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1 Introduction 

1.1 Purpose  

In accordance with the California Environmental Quality Act (CEQA) as amended (California Public Resources Code 

[PRC] Sections 21000, et seq.) and CEQA Guidelines (California Code of Regulations [CCR] Title 14, Chapter 3, 

Sections 15000, et seq.), the County of Los Angeles (County) has prepared this Final Program Environmental Impact 

Report (Final PEIR) for the proposed Los Angeles County Metro Area Plan and associated discretionary actions 

(collectively referred to as the “Project”). As required by Section 15132 of the CEQA Guidelines, this Final PEIR 

consists of the following: the Recirculated Draft PEIR and Appendices (incorporated herein by reference); copies of 

comment letters received on the Recirculated Draft PEIR; a list of persons, organizations, and public agencies 

commenting on the Recirculated Draft PEIR; responses to all comments received on the Recirculated Draft PEIR; 

and other information added for clarification by the County. Additionally, the Mitigation Monitoring and Reporting 

Program (MMRP) is included in this Final PEIR. 

1.2 Environmental Review Process 

As defined in CEQA Guidelines Section 15050, the County is the Lead Agency responsible for preparing the PEIR 

for the Project.  

1.2.1 Notice of Preparation and Scoping Meeting 

In accordance with Section 15082(a) of the CEQA Guidelines, the County circulated a Notice of Preparation (NOP) 

for a 30-day public review period that began on February 14, 2022, and ended on March 17, 2022. The NOP was 

distributed to the State Clearinghouse, public agencies, special districts, responsible and trustee agencies, and 

other interested parties; filed with the Los Angeles County Clerk; and published in the Our Weekly, LA Wave, East 

LA Tribune, Gardena Valley News, The Sentinel, and La Opinion newspapers. Printed copies of the NOP were 

available for public review at the Martin Luther King Jr. Library, Willowbrook Library, Florence Express Library, 

Huntington Park Library, East Los Angeles Library, Woodcrest Library, City Terrace Library, and East Rancho 

Dominguez Library. In addition, electronic copies of the NOP were made available in English and Spanish for 

download on the County’s website at: planning.lacounty.gov/long-range-planning/metro-area-plan/documents/. 

The NOP and comment letters are provided in Appendix A of the Recirculated Draft PEIR. Additionally, a virtual 

Scoping Meeting was held on March 2, 2022, from 5:00 PM to 6:30 PM that was made available through the 

County’s website at: planning.lacounty.gov/long-range-planning/metro-area-plan/documents/. Scoping Meeting 

comments are provided in Table 1-2, Scoping Meeting Comments Summary, of the Recirculated Draft PEIR. 

1.2.2 Draft Program Environmental Impact Report 

The Draft PEIR was circulated for public review from November 17, 2022, through January 16, 2023, which 

exceeded the 45-day minimum required by CEQA. However, the County continued to accept public comments on 

the Draft PEIR that were received by January 31, 2023, before 5:00 pm. After the conclusion of the public comment 

period for the Draft PEIR, the County elected to revise the Project to reflect County-driven revisions and to address 

comments received during and after the Draft PEIR public review period. The most notable change to the Project is 

the removal of the proposed industrial rezoning to establish the M-0.5 (Artisan Production and Custom 
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Manufacturing) and the LSP (Life Science Park) zones along with the associated development standards that were 

outlined in the Draft Metro Area Plan Implementation Ordinance. Instead, the revised Project proposes 

Implementation Program 10, Industrial Land Use Strategy program (Industrial Program). This program requires the 

County to conduct additional research and outreach to interested stakeholders; gather relevant land use and 

economic data; conduct additional analysis, if necessary; and adopt the M-0.5 and LSP zones on appropriate 

candidate parcels within five years of Project approval. The conceptual definitions for M-0.5 and LSP zones, locations 

of candidate parcels, and development standards are outlined in Appendix G, Industrial Land Use Strategy Program 

Conceptual Zones and Figure Maps, of the Metro Area Plan. The revised Project also includes updated Metro Area 

Plan goals and policies; mapping of the Green Zone (-GZ) Combining Zone on industrially-zoned lots; and Conditional 

Use Permit requirement for K-12 schools. In accordance with CEQA Guidelines Section 15088.5, the County prepared 

a Recirculated Draft PEIR to analyze the revised Project; add new feasible mitigation measures; and update Project 

goals, policies, applicable regulatory settings, and other information. The Recirculated Draft PEIR wholly replaces the 

Draft PEIR that was circulated in November 2022. In accordance with CEQA Guidelines Section 15088.5(f)(1), public 

comments received on the Draft PEIR do not require a written response in the Final PEIR.  

The Recirculated Draft PEIR was released for the required 45-day public review period that began on June 12, 2023, 

and ended on July 28, 2023. A Notice of Completion (NOC) and Notice of Availability (NOA) of the Recirculated Draft 

PEIR were submitted to the State Clearinghouse; posted at the County Clerk’s office; and published in Our Weekly, 

Lynwood Press Wave, East LA Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. 

Hardcopies of the Recirculated Draft PEIR, with electronic copies of all appendices, were available for public review 

at the main office of Los Angeles County Department of Regional Planning (County Planning) (320 W. Temple Street, 

Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew Library, City Terrace Library, East Los Angeles 

Library, East Rancho Dominguez Library, Florence Library, Huntington Park Library, Woodcrest Library, and 

Willowbrook Library. The Recirculated Draft PEIR was also posted on County Planning website for public review at: 

planning.lacounty.gov/long-range-planning/metro-area-plan/documents/. 

1.2.3 Final Program Environmental Impact Report 

The Final PEIR addresses the comments received during the public review period and includes minor changes to 

the text of the Draft PEIR in accordance with comments that necessitated revisions. This Final PEIR is made 

available to County decision-makers for potential certification as the environmental document for the proposed 

Project. All agencies who commented on the Recirculated Draft PEIR will be provided with a copy of the Final PEIR, 

pursuant to CEQA Guidelines Section 15088(b). The Final PEIR is posted on the County’s website at: 

planning.lacounty.gov/long-range-planning/metro-area-plan/documents/. 

The minor clarifications, modifications, and editorial corrections that were made to the Recirculated Draft PEIR are 

shown in Chapter 3, Revisions to the Recirculated Draft PEIR, of this Final PEIR. None of the revisions that have 

been made to the Recirculated Draft PEIR resulted in new significant impacts; none of the revisions resulted in a 

substantial increase in the severity of an environmental impact identified in the Recirculated Draft PEIR; and none 

of the revisions brought forth a feasible project alternative or mitigation measure that is considerably different from 

those set forth in the Recirculated Draft PEIR. Furthermore, the revisions do not cause the Recirculated Draft PEIR 

to be flawed such that it precludes meaningful public review. As none of the CEQA criteria for recirculation have 

been met, recirculation of the Recirculated Draft PEIR is not warranted. 
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1.2.4 Public Hearings and Staff Report Recommendations 

A public hearing will be held before the Los Angeles County Regional Planning Commission (RPC) on September 13, 

2023. The Notice of Public Hearing before the Regional Planning Commission was published in the Our Weekly, 

Lynwood Press Wave, East LA Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers 

and on the County Planning website. The hearing notice was also sent to property owners whose properties had 

been considered for rezoning and to interested individuals and organizations. At the conclusion of this public 

hearing, the RPC may certify the PEIR; adopt findings relative to the Project’s environmental effects after 

implementation of mitigation measures; approve, deny, or modify the Project; and make a recommendation to the 

County Board of Supervisors regarding the Project.  

To address comments from the public and correct technical errors, the Report to the Regional Planning Commission 

(staff report) recommends revisions to the Metro Area Plan and the Implementation Ordinance for consideration by 

the RPC. Revisions to Implementation Program 10 of the Metro Area Plan are recommended to clarify its standing 

as an implementation program, and remove language requiring the adoption of two new industrial zones from the 

Program as well as the associated Appendix G. The proposed revisions to Implementation Program 10 would mainly 

require the County to conduct a feasibility study and provide recommendations on industrial land use and zoning 

strategies that are supported by the feasibility analysis. Other components of Implementation Program 10 would 

substantively remain the same as it would still apply to the Metro Area Plan communities of East Los Angeles, 

Florence-Firestone, West Rancho Dominguez-Victoria and Willowbrook; require the Program to be developed within 

five years of Project approval; include additional public outreach, research, and study; and require collaboration 

with the Department of Economic Opportunity to explore other non-land use and zoning tools. Eliminating the 

industrial zone change component from Implementation Program 10 would reduce the potential environmental 

impacts associated with the buildout assumptions that are analyzed in the Recirculated Draft PEIR due to the 

elimination of the industrial zones. No new significant environmental impacts and no substantial increase in the 

severity of impacts would occur from these modifications. Additionally, the Recirculated Draft PEIR analyzed 

Alternative C – Housing Element / RHNA Only, which accounts for the no industrial buildout scenario and concluded 

that it would be the environmentally superior alternative. As such, the recommended revisions to Implementation 

Program 10 are not significant, as defined in CEQA Guidelines, Section 15088.5 and therefore do not require 

additional analysis or any changes to the conclusions of the Recirculated Draft PEIR.  

Other recommended revisions to the Metro Area Plan and Implementation Ordinance merely clarify and make 

insignificant changes to correct minor technical errors. No new significant environmental impacts and no 

substantial increase in the severity of impacts would occur from these modifications. These recommended revisions 

are also not significant, as defined in CEQA Guidelines, Section 15088.5 and therefore do not require additional 

analysis or any changes to the conclusions of the Recirculated Draft PEIR.  

1.3 Organization of Final PEIR 

This Final PEIR is organized in the following sections:  

▪ Section 1, Introduction. This section describes CEQA requirements, the environmental review process, and 

organization of this Final PEIR. 

▪ Section 2, Response to Comments. This section provides a list of agencies and interested persons 

commenting on the Recirculated Draft PEIR, copies of comment letters received during the public review 

period, and individual responses to written comments. 
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▪ Section 3, Revisions to the Recirculated Draft PEIR. This section contains revisions to the Recirculated Draft 

PEIR text as a result of comments received by agencies and interested persons as described in Section 2, and/or 

errors and omissions discovered subsequent to release of the Recirculated Draft PEIR for public review. 

▪ Section 4, Mitigation Monitoring and Reporting Program. This section provides the full Mitigation Monitoring 

and Reporting Program (MMRP) for the Project and reflects any revisions provided in Section 3, Revisions 

to the Recirculated Draft PEIR. The MMRP lists all of the proposed mitigation measures (MM) by 

environmental issue and identifies the action required, mitigation timing, responsible party for 

implementing the MM, and monitoring agency responsible for ensuring each MM is implemented. 
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2 Response to Comments 

2.1 Introduction  

State CEQA Guidelines Section 15088 states that “The lead agency shall evaluate comments on environmental 

issues received from persons who reviewed the draft EIR and shall prepare a written response. The Lead Agency 

shall respond to comments raising significant environmental issues received during the noticed comment period 

and any extensions and may respond to late comments.”  

The County originally circulated the Metro Area Plan Draft PEIR for public review from November 17, 2022, through 

January 16, 2023, which exceeded the 45-day minimum required by CEQA. However, the County continued to 

accept public comments on the Draft PEIR that were received by January 31, 2023, before 5:00 pm (referred to 

herein as the “2022 Draft PEIR”). After the conclusion of the public comment period for the 2022 Draft PEIR, the 

County elected to revise the Project to reflect County-driven revisions and to address comments received during 

and after the Draft PEIR public review period. The County subsequently prepared the Recirculated Draft PEIR, which 

provided a comprehensive analysis of the revised Project, examining each resource on an individual basis 

throughout the document. All chapters and sections of the 2022 Draft PEIR, inclusive of all resource areas in the 

CEQA Guidelines Appendix G Environmental Checklist and the County's Environmental Checklist Form (Initial Study), 

were updated to reflect the revised Project information as well as changes to the environmental analyses. The 

Recirculated Draft PEIR was released for a 45-day public review period from June 12, 2023, to July 28, 2023. In 

accordance with State CEQA Guidelines Section 15088.5(f)(1), as the Recirculated Draft PEIR wholly replaced the 

2022 Draft PEIR, the previous public comments received on the 2022 Draft PEIR (although a part of the 

administrative record) do not require a written response in the Final PEIR. As such, this chapter provides a copy of 

all comment letters received on the Recirculated Draft PEIR during the public review period, along with written 

responses to each comment. 

2.2 List of Commenters 

As shown in Table 2-1, List of Commenters, the County received a total of 22 comment letters on the Recirculated 

Draft PEIR during the public review period. Comment letters are organized into three categories: Category A (written 

comments from public agencies), Category O (written comments from organizations), and Category I (written 

comments from individuals). For reference purposes, each comment letter has been assigned a corresponding 

letter based on category and numbered in order of date received, starting with the earliest date. In turn, each 

specific comment within a particular letter has also been numbered and bracketed. For example, the third comment 

in letter “A3” is identified as “Comment A3-3.” The corresponding response uses the same convention, so the 

reader can match each response to the comments to which it refers. The bracketed letter precedes responses to 

the letter’s comments. 
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Table 2.1. List of Commenters 

Comment 

Letter Name Type Date 

Agencies 

A1 Los Angeles County Sheriff’s Department  Local Agency July 20, 2023 

A2 Los Angeles County Library Local Agency July 26, 2023 

A3 Los Angeles County Sanitation Districts  Local Agency July 28, 2023 

Organizations 

O1 East Yard Communities for Environmental Justice, 

Legacy L.A., & Visión City Terrace 

Organization  January 31, 2023* 

O2 East Gardena Homeowners’ Improvement 

Association, Inc. (“East Gardena Neighborhood 

Association”) 

Organization May 1, 2023 

O3 Juntos Florence-Firestone Together Organization July 26, 2023 

O4 East Yard Communities for Environmental Justice, 

Legacy L.A., & Visión City Terrace 

Organization July 27, 2023 

O5 Communities for a Better Environment & Strategic 

Action for a Just Community 

Organization July 28, 2023 

06 Juntos Florence-Firestone Together Organization July 28, 2023 

Individuals 

I1 Fisher Invervivos Trust Individual July 13, 2023 

I2 Laura J. Cortez Individual July 25, 2023 

I3 Paola Dela Cruz-Perez Individual July 25, 2023 

I4 Mark Granger Individual July 26, 2023 

I5 Clara Solis Individual July 26, 2023 

I6 Nathan B. Adlen Individual July 27, 2023 

I7 William D. Koehler, Esq. Individual July 27, 2023 

I8 Gary Blau Individual July 28, 2023 

I9 Cox, Castle & Nicolson LLP Individual July 28, 2023 

I10 Clara Solis Individual July 28, 2023 

I11 Humphreys, Sydney, Eagle Neighborhood Individual July 28, 2023 

I12 Felix Robles Individual July 28, 2023 

I13 Rutan & Tucker, LLP Individual July 28, 2023 

Notes:  

* Comment Letter O1 is dated January 31, 2023, but was submitted via email on July 28, 2023, which is within the 45-day public 

review period for the Recirculated Draft PEIR. 

2.3 Lead Agency Responses 

All responses to comments on the Recirculated Draft PEIR represent a good-faith, reasoned effort to address the 

environmental issues identified by the comments. Responses focus on comments that raise important 

environmental issues or pertain to the adequacy of the analysis in the Recirculated Draft PEIR or to other aspects 

pertinent to the potential effects of the Project on the environment pursuant to CEQA. Comments that address 

policy issues, opinions, or other topics beyond the purview of the Recirculated Draft PEIR or CEQA are noted as such 

for the public record. Where comments are on the proposed Project rather than on the Recirculated Draft PEIR, 
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these are also noted in the responses. Where appropriate, the information and/or revisions suggested in the 

comment letters have been incorporated into the Final PEIR. These revisions are included in Chapter 3, Revisions 

to the Recirculated Draft PEIR, of this Final PEIR. In accordance with State CEQA Guidelines Section 15088(b), 

copies of the written responses to public agencies have been provided to those agencies at least 10 days prior to 

certifying the Final PEIR. 

All comments received on the Recirculated Draft PEIR have been carefully reviewed and evaluated on 

environmental issues received from public agencies, individuals, and organizations. After careful review, it was 

determined that none of the comments or responses would require significant new information to be added such 

that a recirculation of the Recirculated Draft PEIR would be required either in its entirety or in part. State CEQA 

Guidelines Section 15088.5, Recirculation of an EIR Prior to Certification, describes the thresholds for recirculation 

of an Environmental Impact Report (EIR). Pursuant to Section 15088.5, a lead agency is required to recirculate an 

EIR when significant new information is added to the EIR after public notice is given of the availability of the draft 

EIR but before certification. New information can include a disclosure showing that a new significant environmental 

impact would result from the project or from a new mitigation measure proposed to be implemented, a substantial 

increase in the severity of an environmental impact, a feasible project alternative or mitigation measure 

considerably different from others previously analyzed would clearly lessen the environmental impacts of the project 

(but the project’s proponents decline to adopt it), or the draft EIR was so fundamentally and basically inadequate 

and conclusory in nature that meaningful public review and comment were precluded. The Recirculated Draft PEIR 

revisions and information presented in this document do not constitute significant new information, as defined in 

State CEQA Guidelines Section 15088.5; this information merely clarifies, amplifies and makes insignificant 

modifications to an adequate PEIR. Information presented in the Recirculated Draft PEIR and this document support 

this determination. As such, the Recirculated Draft PEIR is not required to be recirculated. 

2.4 Topical Response-1: Staff Report Recommendations  

This section contains a topical response to address comments related to Implementation Program 10, Industrial 

Land Use Strategy Program (Industrial Program) that were raised multiple times during the public comment period. 

As appropriate, the responses to individual comments provided in Section 2.4, Comments and Responses, below, 

refer back to this topical response.  

Topical Response-1: Implementation Program 10, Industrial Land Use Strategy Program and Appendix G of the 

Metro Area Plan. 

A public hearing for the Project will be held before the Los Angeles County Regional Planning Commission (RPC) on 

September 13, 2023. To address comments from the public and correct technical errors, the Report to the Regional 

Planning Commission (staff report) recommends revisions to the Metro Area Plan and the Implementation 

Ordinance for consideration by the RPC. It is recommended that Implementation Program 10 of the Metro Area Plan 

be modified to clarify its standing as an implementation program and remove language requiring the adoption of 

two new industrial zones from the Program as well as the associated Appendix G. The proposed revisions to 

Implementation Program 10 would mainly require the County to conduct a feasibility study and provide 

recommendations on industrial land use and zoning strategies that are supported by the feasibility analysis. Other 

components of Implementation Program 10 would substantively remain the same as it would still apply to the Metro 

Area Plan communities of East Los Angeles, Florence-Firestone, West Rancho Dominguez-Victoria and Willowbrook; 

require the Program to be developed within five years of Project approval; include additional public outreach, 

research, and study; and require collaboration with the Department of Economic Opportunity to explore other 
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non-land use and zoning tools. Eliminating the industrial zone change component from Implementation Program 

10 would reduce the potential environmental impacts associated with the buildout assumptions that are analyzed 

in the Recirculated Draft PEIR due to the elimination of the industrial zones. No new significant environmental 

impacts and no substantial increase in the severity of impacts would occur from these modifications. Additionally, 

the Recirculated Draft PEIR analyzed Alternative C – Housing Element / RHNA Only, which accounts for the no 

industrial buildout scenario and concluded that it would be the environmentally superior alternative. As such, the 

recommended revisions to Implementation Program 10 are not significant, as defined in CEQA Guidelines, Section 

15088.5 and therefore do not require additional analysis or any changes to the conclusions of the Recirculated 

Draft PEIR. 

The current recommendation to modify Implementation Program 10 and remove Appendix G of the Metro Area Plan 

allows for a comprehensive analysis of alternative industrial land use and zoning strategies, considering factors such as 

environmental impacts, community input, and economic considerations. The feasibility study approach demonstrates a 

commitment to conducting thorough due diligence before proceeding with any significant land use changes. 

Initially, the Project proposed rezoning certain industrial parcels to establish the M-0.5 (Artisan Production and Custom 

Manufacturing) and the LSP (Life Science Park) zones along with the associated development standards that were 

outlined in the Draft Metro Area Plan Implementation Ordinance. The purpose of this Project component was to 

promote cleaner industrial uses, such as small-scale urban manufacturing and life-science, research, and 

development uses. The potential environmental impacts associated with the original Project proposal were evaluated 

in the 2022 Draft PEIR, which was circulated for public review from November 17, 2022, through January 16, 2023. 

Although the noticed public review period exceeded the 45-day minimum required by CEQA, the County continued to 

accept public comments on the 2022 Draft PEIR that were received by January 31, 2023, before 5:00 pm. 

After the 2022 Draft PEIR comment period concluded, the Project was subsequently revised to reflect County-driven 

revisions and to address comments received during and after the 2022 Draft PEIR public review period. The most 

notable change to the Project is the removal of the proposed industrial rezoning aspect along with the associated 

development standards that were outlined in the Draft Metro Area Plan Implementation Ordinance. Instead, 

Implementation Program 10, Industrial Land Use Strategy Program (Industrial Program) was added to the revised 

Project. This program requires the County to conduct additional research and outreach to interested stakeholders; 

gather relevant land use and economic data; conduct additional analysis, if necessary; and adopt the M-0.5 and 

LSP zones on appropriate candidate parcels within five years of Project approval. The conceptual definitions for 

M-0.5 and LSP zones, locations of candidate parcels, and development standards are outlined in Appendix G, 

Industrial Land Use Strategy Program Conceptual Zones and Figure Maps, of the Metro Area Plan. In accordance 

with State CEQA Guidelines Section 15088.5, the County prepared a Recirculated Draft PEIR to analyze the revised 

Project; add new feasible mitigation measures; and update Project goals, policies, applicable regulatory settings, 

and other information. The Recirculated Draft PEIR was released for the required 45-day public review period that 

began on June 12, 2023, and ended on July 28, 2023. The Recirculated Draft PEIR wholly replaces the 2022 Draft 

PEIR that was circulated in November 2022. In accordance with CEQA Guidelines Section 15088.5(f)(1), public 

comments received on the 2022 Draft PEIR do not require a written response in the Final PEIR. 

2.5 Comments and Responses 

This section presents all comments received on the Recirculated Draft PEIR and responses to all comments 

received. Where a comment is addressed in Topical Response-1, that topical response is indicated.  
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Response to Comment Letter A1 

Los Angeles County Sheriff’s Department  

Tracey Jue, Director 

July 20, 2023 

A1-1 This introductory comment characterizes the Project, identifies the seven Project area communities, 

and identifies the Sheriff’s Department (Department) station service areas that overlap with the Project 

area. This comment does not express any environmental concerns related to the environmental 

analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration.  

A1-2 This comment suggests that although the Project, as a policy document, does not currently propose 

any project-level development, future development projects would occur as a result of the Project 

implementation, which may affect the level of service required by the Department. This is consistent 

with the analysis provided in Recirculated Draft PEIR Section 4.15, Public Services, where it is stated 

that the Project would increase demand for the Department’s protection services (Recirculated Draft 

PEIR p. 4.15-21). 

A1-3 This comment accurately summarizes Project-related growth and states that the Project would result in 

increased demand for law enforcement services, which is consistent with the analysis provided in 

Recirculated Draft PEIR Section 4.15. This comment also refers to future projects implemented under the 

Metro Area Plan and requests that future CEQA documentation “describe potential impacts to 

[Department] resources and operations, and identify measures including development fees that will 

mitigate these impacts to a level of insignificance, as applicable.” The payment of development fees, as 

applicable to future projects, would be required in accordance with existing County Code mandates and 

would not require mitigation pursuant to CEQA. For clarification, not all future projects implemented under 

the Metro Area Plan would be subject to subsequent CEQA review. This would include but not be limited 

to projects that are identified by the State legislature as statutorily exempt (e.g., Public Resources Code 

[PRC] Section 21159.25 Residential or Mixed-Use Housing in Unincorporated County Areas; CEQA 

Guidelines Section 15268, Ministerial Projects; Section 15194, Affordable Housing Exemption; Section 

15195, Residential Infill Exemption) or identified as having a low potential to result in significant 

environmental impacts (i.e., CEQA Guidelines Section 15300 et seq., Categorical Exemptions). Such 

projects would still be required to comply with all applicable federal and state laws, County Code 

requirements, and provide payment of applicable fees. Further, as discussed in Recirculated Draft PEIR 

Section 4.15, as future development occurs in the Project area, tax revenues from property and sales 

taxes would be generated and contribute to the County’s General Fund and the State Treasury. A portion 

of these revenues would be allocated to the Department during the County’s annual budgeting process, 

as is the case under current conditions, to address staffing and equipment needs to serve the 

communities, including the Project area (see response to Comment A1-6 for additional clarification from 

the Department regarding operational funding). Additionally, individual projects would be reviewed by 

County Planning and the Department staff prior to the developer’s receipt of permits to ensure that 

appropriate security measures are included in each development (i.e., the general principles of Crime 

Prevention Through Environmental Design) and would be required to pay all applicable required law 

enforcement fees associated with a future project. These processes are existing requirements and no 

additional measures related to payment of development fees are necessary. 
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A1-4 This comment refers to Section 4.15, Public Services of the Recirculated Draft PEIR regarding the 

officer-to-population ratio used to help inform the analysis of impacts to Sheriff services. The 

Department clarifies that it does not rely on a standard law enforcement ratio but rather determines 

staffing and equipment needs on a station-to-station basis based on a variety of demand factors, which 

are subject to additional oversight approvals (e.g., by the County Board of Supervisors and Chief 

Executive Office).  

