


 
FINDINGS OF THE HEARING OFFICER 

COUNTY OF LOS ANGELES 
PROJECT NO. 03-237-(5) 

OAK TREE PERMIT NO. 200700051 
 
1. The Los Angeles County Hearing Officer conducted a duly noticed public hearing 

in the matter of Oak Tree Permit No. 200700051 and Tentative Parcel Map No. 
060372 (“PM 060372”) on November 15, 2011. 
 

2. Oak Tree Permit No. 200700051 is a proposal to remove three oak trees (non 
heritage oaks) and encroach into the protected zone of one oak tree (non heritage 
oak) pursuant to Section 22.56.2060 of the Los Angeles County Zoning Code. 
 

3. PM 060372 is a proposal to create four single-family lots on 3.1 gross acres (2.8 
net acres). 

 
4. The subject Project site is located at 7665 North Lomond Avenue, within the 

Azusa-Glendora Zoned District. 
 
5. The square shaped property is 3.1 gross acres (2.8 net acres) in size with sloping 

terrain. 
 

6. The subject Project site consists of two parcels, one currently improved with one 
single-family residence, to remain on proposed Lot No. 3. Surrounding uses 
include single-family residences to the north, east, south, and west. 
 

7. Access to Lot Nos. 1, 2, and 3 will be provided from Ben Lomond Avenue, a 35-
foot wide private street/private driveway and fire lane, and access to Lot No. 4 will 
be provided by Cairngrove Avenue, a 34-foot wide private street/private driveway 
and fire lane.  

 
8. The subject Project site is depicted within Category 1 (Low Density Residential - 

One to Six Dwelling Units per Gross Acre) on the Land Use Policy Map of the Los 
Angeles Countywide General Plan (“General Plan”). This land use designation 
would allow a maximum of 18 dwelling units on the project site. The applicant has 
proposed four single-family lots, which is consistent with this land use category. 
 

9. The Project site is currently zoned R-A-20,000 (Residential-Agriculture-20,000 
Square Feet Minimum Required Lot Area) zone. Surrounding zoning to the north, 
south, east, and west is R-A-20,000.  
 

10. The proposed project is required to comply with the development standards of the 
R-A-20,000 zone, pursuant to Section 22.20.410 of the Los Angeles County Code 
(“County Code”).  Single-family units are permitted in the R-A-20,000 zone. The 
minimum required lot area for this zone is 20,000 square feet. Lot No. 1 is 20,057 
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net square feet, Lot No. 2 is 20,024 net square feet, Lot No. 3 is 62,715 net square 
feet, and Lot No. 4 is 20,031 net square feet.  
 

11. A letter from the City of Glendora was received which recommended the new lots 
be consistent with the City’s development standards for the pre-zone designation 
of the E-7 20,000 zone given to the project site.  
 

12. Prior to the public hearing, four letters in opposition were received from 
surrounding neighbors with concerns regarding: existing project slopes, existing 15 
foot paved road which does not allow for two cars to pass and is the only means of 
access for various lots in the area and emergency vehicles; the lack of street 
lighting; project site currently being an eye sore as it is not maintained; the future 
grading required to develop the proposed residential lots; street frontage waiver 
request; the drainage channel within proposed Lot No. 4; removal of oak trees; 
compliance with proposed mitigation measures; historical flooding of Cairngrove 
and Ben Lomond, future drainage mitigation of proposed Lot No. 4; and the 
proximity to St. Lucy High School and the increased traffic around this area. 

 
13. On November 15, 2011 the Hearing Officer heard a presentation from staff as well 

as the applicant who noted that the project conditions had been reviewed and 
accepted. 
 

14. On November 15, 2011, the Hearing Officer, heard from one speaker who noted 
concerns regarding the community name designation of Azusa for this project, as 
the project is within the Glendora’s Sphere of Influence under the Local Agency 
Formation Commission for the County of Loa Angeles (“LAFCO”). The second 
concern raised was regarding future pavement widening and whether that would 
modify the existing easement or restrict access.   
 

15. Staff clarified that the Azusa community name designation is used for internal 
project area verification purposes, and that the project will not change the existing 
34-foot wide easement for the private streets and that the project will increase the 
pavement width from 10 or 15 feet to 24 feet prior to building permit issuance of 
future development. It was also clarified that access will not be restricted. 
 

16. The Hearing Officer addressed neighbors’ concerns submitted prior to the public 
hearing. He acknowledged that the existing and future pavement widening has 
been cleared by the Los Angeles County Department Of Fire; that a future 
proposal of three single-family residences will not create a significant impact; that 
the pending subdivision request does not authorize construction of single-family 
residences which will be subject to the R-A-20,000 zone and is similar to the City 
of Glendora’s designated zone for the subject project site; and that drainage and 
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seismic issues will be addressed prior to construction of future single-family 
residences during the building permit issuance phase. 
 

17. On November 15, 20011, after hearing all testimony, the Hearing Officer closed 
the public hearing, adopted the Mitigated Monitoring Program and approved Oak 
Tree Permit No. 200700051 and Tentative Parcel Map No. 060372 with project 
conditions including the Mitigation Monitoring Program. 
 

18. The Hearing Officer finds the proposed project and the provisions for its design 
and improvement to be consistent with the goals and policies of the General Plan.  
The project increases the supply of housing and promotes the efficient use of land 
through a more concentrated pattern of urban development. 
 

19. The proposed development is compatible with surrounding land use patterns.   
 

20. The permittee submitted an Oak Tree Report prepared by Cy Carlberg (consulting 
arborist), dated October 10, 2007, that identifies and evaluates 14 oak trees on the 
subject property. 
 
The proposed removal of three oak trees (tree nos. 6, 8, and 9) and encroachment 
into the protected zone of one oak tree (tree no. 5) are required to allow for the 
widening and paving of Ben Lomond Avenue to a 24-foot width.  
 

21. The Los Angeles County Forester and Fire Warden (“Forester”) reviewed the Oak 
Tree Report and determined that the document is accurate and complete as to the 
location, size, condition, and species of the oak trees on the site. The Forester 
recommended approval, within their January 14, 2008 letter, of the requested oak 
tree removals and encroachment, subject to recommended conditions of approval, 
including replacement of oak tree removals at a rate of 2:1 for a total of six 
mitigation oak trees. 

 
22. Development on the proposed parcels must comply with the Los Angeles County 

Low Impact Development, Green Building, and Drought-Tolerant Landscaping 
Ordinances, as applicable, prior to building permit issuance. 
 

