffer from the 
surrounding improved open space lots and natural open space. The Commission finds 
that the Project’s two primary streets will provide ingress/egress to Project from The 
Old Road, also improving the public right-of way. These streets will connect to a 
network of internal private driveways and fire lanes. The Commission finds that the 
Project Site is developed so as to accommodate some of the natural contouring of 
the land, reducing grading, and maximizing circulation, resulting in a community that 
is compatible with and enhances the community character. The Commission further 
finds that the Project’s residential lots are designed to form smaller neighborhoods 
within the development as a whole, with continuous connectivity to the other areas of 
the Project Site. Finally, the Project exceeds the open space requirements for the 
HMA, which only requires that 25 percent of the urban-designated Project Site be 
maintained as natural open space, since the Project provides over 64 percent of 
natural open space or 150.3 gross acres. 
 

61. The Commission finds that the proposed development is in substantial 
compliance with the Hillside Design Guidelines.  The Commission finds that 
following the criteria provided in the County’s Sensitive Hillside Design Measures, the 
Project has been designed in a responsible way that is compatible with the community 
and area. The Commission finds that the Project demonstrates compliance with the 
County’s Hillside Design Guidelines by including a variety of the recommended design 
strategies for site planning, grading and facilities, road circulation, building design, and 
landscaping. More specifically, these include locating over 50 percent of the 
development footprint is located on the flattest portion of the site; designing buildings 
all face a private drive roadway or are served by an alley and face an open space; siting 
developed areas away from mapped the significant ridgeline in the southeastern 
portion of the project site, and the open spaces to preserve unique slopes and hillsides; 
providing an excess of open space when considered the off-site conservation 
easement; through the use of contoured grading lines were used that match existing 
topography; located the water tank  at an elevation that is 1,530 feet high and the 
nearest hilltop within 500 feet is 1,590 feet high, so 60 feet above; the water tank is 
located at rear of site, far from public views, and hidden by graded slopes; by providing 
two points of access with public streets "A" Street and "B" that are curved with 
undulating patterns to mimic the natural surrounding contours; and having more than 
50 percent of the roadways within the Project designed as  private driveways and fire 
lanes; Massing articulation, pop-outs and cantilevers used appropriately as shown on 
architectural elevations; three architectural styles (Spanish Modern, Irving Gill, & 
Wrightian) applied throughout the Project Site for variety; although 849 trees identified 
on site, 334 trees are impacted, resulting in the retention and preservation of 61 percent 
of the on-site trees (515 existing trees), which will be incorporated into site 
landscaping; through the use of low water use species, with moderate water use plants 
to follow fuel modification guidelines. The Commission finds that compliance with 
these design measures ensures the physical integrity of HMAs. 
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DP CUP Findings 
 
62. The Commission finds that the proposed development program provides 

necessary safeguards to ensure completion of the proposed development by the 
applicant, and it does not allow for substitution of a lesser type 
of development that is contrary to the public convenience, welfare, 
or development needs of the area. The Commission finds that Project includes a 
CUP for proposed development within the C-3-DP pursuant to County Code Section 
22.52.040 (DP). As part this grant, the development will be required to comply with the 
approved VTTM and Exhibit “A”, as well as subject to conditions of approval and 
mitigation measures as part of the EIR and MMRP. The Commission further finds that 
that there are four proposed lots within the C-3-DP Zone that include Lot Nos. 2, 10, 13, 
and 30. These lots include 87 three-story attached condominium units within 14 
buildings (with up to seven townhouses in one building), 48 senior affordable housing 
dwelling units and a market-rate manager’s unit within one building, a surface parking 
lot for the recreation center, and an open space lot that is just over two gross acres in 
size, including a portion of the multi-purpose trail, and private driveway and fire lane, 
respectively. The Commission further finds that modification to what is proposed and 
approved would not be allowed without the appropriate reviews, approvals, and/or 
amendments to the existing permits, exhibits, and maps, as needed, potentially 
requiring future discretionary review, and additional environmental analysis pursuant 
to CEQA. The Commission further finds that in no case would a lesser type of 
development contrary to public convenience, welfare, or development area, be 
allowed. The Commission further finds that conditions of approval for the Project will 
require the submission of a phasing plan including the sequence and time period for 
the demolition, grading, and construction of the improvements, prior to the final map 
recordation. 
 

OTP Findings 

63. The Commission finds that the proposed construction will not be accomplished 
without endangering the health of the remaining oak trees subject to the 
applicable Title regulations, if any, on the subject property. The Commission finds 
that Project construction would follow standard avoidance and protective measures 
consistent with the purpose of the oak tree ordinance to preserve the long-term health 
of all protected oak trees not directly impacted by the Project. The Project will preserve 
oak trees and associated vegetation in the large portions of the Project Site through 
preserving open space areas in the southerly and westerly portions of the Project site. 
Additionally, any tree that reaches ordinance size during the construction and 
monitoring period shall be included in the OTP and SEA CUP conditions of approval. 
 

64. The Commission finds that the removal 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 Commission finds that the Project would 
implement erosion preventative techniques during construction as required in the 
Storm Water Pollution Prevention Plan (“SWPPP”), which will control soil erosion from 
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surface water flows during construction. Consequently, no increased flow of surface 
waters that could contribute to soil erosion results from the requested encroachments 
because 1) the SWPPP will be implemented during construction in compliance with 
County requirements; 2) surface flows from impervious areas will be directed to storm 
drain system; and 3) the Project design will incorporate a Public Works approved 
drainage plan to prevent soil erosion. 

 
65. The Commission finds that in addition to the above facts, 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. The Commission finds 
that the proposed oak tree removal is necessary to allow the Project to employ a 
clustered design, which minimizes the overall development footprint in order to 
preserve the integrity of the Property with proposed open space. The oak trees 
proposed for removal are largely present within the northeast portion of the Project 
Site, adjacent to existing public infrastructure for utilities and transportation 
circulation. Alternative non-clustered development design for the same permitted 
density located west or south of the proposed Project design would impact dense 
clusters of oak trees, increasing overall impact to oak resources. Alternative 
development design achieving the same permitted density but using the northwest 
portion of the property would increase impacts to both the watercourse in that area 
and would increase hillside development, which could reduce the permitted density 
because of required compliance with hillside management criteria. Avoidance of 
the oak tree cluster at the central hillside location along the eastern property 
boundary—the area closest to existing infrastructure and circulation—would 
necessitate moving the development footprint further into the northwest drainage 
and hillsides or into the oak tree concentrations to the west or the south of the 
current development design; this would also result in locating the proposed 
residences further away from existing infrastructure and more grading. 

 
ii. Placement of such oak trees precludes the reasonable and efficient use of 
such property for a use otherwise authorized. The Commission finds that the 
proposed oak tree removal is necessary because the presence of the oak trees 
would hinder the reasonable use of the Property for residential use pursuant to the 
Project Site’s H2 land use designation. The proposed clustered residential design 
is permissible in the Project’s zones with approval of the permittee’s requested 
DCD CUP, which the Area Plan encourages to cluster development, as well as 
application of County and State Density Bonus Law, and the location of the oak 
trees prevents reasonable use of the northeast area for the clustering of residential 
units that preserves the southwestern portion of the Project Site as open space. 

 
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, 
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and no reasonable alternative to such interference exists other than removal of 
the trees. The Commission further finds that many of the oak trees proposed for 
removal are adjacent to the existing unimproved access road, which is proposed as the 
Project’s primary access and in need of improvements such as widening and paving. 
There are oak trees present at or near the edge of the roadway and utility infrastructure 
is proposed within the required road right-of-way. Therefore, the Commission finds that 
utility installation would be hindered if the oak trees were to remain. 
 
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. The 
Commission finds that 15 of the protected and heritage oak trees proposed for removal 
are categorized as poor in health with another 57 rated in fair health. One protected oak 
tree proposed for removal is in critical health. Many of the oak and other trees on the 
Project Site were damaged by the 2016 Sage Fire; consequently, many of the oak trees 
were weakened, with a few oak trees that have died. Because the Sage Fire was a 
natural ecosystem event, the damage to the oak trees cannot be remedied through 
reasonable preservation procedures. 
 

66. The Commission further 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. The Commission finds that although 219 oak trees are 
proposed for removal (including 27 debris basins trees), the oak tree removal is not 
contrary to the intent and purpose of the Oak Tree Permit procedure because the 
majority of the remaining oak trees (about 380 or 62 percent of the 612 total oak trees 
on the Project Site) will be preserved in dedicated open space areas. The preserved 
oak trees are recognized as an ecological resource and will be established within 
preserved natural habitat that is proximate to existing open space areas. The removal 
of oak trees allows the clustered design in the northeastern portion of the Project Site, 
which makes the natural contiguous open space dedication in the southwestern 
portion possible. The Commission finds that the removal of any protected tree will 
require mitigation in the form of two replacement trees and 10 replacement trees for 
any heritage oak trees removed. Mitigation trees will be required to 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. The Commission further finds that 
trees that are smaller in size may be used for restoration plantings, subject to the review 
and approval by LA County Planning and the County Forester. These will be planted 
within areas where suitable growing conditions are present and where the trees will be 
able to remain in perpetuity. The Commission further finds that replacement plantings 
will be nurtured and maintained in a condition of good health and will be monitored for 
a period of seven years. If any of the replacement plantings fail during the monitoring 
period of seven years, the permittee will be responsible for replanting and nurturing 
those new trees. It should be noted that mitigation trees may include the protection of 
smaller, naturally sprouted trees of the same species growing on the Project Site.  
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Modified Project Design 
 
67. The Commission finds that the project, as modified by the permittee to preserve 12 

additional trees, resulting in a reduction of several units, will be less impactful than what 
was analyzed in the EIR, as it will result in a smaller project footprint, reduced project 
grading, and fewer environmental impacts. The findings as a whole are hereby revised 
so that the project’s 510 dwelling units shall refer to the modified project to preserve an 
additional 12 trees.  

 
ADMINISTRATIVE FINDINGS 
68. HOUSING ACCOUNTABILITY ACT. The Commission finds that the Project is 

considered a housing development that is consistent with the General Plan and 
Zoning, except as modified by the incentives and waivers of this AHP, and pursuant to 
County Code Title 21 (Subdivisions), such as for street frontage waivers,  and would 
not have a specific adverse impact upon public health or safety as described in the 
these and environmental findings.  
 

69. PUBLIC MEETINGS. The Commission finds that pursuant to SB330, the number of 
publicly held meetings since January 1, 2020, does not exceed the five-meeting limit. 
Five meetings will have occurred on the following dates, including the Commission’s 
public hearing on the Project: 

 
1. Subdivision Committee Meeting held on April 29, 2021,   
2. Subdivision Committee Meeting held on Sept. 2, 2021,  
3. Subdivision Committee Meeting held on Feb 3, 2022,  
4. SEA Technical Advisory Committee Meeting held on June 3, 2024, and  
5. Commission hearing to be held on July 30, 2025.  

 
70. 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 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. 
 

BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION 
CONCLUDES THAT: 

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. 
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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 Project includes several types of attached townhouses, with three to 

seven attached units, within the A-2 Zone and in C-3 Zones, allowed within these 
zones and designated HMAs and VHFHSZs with a CUP. 

 
F. The proposed Project includes the total earth movement would be approximately 

2.845 million cubic yards, and that this is the maximum allowable grading as granted 
with this CUP. 
 

G. The proposed project is highly compatible with SEA Resources, including the 
preservation of natural open space areas and providing for the long-term 
maintenance of ecosystem functions.  
 

H. The proposed Project avoids or minimizes impacts to the SEA Resources and wildlife 
movement through one or more of the following: a. Avoiding habitat fragmentation, 
b. Minimizing edge effects; and c. Siting development in the least sensitive location.  
 

I. The proposed Project will buffer important habitat areas from development by 
retaining sufficient natural vegetation cover and/or natural open spaces and 
integrating sensitive design features.  

 
J. The proposed Project will maintain the ecological and hydrological functions of water 

bodies, watercourses, and their tributaries.   
 

K. The proposed Project ensures that roads, access roads, driveways, and utilities do 
not conflict with Priority Biological Resources, habitat areas or migratory paths.  

 
L. The proposed Project will promote the resiliency of the SEA to the greatest extent 

possible.  
 

M. 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.  
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N. 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.  

 
O. 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. 

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

Guidelines.  
 

Q. The Commission finds that the approval of any development program must include a 
finding that the development program provides necessary safeguards to ensure 
completion of the proposed development by the permittee, and it does not allow for 
substitution of a lesser type of development that is contrary to the public 
convenience, welfare, or development needs of the area.  
 

R. The proposed construction will not be accomplished without endangering the health 
of the remaining oak trees subject to the applicable Title regulations, if any, on the 
subject property.  
 

S. The removal 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.  
 

T. That the removal or relocation of the oak trees proposed is necessary as continued 
existence at present locations frustrates the planned improvement, and that the oak 
trees proposed for removal interferes with utility services or streets and highways, 
either within or outside of the subject property, and no reasonable alternative exists, 
and that the condition of the oak trees proposed for removal that are in poor health,  
cannot be remedied through reasonable preservation procedures and practices.  
 

U. 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.  
 

THEREFORE, THE REGIONAL PLANNING COMMISSION: 
 
1. Incorporates by reference the findings of the Regional Planning Commission and 

Order for Project No. PRJ2021-001195 and Vesting Tentative Tract Map No. 83301 
(RPPL2021003061), which certified the Final EIR (State Clearinghouse No. 
2022060346), adopted the Findings of Fact, Statement of Overriding Considerations, 
and the MMRP, and among other things, properly assessed the environmental impact 
of the Project in accordance with CEQA; and  



 EXHIBIT C 
PROJECT NO. PRJ2021-001195  FINDINGS 
CONDITIONAL USE PERMIT NO. RPPL2021003113 PAGE 55 OF 55 
OAK TREE PERMIT NO. RPPL2021003070 
ADMINISTRATIVE HOUSING PERMIT NO. RPPL2021003105  
 

v.01162024 
 

 
2. Approves CONDITIONAL USE PERMIT  NO.  RPPL2021003113, OAK TREE 

PERMIT NO. RPPL2021003070, and ADMINISTRATIVE HOUSING PERMIT NO. 
RPPL2021003105, subject to the attached conditions. 
 