The ratio of 1 officer for every 1,000 residents referred to in the Recirculated Draft PEIR is derived from 

the County’s General Plan EIR.1 Additionally, this ratio is also referred to in the Initial Study/Negative 

Declaration for the recent General Plan Safety Element Update, adopted November 10, 2021.2. As 

discussed in the Section 4.15 of the Recirculated Draft PEIR, this standard is typically applied to 

environmental analyses as a means to develop a rough assessment of a project's potential impacts on 

law enforcement services based on previous environmental documentation certified by the County. It 

is understood and disclosed that the Department does not currently have a standard law enforcement 

service ratio, as stated on page 4.5-10 of the Recirculated Draft PEIR. The conclusions of the 

Project-related environmental impact analysis do not rely on the quantification of 1 officer to every 

1,000 residents. As indicated by the Department in written correspondence with the County (provided 

in Appendix K of the Recirculated Draft PEIR), no new or expanded Department facilities to serve the 

Project area are anticipated at this time.  

A1-5 Regarding cumulative impacts, the Department states that the assignment of law enforcement 

personnel to a station in order to meet acceptable service ratios will require modification of law 

enforcement service contracts, additional support personnel and equipment assets. The Department 

identifies that a lack of facility space would need to be addressed for cumulative impacts. Page 4.16-26 

of the Recirculated Draft PEIR identifies and discusses this cumulative impact and potential future 

need for facilities. The need for construction of new or expanded law enforcement facilities to serve 

cumulative demands would be assessed by the Department, the County Board of Supervisors, or similar 

entities in adjacent jurisdictions. This would take place during the annual budgetary process and would 

comply with relevant state and local environmental laws, including evaluations pursuant to CEQA. 

As stated on page 4.15-22 of the Recirculated Draft PEIR, operational funding for the Department is 

derived from various types of tax revenue (property taxes, sales taxes, user taxes, vehicle license fees, 

deed transfer fees, etc.), which are deposited in the County’s General Fund. The Board of Supervisors 

allocates the revenue for various County-provided public services, including Department’s services. The 

Department states that funding sources are not guaranteed, which is also disclosed in the Recirculated 

Draft PEIR. While these funding sources are subject to review and approval as part of the Board of 

Supervisors budgeting process, the County is obligated to provide funding to the Department in order 

to fulfill its constitutional obligation to prove adequate public safety services. Article XIII, Section 

35(a)(2) of the California Constitution mandates that "The protection of the public safety is the first 

responsibility of local government and local officials have an obligation to give priority to the provision 

of adequate public safety services". Therefore, it is reasonable to assume that the Department will 

 
1  County of Los Angeles. 2014. General Plan Update Draft Environmental Impact Report. State Clearinghouse No. 2011081042. 

June 2014. Page 5.14-12. Accessed August 23, 2023. https://planning.lacounty.gov/long-range-planning/general-plan/ 

programmatic-eir/. 
2  County of Los Angeles. 2021. Proposed Environmental Determination for Project No. PRJ2021-002039. November 10, 2021. 

Page 65. Accessed August 25, 2023. https://case.planning.lacounty.gov/assets/upl/case/prj2021-002039_initial-study.pdf. 
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continue to receive annual funding. No changes to content or analyses in the Recirculated Draft PEIR 

are required as a result of this comment. 

A1-6 This comment suggests that that a Countywide Assessment of Department facilities, personnel, 

and/or equipment should be considered at the time when future developments are contemplated, 

involving the Department, County Chief Executive Officer, and County Board of Supervisors. The 

implementation of a Countywide Assessment at the time future development is contemplated is a 

policy decision that is beyond the scope of the CEQA analysis. The Department’s recommendations 

have been acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

A1-7 This comment provides updated contact information for the Department. This comment does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. The Department’s request has been received by County Planning and contact information will be 

updated accordingly.  
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Response to Comment Letter A2 

LA County Library 

Skye Patrick, Library Director 

July 26, 2023 

A2-1 This introductory comment states that the LA County Library (Library) provided requested revisions to 

the Recirculated Draft EIR. These comments are discussed below in response to Comment A2-2.  

A2-2 This comment provides requested revisions on the Recirculated Draft PEIR Section 4.15, Public 

Services. The redlines include minor corrections regarding the Library Facilities Mitigation Fee, the 

status of the Florence Library, and the Service Level Guidelines versus Actuals. The corrections have 

been identified in Chapter 3, Revisions to the Recirculated Draft PEIR, of this Final PEIR. These edits 

do not change the impact analysis or conclusions in the Recirculated Draft PEIR. Rather, this 

information merely clarifies information and conclusions that were already presented in the 

Recirculated Draft PEIR. As such, these changes would not result in a new significant impact or in an 

increase in the severity of a previously identified significant impact and, therefore, do not constitute 

significant new information as defined in CEQA Guidelines Section 15088.5(a) that would warrant 

recirculation of the Recirculated Draft PEIR. 
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Response to Comment Letter A3 

Los Angeles County Sanitation Districts 

Mandy Huffman, Environmental Planner 

July 28, 2023 

A3-1 This introductory comment identifies the Los Angeles County Sanitation Districts (Districts) 

jurisdictional boundaries and references the District’s request to update the previously submitted 

correspondence to the County during the Project’s Draft PEIR public review period dated 

January 13, 2023 and the Notice of Preparation (NOP) review period dated March 14, 2022. This 

comment does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration.  

A3-2 This comment requests revisions to the text contained within the Recirculated Draft PEIR under Section 

4.19, Utilities and System Services, page 4.19-28. The comment states that the Districts’ Clearwater 

7-mile tunnel would not collect wastewater from the Project area to the Joint Water Pollution Control 

Plant’s effluent management system and requests text edits accordingly. The corrections are outlined 

in Section 3, Revisions to the Recirculated Draft PEIR, of this Final PEIR. These revisions provide 

additional details and clarification of the information that was originally presented in Section 4.19, 

Utilities and System Services, of the Recirculated Draft PEIR. These edits do not change the impact 

analysis or conclusions in the Recirculated Draft PEIR. Rather, this information merely clarifies 

information and conclusions that were already presented in the Recirculated Draft PEIR. These changes 

would not result in a new significant impact or in an increase in the severity of a previously identified 

significant impact and, therefore, do not warrant recirculation of the Recirculated Draft PEIR. 

As noted in the Districts’ comment, to address concerns of potential future deficiencies in the 

wastewater collection system, the Districts request the following: (Districts item #3) that future 

development projects be forwarded to the Districts for review and (Districts item #6) that future projects 

fund capital facilities. The Districts also states (Districts item #7) that the Districts intends to provide 

wastewater treatment up to the levels associated with the planned growth projections identified by 

SCAG. As discussed in further detail below, this is consistent with the impact analyses and conclusions 

presented in the Recirculated Draft PEIR.  

Regarding the Districts' request that future development projects be forwarded to the Districts for 

review (Districts item #3), as stated on page 4.19-29 of the Recirculated Draft PEIR, individual projects 

to be developed within the Project area would be required to undergo project-level plan checks prior to 

issuance of a grading and/or building permit, pay associated sewer fees, and prepare a project-level 

sewer area study by a California Registered Civil Engineer (if determined it is required by County Public 

Works during the plan check process), to identify any existing system deficiencies to ascertain if the 

local conveyance system could accommodate the proposed increase in wastewater loads. Coordination 

between the County and the Districts regarding system capacities are addressed through the County’s 

plan check process, which requires adequate capacity infrastructure be demonstrated prior to issuance 

of building permits.  
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Regarding the request that future projects fund capital facilities (Districts item #6), capital improvements 

to Districts facilities are funded from connection fees charged to new developments, redevelopments, 

and expansions of existing land uses. The connection fee is a capital facilities fee used to provide 

additional conveyance, treatment, and disposal facilities (capital facilities) required by new users 

connecting to the LACSD sewerage system or by existing users that significantly increase the quantity or 

strength of their wastewater discharge, as stated on page 4.19-6 of the Recirculated Draft PEIR.  

Regarding the statement that the Districts intends to provide wastewater treatment up to the levels 

associated with the planned growth projections identified by SCAG (Districts item #7), the Recirculated 

Draft PEIR acknowledges that the buildout of the Metro Planning Area would exceed the growth 

projections anticipated by the Southern California Association of Governments (SCAG) RTP/SCS, and 

that future development projects associated with the implementation of the Project are anticipated to 

require the relocation or construction of new or expanded facilities. As discussed on page 4.19-40 of 

the Recirculated Draft PEIR, pursuant to the General Plan’s Implementation Program PS/F-1, the 

County will prepare a Capital Improvement Plan (CIP) for each of the 11 Planning Areas, including the 

Metro Planning Area. Each CIP will include a comprehensive sewer capacity study which will evaluate 

sewer system infrastructure needs and treatment capacity to ensure adequate capacity is available to 

accommodate future growth, along with a Planning Area-specific Implementation Program and 

Financing Plan. In summary, the Districts comments have been adequately incorporated into the Draft 

Recirculated PEIR and Final PEIR and no additional changes are required. 

A3-3 This comment represents a comment letter dated January 13, 2023, during the Project’s Draft PEIR 

public review period. These comments resulted in corresponding changes to Section 4.19, Utilities and 

Service Systems, of the Recirculated Draft PEIR. No further response is required. 

A3-4 This comment represents a comment letter dated March 14, 2022, which was submitted in response to 

the Project’s NOP. These comments were received and recorded in Table 1-1, Notice of Preparation and 

Comment Letters Summary, and included in Appendix A of the PEIR. These comments were incorporated 

into Section 4.19, Utilities and Service Systems, of the PEIR. No further response is required.  
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Response to Comment Letter O1 

East Yard Communities for Environmental Justice, Legacy LA, and Visión City Terrace 

mark! Lopez, Lucy Herrera, and Visión City Terrace Team. 

January 31, 20233 

O1-1 This introductory comment summarizes the letter’s contributing authors/organizations and encourages 

the County to incorporate suggested changes. This comment does not express any environmental 

concerns related to the environmental analyses in the Recirculated Draft PEIR. Comments related to 

the Recirculated Draft PEIR are addressed below in subsequent responses. The comments related to 

the Metro Area Plan are acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

O1-2 This comment states concerns that “The Plan fails to address the decades of harmful health impacts 

industrial corridors have inflicted on metro area plan communities.” In addition to the overview of existing 

environmental conditions provided in Chapter 2, Environmental Setting, Chapter 4 of the Recirculated 

Draft PEIR includes a discussion of the existing Project-area conditions related to each of the required 

environmental resource areas set forth in Appendix G of the State CEQA Statutes and Guidelines. This 

includes required topical areas related to public health, such as air quality, water quality, noise, 

transportation, and hazards and hazardous materials in the following sections: Section 4.3, Air Quality; 

Section 4.10, Hydrology and Water Quality; Section 4.13, Noise; Section 4.17, Transportation; and 

Section 4.9, Hazards and Hazardous Materials. However, existing environmental conditions do not 

constitute a significant environmental impact under CEQA. The impact determinations set forth in the 

Recirculated Draft PEIR are specific to the potential Project-related impacts, determined when comparing 

Project buildout to the baseline existing environmental conditions. The topical analyses set forth in 

Chapter 4 of the Recirculated Draft PEIR adequately analyze the potential environmental impacts 

associated with Project implementation, including proposed implementation of Program 10, Industrial 

Land Use Strategy Program (Industrial Program) and conceptual rezoning to LSP and M-0.5. However, for 

the commenter’s information, as discussed in Topical Response-1, above, the County Planning staff 

report will recommend revisions to Implementation Program 10 of the Metro Area Plan to clarify its 

standing as an implementation program and remove the language requiring the adoption of two new 

industrial zones from the Program as well as the associated Appendix G. Proposed revisions to 

Implementation Program 10 would provide additional opportunities for public participation and 

engagement on the feasibility of industrial land use changes. 

Regarding stated concerns that “The Plan… does not adequately define ‘clean’ industrial uses, and 

disingenuously represents the expected benefits,” the land use regulations applicable to the proposed 

LSP zone and M-0.5 zone are provided in Appendix G, Industrial Land Use Strategy Program Conceptual 

Zones and Figure Maps, of the Metro Area Plan. Appendix G identifies the conceptual permit or review 

requirements to establish each principal use. For example, uses permitted (or permitted with Site Plan 

Review [SPR]) in the conceptual LSP zone include but are not limited to: community gardens; animal 

hospitals/clinics; assembly, manufacture/packaging/storage of finished or prepared materials (e.g., 

cosmetic, dry good, or plastic products); film laboratories/studios; fabrication/prototype fabrication; 

gyms; parks/playgrounds; and certain retail, commercial, or service uses (e.g., grocery stores, domestic 

 
3  Comment Letter O1 is dated January 31, 2023 and was originally submitted in response to the 2022 Draft PEIR; however this letter 

was submitted again via email on July 28, 2023, which is within the 45-day public review period for the Recirculated Draft PEIR.  
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violence shelters, plant nurseries, barber shops, and medical or dental clinics). Conditionally permitted 

uses (i.e., uses required a CUP with discretionary review) in the conceptual LSP zone include but are 

not limited to: manufacture/packaging/storage of finished or prepared biomedical, biological, drug and 

pharmaceutical products; biochemical research and diagnostic compounds to be used primarily by 

universities, laboratories, hospitals, and clinics for scientific research and developmental testing 

purposes; manufacture of scientific, engineering, and medical instruments; and scientific research or 

experimental development of materials, methods or products, including engineering and laboratory 

research, administrative and other related activities.  

As set forth in the Recirculated Draft PEIR, the conceptual LSP and M-0.5 zones would only be 

applicable to existing industrial zone parcels. As such, many of the uses permitted or conditionally 

permitted under these zones are currently permitted under existing conditions. Furthermore, many 

currently permitted or conditionally permitted uses would be prohibited under the LSP and M-0.5 zones. 

For example, under the LSP zone, certain uses commonly associated with polluting and/or odorous 

emissions, including food processing facilities, dry cleaning plants, and incinerators, are currently 

permitted (with either SPR or a CUP) under existing zoning (e.g., M-1, M-1.5, and M-2), but would be 

prohibited under the conceptual LSP zone.  

O1-3  The comment’s concerns related to policies in the Metro Area Plan and recommendation to phase out 

industrial uses in areas near residential uses is a policy question related to the Metro Area Plan, and 

does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

Regarding stated concerns related to Project alternatives, pursuant to CEQA, a Lead Agency is not 

required to assess alternatives to a project that are considered infeasible, and the Metro Area Plan 

does not propose elimination of existing industrial uses in favor of alternate non-industrial land uses. 

The establishment and implementation of the County’s recent Green Zones Program involved a 

rigorous process to consider and adopt measures that are feasible and appropriate to help address 

environmental justice issues stemming from residential-industrial adjacency. The LSP and M-0.5 zones 

are intended to compliment the Green Zone District measures while also supporting legally-established 

businesses. Implementation of the Metro Area Plan would not hinder the implementation of the 

County’s Green Zones Program. Further, CEQA requires analysis of the proposed Project, and the Metro 

Area Plan does not propose elimination of existing industrial uses in favor of alternate non-industrial 

land uses. Nor does CEQA require a project to make improvements to existing environmental baseline 

conditions. The Recirculated Draft PEIR assessed alternatives to the Project that would reduce the 

environmental impacts associated with the proposed Project (in accordance with CEQA Guidelines 

Section 15126.6). Lastly, Alternative C evaluated in Chapter 6, Alternatives to the Proposed Project, 

involved a scenario in which none of the proposed industrial land use changes would be implemented, 

and existing conditions in the industrial areas would remain as in the baseline condition. Finally, as 

discussed above in response to Comment O1-2, County Planning will recommend the elimination of the 

rezoning for LSP or M-0.5 to the Regional Planning Commission (see Topical Response-1, above). 
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O1-4  Regarding the stated concerns related to allowable uses with the LSP zone, see the response provided 

above to Comment O1-2. Additionally, Policy LU 6.1 describes cleaner industries as those that include 

science and technology-driven research and development uses, cleantech and life sciences facilities, 

small scale and artisan manufacturing, and experiential retail (see page 3.1-9 of the Metro Area Plan). 

While Appendix G, Industrial Land Use Strategy Program Conceptual Zones and Figure Maps does 

include allowable and conditionally allowable uses in the conceptual LSP zone, the Recirculated Draft 

PEIR does not assume any specific health and economic benefits related to those uses and instead 

analyzes the impacts associated with redevelopment of uses.  

O1-5  This comment states concerns related potential impacts associated with the conceptual LSP zone, 

including the potential for the future use of polyfluoroalkyl substances (PFAS) and ethylene oxide (EtO) 

in certain industries. The conceptual M-0.5 and LSP zones would be located within areas that are 

currently zoned for industrial uses and no expansion of industrial areas would occur under the proposed 

Project. The Industrial Program would be implemented in select existing industrial parcels currently 

zoned Light Industrial (M-1), Restricted Heavy Industrial (M-1.5) and Heavy Industrial (M-2) within the 

communities of East Los Angeles, Florence-Firestone, West Rancho Dominguez-Victoria, and 

Willowbrook to facilitate the development of cleaner industry, research and development, and artisan 

manufacturing uses, which are typically less polluting and better neighbors to existing non-industrial 

uses. Nevertheless, as discussed on page 4.9-45 of Section 4.9 of the Recirculated Draft PEIR, as with 

the currently allowable/operational uses, the allowable land uses under the conceptual LSP and 

M-0.5 zones would involve the use of hazardous materials.  

As stated in the Recirculated Draft PEIR, any future industrial project would be required to comply with 

applicable regulations related to the routine use, storage, handling, and transport of hazardous 

materials described as well as applicable restrictions set forth under the Green Zone Districts. 

Businesses that handle regulated substances, such as toxic or flammable chemicals, in quantities that 

exceed established thresholds are required to prepare and submit a Risk Management Plan to the 

CUPA (i.e., Los Angeles County Fire Department) in accordance with CalARP. The overall purpose of 

CalARP is to prevent accidental releases of regulated substances and reduce the severity of releases 

that may occur. The CalARP program requires businesses to have planning activities that are intended 

to minimize the possibility of an accidental release by encouraging engineering and administrative 

controls. Further, businesses that handle hazardous materials are required to do so under HSC Division 

20, Chapter 6.95, Sections 25500–25520 which requires a Hazardous Material Business Plan (HMBP) 

be created and submitted to the regional CUPA agency. Compliance with applicable regulations and 

permit requirements would ensure that future development under the Metro Area Plan would not 

constitute a significant hazard associated with the handling of toxic substances in a manner that would 

pose a threat to health or groundwater supplies. 

Finally, regarding the stated concerns that “groundwater already contains PFAS”, the level of surface 

or groundwater contamination present in the Project area under existing conditions would not, in itself, 

constitute a significant environmental impact under CEQA. The impact determinations set forth in the 

Recirculated Draft PEIR are specific to the potential Project impacts, including whether the Project has 

the potential to violate any applicable water quality standards. Section 4.10.1.2, Existing Environmental 

Conditions of the Recirculated Draft PEIR states that the receiving waters of the Project area are 

impaired by several pollutants. However, as further discussed in Recirculated Draft PEIR Section 

4.10.2.4, compliance with regulations and implementation of LID practices per MS4 Permit 
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requirements and Green Infrastructure Guidelines would minimize pollutants being transported off site 

into downstream receiving waters from the reasonably foreseeable future development of residential, 

commercial, and industrial uses associated with the Project implementation. As a result, future projects 

would not violate water quality standards or waste discharge requirements and impacts would be less 

than significant.  

O1-6  This comment states concerns with impacts related to parking, and air quality within residential 

neighborhoods as a result of increased development. Regarding stated concerns related to parking, in 

San Franciscans Upholding the Downtown Plan v. City and County of San Francisco (2002), 

102 Cal.App.4th 658, the court found that parking deficits were not significant environmental impacts 

in an urban context. Thus, parking availability in an urban environment (such as the Project area) is not 

an environmental impact under CEQA. Additionally, while the Project does not propose any direct 

development, future development projects implemented under the Metro Area Plan would be required 

to comply with applicable County Code provisions related to parking, including Chapter 22.112, 

Parking, related to on-site parking and number of parking spaces provided per land use. The Metro 

Area Plan also includes a number of policies in support of Goal M-4, which states that “Parking, of all 

kinds, throughout the community is adequate, compliant with all applicable regulations, and connective 

to other transportation modes” (see Policies M 4.1 through M 4.6 on pages 3.3-12 and 3.3-13 of the 

Metro Area Plan). 

Regarding stated concerns related to “air emissions,” the Project’s potential air quality impacts are 

addressed in Recirculated Draft PEIR Section 4.3. The program-level analysis provided therein 

considered potential impacts related to construction and operational emissions resulting from 

development anticipated to occur as a result of Project implementation, including effects associated 

with potential mobile sources (e.g., construction equipment, automobile, and truck traffic). The 

assessment of the Project’s potential to expose sensitive receptors to substantial pollutant 

concentrations also includes a qualitative evaluation regarding exposure to toxic air contaminants 

(TACs) from construction and operation (and associated health risk) of anticipated future development. 

As described in Section 4.3, Air Quality of the Draft Recirculated PEIR, approval of the Project would not 

specifically permit the construction of an individual project, as no specific developments are currently 

proposed. However, under implementation of the Project, even with inclusion of feasible mitigation (i.e., 

MM-4.3-1 and MM-4.3-2) future development could cause significant and unavoidable impacts related 

to TAC exposure to existing or future sensitive land uses. The Project would also have significant and 

unavoidable air quality impacts related to conflicts with an applicable air quality plan, a cumulatively 

considerable increase in criteria pollutants, and an increase in other emissions adversely affecting a 

substantial number of people.  

As discussed in Recirculated Draft PEIR Section 4.3.2.1, Methodology, the air quality analysis also 

considers the Project area’s existing regional environmental setting. For example, the analysis 

considers traffic-congested roadways and intersections, which have the potential to generate localized 

high levels of carbon monoxide (CO). The assessment of the potential for the proposed Project to result 

in a CO hotspot is based on comparison to the SCAQMD 2003 Air Quality Management Plan CO hotspot 

analysis, which considers the four worst-case intersections in the South Coast Air Basin. As provided in 

Recirculated Draft PEIR Section 4.3.2, Environmental Impacts, it is not anticipated that the Project 

would result in a new congested intersection or substantially exacerbate conditions at congested 

intersections, nor is it anticipated that the Project would increase volume at any given intersection to 
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more than 100,000 vehicles per day. Therefore, a CO hotspot is not anticipated to occur based on 

potential future development facilitated by the proposed Project. Impacts associated with CO hotspots 

would be less than significant. 

O1-7  Regarding the commenters stated concerns related to socioeconomic impacts, such as job security, 

cost of housing, and the potential for displacement; social and economic effects are not environmental 

impacts that CEQA requires the Lead Agency or project proponent to mitigate. According to State CEQA 

Guidelines Section 15064(e) “economic and social changes resulting from a project shall not be 

treated as significant effects on the environment.” Thus, economic and social implications of the 

Project are not within the scope of required environmental analysis. Because socio-economic 

implications are not considered impacts on the environment under CEQA, no mitigation measures 

would be appropriate.  