23. An Initial Study was prepared for this project in compliance with the California 
Environmental Quality Act (Public Resources Code Section 21000 et. Seq.) 
(“CEQA”), the State CEQA Guidelines, and the Environmental Document 
Reporting Procedures and Guidelines of the County of Los Angeles. The Initial 
Study identified less than significant effects with project mitigation to aesthetics, 
biological resources, hazards/hazardous materials, hydrology/water quality, noise, 
public services, and mandatory findings of significance. Based on the Initial Study, 
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a Mitigated Negative Declaration (“MND”) has been prepared for this project. 
Conditions in the proposed project are necessary in order to ensure the proposed 
project will not have a significant effect on the environment, and such conditions 
have been included in the Mitigation Monitoring Program (“MMP”). 
 

24. After consideration of the attached MND and MMP together with any comments 
received during the public review process, the Hearing Officer finds on the basis of 
the whole record before them that there is no substantial evidence the project as 
proposed with conditions, will have a significant effect on the environment, finds 
the MND reflects the independent judgment and analysis of the Hearing Officer, 
and adopts the MND and attached MMP. 
 

25. The Hearing Officer finds that the project is subject to California Department of 
Fish and Game fees for the project’s effect on fish and wildlife, pursuant to Section 
711.4 of the California Fish and Game Code.   

 
26. Approval of this Oak Tree Permit is conditioned on the permittee’s compliance with 

the attached conditions of approval as well as the conditions of approval for the 
related Parcel Map and the MMP. 

27. The permittee has demonstrated the suitability of the subject property for the 
proposed use.  Establishment of the proposed use at such location is in conformity 
with good zoning practice.  Compliance with the conditions of approval will ensure 
compatibility with surrounding land uses and consistency with all applicable 
General Plan policies. 

 
28. The location of the documents and other materials constituting the record of 

proceedings upon which the Hearing Officer’s decision is based in this matter is in 
the Department of Regional Planning (“Regional 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 Land Divisions 
Section, Regional Planning. 

BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES: 

1. That construction of the proposed land use will be accomplished without 
endangering the health of any remaining trees on the property that are subject to 
Chapter 22.56, Part 16, of the County Code; 

2. That the proposed removal of the oak trees will not result in soil erosion through 
the diversion or increased flow of surface waters which cannot be satisfactorily 
mitigated; 
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3. That in addition to the above facts, that the removal of up to three (3) oak trees 
and the encroachment into the protected zone of up to one (1) oak tree is 
necessary for development reasons as continued existence of the trees at the 
present location frustrates the planned improvements and proposed use of the 
subject property to such an extent that: a) alternative development plans cannot 
achieve the same permitted density or the cost of such alternative would be 
prohibitive; or b) placement of such tree precludes the reasonable and efficient 
use of such property for a use otherwise authorized; and  

4. That the proposed removal of the oak trees will not be contrary to or in substantial 
conflict with the intent and purpose of the Oak Tree Permit procedure. 

 
THEREFORE, in view of the findings of fact and conclusions presented above, Oak Tree 
Permit No. 200700051 is approved subject to the attached conditions and Mitigation 
Monitoring Program established by the Hearing Officer and recommended by the Los 
Angeles County Subdivision Committee including the County Forrester. 
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This grant authorizes three oak tree removals, Oak Tree Nos. 6, 8,  and 9, and 
encroachment into the protected zone of one oak tree, Oak Tree Nos. 5., as identified 
on Tentative Parcel Map No. 060372 dated December 29, 2010, subject to the following 
conditions: 
 
1. 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 
Department of Regional Planning their affidavit stating that they are aware of and 
agree to accept all of the conditions of this grant.  The affidavit shall be filed by 
December 15, 2011. 

 
2. This grant shall not be effective for any purpose 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 of the conditions of this grant, and until all required fees have 
been paid pursuant to the attached County Forester’s letter dated January 14. 
2008. 
 

3. This grant shall expire unless used within two years after the recordation of a final 
map for the Tentative Parcel Map No. 060372 (“PM 060372”). In the event that PM 
060372 should expire without the recordation of a final map, this grant shall 
terminate upon the expiration of the tentative map. Entitlement to the use of the 
property thereafter shall be subject to the regulations then in effect. 

 
4. 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. 

 
5. The permittee shall defend, indemnify and hold harmless the County, its agents, 

officers, and employees from any claim, action, or proceeding against the County 
or its agents, officers, or employees to attack, set aside, void or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code Section 65009. The County shall notify the permittee of any claim, action, or 
proceeding and the County shall reasonably cooperate in the defense.   

 
6. 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 pay the 
Department of Regional Planning an initial deposit of $5,000, from which actual 
costs shall be billed and deducted for the purpose of defraying the expenses 
involved in the department's cooperation in the defense, including but not limited 
to, depositions, testimony, and other assistance to permittee or permittee's 
counsel. The permittee shall also pay the following supplemental deposits, from 
which actual costs shall be billed and deducted: 
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a. If during the litigation process, actual costs 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 the initial deposit. There is no limit to 
the number of supplemental deposits that may be required prior to completion 
of the litigation. 

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

supplemental deposit may exceed the minimum amounts defined herein. The 
cost for collection and duplication of records and other related documents will 
be paid by the permittee according to Los Angeles County Code Section 
2.170.010. 

 
7. 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.  The permittee shall deposit with the County of 
Los Angeles the sum of $200.00.  The deposit shall be placed in a performance 
fund, which shall be used exclusively to compensate the Department of Regional 
Planning for all expenses incurred while inspecting the premises to determine the 
permittee's compliance with the conditions of approval.  The deposit provides for 
one (1) inspection. If additional Department of Regional Planning inspections are 
deemed necessary, required supplementary funds (at $200 per inspection) shall be 
deposited with the Department of Regional Planning.  Inspections shall be 
unannounced and may be coordinated with the County Forester.   

 
8. Within five days of the approval date of this grant, the permittee shall remit 

processing fees (currently $2,044.00) payable to the County of Los Angeles 
in connection with the filing and posting of a Notice of Determination in compliance 
with Section 21152 of the Public Resources Code and Section 711 of the California 
Fish and Game Code to defray the costs of fist and wildlife protection and 
management incurred by the California department of Fish and Game. No project 
subject to this requirement is final or operative until the fee is paid. 
 