ACTION DATE: July 30, 2025 
 
VOTE: 4:0:0:1 
Concurring: Louie, Hastings, Moon, and O'Connor 
Dissenting: 0 
Abstaining: 0 
Absent: Duarte-White 
 
DD:SMT:JSH:ACB:EGA 
07/31/25 
 
c: Each Commissioner 
 

 

 

  

 

 

 

 

 

 

 

 

 

 

 



CC.052023/ Revised 04.08.2025 

  LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
CONDITIONS OF APPROVAL 

PROJECT NO. PRJ2021-001195  
VESTING TENTATIVE TRACT MAP NO. 83301 (RPPL2021003061) 

 
PROJECT DESCRIPTION 
Vesting Tentative Tract Map No. 83301 to create 37 lots on 233.49 gross acres, including 
10 multi-family residential lots for the development of 510 dwelling units, including 462 for-
sale units (with 24 affordable for-sale units) and 47 senior affordable rental units, and a 
manager’s unit. The project also includes 16 open space lots, two lots for the recreation 
center in one building, seven debris basin lots, a water tank lot, and a lot for the water 
purveyor. The project includes a related Conditional Use Permit for density-controlled 
development, and for development within a Significant Ecological Area and Hillside 
Management Area, grading over 100,000 cubic yards, for townhouses in the A-2-1 and A-
2-2 Zones, and for residential uses within the C-3-Development Program Zone, as well as  
an Oak Tree Permit for impacts to a total of 232 oak trees, and an Administrative Housing 
Permit for the long-term maintenance of 71 affordable for-sale and rental dwelling units. 
This grant, the Vesting Tentative Tract Map is subject to the following conditions and 
requirements of approval:  
 
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. 13 and 16. Notwithstanding the foregoing, this Condition 
No. 2 and Condition Nos. 4, 6, and 7 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 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 subdivision approval, which action is brought within the applicable time 
period of Government Code Section 66499.37 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 
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County fails to cooperate reasonably in the defense, the Subdivider shall not 
thereafter be responsible to defend, indemnify, or hold harmless the County. 

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

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

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

above is filed against the County, the Subdivider shall within 10 days of the filing make 
an initial deposit with LA County Planning in the minimum amount of $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 the Subdivider or the 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). 

 
7. Expiration. Vesting Tentative Tract Map No. 83301 shall expire on July 30, 2027. The 

Hearing Officer may grant one (or more) time extensions to the terms of approval of 
the tentative map. If requested, time extension(s) shall be requested in writing and 
with the payment of the applicable fee prior to such expiration date. The total number 
of extensions shall not exceed the maximum number of extensions authorized by the 
Subdivision Map Act. 
 

8. 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, 
an amended Exhibit Map shall be submitted to LA County Planning by September 30, 
2025, or within two months of the final decision by the public hearing body. 

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

Exhibit Map are submitted the Subdivider shall submit the proposed plans to the 
Director of LA County Planning ("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. 

 



 EXHIBIT D 
PROJECT NO. PRJ2021-001195 
VESTING TENTATIVE TRACT MAP NO. 83301 
(RPPL2021003061) 

CONDITIONS OF APPROVAL 
PAGE 3 OF 11 

 
10. Condition 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.   

 
11. Inspection. 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 
Planning’s UAS policy, which may be updated from time to time, and which shall be 
provided to the Subdivider upon request.  

 
12. 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 and pay the fees in effect at the time of payment, pursuant to Chapter 22.264 
(Library Facilities Mitigation Fee) of the County Code. 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. 

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

after the appeal period ends on August 11, 2025 (by August 18, 2025), the Subdivider 
shall remit processing fees at the County Registrar-Recorder/County Clerk Office (i.e. 
County Clerk’s 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 Cod. 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 filing 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.   

 
14. Mitigation Monitoring and Reporting Program. The Subdivider shall comply with all 

mitigation measures identified in the Mitigation Monitoring Program (“MMRP”), which 
are incorporated by this reference as if set forth fully herein.  
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15. 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 Mitigation Monitoring Program (“MMRP”) and agrees to comply with the 
mitigation measures imposed by the Environmental Impact Report for this project, in 
the County Clerk’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. 
 

16. Mitigation Monitoring and Reporting Program 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. 
 

17. 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 County Code Chapter 22.238 (Modifications and 
Revocations) of the County Code. 

 
18. 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”). 

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

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

 
20. 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 Vesting Tentative Map and Exhibit Map, or an approved 
Amendment Map/Amended Exhibit Map. 

 
21. 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 
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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.   
 

TENTATIVE TRACT MAP SPECIFIC CONDITIONS 
 

22. Grant. This grant shall authorize the creation of 37 lots, including 10 multi-family 
residential lots for the development of 510 dwelling units, on 233.49 gross acres, as 
depicted on the Vesting Tentative Tract Map and Exhibit Map dated September 23, 
2024.  
 

23. Code Compliance. The Subdivider shall conform to the requirements of Title 21 
(Subdivisions) of the County Code, and the Subdivision Map Act. 

 
24. Lot Line Adjustments. Permission is granted to adjust lot lines to the satisfaction of 

LA County Planning. 
 

25. Subdivision Committee Conditions. Except as expressly modified herein, this 
approval is subject to all recommended conditions listed in the attached Subdivision 
Committee Reports (Vesting Tentative Tract Map dated September 23, 2024), 
consisting of letters and reports from the L.A. County Departments of Public Works 
(“Public Works”), Fire (“Fire”), Parks and Recreation (“Parks and Recreation”), and 
Public Health. 

26. 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”).  
 

27. Street Frontage. The Subdivider shall provide at least 60 feet of street frontage for 
each lot, except those granted a street frontage waiver.  

 
28. Street Frontage Waiver. Permission is granted to waive the minimum required street 

frontage of 60 feet on 19 lots: 
 

 Affordable Senior Rental Housing Lot No. 10; 
 Recreation Center Lot No. 12 (reduced frontage); 
 Flood Control Debris Basin Lot Nos. 14-15, 33-35; 
 Homeowner’s Association (“HOA”) Open Space Lot Nos. 20-23, 30-31, 32 

(reduced frontage); 
 Natural Open Space Lot Nos. 24-27; and 
 Water Tank Lot No. 29. 

 
PRIOR TO RECORDATION OF A FINAL MAP 
 
29. Final Map Phasing. Permission is granted to record multiple final maps, provided that 

a phasing exhibit (or updated phasing exhibit) is submitted to LA County Planning for 
review and approval, prior to final map recordation. The phasing exhibit shall depict 
the timing of offsite improvements and open space dedication, number of phases, all 
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lots to be phased, dwelling units per phase, gross and net lot area(s), and required 
HOA and natural open space calculations. 
 

30. Acquisition of County-Owned Parcel. Prior to final map recordation, the Subdivider 
shall submit a Minor Map Amendment and/or applicable permit application confirming 
the final project site boundaries after the acquisition of the adjacent County-owned 
parcel, Assessor Parcel Number (“APN”) 2826-022-901. If the Subdivider does not 
acquire ownership of said adjacent parcel, the Subdivider shall instead provide proof 
to modify, build, and maintain improved graded slopes, and other improvements (e.g. 
retaining walls) on this parcel. This may also require that the Subdivider submit an 
applicable map and/or permit application for any changes in the design and placement 
of improvements on said parcel. 

 
31. Preservation of 12 Additional Protected Oak Trees. Prior to final map recordation, 

the Subdivider shall submit a Minor Map Amendment depicting the proposed 
modification to the project to facilitate the preservation of 12 additional protected oak 
trees, as presented during the Commission’s public hearing.  

 
Easements (Access, Trails & Utilities) 

 
32. Easements Depicted on Final Map. All existing and proposed easements shall be 

depicted on the final map, as shown on the Existing and Proposed Easements Table 
on the approved Tentative/Exhibit Map for ingress/egress, reciprocal access, trails, 
and utilities, etc. to the satisfaction of LA County Planning, Parks and Recreation, and 
Public Works.  

 
33. Draft Easement Documents – Reciprocal Access. Prior to final map recordation, 

the Subdivider shall submit a draft copy of all proposed reciprocal ingress and egress 
easements for the private driveways and fire lanes throughout the residential Lot Nos. 
2 through 11, and Lot No. 13. 

 
34. Draft Easement Documents – Multi-purpose Trail. Prior to final map recordation, 

the Subdivider shall submit a draft copy of the 20-foot-wide public access easement 
along the multi-purpose trail (for hiking, biking, and equestrian use) on portions of Lot 
Nos. 20 through 25, 27, and 30 through 32 to the satisfaction of  County Parks and 
Recreation and the Director for review and approval.  

 
35. Draft Easement Documents - Secondary Access to Adjacent Parcel. Prior to final 

map recordation, the Subdivider shall submit a draft copy of the 28-foot-wide 
secondary access (ingress/egress), slope easements, and/or utilities for the adjacent 
parcel to the west,  along the private driveway and fire lane / multi-purpose trail, on Lot 
Nos. 14, 22, and 24, and through portions of Lot Nos. 30 through 32. 

 
36. Draft Covenant Regarding Proposed Easements. Prior to final map recordation, 

the subdivider shall submit draft covenant to Planning for review and approval, 
agreeing to record all proposed easements as designated on the approved 
Tentative/Exhibit Maps. The approved covenant shall be recorded immediately after 
the recordation of the final map. 
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Condominiums 

 
37. 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 462 for-sale residential dwelling 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. Prior to final map recordation, the Subdivider shall submit a draft covenant and 
agreement requiring that tenants be provided with 180 days' advance written 
notification of the intention to sell  prior to termination of a tenancy for the purposes of 
a sale of a condominium unit(s). The Subdivider shall record said covenant and 
agreement concurrently with the recordation of the final map. 
 

Construction Phasing 
 

39. Construction Phasing Plan. Prior to final map recordation, the Subdivider shall 
submit a construction phasing plan to LA County Planning for review and approval, 
including the sequence and time period for the demolition, grading, and construction 
of the improvements. The Construction Phasing Plan shall also specify the following 
regarding the project’s affordable housing: 
 

A. Prior to the issuance of the 350th building permit, the Permittee shall provide LA 
County Planning and LACDA with proof that construction of the 48-unit senior 
affordable housing building (including the manager’s unit) has commenced, to 
the satisfaction of the Director; and 
 

B. Prior to issuance of the 350th building permit, the Permittee shall provide LA 
County Planning and LACDA with proof that construction of a minimum of 18 
(75 percent) of all affordable for-sale units has commenced, including a mix of 
attached and detached units evenly distributed throughout Lot Nos. 2 through 
9, to the satisfaction of the Director. 

 
Covenants, Conditions, and Restrictions (“CC&Rs”) 

 
40. The Subdivider shall submit a copy of the project’s Covenants, Conditions and 

Restrictions (“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.  Those 
provisions in the CC&Rs required by these conditions shall be identified in the CC&Rs 
as such and shall not be modified in any way without prior authorization from the 
Director. 

 
41. The Subdivider shall provide in the CC&Rs a method for the continuous maintenance 

of the common areas, including but not limited to private driveways and fire lanes, dog 
parks, parklets, walkways, lighting system along all walkways, landscaping, front yard 
trees (unless within a designated private yard area), irrigation systems, common walls  
fences, and recreation area, to the satisfaction of the Director. 
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42. The Subdivider shall reserve in the CC&Rs the right for all residents and their guests 

within the condominium project to use the guest parking, and private driveways and 
fire lanes for access into and out of the subdivision.   

 
Driveway Conditions 
 
43. The private driveways shall be labeled as “Private Driveway and Fire Lane” on the final 

map. 
 
44. The Subdivider shall construct or bond with Public Works for the private driveway and 

fire lane, complying with paving design and widths, as depicted on the approved 
Exhibit Map dated September 23, 2024, or an Amended Exhibit Map approved by the 
Director.  

 
45. The Subdivider shall construct or bond with Public Works for signs on private 

driveways that state: “No Parking-Fire Lane”, unless designated parking otherwise 
permitted. The Subdivider shall provide for continued enforcement in the CC&Rs. The 
Subdivider shall submit a draft copy of the CC&Rs to LA County Planning for review 
and approval. 

 
46. The internal private driveway and fire lanes within the residential lots shall not be 

gated. Gated vehicular access within the residential lots shall be listed as a prohibition 
within the CC&Rs. 

 
47. On-site Tree Planting. The Subdivider shall be required to plant a total of 1,628 trees 

on the project site. This includes 856 ornamental trees (at least 303 of these shall be 
placed within front yard areas) and 772 native/mitigation replacement trees within the 
conservation and landscaped areas. Prior to final map recordation, the Subdivider 
shall submit a tree planting plan to the Director for review and approval, depicting the 
planting location, size and species of the tree plantings required by this grant. The 
number and placement of ornamental trees may be reviewed and modified by the  Fire 
- Forestry Division with respect to fuel modification and other requirements. 
Additionally, also prior to final map recordation, the Subdivider shall post a bond 
guaranteeing performance of work with Public Works, or provide other proof of 
plantings to the satisfaction of the Director.  

 
Open Space 
 
48. Any changes and/or delays to the proposed phasing of the natural and HOA open 

space shall require a phasing exhibit to be submitted to LA County Planning for review 
and approval, prior to final map recordation.   

 
On-site HOA and Natural Open Space, and  Conservation Easement Area 

 
49. Permission is granted to create additional open space lots to the satisfaction of LA 

County Planning.  
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50. The Subdivider shall provide for the ownership and maintenance of the dedicated 

HOA and natural open space to the satisfaction of LA County Planning. The ownership 
and maintenance of said open space lots shall be provided as follows:   

 
 
 On-site HOA Open Space 

A. The Subdivider shall dedicate to the County of Los Angeles on the final map the 
right to prohibit construction of buildings/structures over the following 12 HOA 
open space areas (or equivalent): Lot Nos. 16 to 18,  20 to 23, 30 to 32, and 37. 
The Final Map areas shall be marked as "Building Restriction Area-Open 
Space".  

 
 On-site Natural Open Space and Conservation Easement Area 

A. The Subdivider shall dedicate to the County of Los Angeles on the final map the 
right to prohibit all development, including the construction of 
buildings/structures over the following natural and conservation open space 
areas (or equivalent), which include Lot Nos. 24 to 27. The Final Map areas shall 
be marked as “Development Restriction Area-Natural Open Space".  
 

B. Prior to final map recordation, the 144.4 gross-acre on-site conservation 
easement area (approximately 61.8 percent of the project site) shall be 
designated on the final map;  

 
C. Prior to final map recordation, the Subdivider shall submit a draft copy of the on-

site conservation easement to the Director for review and approval;  
 

D. a Conservation Management Plan (“CMP”) applicable to the on-site 
conservation Area shall be prepared and submitted to the LA County Planning 
for review and approval; and 
 

E. a letter of intent shall be obtained from the conservation easement holder, which 
shall be a public agency or land conservancy, and submitted to LA County 
Planning. 

 
F. the Subdivider shall ensure permanent preservation of the 144.4 gross-acre on-

site conservation area (approximately 61.8 percent of the project site) to the 
satisfaction of the Director. Such assurance may take the form of an easement 
or covenant. 

 
51. Prior to final map recordation, the Subdivider shall add an open space lot along the 

northernmost boundary of natural open space Lot No. 22,  aligned with the current 
zoning and lot line boundary for existing APN 2826-041-039 with RPD-1-1.4U 
(Residential Planned Development - One Acre Minimum Required Lot Area - Up to 1.4 
Dwelling Units Per Net Acre) Zone to avoid creating a new lot with split zoning. Both 
open space lots shall remain as natural open space lots. This shall be included as part 
of a Minor Map Amendment and/or applicable permit application.  
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Off-site Natural Open Space 

 
 Off-site Conservation Easement Area 
52. Prior to final map recordation,  

 
A. A CMP applicable to the 466.7 gross acre off-site conservation area (also known 

as the “Tash properties”, which include APNs: 2826-014-057, 2826-014-067, 
2826-017-043, 2826-017-044, 2826-017-041, and 2826-018-034), shall be 
prepared and submitted to the LA County Planning for review and approval; and 

 
B. A letter of intent shall be obtained from a conservation easement holder, which 

shall be a public agency or land conservancy, and submitted to LA County 
Planning.  