Section 4.14, Population and Housing, of the Recirculated Draft PEIR, includes an analysis of the 

Project’s potential to generate additional employment, as well as potential to “displace substantial 

numbers of existing housing, especially affordable housing”. However, in accordance with CEQA, the 

analysis is focused on the potential for displacement or employment to result in physical changes in 

the environment (e.g., result in construction of new homes), and not the potential socioeconomic 

implications. As provided in Recirculated Draft PEIR Section 4.14, the Project is implementing 

provisions of the Housing Element (i.e., the RHNA) through proposed land use and zone changes to 

allow more dense residential development to occur in the future. The vast majority of sites were 

previously identified as part of the Housing Element’s “adequate sites” program, which involved a 

rigorous screening process (see Recirculated Draft PEIR Appendix B-3, Buildout Methodology, for 

further details regarding the Housing Element’s site selection and screening process). As a result of 

this process, displacement of existing housing and residents would be less likely to occur. In addition, 

there are other mechanisms in place to ensure that if temporary displacement occurs, the new units 

constructed would be affordable to previous tenants. This is particularly applicable to lower-income 

tenants who may be more vulnerable to potential displacement. For example, the County’s Affordable 

Housing Preservation Ordinance requires that units that are on sites that are occupied by extremely 

low, very low, or lower income tenants, be replaced with units that are affordable at the same income 

level or below. Thus, impacts related to the substantial displacement of existing housing and people 

would be less than significant and no mitigation is required. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

O1-8  Regarding stated concerns related to Project alternatives, please refer to the response provided above 

to Comment O1-3. Regarding stated concerns related to mitigation measures, as set forth in Table 

ES-1, Summary of Project Impacts in the Executive Summary of the Recirculated Draft PEIR, the Project 

includes mitigation measures that would reduce potentially significant impacts related to air quality, 

biological resources, cultural resources, hazards and hazardous materials, noise, tribal cultural 

resources, and utilities and service systems. However, the Metro Area Plan is a policy document that 

does not propose any project-specific development; rather the Project would facilitate future 

development through land use changes. Impacts of future development depend on specific 

project-level characteristics, such as site location, size, type of development, and nature of the 

construction or operational activities. Although proposed mitigation measures would apply to future 

discretionary projects within the Project area, it cannot be known for certain that the mitigation will 

reduce all impacts to less than significant levels because the details of future development projects 
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are unknown at this time. Furthermore, although future non-discretionary projects implemented under 

the Metro Area Plan would be subject to applicable federal, state and local regulations, they would not 

necessarily be subject to CEQA review, additional environmental assessments, or mitigation measures. 

As such, even with implementation of existing regulations, applicable Metro Area Plan goals and 

policies, and mitigation measures, potential impacts for some topical areas would remain significant 

and unavoidable. Therefore, no additional feasible mitigation measures are available to further reduce 

impacts to a less than significant level. 

O1-9  Regarding the stated concerns related to “clean” industrial uses, see the responses provided above to 

Comments O1-2, O1-3, and O1-4.  

O1-10  This comment states concerns related to the Metro Area Plan’s goals and policies and the proposed 

redesignation/rezoning from commercial to mixed use and the associated residential densification of 

the community. Regarding the potential for negative impacts on commercial districts, the Recirculated 

Draft PEIR does not assume a reduction in commercial uses as a result of Project implementation. 

Existing and new commercial uses would be permitted and encouraged to operate under the proposed 

mixed use designation/zone. Additionally, residential uses are currently permitted in commercial 

designations/zones under existing conditions. The proposed mixed-use resignation/rezoning, as 

previously identified in the County’s Housing Element, would facilitate additional housing in order to 

help meet the County’s state-mandated RHNA obligation. However, the Project does not propose any 

direct development or redevelopment and future housing projects on (proposed) mixed-use parcels are 

anticipated to be developed in tandem with or in addition to new and existing commercial uses. The 

commenter’s suggestion for a study to assess the relative success of first-floor commercial uses within 

mixed-use designations/zones and other stated concerns are acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

O1-11  Regarding stated concerns related to increased residential densification under the Mixed-Use Zone, as 

stated by the comment, the proposed mixed-use resignation/rezoning identified in the County’s 

Housing Element would facilitate additional housing in order to help meet the County’s state-mandated 

RHNA obligation. The commenter’s concern related to the zone change set forth in the Metro Area Plan 

are acknowledged for the record and will be forwarded to the decision-making bodies for their review 

and consideration. 

Regarding the statement about “unmitigated increases in pollution,” the Recirculated Draft PEIR 

includes quantitative and qualitative analyses of the additional housing facilitated, in part, by the 

proposed mixed use designations/zones, including potential environmental impacts related to air 

quality, noise, and transportation (see Recirculated Draft PEIR Section 4.3, Air Quality, Section 4.13, 

Noise, and Recirculated Draft PEIR Section 4.17, Transportation). Furthermore, as mentioned above in 

response to Comment O1-8, the Recirculated Draft PEIR includes feasible mitigation to reduce 

significant impacts related to air and noise. For potential impacts related to air quality, see the 

discussion provided above in response to Comment O1-6. 

The Project’s potential noise impacts are addressed in Recirculated Draft PEIR Section 4.13. As 

discussed therein, the Project has the potential to result in significant impacts related to construction 

and operational noise. Select future development projects implemented under the Metro Area Plan 

would be subject to discretionary permits and future environmental review pursuant to CEQA that would 

evaluate environmental impacts and determine appropriate mitigation measures on a 
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project-by-project basis. For example, implementation of MM 4.13-1 would require all future 

discretionary mixed-use projects to prepare a noise mitigation plan that would ensure compliance with 

County noise standards. Despite the application of future project-level mitigation measures for those 

discretionary projects that are determined to require mitigation, it cannot be known for certain that the 

mitigation will reduce all impacts to less than significant levels because the details of future 

development projects are unknown at this time. Impacts would remain significant and unavoidable 

because at this programmatic level of review, the exact location, orientation, number and timing of 

individual development projects and/or infrastructure improvements that could occur as a result of 

implementation of the Metro Area Plan are unknown. Construction noise impacts from reasonably 

foreseeable project construction activities, as well as operation noise would remain significant and 

unavoidable after application of feasible mitigation measures.  

Regarding stated concerns related to “traffic”; automobile delay and traffic congestion are not considered 

to be impacts on the environment for the purposes of the Recirculated Draft PEIR’s traffic and 

transportation analysis (California Public Resources Code Section 21099[b][2]). As provided in 

Recirculated Draft PEIR Section 4.17, the Project’s daily vehicle miles traveled (VMT) per service 

population would be 22.30, which is below the County’s threshold of 25.54 daily VMT per service 

population. Thus, per the County’s VMT significance criteria for traffic impacts, the Project’s potential VMT 

impacts would be less than significant. Further, mobile source emissions based on Project-related 

increases in vehicular traffic are considered in the Recirculated Draft PEIR’s air quality and greenhouse 

gas emissions analyses, while VMT is a primary consideration in the Recirculated Draft PEIR’s 

transportation analysis. As discussed in Recirculated Draft PEIR Section 4.17, Transportation, Sections 

4.8, Greenhouse Gas Emissions, and 4.11, Land Use and Planning, the Project is consistent with plans 

addressing the circulation system (e.g., Southern California Association of Governments 2020-2045 

Regional Transportation Plan/Sustainable Communities Strategy, General Plan Mobility Element and 

Transit Oriented Districts Program, and Step by Step Los Angeles County, among others) and would not 

conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian facilities.  

O1-12  This comment states that the County should adopt a “zero tolerance” policy related to pollution, heat 

island impacts, and mature tree removals. The heat island effect is a term used to describe higher air 

and structure temperatures in an urban setting as opposed to the lower temperatures found in more 

rural areas. The Project area currently supports urbanized and developed uses. The Project’s proposed 

land use and zone changes would result in additional development and/or redevelopment occurring 

within urban areas but would not result in the intensification of development within rural areas or the 

conversion or loss of open space. Thus, the Project would not have the potential to contribute to the 

heat island effect. Furthermore, the Metro Area Plan includes a number of areawide and community 

specific goals and policies in support of preserving existing and promoting new parks and green spaces. 

Future projects implemented under the Metro Area Plan would also be required to comply with 

applicable landscaping and/or “recreational space” (e.g., courtyards, gardens, lawns, etc.) 

requirements set forth in Title 22 of the County Code. For example, future projects in the proposed 

mixed use zones would be required to provide landscaping on a minimum of 5% of the lot (County Code 

Section 22.26.030[D][7]). Furthermore, future projects would be required to comply with all applicable 

County Code provisions related to trees, including Chapter 22.126, Tree Planting Requirements, and 

Chapter 22.174, Oak Tree Permits, which would help ensure the planting of new trees and preservation 

of existing trees in the Project area.  
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Regarding stated concerns related to cumulative impacts; CEQA Guidelines Section 15130(b)(1) states 

that the information utilized in an analysis of cumulative impacts should come from one of two sources: 

(1) a list of past, present and probable future projects producing related or cumulative impacts, 

including, if necessary, those projects outside the control of the agency; or (2) a summary of projections 

contained in an adopted general plan or related planning document, or in a prior environmental 

document which has been adopted or certified, which described or evaluated regional or areawide 

conditions contributing to the cumulative impact. As discussed in further detail in Section 2.5, 

Cumulative Impact Analysis (pages 2-42 through 2-44), the Recirculated Draft PEIR’s cumulative 

analysis considers projections from applicable planning documents for assessment of impacts. The 

Recirculated Draft PEIR considers the growth projections set forth in a number of adopted local and 

regional plans applicable to the County, including plans applicable to the Metro Planning Area (which, 

geographically, includes the Project area, the City of Compton, and portions of the City of Los Angeles) 

and the adjacent Project-area jurisdictions of Commerce, Hawthorne, Huntington Park, Lynwood, 

Montebello, Monterey Park, Paramount, and South Gate. As such, adopted plans considered in the 

Project’s cumulative analyses include buildout of the County’s General Plan (including the Housing 

Element), SCAG RTP/SCS Connect SoCal, and other general plans applicable to the adjacent 

Project-area jurisdictions listed above. .  

Per CEQA Guidelines Section 15168, a program EIR provides certain advantages in that it can, for 

example, “Ensure consideration of cumulative impacts that might be slighted in a case-by-case” (CEQA 

Guidelines Section 15168[b]). Due to programmatic and geographically expansive nature or the 

Project, the Recirculated Draft PEIR’s primary analysis assesses impacts from a more “cumulative” 

perspective when compared to a project-level EIR. However, the Project’s potential cumulatively 

considerable impacts are also analyzed in accordance with CEQA Guidelines Section 15130, as 

provided in Sections 4.1 through 4.20 of the Recirculated Draft PEIR. The Recirculated Draft PEIR’s 

topical discussions of potential cumulatively considerable impacts expand the geographic scope of 

analyses beyond the Project area, as appropriate to the specific environmental concern. In summary, 

the potential for cumulative impacts to occur with implementation of the Project is adequately 

addressed in each topical section of the Recirculated Draft PEIR and no revisions are required. 

O1-13  This comment provides suggestions for revising policies proposed in the Metro Area Plan. These 

suggestions are related to the Metro Area Plan and do not express any environmental concerns related 

to the environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not required 

pursuant to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration.  

O1-14  This comment states the County should consider a “programmatic approach” for assessing potential 

air quality impacts associated with future projects among County departments. The Recirculated Draft 

PEIR has been prepared in conformance with the substantive and procedural requirements of CEQA 

and the State CEQA Guidelines, including State CEQA Guidelines Section 15168, which states that “A 

program EIR is an EIR which may be prepared on a series of actions that can be characterized as one 

large project and are related.” All future discretionary projects within the Project area would be subject 

to CEQA review, including site-specific environmental assessments, as applicable. The project-level 

environmental review process would include an evaluation of a potential project-level and cumulative 

air quality impacts. Additionally, prior to the issuance of a demolition or building permit at the County, 

all project applicants must obtain the proper clearance through the Los Angeles County Department of 
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Public Works, Division of Building and Safety (Building & Safety), which is responsible for the plan check 

review and determination of compliance with applicable regulations and the Building Code associated 

with the plan check review process. The commenter’s suggestion related to the Department of Public 

Health reviewing future projects are acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration.  

O1-15  This comment expresses concern with the programmatic approach of the Recirculated Draft PEIR. 

Regarding stated concerns that there is “no assessment of any site -specific development,” as 

discussed in Recirculated Draft PEIR Chapter 3, Project Description, the Metro Area Plan is a policy 

document that would implement land use changes, programs, and policies but does not include or 

propose any site-specific development. Importantly, a change in land use or zoning as part of the 

proposed Project would not indicate inevitable development/redevelopment of a property. However, 

as required by CEQA, the program-level analysis provided by the Recirculated Draft PEIR is predicated 

upon the assumption that the Project’s proposed land use changes would spur interest in or change 

the nature of future development and redevelopment projects occurring within the Project area. As 

described in detail in Section 3.3.3, Project-Related Growth of the Recirculated Draft PEIR, the Project 

would rezone and/or redesignate parcels throughout the Project area to allow for 30,968 additional 

dwelling units, which would result in approximately 108,390 additional Project area residents. The 

Project would allow for the development of ACUs on corner lots in residentially zoned areas as an 

accessory use to a primary residence within the Project area. It is projected that approximately 

106 residentially-zoned corner lots in the Project area may develop ACU’s, which would generate 

approximately 176 new jobs. The Project includes development of an Industrial Program for the 

unincorporated communities of East Los Angeles, Florence-Firestone, West Rancho 

Dominguez-Victoria and Willowbrook within five years of Project approval. The Industrial Program 

would adopt two new industrial zones—Life Sciences Park (LSP) and Artisan Production and Custom 

Manufacturing (M-0.5)—to allow for cleaner, alternative industrial uses, such as artisan 

manufacturing and life sciences facilities. The conceptual definitions, zoning regulations, 

development standards, and location of candidate parcels for LSP and M-0.5 zones are outlined in 

Appendix G, Industrial Land Use Strategy Program Conceptual Zones and Figure Maps, of the Metro 

Area Plan. Under the two future zones, candidate parcels would accommodate development of 

approximately 1,124,731 additional square feet of industrial building area, which would result in 

approximately 3,515 new employees. The methodology behind the Project’s buildout projections is 

discussed in further detail in Recirculated Draft PEIR Appendix B-3, Buildout Methodology. The 

Recirculated Draft PEIR has been prepared in conformance with the substantive and procedural 

requirements of CEQA and the State CEQA Guidelines. Specifically, the Recirculated Draft PEIR 

includes all of the required contents of an EIR and the associated required details and topics for 

analysis, as set forth in Sections 15120 through 15132 of the State CEQA Guidelines.  

O1-16  Regarding statements related to an analysis of a full build out, or a worst-case scenario, the 

Recirculated Draft PEIR Sections 4.1 through 4.20 include a discussion of methodologies and 

assumptions specific to the given resource area. Please refer to Response to Comment O1-15 above 

regarding the buildout assumptions for the Metro Area Plan. As described in Section 3.4.1, Buildout 

Projections of the Recirculated Draft PEIR, the Project area buildout conditions, which include 

quantitative measures of anticipated Project buildout as compared to existing conditions, are provided 

in Table 3-5, Population and Housing Buildout for the Project Area, and Table 3-6, Employment Buildout 

for the Project Area. The tables provide existing conditions and 2035 buildout conditions for each 
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community (where available), as well as for the Project area. The Project is anticipated to result in 

approximately 30,968 additional residential units, 108,390 additional residents (see Table 3-5), 

3,691 additional jobs (see Table 3-6), which are analyzed in Recirculated Draft PEIR Section 4.1 

through 4.20. All conclusions in the Recirculated Draft PEIR are supported by substantial evidence 

(including facts, reasonable assumptions predicated upon facts, and expert opinion supported by 

facts), as defined in Section 15384 of the CEQA Guidelines.  

Finally, regarding stated concerns that the Recirculated Draft PEIR “lack[s]… information on the 

impacts of future development,” the Recirculated Draft PEIR presents a comprehensive analysis of the 

Project’s potential environmental impacts and feasible mitigation measures and contains 

approximately 1,000 pages of detailed analysis, as well as a shorter executive summary that explains 

the analysis and conclusions (as required by Section 15123 of the State CEQA Guidelines). The 

Recirculated Draft PEIR is also consistent with Section 15121 of the State CEQA Guidelines, in that it 

constitutes an informational document that informs public agency decision makers and the public 

generally of the significant environmental effects of the Project, identifies possible ways to minimize 

the significant effects, and describes reasonable alternatives to the Project. No changes to the Project 

description or Recirculated Draft PEIR analysis are required as a result of this comment. 

O1-17  Regarding stated concerns related to mobility and “transit related projects”, the Project does not 

propose any site-specific development projects, including any transit-related development or 

improvement projects. This comment does not express any concerns related to the environmental 

analysis in the Recirculated Draft PEIR. Rather, this comment includes suggestions for revising the 

content of Chapter 3.3, Mobility, of the Metro Area Plan. This comment is acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration.  

O1-18  Regarding stated concerns related to the “Economic Development section of the plan”, this comment 

does not express any concerns related to the environmental analysis in the Recirculated Draft PEIR. 

Rather, this comment includes suggestions for revising the content of Chapter 3.4, Economic 

Development, of the Metro Area Plan. Therefore, a response is not required pursuant to CEQA. However, 

the comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration.  

Regarding the stated concerns related to a definition of “cleaner” industries, please refer to the 

response provided above for Comment O1-2, O1-3, and O1-4.  

O1-19  This comment expresses support for the Metro Area Plan’s efforts related to safety and climate 

resiliency and provides suggestions for policies to support residents and small businesses in efforts to 

reduce emissions and improve on climate resiliency. This comment is related to Chapter 3.5, Safety 

and Climate Resilience, of the Metro Area Plan. This comment does not express any concerns related 

to the environmental analysis in the Recirculated Draft PEIR. This comment is acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration. 

O1-20  Regarding comments related to “the historic preservation section” of the Metro Area Plan, the goals 

and policies related to historic resources are provided on page 3.6-7 of Chapter 3.6, Historic 

Preservation, of the recirculated Metro Area Plan. These comments do not express any concerns related 

to the environmental analysis in the Recirculated Draft PEIR. However, the comments and suggestions 
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are acknowledged for the record and will be forwarded to the decision-making bodies for their review 

and consideration. 

O1-21  This comment states concerns and provides suggestions regarding the goals related to transportation 

networks within the Metro Area Plan. Regarding stated concerns related to East Los Angeles 

community-specific Goal 1 of the Metro Area Plan, this comment accurately quotes Goal 1, however, 

this goal is now included on page 4-6 of Chapter 4, Community-Specific Goals and Policies, of the Metro 

Area Plan. These comments do not express any concerns related to the environmental analysis in the 

Recirculated Draft PEIR. Regarding the statement that the Recirculated Draft PEIR should consider 

impacts related to a “increase in travel through East Los Angeles,” the Project’s potential impacts 

related to daily vehicle miles traveled (VMT) are analyzed in Section 4.17, Transportation of the 

Recirculated Draft PEIR in accordance with California Public Resources Code Section 21099. As 

discussed in Section 4.17, the Project’s daily VMT per service population would be 22.30, which is 

below than the County’s threshold of 25.54 daily VMT per service population. Thus, per the County’s 

VMT significance criteria for traffic impacts, the Project’s VMT impacts would be less than significant. 

As discussed above in response to Comment O1-11, mobile source emissions based on Project-related 

increases in vehicular traffic are also considered in the Recirculated Draft PEIR’s air quality and 

greenhouse gas emissions analyses (see Sections 4.3, Air Quality and Section 4.8, Greenhouse Gas 

Emissions, respectively, of the Recirculated Draft PEIR). Furthermore, while the Project includes goals 

and policies to support or encourage future transit-related improvements, the Project itself does not 

propose any expansion of the transportation network or development of associated infrastructure. 

These comments are acknowledged for the record and will be forwarded to the decision-making bodies 

for their review and consideration. 

O1-22  Regarding stated concerns regarding “potential residential displacement due to rising housing cost”, 

please refer to the response provided above for Comment O1-7. Regarding stated concerns that the 

Metro Area Plan should “encourage transportation infrastructure”, the Project includes a number of goals 

and policies aimed at enhancing the preservation, security and resiliency of the transportation system, 

including areawide Goals M 1, 2, 3, TOD 2, and HW/EJ 2 and Policies M1.1 through 1.5, 3.2, and HW/EJ 

2.2, as well as a number of community-specific goals and policies for East Los Angeles (e.g., Goals 1, 2, 

3 and Policies 1.1, 1.2, 2.1 through 2.6, 3.1, 3.2). This comment does not express any concerns related 

to the environmental analysis in the Recirculated Draft PEIR. However, this comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

O1-23  Regarding stated concerns related to East Los Angeles community-specific Goal 2 of the Metro Area 

Plan, this comment accurately quotes Goal 2, however, this goal is now included on page 4-6 of Chapter 

4 of the Metro Area Plan. These comments do not express any concerns related to the environmental 

analysis in the Recirculated Draft PEIR. Regarding stated concern related to the “’heat island’ effect” 

see the response provided above for Comment O1-12. Regarding stated concerns related parking, 

please see the response provided above for Comment O1-6. These comments are acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

O1-24  Regarding stated concerns related to East Los Angeles community-specific Goal 3 of the Metro Area 

Plan, this comment accurately quotes Goal 3, however, this goal is now included on page 4-7 of Chapter 

4 of the Metro Area Plan. These comments do not express any concerns related to the environmental 

analysis in the Recirculated Draft PEIR. These comments are acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 
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O1-25  Regarding stated concerns related to East Los Angeles community-specific Goal 4 of the Metro Area 

Plan, this comment accurately quotes Goal 4, however, this goal is now included on page 4-7 of Chapter 

4 of the Metro Area Plan. This comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

Regarding stated concerns related to the “alternatives to preserving the industrial areas,” please see 

the response provided above to Comment O1-3.  

Regarding stated concerns that the Recirculated Draft PEIR “does not consider the cumulative air 

pollution and water quality impacts of the proposed Plan,” please see the response provided above for 

Comment O1-11. The potential cumulatively considerable air quality and hydrology/water quality 

impacts are discussed in Sections 4.3.2.5 and 4.10.2.5 of the Recirculated Draft PEIR, respectively. As 

discussed in Section 4.2.2.5, Project impacts related to air quality would be cumulatively considerable. 

However, as discussed in Section 4.10.2.5, Project impacts related to hydrology and water quality 

would not be cumulatively considerable.  

Regarding stated concerns about partnerships with USC Medical Center and the County, this comment 

does not express any concerns related to the environmental analysis in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration.  

O1-26  Regarding the stated concerns related to a definition of “cleaner” industries, please refer to the 

response provided above for Comment O1-2. Regarding enforcement of regulations, implementation 

of zone changes would update Title 22 (Planning and Zoning) of the County Code and protocols for 

monitoring compliance would be through the County’s existing code compliance enforcement programs 

and processes. The implementation of the Metro Area Plan would not obstruct or otherwise impact the 

potential future implementation of recommendations, policies, programs, or actions related to the 

enforcement of existing laws and regulations. 

O1-27  This comment states concerns related to the Recirculated Draft PEIR’s finding that there will be “no 

significant impact on a ‘scenic vistas’”. As discussed in Section 4.1, Aesthetics, of the Recirculated 

Draft PEIR, East Los Angeles has access to some locally valuable scenic viewsheds, including 

mountains, foothills, and the skyline of downtown Los Angeles. However, according to the General Plan, 

the County Code, and applicable community plans, there are no significant viewsheds, corridors, or 

ridgelines identified within East Los Angeles. The topography of most of East Los Angeles is relatively 

flat to gently sloping; however, the Repetto Hills in the northern portion of the community includes 

publicly-accessible hillside roadways where long-range views are more accessible. Due to intervening 

distance and location, any future development under the Metro Area Plan (i.e., development facilitated 

as a result of land use changes) would not impact public views of the mountains, foothills, or downtown 

Los Angeles skyline from the northern Repetto Hills area. Regarding stated concerns related to 

Ascot Hills Park, this park is located over 0.5-mile north of the Project-area boundary. Due to intervening 

distance, terrain, and development, future development under the Metro Area Plan would not impact 

views from Ascot Hills Park. In addition, development facilitated by the Project would be required to 

comply with applicable development standards, including setbacks and building height restrictions, 

which would help preserve existing views in East Los Angeles of mountains and the downtown 

Los Angeles skyline. All future development would be subject to the County’s permitting review and 
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plan check process, which would ensure that any redevelopment would be conducted in compliance 

with the County Code. 