9. Within  30 days of the tentative map approval, as provided in the MMP, 
deposit the sum of $3,000 with Regional Planning in order to defray the cost of 
reviewing the subdivider’s reports and verifying compliance with the information 
contained in the reports required by the MMP. 
 

10. The mitigation measures set forth in the “Project Mitigation Measures Due to 
Environmental Evaluation” section of the Mitigated Negative Declaration for the 
project are incorporated by this reference and made conditions of this project. 
Comply with all such mitigation measures in accordance with the attached 
Mitigation Monitoring Plan. Record a covenant and agreement, and submit a draft 
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copy to Regional Planning for approval prior to recordation, agreeing to the 
mitigation measures imposed by the Mitigated Negative Declaration for this project. 
 

11. As a means of ensuring the effectiveness of the mitigation measures, the 
subdivider shall submit annual mitigation monitoring reports to Regional Planning. 
The reports shall describe the status of the subdivider’s compliance with the 
required mitigation measures. 
 

12. 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 the Department of Regional Planning for all 
additional enforcement efforts necessary to bring the subject property into 
compliance. 

 
13. 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 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. 
 

14. 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 
approval, which is brought within the applicable time period of Government Code 
Section 64499.37 or any other applicable limitation period.  The County shall 
promptly notify the subdivider of any claim, action, or proceeding and the County 
shall fully cooperate in the defense. 
 

15. All requirements of the Zoning Ordinance and of the specific zoning of the subject 
property must be complied with unless otherwise set forth in these conditions or 
shown on the approved plans. 
 

16. The development of the subject property shall comply with all requirements and 
conditions approved for PM 060372. 

 
17. The permittee shall comply with all conditions and requirements contained in the 

County of Los Angeles Forester and Fire Warden, Forestry Division, letter dated 
January 14, 2008 (attached hereto), to the satisfaction of said Division, except as 
otherwise required by said Division. 

 
a. The permittee shall provide mitigation trees of the Oak genus at a rate of 

two to one (2:1) for each tree removed for a total of six (6) trees, per the 
Forester’s letter dated January 14, 2008. 
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18. The permittee shall plant one acorn of the Quercus agrifolia variety for each 

mitigation tree planted.  The acorns shall be planted at the same time as and within 
the watering zone of each mitigation tree. 

 
19. All replacement trees shall be planted on native undisturbed soil.  The first two 

irrigations or watering of planted trees shall incorporate the addition of a 
mycorrhizae product (i.e. “mycorrhizaROOTS” or similar product) in accordance 
with the label’s directions.  A layer of humus and litter from beneath the canopy of 
the removed tree shall also be applied to the area beneath the canopies of the 
replacement trees to further promote the establishment of mycorrhizae within their 
rooting trees. 
 

20. No oak tree shall be removed until the permittee has obtained all permits and 
approvals required for the work that necessitates such removal. 
 

21. The permittee shall retain a consulting arborist to perform or supervise the work 
allowed pursuant to this grant relating to the removal of or encroachment on oak 
trees. Before commencing work authorized or required by this grant, the consulting 
arborist shall submit a letter to the Director and the Forester 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 and Forester any failure to fully comply with 
the conditions of this grant. The arborist shall prepare a schedule of construction 
activities wherein the arborist will be present on the project site to ensure 
compliance with the conditions of this 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. 
 

22. All individuals associated with the project as it relates to the oak resources shall be 
familiar with the Oak Tree Report, Oak Tree Exhibit, Mitigation Planting Plan, and 
Conditions of Approval. The permittee shall arrange for the consulting arborist or a 
similarly qualified person to maintain all remaining oak trees on the subject 
property that are within the zone of impacts as determined by the Forester for the 
life of this grant or Vesting Map. 
 

23. The permittee shall install temporary chain-link fencing not less than four feet in 
height to secure the protected zone of the remaining oak trees on site as 
necessary. The fencing shall be installed prior to grading or tree removal, and shall 
not be removed without approval of the Forester. The term “protected zone” refers 
to the area extending five feet beyond the dripline of the oak tree (before pruning), 
or 15 feet from the trunk, whichever is greater. 
 

24. The permittee shall keep copies of the Oak Tree Report, Oak Tree Map, Mitigation 
Planting Plan, and Conditions of Approval on the project site, and available for 
review. If the conditions of approval are not present on-site during a monitoring 
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inspection of an active project, the Forester will give an immediate “Stop Work 
Order.” This will be administered both verbally and in writing. The “Stop Work 
Order” will be rescinded after the Conditions of Approval are present on the site 
and all employees associated with the project are fully aware of these conditions. 
 

25. In addition to the work expressly allowed by this permit, remedial pruning intended 
to ensure the continued health of a protected oak tree or to improve its appearance 
or structure may be performed. Such pruning shall include the removal of 
deadwood and stubs and medium pruning of branches two inches in diameter or 
less in accordance with the guidelines published by the National Arborist 
Association. Copies of these guidelines are available from the Forestry Division of 
the Fire Department. In no case shall more than 20 percent of the tree canopy of 
anyone tree be removed. 
 

26. Except as otherwise expressly authorized by this grant, the remaining oak trees 
shall be maintained in accordance with the principles set forth in the publication, 
Oak Trees: Care and Maintenance, prepared by the Forestry Division of the Fire 
Department, a copy of which is attached with these conditions. 
 

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

28. The project arborist shall inspect all mitigation trees on a quarterly basis for two 
years after completion of construction. The arborist’s observations shall be 
reported to the Forester, including any loss of trees. 
 

29. Prior to the planting of the trees, the biologist/arborist for the permittee shall 
determine planting sites, prepare planting plans and specifications, and a 
monitoring program, all of which shall be approved by the Forester and Director. 
 

30. All work on or within the protected zone of an oak tree shall be performed by or 
under the supervision of the consulting arborist. 
 

31. Trenching excavation, or clearance of vegetation within the protected zone of an 
oak tree shall be accomplished by the use of hand tools or small hand-held power 
tools. Any major roots encountered shall be conserved to the extent possible and 
treated as recommended by the consulting arborist. 
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32. For those trees upon which the permittee is allowed to encroach, any fencing 

installation around the perimeter of the properties shall be of wrought iron or wood 
post type construction wherever the fencing passes within 10 feet of any oak trunk. 
No block walls or other type of fence or wall construction which requires substantial 
trenching for foundations shall be located within 10 feet of any oak tree in order to 
limit damage caused by such types of construction. 
 