 
C. the Subdivider shall ensure permanent preservation of the 466.7 gross acre off-

site conservation area to the satisfaction of the Director. Such assurance may 
take the form of an easement or covenant. 

 
 Endowment agreement with the Mountains Recreation and Conservation Authority  
 (“MRCA”) 
 
53. Prior to final map recordation, the Subdivider shall place into escrow the following:  

A. Title of the off-site conservation area, and 
B. a one-million-dollar ($1,000,000) endowment for the MRCA to manage the off-

site conservation area.  
C. Once conditions 53.A and 53.B (above) have been met, the Subdivider shall 

provide LA County Planning with a copy of a written agreement with MRCA 
stating that the title is clear.  

D. The Subdivider shall obtain a letter from MRCH once conditions 53. A - C have 
been met.  
 

54. If the Subdivider can demonstrate to the Director’s satisfaction that the MRCA has not 
cooperated in good faith with the Subdivider in either accepting fee title to the Tash 
off-site properties/off-site conservation, or in establishing the one-million-dollar 
endowment, Condition 52 (above) shall be void. 

 
OTHER CONDITIONS 
 
55. Gates. No gates for the public streets are proposed nor shall gates that block 

vehicular access be authorized. Gates that block vehicular access are prohibited 
throughout the development with the exception of a gate for the vehicular portion of 
the multi-purpose trail and private driveway and fire lane at the northeast entrance 
near The Old Road. Pedestrian access to the public trail shall remain ungated. 
Additionally, gates are permitted within private yard fencing.   

 
Attachments: 
Exhibit D-1 Subdivision Committee Report (pages 1- 26) 
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Exhibit D-2 MMRP (pages 1 - 42) 



See 

EXHIBIT D-1: (26 pages) 

&  

EXHIBIT D-2: MMRP (42 pages) 



CC.082014(Revised 01102024) 

LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
CONDITIONS OF APPROVAL 

PROJECT NO. PRJ2021-001195  
CONDITIONAL USE PERMIT NO. RPPL2021003113 

OAK TREE PERMIT NO. RPPL2021003070 
ADMINISTRATIVE HOUSING PERMIT NO. RPPL2021003105 

 
PROJECT DESCRIPTION 
 
Vesting Tentative Tract Map No. 83301 to create 37 lots on 233.49 gross acres, including 
10 multi-family residential lots for the development of 510 dwelling units, including 462 for-
sale units (with 24 affordable for-sale units) and 47 senior affordable rental units, and a 
manager’s unit. The project also includes 16 open space lots, two lots for the recreation 
center in one building, seven debris basin lots, a water tank lot, and a lot for the water 
purveyor. This grant includes a Conditional Use Permit for density-controlled 
development, and for development within a Significant Ecological Area and Hillside 
Management Area, grading over 100,000 cubic yards, for townhouses in the A-2-1 and A-
2-2 Zones, and for residential uses within the C-3-Development Program (“DP”) Zone. 
This grant also includes an Oak Tree Permit for impacts to a total of 232 oak trees, and an 
Administrative Housing Permit for the long-term maintenance of 71 affordable for-sale and 
rental dwelling units,  subject to the following conditions and requirements 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. 6,  and until all required monies have been paid 
pursuant to Condition Nos. 9, 11 and 14. Notwithstanding the foregoing, this 
Condition No. 2 and Condition Nos. 3, 4, and 7 shall be effective immediately upon 
the date of final approval of this grant by the County.  

 
3. 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 sections 65009 and 65499.37 for subdivision projects, 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. 
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4. 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 minimum deposit with LA County Planning of  $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.   

 
 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. 

 
5. 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. 

 
6. 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 (i.e., Recorder’s 
Office).  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. 

 
7. Grant Termination. This grant shall terminate when the associated Vesting Tentative 

Tract Map No. 83301 expires. Tentative map time extension(s) may be requested in 
writing and with the payment of the applicable fee prior to such expiration date. If the 
Tentative map is extended, then this grant is also extended. In the event a final map 
does not record, this grant shall terminate upon the expiration of the vesting tentative 
map. Entitlement to the use of the property thereafter shall be subject to the 
regulations then in effect. 

 
8. Condition 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 or any other 
encumbrance on the property shall exempt the Permittee and/or property owner from 
compliance with these conditions and applicable regulations.  
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9. Inspections. 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 Exhibit “A” on file.  The Permittee shall 
deposit with the County the sum of $2,280.00, which shall be placed in a performance 
fund and be used exclusively to reimburse LA County Planning for all expenses 
incurred while inspecting the premises to determine the Permittee's compliance with 
the conditions of this grant.  The fund provides for five (5) inspections.   

 
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 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 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.  
 

10. 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 and pay the fees in effect at the time of payment, pursuant to Chapter 22.264 
(Library Facilities Mitigation Fee) of the County Code. 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. 

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

after your appeal period ends on August 11, 2025) by August 18, 2025, the Permittee 
shall remit processing fees at the Recorder’s 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 Cod. 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 filing 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.  

 
12. Mitigation Monitoring and Reporting Program. The Permittee shall comply with all 

mitigation measures identified in the Mitigation Monitoring and Reporting Program 
(“MMRP”), which are incorporated by this reference as if set forth fully herein. (See 
Exhibit D-2 - MMRP).  
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13. 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’s 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 
required.  The reports shall describe the status of the Permittee’s compliance with the 
required mitigation measures. 

 
14. Mitigation Monitoring 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. 

 
15. 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. 

 
16. 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”). 

 
17. County Department of Public Works. All development pursuant to this grant shall 

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

 
18. Exhibit “A.”/Protected Tree Site Plan. All development pursuant to this grant shall 

comply with the requirements of 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 "A," or a Revised 
Exhibit "A", and Protected Tree Site Plan (dated September 23, 2024), approved by 
the Director of LA County Planning (“Director”). 

 
19. 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. 
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20. 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.  These shall include any of the above that do not provide pertinent 
information about said premises.  The only exceptions shall be seasonal decorations 
or signage provided under the auspices of a civic or non-profit organization.   

 
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.   

 
PERMIT-SPECIFIC CONDITIONS – CONDITIONAL USE PERMIT (“CUP”)  
 
21. Grant. This grant authorizes a density-controlled development on the project site. 

 
22. Grant. This grant authorizes development within a Hillside Management Area. 

 
23. Grant. This grant authorizes development within a Significant Ecological Area. 

 
24. Grant. The grant authorizes residential development in the C-3-DP Zone. 

 
25. Grant. The grant authorizes two-family residential development in the C-3 and C-3-

DP Zones. 
 

26. Grant. This grant authorizes attached townhomes within the project site with up to  
seven attached units in each building.  

 
27. Grant. This grant shall authorize total earthwork and grading totaling 2.845 million 

cubic yards, including the on-site Project components and the off-site adjacent parcel 
adjacent to The Old Road, which includes manufactured slopes. The grading would 
be balanced on-site, and as such, no import or export of soils is proposed. 
 

PERMIT SPECIFIC CONDITIONS – OAK TREE PERMIT / SEA CUP  
28. Grant. This grant authorizes the removal of two hundred sixty-five (265) trees of the 

Oak, Walnut, Cottonwood, Willow and Elderberry genus (Quercus agrifolia, Quercus 
lobata, Quercus berberidifolia, Juglans californica, Populus fremontii, Salix laevigata, 
Salix lasiolepis and Sambucus cerulea) identified as Tree Numbers 21, 23, 25, 28, 30, 
32-34, 37, 40, 42-45, 54, 57, 63, 76-79, 81, 83, 85, 89, 91, 93, 95, 97, 105, 109, 113, 
115, 122, 125, 132, 134, 137, 139-150, 152-154, 157-158, 161, 163-168, 171, 173, 175, 
178-179, 181-182, 184-192, 194-200, 202-205, 207, 209, 211-213, 215-217, 220, 222, 
225, 227, 229, 231, 233, 235-236,238, 240-242, 244-249, 251-252, 254-256, 258-
260, 262-266, 268-271, 273-277, 279, 281,283, 287, 291, 293, 295-297, 299, 329, 
339, 359, 361, 363, 365, 367, 369, 371, 373, 375,377, 381, 383, 385, 387, 389, 391, 
393, 395, 397, 399, 401, 403, 405, 407, 409, 411, 415,417-422, 425-430, 434-435, 
438, 444-446, 449-451, 461-468, 471-472, 479, 481-484, 487-490, 492, 542-549, 
551-553, 555-556, 558-559, 595-603, 607, 610-611, 614-619, 769, 788, 835, 846-
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848, 855, 873, 875-877 and 881-883 as depicted on the Protected Tree Site Plan 
(dated September 24, 2025) and Protected Tree Report (dated April 2024). This grant 
allows encroachment within the protected zone of sixteen (16) trees of the Oak and 
Elderberry genus identified as Tree Numbers 69, 71, 74, 223, 285, 437, 448, 473-477, 
480, 485-486 and 541 on the Permittee's site plan and Protected Tree Report. 
Trenching, excavation, or clearance of vegetation within the protected zone of a 
protected 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. 
 

29. Mitigation. The Permittee shall provide mitigation trees of the Oak, Walnut, 
Cottonwood, Willow and Elderberry genus at a rate of two to one (2:1) for each tree 
and ten to one (10:1) for heritage tree removed for a total of six hundred forty-two (642) 
trees plus one hundred thirty (130) debris basin impacted trees. The Permittee shall 
provide mitigation trees of the Oak and Elderberry genus at a rate of two to one (2:1) 
for any tree and ten to one (10:1) for heritage 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.  

 
30. Mitigation. The Permittee is subject to the conditions of approval in Exhibit D-4 

(Protected Tree Permit Approval; Oak Tree Care and Maintenance Guide). 
 

31. Mitigation. 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. Trees that are smaller in size may be used for restoration 
plantings, subject to the review and approval by LA County Planning and the County 
Forester. 

 
32. Mitigation. Mitigation trees shall consist of indigenous varieties of Quercus agrifolia, 

Quercus lobata, Quercus berberidifolia, Juglans californica, Populus fremontii, Salix 
laevigata, Salix lasiolepis and Sambucus cerulea grown from a local seed source. 

 
33. Conditions. The Permittee shall comply with all other conditions of approval for this 

grant as specified in Exhibit D-4 (Protected Tree Permit Approval; Oak Tree Care and 
Maintenance Guide), including consulting with an arborist, and providing proof of this 
and other writing reporting to LA County Planning,  also including the installation of 
temporary chain-link fencing, not less than four (4) feet in height, to secure the 
protected zone of all remaining protected 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 protected tree (before pruning), or fifteen (15) feet from 
the trunk, whichever is greater.  
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34. Copies. Copies of the Protected Tree Report, protected tree map, mitigation planting 

plan, and conditions of approval shall be kept on the project site and available for 
review during grading and construction.  

 
PERMIT SPECIFIC CONDITIONS – ADMINISTRATIVE HOUSING PERMIT 
 
35. Administrative Housing Permit (“AHP”). The AHP includes 24 affordable for-sale 

units averaging 135 percent Area Median Income (“AMI”) on Lot Nos. 2 through 9, and 
47 affordable senior rental units to be set aside for very low-income households (50 
percent AMI levels on Lot Nos. 10 and 11.  
 

36. Los Angeles County Development Authority (“LACDA”). The Permittee shall 
comply with LACDA’s conditions of approval dated July 31, 2024, attached. (See 
Exhibit D-3).  

 
37. Grant. The AHP authorizes two incentives, and six waivers as follows:  

 
Incentives 

A. An incentive to allow the applicability of a density-controlled development on the 
project site within the C-3-DP Zone. 
 

B. An incentive to allow surface parking for the multifamily rental apartments to be 
located in the A-2-1 (Heavy Agricultural - One Acre Minimum Required Lot Area) 
Zone as a principal use.  

 
Waivers 

A. A waiver to allow 48 multi-family apartment units within one building in the C-3-
DP portion of the project site. 

 
B. A waiver to allow a minimum of nine feet of building separation for Lot No. 6, 

reduced from a minimum of 10 feet.  
 

C. A waiver to exceed the height limit in A-2-1 and A-2-2 (Heavy Agricultural - Two 
Acre Minimum Required Lot Area) Zones by three feet, allowing a maximum 
height limit of 38 feet for residential uses only. 

 
D. A waiver to allow retaining wall heights exceeding six feet and up to a maximum 

of 17.5 feet within designated setback areas. Specifically, retaining privacy walls 
shall be a maximum of 8.5 feet, and the retaining wall along “B” Street, as 
labeled on the Exhibit “A”, shall be a maximum height of 17.5 feet.  

 
E. A waiver to allow retaining walls topped with non-view-obscuring fences in both 

cut and fill conditions. 
 

F. A waiver to reduce the required rear-yard setback from 15 to 10 feet in the A-2-
2 Zone for Lot Nos. 3 and 4. 
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PROJECT SITE-SPECIFIC CONDITIONS 
 
38. Vehicular Parking. A minimum of 1,117 parking spaces (948 covered parking spaces 

and 169 uncovered parking spaces) shall be maintained within the development. If the 
number and/or type of dwelling units changes, and/or if there are changes to the 
recreation center, the number of required parking spaces may change accordingly, to 
the satisfaction of the Director, and as depicted on the approved Exhibit “A”, given the 
following requirements:  

A. Two covered parking spaces per for-sale dwelling unit, and one uncovered or 
covered guest parking space for every four for-sale dwelling units,  

B. 0.5 covered or uncovered parking spaces for every senior apartment unit, and 
one uncovered or covered guest parking space for every eight senior apartment 
units, and 

C. One covered or uncovered parking space for every three occupants, and 10 
parking spaces minimum, based on the maximum occupancy load for the 
recreation center.  

Additionally, all parking spaces shall be designed in compliance with applicable 
County Code requirements.  

 
39. Bicycle Parking. A minimum of 161 bicycle parking spaces (30 short-term and 131 

long-term spaces) shall be maintained within the development. If the number and/or 
type of dwelling units changes, and/or if there are changes to the recreation center, 
the number of required parking spaces may change accordingly, to the satisfaction of 
the Director, and as depicted on the approved Exhibit “A”, given the following 
requirements:  

A. One short-term space for every 10 dwelling units and one long-term space for 
two dwelling units, which include attached for-sale units, townhomes (with five 
or more dwelling units), and multi-family residential apartments; and  

B. One short-term bicycle parking space and one long-term bicycle space for every 
50 intended visitors, with a minimum of two short-term and long-term spaces, 
respectively, for the recreation center, which is considered an assembly use.  