O1-28  Regarding stated concerns that there is “nothing in this section acknowledging the need for balancing 

potential negative consequences of commercial and industrial development where they are bordering 

residential areas,” as provided in Recirculated Draft PEIR Section 4.14, Population and Housing, the 

Project is implementing provisions of the Housing Element through proposed land use and zone 

changes to allow more dense residential development to occur in the future. The vast majority of sites 

selected for rezoning/redesignation were previously identified as part of the Housing Element’s 

“adequate sites” program, which involved a rigorous screening process. The County’s screening criteria 

took into consideration a variety of factors to ensure housing compatibility, including the County’s 

Environmental Justice Screening Method (EJSM) score. The EJSM is an environmental justice mapping 

tool which maps levels of cumulative health risk from sources of pollution, including point and area 

emissions sources and hazards. As a result, the Project does not propose any mixed use or residential 

redesignation/rezoning in areas that are, in general, not suitable for housing development.  

Furthermore, the establishment and implementation of the County’s recent Green Zones Program 

involved a rigorous process to consider and adopt measures that are feasible and appropriate to help 

address environmental justice issues stemming from residential-industrial adjacency. The Project’s 

proposed LSP and M-0.5 zones are intended to compliment the Green Zone District measures while also 

supporting legally-established businesses. Implementation of the Metro Area Plan would not hinder the 

implementation of the County’s Green Zones Program. Additionally, as discussed in Topical Response-1, 

the County Planning staff report will recommend revisions to Implementation Program 10 of the Metro 

Area Plan to clarify its standing as an implementation program and remove the language requiring the 

adoption of two new industrial zones from the Program as well as the associated Appendix G. Proposed 

revisions to Implementation Program 10 would provide additional opportunities for public participation 

and engagement on the feasibility of industrial land use changes. This comment is acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration. 

O1-29  Regarding stated concerns related to East Los Angeles community-specific Goal 5 of the Metro Area 

Plan, this comment accurately quotes Goal 5, however, this goal is now included on page 4-7 of Chapter 

4 of the Metro Area Plan. This comment does not express any concerns related to the environmental 

analysis in the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

O1-30  Regarding stated concerns related to East Los Angeles community-specific Goal 6 of the Metro Area 

Plan, this goal and associated policies were removed from Chapter 4 of the recirculated Metro Area 

Plan. Goals and policies related to freeway cap parks and community amenities along existing freeway 

corridors are included in Section 3.1, Land Use (e.g., Goal LU 9 and Policies LU 9.1 and LU 9.2) and 

Section 3.5, Safety and Climate Resiliency (e.g., Policy S/CR 3.5) of the Metro Area Plan. The Project 

also include Implementation Program No. 1, Freeway Cap Parks, discussed in Chapter 5, 

Implementation of the Metro Area Plan, which would develop and implement a Freeway Capping 

Feasibility Framework for Project-area communities that have been subject to long-term, negative 

impacts of freeway construction and operations. The commenter’s suggestions and statements in 

support of future freeway cap park infrastructure are acknowledged for the record and will be forwarded 

to the decision-making bodies for their review and consideration. 
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O1-31  Regarding stated concerns related to community-specific feedback for Florence-Firestone and the 

request to “further define ‘clean tech industries’,” please refer to the response provided above for 

Comment O1-2. Regarding stated concerns related to Goal 18 and Policy 18.5 (e.g., “Clean Tech 

Industries”), this goal and the associated policies for Florence-Firestone were removed from the 

recirculated Metro Area Plan. This comment does not express any concerns related to the 

environmental analysis in the Recirculated Draft PEIR. Therefore, a response is not required pursuant 

to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

O1-32  Regarding stated concerns related to community engagement for the Metro Area Plan in the community 

of Willowbrook, this comment does not express any concerns related to the environmental analysis in 

the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration.  

O1-33  Regarding stated concerns related to “Willowbrook Historic Roots”, this comment does not express any 

concerns related to the environmental analysis in the Recirculated Draft PEIR. Therefore, a response 

is not required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration.  

Regarding stated concerns related to “ongoing community plans and projects,” the example plans 

mentioned in this comment are primarily related to mobility and transit. As discussed in Section 4.17, 

Transportation, the Recirculated Draft PEIR includes Appendix H-3, Los Angeles Metro Area Plan 

Mobility Existing Conditions and Literature Review. The Mobility Existing Conditions Study for each of 

the communities included in Appendix H-3 provides a baseline understanding of past, current, and 

future mobility planning efforts. Appendix H-3 also includes a mobility needs assessment, which 

identifies existing conditions, gaps, and opportunities across a range of modes, including public transit, 

the roadway network, and bicycle and pedestrian infrastructure. This review and the recommendations 

set forth therein helped to inform proposed Metro Area Plan goals and policies and provide consistency 

with past, current, and future mobility planning efforts. 

O1-34  Regarding stated concerns related to the conceptual LSP and M-0.5 zones in proximity to schools and 

the impacts of “industries that continue to pollute children and community members,” as discussed 

above in response to Comment O1-3, the County’s Green Zones Program recently established new 

Green Zone Districts to promote environmental justice in communities that have been 

disproportionately and historically affected by toxic pollutants and contaminants generated from 

various land uses over time and to improve community health and quality of life for residents 

surrounding major sources of pollution. As discussed in Recirculated Draft PEIR Section 4.9, in the 

Green Zone Districts, certain industrial land uses within 500 feet of a sensitive use (e.g., schools) are 

either prohibited or require a CUP with discretionary review. For a discussion of the Project’s potential 

impacts related to water quality, air quality, and noise (i.e., “pollution”), please refer to the responses 

provided above for Comments O1-5, O1-6, and 1-10, respectively.  

 For the commenter’s information, as discussed in Topical Response-1, the County Planning staff report 

will recommend revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing 

as an implementation program and remove the language requiring the adoption of two new industrial 

zones from the Program as well as the associated Appendix G. Proposed revisions to Implementation 
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Program 10 would provide additional opportunities for public participation and engagement on the 

feasibility of industrial land use changes.  

O1-35 This comment includes suggestions for revisions to the Metro Area Plan. This comment does not 

express any concerns related to the environmental analysis in the Recirculated Draft PEIR. Therefore, 

a response is not required pursuant to CEQA. However, the comment is acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration. 

O1-36  Regarding the public review process for the Recirculated Draft PEIR, the County complied with the State 

CEQA Guidelines by providing opportunities for early participation in the environmental review process. 

Regarding the stated concerns related to public participation/engagement, the public outreach efforts 

conducted in support of the PEIR have been and continue to be in conformance with the substantive 

and procedural requirements of CEQA and the State CEQA Guidelines. The County complied with the 

State CEQA Guidelines by providing opportunities for early participation in the environmental review 

process. Specifically, in accordance with Section 15082(a) of the State CEQA Guidelines, the County 

circulated a Notice of Preparation (NOP) on February 14, 2022 to the State Clearinghouse, public 

agencies, and other interested parties for the required 30-day review and comment period. The purpose 

of the NOP was to formally convey that the County, as the lead agency, solicited input regarding the 

scope and proposed content of the Metro Area Plan PEIR (referred to herein as the “2022 Draft PEIR”). 

The NOP was filed and posted at the office of the Los Angeles County Registrar-Recorder/County Clerk 

(County Clerk) and published in Our Weekly, LA Wave, East LA Tribune, Gardena Valley News, 

Los Angeles Sentinel, and La Opinion newspapers. During the public review period, hardcopies of the 

NOP were made available for public review at the East Los Angeles Library, East Rancho Dominguez 

Library, Florence Express Library, Huntington Park Library, Woodcrest Library, Dr. Martin Luther King, 

Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy of the NOP was also made 

available on the County Planning website. Additionally, the County held a virtual public scoping meeting 

on March 2, 2022, to facilitate public review and comment on the Project. The NOP included an 

invitation to agencies and the public to review and comment on the NOP. All NOP comments relating to 

CEQA were reviewed and the issues raised in those comments were considered in the preparation of 

the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). A copy of the NOP is included in 

Appendix A-1 and the comment letters received in response to the NOP are included in Appendix A-2 of 

the Recirculated Draft PEIR.  

Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft PEIR, 

with electronic copies of all appendices, were available for public review at County Planning’s main 

office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City Terrace 

Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, Huntington 

Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. The 

2022 Draft PEIR was also posted on County Planning website for public review.  
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After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. In accordance with State CEQA Guidelines Section 15088.5(f)(1), the 

Recirculated Draft PEIR wholly replaced the 2022 Draft PEIR. Per State CEQA Guidelines Section 

15088.5(g), Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided a summary 

of the revisions made to the previously circulated 2022 Draft PEIR and incorporated into the 

Recirculated Draft EIR.  

A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew 

Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Library, 

Huntington Park Library, Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was 

also posted on the County Planning website for public review. 

Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan would be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission. As such, these public hearings are required to be notified to the public in compliance with 

state and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et 

seq.). Thus, the County has complied and will continue to comply with CEQA statues and guidelines 

requiring adequate public outreach and engagement for the 2022 Draft PEIR and the Recirculated 

Draft PEIR.  

O1-37  This comment includes concluding remarks and signatories.  
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Response to Comment Letter O2 

East Gardena Homeowners’ Improvement Association, Inc.  

“East Gardena Neighborhood Association” 

Angila Romious, Vice-President 

May 1, 2023 

O2-1 This comment states the potential environmental impacts associated with the comment’s specified 

neighborhood should be analyzed separately from the unincorporated community of West Rancho 

Dominquez-Victoria. The analysis provided within the Recirculated Draft PEIR is of a programmatic 

scale, as detailed further in Section 1.2, Program EIR, of the Recirculated Draft PEIR. As such, the 

proposed Project is not intended to be assessed at neighborhood-specific level, but is required to 

assess impacts for the Metro Planning Area as a whole, in accordance with the Planning Areas 

Framework Program (General Plan Implementation Program No. LU-1). The Project would establish the 

Metro Area Plan, which, in accordance with the Planning Areas Framework Program of the General 

Plan, is intended to guide regional-level growth and development within the unincorporated 

communities of the Metro Planning Area (i.e., the Project area).Therefore, the Recirculated Draft PEIR 

appropriately assessed the Metro Planning Area, as directed by the County General Plan. 

O2-2 This comment states concern with the accessibility of the documents under public review, including 

but not limited to the proposed Project’s timeline and proposed zoning maps, and states concerns 

related to the public review period the lack of notification to property owners. This comment relates to 

the public outreach process related to the Metro Area Plan. However, the County confirmed that 

eastgardena@gmail.com (which is the contact email for the East Gardena Neighborhood Association) 

is included on the Project’s “Constant Contact” list. Records indicate that the Notice of Availability for 

Recirculated Draft PEIR was sent to this email address on June 8, 2023. Records further indicate that 

this email was opened by the recipient on July 26, 2023. The comment is acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration.  

In accordance with Section 15082(a) of the State CEQA Guidelines, the County circulated a Notice of 

Preparation (NOP) on February 14, 2022 to the State Clearinghouse, public agencies, and other 

interested parties for the required 30-day review and comment period. The purpose of the NOP was to 

formally convey that the County, as the lead agency, solicited input regarding the scope and proposed 

content of the Metro Area Plan PEIR (referred to herein as the “2022 Draft PEIR”). The NOP was filed and 

posted at the office of the Los Angeles County Registrar-Recorder/County Clerk (County Clerk) and 

published in Our Weekly, LA Wave, East LA Tribune, Gardena Valley News, Los Angeles Sentinel, and 

La Opinion newspapers. During the public review period, hardcopies of the NOP were made available for 

public review at the East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, 

Huntington Park Library, Woodcrest Library, Dr. Martin Luther King, Jr. Library, Willowbrook Library, and 

City Terrace Library. A digital copy of the NOP was also made available on the County Planning website. 

Additionally, the County held a virtual public scoping meeting on March 2, 2022, to facilitate public review 

and comment on the Project. The NOP included an invitation to agencies and the public to review and 

comment on the NOP. All NOP comments relating to CEQA were reviewed and the issues raised in those 

comments were considered in the preparation of the 2022 Draft PEIR (and Recirculated Draft PEIR, 

discussed below). A copy of the NOP is included in Appendix A-1 and the comment letters received in 

response to the NOP are included in Appendix A-2 of the Recirculated Draft PEIR.  
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The County initially circulated the Metro Area Plan Draft PEIR for public review from 

November 17, 2022, through January 16, 2023, which exceeded the 45-day minimum required by 

CEQA. However, the County continued to accept public comments on the Draft PEIR that were received 

by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice of Availability (NOA) of 

the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the County Clerk’s office, 

and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena Valley News, Los Angeles 

Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft PEIR, with electronic copies of all 

appendices, were available for public review at County Planning’s main office (320 W. Temple Street, 

Los Angeles, CA 90012) as well as the following libraries: City Terrace Library, East Los Angeles Library, 

East Rancho Dominguez Library, Florence Express Library, Huntington Park Library, Woodcrest Library, 

Dr. Martin Luther King Jr. Library, and Willowbrook Library. The 2022 Draft PEIR was also posted on 

County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. All chapters and sections of the 2022 Draft PEIR, inclusive of all resource areas in the 

CEQA Guidelines Appendix G Environmental Checklist, were updated to reflect the revised Project 

information as well as changes to the environmental analyses. A NOC and NOA of the Recirculated 

Draft PEIR were submitted to the State Clearinghouse, posted at the County Clerk’s office, and 

published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena Valley News, Los Angeles 

Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft PEIR, with electronic copies 

of all appendices, were available for public review at County Planning’s main office (320 W. Temple 

Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew Library, City Terrace Library, 

East Los Angeles Library, East Rancho Dominguez Library, Florence Library, Huntington Park Library, 

Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was also posted on the County 

Planning website for public review. 

The Final PEIR and the Metro Area Plan will be presented at two public hearings to the Regional 

Planning Commission, who will accept public comment on the PEIR, Metro Area Plan, the zoning and 

land use maps, and the Implementation Ordinance and make a recommendation to the County Board 

of Supervisors. These public hearings are required to be notified to the public in compliance with state 

and local regulations, including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR. 

O2-3 Regarding the stated concerns about the NOP review process, as discussed above in response to 

Comment O2-2 above, the County circulated a NOP in accordance with Section 15082(a) of the State 

CEQA Guidelines on February 14, 2022 to the State Clearinghouse, public agencies, and other 

interested parties for the required 30-day review and comment period. In accordance with Public 

Resources Code Section 21092(b)(3)(A), the NOP was published in Our Weekly, LA Wave, East LA 

Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. As such, direct 

mailing of the NOP to property owners was not required. Regarding the request to revise the “CEQA 

public review process timeline and outreach timeline,” please see the response provided above to 
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Comment O2-2. This comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

O2-4 The comment’s stated concerns related to the prioritization of “equity and environmental justice” is a 

policy question related to the Metro Area Plan, and does not express any environmental concerns 

related to the environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not 

required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration.  

Regarding the stated concern that the proposed rezoning would exacerbate existing adverse environmental 

conditions, the Project’s effects on air quality, noise, transportation, and hazards and hazardous materials 

in the following sections: Section 4.3, Air Quality; Section 4.13, Noise; Section 4.17, Transportation; and 

Section 4.9, Hazards and Hazardous Materials. These sections of the PEIR adequately analyzes the 

potential environmental impacts to this topic areas as a result of the Project’s proposed zoning program 

within the Metro Planning Area, including West Rancho Dominguez-Victoria and East Gardena. The 

comment does not identify specific concerns regarding the adequacy of the environmental analysis in the 

Draft Recirculated PEIR, and no change to the environmental analysis is required. 

O2-5 Regarding the question related to the proposed “cleaner” industrial uses, page 3-18 of Chapter 

3, Project Description of the Recirculated Draft PEIR, discusses how the Project would facilitate growth 

as a result of the proposed Industrial Program. The Industrial Program would adopt two industrial zones 

(Artisan Production and Custom Manufacturing [M-O.5] and Life Sciences Park [LSP]) and zone 

candidate parcels as shown in Figures 3-3a through 3-3d. Thus, the Industrial Program would 

encourage a transition from heavier industrial uses to cleaner industrial uses which would support uses 

that would likely be urban-industrial type buildings including small, rectangular, and low-profile 

structures, and due to the Industrial Program’s conceptual use restrictions and conceptual 

development standards, would not include large scale, heavily polluting machinery generally 

considered incompatible with the surrounding commercial and residential areas. Further, page 

4.9-44 through 4.9-45 summarizes the types of land uses that would be allowed under the proposed 

LSP an M-0.5 land uses to illustrate the differences with the existing uses allowed under the existing 

M-1, M-1.5, and/or M-2 zones. Implementation of zone changes would update Title 22 (Planning and 

Zoning) of the County Code and protocols for monitoring compliance would be through the County’s 

existing code compliance enforcement programs and processes. 

As discussed in Topical Response-1, the County Planning staff report will recommend revisions to 

Implementation Program 10 of the Metro Area Plan to clarify its standing as an implementation 

program and remove the language requiring the adoption of two new industrial zones from the Program 

as well as the associated Appendix G of the Metro Area Plan. Proposed revisions to Implementation 

Program 10 would provide additional opportunities for public participation and engagement on the 

feasibility of industrial land use changes.  

O2-6 The comment questions the implementation of the proposed Maker’s District and requests a focus on 

local community entrepreneurs. The proposed Project does not include a Maker’s District. It is assumed 

the commenter is referring to the proposed Implementation Program 10, Industrial Land Use Strategy 

Program (Industrial Program). The Industrial Program’s future implementation actions would include, 

but are not limited to, gathering relevant land use and economic data, meetings with local stakeholders, 

and additional analysis, if necessary, relative to the Industrial Program components. The rezoning of 
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candidate parcels would occur within five years of approval of the Metro Area Plan. However, as 

discussed above in response to Comment O2-5 and Topical Response-1, proposed revisions to 

Industrial Program would clarify its standing as an implementation program and remove the language 

requiring the adoption of two new industrial zones as well as the associated Appendix G of the Metro 

Area Plan. The commenter is encouraged to participate in future outreach opportunities under the 

Industrial Program, which will include the County’s outreach to property owners of candidate parcels 

and other members of the public. 

The comment also states opposition to Mobile Food Vending and requests a prioritization on green 

spaces, parks and recreational space, and community/resident centered spaces. This comment does 

not express specific concerns or questions regarding the adequacy of the environmental analysis within 

the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

O2-7 The comment states support for the Project’s proposed consolidation of existing plans across the Metro 

Planning Area and emphasizes a need for enforcement of land use regulations. This comment does not 

express concerns regarding the adequacy of the environmental analysis within the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

O2-8 The comment states that the parks identified in the environmental document are not within walking 

distance (i.e., 0.5 mile) of residents in the East Gardena community. Table 4.16-1, Parks Serving the 

Project Area, provides locational details on County parks serving the Project area, which is based on 

Appendix A of the 2016 Countywide Comprehensive Parks and Recreation Needs Assessment. The 

information in this report, prepared by the County Department of Parks and Recreation, presents an 

average for each community. Existing conditions are adequately addressed within the Recirculated Draft 

PEIR, in which each community (with the exception of Willowbrook) is considered park-poor compared to 

the General Plan’s parkland per population goal. The comment further states that distances in excess of 

0.5 mile would impact safety for certain residents. The distance from an existing or planned park is not a 

threshold of significance under CEQA. However, as detailed in Section 4.16.2.2 of the Recirculated Draft 

PEIR, a significant impact would occur if the Project would result in substantial adverse physical impacts 

associated with the provision of new or physically altered government facilities, the construction of which 

could cause significant environmental impacts in order to maintain acceptable performance objectives 

for park services (i.e., distance to residents). As discussed above, the Recirculated Draft PEIR 

acknowledges the lack of existing recreational facilities in the existing condition and determined that 

Project-related land use changes and associated population growth would result in significant and 

unavoidable impacts related to parks/recreation. This comment does not express concerns regarding the 

adequacy of the environmental analysis within the Recirculated Draft PEIR.  

O2-9 This comment correctly identifies the Project’s anticipated growth to population and housing. However, 

the comment does not express questions or concerns regarding the adequacy of the environmental 

analysis within the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 
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O2-10 The comment states the proposed Project would result in an increased homeless population and that 

unhoused individuals tamper with existing fire hydrants and the environment analysis within the PEIR 

does not include discussion on the potential risks associated with recreational vehicles (RVs), including 

fire hazards. This comment is speculative and does not present substantial evidence to substantiate 

the environmental concerns. The Recirculated Draft PEIR includes analysis on the potential hazards 

associated with future development projects within the Project area under Section 4.9, Hazards and 

Hazardous Materials, as well as analysis on service ratios for existing public services including the 

Los Angeles County Fire Department and Sheriff’s Department within Section 4.15, Public Services. No 

changes to the Recirculated Draft PEIR are required.  

O2-11 The comment states that Metro Area Plan Policy LU 4.6 would result in loitering and noise nuisances 

in residential areas. The Recirculated Draft PEIR analyzes the potential noise impacts as a result of the 

proposed Project within Section 4.13, Noise. Policy LU 4.6 would not result in physical environmental 

impacts. The Project’s proposed goals and policies would either encourage future projects to 

incorporate beneficial components and/or would encourage policy makers to consider future actions. 

Furthermore, the County Code addresses issues of loitering and noise nuisance in residential areas, 

and implementation of this policy would not impede compliance with existing regulations.  

O2-12 The comment states that Metro Area Plan Policy LU 4.5 would result in food borne illnesses and 

sanitation concerns in residential areas. The Project’s proposed goals and policies would either 

encourage future projects to incorporate beneficial components and/or would encourage policy makers 

to consider future actions. Furthermore, the County Code addresses issues of health and safety 

protections against food-borne illnesses, and implementation of this policy would not impede 

compliance with existing regulations. Moreover, Program 8, Mobile Food Vending Zoning Ordinance 

and Implementation, would study the feasibility of amending the Zoning Code to allow food trucks on 

private properties in certain zones. In addition, this comment does not express concerns regarding the 

adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a response is 

not required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration.  

O2-13 The comment states concern for the implementation and enforcement of proposed Policy LU 

3.4 related to code enforcement and cites an example on 154th Street and San Pedro Street. Policy LU 

3.4 would not result in physical environmental impacts. The Project’s proposed goals and policies would 

either encourage future projects to incorporate beneficial components and/or would encourage policy 

makers to consider future actions. Furthermore, the County Code addresses issues of compliance and 

enforcement of development standards, and implementation of this policy would not impede 

compliance with existing regulations. 

O2-14 The comment states concern for the enforcement of proposed Policy LU 6.3 related to code 

enforcement for noise. Policy LU 6.3 would not result in physical environmental impacts. The Project’s 

proposed goals and policies would either encourage future projects to incorporate beneficial 

components and/or would encourage policy makers to consider future actions. Furthermore, the 

County Code addresses issues of compliance and enforcement of noise standards, and 

implementation of this policy would not impede compliance with existing regulations. 
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O2-15 The comment provides feedback on Policy LU 7.2, which addresses mitigation on industrial uses’ 

potential negative impacts. However, this policy was removed with the recirculation of the Draft PEIR 

and changed within the Metro Area Plan. Despite this, in response to the comment’s concerns, the 

Recirculated Draft PEIR addresses the potential impacts associated with the Industrial Program within 

Section 4.13, Noise; Section 4.3, Air Quality; Section 4.10, Hydrology and Water Quality; and Section 

4.1, Aesthetics. Regarding concern for enforcement of mitigation, development standards, 

performance standards, and conditions of approval, implementation of future development projects 

would be required to comply with existing regulations within the County Code governing industrial uses.  

Furthermore, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to the Industrial Program (i.e., Implementation Program 10 of the Metro Area Plan) to clarify 

its standing as an implementation program and remove the language requiring the adoption of two new 

industrial zones from the Program as well as the associated Appendix G of the Metro Area Plan. 

Proposed revisions to Implementation Program 10 would provide additional opportunities for public 

participation and engagement on the feasibility of industrial land use changes.  