33. Removal of or encroachment within the protected zone of any additional tree of the 
Oak Genus on the project site is prohibited. If the permittee encroaches or 
removes an oak tree not specified in the Oak Tree Report, the permittee shall be 
required to stop all work immediately. The permittee shall be required to submit a 
new Oak Tree Report that accurately identifies the project conditions and shall 
diligently pursue such new permit through the permitting process. The permittee 
shall be responsible for paying all associated fees for the new Oak Tree Permit. 
 

34. No planting or irrigation system shall be installed within the dripline of any oak tree 
that will be retained. 
 

35. Utility trenches shall not be routed within the protected zone of an oak tree unless 
the serving utility requires such locations. 
 

36. Equipment, materials, and vehicles shall not be stored, parked, or operated within 
the protected zone of any oak tree. No temporary structures shall be placed within 
the protected zone of any oak. 
 

37. Any violation of the oak tree 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 
 
 

Attachment:  County Forester’s Letter dated January 14, 2008. 
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1. The Los Angeles County Hearing Officer conducted a duly noticed public hearing 

in the matter of Tentative Parcel Map No. 060372 (“PM 060372”) and Oak Tree 
Permit No. 200700051 on November 15, 2011.   
 

2. PM 060372 is a proposal to create four single-family residential lots on 3.1 gross 
acres (2.8 net acres).  
 

3. Oak Tree Permit No. 200700051 is a proposal to remove three oak trees (non 
heritage oaks) and encroach into the protected zone of one oak tree (non 
heritage oak) pursuant to Section 22.56.2060 of the Los Angeles County Zoning 
Code. 
 

4. The subject Project site is located at 7665 North Lomond Avenue, within the 
Azusa-Glendora Zoned District. 
 

5. The square shaped property is 3.1 gross acres (2.8 net acres) in size with 
sloping terrain. 
 

6. The subject Project site consists of two parcels, one currently improved with one 
single-family residence, to remain on proposed Lot No. 3. Surrounding uses 
include single-family residences to the north, east, south, and west. 
  

7. Access to Lot Nos. 1, 2, and 3 will be provided from Ben Lomond Avenue, a 35-
foot wide private street/private driveway and fire lane, and access to Lot No. 4 
will be provided by Cairngrove Avenue, a 34-foot wide private street/private 
driveway and fire lane.  
 

8. The subject Project site is depicted within Category 1 (Low Density Residential - 
One to Six Dwelling Units per Gross Acre) on the Land Use Policy Map of the 
Los Angeles Countywide General Plan (“General Plan”). This land use 
designation would allow a maximum of six single-family residential lots on the 
project site. The applicant has proposed four single-family residential lots, which 
is consistent with this land use category. 

 
9. The Project site is currently zoned R-A-20,000 (Residential-Agriculture-20,000 

Square Feet Minimum Required Lot Area) zone. Surrounding zoning to the north, 
south, east, and west is R-A-20,000.  
 

10. The proposed project is required to comply with the development standards of 
the R-A-20,000 zone, pursuant to Section 22.20.410 of the Los Angeles County 
Code (“County Code”).  Single-family units are permitted in the R-A-20,000 zone. 
The minimum required lot area for this zone is 20,000 square feet.  Lot No 1 is 
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20,057 net square feet, Lot No. 2 is 20,024 net square feet, Lot No. 3 is 62,715 
net square feet, and Lot No. 4 is 20,031 net square feet. 

 
11. The project is granted a waiver of street frontage as it is consistent with the 

existing neighborhood pattern. 
 

12. The project density does not exceed the midpoint threshold density as set forth in 
Section 22.56.215, and as concluded from the slope density analysis map dated 
August 11, 2003, does not require at this time a conditional use permit to ensure 
compliance with the hillside management provisions. The midpoint threshold 
density for this project is nine, which is more than the proposed four lots.  

 
13. Future development on the proposed lots must comply with the Los Angeles 

County Low Impact Development, Green Building, and Drought-Tolerant 
Landscaping ordinances prior to building permit issuance. 
 

14. A letter from the City of Glendora was received which recommended the new lots 
be consistent with the City’s development standards for the pre-zone designation 
of the E-7 20,000 zone given to the project site. 
 

15. Prior to the public hearing, four letters in opposition were received from 
surrounding neighbors with concerns regarding: existing project slopes, existing 
15 foot paved road which does not allow for two cars to pass and is the only 
means of access for various lots in the area and emergency vehicles; the lack of 
street lighting; project site currently being an eye sore as it is not maintained; the 
future grading required to develop the proposed residential lots; street frontage 
waiver request; the drainage channel within proposed Lot No. 4; removal of oak 
trees; compliance with proposed mitigation measures; historical flooding of 
Cairngrove and Ben Lomond, future drainage mitigation of proposed Lot No. 4; 
and the proximity to St. Lucy High School and the increased traffic around this 
area. 
 

16. On November 15, 2011 the Hearing Officer heard a presentation from staff as 
well as the applicant who noted that the project conditions had been reviewed 
and accepted. 
 

17. On November 15, 2011, the Hearing Officer, heard from one speaker who noted 
concerns regarding the community name designation of Azusa for this project, as 
the project is within the Glendora’s Sphere of Influence under the Local Agency 
Formation Commission for the County of Loa Angeles (“LAFCO”). The second 
concern raised was regarding future pavement widening and whether that would 
modify the existing easement or restrict access.   
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18. Staff clarified that the Azusa community name designation is used for internal 
project area verification purposes, and that the project will not change the 
existing 34-foot wide easement for the private streets and that the project will 
increase the pavement width from 10 or 15 feet to 24 feet prior to building permit 
issuance of future development. It was also clarified that access will not be 
restricted. 
 

19. The Hearing Officer addressed neighbors’ concerns submitted prior to the public 
hearing. He acknowledged that the existing and future pavement widening has 
been cleared by the Los Angeles County Department Of Fire; that a future 
proposal of three single-family residences will not create a significant impact; that 
the pending subdivision request does not authorize construction of single-family 
residences which will be subject to the R-A-20,000 zone and is similar to the City 
of Glendora’s designated zone for the subject project site; and that drainage and 
seismic issues will be addressed prior to construction of future single-family 
residences during the building permit issuance phase. 
 

20. On November 15, 20011, after hearing all testimony, the Hearing Officer closed 
the public hearing, adopted the Mitigated Monitoring Program and approved Oak 
Tree Permit No. 200700051 and Tentative Parcel Map No. 060372 with project 
conditions including the Mitigation Monitoring Program. 
 