 
40. Gates. No gates for the public streets are proposed nor shall gates that block 

vehicular access be authorized. Gates that block vehicular access shall be prohibited 
throughout the development with the exception of a gate for the vehicular portion of 
the multi-purpose trail and private driveway and fire lane at the northeast entrance 
near The Old Road. Pedestrian access to the public trail shall remain ungated. 
Additionally, gates are permitted within private yard fencing.   

 
41. On-site Natural Open Space. A minimum of 150.3  gross acres of natural open space 

shall be included on the Project Site (approximately 64.4 percent of the project site). 
 

42. On-site Improved Open Space. A minimum of 28.2 gross acres (approximately 12.1 
percent of the project site) shall be maintained as improved open space.  
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43. On-site Tree Planting. The Permittee shall be required to plant a total of 1,628 trees 

on the project site. This includes 856 ornamental trees (at least 303 of these shall be 
placed within front yard areas) and 772 native/mitigation replacement trees within the 
conservation and landscaped areas. The Permittee shall submit a tree planting plan 
to the Director for review and approval, depicting the planting location, size and 
species of the tree plantings required by this grant. The number and placement of 
ornamental trees may be reviewed and modified by the Fire - Forestry Division with 
respect to fuel modification and other requirements. 

 
44. Oil Well. Prior to development activities near the on-site abandoned oil well, the 

Permittee shall contact the California Department of Conservation Geological Energy 
Management Division (“CalGEM”) for a review and recommendations. The 
abandoned oil well shall be subject to all requirements of CalGEM per their letter dated 
July 15, 2022.  (See Exhibit D-5) 

 
PRIOR TO RECORDATION OF A FINAL MAP 
 
Affordable Housing 
 
45. Los Angeles County Development Authority (“LACDA”). The Permittee shall 

comply with LACDA’s conditions of approval dated July 31, 2024, attached. (See 
Exhibit D-3). 
 

46. Prior to final map recordation, the Permittee shall submit a housing exhibit for review 
and approval, specifying the location of the 24 for-sale affordable for-sale dwelling 
units, to LA County Planning for review and approval. 

 
DP CUP 

 
47. Construction Phasing Plan. Prior to final map recordation, the Permittee shall 

submit a phasing plan to LA County Planning for review and approval, including the 
sequence and time period for the demolition, grading, and construction of the 
improvements. The Construction Phasing Plan shall also specify the following 
regarding the project’s affordable housing:  
 

A. Prior to the issuance of the 350th building permit, the Permittee shall provide LA 
County Planning and LACDA with proof that construction of the 48-unit senior 
affordable housing building (including the manager’s unit) has commenced, to 
the satisfaction of the Director; and 
 

B. Prior to issuance of the 350th building permit, the Permittee shall provide LA 
County Planning and LACDA with proof that construction of a minimum of 18 
(75 percent) of all affordable for-sale units has commenced, including a mix of 
attached and detached units evenly distributed throughout Lot Nos. 2 through 
9, to the satisfaction of the Director. 
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Off-site Natural Open Space 
 
 Endowment agreement with the Mountains Recreation and Conservation Authority  
 (“MRCA”) 
 
48. Prior to final map recordation, the Permittee shall place into escrow the following:  

A. Title of the off-site conservation area (also known as the “Tash properties”, 
which include APNs: 2826-014-057, 2826-014-067, 2826-017-043, 2826-017-
044, 2826-017-041, and 2826-018-034),  and 

B. a one-million-dollar ($1,000,000) endowment for the MRCA to manage the off-
site conservation area.  

C. Once conditions 48.A and 48.B (above) have been met, the Permittee shall 
provide LA County Planning with a copy of a written agreement with MRCA 
stating that the title is clear.  

D. The Permittee shall obtain a letter from MRCA once conditions 48. A - C have 
been met.  

 
Grading 
 
49. Grading. The Permittee 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”).  

 
Sensitive Hillside Design 
 
50. HMA Guidelines. The Permittee shall comply with items noted on the attached HMA 

Design Guidelines and categories, including Site Planning, Grading and Facilities, 
Road Circulation, Building Design, and Landscaping. (See Exhibit D-6) 

 
Preservation of 12 Additional Protected Oak Trees.  
 

51. Prior to final map recordation, the Permittee shall submit an Exhibit Map/”A” depicting 
the proposed modification to the project to facilitate the preservation of 12 additional 
protected oak trees, as presented during the Commission’s public hearing.  
 

PRIOR TO ISSUANCE OF A GRADING PERMIT 
 

52. Landscaping Plan. Prior to the issuance of the first grading permit, the Permittee 
shall prepare a Landscaping Plan for the areas maintained by the Homeowners’ 
Association (“HOA”), including improved open space and tree planting, and submit 
the Landscaping Plan to the Director for review and approval. This landscaping plan 
shall not conflict with the previously approved tree planting plan.  
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Natural Open Space / On and Off-site Conservation Areas  

 
On-site Conservation Easement Area 

53. Prior to the issuance of a grading permit, the Permittee shall provide proof of 
recordation of a conservation easement, as defined by California Civil Code Section 
815.1, that permanently preserves 144.4 gross acres of open space within the Project  
boundaries (approximately 61.8 percent of the project site) for long-term conservation 
and management as a natural conservation area.  
 
Off-site Conservation Easement Area 

54. Prior to the issuance of a grading permit, the Permittee shall demonstrate recordation 
of a conservation easement, as defined by California Civil Code Section 815.1, that 
permanently preserves 466.7 gross acres of open space for long-term conservation 
and management as a natural conservation area. 

 
AFTER ISSUANCE OF A GRADING PERMIT 
 
Off-site Natural Open Space 
 
 Endowment agreement with the Mountains Recreation and Conservation Authority  
 (“MRCA”) 
 
55. Once a grading permit has been issued, the Permittee shall ensure that the escrow 

release (1) title to the Tash off-site properties so that they are successfully transferred 
to the MRCA and (2) the $1,000,000 endowment to MRCA. 
 

56. After Condition 55 is complete, the Permittee shall obtain a letter from MRCA 
confirming that they are now the conservation easement holder. 

 
57. If the Permittee can demonstrate to the Director’s satisfaction that the MRCA has not 

cooperated in good faith with the Permittee in either accepting fee title to the Tash off-
site properties/off-site conservation area, or in establishing the one-million-dollar 
endowment all related conditions: Conditions 48, 55, and 56 (above) shall be void. 

 
PRIOR TO ISSUANCE OF A BUILDING PERMIT 
 
 Affordable Housing Phasing 
58. Prior to the issuance of the 350th building permit, the Permittee shall provide LA 

County Planning and LACDA with proof that construction of the 48-unit senior 
affordable housing building (including the manager’s unit) has commenced, to the 
satisfaction of the Director. 
 

59. Prior to issuance of the 350th building permit, the Permittee shall provide LA County 
Planning and LACDA with proof that construction of a minimum of 18 (75 percent) of 
all affordable for-sale units has commenced, including a mix of attached and detached 
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units evenly distributed throughout Lot Nos. 2 through 9, to the satisfaction of the 
Director. 

 
Voluntary Agreement for Fire Equipment 

60. As voluntarily agreed to by the permittee and to the satisfaction of Fire, the permittee 
will provide two million dollars ($2,000,000) towards the purchase of fire engines upon 
the issuance of the 128th building permit. Payment shall be made within five (5) 
business days of issuance of the 128th building permit. Issuance of the 129th building 
permit shall be conditioned on the receipt of payment. 
 

Attachments:  
  Exhibit D-1 Subdivision Committee Report (pages 1- 26) 
Exhibit D-2 MMRP (pages 1 - 42) 

  Exhibit D-3   LACDA Approval Letter 
Exhibit D-4 Protected Tree Permit Approval; Oak Tree Care and Maintenance Guide 
Exhibit D-5 CalGEM letter dated July 15, 2022 
Exhibit D-6 Permittee’s HMA Sensitive Design Guidelines Checklist 



Exhibit D-1 Subdivision Committee Report
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TO: Joshua Huntington 
Supervising Regional Planner
Department of Regional Planning

Attention: Erica Aguirre

FROM: Charlene Contreras 
Director, Community Protection Branch
Department of Public Health

SUBJECT: LAND DIVISION-TENTATIVE MAP - TRACT  
  CASE: RPPL2021003061
  PROJECT: TR 83301
  APN: 2826-022-027

Thank you for the opportunity to review the application and land division request for the 
subject property. The applicant requests to subdivide 233.49 gross acres to develop 37 
lots including 510 dwelling units, a recreational center, and trails with the unincorporated 
community of Santa Clarita Valley.  

Public Health conditions for this project have been met as of the date of this letter. 
Public Health recommends clearance of the aforementioned project. 

BARBARA FERRER, Ph.D., M.P.H., M.Ed.
Director

MUNTU DAVIS, M.D., M.P.H.
County Health Officer

ANISH P. MAHAJAN, M.D., M.S., M.P.H.
Chief Deputy Director

NICHOLE QUICK, M.D., M.P.H.
Deputy Director for Health Protection

LIZA FRIAS, REHS
Director of Environmental Health

BRENDA LOPEZ, REHS
 Assistant Director of Environmental Health

SCOTT ABBOTT, REHS, M.P.A.
Assistant Director of Environmental Health 

5050 Commerce Drive
Baldwin Park, California 91706
TEL (626) 430-5374 FAX (626) 813-3000

www.publichealth.lacounty.gov/eh/

BOARD OF SUPERVISORS

Hilda L. Solis
First District
Holly J. Mitchell
Second District
Lindsey P. Horvath
Third District
Janice Hahn
Fourth District
Kathryn Barger
Fifth District
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  Public Health DOES NOT recommend clearance of the subject project and 
requires that the following conditions and/or information requested below are 
addressed prior to agency approval: 

 
1. Drinking Water Program: Potable Water 

 
1.1 The applicant provided a conditional water availability letter from Santa 

Clarita Valley Water Agency dated and signed by an agency representative 
on May 28, 2024.  

 
1.2 Public Health will require a “Will Serve” letter at the Final Map stage. 

 
For questions regarding drinking water, please contact Bharat Dungrani, Drinking 
Water Program at (626) 430-5420 or bdungrani@ph.lacounty.gov. 
 

2. Onsite Wastewater Treatment Program: Wastewater 
2.1 The applicant provided a wastewater “Will Serve” letter from Los Angeles 

County Sanitation Districts dated January 26, 2024. 
For questions regarding wastewater, please contact Tigran Khachatryan, Land 
Use Program, at (626) 430-5380 or tkhachatryan@ph.lacounty.gov 
 

3. Community Protection Branch: Environmental Hygiene 
 

Please Note: The following are general requirements for Noise and Air Quality 
         recommendations for the proposed project. 

3.1  Noise  
 

3.1.1 The applicant shall abide by the requirements contained in Title 12, 
Section 12.08. Noise Control Ordinance for the County of Los 
Angeles (reference available at municode.com).  The sections in 
Title 12 that apply to this project include but are not limited to: 
12.08.390 Exterior Noise Standards, 12.08.440 Construction Noise 
and 12.08.530 Residential Air-Conditioning. 

 
12.08.440 Construction Noise  
 

Operating or causing the operation of any tools or equipment used 
in construction, drilling, repair, alteration, or demolition work 
between weekday hours of 7:00 p.m. and 7:00 a.m., or at any time 
on Sundays or holidays, such that the sound therefrom creates a 
noise disturbance across a residential or commercial real-property 
line, except for emergency work of public service utilities or by 
variance issued by the health officer is prohibited. 
 
A. Mobile Equipment. Maximum noise levels for nonscheduled, 

intermittent, short-term operation (less than 10 days) of mobile 
equipment: 
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 Single-family 
Residential 

Multi-family 
Residential 

Semi-residential/ 
Commercial 

Daily, except Sundays 
and legal holidays, 7:00 
a.m. to 8:00 p.m. 

 
 
   75 dBA 

 
 
   80 dBA 

 
 
     85 dBA 

Daily, 8:00 p.m. to 7:00 
a.m. and all-day Sunday 
and legal holidays 

 
 
    60 dBA 

 
 
   64 dBA 

 
 
    70 dBA 

 
B. Stationary Equipment. Maximum noise level for repetitively 

scheduled and relatively long-term operation (periods of 10 days 
or more) of stationary equipment: 

 
 Single-family 

Residential 
Multi-family 
Residential 

Semi-residential/ 
Commercial 

Daily, except Sundays 
and legal holidays, 7:00 
a.m. to 8:00 p.m. 

 
 
   60 dBA 
 

 
 
   65 dBA 

 
 
    70 dBA 

Daily, 8:00 p.m. to 7:00 
a.m. and all-day Sunday 
and legal holidays 

 
 
    50 dBA 

 
 
   55 dBA 

 
 
     60 dBA 

 
3.2  Air Quality Recommendation  
 

3.2.1  During grading or excavation activities if applicable, application of 
dust control measures to minimize fugitive dust is recommended.  
Fugitive dust can result in worker and public exposure to fungal 
spores such as Coccidioides, which can cause Coccidioidomycosis 
(Valley Fever). Adhere to all applicable rules and regulations 
including the Air Quality Management District regulations. 

 
For questions regarding above comments, please contact Makkaphoeum Em, 
Environmental Hygiene Program at (626) 430-5201 or mem@ph.lacounty.gov.  
 

If you have any other questions or require additional information, please contact Veronica 
Aranda of Public Health, Environmental Hygiene Program at (626) 430-5201 or 
varanda@ph.lacounty.gov.  
 
CC:va 
DPH_CLEARED_APN-2826-022-027_RPPL2021003061_10.08.2024. 
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FINAL EIR FOR THE TRAILS AT LYONS CANYON PROJECT  14319 
JULY 2025 4-1 

4 Mitigation Monitoring and 
Reporting Program 

Public Resources Code Section 21081.6(a)(1) requires a Lead Agency that approves or carries out a project, where 
an environmental impact report has identified significant environmental effects, to adopt a “reporting or monitoring 
program for the changes made to the project or conditions of project approval, adopted in order to mitigate or avoid 
significant effects on the environment.”  

This Mitigation Monitoring and Reporting Program (MMRP) has been prepared for the Trails at Lyons Canyon Project 
(Project), as set forth in the Final Environmental Impact Report (Final EIR). The County of Los Angeles (County) is 
the Lead Agency that must adopt the MMRP for future development under the Project. The MMRP will be kept on 
file with the Los Angeles County Department of Regional Planning, 320 West Temple Street, 13th Floor, Los Angeles, 
California, 90012. 