O2-16 The comment provides feedback on Policy LU 8.5, Adaptive Reuse. For informational purposes, this policy 

was changed to Policy LU 8.4 of the Metro Area Plan with the recirculation of the Draft PEIR; however, the 

policy’s language remains unchanged. Regarding monitoring of “air and soil” impacts, the Recirculated 

Draft PEIR includes discussion on existing conditions for the Project area and potential hazardous risk 

with the implementation of the Project. However, the Project’s proposed goals and policies would not 

result in physical environmental impacts. Instead, policies would either encourage future projects to 

incorporate beneficial components and/or would encourage policy makers to consider future actions. 

Furthermore, the commenter’s concerns over existing conditions have been acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration. 

O2-17 The comment states opposition to Policy M 4.6 and asserts the implementation of more electric 

generating stations would result in more greenhouse gas emissions. Implementation of electric vehicle 

(EV) infrastructure is required by California Building Standards Code (CALGreen) and supportive of 

federal, state, and local efforts to reduce greenhouse gas emissions (e.g., CARB’s Climate Change 

Scoping Plan, State Vehicle Standards [AB1493 and EO B-16-12]), and facilitation of the County’s 

Revised Draft 2045 Climate Action Plan, and Policy M 4.6 would be supportive of these mandates. This 

comment does not express concerns regarding the adequacy of the environmental analysis within the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

O2-18 The comment requests proposed Policy S/CR 3.4 to be more specific. Moreover, the comment objects 

to this policy and states that the proposal reflects similar measures by the United Nations. No aspect 

of the Metro Area Plan would require or encourage the use of eminent domain or seizure of properties. 

This comment is not related to the adequacy of the environmental analysis presented in the 

Recirculated Draft PEIR. The comment will be provided to the decision makers for review and 

consideration as part of this Final PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 
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O2-19 The comment raises concern for proposed “Policy 42.1.” It appears the comment cited the wrong policy 

number. For the purposes of this response, it is assumed that the commenter is referring to proposed 

Policy 34.1, under the proposed Community-Specific Goals and Policies related to the Willowbrook 

community. The comment questions the implementation of housing opportunities within established 

residential neighborhoods. Policy 34.1 would not result in physical environmental impacts. The Project’s 

proposed goals and policies would either encourage future projects to incorporate beneficial components 

and/or would encourage policy makers to consider future actions. No aspect of the Metro Area Plan would 

require or encourage the use of eminent domain or seizure of properties. The Project would generate an 

increase in housing and would provide opportunities for development of a range of housing types (e.g., 

duplexes, mixed-use residential, multi-family) at various levels of affordability (e.g., to low-, moderate- and 

above-moderate income units). In addition, there are other mechanisms in place to ensure that new units 

constructed would be affordable. For example, the County’s Affordable Housing Preservation Ordinance 

requires that units that are on sites occupied by extremely low, very low, or lower income tenants, be 

replaced with units that are affordable at the same income level or below.  

O2-20 The comment states concern regarding redevelopment for new housing. This comment does not 

express concerns regarding the adequacy of the environmental analysis within the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

O2-21 The comment states concern for proposed rezoning from R1 to R2. All proposed rezoning associated 

with the Metro Area Plan implementation is stated in Section 3.3.4.3, Project Components, of the 

Recirculated Draft PEIR. The Project would not allow for additional rezoning beyond what is explicitly 

stated in the Recirculated Draft PEIR. As stated, rezoning in East Rancho Dominguez would impact a 

limited number of Single Family Residence (R-1) and/or Two Family Residence (R-2) parcels along 

Alondra Boulevard, which would be upzoned to Limited Density Multiple Residence (R-3) to allow 

multifamily housing. The Project would rezone one parcel in West Rancho Dominguez-Victoria on South 

San Pedro Street from R-2 to MXD to avoid spot zoning. As illustrated in Figure 3-1g, Proposed Zoning, 

Willowbrook, Project would upzone three existing R-1 sites in the southeast corner of the community to 

R-2. The Project proposes to rezone and/or redesignate additional parcels within the Metro Planning 

Area for two main purposes. Firstly, due to limited mapping technology in the past, various mapping 

errors occurred such as the inadvertent omissions of mapping the assigned zoning and/or land use 

designations for some parcels or the mapped zoning and/or land use designation boundaries of various 

properties were not aligned with the actual property lines, which resulted in some parcels having split 

zoning and/or split land use designations. As such, the proposed zoning and/or land use designation 

changes for this group of properties are intended to correct the mapping errors or misalignments to 

reflect the correct zoning and/or land use designations for these parcels. Secondly, the proposed 

zoning changes for the other group of properties are intended to make the zoning consistent with the 

General Plan land use designations. These proposed changes will not increase the potential buildout 

densities of the affected parcels. Therefore, the potential buildout impacts of these parcels have been 

considered and evaluated in the adopted 2015 County General Plan EIR. Potential impacts associated 

with all land use changes are analyzed throughout the Recirculated Draft PEIR.  
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O2-22 The comment states the Recirculated Draft PEIR does not include analysis related to air quality impacts 

for residences and the potential risks associated with cancer and other illnesses. Additionally, the 

comment states the Recirculated Draft PEIR does not includes site-specific considerations for future 

development projects and mitigation should be incorporated to reduce impacts.  

Regarding site-specific analysis, the Recirculated Draft PEIR includes a programmatic level of 

environmental analysis. The Project would facilitate the implementation of programs, goals, and 

policies as well as Project-related growth across the Metro Planning Area. However, the Project does 

not include or propose any site-specific development projects. As such, site-specific and project-specific 

level analysis is not addressed in the Recirculated Draft PEIR as it would be too speculative to assess 

potential environmental impacts.  

Regarding consideration for cancer and other illnesses, the Recirculated Draft PEIR includes impact 

analysis on the Project’s potential to expose sensitive receptors to substantial pollutant concentrations 

(Threshold 4.3-3). The discussion under toxic air contaminants is related to cancer risk, as defined by 

the South Coast Air Quality Management District (SCAQMD). Moreover, implementation of the Project 

would be subject to SCAQMD Rule 1401, New Source Review of Toxic Air Contaminants, which 

regulates cancer risk and other risks. 

Regarding mitigation, the Recirculated Draft PEIR incorporates mitigation to reduce impacts; however, 

due to the programmatic nature of the Project, the accuracy of the reductions that would be realized 

from mitigation is not able to be accurately quantifiable. Future non-discretionary projects would be 

subject to the federal, state, and local regulations. As such, Section 4.3, Air Quality, concludes impacts 

would remain significant and unavoidable related to the exposure of sensitive receptors to substantial 

pollutant concentrations even with the incorporation of mitigation measures MM-4.3-1 and MM-4.3-2.  

O2-23 The comment states concerns related to the lack of community-specific goals and policies related to 

hydrology and water quality. This comment is related to the policies set forth in the Metro Area Plan 

and is not related to the adequacy of the environmental analysis presented in the Recirculated Draft 

PEIR. The comment further states that construction activity and truck traffic would result in potential 

impacts to water quality. The analyses included in Section 4.10, Hydrology and Water Quality 

demonstrates that Project implementation would require compliance with existing regulations 

governing water quality, such the Los Angeles County Low Impact Development Ordinance (included as 

Title 12 Chapter 12.84 of the County Code) and concludes that no significant impacts would result from 

Project implementation.  

O2-24 The comment raises concern for the proposed land uses changes in West Rancho Dominguez-Victoria 

related to the potential redevelopment of existing residential buildings along Avalon Boulevard between 

135th Street and El Segundo Boulevard. As stated on page 3-22 of the Recirculated Draft PEIR, the 

Metro Area Plan is a policy document that does not include or propose any site-specific development 

that could directly result in construction or operational impacts to the environment. However, 

implementation of the Metro Area Plan would encourage development in a manner consistent with the 

Metro Area Plan, which would facilitate additional future development. All future development would 

be subject to the County’s permitting review and plan check process, which would ensure that any 

redevelopment would be conducted in compliance with the County Code and applicable federal and 

state laws and regulations. Further, the Project would not permanently displace a substantial number 

of people, as discussed in Section 4.14, Population and Housing. Future development would occur over 
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time throughout the Project area, and any displacement would be temporary. Notably, the Project would 

generate an increase in housing and would provide opportunities for development of a range of housing 

types (e.g., duplexes, mixed-use residential, multi-family) at various levels of affordability (e.g., to low-, 

moderate- and above-moderate income units). As such, any temporary impacts associated with 

displacement associated with redevelopment of existing properties would be offset by the anticipated 

increase in housing production.  

Regarding stated concerns related to “generational wealth”, according to the CEQA Guidelines Section 

15064(e) “economic and social changes resulting from a project shall not be treated as significant 

effects on the environment.” Thus, economic and social implications of the Project are not within the 

scope of required environmental analysis and a response is not required pursuant to CEQA. However, 

the comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 

O2-25 The comment states questions related to the Project’s effect on reducing vehicle miles traveled (VMT), as 

discussed in Section 4.17, Transportation, and whether train and transit services (i.e., provided by the 

Los Angeles County Metropolitan Transportation Authority [LA Metro]) would come to existing residential 

neighborhoods, or add more bus routes or parking. The Metro Area Plan includes Policy M 4.16, which 

states “Promote mobility management practices, including incentives to change transit behavior and 

using technologies, to reduce VMT. The Project would not involve the construction/implementation of 

transportation projects (i.e., railroads or bus routes) to be closer to existing housing. Instead, the Project 

would facilitate the future development of housing in the Project area, which has a VMT per service 

population that is less than the County’s threshold average VMT (see Table 4.17-4, Project Area Model 

Results, of the Recirculated Draft PEIR). Regarding parking, LA Metro would not accommodate parking 

for future development projects implemented under the Project. Instead, individual projects would be 

required to comply with applicable County Code provisions related to parking, including Chapter 22.112, 

Parking, related to on-site parking and number of parking spaces provided per land use, which would be 

regulated through County Planning’s plan check and permitting process.  
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Response to Comment Letter O3 

Juntos Florence-Firestone Together 

Ashley O.  

July 26, 2023 

O3-1 This comment requests an extension to the public review period for the Recirculated Draft PEIR. While 

the County understands and acknowledge the concerns raised about potential limitations on public 

participation because of the complexity of the Recirculated Draft PEIR, the County complied with the 

applicable CEQA statutes and guidelines by providing opportunities for participation in the environmental 

review process. The County prepared and released the Recirculated Draft PEIR for a 45-day public review 

period that began on June 12, 2023, and ended on July 28, 2023. A Notice of Completion and Notice of 

Availability of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at the County 

Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena Valley News, 

Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft PEIR, with 

electronic copies of all appendices, were available for public review at County Planning’s main office 

(320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew Library, City 

Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Library, Huntington 

Park Library, Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was also posted on 

the County  Planning website for public review. 

Additionally, the public still has the opportunity to review and comment on the Metro Area Plan, 

Implementation Ordinance, and land use and zoning maps up to the time of the public hearing for 

consideration by the Regional Planning Commission. The County understands the value of providing 

opportunities for residents to learn from each other’s perspectives. To that end, the public hearing will 

provide an additional opportunity for interested individuals and groups to express their views, ask 

questions, and engage in public discussion about the Project and its potential environmental impacts. 

Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan would be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission. As such, these public hearings would be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR.  
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Response to Comment Letter O4 

East Yard Communities for Environmental Justice, Legacy LA, and Visión City Terrace 

mark! Lopez, Lucy Herrera, and Visión City Terrace Team. 

July 27, 2023 

O4-1 This introductory comment summarizes the letter’s contributing authors/organizations and states 

concerns related to opportunities for community participation on the Metro Area Plan and future 

implementation of the Metro Area Plan. This comment does not express any environmental concerns 

related to the environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not 

required pursuant to CEQA. Comments related to the Recirculated Draft PEIR are addressed below in 

subsequent responses. The comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

O4-2 This comment states concerns related to impacts on communities by projects that may be permitted 

“by right.” The comment incorrectly states that the Recirculated Draft PEIR does not include mitigation 

measures; however, as set forth in Table ES-1, Summary of Project Impacts in the Executive Summary 

of the Recirculated Draft PEIR, the Project includes mitigation measures that would reduce potentially 

significant impacts related to air quality, biological resources, cultural resources, hazards and 

hazardous materials, noise, tribal cultural resources, and utilities and service systems. However, as 

stated by the commenters, the Draft Metro Area Plan is a policy document that does not propose any 

project-specific development; rather the Project would facilitate future development through land use 

changes. Impacts of future development depend on specific project-level characteristics, such as site 

location, size, type of development, and nature of the construction or operational activities. Although 

proposed mitigation measures would apply to future discretionary projects within the Project area, it 

cannot be known for certain that the mitigation will reduce all impacts to less than significant levels 

because the details of future development projects are unknown at this time. Furthermore, although 

future non-discretionary projects implemented under the Metro Area Plan would be subject to 

applicable federal, state and local regulations, they would not necessarily be subject to CEQA review, 

additional environmental assessments, or mitigation measures. As such, even with implementation of 

existing regulations, applicable Metro Area Plan goals and policies, and mitigation measures, potential 

impacts for some topical areas would remain significant and unavoidable. Therefore, no additional 

feasible mitigation measures are available to further reduce air quality, biological resources, cultural 

resources, hazards and hazardous materials, noise, tribal cultural resources, and utilities and service 

systems impacts to a less than significant level.  

Regarding the stated concerns related to monitoring and enforcement of development, all mitigation 

measures set forth in the Draft Recirculated PEIR include requirements for timing, monitoring, and 

confirmation of implementation prior to subsequent approvals. 

Regarding the stated concerns related to “new toxic threats” and “exposure to contaminants” Section 

4.9, Hazards and Hazardous Materials evaluates the Project’s impacts related to contamination. As 

stated on page 4.9-45, the Project would not result in new industrial uses on properties that are not 

already zoned for industrial, and no expansion of industrially-zoned land area would occur beyond the 

existing condition. It is anticipated that the new Industrial-Program zones would encourage 

development of cleaner businesses that would facilitate land use compatibility and a healthy 

environment where a variety of business and residents can co-exist. Most of the currently allowable 
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land uses allowed under the existing M-1, M-1.5, M-2, and/or M-2.5 zones are not allowed under the 

new LSP and M-0.5 zones. Businesses are required to strictly adhere to the federal, state, and local 

rules and regulations regarding the transport, use and disposal of hazardous materials. With regulatory 

compliance and the implementation of Metro Area Plan goals and policies that aim to protect the 

environment from hazards and pollutants, future development projects are not anticipated to create a 

significant hazard to the public or the environment through the routine transport, use, and disposal of 

hazardous materials, and impacts would be less than significant. 

04-3 Regarding the stated concerns about “resident retention protections”, according to the CEQA 

Guidelines Section 15064(e) “economic and social changes resulting from a project shall not be 

treated as significant effects on the environment.” Thus, economic and social implications of the 

Project, such as the various financial incentives of developers and general housing affordability, are 

not within the scope of required environmental analysis. Threshold 4.14-2 of Section 4.14, Population 

and Housing, of the Recirculated Draft PEIR, includes an analysis of the Projects potential to “displace 

substantial numbers of existing housing, especially affordable housing”. As provided in Recirculated 

Draft PEIR Section 4.14, the Project is implementing provisions of the Housing Element through 

proposed land use and zone changes to allow more dense residential development to occur in the 

future. The vast majority of sites were previously identified as part of the Housing Element’s “adequate 

sites” program, which involved a rigorous screening process (see Recirculated Draft PEIR Appendix B-3, 

Buildout Methodology, for further details regarding the Housing Element’s site selection and screening 

process). The County’s screening criteria were used to exclude areas that are, in general, not suitable 

for housing development, particularly higher-density sites supporting multifamily uses and open-space 

areas. The goal of the adequate sites analysis is to identify sites which, under the new land use and 

zoning, could facilitate additional housing. As a result of the rigorous screening process for sites 

selected for rezoning/redesignation under the Project, displacement of existing housing and residents 

would be less likely to occur as a result of Project implementation. Further, as described in Section 

4.14 of the Recirculated Draft PEIR, future development would occur over time throughout the Project 

area, and any displacement during construction of redeveloped properties would be temporary. 

Notably, the Project would generate an increase in housing and would provide opportunities for 

development of a range of housing types (e.g., duplexes, mixed-use residential, multi-family) at various 

levels of affordability (e.g., to low-, moderate- and above-moderate income units). As such, any 

temporary impacts associated with displacement due to redevelopment of existing properties would be 

offset by the anticipated increase in housing production. In addition, there are other mechanisms in 

place to ensure that if temporary displacement occurs, the new units constructed would be affordable 

to previous tenants. This is particularly applicable to lower-income tenants who may be more vulnerable 

to potential displacement. For example, the County’s Affordable Housing Preservation Ordinance 

requires that units that are on sites occupied by extremely low, very low, or lower income tenants, be 

replaced with units that are affordable at the same income level or below. Thus, impacts related to the 

substantial displacement of existing housing and people would be less than significant and no 

mitigation is required. No changes to the content or analyses in the Recirculated Draft PEIR are required 

as a result of this comment. 

Regarding stated concerns about the need for green space, the existing Project area conditions related 

to parks and recreation are discussed in Section 4.16, Recreation, of the Recirculated Draft PEIR. As 

provided therein, each community’s parkland is currently below the General Plan goal of 4 acres of 

parkland per 1,000 residents. Although the Project does not propose any direct development of parks 
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or recreation areas, the Project includes various goals and policies, such as Goal LU 9, HW/EJ 5, and 

S/CR 2 and Policies HW/EJ 2.1, HW/EJ 2.2, and S/CR 3.5 that would address future development 

related to park services by promoting the establishment of future parks and improving safety and 

well-being in and around park and recreational facilities. The Project also includes Program 1, Freeway 

Cap Parks, to study the feasibility of development of freeway cap parks to provide open space, 

reestablish severed connections, and offer community serving amenities, while simultaneously 

screening the freeway from the community.  

04-4 Regarding the stated concerns about water supplies, as discussed under Threshold 4.19-2 of Section 

4.19, Utilities and Service Systems, the Project would be sourced from purchased MWD imported water, 

groundwater from the Central and West Coast groundwater basins, and recycled water. Based on 

2020 UWMPs completed by the retail water purveyors in the Project area, adequate water supplies are 

available to serve the anticipated Project related increases in population, during normal, single dry, and 

multiple dry year scenarios. In addition, because groundwater withdrawals from the West Coast and 

Central groundwater basins are limited based on an adjudication process, compliance with the 

judgment that set pumping rights would eliminate the potential for the water agencies that will serve 

anticipated Project-related growth to substantially impact the groundwater aquifers, and Project-related 

impacts would be less than significant.  

04-5 This comment states concerns related to 'piecemealing' and the evaluation of the future 

implementation of the Metro Area Plan Programs, using the Program 1, Freeway Cap Parks as an 

example. However, as set forth in State CEQA Guidelines Section 15146: 

The degree of specificity required in an EIR will correspond to the degree of specificity 

involved in the underlying activity which is described in the EIR… An EIR on a project such 

as the adoption or amendment of a comprehensive zoning ordinance or a local general 

plan should focus on the secondary effects that can be expected to follow from the 

adoption or amendment, but the EIR need not be as detailed as an EIR on the specific 

construction projects that might follow. 

The Recirculated Draft PEIR includes quantitative and qualitative analyses of the secondary effects 

associated with implementation of the Draft Metro Area Plan, which is a program-level policy document 

that does not propose any project-specific development. As stated on page 3-16 in Chapter 3, Project 

Description, with the exception of Program 10, Industrial Land Use Strategy Program, all proposed 

Metro Area Plan Programs involve feasibility studies or creation of programs that would have no impact 

on the environment. If the implementation programs would result in future actions that require 

discretionary approval, compliance with CEQA would be required. Although the Metro Area Plan 

includes programs to study the feasibility of future actions (e.g., Program 1, Freeway Cap Parks), future 

implementation of these contemplated programs is not guaranteed. Thus, these programs are not a 

reasonably foreseeable consequence of the Project under review and the potential physical changes 

in the environment resulting from these programs are too speculative to forecast at this time. Regarding 

the agencies that would be involved in the execution of the Programs, the County would engage with 

all relevant and necessary agencies, as determined by County Planning. 

Regarding the suggestion that the Metro Area Plan should identify and clean up “contaminated soil to 

reclaim open space”, this comment is a policy suggestion related to the Metro Area Plan. This comment 

does not express any environmental concerns related to the environmental analyses in the 
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Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

04-6 This comment pertains to Program 8, Mobile Food Vending Zoning Ordinance and Implementation, and 

includes policy suggestions related to the Metro Area Plan. This comment does not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

O4-7 This comment states concerns related to Program 10, Industrial Land Use Strategy Program (Industrial 

Program), and incorrectly states that future implementation of this program constitutes piecemealing 

of required analysis pursuant to CEQA. As discussed in Chapter 3, Project Description, of the 

Recirculated Draft EIR, the Project includes implementation of the Industrial Program to address 

long-term impacts of residential-industrial adjacency in the unincorporated communities of East 

Los Angeles, Florence-Firestone, West Rancho Dominguez-Victoria, and Willowbrook. Within five years 

of Project approval, the Industrial Program would adopt two industrial zones (Artisan Production and 

Custom Manufacturing [M-0.5] and Life Science Park [LSP]) and map the two new zones in appropriate 

locations (referred to as “candidate parcels”) that are currently zoned for industrial use. In accordance 

with State CEQA Guidelines Section 15146, Chapter 4 of the Recirculated Draft PEIR analyzes the 

secondary effects (e.g., potential development and increased employment) associated with land use 

and zone changes anticipated to occur as a result of future implementation of the Industrial Program. 

Under the two future zones, the Recirculated Draft PEIR estimates that candidate parcels would 

accommodate potential development of approximately 1,124,731 square feet of cleaner industrial 

uses, such as artisan manufacturing and life sciences facilities, which would generate approximately 

3,515 new jobs within the Project area.  

Regarding the stated concerns related to “shelving” the Industrial Program, this comment does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

Regarding the stated concerns over the potential Employment Protection District (EPD) Overlay, the 

Project would not result in new industrial uses on properties that are not already zoned for industrial, 

and no expansion of industrially-zoned land area would occur beyond the existing condition. As 

discussed on Pages 3-20 and 3-21 of Chapter 3, Project Description of the Recirculated Draft PEIR, the 

Industrial Program proposed to study the feasibility of adding the EPD Overlay on certain industrial 

candidate parcels should they eventually be rezoned to LSP or M-0.5. As discussed in Topical 

Response-1, County Planning will recommend the elimination of the rezoning for LSP or M-0.5 to the 

Regional Planning Commission, and the Industrial Program will provide additional opportunities for 

public participation and engagement on the feasibility of industrial land use changes. 

O4-8 Regarding the stated concerns on the EPD Overlay, please refer to Response O4-7 above. Regarding the 

stated concern about the “Bio Science Overlay Zone”, this is not a component of the Metro Area Plan. As 

described on page 3-18 in Chapter 3, Project Description, the Industrial Program would include the 

following primary components: (1) adopt two new industrial zones (M-0.5 and LSP) as defined in Table 

3-2, Conceptual Definitions for Industrial Program Zones, ; (2) map the new industrial zones in appropriate 
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candidate parcels where industrial zoning currently exists, as identified in Figures 3-3a through 3-3d; 

(3) conduct additional research and outreach to property owners of candidate parcels, including gathering 

relevant land use and economic data, meeting with local stakeholders, and conducting additional 

analysis, as needed, relative to the new industrial zones to inform implementation of the Industrial 

Program; and (4) complete any necessary General Plan Amendment and zone change process, including 

CEQA review, as applicable. If the conceptual elements of the Industrial Program change through the 

research and outreach process, additional CEQA analysis may be necessary. 

Regarding stated concerns about incompatible uses, as stated in Response O4-7 above the Project 

would not result in new industrial uses on properties that are not already zoned for industrial, and no 

expansion of industrially-zoned land area would occur beyond the existing condition. Further, the 

Industrial Program is intended to encourage development of cleaner industry, research and 

development, and artisan/custom manufacturing uses in areas adjacent to or nearby existing 

non-industrial uses. When compared to existing, heavier industrial uses currently permitted on 

candidate parcels, the conceptual uses under the Industrial Program are intended to be less polluting 

and better neighbors to existing non-industrial uses. 