21. The Hearing Officer finds the proposed project and the provisions for its design 
and improvement to be consistent with the goals and policies of the General 
Plan.  The project increases the supply of housing and promotes the efficient use 
of land through a more concentrated pattern of urban development.   

 
22. The proposed development is compatible with surrounding land use patterns, 

including lot size.   
 

23. The site is physically suitable for the type of development and density being 
proposed. The property is relatively level and has adequate building sites to be 
developed in accordance with the County grading ordinance, and will be provided 
with water supplies and distribution facilities to meet anticipated domestic and fire 
protection needs. 
 

24. The design of the subdivision and the type of improvements proposed will not 
cause serious public health problems, since sewage disposal, storm drainage, 
fire protection, and geological and soils factors are addressed in the conditions of 
approval. 

 
25. The design of the subdivision and the proposed improvements will not cause 

substantial environmental damage or substantial and avoidable injury to fish or 
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wildlife or their habitat. The subject property is not located in a Significant 
Ecological Area and does not contain any stream courses or high value riparian 
habitat.  

 
26. The design of the subdivision provides to the extent feasible, for future passive or 

natural heating or cooling opportunities therein.   
 
27. The division and development of the property in the manner set forth on this map 

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

 
28. Pursuant to Article 3.5 of the Subdivision Map Act, the proposed subdivision 

does not contain or front upon any public waterway, river, stream, coastline, 
shoreline, lake or reservoir. 

 
29. The housing and employment needs of the region were considered and balanced 

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

30. An Initial Study was prepared for this project in compliance with the California 
Environmental Quality Act (Public Resources Code Section 21000 et. Seq.) 
(“CEQA”), the State CEQA Guidelines, and the Environmental Document 
Reporting Procedures and Guidelines of the County of Los Angeles. The Initial 
Study identified less than significant effects with project mitigation to aesthetics, 
biological resources, hazards/hazardous materials, hydrology/water quality, 
noise, public services, and mandatory findings of significance. Based on the 
Initial Study, a Mitigated Negative Declaration (“MND”) has been prepared for 
this project. Conditions in the proposed project are necessary in order to ensure 
the proposed project will not have a significant effect on the environment, and 
such conditions have been included in the Mitigation Monitoring Program 
(“MMP”). 
 

31. After consideration of the attached MND and MMP together with any comments 
received during the public review process, the Hearing Officer finds on the basis 
of the whole record before them that there is no substantial evidence the project 
as proposed with conditions, will have a significant effect on the environment, 
finds the MND reflects the independent judgment and analysis of the Hearing 
Officer, and adopts the MND and attached MMP. 
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32. The Hearing Officer finds that the project is subject to California Department of 
Fish and Game fees for the project’s effect on fish and wildlife, pursuant to 
Section 711.4 of the California Fish and Game Code.   
 

33. The location of the documents and other materials constituting the record of 
proceedings upon which the Hearing Officer’s decision is based in this matter is 
in the Department of Regional Planning (“Regional 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 
Land Divisions Section, Regional Planning. 

  
THEREFORE, in view of the findings of fact and conclusions presented above, 
Tentative Parcel Map No. 060372 is approved subject to the attached conditions 
and Mitigation Monitoring Program established by the Hearing Officer and 
recommended by the Los Angeles County Subdivision Committee. 
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1. The subdivider shall conform to the applicable requirements of Titles 21 and 22 
of the Los Angeles County Code (“County Code”) including the area 
requirements of the R-A-20,000 zone. Also, conform to the requirements of Oak 
Tree Permit No. 200700051 and the Mitigation Monitoring Program (“MMP”). 
 

2. Label Ben Lomond Avenue and Cairngrove Avenue as “Private Driveway and 
Fire Lane” on the final map. 
 

3. Construct or bond with the Los Angeles County Department of Public Works 
(“Public Works”) for driveway paving in widths as shown on the Tentative Parcel 
Map dated December 29, 2010, to the satisfaction of the Los Angeles County 
Department of Regional Planning (“Regional Planning”) and the Los Angeles 
County Fire Department. 
 

4. All future development on the proposed lots must comply with the Los Angeles 
County Green Building Ordinance, Low Impact Development Ordinance, and 
Drought-Tolerant Landscaping Ordinance at building permit issuance. 
 

5. A final parcel map is required for this subdivision.  A parcel map waiver is not 
allowed. 
 

6. Permission is granted to waive street frontage. 
 

7. The subdivider or successor in interest shall plant at least one tree of a non-
invasive species in the front yard of each parcel.  The location and the species of 
said trees shall be incorporated into a site plan or landscape plan.  Prior to final 
map approval, the site/landscaping plan shall be approved by the Los Angeles 
County Department of Regional Planning (“Regional Planning”), and a bond shall 
be posted with the Los Angeles County Department of Public Works (“Public 
Works”) or other verification shall be submitted to the satisfaction of Regional 
Planning to ensure the planting of the required trees. 
 

8. Pursuant to Chapter 22.72 of the County Code, the subdivider or his successor in 
interest shall pay a fee to the Los Angeles County Librarian prior to issuance of 
any building permit, as this project’s contribution to mitigating impacts on the 
library system in the East San Gabriel Valley Planning Area, in the amount 
required by Chapter 22.72 at the time of payment (currently $827.00 per dwelling 
unit) and provide proof of payment to the Department of Regional Planning.  The 
fee is subject to adjustment as provided for in applicable local and State law. The  
subdivider may contact the County Librarian at (562) 940-8450 regarding 
payment of fees. 
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9. For the posting of any performance bonds for conditions herein, inspections 

related to the verification of improvement(s) installation and/or construction shall  
be conducted by Regional Planning.  Upon request for a bond release, the 
subdivider shall pay the amount charged for bond release inspections, which 
shall be the amount equal to the recovery cost at the time of payment (currently 
$1,777.00 per inspection). 

 
10. Within five days of the tentative map approval date, remit processing fees 

(currently $2,044.00) payable to the County of Los Angeles in connection 
with the filing and posting of a Notice of Determination in compliance with Section 
21152 of the California Public Resources Code and Section 711 of the California 
Fish and Game Code to defray the costs of fish and wildlife protection and 
management incurred by the California Department of Fish and Game. No 
project subject to this requirement is final, vested or operative until the fee is 
paid. 
 

11. Within 30 days of the tentative map approval, as provided in the MMP, 
deposit the sum of $3,000 with Regional Planning in order to defray the cost 
of reviewing the subdivider’s reports and verifying compliance with the 
information contained in the reports required by the MMP. 