The MMRP table presented below, which constitutes the monitoring and reporting program, lists all mitigation 
measures that are contained in the Final EIR. For each listed mitigation measure, the table identifies the following: 

EIR section title (Environmental Factor) where the mitigation measure is contained; 

Mitigation measure number and content; 

Actions required to comply with the mitigation measure; 

Timing of implementation/monitoring for the mitigation measure; 

Responsible agency or party responsible for implementing/reporting; and 

Monitoring agency or party responsible for verifying compliance 

Figure 4.13-3, Area of Lot 22 in Which Construction Noise Mitigation is Required, and Figure 4.20-2, Fuel 
Modification Zones, as referenced in Mitigation Measure (MM)-4.13-1, Simultaneous Equipment Operation Limit 
for Portion of Lot 22, and MM-4.20-2, Alternative Materials and Methods, respectively, are included at the end of 
this MMRP.  
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 p
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 d

is
tu

rb
an

ce
 a

nd
 s

ub
m

itt
ed

 to
 th
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ra
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ra
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ra
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t o
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at
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 d
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) c
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t D
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ro
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July 31, 2024

TENTATIVE MAP CONDITIONS OF APPROVAL
Project No. PRJ2021-001195

Tract Map No. 83301
Assessor Identification No. 2826-022-027

The following provides a summary of the housing permit conditions of approval for the 
project located at 24925 Chiquella Lane, Stevenson Ranch, CA 91381 (Project), as they 
relate to the oversight and approval obligations of the Los Angeles County Development 
Authority (LACDA).  

The LACDA recommends clearance of this project to proceed to public hearing so long 
as the subdivision conforms to the policies and procedures of the LACDA as stated below
to the satisfaction of the Executive Director of the LACDA, or their designee.

The conditions of approval prior to final map recordation include, but are not limited to:

1. The income restricted units shall be indistinguishable in exterior and interior 
design from the non-restricted units within the project in terms of appearance, 
materials and finished quality. The income restricted units shall have the same 
number of bedrooms as the non-restricted units at the project. In a development 
with a variety of bedroom counts per unit, the percentage of income restricted 
units with a particular number of bedrooms shall be equal to the percentage of 
the non-restricted units at the project with the same number of bedrooms.   

2. The income restricted units shall be dispersed throughout the project equitably 
and be no less attractive or desirable on average (whether because of 
convenient access or amenities) than the other non-restricted units.

3. The income restricted units shall be constructed within each development 
phase of the project, as applicable.

4. Developer acknowledges that an affordable housing covenant related to the 
income-restricted units shall be approved and recorded prior to, or concurrently 
with, final map recordation.

Exhibit D-3 LACDA Approval Letter



5. Developer acknowledges that a one-time compliance monitoring fee will be 
collected for each income restricted unit at the time of covenant recordation.
Monitoring will include annual owner certification.

6. All affordable units, including voluntary or proffered units, must align with the
income categories as defined in Title 22 of the Los Angeles County Code.
Under no circumstance should any affordable unit, including
voluntary/proffered units, exceed 150% AMI as defined by HCD’s income and 
rent limits.

7. The affordable housing covenant for homeownership projects shall include 
provisions restricting the initial sale to eligible buyers and requiring an equity 
sharing agreement with the County that states the terms set forth in Los 
Angeles County Code Section 22.166.070.A.3.d. All income restricted units, 
regardless if they are voluntary/proffered or approved under the County’s 
Density Bonus and/or Inclusionary Housing ordinances, are subject to the 
LACDA’s equity sharing program and guidelines.

8. The initial sales price of the income restricted units in homeownership projects
will be determined by the LACDA’s Affordable Sales Price Calculator (subject 
to be updated and changed periodically), available on the Department of 
Regional Planning’s website. 

9. The affordable housing covenant is a land use covenant and must be senior to 
all deeds of trust.

If you need more information or have any questions about this report, please contact 
Andrew Miller, Housing Policy & Programs Analyst, by email at andrew.miller@lacda.org.
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August 16, 2024

Erica Aguirre, Planner
Department of Regional Planning
Zoning Permits Section
320 West Temple Street
Los Angeles, CA 90012

Dear Erica Aguirre: 

We have reviewed the “Request for Protected Tree Permit #RPPL2021003070.” The project is
located at APNs 2826-022-026, -027, -035; 2826-023-014; 2826-041-039 in the unincorporated
area of Santa Clarita. The Protected Tree Report is accurate and complete as to the location,
size, condition and species of the protected trees on the site. The term "Protected Tree Report"
refers to the document on file by Dudek, the consulting arborist, dated April 2024. 

We recommend the following as conditions of approval:

PROTECTED 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

Exhibit D-4 SEA CUP (Tree Planting) & OTP Approval
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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 four (4) 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 protected trees on the subject property that are within the zone of 
impact as determined by the County Forester for the life of the Protected 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 protected 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 protected tree (before pruning), or fifteen (15) feet 
from the trunk, whichever is greater.  

 
6. Copies of the Protected Tree Report, protected 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 protected resource shall be 
familiar with the Protected Tree Report, protected tree map, mitigation planting plan and 
conditions of approval. 

 
PERMITTED PROTECTED TREE REMOVAL AND ENCROACHMENT: 
 
7. This grant allows the removal of two hundred sixty-five (265) trees of the Oak, Walnut, 

Cottonwood, Willow and Elderberry genus (Quercus agrifolia, Quercus lobata, Quercus 
berberidifolia, Juglans californica, Populus fremontii, Salix laevigata, Salix lasiolepis and 
Sambucus cerulea) identified as Tree Numbers 21, 23, 25, 28, 30, 32-34, 37, 40, 42-45, 54, 
57, 63, 76-79, 81, 83, 85, 89, 91, 93, 95, 97, 105, 109, 113, 115, 122, 125, 132, 134, 137, 
139-150, 152-154, 157-158, 161, 163-168, 171, 173, 175, 178-179, 181-182, 184-192, 194-
200, 202-205, 207, 209, 211-213, 215-217, 220, 222, 225, 227, 229, 231, 233, 235-236, 
238, 240-242, 244-249, 251-252, 254-256, 258-260, 262-266, 268-271, 273-277, 279, 281, 
283, 287, 291, 293, 295-297, 299, 329, 339, 359, 361, 363, 365, 367, 369, 371, 373, 375, 
377, 381, 383, 385, 387, 389, 391, 393, 395, 397, 399, 401, 403, 405, 407, 409, 411, 415, 
417-422, 425-430, 434-435, 438, 444-446, 449-451, 461-468, 471-472, 479, 481-484, 487-
490, 492, 542-549, 551-553, 555-556, 558-559, 595-603, 607, 610-611, 614-619, 769, 788, 
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835, 846-848, 855, 873, 875-877 and 881-883 on the applicant’s site plan and Protected 
Tree Report.  This grant allows encroachment within the protected zone of sixteen (16) 
trees of the Oak and Elderberry genus identified as Tree Numbers 69, 71, 74, 223, 285, 
437, 448, 473-477, 480, 485-486 and 541 on the applicant's site plan and Protected Tree 
Report.  Trenching, excavation, or clearance of vegetation within the protected zone of a 
protected 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 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. 

 
9. Except as otherwise expressly authorized by this grant, the remaining protected 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, Walnut, Cottonwood, Willow and 

Elderberry genus at a rate of two to one (2:1) for each tree and ten to one (10:1) for 
heritage tree removed for a total of six hundred forty-two (642) trees; plus one hundred 
thirty (130) debris basin impacted trees.  The permittee shall provide mitigation trees of the 
Oak and Elderberry genus at a rate of two to one (2:1) for any tree and ten to one (10:1) for 
heritage 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, Quercus lobata, 

Quercus berberidifolia, Juglans californica, Populus fremontii, Salix laevigata, Salix 
lasiolepis and Sambucus cerulea  grown from a local seed source. 

 
13. Mitigation trees shall be planted within one (1) year of the permitted protected 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 protected resource loss.  The contribution 
shall be calculated by the consulting arborist and approved by the County Forester 
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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 protected 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 protected genus on 

the project site is prohibited. 
 
17. Should encroachment within the protected zone of any additional tree of the protected 

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 protected 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 protected tree 

that will be retained. 
 
19. Utility trenches shall not be routed within the protected zone of a protected 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 protected tree.  No temporary structures shall be placed within the 
protected zone of any protected 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.  
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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

ery truly yours,

EN TAN, DEPUTY FO
OMMUNITY RISK RE



This Oak Tree Care and Maintenance 
Guide offers basic information and 
practical guidelines aimed at the 
preservation and continued health and 
survival of oak trees in the residential 
landscape. 

Increasing pressure for development 
is changing the oak woodland of Los 
Angeles County.  Heritage oaks which 
once survived in open rolling hills are 
now being preserved or replanted and 
incorporated into the community. 

How do we protect these trees during 
the planning and development 
process, and ensure their survival 
once they are in the home garden? 

The Oak Tree 
Oak Trees in the residential landscape 
often suffer decline and early death 
due to conditions that are easily 
preventable.  Damage can often take 
years to become evident, and by the 
time  the trees show obvious signs  of 
disease it is usually too  late to help. 

Improper  watering,  especially 
during the hot summer months, and 
disturbance to critical root areas   
are most often the causes.  This 
booklet will provide guidelines on 
where  these critical areas lie and 
ways to avoid  disturbing  them, as 
well as information on long-term care 
and maintenance     of  both  natural 
and  planted  oaks. Lists  of  additional 
resources for more information and 
demonstration  areas  to  visit  are 
also included. 

OAK TREES: 
Care and Maintenance 

County of Los Angeles Fire Department  
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The Oak Tree Ordinance 

The Los Angeles County Oak Tree 
Ordinance has been established to 
recognize oak trees as significant historical, 
aesthetic, and ecological resources.  The 
goal of the ordinance is to create favorable 
conditions for the preservation and 
propagation of this unique and threatened 
plant heritage.  By making this part of the 
development process, healthy oak trees will 
be preserved and maintained.  

The Los Angeles County Oak Tree 
Ordinance applies to all unincorporated 
areas of the County.  Individual cities may 
have their own ordinances, and their 
requirements may be different. 

Permit Requirements: 

Under the Los Angeles County Ordinance, a 
person shall not cut, destroy, remove, 
relocate, inflict damage, or encroach into the 
protected zone (see text) of any ordinance 
sized tree of the oak tree genus without first 
obtaining a permit. 

Damage includes but is not limited to : 

Burning
Application of toxic substances
Pruning or cutting
Trenching
Excavating
Paving
Operation of machinery or
equipment
Changing the natural grade

Chapter 22.56.2050:  Oak Tree Permit 
Regulations, Los Angeles County, Adopted: 
August 20, 1982. Amended: September 13, 
1988. 

For more information about the County Oak 
Tree Ordinance, visit the Forestry Division’s 
website at: 

 

Or contact: 

Department of Regional Planning 
320 W. Temple Street, 13th floor 
Los Angeles, CA 90012-3284 
(213) 974-6411
TDD: (213) 617-2292
http://planning.co.la.ca.us

Types of oaks commonly found  
in Los Angeles County:
Many kinds of oak trees are native to Los Angeles County.  A few of the 
more common ones are shown below, but all oak trees are covered by 
the Oak Tree Ordinance. 

Older oaks which have thrived under the natural rainfall patterns of dry 
summers and wet winters often can’t handle the extra water of a garden 
setting. These trees must be treated with special care if they are to 
survive. 

Those oaks that have been planted into the landscape or sprouted 
naturally tend to be more tolerant of watered landscapes.  These 
vigorous young trees may grow 1½ to 4 feet a year in height under good 
conditions.  Once established these trees would benefit from the same 
special care outlined in this guide. 
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THE PROTECTED ZONE 
The protected zone defines the area most critical to the health and continued survival of an oak tree.  Oaks are 
easily damaged and very sensitive to disturbances that occur to the tree or in the surrounding environment. 

The root system is extensive but surprisingly shallow, sometimes radiating out as much as 50 feet beyond the 
spread of the tree leaves, or canopy.  The ground area at the outside edge of the canopy, referred to as the 
dripline, is especially important: the tree obtains most of its surface water and nutrients here, and conducts an 
important exchange of air and other gases. 

The protected zone is defined in the Oak Tree Ordinance as follows: 

“The Protected Zone shall mean that area within the dripline of an oak tree and 
extending there from to a point at least 5 feet outside the dripline or 15 feet from 
the trunk, whichever distance is greater.” 
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Changes in Grade 
Any change in the level of soil around 
an oak tree can have a negative 
impact.  The most critical area lies 
within 6’ to 10’ of the trunk: no soil 
should be added or scraped away. 
Water should drain away from this 
area and not be allowed to pond so 
that soil remains wet at the base. 

Retaining walls designed to hold back 
soil above or below an existing tree 
should avoided if at all possible, 
especially within the protected zone. 
These types of structures cause 
critical areas at the dripline to be 
buried, or require that major roots be 
severed.  Water trapped at the base 
of the tree could lead to root rot or 
other impacts, and to the decline and 
premature death of a highly valued 
landscape tree. 

Construction activities outside the 
protected zone can have damaging 
i m p a c t s  o n  e x i s t i n g  t r e e s . 
Underground water sources can be 
cut off due to falling water tables, or 
drainage may be disrupted. 

Trenching 
Digging of trenches in the root zone 
should be avoided.  Roots may be cut 
or severely damaged, and the tree 
can be killed. 

If trenches must be placed within the 
protected zone, utilities can be placed 
in a conduit, which has been bored 
through the soil, reducing damage to 
the roots.  Insist that as many utilities 
as allowed be placed in a single 
trench, instead of the common 
practice of digging a separate trench 
for each individual line. 

Trenching can also be accomplished 
using hand tools or small hand held 
power equipment to avoid cutting 
roots.  Any roots exposed during this 
work should be covered with wet 
burlap and kept moist until the soil can 
be replaced. 

Soil Compaction and Paving 
The roots depend upon an important 
exchange of both water and air 
through the soil within the protected 
zone.  Any kind of activity that 
compacts the soil in this area blocks 
this exchange and can have serious 
long-term negative effects on the tree. 

If paving material must be used, some 
recommended surfaces include brick 
paving with sand joints, or ground 
coverings such as wood chips (note 
the advantages of natural materials 
for providing nutrients under 
mulching). 

CONSTRUCTION ACTIVITY WITHIN 
THE PROTECTED ZONE 
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Watering 
The key is prevention – do not over 
water.  Improper watering is often 
overlooked as the cause of tree death 
because it can take years for the 
damage to show.  Once the tree 
shows obvious signs of decline, it is 
often too late to correct the problem. 

The seasonal weather pattern for this 
region is one of dry summers and 
winter rain.  Oak trees are naturally 
drought tolerant and adapted to this 
cycle.  If the tree is vigorous and 
thriving it should not require any 
additional water. 

If the natural source of surface or 
underground water has been altered, 
some supplemental water may be 
necessary, but proceed with caution. 
The goal of any watering schedule for 
oak trees should be to supplement 
natural rainfall and it should occur 
only when the tree would normally 
receive moisture.  This might be in 
the winter, if rains are unusually late, 
or in spring if rainfall has been below 
normal levels. 

Over watering, especially during the 
summer months, causes a number of 
problems which can lead to decline 
and eventual death of the tree.  It 
creates ideal conditions for attacks of 
Oak Root Fungus by allowing the 
fungus to breed all year.  In addition, 
both evergreen and deciduous oaks 
grow vigorously in the spring and 
naturally go dormant in the summer. 
Extra water only encourages new tip 
growth which is subject to mildew. 
Oaks need this period of rest. 