Regarding requests that specific residential uses be identified on a map and protected by “applicable 

buffer zones”, the Recirculated Draft PEIR includes maps of existing and proposed General Plan land 

use designations and zoning. Also, the Project involves amending Title 22 (Planning and Zoning) of the 

County Code to include the mapping of the Green Zone (-GZ) Combining Zone on industrially-zoned lots 

in the unincorporated communities of East Los Angeles, Florence-Firestone, Walnut Park, West Rancho 

Dominguez-Victoria, and Willowbrook. The proposed -GZ mapping would identify parcels subject to the 

Green Zone Ordinance, which would remain unchanged with the Project implementation. All 

environmental impacts associated with the Green Zones Ordinance were comprehensively evaluated 

in the Los Angeles County Green Zones Program Environmental Impact Report, dated November 2021. 

Future site-specific development projects would be required to identify existing and proposed uses on 

the subject site, including any residential uses, to ensure conformance/compliance with applicable 

General Plan land use, zoning, and development standards.  

O4-9 This comment requests additional information and makes suggestions related to the proposed 

Program 6, Community Benefits Program. This comment is a policy suggestion related to the Metro 

Area Plan. This comment does not express any environmental concerns related to the environmental 

analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration.  

04-10 This comment states concerns related to the release of public review documents and the number of 

planning processes applicable to communities within the Metro Planning Area. This comment relates 

to the public outreach process related to the Metro Area Plan. The comment is acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration.  

Regarding the public review process for the Recirculated Draft PEIR, the County complied with the State 

CEQA Guidelines by providing opportunities for early participation in the environmental review process. 

Specifically, in accordance with Section 15082(a) of the State CEQA Guidelines, the County circulated 

a Notice of Preparation (NOP) on February 14, 2022 to the State Clearinghouse, public agencies, and 

other interested parties for the required 30-day review and comment period. The purpose of the NOP 
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was to formally convey that the County, as the lead agency, solicited input regarding the scope and 

proposed content of the Metro Area Plan Draft PEIR (referred to herein as the “2022 Draft PEIR”). The 

NOP was filed and posted at the office of the Los Angeles County Registrar-Recorder/County Clerk 

(County Clerk) and published in Our Weekly, LA Wave, East LA Tribune, Gardena Valley News, 

Los Angeles Sentinel, and La Opinion newspapers. During the public review period, hardcopies of the 

NOP were made available for public review at the East Los Angeles Library, East Rancho Dominguez 

Library, Florence Express Library, Huntington Park Library, Woodcrest Library, Dr. Martin Luther King, 

Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy of the NOP was also made 

available on the County Planning website. Additionally, the County held a virtual public scoping meeting 

on March 2, 2022, to facilitate public review and comment on the Project. The NOP included an 

invitation to agencies and the public to review and comment on the NOP. All NOP comments relating to 

CEQA were reviewed and the issues raised in those comments were considered in the preparation of 

the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). A copy of the NOP is included in 

Appendix A-1 and the comment letters received in response to the NOP are included in Appendix A-2 of 

the Recirculated Draft PEIR.  

Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City 

Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, 

Huntington Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. 

The 2022 Draft PEIR was also posted on County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. All chapters and sections of the 2022 Draft PEIR, inclusive of all resource areas in the 

CEQA Guidelines Appendix G Environmental Checklist, were updated to reflect the revised Project 

information as well as changes to the environmental analyses. A NOC and NOA of the Recirculated 

Draft PEIR were submitted to the State Clearinghouse, posted at the County Clerk’s office, and 

published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena Valley News, Los Angeles 

Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft PEIR, with electronic copies 

of all appendices, were available for public review at County Planning’s main office (320 W. Temple 

Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew Library, City Terrace Library, 

East Los Angeles Library, East Rancho Dominguez Library, Florence Library, Huntington Park Library, 

Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was also posted on the County 

Planning website for public review. 
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Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan would be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and land use 

maps, and the Implementation Ordinance and make a recommendation to the County Board of 

Supervisors. These public hearings are required to be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR.  

04-11 This comment requests an additional public community hearing. As discussed above in response to 

Comment O4-10, the County has complied and will continue to comply with CEQA statues and 

guidelines requiring adequate public outreach and engagement for the Recirculated Draft PEIR. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

04-12 This comment issues concluding remarks and signatories. The comment is acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration.  
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Response to Comment Letter O5 

Communities for a Better Environment (CBE) and Strategic Actions for a Just Economy (SAJE) 

Jennifer Ganata, Idalmis Vaquero, Theodore Caretto, and Maria Patiño Guiterrez 

July 28, 2023 

05-1 This comment introduces the organizations CBE and SAJE. This comment refers to previous comments 

submitted by CBE on March 17, 2022 and January 31, 2023. The comment letter submitted on 

January 31, 2023 is appended to the July 28, 2023 comment letter. As discussed above in Section 

2.1, Introduction, in accordance with State CEQA Guidelines Section 15088.5(f)(1), as the Recirculated 

Draft PEIR wholly replaced the 2022 Draft PEIR, the previous public comments received on the 

2022 Draft PEIR (although a part of the administrative record) do not require a written response in the 

Final PEIR. As such, only new comments received on the Recirculated Draft PEIR (i.e., those received 

during the 45-day public review from June 12, 2023, to July 28, 2023) are responded to in this chapter 

of the Final PEIR. As these comments have been resubmitted, previous comments on content and 

analysis applicable to the Recirculated Draft PEIR are responded to below. Previous comments that are 

specific to the content and analysis provided in the 2022 Draft PEIR are not responded to in detail.  

O5-2 This comment relates to the public outreach process related to the Metro Area Plan. Therefore, a 

response is not required pursuant to CEQA. However, the comment is acknowledged for the record and 

will be forwarded to the decision-making bodies for their review and consideration. 

O5-3 Regarding the public review process for the Recirculated Draft PEIR, the County complied with the State 

CEQA Guidelines by providing opportunities for early participation in the environmental review process. 

Regarding the stated concerns related to public participation/engagement, the public outreach efforts 

conducted in support of the PEIR have been and continue to be in conformance with the substantive 

and procedural requirements of CEQA and the State CEQA Guidelines. The County complied with the 

State CEQA Guidelines by providing opportunities for early participation in the environmental review 

process. Specifically, in accordance with Section 15082(a) of the State CEQA Guidelines, the County 

circulated a Notice of Preparation (NOP) on February 14, 2022 to the State Clearinghouse, public 

agencies, and other interested parties for the required 30-day review and comment period. The purpose 

of the NOP was to formally convey that the County, as the lead agency, solicited input regarding the 

scope and proposed content of the Metro Area Plan PEIR (referred to herein as the “2022 Draft PEIR”). 

The NOP was filed and posted at the office of the Los Angeles County Registrar-Recorder/County Clerk 

(County Clerk) and published in Our Weekly, LA Wave, East LA Tribune, Gardena Valley News, 

Los Angeles Sentinel, and La Opinion newspapers. During the public review period, hardcopies of the 

NOP were made available for public review at the East Los Angeles Library, East Rancho Dominguez 

Library, Florence Express Library, Huntington Park Library, Woodcrest Library, Dr. Martin Luther King, 

Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy of the NOP was also made 

available on the County Planning website. Additionally, the County held a virtual public scoping meeting 

on March 2, 2022, to facilitate public review and comment on the Project. The NOP included an 

invitation to agencies and the public to review and comment on the NOP. All NOP comments relating to 

CEQA were reviewed and the issues raised in those comments were considered in the preparation of 

the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). A copy of the NOP is included in 

Appendix A-1 and the comment letters received in response to the NOP are included in Appendix A-2 of 

the Recirculated Draft PEIR.  
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 Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City 

Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, 

Huntington Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. 

The 2022 Draft PEIR was also posted on County Planning website for public review.  

 After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. In accordance with State CEQA Guidelines Section 15088.5(f)(1), the 

Recirculated Draft PEIR wholly replaced the 2022 Draft PEIR. Per State CEQA Guidelines Section 

15088.5(g), Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided a summary 

of the revisions made to the previously circulated 2022 Draft PEIR and incorporated into the 

Recirculated Draft EIR.  

 A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew 

Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Library, 

Huntington Park Library, Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was 

also posted on the County Planning website for public review. 

 Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan will be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning, and the 

Implementation Ordinance and make a recommendation to the County Board of Supervisors. As such, 

these public hearings would be notified to the public in compliance with state and local regulations 

including the Ralph M. Brown Act (Government Code Section 54950, et seq.). Thus, the County has 

complied and will continue to comply with CEQA statues and guidelines requiring adequate public 

outreach and engagement for the Recirculated Draft PEIR. No changes to the Project Description or 

Recirculated Draft PEIR analysis are required as a result of this comment.  
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O5-4  Regarding stated concerns related to air quality and health risk impacts, the PEIR addresses the 

potential impacts associated with local criteria air pollutant emissions and toxic air contaminants 

(TACs) during construction and operational activities. However, the programmatic nature of the PEIR 

does not include site-specific level analysis. As such, the potential health risk of exposing sensitive 

receptors cannot be estimated with a level of accuracy. Thus, even with implementation of mitigation 

measure (MM)-4.3-1 and MM-4.3-2, existing regulations and proposed goals and policies to reduce 

impacts, the Project impacts at the program level would remain significant and unavoidable because 

at this level of review, the exact location, orientation, number, and timing of individual projects and/or 

infrastructure improvements that could occur as a result of the Metro Area Plan are unknown.  

Regarding stated concerns related to applicable mitigation measures, it was determined that 

construction of future development projects from implementation of the Project could potentially 

exceed the South Coast Air Quality Management District’s (SCAQMD’S) mass daily construction 

thresholds for VOC and NOx, as shown in Table 4.3-6 of Section 4.3.2.4, Impact Analysis of the 

Recirculated Draft PEIR. In addition, the operation of any future development projects, as allowed by 

the Project, would exceed the SCAQMD mass daily operational thresholds for VOC, NOx, CO, PM10, and 

PM2.5, for full operational buildout of the Project and for a combined construction and operational 

scenario, as detailed in Table 4.3-7 of Section 4.3.2.4 of the Recirculated Draft PEIR. As set forth in 

MM-4.3-1 and MM-4.3-2 in Section 4.3.2.6, Mitigation Measures, of the Recirculated Draft PEIR, if 

during subsequent project-level environmental review, construction- or operation-related criteria air 

pollutants (respectively) are determined to have the potential to exceed SCAQMD’s construction mass 

daily thresholds, the County shall require applicants for new projects that exceed those thresholds to 

incorporate appropriate mitigation measures to reduce or minimize air pollutant emissions. These 

measures are in addition to and go beyond required compliance with applicable SCAQMD rules and 

regulations, including but not limited to Rule 445 (Wood Burning Devices), Rule 1401 (New Source of 

Toxic Air Contaminants), Rule 1110.2 (Emissions from Gaseous- and Liquid-Fueled Engines), Rule 

1153.1 (Emissions of Oxides of Nitrogen from Commercial Food Ovens), Rule 2305 (Warehouse 

Indirect Source Rule), and Rule 1146 (Emissions of NOx from Small Industrial, Institutional, and 

Commercial Boilers, Steam Generators, and Process Heaters).  

O5-5  Regarding stated concerns related to a community-member survey for air quality, this comment does 

not express concerns regarding the adequacy of the environmental analysis within the Recirculated 

Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is 

acknowledged for the record and will be forwarded to the decision-making bodies for their review 

and consideration. 

O5-6  Regarding stated concerns related to mitigation for potential air quality impacts, this comment correctly 

states the Project would result in significant impacts related to air quality from criteria air pollutant and 

TAC emissions from implementation of the future development projects. As previously stated in 

response to Comment O5-4, MM-4.3-1 and MM 4.3-2 would reduce air quality pollutants in future 

development projects and go beyond established SCAQMD Rules and regulation.  

Regarding stated concerns that proposed Project alternatives are “not an effective measure for 

mitigation” and would not “significantly reduce air quality emissions”, Section 4.3 of the Recirculated 

Draft PEIR sets forth all feasible mitigation measures for potential impacts at this programmatic level 

of review. These mitigation measures were prepared in coordination with and subject to the review of 

SCAQMD prior to the issuance of the document for public review. As discussed in the Section 6.1 of the 
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Recirculated Draft PEIR, CEQA requires that an EIR “describe a range of reasonable alternatives to the 

project, or to the location of the project, which would feasibly attain most of the basic objectives of the 

project but would avoid or substantially lessen any of the significant effects of the project, and evaluate 

the comparative merits of the alternatives” (State CEQA Guidelines Section 15126.6[a]). Under the 

environmentally superior alternative (i.e., Alternative C), potential impacts to air quality would be less 

than the proposed Project. In addition, Alternative C would eliminate the significant and unavoidable 

impact for odor emissions under the Project. As such, Alternative C would (1) eliminate a significant 

and unavoidable impact to air quality and (2) further reduce air quality impacts which were found to be 

significant and unavoidable under the proposed Project.  

O5-7  Regarding stated concerns related to hazards and hazardous materials, this comment correctly states 

that the Project would result in significant impacts related to reasonably foreseeable upset and 

accident conditions involving the release of hazardous materials or waste into the environment 

(specifically pertaining to soil and groundwater contamination). However, this comment incorrectly 

states that the Project would also result in significant impacts related to the routine use, transport, or 

disposal of hazardous materials, hazardous emissions near sensitive land uses, and properties on a 

list of hazardous sites.  

As discussed on pages 4.9-43 and 4.9-44 of Section 4.9, Hazards and Hazardous Materials of the 

Recirculated Draft PEIR, due to required compliance with applicable regulations, the future use of 

hazardous materials would not pose a significant risk to the public or environment through the routine 

transport and use or disposal of hazardous materials. All hazardous materials must be used, stored, 

and transported in accordance with manufacturers’ instructions and handled in compliance with 

federal, local and state requirements as summarized in Section 4.9.1.1 of this Recirculated Draft PEIR. 

Rezoning the currently commercial land uses to mixed-use to allow for residential development would 

not expand or increase risks associated with hazardous materials or otherwise result in changes to 

existing requirements for the transport, use or disposal of hazardous materials.  

O5-8  The comment states concern for the change in development types and intensity. As discussed on pages 

4.9-50 through 4.9-51 of the Recirculated Draft PEIR, the Project would not result in new industrial uses 

on properties that are not already zoned for industrial, and no expansion of industrially-zoned land area 

would occur beyond the existing condition. The Project would not introduce industrial businesses into 

areas that were previously residential/commercial or other uses and would therefore not expose new 

sensitive receptors to industrial uses. Although the future projects under the proposed Industrial Program 

could include new industrial developments that could emit hazardous emissions or handle hazardous or 

acutely hazardous materials, substance, or waste within one-quarter mile of sensitive land uses, these 

activities would be conducted in accordance with all applicable regulations and permit requirements. The 

implementation of the Program 10, Industrial Land Use Strategy Program is anticipated to increase land 

use compatibility with sensitive receptors through facilitating cleaner industries in areas with existing 

industrial zones and impacts would be less than significant. Further as discussed in Topical Response-1, 

the County Planning staff report will recommend revisions to Implementation Program 10 of the Metro 

Area Plan to clarify its standing as an implementation program and remove the language requiring the 

adoption of two new industrial zones from the Program as well as the associated Appendix G. Proposed 

revisions to Implementation Program 10 would provide additional opportunities for public participation 

and engagement on the feasibility of industrial land use changes. 
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Regarding properties on a list of hazardous sites (i.e., Cortese List sites; page 4.9-52 of the Recirculated 

Draft PEIR), in accordance with County’s regulations, future site-specific development projects would 

be required to undergo a review and approval through the County’s site plan review process prior to 

the issuance of any building permit. If a future development site is on a list of hazardous materials 

compiled pursuant to Government Code Section 65962.5, Building and Safety clearance would include 

verification of site remediation and regulatory clearance that would allow development to occur. 

Therefore, impacts related to properties on a list of hazardous sites would be less than significant. 

The presence of soil/groundwater contamination in the Project area is disclosed in the Recirculated 

Draft PEIR under existing conditions and in and of itself, would not constitute a significant 

environmental impact under CEQA. The impact determinations set forth in the Recirculated Draft PEIR 

are specific to the potential Project impacts, including whether the Project would result in significant 

impacts related to reasonably foreseeable upset and accident conditions involving the release of 

hazardous materials or waste into the environment, which includes exposure to existing contamination. 

As discussed on pages 4.9-46 and 4.9-47, adherence to the County’s permitting process and 

compliance with applicable laws related to asbestos-containing materials, lead-based paint, and/or 

PCBs rules prior to and during demolition of existing buildings and structures would limit public 

exposure to hazardous materials and would ensure that no significant hazards to the environment 

would occur. However, as discussed on pages 4.9-48 through 4.9-50, unknown contamination may be 

present within soils and/or groundwater beneath currently developed properties. While investigations 

into potential soil/groundwater contamination and subsequent site remediation are common 

requirements for infill development and redevelopment of industrial properties, these measures do not 

ensure that all impacts from future projects would be mitigated to a level of less than significant.  

Future non-discretionary projects that would be implemented under the Metro Area Plan would be 

subject to applicable federal, state and local regulations; however, these non-discretionary projects 

would not necessarily be subject to CEQA review, additional environmental assessments, or mitigation 

measures. As such, even with implementation of existing regulations, applicable Metro Area Plan goals 

and policies, and MM-4.9-1 (included on pages 4.9-59 and 4.9-60 of the Recirculated Draft PEIR), 

potential impacts related to the creation of a significant hazard to the public or the environment due to 

hazards associated with contaminated sites would be significant and unavoidable because it is not 

possible to ensure the successful avoidance of all hazards associated with upset or accidental 

conditions where new development may occur.  

O5-9  Regarding concerns related to MM-4.9-1, Environmental Site Assessment and potentially significant 

hazards/hazardous materials impacts, as discussed above in response to Comment O5-8, future 

non-discretionary projects that would be implemented under the Metro Area Plan would be subject 

to applicable federal, state and local regulations; however, these non-discretionary projects would 

not necessarily be subject to CEQA review, additional environmental assessments, or mitigation 

measures. As such, it is not possible to ensure the successful avoidance of all hazards associated 

with upset or accidental conditions where new development may occur, and impacts would remain 

significant and unavoidable.  

Regarding the comment’s stated concern about the “ever-growing list of CEQA streamlining initiatives”, 

the implementation of the Metro Area Plan would not increase or decrease the availability of CEQA 

streamlining options available to developers. However, per Section 15300.2(e) of the State CEQA 

Guidelines, categorical exemptions cannot be used for projects located on a hazardous waste site (i.e., 
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a site which is included on any list compiled pursuant to Section 65962.5 of the Government Code, 

also known as the Cortese List). Further, many other exemptions or streamlining opportunities require 

preparation of a Preliminary Endangerment Assessment (PEA), which is a process that determines if 

there has been a release of a hazardous substance that presents a risk to human health or the 

environment. The PEA provides basic information, includes a Work Plan that describes the work to be 

done and a Report of the results, and makes conclusions about the PEA data. Therefore, streamlining 

opportunities are generally limited by the requirement to address potential hazards at a project site. 

The commenter also states that residual contamination may exist on closed Cortese List sites and that 

other unknown contamination may be present on sites that are not currently listed. These concerns are 

acknowledged on page 4.9-52 of the Recirculated Draft PEIR. As discussed above in response to 

Comment O5-8, future site-specific development projects would be required to undergo review and 

approval through the County’s site plan review process prior to the issuance of any building permit(s). 

If a future project site is included on the Cortese List, County Building and Safety would require 

verification of site remediation and regulatory clearance prior to issuance of a building permit. The 

Recirculated Draft PEIR therefore concludes that impacts related to Cortese List sites would be less 

than significant. However, the Recirculated Draft PEIR acknowledges that unknown or residual 

contamination may still exist; therefore, the Project could result in a significant hazard to the public 

through reasonably foreseeable accident or upset conditions.  

O5-10  This comment relates to the policies set forth in the Metro Area Plan, using Policy 13.5 as an example, 

and states a need for anti-displacement policies. The comment is acknowledged for the record and will 

be forwarded to the decision-making bodies for their review and consideration. 

O5-11  The comment states concerns related to the potential for displacement and gentrification and requests 

mitigation for displacement. This comment incorrectly states that the significant and unavoidable 

impact discussed in Section 4.14, Population and Housing of the Recirculated Draft PEIR is related to 

the potential for displacement.  

According to State CEQA Guidelines Section 15064(e) “economic and social changes resulting from a 

project shall not be treated as significant effects on the environment.” Thus, economic and social 

implications of the Project are not within the scope of required environmental analysis. Because 

socio-economic implications are not considered impacts on the environment under CEQA, no mitigation 

measures would be appropriate. The comment is acknowledged for the record and will be forwarded 

to the decision-making bodies for their review and consideration. 

Threshold 4.14-2 of Section 4.14 of the Recirculated Draft PEIR includes an analysis of the Projects 

potential to “displace substantial numbers of existing housing, especially affordable housing”. 

However, in accordance with CEQA, the analysis is focused on the potential for displacement to result 

in physical changes in the environment (e.g., result in construction of new homes), and not potential 

socio-economic implications. As provided in Recirculated Draft PEIR Section 4.14, the Project is 

implementing provisions of the Housing Element (i.e., the RHNA) through proposed land use and zone 

changes to allow more dense residential development to occur in the future. The vast majority of sites 

were previously identified as part of the Housing Element’s “adequate sites” program, which involved 

a rigorous screening process (see Recirculated Draft PEIR Appendix B-3, Buildout Methodology, for 

further details regarding the Housing Element’s site selection and screening process). As a result of 

this process, displacement of existing housing and residents would be less likely to occur. In addition, 
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there are other mechanisms in place to ensure that if temporary displacement occurs, the new units 

constructed would be affordable to previous tenants. This is particularly applicable to lower-income 

tenants who may be more vulnerable to potential displacement. For example, the County’s Affordable 

Housing Preservation Ordinance requires that units that are on sites that are occupied by extremely 

low, very low, or lower income tenants, be replaced with units that are affordable at the same income 

level or below. Thus, impacts related to the substantial displacement of existing housing and people 

would be less than significant and no mitigation is required. However, as discussed under Threshold 

4.14-1 of Section 4.14, as a result of proposed land use and zone changes, the Project would result in 

substantial unplanned population growth. There are no feasible mitigation measures to reduce the 

impacts associated with population growth to a less than significant level. As such, impacts would 

remain significant and unavoidable.  

O5-12  This comment states recommendations for anti-displacement policies set forth in the Metro Area Plan 

and recommends implementation of the rezoning of heavy industrial close to residences as shown in 

the rezoning maps. The comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. Additionally, as discussed in Topical 

Response-1, the County Planning staff report will recommend revisions to Implementation Program 10 

of the Metro Area Plan to clarify its standing as an implementation program and remove the language 

requiring the adoption of two new industrial zones from the Program as well as the associated Appendix 

G. Proposed revisions to Implementation Program 10 would provide additional opportunities for public 

participation and engagement on the feasibility of industrial land use changes. 

The comment related to implementation of the RHNA is addressed above in responses to Comment 

O5-11. The comment related to public engagement on the Metro Area Plan is addressed above in 

response to Comment O5-2. 

O5-13  This comment discusses overcrowding and includes a question regarding the number of proposed 

dwelling units and Project-related employment compared to the Project-related increase in population. As 

discussed in further detail in Appendix B-3 of the Recirculated Draft PEIR, the residential buildout 

population for each of the Project area communities was arrived at by multiplying the total number of 

facilitated dwelling units in each community by an assumed persons per household rate of 3.5. Regarding 

employment, the estimates mentioned by the commenter are strictly for Project-related employment (i.e., 

employment generated as a result of the potential future uses under the Industrial Program and operation 

of ACUs). However, Project-related employment is not the sum-total employment growth anticipated to 

occur in the Project area. As shown in Table 4.14-5 of Section 4.14 of the Recirculated Draft PEIR (page 

4.14-21), according to the County General Plan, the County anticipates a total of 103,578 jobs in the 

Project area by 2035, which accounts for an increase of 47,346 jobs between 2020 and 2035. This is in 

addition to the 3,391 estimated jobs generated as a result of Project implementation. Note that the 

County General Plan only provides employment estimates for the planning area as a whole, and not for 

each individual community within the Project area; therefore, only Project-related employment is broken 

down by community in Table 3-6 of Chapter 3, Project Description.  