 
12. The mitigation measures set forth in the “Project Mitigation Measures Due to 

Environmental Evaluation” section of the Mitigated Negative Declaration for the 
project are incorporated by this reference and made conditions of this project. 
Comply with all such mitigation measures in accordance with the attached 
Mitigation Monitoring Plan. Record a covenant and agreement, and submit a 
draft copy to Regional Planning for approval prior to recordation, agreeing to the 
mitigation measures imposed by the Mitigated Negative Declaration for this 
project.  
 

13. As a means of ensuring the effectiveness of the mitigation measures, the 
subdivider shall submit annual mitigation monitoring reports to Regional 
Planning. The reports shall describe the status of the subdivider’s compliance 
with the required mitigation measures. 
 

14. No grading is approved at this time. 
 

15. 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 approval, which is brought within the applicable time period of Government 
Code Section 64499.37 or any other applicable limitation period.  The County 
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shall promptly notify the subdivider of any claim, action, or proceeding and the 
County shall fully cooperate in the defense. 

 
16. In the event that any claim, action, or proceeding as described in the condition 

above is filed against the County, the subdivider shall within ten days of the filing 
pay Regional Planning an initial deposit of $5,000, from which actual costs shall 
be billed and deducted for the purpose of defraying the expenses involved in 
Regional Planning’s cooperation in the defense, including but not limited to 
depositions, testimony, and other assistance to the subdivder or subdivider’s 
counsel.  The subdivider shall pay the following supplemental deposits, from 
which the actual costs shall be billed and deducted: 
  
a.  If during the litigation process, actual costs incurred reach 80 percent of 
 the amount on deposit, the subdivider shall deposit additional funds 
 sufficient to bring the balance up to the amount of the initial deposit.  
 There is no limit to the number of supplemental deposits that may be 
 required prior to the completion of the litigation. 
 
b.  At the sole discretion of the subdivider, the amount of an initial or 
 supplemental deposit may exceed the minimum amounts defined herein. 
 
The cost of the collection and duplication of records and other related documents 
will be paid by the subdivider according to County Code Section 2.170.010. 
 

Except as expressly modified herein above, this approval is subject to all those 
conditions set forth in Oak Tree Permit No. 200700051 and attached MMP, attached 
reports recommended to the Los Angeles County Subdivision Committee, which 
consists of Public Works, Los Angeles County Fire Department, Los Angeles County 
Department of Parks and Recreation, and the Los Angeles County Department of Public 
Health, in addition to Regional Planning. 
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The following reports consisting of 10 pages are the recommendations of Public Works.

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

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

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

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

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

5. All easements existing at the time of final map approval must be accounted for on
the approved tentative map. This includes the location, owner, purpose, and
recording reference for all existing easements. If an easement is blanket or
indeterminate in nature, a statement to that effect must be shown on the tentative
map in lieu of its location. If all easements have not been accounted for, submit a
corrected tentative map to the Department of Regional Planning for approval.
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6. Adjust, relocate, and/or eliminate lot lines, lots, streets, easements, grading,
geotechnical protective devices, and/or physical improvements to comply with
ordinances, policies, and standards in effect at the date the County determined the
application to be complete all to the satisfaction of Public Works.

7 Quitclaim or relocate easements running through proposed structures.

8. Delineate proof of access to a public street on the final map.

9. The street frontage requirement for all parcels needs to be waived by the
Advisory Agency.

10. Label Ben Lomond Avenue, Cairngrove Avenue, driveways and multiple access
strips as Private Driveway and Fire Lane and delineate on the final map to the
satisfaction of Public Works.

11. Reserve reciprocal easements for drainage, ingress/egress, water, utilities, right to
grade, and maintenance purposes, etc., in documents over the common private
driveways (Ben Lomond Avenue and Cairngrove Avenue) to the satisfaction of
Public Works.

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

13. Prior to submitting the parcel map to the Director of Public Works for examination
pursuant to Section 66450 of the Government Code, obtain clearances from all
affected Departments and Divisions, including a clearance from the Subdivision
Mapping Section of the Land Development Division of Public Works for the following
mapping items; mathematical accuracy; survey analysis; and correctness of
certificates, signatures, etc.

14. If signatures of record title interests appear on the final map, a preliminary
guarantee is needed. A final guarantee will be required at the time of filing of the
final map with the Registrar-Recorder/County Clerk's Office. If said signatures do
not appear on the final map, a title report/guarantee is needed showing all fee
owners and interest holders and this account must remain open until the final parcel
map is filed with the Registrar-Recorder/County Clerk's Office.
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15. Within 30 days of the approval date of this land use entitlement or at the time of first
plan check submittal, the applicant shall deposit the sum of $2,000 (Minor Land
Divisions) or $5,000 (Major Land Divisions) with Public Works to defray the cost of
verifying conditions of approval for the purpose of issuing final map clearances.
This deposit will cover the actual cost of reviewing conditions of approval for
Conditional Use Permits, Tentative Tract and Parcel Maps, Vesting Tentative Tract
and Parcel Maps, Oak Tree Permits, Specific Plans, General Plan Amendments,
Zone Changes, CEQA Mitigation Monitoring Programs and Regulatory Permits from
State and Federal Agencies (Fish and Game, USF&W, Army Corps, RWQCB, etc.)
as they relate to the various plan check activities and improvement plan designs. In
addition, this deposit will be used to conduct site field reviews and attend meetings
requested by the applicant and/or his agents for the purpose of resolving technical
issues on condition compliance as they relate to improvement plan design,
engineering studies, highway alignment studies and tract/parcel map boundary, title
and easement issues. When 80(Y0 of the deposit is expended, the applicant will be
required to provide additional funds to restore the initial deposit. Remaining
balances in the deposit account will be refunded upon final map recordation

-NC()
Prepared by  Henry Wonq Phone  (626) 458-4910 Date  Rev. 02-22-2011 
pm60372L-rev5(rev'd 02-22-11) doc
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900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 91803-1331

WWW.DPW.LACOUNTY.GOV

PARCEL MAP NO. 60372 REV TENTATIVE MAP DATED 12/29/2010

STORM DRAIN AND HYDROLOGY SECTION CONDITIONS OF APPROVAL, PHONE: (626) 458-4921

Prior to recordation of a Parcel Map:

Deed restrictions for cross-lot drainage are required with Parcel Map recordation.