Newly planted oaks may need 
supplemental watering during their 
first few summers.  After they 
become established water should be 
applied according to the previous 
guidelines. 

Pruning 
For oak trees the periodic removal of 
dead wood during periods of tree 
dormancy should be the only pruning 
needed.  Any cutting of green wood 
opens scars that could allow the entry 
of organisms or disease. 

Before pruning obtain the advice of a 
certified arborist or other professional 
and consult the local city or county 
where the tree is located to find out 
what regulations apply.  Pruning of 
both live and dead wood can 
sometimes require a permit. 

Mulching 
Leaf litter from the tree is the best 
mulch and should be allowed to 
remain on the ground within the 
protected zone.  Crushed walnut 
shells or wood chips can be used, but 
the oak leaves that drop naturally 
provide the tree with a source of 
nutrients. Avoid the use of packaged 
or commercial oak leaf mulch which 
could contain Oak Root Fungus. 
Redwood chips should not be used 
due to certain chemicals present in 
the wood. 

MAINTENANCE 
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Disease and Pests 
Trees that are stressed, especially 
because of improper watering 
practices, are prone to certain 
diseases and attacks by pests. 

The most damaging of these 
diseases is the Oak Root Fungus 
Armillaria mellea.  Occurring 
naturally in the soil, the fungus 
thrives under wet conditions and dies 
back in the summer when soils dry 
out.  This is why summer watering of 
oaks can be a deadly practice.  As 
noted in the watering guidelines, wet 
soil in the summer allows the fungus 
to grow all year.  As the population 
grows, their natural food sources are 
depleted  and they begin feeding on 
oak tree roots.  The fungus does not 
require an open wound in the tree to 
gain entry. 

Indications of the fungus include: 

die back of branches or tips.
honey colored fungus at or
near the root crown.
white fan-like fungus between
wood and bark.
the presence of black,
shoestring-like growths in the
soil.

Once the tree begins to show 
obvious signs of infection treatment 
is generally ineffective.  The best 
treatment is to avoid the conditions 
that lead to Oak Root Fungus 
infections. 

Pit Scale, Oak Moth, and other 
pests:  any significant changes in 
leaf color, branch die back, presence 
of black  sooty materials on leaves or 
other changes should be noted. 
Seek the advice of a professional 
forester, arborist, farm advisor or 
other expert before the application of 
any pesticides on an oak tree. 

Planting Underneath Oaks 
The natural leaf litter is by far the best ground cover within the protected 
zone.  If plants must be placed, the following guidelines should be followed: 

There should be no planting within a minimum 6 to 10 feet of the trunk. 

Avoid plants that require any supplemental water once established. 

Choose plants suited for “dry shade.”  Those listed in the box below offer 
some good choices.  To see some examples of how these plants have 
been used under oaks refer to the Additional Resources section on the 
following page. 

PLANTS TO CONSIDER: 

Plant Name  Description 

Arctostaphylos densiflora         3' high, 6' wide. Toughest of available forms. 
'Howard McMinn' Manzanita    Whitish-pink flowers. 

Arctostaphylos edmundsii 1-2' high, 4-5' wide. Tolerant of full shade.
Little Sur Manzanita 

Arctostaphylos hookeri        1-2' high, spreading to 12' wide by rooting
Monterey Carpet Manzanita  branches. White to pink flowers.

Ceanothus griseus horizontalis  Less than 2 1/2’ tall, low & creeping. 
Carmel Creeper  Clusters of small blue flowers. 

Heuchera  spp. 2-4' mound. Flowers on an upright stem 2-3”
Coral Bells       high and spotted with red or pink.

Mahonia aquifolium compacta 2-4' high, spreading by underground roots.
Oregon Grape Bright yellow flower clusters. 

Ribes viburnifolium 2-3' high, spreading to 12' wide. Flowers
Evergreen or Catalina Currant pink to red in small clusters. 

NOTES: 

Before deciding on plants, check a source such as the Sunset Western 
Garden Book to determine which plants will grow in your area. 

When choosing shade tolerant plants, consider that the ground under the 
south side of the tree will get more sunlight while the northern side will tend  
to remain more deeply shaded. 
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ADDITIONAL RESOURCES and Places to Visit

Public Agencies  

County of Los Angeles Fire Department 
Prevention Bureau, Forestry Division 
5823 Rickenbacker Road, Rm #123 
Commerce, CA 90040-3027 
(323) 890-4330

University of Califo

Private Organizations 

The Theodore Payne Foundation 
10459 Tuxford Street 
Sun Valley, CA 91352-2126  
(818) 768-1802
www.theodorepayne.org

California Native Plant Society

Sacramento, CA 95 -
(916) 447-2677
www.cnps.org

California Oak   
 Suite   

Oakland, CA 94612 
(510) 763-0282
www.californiaoaks.org

Arboretums and Botanic Gardens 

Los Angeles County Arboreta and Botanic Gardens 
301 N. Baldwin Ave. 
Arcadia, CA 91007-2697 
(626) 821-3222
www.arboretum.org

Los Angeles County South Coast Botanic Garden 
26300 Crenshaw Blvd. 
Palos Verdes , CA 90274-2515 
(310) 544-
www.southcoastbotanicgarden.org

Los Angeles County Descanso Gardens 
1418 Descanso Drive  
La Canada-Flintridge, CA 91011-3102  
(818) 949-4200
www.descansogardens.org

Rancho Santa Ana Botanic Garden 
1500 North College 
Claremont, CA 91711-3157 
(909) 625-8767
www.rsabg.org

The Lummis Home 
200 E. Avenue 43 
Los Angeles, CA 90031-1304 
(

Publications 



 Unit 
605 N. Angeleno Avenue  
Azusa, CA 91702
(626) 969-2375

Environmental Review Unit  
12605 Osborne Street  
Pacoima, CA 91331  
(818) 890-5719

Fire Plan Unit 
12605 Osborne Street  
Pacoima, CA 91331
(818) 890-5783

Fuel Modification Unit  
605 N. Angeleno Avenue 
Azusa, CA 91702
(626) 969-5205

Malibu Forestry Unit 
942 N. Las Virgenes Road  
Calabasas, CA 91302
(818) 222-1108

San Dimas Forestry Unit 
1910 N. Sycamore Canyon Road 
San Dimas, CA 91773
(909) 599-4615

Vegetation Management Unit 
12605 Osborne Street  
Pacoima, CA 91331  
(818) 890-5720

County of Los Angeles Fire Department 
Forestry Division 

County of Los Angeles 
Board of Supervisors

, First District 
, Second District 

, Third District 
, Fourth District 

, Fifth District 

County of Los Angeles Fire Department
, Fire Chief 
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July 15, 2022 

 
VIA EMAIL 

 
Ms. Erica Gutierrez 
Los Angeles County Department of Regional Planning 
320 W Temple St #13th Floor 
Los Angeles, CA 90012 
egutierrez@planning.lacounty.gov 

 
 

Dear Ms. Gutierrez: 
 
TRAILS AT LYONS CANYON PROJECT, NOP - Notice of Preparation of a Draft EIR, STATE 
CLEARNINGHOUSE NO. 2022060346. 

 
The California Geologic Energy Management Division (CalGEM) has received and 
reviewed the above referenced project received June 16, 2022. CalGEM provides the 
following comments regarding the Trails at Lyons Canyon Project. 

 
1. With the mission of safeguarding public health and protecting the environment, 

CalGEM administers regulations and procedures pertaining to all oil and gas 
wells on California public and private land and offshore. Operators must obtain 
CalGEM approval and permits for a variety of activities, including drilling, 
reworking, and plugging and abandoning oil wells. Wells must be constructed 
and maintained in accordance with CalGEM regulations. No well work may be 
performed on any oil, gas, or geothermal well without written approval from 
CalGEM. This includes, but is not limited to, mitigating leaking gas or other fluids 
from abandoned wells, modifications to well casings, and/or any re- 
abandonment work. 

 
2. The project boundary encompasses 

one known plugged and 
abandoned oil well within the Lyon 
Canyon (abandoned) Oil Field: 

 
 
 
 
 

State of California Natural Resources Agency | Department of Conservation 
Northern District 

Orcutt Office and Mail: 195 S. Broadway, Suite 101, Orcutt, CA 93455 | T: (805) 937-7246 | F: (805) 937-0673 
Sacramento Office and Mail: 715 P Street, MS 1804, Sacramento, CA 95814 | T: (916) 322-1110 | F: (916) 445-3319 

Ventura Office: 1000 S. Hill Road, Suite 116, Ventura, CA 93003 | T: (805) 937-7246 | F: (805) 654-4765 
Ventura Mail: 195 S. Broadway, Suite 101, Orcutt, CA 93455 

conservation.ca.gov 

API 0403706017 
Lease Ayers 
Well Number 1 
Type Dry Hole 
Status Plugged & Abandoned 

Exhibit D-5 CALGEM Letter
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Several wildcat wells exist in the surrounding area and may not be accurately 
mapped. CalGEM’s district office shall be notified of any oil well found during 
development activities. Please visit CalGEM’s website to view oil and gas well 
locations at https://maps.conservation.ca.gov/doggr/wellfinder 

 
3. Prior to development activities near oil and gas wells, please contact CalGEM for 

a review and recommendations. Public Resources Code (PRC) section 3208.1 
establishes well re-abandonment responsibility when a previously plugged and 
abandoned well will be impacted by planned property development or 
construction activities. Local permitting agencies, property owners, and/or 
developers should be aware of, and fully understand, that significant and 
potentially dangerous issues may be associated with development near oil, gas, 
and geothermal wells. 

 
CalGEM categorically advises against building over, or in any way impeding 
access to oil, gas, or geothermal wells. Impeding access to a well could result in 
the need to remove any structure or obstacle that prevents or impedes access 
including, but not limited to, buildings, housing, fencing, landscaping, trees, 
pools, patios, sidewalks, roadways, and decking. Maintaining sufficient access is 
considered the ability for a well servicing unit and associated necessary 
equipment to reach a well from a public street or access way, solely over the 
parcel on which the well is located. A well servicing unit, and any necessary 
equipment, should be able to pass unimpeded along and over the route, and 
should be able to access the well without disturbing the integrity of surrounding 
infrastructure. 

 
There are no guarantees a well abandoned in compliance with current CalGEM 
requirements as prescribed by law will not start leaking in the future. Any well 
may start to leak oil, gas, and/or water after abandonment, no matter how 
thoroughly the well was plugged and abandoned. CalGEM acknowledges that 
wells plugged and abandoned to the most current CalGEM requirements, as 
prescribed by law, have a lower probability of leaking in the future. However, 
there is no guarantee that such abandonments will not leak. 

 
PRC section 3208.1 gives CalGEM the authority to order and/or permit the re- 
abandonment of any well where there is reason to question the integrity of the 
previous abandonment, or if the well is not accessible or visible. Responsibility for 
re-abandonment costs may be affected by the choices made by the local 
permitting agency, property owner, and/or developer in considering the general 
advice set forth in this letter. The PRC continues to define the person or entity 
responsible for re-abandonment as: 

 
a) The property owner - If the well was plugged and abandoned in 

conformance with CalGEM requirements at the time of plugging and 
abandonment, and its current condition does not pose an immediate 
danger to life, health, and property, but requires additional work solely 
because the owner of the property on which the well is located proposes 
construction on the property that would prevent or impede access to the 
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well for purposes of remedying a currently perceived future problem, then 
the owner of the property on which the well is located shall obtain all rights 
necessary to re-abandon the well and be responsible for the re- 
abandonment. 

 
b) The person or entity causing construction over or near the well - If the well was 

plugged and abandoned in conformance with CalGEM requirements at the 
time of plugging and abandonment, and the property owner, developer, or 
local agency permitting the construction failed either to obtain an opinion 
from the supervisor or district deputy as to whether the previously abandoned 
well is required to be re-abandoned, or to follow the advice of the supervisor 
or district deputy not to undertake the construction, then the person or entity 
causing the construction over or near the well shall obtain all rights necessary 
to re-abandon the well and be responsible for the re-abandonment. 

 
c) The party or parties responsible for disturbing the integrity of the 

abandonment - If the well was plugged and abandoned in conformance 
with CalGEM requirements at the time of plugging and abandonment, and 
after that time someone other than the operator or an affiliate of the 
operator disturbed the integrity of the abandonment in the course of 
developing the property, then the party or parties responsible for disturbing 
the integrity of the abandonment shall be responsible for the re- 
abandonment. 

 
No well work may be performed on any oil, gas, or geothermal well without 
written approval from CalGEM. Well work requiring written approval includes, 
but is not limited to, mitigating leaking gas or other fluids from abandoned wells, 
modifications to well casings, and/or any other abandonment or re- 
abandonment work. CalGEM also regulates the top of a plugged and 
abandoned well’s minimum and maximum depth below final grade. California 
Code of Regulations (CCR) section 1723.5 states well casings shall be cut off at 
least 5 feet but no more than 10 feet below grade. If any well needs to be 
lowered or raised (i.e., casing cut down or casing riser added) to meet this 
regulation, a permit from CalGEM is required before work can start. 
CalGEM makes the following additional recommendations to the local 
permitting agency, property owner, and developer: 

 
a) To ensure that present and future property owners are aware of 3(a) the 

existence of all wells located on the property, and 3(b) potentially significant 
issues associated with any improvements near oil or gas wells, CalGEM 
recommends that information regarding the above identified well(s), and 
any other pertinent information obtained after the issuance of this letter, be 
communicated to the appropriate county recorder for inclusion in the title 
information of the subject real property. 



DocuSign Envelope ID: EC9592DC-782C-451C-9003-83E603E2AA94
Ms. Erica Gutierrez 
July 15, 2022

Page 4 of 4

b) CalGEM recommends that any soil containing hydrocarbons be disposed of 
in accordance with local, state, and federal laws. Please notify the 
appropriate authorities if soil containing significant amounts ofhydrocarbons 
is discovered during development.

As indicated in PRC section 3106, CalGEM has jurisdictional authority over the 
drilling, operation, maintenance, and abandonment of oil, gas, and geothermal 
wells, and attendant facilities, to prevent, as far as possible, damage to life, 
health, property, and natural resources, damage to underground oil, gas, and 
geothermal deposits, and damage to underground and surface waters suitable 
for irrigation or domestic purposes. In addition to CalGEM’s authority to order 
work on wells pursuant to PRC sections 3208.1 and 3224, it has authority to issue 
civil and criminal penalties under PRC sections 3236, 3236.5, and 3359 for
violations within CalGEM’s jurisdictional authority. CalGEM does not regulate 
grading, excavations, or other land use issues.