Regarding the request for increasing the size of units being built, this requested policy action does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. This comment also provides additional recommendations regarding rezoning and development 

standards to reduce potential exposure to air pollutants. The comment is acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration. 
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O5-14  Regarding the stated concern that the Recirculated Draft PEIR “fails to adequately plan for future green 

space,” although the Project does not propose any direct development of parks or recreation areas, 

the Project includes various goals and policies, such as Goal LU 9, HW/EJ 1, HW/EJ 2, HW/EJ 5, TOD 

1, and S/CR 3 and Policies LU 5.2, LU 9.1, HW/EJ 1.1, HW/EJ 2.1, TOD 1.3, and S/CR 3.5 that would 

address future development related to park services by promoting the establishment of future parks 

and improving safety and well-being in and around park and recreational facilities. The Project also 

includes Program 1, Freeway Cap Parks, to study the feasibility of development of freeway cap parks 

to provide open space, reestablish severed connections, and offer community serving amenities, while 

simultaneously screening the freeway from the community. Section 4.16 of the Recirculated Draft PEIR 

acknowledges the lack of parks and recreational facilities under existing conditions. Implementation of 

the Project would result in population growth that would increase demand for and use of parks and 

recreational facilities and further reduce the parkland service ratios for all Project area communities. 

However, the extent to which the County can implement parks, trails, and other recreational facilities 

is related to available funding for land acquisition, construction, operations, maintenance, and 

programming. Regarding the request for increasing green spaces, this requested policy action does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

O5-15  The comment states concerns related to increasing green infrastructure, “greenification,” and the 

potential for gentrification. As discussed above in response to comment O5-10, economic and social 

implications of the Project, such as gentrification, are not within the scope of the required 

environmental analysis under CEQA.  

The comment requests more information related to “underutilized spaces”, specifically related to Policy 

HW/EJ 2.1. The Metro Area Plan is a program-level policy document that does not propose any 

project-specific development. The Project’s proposed goals and policies would not result in direct or 

indirect impacts on the environment but would either encourage future projects to incorporate these 

beneficial components (e.g., incorporate public art) and/or would encourage policy makers to consider 

future actions (e.g., consider freeway cap parks). 

O5-16  Regarding the commenter’s concerns related to freeway cap parks, the Recirculated Draft PEIR 

includes quantitative and qualitative analyses associated with implementation of the Metro Area Plan, 

which is a program-level policy document that does not propose any project-specific development. 

Although the Metro Area Plan includes programs to study the feasibility of future actions (e.g., Program 

1, Freeway Cap Parks), future implementation of any contemplated programs is not guaranteed. Thus, 

these programs are not a reasonably foreseeable consequence of the Project under review and the 

potential physical changes in the environment resulting from the Metro Area Plan Programs (with the 

exception of Program 10) are too speculative to forecast at this time.  

O5-17  This comment further highlights community concerns related to a lack of green space. The Project’s 

potential impacts regarding parks and recreational facilities are addressed in Section 4.16, Recreation 

of the Recirculated Draft PEIR. As discussed above in response to Comment O5-14, although the 

Project does not propose any direct development of parks or recreation areas, the Project includes 

various goals and policies that would address future development related to park services. The 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 
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O5-18  Regarding the commenter’s request for additional maps, figures showing the existing General Plan land 

use and zoning conditions within each Project area community are provided in Chapter 2, 

Environmental Setting, of the Recirculated Draft PEIR (see Figures 2-3A through 2-4G). Land use and 

zoning information is also available on the County Planning website at: https://planning.lacounty.gov/ 

maps-and-gis/.  

O5-19  This comment correctly summarizes certain findings set forth in Section 4.17, Transportation, of the 

Recirculated Draft PEIR, as well as NOP comment letters received from the California Department of 

Transportation (Caltrans) and the Los Angeles County Metropolitan Transit Authority (Metro) provided 

in Appendix A-2 of the Recirculated Draft PEIR. The Caltrans and Metro comment letters were 

considered in preparation of the Recirculated Draft PEIR. For example, through proposed rezoning in 

transit oriented districts, the Project would allow for higher-density residential uses near existing transit, 

which is a key component of transportation demand management. As stated in Section 4.17, the 

Project would also not conflict with Metro’s adopted plans and policies, including but not limited to the 

Los Angeles Metro 2020 Long-Range Transportation Plan, Los Angeles Metro Short-Range 

Transportation Plan, and the Los Angeles Metro Complete Streets Policy.  

This comment also suggests that additional analysis is needed in the Recirculated Drafty PEIR due to 

concerns regarding pedestrian and biker safety. The Metro Area Plan is a programmatic policy 

document and does not propose site-specific projects, and the Recirculated Draft PEIR includes a 

programmatic level of environmental analysis. The Project would facilitate the implementation of 

programs, goals, and policies as well as Project-related growth across the Metro Planning Area, but 

does not propose pedestrian or bicycle improvements. Any new transportation facilities or 

improvements to roadway facilities associated with future individual projects would be constructed 

based on design standards consistent with Title 15 (Vehicles and Traffic) and Title 16 (Highways) of the 

County Code, and best practices consistent with General Plan Mobility Element Goal M-1 and M-2. 

Implementation of any future projects would be subject to and constructed in accordance with 

applicable roadway design standards and applicable General Plan and Metro Area Plan goals and 

policies. Based on criteria included in the County’s Transportation Impact Analysis Guidelines, 

individual projects may be required to prepare Site Access Studies and/or Site Access Analysis to 

address needs of vehicles, bicycles, and pedestrians. A site access analysis of individual projects within 

the Project area would identify appropriate improvement measures to reduce hazards due to geometric 

design features. As shown in Table 4.17-3 in Section 4.17 of the Recirculated Draft PEIR, the Project 

also includes a number of goals and policies in support of improved mobility, accessibility, reliability, 

and travel safety. As discussed under Thresholds 4.17-3 and 4.17-4 in Section 4.17, Transportation, 

with implementation of County’s TIA guidelines and compliance with applicable provisions of the County 

Code, future projects would not increase hazards because of a roadway design feature or incompatible 

uses and impacts would be less than significant.  

O5-20  This comment states that the Recirculated Draft PEIR should reference the County’s Safety Element. 

Applicable goals and policies from the Safety Element are included in Section 4.9, Hazards and 

Hazardous Materials, Section 4.15 Public Services, and Section 4.19, Utilities and Service Systems of 

the Recirculated Draft PEIR. This comment also mentions an environmental justice element. The 

County’s General Plan includes policies related to Environmental Justice through establishment of the 

Green Zones Program to conform with Senate Bill 1000, which requires that local jurisdictions include 

an environmental justice element in other elements of the General Plan. Specifically, the policies in the 
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Land Use Element were updated to address the implementation of environmental justice. The Project’s 

potential to cause a significant environmental impact due to a conflict with the goals and policies of 

the Land Use Element is addressed under Threshold 4.11-2 of Section 4.11, Land Use and Planning of 

the Recirculated Draft PEIR. As demonstrated by Table 4.11-1 of the Recirculated Draft PEIR, the Metro 

Area Plan would not conflict with any goals or policies within the Land Use Element of the County’s 

General Plan adopted for the purpose of avoiding or mitigating an environmental effect.  

In addition, the Environmental Justice Screening Method (EJSM) was developed to measure cumulative 

risks of communities in the County that are disproportionately burdened by multiple types of pollution 

and health risks. Further, the Metro Area Plan includes Section 3.2, Health, Wellness, and 

Environmental Justice, which includes goals and policies intended to support and facilitate the creation 

of a Project area environment that prioritizes public health, safety, and the well-being of community 

members, and where community members are informed, have a voice in setting policies, and are heard. 

Implementation of the Metro Area Plan would not alter the County’s obligations under the Safety 

Element or otherwise affect the County’s ability to implement all elements of the General Plan. 

O5-21  This comment references previous comments submitted to the County on the 2022 Draft PEIR. This 

comment is addressed below in response to Comment O5-50. 

O5-22  This comment offers concluding remarks and requests additional opportunities for public engagement 

prior to Project approval. The County has complied and will continue to comply with CEQA statues and 

guidelines requiring adequate public outreach and engagement for the Recirculated Draft PEIR. 

Certification of the Final EIR and the adoption of the Metro Area Plan will be considered at a public 

hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the adoption of 

the Metro Area Plan will be presented at two public hearings to the Regional Planning Commission who 

will accept public comment on the PEIR, Metro Area Plan, the zoning and land use maps, and the 

Implementation Ordinance and make a recommendation to the County Board of Supervisors. Notice of 

these public hearings will be provided to the public in compliance with state and local regulations 

including the Ralph M. Brown Act (Government Code Section 54950, et seq.).  

O5-23  This introductory comment to the January 31, 2023 comment letter provides an accurate summary of the 

basic CEQA function pursuant to the State CEQA Guidelines and provides additional information about 

the commenting organizations. Regarding concerns related to the 2022 Draft PEIR public review period, 

these comments are not relevant to the Recirculated Draft PEIR. For information related to the 

Recirculated Draft PEIR public review period, please see the response provided for Comment 03-3, above.  

O5-24  Regarding the comment’s concerns related to the Project’s significant and unavoidable impacts, the 

Recirculated Draft PEIR no longer identifies Mineral Resources as significant. The impact findings for 

the other resource areas identified in this comment remain significant and unavoidable. 

O5-25  Regarding mitigation measures, the Recirculated Draft PEIR includes mitigation measures for potential 

air quality impacts. Regarding the request to improve air quality, the purpose of CEQA is to evaluate the 

potential impacts of a proposed Project on the environment; it is not a mechanism intended to quantify 

or articulate the benefits of projects. As stated in Section 4.3, Air Quality, of the Recirculated Draft PEIR, 

approval of the Project would not construct site-specific development or infrastructure improvement 

projects; rather, as a secondary effect, it would allow for additional future development through 

proposed land use and zone changes. It is important to note that a change in land use or zoning as 
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part of the proposed Project would not indicate an inevitable redevelopment of a property. The analysis 

provided in Section 4.3 of the Recirculated Draft PEIR considers baseline conditions in the Project area 

and assess the impacts through the buildout of the Metro Area Plan using the SCAQMD’s project-level 

thresholds of analysis (the SCAQMD does not establish program-level thresholds). Furthermore, 

because of the potential for Project construction to overlap with operation of portions of the Project, 

construction emissions are added to operational emissions. Therefore, air quality impacts quantified 

in the Recirculated Draft PEIR are conservative and are properly disclosed in accordance with CEQA. 

Regarding the commenters suggestions and concerns related to Green Zone District standards, the 

request to increase setbacks is a policy consideration related to the Metro Area Plan. Therefore, a 

response is not required pursuant to CEQA. However, the comment is acknowledged for the record and 

will be forwarded to the decision-making bodies for their review and consideration. 

O5-26  The Recirculated Draft PEIR includes mitigation measures, where feasible, to address potentially 

significant impacts. As such, this comment on the 2022 Draft PEIR is no longer applicable to the 

Recirculated Draft PEIR.  

O5-27  The Recirculated Draft PEIR includes discussion of the CARB 2022 Scoping Plan in Section 4.3, Air Quality. 

As such, this comment on the 2022 Draft PEIR is no longer applicable to the Recirculated Draft PEIR.  

O5-28  Regarding the comment’s statements related to hazards and hazardous materials, please refer to 

responses provided to Comments O5-8 and O5-9, above. Regarding remediation of contaminated sites, 

the Project, as a policy document, does not identify and would not implement any site-specific 

remediation projects. Policy HW/EJ 1.2 (“Promote the reuse and remediation of contaminated sites to 

residential standards, giving priority to sites proximate to residential areas”) was an existing policy from 

the previously adopted Florence Firestone Community Plan (i.e., Policy EJ-2.3). As discussed in Chapter 

3, Project Description, the Project would rescind the Florence-Firestone Community Plan while 

incorporating applicable goals and policies into the Metro Area Plan. However, as discussed above in 

response to O5-8, future site-specific development projects would be required to undergo a review and 

approval through the County’s site plan review process prior to the issuance of any building permit. 

Only when all applicable regulatory requirements/standards are satisfied would Building & Safety then 

issue a building permit, which would allow site-specific development to proceed. Furthermore, the 

Recirculated Draft PEIR includes MM-4.9-1, which requires additional oversight during subsequent 

project-level environmental review and would further reduce potential hazards associated with 

site-specific remediation. 

Regarding concerns related to additional residential development in Florence-Firestone, the Metro Area 

Plan would not add any additional housing to the community that was not already identified and 

analyzed through the Florence Firestone Transit-Oriented Development (FFTOD) Specific Plan EIR. As 

stated in Section 3, Project Description, the 30,968 additional dwelling units analyzed under the Project 

include 9,523 dwelling units within the FFTOD Specific Plan area, as well as 21,445 units in other 

Project area communities. At the time of the issuance of the NOP for this Project, the FFTOD Specific 

Plan was still considered a proposed project, and implementation of the residential land use and zone 

changes identified for Florence-Firestone in the Housing Element had not yet occurred. Because a 

stated objective of this Project is to “Incorporate the proposed land use policy changes/zoning 

recommendations identified in the recently adopted Housing Element…”, the Project identified 

zoning/land use map changes and quantified potential buildout associated with implementation of the 
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Housing Element for the entire Project area. As such, both the Recirculated Draft PEIR and the FFTOD 

Specific Plan EIR analyze potential impacts associated with additional housing in Florence-Firestone. 

However, the Metro Area Plan would not implement any additional land use or zone changes to add 

“more” units to this community.  

O5-29  Regarding cumulative impacts related to hazards and hazardous materials and “public health outcomes,” 

Section 4.9.2.5, Cumulative Impact Analysis of the Recirculated Draft PEIR analyzes potential cumulative 

hazards and hazardous materials impacts in accordance the County's Environmental Checklist Form 

(Initial Study) and Appendix G of the State CEQA Guidelines. These thresholds have been purposefully 

identified to address potential impacts to the environment in consideration of “the health and safety of 

the people of the state” (PRC Section 21000[d]). Regarding stated concerns regarding remediation of 

contaminated sites and applicable mitigation measures, please refer to responses provided to Comments 

O5-08, O5-09, and O5-28, above. As set forth in Section 4.9 the Recirculated Draft PEIR, in accordance 

with MM-4.9-1, any required site investigations and remediation shall be conducted to the satisfaction of 

the overseeing environmental agency(ies) in compliance with all applicable state and local regulations. 

However, as discussed on pages 4.9-48 through 4.9-50 of the Recirculated Draft PEIR, unknown 

contamination may be present within soils and/or groundwater beneath currently developed properties. 

While investigations into potential soil/groundwater contamination and subsequent site remediation are 

common requirements for infill development and redevelopment of industrial properties, these measures 

do not ensure that all impacts from future projects would be mitigated to a level of less than significant. 

O5-30  The Recirculated Draft PEIR includes a revised analysis and discussion of the recently approved Oil 

Well Ordinance (Ordinance No. 2003-004) in Section 4.12, Mineral Resources. As discussed therein, 

the County’s Oil Well Ordinance is the governing document related to the allowable operations of oil 

and gas wells in the unincorporated County, and the implementation of the Metro Area Plan would not 

alter or otherwise conflict with implementation of that ordinance. 

Regarding coordination with the County Department of Public Health and the Sustainability Office, the 

County currently has internal procedures for interdepartmental coordination and data sharing and will 

continue to coordinate to ensure the appropriate implementation of the County’s Oil Well Ordinance.  

O5-31  This comment encourages the County to work collaboratively with newly formed Office of Environmental 

Justice and Climate Health, however, the Office of Environmental Justice and Climate Health did not 

provide any comments on the Recirculated Draft PEIR or Metro Area Plan. The County currently has 

internal procedures for interdepartmental coordination and data sharing and will appropriately 

collaborate to ensure the community health and redevelopment of properties with contamination.  

Regarding the comment related to County investment in programs for community stakeholders, this 

comment does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. No changes to content or analyses in the Draft PEIR are required as a result 

of this comment. 

O5-32  Regarding the Just Transitions Strategy, this program is discussed in further detail in Section 4.12, 

Mineral Resources of the Recirculated Draft PEIR. Regarding the commenters stated concerns related 

to the Oil Well Ordinance, please refer to the response provided to Comment O5-30, above.  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-143 

O5-33  The commenter’s concerns regarding population and housing impacts (including displacement) are 

addressed above in response to Comment O5-10.  

O5-34  This comment states concerns about the size of the future housing units and the need to accommodate 

multi-generational families in larger units. The Draft PEIR identifies the general locations (e.g., parcels) 

where future development is likely to occur as a result of Project implementation and assesses impacts 

based on permitted use types and allowable development parameters (e.g., permitted density); 

however, the exact location, orientation, number and timing of individual development projects and/or 

infrastructure improvements that could occur as a result of implementation of the Metro Area Plan are 

unknown. It is important to note that a change in land use or zoning as part of the proposed Project 

would not indicate an inevitable redevelopment of a property. The request for policy changes, such as 

a requirement to provide larger housing units, is beyond the scope of the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

O5-35  Regarding concerns related to residential uses in industrial areas, the Project would not permit new 

residential development in industrial areas. The proposed land use and zone changes to facilitate more 

dense residential development are exclusive to existing residential and commercial areas. No industrial 

areas would be rezoned or redesignated to accommodate housing. Furthermore, regarding density 

concerns in general, the land use and zone changes previously identified in the Housing Element to 

facilitate additional housing in Florence-Firestone have already been implemented (see response to 

Comment 03-28, above). As such, the Project would not facilitate increased residential density in 

Florence-Firestone. However, the Project would implement the state-mandated RHNA allocation for 

Walnut Park and other Project-area communities. Potential environmental effects associated with 

increased residential density in the Project area, including effects associated with residential 

population growth, have been adequately analyzed under the Recirculate Draft PEIR.  

O5-36  Regarding air quality concerns, the Project’s potential air quality impacts are addressed in Section 4.3, 

Air Quality of the Recirculated Draft PEIR. The program-level analysis provided therein considered 

potential impacts related to construction and operational emissions resulting from development 

anticipated to occur as a result of Project implementation. The assessment of the Project’s potential to 

expose sensitive receptors to substantial pollutant concentrations also includes a qualitative evaluation 

regarding exposure to Toxic Air Contaminants (TACs) (and the associated health risk) of anticipated future 

development. The Project would be consistent with the goals of CARB’s Air Quality and Land Use 

Handbook by facilitating area-wide and community-specific goals and policies that would benefit the local 

and regional air quality, such as supporting infill housing and transit-oriented development and enforcing 

the requirements of the Green Zones Program. Additionally, the Project includes goals and policies related 

to freeway caps; transit-oriented communities; pedestrian and bicycle improvements; active 

transportation funding; complete streets; more walkable “15-minute neighborhoods”; incentivizing ACUs 

for more walkable access to essential goods and services; and incentivizing a transition to cleaner 

industry in historically industry-adjacent residential areas, all of which have potential air quality benefits. 

Compliance with applicable Green Zone Districts standards would also minimize TAC exposure to 

sensitive receptors. Per Zoning Code Section 22.134.030, Development Standards for Sensitive Uses, all 

sensitive uses would be required to adhere to air quality-related specifications if siting sensitive uses 

within 500 feet of an existing industrial uses, recycling or solid waste uses, or vehicle-related uses (except 

for vehicle sales and rentals). Measures include setbacks, landscaping, and air filtration systems in 
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residential units, as recommended by Public Works, Building and Safety Division and CARB. However, the 

level of potential emissions in relation to the location of sensitive receptors cannot be estimated with a 

level of accuracy at this program-level of review. As such, the potential health risk of exposing sensitive 

receptors to TAC emissions would be potentially significant. Even with implementation of MM-4.3-1 and 

MM-4.3-2, existing regulations and proposed goals and policies, the Project impacts at the program level 

would remain significant and unavoidable. 

O5-37  Cumulative impacts related to population and housing are discussed in Section 4.14.2.5 of Section 

4.14, Population and Housing, of the Recirculated Draft PEIR. As set forth therein, the Project’s 

projected population buildout would be substantial, particularly considering the additional potential 

buildout associated with other applicable local and regional plans in the County. As such, the Project’s 

incremental contribution to impacts related to substantial unplanned population growth would be 

cumulatively considerable. Regarding cumulative displacement impacts, the temporary displacement 

of some residents due to redevelopment of residential properties would occur throughout the County, 

as is to be expected in urban areas that would be subject to infill development. However, as discussed 

above in response to Comment O5-11, in accordance with CEQA, both the cumulative and project-level 

analyses regarding displacement are focused on the potential for displacement to result in physical 

changes to the environment (e.g., result in construction of new homes), and not potential 

socio-economic implications. The County is required to implement housing in accordance with the 

RHNA allocation, which includes the provision of various housing types, including low- and very 

low--income housing, in accordance with the anticipated demand for these housing types, which is 

determined and allocated by the state. As such, any temporary impacts associated with displacement 

would be offset by the anticipated state-mandated increase in housing production. Therefore, 

permanent displacement of housing and people is not anticipated to occur in the Metro Planning Area 

and the Project’s incremental contribution would not be cumulatively considerable. 

O5-38  This comment cites accurate information regarding parkland service ratios in the Project area. 

Regarding the stated concern that the Recirculated Draft PEIR “fails to adequately plan for future green 

space,” this comment is addressed above in response to Comment O5-14.  

O5-39  Regarding the commenter’s stated concerns related to contamination and remediation, please refer to 

responses provided above for Comments O5-8, O5-9, and O5-28. Importantly, the Project would not 

rezone or redesignate any industrial lands for residential uses. All proposed residential and mixed-use 

zoning/land use changes would apply to existing residential and commercial areas. Furthermore, no 

industrial rezoning/redesignation would occur in areas that are not already zoned/designated for 

industrial use.  

O5-40  Regarding the comment related to industrial employment conditions, the 3,515 industrial jobs 

facilitated by the Project are a “net” growth projection that take into account both the potential jobs 

generated as a result of new industrial development and potential jobs lost as a result of demolition 

and redevelopment of existing industrial uses (see Appendix B-3, Buildout Methodology of the 

Recirculated Draft PEIR for further details). Regarding the commenter’s suggestion related to job 

training, this comment relates to the Metro Area Plan and/or policy recommendations beyond the 

scope of the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, 

the comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 
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O5-41  Regarding the commenter’s stated concerns about ACUs, the Metro Area Plan includes Program 6, 

Community Benefits Program, which would develop and implement a Community Benefits Program 

based on and expanding upon Los Angeles County Development Authority’s (LACDA) existing 

Community Benefits Policy. LACDA’s adopted Community Benefits Policy addresses a range of benefits 

including Community Engagement, Worker Targeting, Small and Disabled Veteran Businesses, 

Affordable Housing, Workforce Training, and Economic Analysis. The Implementation of a 

Project-area-specific Community Benefits Program would supplement LACDA’s benefits framework to 

incentivize the provision of benefits. Regarding the comment’s stated concern about gentrification, 

refer to response to Comment 03-11. 

O5-42  Regarding the commenter’s stated concerns related to the Green Zones Program and environmental 

justice, the Project does not propose any goals, policies, or provisions or implement any land use or 

zone changes that would conflict with the Green Zones Program or Green Zone Districts requirements. 

Further, the Metro Area Plan includes Section 3.2, Health, Wellness, and Environmental Justice, which 

includes goals and policies intended to support and facilitate the creation of a Project area environment 

that prioritizes public health, safety, and the well-being of community members, and where community 

members are informed, have a voice in setting policies, and are heard. Section 4.9, Hazards and 

Hazardous Materials of the Draft PEIR includes some of the policies related to environmental justice, 

specifically Goal HW/EJ-1 and Policies HW/EJ-1.1 and HW/EJ-1.2. As discussed above in response to 

comment O5-10, per CEQA Guidelines Section 15064(e), the economic and social implications of the 

Project are not within the scope of required environmental analysis for the Recirculated Draft PEIR.  

O5-43  Regarding stated concerns related to truck traffic and emissions, Section 4.3 of the Recirculated Draft 

PEIR includes MM-4.3-1 and 4.3-1, which include measures related to truck emissions, including 

potential oversight by SCAQMD, CARB, and/or County Planning. If during subsequent project-level 

environmental review, construction- or operation- related criteria air pollutants are determined to have 

the potential to exceed SCAQMD’s mass daily thresholds, the County shall require applicants for new 

projects that exceed those thresholds to incorporate appropriate measures to reduce or minimize air 

pollutant emissions activities. New projects are required to comply with all applicable SCAQMD rules 

and regulations. Additional measures for projects that exceed SCAQMD’s mass daily thresholds may 

include additional measures such as maintaining records of all trucks associated with project 

construction and operation to document that each truck used meets the required emission standards. 