Prior to Building Permit:

Prior to issuance of building permits, plans must be approved to: provide for the proper distribution of drainage and for contributory
drainage from adjoining properties and eliminate the sheet overflow, ponding, and protect the lots from high velocity scouring
action; comply with NPDES, SWMP, and SUSMP requirements.

*Name 

	

	 6-7-7.14:) 	 Date  02/14/2011  Phone (626) 458-4921 
YONG GUO



DISTRIBUTION
Geologist

1 Soils Engineer
1 GMED File
1 Subdivision

Sheet 1 of 1 County of Los Angeles Department of Public Works
GEOTECHNICAL AND MATERIALS ENGINEERING DIVISION

GEOLOGIC REVIEW SHEET
900 So. Fremont Ave., Alhambra, CA 91803

TEL. (626) 458-4925

TENTATIVE PARCEL MAP 60372 
SUBDIVIDER Boyd 
ENGINEER Gilbert Engineering 
GEOLOGIST & SOILS ENGINEER EGL

TENTATIVE MAP DATED 12/29/10 (Rev) 
LOCATION Glendora 
GRADING BY SUBDIVIDER [N] (Y or N)

REPORT DATE  211/11, 9116108, 3/6/08, 11/21/07, 9/21/07, 12/1/03 

TENTATIVE MAP FEASIBILITY IS RECOMMENDED FOR APPROVAL FROM A GEOLOGIC STANDPOINT

THE FOLLOWING INFORMATION IS APPLICABLE TO THIS DIVISION OF LAND:

• The Final Map does not need to be reviewed by GMED.

• Geology and/or soils engineering reports may be required prior to approval of building or grading plans.

• The Soils Engineering review dated 2/15/11 is attached.

Prepared by
Charles Nestle

Reviewed by Date 2/20/11

Please 'complete a Customer Service Survey at http://dpw.lacounty.qov/gokwnedsurvev
P:\Gmepub\Geology Review\Forms\Form02.doc
8/30/07



Reviewed byPrepared by

Olga Cruz

Date 2/15/10

COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS

GEOTECHNICAL AND MATERIALS ENGINEERING DIVISION
SOILS ENGINEERING REVIEW SHEET

Address:
Telephone:
Fax:

900 S. Fremont Ave., Alhambra, CA 91803
(626) 458-4925
(626) 458-4913

District Office
Job Number
Sheet 1 of 1

LX001129

Tentative Parcel Map 60372 DISTRIBUTION:
Grading/ Drainage

Location North Ben Lomond Avenue, Glendora 1 Geo/Soils Central File
Developer/Owner Boyd 1 District Engineer
Engineer/Architect Gilbert Engineering Geologist
Soils Engineer EGL (03-114-035EG) 1 Soils Engineer
Geologist EGL 1 Engineer/Architect

Review of:
Revised Tentative Parcel Map Dated By Regional Planning 12/29/10 (Revl
Soils Engineering Report Dated 12/1/03
Geology/Seismic Fault Study Report Dated 9/21/07
Soils Engineering Addenda Report Dated 3/6/08, 11/21/07
Soils Geology and Engineering Report 2/1111, 9/16/08 (Percolation),
Previous review sheet dated 1/18/11 

ACTION:
Tentative Map feasibility is recommended for approval.

NOTE(S) TO THE PLAN CHECKER/BUILDING AND SAFETY ENGINEER:
A. ON-SITE SOILS ARE CORROSIVE TO FERROUS METALS.
B. PER THE SOILS ENGINEER, UNRESTRAINED RETAINING WALL CONSTRUCTION SHALL REQUIRE GEOGRID

INSTALLATION OR IMPORT OF OFF-SITE COHESIVE SOILS.

Please complete a Customer Service Survey at hftp://dpw.lacounty.gov/go/gmedsurvey.
NOTICE: Public safety, relative to geotechnical subsurface exploration, shall be provided in accordance with current codes for excavations, inclusive of
the Los Angeles County Code, Chapter 11.48, and the State of California, Title 8, Construction Safety Orders.
P: \ gmeputolSoils Review \ Lukas \Sites \PN1-60372, North Ben Lomond Ave, Glendora, TM-NA_0211.
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1. Approval of this map pertaining to grading is recommended (no grading proposed).

11A‘ø Name David Esfandi Date  02/17/11 Phone (626) 458-4921 

CADocuments and Settings\MESFANDI \My Documents\Tent PM 60372 App.doc
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The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

1. Waiver of street frontage is subject to the approval by the Advisory Agency. If not
waived, the subdivider shall revise the tentative map to provide street frontage.

VC-Prepared by Patricia Constanza Phone  (626) 458-4921 
pm60372r-rev5.doc

Date 01-19-2011 
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The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

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

2. There shall be filed with Public Works a statement from the water purveyor
indicating that the water system will be operated by the purveyor, and that under
normal conditions, the system will meet the requirements for the land division, and
that water service will be provided to each parcel.

3. Easements shall be granted to the County, appropriate agency or entity for the
purpose of ingress, egress, construction, and maintenance of all infrastructures
constructed for this land division to the satisfaction of Public Works.

-Hu)
Prepared by Julian Garcia Phone  (626) 458-4921 Date  01-24-2011 
pm60372w-rev5 doc
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The subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items:

Approved without conditions. There are no existing public sewer facilities within proximity
of the project and the subdivider proposes to use private sewer systems. The use and
installation of a private sewage system (septic system) must be approved by the
Department of Public Health (DPH). Please call Mr. Ken Habaradas of DPH at (626) 430-
5382 for additional information and requirements.

wc,0
Prepared by Julian Garcia Phone  (626) 458-4921 Date  01-24-2011 
pm60372s-rev5.doc



































MITIGATION MONITORING PROGRAM 
PROJECT NO. 03-237/PM 060372  

Mitigation Measure Action 
Required 

When Monitoring to Occur Responsible Agency 
or Party 

Monitoring Agency or Party 

 

MMP for PM 060372/Project No. 03-237, RENV 03-237 at 7665 North Ben Lomond Avenue, Glendora; November 03, 2011 1 

Biota     
1.  The following mitigation measures shall be 
applied: 

A.  The applicant shall retain a biologist and a 
botanist, approved by Regional Planning, to 
conduct pre-grading field surveys of the site for 
special-status plant and animal species, in 
particular the California Gnatcatcher and 
Slender Mariposa Lily, that may be affected 
and/or eliminated as a result of grading and/or 
site preparation activities.  All surveys shall be 
presented to Regional Planning for review by 
the Senior and/or Staff Biologist, and if 
necessary for review by State Fish and Game.  
 