Thank you for considering CalGEM’s comments. If you have any questions, please contact 
the Northern District office at (805) 937-7246 or via email at 
CalGEMNorthern@conservation.ca.gov

Sincerely,

Miguel Cabrera 
Northern District Deputy

BF:bw:ks 

cc: Chrono
CEQA
CEQA HQ
Jan Perez
STATE CLEARINGHOUSE 
OLRA



00263A SENSITIVE HILLSIDE DESIGN MEASURES 
CHECKLIST

OVERVIEW

The policies of the Los Angeles County General Plan ("General Plan"), and area and community plans 
where applicable, seek to preserve significant natural features in hillside areas. These Hillside Design 
Guidelines ("Guidelines") are intended to implement those policies by ensuring that hillside development 
projects use sensitive and creative engineering, architectural, and landscaping site design techniques. The 
Guidelines also help ensure that hillside development projects are designed in a manner that allows the 
project to meet the findings of the Hillside Management Areas Ordinance ("Ordinance"). To accomplish this 
goal, these Guidelines include specific and measurable design techniques that can be applied to residential, 
commercial, industrial, and other types of projects.

Some design techniques may be more appropriate or feasible than others, depending on the type of project, 
location, size, complexity, site constraints, and other design techniques incorporated into the project. The 
design techniques most appropriate for a project to achieve the purpose of the Ordinance shall be 
determined by the applicant and the Director.

The Guidelines are encouraged but optional for all other hillside projects not subject to the Ordinance. 
Hillside Management Areas ("HMAs") have 25% or greater natural slopes; however, development on 24% 
or "lesser" slopes can have negative impacts on hillside terrain that could be minimized by following these 
Guidelines.

The Guidelines are divided into five major design categories containing a variety of sensitive hillside design 
measures.  The five major categories are: 

Site Planning
Grading and Facilities
Road Circulation
Building Design
Landscaping

For substantial compliance with the Ordinance, projects must use the design measures contained in the 
Guidelines that reasonably can be implemented in the project design. The project applicant should consult 
and coordinate with County staff to determine the most appropriate design measures. While the design 
measures are not individually weighted in the Guidelines, more weight may be given to a particular design 
measure based on the location, context, size and/or complexity of the project. No individual design measure 
should be used as a sole means to deny or recommend denial of a project; rather, all characteristics of a 
project's design "as a whole" should be taken into consideration when making a final determination. The 

INFORMATION: 

An online DRP - Base Application - Permits and Reviews must be completed via EPIC-LA 
(https://epicla.lacounty.gov). Incomplete applications will not be accepted.

Applicants are advised to consult with planning staff prior to applying at 213-974-6411 or 
info@planning.lacounty.gov. 

Exhibit D-5 HMA Design Guidelines
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Hearing Officer, Regional Planning Commission or Board of Supervisors is the final authority in determining 
whether required Ordinance findings can be made for a project.

Due to the variety, size, geology, hydrology, and complexity of development projects, there is no set number 
of design measures required in a project to ensure that it, as stated in subsection B of County Code Section
22.104.010: Hillside Management Areas, preserves and enhances the physical integrity and scenic values 
of HMAs, provides open space, and is compatible with and enhances community character. Staff and 
project applicants are advised that four design measures per category (Site Planning, Grading and 
Facilities, Road Circulation, Building Design, and Landscaping) is typically the appropriate number of 
design measures to be included in a project to allow the required Ordinance findings to be made for that 
project.

Staff and applicants are also advised that these numbers are general recommendations, and not absolute 
requirements. Because projects are tailored to the individual site requirements and conditions, it is possible 
that more or less measures may be appropriate. When considering whether to support a request for a lower 
number of measures from an applicant, factors that staff may consider include density, the size of the 
project, or whether the project is able to meet several partial credit design measures.

In situations where it is unclear whether a design measure is being fully utilized, County staff will use its 
recommendation for whole or partial design measure "credit" towards satisfying the Ordinance findings. 
Half-credit may be given for a design measure if the project design does not fully meet the design measure 
but partially satisfies it to the satisfaction of the County. Staff will also work with project applicants to 
determine which design measures can be implemented as project conditions of approval.

OTHER STANDARDS
In addition to meeting Ordinance findings, all projects are also subject to applicable Plans, County policies, 
the Zoning Code and Subdivision Ordinance, Healthy Design standards, and the California Environmental 
Quality Act. These standards or policies could influence which design measures to use within a project.

FACTORS AFFECTING RESIDENTIAL DENSITY
Sensitive hillside design techniques can be used to achieve a better project design while still maintaining a 
desired number of dwelling units. The General Plan land use designation ("plan category") establishes the 
appropriate residential density range for a project, including the density maximum. However, there are a 
number of other factors that can affect the project's density, such as: 

Land division standards (minimum lot size, lot width, street frontage and access)
Zoning designation (minimum lot size/lot area per dwelling unit)
Zoning standards (building setbacks, maximum lot coverage)
Biological constraints (such as woodlands and wildlife habitats and corridors)
Natural environmental hazards (such as geologic, seismic, fire, flood)
Open space and parking requirements
Public easements and dedications (such as for utilities)
Community compatibility and neighbor concerns

LAND DIVISIONS

Past development patterns within the unincorporated County suggest that the largest hillside projects 
involve land divisions. Land divisions often have large amounts of grading along with the creation of new 
infrastructure and landscaping. While it should be expected that more design measures will be applicable 
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to land divisions, quantity should not be confused with quality. Smaller land divisions and non-land division 
projects should be evaluated not only by the number of design measures utilized but also by how effectively 
they are used to achieve a sensitive hillside design.

Use this checklist to track which of the Sensitive Hillside Design Measures are included in a 
project.

Use the “Notes” column to provide additional information where needed, such as where or how a 
design measure is shown on the plans; whether a design measure is only partially satisfied; or 
whether a design measure will be incorporated into the conditions of approval.

Date:

Project Number:

Planner:

1.  Site Planning
Conserve land area and form, link open spaces, and promote a more attractive pattern of 
development that complements the hillside terrain.

Design Measure
Shown 

on 
plans

Does
not 

apply
Notes 

1.1. Locate 50% or more of the project’s buildings and 
developable lots within 500 feet (ft.) of existing sewer, water 
and roadway infrastructure.

1.2. Locate at least 50% of the development footprint on the 
flattest portions of the site1 (i.e., those areas having slopes of 
less than 25%) when that area does not contain rare, 
sensitive, or State or federally listed threatened or 
endangered species.

1.3. Utilize all previously graded or disturbed areas on the site for 
new development to the greatest extent possible, before 
developing new areas, so that new development within 
undisturbed areas is reduced.

1.4. For new land divisions, contain at least 75% of developable 
lots within blocks that have a perimeter of ¼ mile (1,320 ft.) 
or less, measured from the roadway centerline.  (Note: The 
purpose of this design measure is to avoid unattractive 
“superblocks” of development on the hillside and instead use 
smaller block sizes that are more distinguishable from each 
other and can better fit in with the natural topography.)

1 “Site” referred to in the Design Measures means the “project site” or “subject property.”

May 14, 2025

X

Not Consistent: Existing sewer, water and roadways
are located at the project’s frontage on The Old Road
and within 500’. However, the project’s development
footprint is larger than lineal 500’ so portions of
project in the rear are farther than 500’ away from
existing sewer, water, and roadway infrastructure.
(approx. 30% of proposed structures w/in 500’).

X

Consistent:
Over 50% of the
development footprint
is located on the flattest
portion of the site.

X

The site is
predominantly
undisturbed, ungraded
land.

X

Not consistent:
The blocks of the
 proposed 
development
exceed the noted 

TR 83301

Erica Aguirre
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1.5. For new land divisions, where lot clustering is allowed and 
compatible with community character, reduce all single-
family lot sizes to 15,000 square feet (sf.) or less. 

1.6. For new land divisions, utilize a variety of small, medium and 
large lot sizes (such as 5,000, 10,000 and 20,000 sf.) in such 
a manner that it will produce different building layouts and 
sizes.

1.7. Throughout the project site, differentiate elevations so that 
elevations between adjacent pads, between adjacent blocks, 
or between adjacent streets, range from 1 to 30 ft.

1.8. Place the narrow side of the lot (or building pad) such that it 
allows the building façade to face the roadway. 

1.9. Utilize terraced building pads in select areas within the site to 
preserve slopes that exceed 50%.

1.10. Preserve the most prominent and unique slopes, hilltops and 
ridgelines2 on the site for recreational uses within dedicated 
(or common) open space areas. 

1.11. Exceed the minimum Ordinance open space acreage 
requirements by 10% or more. 

1.12. Preserve contiguous undisturbed open space throughout the 
site, utilizing segments of land that are at least 150 ft. wide. 

1.13. Utilize at least 25% of the overall project’s disturbed 
(improved) open space for recreational purposes. 

1.14. Locate and design improved open space as a buffer 
(recommended at least 50 ft. wide) between undisturbed 
open space and development. 

1.15. Create scenic vista points at prominent locations such as 
hilltops and ridgelines, providing amenities3 at the points and 
making them accessible to the public. When provided, this 
shall count as improved open space. 

1.16. Provide private (connector) trails or pedestrian paseos that 
link together all of the project’s open space areas (1 acre or 
larger) and connect to any onsite or offsite public trails. 

1.17. For new land division blocks of development that exceed 800 
ft. between intersections, design mid-block through-paths 
such as trails or pedestrian paseos, that connect to 
intervening streets or open space areas, and make the paths 
accessible to the public.

2 When ridgelines are mapped as “significant ridgelines” by the County, the stricter regulations applicable to those ridgelines
shall apply and staff shall determine whether it is appropriate to give credit for this Design Measure.
3 Such as decks, seating arrangements, overhead cover (trellis or gazebo), landscaping and shade trees, and information signs 
for landmarks or points of interest.

X

There are no single family lots proposed in the project.
This said, the project contains a variety of unit types and
sizes compatible with OVOV policies and the community
character. The project contains no large estate home
pads or larger home pads that would be indicative of the
types of past hillside developments in the Santa Clarita
area this item seeks to avoid.

X

The project proposes large lot planning areas for
condominium purposes. This said, the project
contains a variety of unit types and sizes compatible
with OVOV policies and the community character.
The project contains no large estate home pads or
larger home pads that would be indicative of the
types of past hillside developments in the Santa
Clarita area this item seeks to avoid.

X

Consistent:
See Tentative Tract Map; sheet
nos. 4 & 5. All adjacent building
pads are less than 30 ft.

x
Consistent:
Buildings all face a private drive 
roadway or are served by an alley 

X
Consistent:
Building pads avoid slopes that 
exceed 50%.

X

Consistent:
The developed areas are largely 
clustered down away from mapped 
significant ridgelines and the open 
spaces to preserve unique slopes and 

X

Consistent:
The project’s on-site and off-site open space
conservation areas well exceed (by more than 10%) the
minimum Ordinance open space acreage requirements.

X

Consistent:
The project conserves contiguous 
undisturbed open space areas on-site well in 
excess of this 150'-wide threshold.

X

Consistent:
The project's on-site conservation areas will 
provide publicly accessible trails meeting this 
threshold.

X

Consistent:
Undeveloped open space is on the outer
edges of the project and is buffered from
the development by improved open
space (slopes) that varies in width.

X

Consistent:
The proposed trails shown will
be dedicated to a public agency
and connect to the existing trails
at ridgelines and hilltops.

X

Consistent:
The open spaces are connected to the public
trails shown on plans, which trails will be
dedicated to a public agency, and to the
proposed development and surrounding open
spaces.

X

Consistent:
There are 
mid-block trails and 
paseos throughout.
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1.18. Use any other site planning techniques not listed in this 
section that either through innovation or in consideration of 
specific site constraints or other specific project factors, are 
tailored to are tailored to allow the project to meet the findings 
required by this Ordinance. 

TOTAL

2.  Grading and Facilities
Avoid mass landform alteration, preserve the physical shape of the hillside, and maintain 
pleasant views.

Design Measure
Shown 

on 
plans

Does
not 

apply
Notes

2.1. For projects with more than 100,000 cubic yards of onsite 
earthwork, avoid any mass cut and fill grading that would 
result a 25 ft. or greater in elevation change from the existing 
natural grade to the finished manufactured grade at any one 
point on the site.

2.2. Use contoured grading lines that match or closely match the 
existing topography, generally avoiding lines that trace 45 to 
90 degrees against the natural contour.

2.3. Utilize undulating banks for graded slopes in order to 
maintain the natural pattern of the topography to the greatest 
extent feasible.

2.4. Design the project’s longer graded horizontal slope surfaces 
and slope increments (typically 300 or more ft. in length) to 
be variable in terms of height and spacing to replicate natural 
topographical patterns, taking into account hydrology design 
and any sewer, water and storm drain infrastructure.

2.5. Locate water tanks and other similar types of structures that 
are 20 ft. tall or taller so that their highest point is at least 50 
ft. below the crest of the highest hilltop or ridgeline, on or off 
the site, that is located within 500 ft. of the water tank or 
similar structure. 

2.6. Locate visually intrusive structures (such as water tanks) so 
that they are hidden from public views, placing them behind 
hills, buildings, landscaping, existing trees or other more 
appropriate and attractive screening objects. 

2.7. Avoid berms and block walls that obstruct views from or to 
buildings.  Instead, locate and design the buildings in 
accordance with the other site planning, road circulation, 
building and landscaping design measures contained in 
these Guidelines. 

X

14 4

X

Not Consistent:
The project contains 
necessary cuts and fills 
that exceed 100' in 
elevation change.

X

Consistent:
Contoured grading lines were 
used that match existing 
topography

X

Not Consistent:
The project's grading program 
does not use undulating banks. 
This is not part of LA County 

X

Not Consistent:
Project slopes are not 
variable; they are at 2:1 
throughout, typical for 
graded slopes in the 

X

Consistent:
The water tank is located
at elevation 1530 and
nearest hilltop within
500' is 1590, 60' above.

X

Consistent:
The water tank is located at
rear of site, far from public
views, and hidden by graded
slopes.

X

Consistent:
The project 
contains no berms 
or block walls which
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2.8. Design drainage facilities as multi-purpose site features4 that 
are attractively landscaped, conserve water, improve water 
quality, and provide opportunity for recreational activity. 
(Note: These features may be counted towards required 
open space acreage, as improved open space, if designed to 
the County’s satisfaction. Such features should be located in 
areas already designated for improvement such as park 
sites, roadsides, or previously-graded flat areas.)

2.9. Build retaining walls to be less than six ft. in exposed height, 
and terrace the walls where appropriate and in a manner that 
does not substantially increase visual impacts. 

2.10. Use earth-tone colors and materials5 for exposed hardscape 
surfaces such as block walls, retaining walls, drainage 
terraces and storm gutters. 

2.11. Use attractive designs and materials that are compatible 
with, or that enhance, community character for any walls or 
fencing used to enclose public facilities (such as debris and 
retention basins), especially when such facilities are in 
highly-visible locations and/or are designed as “multi-
purpose” site features. (Note: Safety and security shall be 
maintained for the facilities when using a more attractive wall 
or fence design.)