B.  Utilizing the results of the surveys and to 
reduce the long term loss of native habitat and 
the potential of invasive species establishment, 
a Landscape/Fuel Modification plan shall be 
submitted for review and approval by the 
County of Los Angeles Department of Regional 
Planning’s Senior or Staff Biologist prior to the 
issuance of any future grading and building 
permits.  Review of the Landscape/Fuel 
Modification plan must be coordinated with the 
Fire Department’s Fuel Modification Unit.  
 

1. Landscaping shall provide an erosion-
preventative function.  The 
Landscape/Fuel Modification plan shall 
utilize locally indigenous plant species 
and other varieties per the County’s 
Drought Tolerant Plant List, and shall 
comply with County Code 22.52.2200 
for Drought –Tolerant Landscaping.   
The only exceptions to this requirement 
are for fire safety or as otherwise 
required by the County Fire 
Department.  

Payment for 
implementation 
of biological 
protective 
mitigation 
measures to be 
paid prior to 
commencement 
of construction.   

Monitoring to occur during 
construction.   

Applicant Los Angeles County 
Departments of Regional 
Planning, Public Works, and 
State Department of Fish and 
Game, County Forester. 
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2. Vegetation within the Fuel Modification 
Plan area outside of irrigated areas 
shall be thinned selectively (i.e. no 
wholesale clearing) so that elements of 
native vegetation remain.  The trimming 
of native shrubs shall be rotated from 
year to year so that individual plants are 
able to recover from pruning and ‘rest’ 
before being pruned again.  Fuel 
modification activities shall be 
accomplished by manual means 
(including hand-held powered 
equipment such as weed whackers); 
mowers, disking, other large machinery, 
or herbicides shall not be used. 

 
C.  Project related activities likely to have the 
potential of disturbing suitable bird nesting 
habitat shall be prohibited from February 1 
through August 31, unless a biological monitor 
acceptable to Regional Planning, utilizing the 
surveys conducted, and with any required new 
surveys of the project area prior to disturbance 
confirms that disturbance to habitat will not 
result in the failure of nests on-site or 
immediately adjacent to the area of 
disturbance.  Disturbance shall be defined as 
any activity that physically removes and/or 
damages vegetation or habitat, any action that 
may cause disruption of nesting behavior such 
as noise exceeding 90dB from equipment, or 
direct artificial night lighting.  New surveys shall 
be conducted on the subject property within 300 
feet of disturbance areas (500 feet for raptors) 
no earlier than seven (7) days prior to the 
commencement of disturbance.  If an active 
nest is discovered on-site or can be reasonably 
deduced to exist immediately adjacent off-site 
(in cases where access to adjacent properties is 
prevented), the project biologist shall demarcate 
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an area to be avoided by construction activity 
until the active nest(s) is vacated for the season 
and there is no evidence of further nesting 
attempts.  This demarcated area will incorporate 
a buffer area surrounding the active nest that is 
suitable in size and habitat type to provide a 
reasonable expectation of breeding success for 
nesting birds.  Limits of avoidance shall be 
demarcated with flagging or fencing.  The 
project proponent shall record the results of the 
surveys and recommended protective measures 
described above and submit the records to the 
Department of Regional Planning to document 
compliance with applicable State and Federal 
laws pertaining to the protection of native birds. 
 
D.  Any temporary or permanent fencing or sign 
posts shall be of a type that does not 
inadvertently snare perching birds, especially 
raptors.  In an effort to eliminate the potential of 
snaring, fence and sign posts shall be of a type 
either lacking bolt holes near the top of the post 
or shall have the holes filled with a nut and bolt. 
 
E.  In order to avoid impacts to nighttime wildlife 
activities, exterior night lighting shall be directed 
downward onto the property, of low intensity, at 
low height and shielded to prevent illumination 
of surrounding properties and undeveloped 
areas; security lighting, if any is used, shall be 
on a motion detector. 
 
F.  All conditions for Oak Tree Permit No. 
200700051 shall be satisfied, and verified, prior 
to the issuance of any grading and building 
permits.   Oak Tree Permit requirements are for 
encroachment impacts to three oak trees due 
for street paving.    
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G.  Anticoagulants are not to be used as a 
method of rodent control. 
 
 
Emergency Services     
3.   Increase in property tax revenue generated 
by the project to reduce the impact on fire 
protection services of project. 

 

    Applicant and Los 
Angeles County 
Department of Fire 

Los Angeles County 
Departments of Fire  

Library Mitigation Fees     

4. The applicant will be required to pay library 
facilities mitigation fees at the time the building 
permits for the project are issued.  The 
proposed project is located in the Library’s 
Planning Area 4 (East San Gabriel Valley).  The 
current mitigation fee for this area, which is 
adjusted annually based on changes in the 
Consumer Price Index, is $827 per residential 
unit.  Therefore, the applicant would be required 
to pay a mitigation fee of $2,481 ($827 x 3 
residential units).  The actual fee obligation for 
this project may be higher because the fee per 
residential unit will be that in effect at the time 
the building permits are issued.      

 

 

 

 

Payment of 
library facilities 
mitigation fees 
required to be 
paid prior to 
commencement 
of construction.   

Monitoring to occur prior to issuance of 
building permits. 

 Los Angeles County Public 
Works and County Library 



MITIGATION MONITORING PROGRAM 
PROJECT NO. 03-237/PM 060372  

Mitigation Measure Action 
Required 

When Monitoring to Occur Responsible Agency 
or Party 

Monitoring Agency or Party 

 

MMP for PM 060372/Project No. 03-237, RENV 03-237 at 7665 North Ben Lomond Avenue, Glendora; November 03, 2011 5 

 
 
 
 
 
 

 
Mitigation Compliance 

    

5.  As a means of ensuring compliance of all 
above mitigation measures, the applicant is 
responsible for submitting an annual mitigation 
compliance report to the DRP for review and 
responsible for replenishing the mitigation 
monitoring account, if necessary, until such time 
as all mitigation measures have been 
implemented and completed.   

Submittal and 
approval of 
annual 
Mitigation 
Compliance 
Report.  
Replenishment 
of Mitigation 
Monitoring 
account if 
necessary until 
such time as all 
mitigation 
measures have 
been 
implemented 
and 
completed.  
Upon 
completion of 
MMP, any 
unused portion 
of funds will be 
refunded to 
applicant.  
 
 

Annually Applicant Los Angeles County Dept. of 
Regional Planning 
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