2.12. Use any other grading and public facility design techniques 
not listed in this section that either through innovation or in 
consideration of specific site constraints or other specific 
project factors, are tailored to the site and allow it to meet the 
findings required by this Ordinance. 

TOTAL

3.  Road Circulation
Preserve the physical shape of the hillside, maintain good connectivity, and provide scenic 
roadway views.

Design Measure
Shown 

on 
plans

Does
not 

apply
Notes

4 Subject to the approval of Los Angeles County Department of Public Works.
5 Subject to the approval of Los Angeles County Department of Regional Planning.

X

Not Consistent:
Drainage facilities 
are not designed as a 
multi-purpose site 
feature; their sole 
purpose is to 
appropriately handle 

X

Not Consistent: 
Retaining walls exceed 6' in 
height, up to 17.5'. Included as 
a density bonus development 

X

Consistent:
The walls and drains 
will be designed with 

X

Not Consistent:
The project is not 
proposing
enhanced materials
 to enclose public 
facilities such as 

X

7 5
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3.1. Provide at least two points of paved roadway access6 to a 
County highway (major or secondary) for any project (or 
portion of development) greater than 50 dwelling units and 10 
acres in size. (Note: This practice should only be considered 
when the second road connection will not require a 
substantial amount of additional grading; special 
consideration may be given when connecting to an adjacent 
community or providing access to community services such 
as schools and parks.)

3.2. Locate and design new roadways to follow the existing 
natural slope contours, avoiding mass landform alteration 
and excessive grading.7

3.3. Utilize private drives instead of public streets on 50% or more 
of the project road circulation system to allow slightly higher 
gradients (up to 15%) that result in less grading and better 
conformance to natural slope contours, taking into account 
hydrology design and any sewer, water and storm drain 
infrastructure. 

3.4. Use undulating patterns and varying grades8 for roadway 
segments exceeding 1,000 ft. in length. 

3.5. Connect roadways to form blocks wherever feasible (2,000 
sf. or less block perimeter), such that at least 75% of the
development footprint (to include public facilities) is 
contained within blocks. (Note: The purpose of this is to 
provide good access and connectivity for safety reasons, 
and to use roadways to buffer development from natural 
vegetated areas.)

3.6. Use culs-de-sac in limited instances, such as where road 
connections would require grading into 50% or greater 
slopes or grading into 25% or greater slopes for a distance of 
more than 500 ft. 

3.7. Provide unpaved trail or paved pedestrian path thru-
connections (e.g. pedestrian paseos) for all culs-de-sac. 
(Note: Fee-dedicated strips are recommended instead of 
easements on private lots.)

3.8. Utilize “edge” (single-loaded) roads along at least 50% of the 
development perimeter, in areas with steep hillside terrain, 
and to buffer development from undisturbed open space. 

3.9. Place all new roadways and paved driveways at least 100 ft. 
below the crest of the tallest hilltop or ridgeline located onsite, 
or offsite within 500 ft. of the project boundary. 

3.10. Design “split” roadways or landscaped medians to preserve 
unique or important natural features (such as oak trees or 
rock outcroppings). 

6 May be a private roadway or fire lane but shall be un-gated, accessible by the public, and of sufficient width to meet Los 
Angeles County Fire Department requirements.
7 Subject to the sight distance, signing, striping and marking requirements of Los Angeles County Department of Public Works.
8 Subject to the maximum allowed street grade requirements of Los Angeles County Department of Public Works.

X

Consistent:
Project is designed
with 2 points of
access from "A"
Street and "B"
Street as shown on
TM & Exhibit Map.

X

Consistent with County requirements:
Public streets have been designed to 
Public Works' and Fire Dept. standards 
with grades less than 5% as shown on 
TM sheet nos. 4 & 5.

X

Consistent:
More than 50% of the 
roadways within each lot
 are private driveways 
and firelanes as shown 
on TM sheet nos. 4 & 5.

X
Consistent:
Roads have curves and reverse 
curves throughout.

X

Not consistent:
The block 
perimeters exceed
 the noted 2,000 
feet.

X

Consistent:
Cul-de-sacs are
not proposed.

X

Consistent:
Multi-purpose private access road
at the perimeter private driveway
and firelane surrounds the site;
the development blocks have trail
connections.

X

Consistent:
A single-loaded, multi-purpose
private access road surrounds
the site.

X

Consistent:
All new roadways are located 
over 100' below the crest of the 
tallest hilltop.

X

Not Consistent:
The project is not proposing 
split roadways or landscaped 
medians to preserve unique 
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3.11. Use bridge design techniques that are attractive, maximize 
the preservation of natural watercourses, and allow easy 
wildlife migration beneath the bridge (minimum 6 ft. of 
vertical and horizontal clearance recommended) 

3.12. Use private drives instead of public roadways when it will 
result in narrower roadway widths that create less grading. 
(Note: Private drives should conform to the Los Angeles 
County Private Drives and Traffic Calming Manual, and 
should not eliminate sidewalks or reduce sidewalk 
connections throughout the development.)

3.13. Use any other roadway circulation design techniques not 
listed in this section that either through innovation or in 
consideration of specific site constraints or other specific 
project factors, are tailored to the site and allow it to meet the 
findings required by this Ordinance. 

TOTAL

4.  Building Design 
Promote more attractive views through building siting and orientation, and use of building 
materials and colors that complement natural hillside features.

Design Measure
Shown 

on 
plans

Does
not 

apply
Notes

4.1. Place structures and/or limit their height so that their rooflines 
are equal to or below the elevation of the roadway grade of 
the development above.

4.2. Utilize terraced (split-level) or “cantilevered” building designs 
wherever feasible on 25% or greater slopes.  (Note: Split-
level homes should have a second floor exterior that is visibly 
set-back from the first floor exterior so that a terraced profile 
can be seen from the public view.)

4.3. Use a variety of house, garage and other building placements 
that better responds to the hillside terrain and created a more 
interesting and attractive streetscape.

4.4. Limit building heights to 2 stories (or 25 ft.) when sited on 
25% or greater slopes or when the building pad elevation is 
located less than 50 ft. below the crest of the nearest hilltop 
or ridgeline located within a linear distance of 500 ft.

4.5. Use a wider variety of architectural treatments and materials9

for the facades and exteriors of buildings that are located in 
highly-visible areas on the site (such as main entryways, 
higher elevations, and isolated lots or building pads that can 
be seen from public view).

9 Such as metal, stone, wood, brick, plaster, and concrete.

X

Project contains
no bridges.

X

Consistent:
All the roadways within
each lot, except for the A
and B roadways, are
private driveways and
firelanes as shown on TM
sheet nos. 4 & 5.

X

11 2

x

The project proposes two roads (A & B Street)
that loop around the project to provide access
to all parcels. Parcels fronting the road are
same elevation, more or less, as the road.
Parcels do not tier off of the road.

X

Consistent:
Massing articulation,
pop-outs and cantilevers
used appropriately as
shown on architectural
elevations.

X

Consistent:
3 elevation styles (Spanish Modern,
Irving Gill, & Wrightian) applied
throughout site between Planning
Areas.

X

Consistent:
The proposed buildings are located
more than 500 linear feet from the
nearest ridgeline. Although the
proposed structures are 26' to 45', the
building pads are well below the 50'.

X

Consistent:
Elevations demonstrate a
variety of architectural
elements across 3 different
styles as shown on
architectural elevations.



Page 9 of 10

4.6. Use pitched roofs (at least 1.5:1) and shingles for new 
residences.10

4.7. Utilize architectural design techniques to screen rooftop 
mechanical equipment from public view.

4.8. Design building exteriors with stonework and/or woodwork 
that matches rock and tree varieties found in visible locations 
on the site or in the surrounding community within a distance 
of one mile. (Note: Materials shall not be sourced from 
sensitive or scarce local resources such as oak trees, unless 
the project design is already removing these materials on site 
due to other project constraints and reusing them).

4.9. For business signs, use wood construction materials and 
painted lettering/logos, avoiding the use of metal and plastic, 
and with 18 sf. or less total sign surface area (10 sf. for 
projecting signs) per business establishment. 

4.10. Design monument signs to be constructed with wood, stone, 
brick and/or decorative concrete, and to be no more than 6 ft. 
in height.  (Note: The placement of all monument signs shall 
accommodate an adequate line of sight to the adjacent 
roadway.)

4.11. Limit all signs so that they project upward no higher than the 
roofline of the building (or nearest adjacent building), and do 
not disrupt sightlines to the horizon. 

4.12. Illuminate signs from the exterior, with downward-projecting, 
hooded light fixtures that minimize light trespass. 

4.13. Use any other building design techniques not listed in this 
section that either through innovation or in consideration of 
specific site constraints or other specific project factors, are 
tailored to the site and allow it to meet the findings required 
by this Ordinance. 

TOTAL

5.  Landscaping
Preserve existing vegetation, conserve water and provide more attractive and shaded 
settings within the developed areas of the hillside project.

Design Measure
Shown 

on 
plans

Does
not 

apply
Notes

10 Subject to approval by the Los Angeles County Fire Department.

X
Consistent: Roof pitches designed are
greater than 1.5: 1 as shown on Roof
Plan on Exterior Elevation Sheets

X
Consistent: Rooftop mechanical
equipment is screened from public
view.

X

Consistent:
A majority of materials
include stucco and fiber
cement siding as shown
on architectural
elevations and Material
Board (Sheet No. A7.00)

X

X

Consistent:
Project monument 
signage will comply.

X

Consistent:
Signage provided will be at entries (community
entry signs) and regulatory signs needed for
parking/no parking and fire access, etc. No
signs will project above the homes.

X
Consistent: All exterior coachlights
have a top shield as shown on
architectural elevations.

X

Noted.

11 2
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5.1. Retain and incorporate 50% or more of existing on-site trees 
and woodlands (particularly native and drought-tolerant 
species, and oak woodlands) into the overall project 
landscaping plan11. 

5.2. Avoid all healthy12 oak tree encroachments and removals 
through the sensitive location and design of development.

5.3. Landscape all graded slopes and improved open spaces in 
an attractive manner that accomplishes at least two or more 
of the following beyond a State or County-required minimum 
(whichever is more restrictive): a) restores habitat; b) 
conserves water or improves water quality; c) provides 
shade for pedestrians and bicyclists; d) enhances slope 

fire protection; and f) provides recreational opportunities.

5.4. Utilize native and drought-tolerant trees, shrubs and ground 
cover over all exposed graded areas. 

5.5. Landscape at least 50% of all graded slopes and improved 
open spaces at a minimum ratio of one new shrub per 100 sf. 
of total graded slopes and improved open space area, and 
one new tree per 800 sf. of total graded slopes and improved 
open space area. 

5.6. Vary the height, placement and color of appropriate 
landscaping materials throughout the site. 

5.7. Use a wide variety of local and non-invasive plant species 
within the project’s improved open space areas, matching or 
exceeding the variety found on-site and listed in the project’s 
plant surveys and biota reports. 

5.8. Plant new native and drought-tolerant trees and shrubs of a 
sufficient interval, size and height to screen hardscape 
surfaces and unadorned features such as block walls; 
infrastructure; and exposed and prominently located building 
facades. 

5.9. Use plant materials and irrigation systems that, combined, 
conserve water 20% or more beyond State and County 
requirements. 

5.10. Reapply the graded topsoil to manufactured slopes and 
improved open space areas. 

5.11. Use any other landscaping design techniques not listed in 
this section that either through innovation or in consideration 
of specific site constraints or other specific project factors, 
are tailored to the site and allow it to meet the findings 
required by this Ordinance. 

TOTAL

11 May require consultation with the County biologist prior to conceptual landscaping plan approval.
12 As determined by a qualified arborist.  Only applies to oaks that are the minimum ordinance size or larger.

X

849 trees identified on site. 334
trees impacted; 70% of the trees
are retained and incorporated
into site landscaping.

X
Not Consistent: Avoidance of all
encroachments is not possible.

X

Consistent:
Planting at graded
slopes enhances slope
stability (d), increases
fire protection (e), and
provides recreational
opportunities (f).

X Consistent: See
landscape plans.

X

Consistent:
Shown on plans, over 50%
of improved open spaces
have been planted with
with 1 shrub per 100 sf and
1 tree per 800 sf.

X Consistent: See
landscape plans.

X

Consistent:
The entire project shall be composed
of non-invasive, native and climatically
appropriate plant species; however,
comparisons to existing species
counts have not yet been completed.

X

Consistent (as qualified):
Planting shall screen
exposed surfaces when
Fuel Modification offsets
allow.

x

As shown on landscape plans, 28% of the planted
area shall include establishment irrigation only (water
turned off after establishment) Additionally, the
majority of species to be used on-site shall be low
water use species, with moderate water use plants to
follow fuel modification guidelines.

X

X

The overall planting palette, composed of shade and
accent trees, screening shrubs and hedges, ground
covers, vines, and lawn, has been designed to reflect a
distinctive sense of place for the Project. A fuel
modification plan for the Project development footprint
would be required to be designed in compliance with the
Los Angeles County Fire Department (LACoFD) Fuel
Modification Guidelines and best practices.
See pages 3-13 to 3-14 of the Draft EIR for more detail.

5 6

The overall planting palette, composed of shade and
accent trees, screening shrubs and hedges, ground
covers, vines, and lawn, has been designed to reflect a
distinctive sense of place for the Project. A fuel
modification plan for the Project development footprint
would be required to be designed in compliance with the
Los Angeles County Fire Department (LACoFD) Fuel
Modification Guidelines and best practices.
See pages 3-13 to 3-14 of the Draft EIR for more detail.

As shown on landscape plans, 28% of the planted
area shall include establishment irrigation only (water
turned off after establishment) Additionally, the
majority of species to be used on-site shall be low
water use species, with moderate water use plants to
follow fuel modification guidelines.

The overall planting palette, composed of shade and
accent trees, screening shrubs and hedges, ground
covers, vines, and lawn, has been designed to reflect a
distinctive sense of place for the Project. A fuel
modification plan for the Project development footprint
would be required to be designed in compliance with the
Los Angeles County Fire Department (LACoFD) Fuel
Modification Guidelines and best practices.
See pages 3-13 to 3-14 of the Draft EIR for more detail.

As shown on landscape plans, 28% of the planted
area shall include establishment irrigation only (water
turned off after establishment) Additionally, the
majority of species to be used on-site shall be low
water use species, with moderate water use plants to
follow fuel modification guidelines.

Consistent (as qualified):
Planting shall screen
exposed surfaces when
Fuel Modification offsets
allow.

Consistent:
The entire project shall be composed
of non-invasive, native and climatically
appropriate plant species; however,
comparisons to existing species
counts have not yet been completed.

Consistent: See
landscape plans.

Consistent: See
landscape plans.

Consistent:
Planting at graded
slopes enhances slope
stability (d), increases
fire protection (e), and
provides recreational
opportunities (f).

Consistent:
Shown on plans, over 50%
of improved open spaces
have been planted with
with 1 shrub per 100 sf and
1 tree per 800 sf.

Not Consistent: Avoidance of all
encroachments is not possible.