In accordance with MM-4.3-1 and 4.3-1, the Applicant shall provide records for inspection within five 

business days of request by CARB, SCAQMD or County Planning. These measures would reduce 

potential impacts associated with truck emissions. The commenter’s policy suggestion regarding 

“interagency monitoring for the presence of trucks” has been received by County Planning and will be 

forwarded to the decision-making bodies for their review and consideration. 

O5-44  Regarding the comments related to increased bicycle and pedestrian connectivity and “protected 

bicycle lanes in order to reduce collisions,” the Metro Area Plan states that infrastructure for community 

members who walk or bike should be expanded to improve user access and safety (Metro Area Plan 

page 3.3-5). In addition, the Metro Area Plan states that additional bicycle lanes and bicycle storage 

facilities would support and encourage the increasing level of biking in the community. Furthermore, 

ADA accessibility should also be improved or upgraded along the major corridors across the Project 

area communities (Metro Area Plan page 3.5-6). 
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The potential for future projects under the Metro Area Plan to substantially increase transportation 

hazards due to a design feature or incompatible uses is addressed in Recirculated Draft PEIR Section 

4.17, Transportation (pages 4.17-53 and 4.17-54). Please refer to response to Comment O5-19. 

O5-45  Regarding the stated concerns related to parking, CEQA specifically provides that parking impacts of a 

residential or mixed-use residential project on an infill site within a transit priority area are not 

considered significant impacts on the environment. Furthermore, in San Franciscans Upholding the 

Downtown Plan v. City and County of San Francisco (2002), 102 Cal.App.4th 658, the court found that 

parking deficits were not significant environmental impacts in an urban context. Thus, parking 

availability in an urban environment (such as the Project area) is not an environmental impact under 

CEQA. Additionally, while the Project does not propose any direct development, future development 

projects implemented under the Metro Area Plan would be required to comply with applicable County 

Code provisions related to parking, including Chapter 22.112, Parking, related to on-site parking and 

number of parking spaces provided per land use. The Metro Area Plan also includes a number of 

policies in support of Goal M-4, which states that “Parking, of all kinds, throughout the community is 

adequate, compliant with all applicable regulations, and connective to other transportation modes” 

(see Policies M 4.1 through M 4.6 on pages 3.3-12 and 3.3-13 of the Metro Area Plan).  

O5-46  Regarding the request for more “community outreach and discussion” on freeway cap parks, this 

comment relates to the Metro Area Plan and/or policy recommendations beyond the scope of the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. Program 1, Freeway Cap Parks on page 5-2 of the Metro Area Plan states 

that the County would “establish a coalition/steering committee of community and agency partners” 

and “formulate a comprehensive community engagement plan” to provide input during and before the 

feasibility analysis phase of the program. As such, additional outreach and discussion regarding 

freeway cap parks will be an important component of any future freeway cap park studies or 

implementation efforts. The comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

Regarding stated concerns related to the “heat island effect,” this is a term used to describe higher air 

and structure temperatures in an urban setting as opposed to the lower temperatures found in more 

rural areas. The Project area currently supports urban and developed uses. The Project’s proposed land 

use and zone changes would result in additional development and/or redevelopment occurring within 

urban areas but would not result in the intensification of development within rural areas or the 

conversion or loss of open space. Thus, the Project would not have the potential to contribute to the 

heat island effect. 

O5-47  The stated concerns regarding air pollution (see Comments O5-4, O5-6, O5-25, and O5-36), hazardous 

materials (see Comments O5-7, O5-8, O5-9, and O5-28), housing (see Comments O5-11, O5-12, O5-13, 

O5-28, O5-34, O5-35, and O5-37), green space (see Comments O5-14 through O5-16), and 

transportation (see Comments O5-19 and O5-44) are addressed above. 

O5-48  Regarding stated concerns related to “Geology and Soil and how this PEIR correlates to the County’s 

Safety Plan”, as addressed on page 4.7-5 of Section 4.7, Geology and Soils, of the Recirculated Draft 

PEIR, the Safety Element of the General Plan includes one goal (Goal S-1) and several policies (policies 

S 1.1, 1.2, 1.3, and 1.4) potentially relevant to the future development under the Project. The Project 
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does not propose any goals, policies, or programs that would conflict with the goals and policies of the 

Safety Element.  

Regarding stated concerns related to soil erosion, as stated in Draft PEIR Section 4.7.1.1, Regulatory 

Setting, the County Building Code contains rules and regulations that govern activities that could result 

in soil erosion (or slope instability) (see Recirculated Draft PEIR page 4.7-4). These rules and regulations 

are organized as Title 26, Appendix J–Grading, where provisions for excavation, grading, and earthwork 

construction have been established, permitting procedures are set forth, and plan approval and grading 

inspection protocols and procedures have been identified. Section J110 of this appendix also contains 

provisions for construction-related erosion control, including the preparation of cut-and-fill slopes and 

the implementation of erosion control measures such as check dams, cribbing, riprap, or other devices 

or methods. As discussed on page 4.10-27 of Section 4.10, Hydrology and Water Quality of the 

Recirculated Draft PEIR, the County Low Impact Development (LID) Standards Manual and Green 

Infrastructure Guidelines require the use of stormwater control measures to reduce the potential for 

increased runoff and associated erosive scour and siltation of on- or off-site water bodies. Furthermore, 

all future development in the Project area would be subject to applicable waste discharge requirements 

and the County Municipal Separate Storm Sewer System (MS4) Permit. The MS4 Permit includes 

construction requirements for implementation of minimum construction site best management 

practices for erosion, sediment, non-stormwater management, and waste management on 

construction sites (see Recirculated Draft PEIR Pages 4.7-4 and 4.7-5). Due to existing building code 

standards and low impact development requirements (e.g., compliance with the MS4 Permit), future 

development under the Project would not result in any significant erosion impacts (see Recirculated 

Draft PEIR page 4.7-17).  

The commenters stated concerns related to soil contamination are addressed above in response to 

Comments O5-8 and O5-9.  

O5-49  Regarding the stated concerns related to hydrology and water quality and the timing of “proposed 

improvements to draining systems,” the Project does not propose any specific improvements, including 

modified drainage, stormwater system, or any other infrastructure improvements. As discussed on 

page 4.10-30 of Section 4.10, Hydrology and Water Quality, the Los Angeles Regional Water Quality 

Control Board’s Basin Plan includes water quality objectives, beneficial uses, and a list of impaired 

water bodies within these watersheds. The Basin Plan, in combination with other local and state 

regulations and plans, provide a framework and goals for cumulatively addressing water quality issues 

throughout the Los Angeles and Dominguez Channel/Los Angeles Harbor watersheds. Development in 

the Project area would be required to comply with all pertinent regulations, such as the NPDES 

Construction General Permit and the County LID Standards Manual, which are designed to reduce 

adverse water quality impacts, reduce incrementally contributing pollution to already impaired water 

bodies, attain water quality objectives, and protect beneficial uses of water bodies. Because many, if 

not most, of the individual existing Project sites that could be redeveloped under the Project currently 

lack drainage improvements that are in compliance with the County LID Standards Manual and Green 

Infrastructure Guidelines, as these communities were generally built prior to adoption of these 

standards, future site-specific development/redevelopment could improve drainage conditions by 

decreasing off-site flow and reducing pollutants in runoff. However, at this program-level review, the 

exact location, orientation, number and timing of individual development projects and/or infrastructure 

improvements that could occur as a result of implementation of the Metro Area Plan are unknown. 
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Regarding stated concerns related to water contamination, the level of surface or groundwater 

contamination present in the Project area under existing conditions would not, in itself, constitute a 

significant environmental impact under CEQA. The impact determinations set forth in the Draft PEIR 

are specific to the potential Project impacts, including whether the Project has the potential to violate 

any applicable water quality standards. Section 4.10.1.2, Existing Environmental Conditions of the 

Recirculated Draft PEIR asserts that the receiving waters of the Project area are impaired by several 

pollutants. However, as further discussed in Recirculated Draft PEIR Section 4.10.2.4, compliance with 

regulations and implementation of LID practices per MS4 Permit requirements and Green 

Infrastructure Guidelines would minimize pollutants in accordance with adopted standards and 

requirements from being transported off site into downstream receiving waters due to future 

development of residential, commercial, and industrial uses in the Project area.  

Regarding the statement that the Recirculated Draft PEIR “should provide community specific goals 

and policies related to hydrology and water quality,” the Recirculated Draft PEIR is intended to identify 

and assess the potential direct and indirect physical impacts to the environment that could occur as a 

result of adoption and implementation of the Metro Area Plan. Although the Recirculated Draft PEIR 

discusses goals and policies originally set forth in the proposed Metro Area Plan, the Recirculated Draft 

PEIR itself does not propose goals or policies. However, the comment is acknowledged for the record 

and will be forwarded to the decision-making bodies for their review and consideration. 

O5-50 This comment correctly identifies the three Project alternatives selected for further analysis as set forth 

in Recirculated Draft PEIR Chapter 6, Alternatives to the Proposed Project. 

Regarding the statement that the Recirculated Draft PEIR should include an alternative that looks at 

“ensuring the improvement of quality of life for the existing community member,” as discussed in the 

introduction to Chapter 6 (Section 6.1 of the Recirculated Draft PEIR), CEQA requires that an EIR 

“describe a range of reasonable alternatives to the project, or to the location of the project, which would 

feasibly attain most of the basic objectives of the project but would avoid or substantially lessen any of 

the significant effects of the project, and evaluate the comparative merits of the alternatives” (State 

CEQA Guidelines Section 15126.6[a]). The purpose of CEQA is to assess a project’s potential to result 

in a direct physical change in the environment, or a reasonably foreseeable indirect physical change in 

the environment, in relation to the baseline conditions. The proposed alternatives must be targeted to 

reduce significant impacts while still obtaining most of the project objectives. CEQA does not, for 

example, require that a project propose alternatives that generally promote social or economic 

wellbeing within a community or are intended to address underlying environmental issues present 

under baseline conditions. As required by CEQA, Chapter 6 of the Recirculated Draft PEIR evaluates 

alternatives to the Project and compares the potential impacts of each alternative with the Project’s 

potential impacts.  

O5-51 This conclusory comment summarizes the request to work with County Planning to address the 

concerns presented in the comment letter, and includes the names of the signatories.  
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Response to Comment Letter O6 

Juntos Florence-Firestone Together 

July 28, 2023 

O6-1 This introductory comment states that the organization is providing comments on both the Los Angeles 

County Metro Area Plan and the Recirculated Draft PEIR.  

O6-2 This comment provides suggestions for revising the content of the Metro Area Plan. This comment does 

not express any environmental concerns related to the environmental analysis in the Recirculated Draft 

PEIR. The recommendations have been received by County Planning and will be provided to the 

decisions makers for review and consideration as part of their review of the Metro Area Plan.  

O6-3  Regarding potential impacts to aesthetics, as discussed in Section 4.1 Aesthetics of the Recirculated 

Draft PEIR, the existing pedestrian bridge at East 76th Street (i.e., the Roosevelt Park pedestrian bridge) 

provides locally valued views to the community, including views of the downtown Los Angeles skyline. 

Pursuant to California Public Resources Code, Section 21099(d)(1), aesthetic impacts of a residential 

or mixed-use residential project on an infill site within a one-half mile of a major transit stop (i.e., within 

a transit priority area) shall not be considered significant impacts on the environment. The Roosevelt 

Park pedestrian bridge is located approximately 863 feet south of the Florence Station. As such, any 

future residential or mixed-use development occurring in the vicinity of the bridge or elsewhere within 

a transit priority area would have a less than significant impact on public views or vistas. The nearest 

conceptual industrial zone (i.e., M-0.5) would be located approximately 0.4-mile south of the pedestrian 

bridge. Thus, potential future development in this area would not affect views or vistas from the bridge 

of the Los Angeles skyline (which is located to the north of the bridge). Any ACUs facilitated by the 

Project—which would be neighborhood-scale, located within existing residential parcels, and be subject 

to existing and proposed development standards (including height limitations)—would not be 

anticipated to impact public views or vistas of the Los Angeles skyline from the pedestrian bridge. No 

changes to content or analyses in the Recirculated Draft PEIR are required as a result of this comment. 

Further, this comment recommends revisions to the Metro Area Plan regarding the Roosevelt Park 

pedestrian bridge. The recommendations have been received by County Planning and will be provided 

to the decision makers for review and consideration as part of their review of the Metro Area Plan. This 

comment does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. 

O6-4  This comment states concerns related to air quality impacts, particularly emissions associated with 

future construction activities. As set forth in Section 4.3.2.1, Methodology of Section 4.3, Air Quality of 

the Recirculated Draft PEIR, the analysis of potential air quality impacts includes consideration of both 

construction- and operation related emissions. Construction activities resulting from potential future 

projects would result in the temporary addition of pollutants to the local airshed caused by on-site 

sources (i.e., off-road construction equipment, soil disturbance, and VOC off-gassing from architectural 

coatings and asphalt pavement application) and off-site sources (i.e., on-road haul trucks, delivery 

trucks, and worker vehicle trips). As discussed under Threshold 4.3-2 of Section 4.3, although 

construction-related carbon monoxide and sulfur oxides emissions would not exceed the South Coast 

Air Quality Management District (SCAQMD) thresholds, the Project would exceed the SCAQMD mass 

daily thresholds for volatile organic compounds, oxides of nitrogen (NOx), and particulate matter (i.e., 
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PM10 and PM2.5) during construction. Implementation of Mitigation Measure (MM)-4.3-1, Construction 

Emissions, would reduce NOx and particulate matter emissions from equipment exhaust and particulate 

matter emissions associated with fugitive dust. However, due to the programmatic nature of the 

Project, the accuracy of the reductions that would be realized from MM-4.3-1 is not able to be 

accurately quantifiable. Further, MM-4.3-1 does not ensure that all impacts from future development 

projects would be mitigated to a level of less than significant. Future non-discretionary projects that 

would be implemented under the Metro Area Plan would be subject to the federal, state and local 

regulations (including the California Airborne Toxics Control Measure, the County’s Grading Permit 

Procedures, and the most recent California Green Building and Standards Code); however, these 

non-discretionary projects would not necessarily be subject to CEQA review, additional environmental 

assessments, or mitigation measures. As such, even with implementation of existing regulations, 

applicable Metro Area Plan goals and policies, and MM-4.3-1, potential impacts related to short-term 

construction emissions would be significant and unavoidable.  

O6-5  Regarding the stated concerns and recommendations related to cultural resources; as summarized in 

Section 3.3.4.3, Project Components in Chapter 3 of the Recirculated Draft PEIR, if adopted, the Project 

would develop a list of key programs over time. These include Program No. 2, Focused Intensive Historic 

Resources Surveys, and Program No. 3, Metro Area Plan Historic Surveys, and Program No. 5, Legacy 

Business Retention Program (LBRP). These programs could lead to additional identification of historic 

resources and opportunities for preservation. However, the Florence–Firestone Historic Context 

Statement and Survey Report and implementation of any recommended resource designation(s) are 

not within the scope of the Project under consideration in the Recirculated Draft PEIR. The impact 

determinations set forth in the Recirculated Draft PEIR are specific to the potential Project impacts, 

including whether the Project would cause a substantial adverse change in the significance of an 

historical resource pursuant to Section 15064.5. Importantly, a change in land use or zoning as part of 

the Project would not indicate an inevitable redevelopment of a property. The Draft PEIR identifies the 

general locations (e.g., parcels) where future development is likely to occur as a result of Project 

implementation and assesses impacts based on permitted use types and allowable development 

parameters (e.g., permitted density); however, the exact location, orientation, number and timing of 

individual development projects and/or infrastructure improvements that could occur as a result of 

implementation of the Metro Area Plan are unknown. 

Nevertheless, as discussed under Threshold 4.5-1 in Section 4.5 of the Recirculated Draft PEIR, there 

is a potential for the Project to cause a substantial adverse change in the significance of both known 

and unknown historic resources through the reasonably foreseeable future property development that 

may occur on existing properties in the Project area. Mitigation Measure (MM)-4.5-1 would require 

future project-specific developments that involve demolition or alterations to existing 

building(s)/structure(s) over 45 years old to assess the historical significance of those resources. If a 

future project involves alterations or modifications to historical resources, and the proposed work 

conforms to the Secretary of the Interior’s (SOI) Standards for the Treatment of Historic Properties, 

specifically the Standards for Rehabilitation (Standards), impacts to historical resources would be 

considered less than significant, and no additional review would be required. However, even with 

implementation of existing regulations, applicable Metro Area Plan goals and policies, and MM-4.5-1, 

potential impacts relative to historic resources would be significant and unavoidable because, under 

the current program-level of review, it is not possible to ensure the successful preservation of all historic 

resources where new development may occur. The implementation of MM-4.5-1 will provide a process 
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for identifying and adequately evaluating potentially historic properties and properties would be 

designated as landmarks if determined to be appropriate in accordance with CEQA. The commenter’s 

concerns and suggestions have been received by County Planning and will be provided to the decision 

makers for review and consideration as part of their review of the Metro Area Plan.  

O6-6  Regarding potential vibration impacts, as discussed under Threshold 4.13-3 in Section 4.13, Noise of 

the Recirculated Draft PEIR, the impacts of future construction activities would vary widely depending 

on the specific equipment used. However, the Recirculated Draft PEIR discusses that due to the 

potential for proximity of construction activities to sensitive uses (e.g., residences) and potential 

longevity of construction activities, impacts would remain potentially significant even with 

implementation of MM-4.13-3 (Construction Vibration). Therefore, the Recirculated Draft PEIR 

adequately discusses vibration impacts on nearby properties, which include residences as well as other 

vibration-sensitive land uses. Regarding the identification of legal recourse for violations, specific 

protocols and consequences for violations are stated in Chapter 12.08, Noise Control, Part 7, Violations 

and Enforcement of the Los Angeles County Code. No changes to content or analyses in the 

Recirculated Draft PEIR are required as a result of this comment. 

O6-7  This comment states that the Metro Area Plan should prohibit future development “on tribal lands or 

on land where tribal artifacts are found”. This comment is related to the Metro Area Plan. Therefore, a 

response is not required pursuant to CEQA. However, the comment is acknowledged for the record and 

will be forwarded to the decision-making bodies for their review and consideration. 

Importantly, the geographic scope of the Project is limited to lands under the jurisdiction of the 

County. Thus, the Project does not propose and would not facilitate development on any tribal lands, 

such as a federal reservation or other tribal member allotments. Section 4.18, Tribal Cultural 

Resources of the Recirculated Draft PEIR confirms that the Project is subject to and complied with 

both Assembly Bill 52 (Public Resources Code Section 21074) and Senate Bill 18 (California 

Government Code Section 65352.3) to provide tribal consultation to identify and address potential 

adverse impacts to tribal resources. The Recirculated Draft PEIR acknowledges that future 

development projects that involve ground-disturbing activities have a potential to cause a substantial 

adverse change in the significance of unknown tribal cultural resources. As set forth in Section 

4.18 of the Recirculated Draft PEIR, Mitigation Measure (MM)-4.18-1 would require the County to 

obtain an appropriate records search and comply with all applicable requirements of AB 52 during 

subsequent project-level environmental review. It is not possible to know in advance where 

unknown/buried tribal artifacts may be found. As such, MM-4-18-1 and compliance with all 

applicable regulations and requirements are mandatory and if tribal artifacts are discovered through 

the course of site development, they would be addressed accordingly.  

O6-8  Regarding the potential for hazards or hazardous materials impacts, Threshold 4.9-1 under Section 

4.9, Hazards and Hazardous Materials determined that with regulatory compliance and the 

implementation of Metro Area Plan goals and policies that aim to protect the environment from hazards 

and pollutants, future development projects are not anticipated to create a significant hazard to the 

public or the environment through the routine transport, use, and disposal of hazardous materials, and 

impacts would be less than significant. 
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Threshold 4.9-2 evaluates potential impacts associated with accidental upset conditions. As stated on 

pages 4.9-48 through 4.9-50, redevelopment of properties that have historic contamination (e.g., sites 

are listed as sites on the Cortese list) or are near oil wells or are located over oil fields or hazardous 

materials pipelines have the potential to cause an upset or accident condition where hazardous materials 

could be released to the environment. However, all future development projects implemented under the 

Metro Area Plan, including those proposed on lands with potential contamination or near oil wells or 

pipelines, must undergo a rigorous site plan review and approval process. The County Department of 

Public Works, Building & Safety would undertake this review, examining issues such as potential well or 

hazardous pipeline locations and soil or groundwater contamination. Their objective is to ensure full 

compliance with all Building Code and applicable regulations before issuing building or grading permits. 

In order to reduce potential hazards associated with construction activities on properties with known or 

unknown contamination, Mitigation Measure (MM) MM-4.9-1, Environmental Site Assessment (ESA), is 

required. MM-4.9-1 requires that the County consider all potential impacts related to hazardous 

conditions at a future project site and if necessary, require preparation of a Phase I ESA and potentially 

additional site investigations to the County for review and approval prior to the issuance of a permit. 

Future non-discretionary projects that would be implemented under the Metro Area Plan would be subject 

to applicable federal, state and local regulations; however, these non-discretionary projects would not 

necessarily be subject to CEQA review, additional environmental assessments, or mitigation measures. 

As such, even with implementation of existing regulations, applicable Metro Area Plan goals and policies, 

and MM-4.9-1, potential impacts related to the creation of a significant hazard to the public or the 

environment due to hazards associated with contaminated sites would be significant and unavoidable 

because it is not possible to ensure the successful avoidance of all hazards associated with upset or 

accidental conditions where new development may occur. 

Regarding potential streamlining under CEQA, the Metro Area Plan includes a proposed policy for 

Florence-Firestone (i.e., Policy 16.2) which would “Support land use assembly by allowing low impact 

industries by right and/or streamlining the permitting process to provide development certainty.” This policy 

does not translate to any environmental impacts. The Recirculated Draft PEIR analyzes all environmental 

impacts related to implementation of the Metro Area Plan, which includes impacts associated with Industrial 

Program 10, which would result in the implementation of the LSP and M-0.5 land use changes. The 

commenters concerns related to policies in the Metro Area Plan will be provided to the decision makers for 

their review and consideration as part of this Final PEIR. No changes to the content or analyses of the 

Recirculated Draft PEIR are required as a result of this comment. 

O6-9  Regarding the stated concerns related to higher density development inf Florence-Firestone, as stated 

on page 3-22 of Chapter 3, Project Description, the Metro Area Plan would not add any additional 

housing to the community that was not already identified analyzed through the Florence Firestone 

Transit-Oriented Development (FFTOD) Specific Plan EIR. As stated in Section 3, Project Description, 

the 30,968 additional dwelling units analyzed under the Project include 9,523 dwelling units within the 

FFTOD Specific Plan area, as well as 21,445 units in other Project area communities. At the time of the 

issuance of the NOP for this Project, the FFTOD Specific Plan was still considered a proposed project, 

and implementation of the residential land use and zone changes identified for Florence-Firestone in 

the Housing Element had not yet occurred. Because a stated objective of this Project is to “Incorporate 

the proposed land use policy changes/zoning recommendations identified in the recently adopted 

Housing Element…”, the Project identified zoning/land use map changes and quantified potential 

buildout associated with implementation of the Housing Element for the entire Project area. As such, 
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both the Recirculated Draft PEIR and the FFTOD Specific Plan EIR analyze potential impacts associated 

with additional housing in Florence-Firestone. However, the Metro Area Plan would not implement any 

additional land use or zone changes to add “more” units to this community.  

Regarding the potential for displacement, Threshold 4.14-2 of Section 4.14 of the Recirculated Draft 

PEIR includes an analysis of the Projects potential to “displace substantial numbers of existing housing, 

especially affordable housing”. In accordance with CEQA, the analysis is focused on the potential for 

displacement to result in physical changes in the environment (e.g., result in construction of new 

homes), and not potential socio-economic implications. As provided in Recirculated Draft PEIR Section 

4.14, the Project is implementing provisions of the Housing Element (i.e., the RHNA) through proposed 

land use and zone changes to allow more dense residential development to occur in the future. The 

vast majority of sites were previously identified as part of the Housing Element’s “adequate sites” 

program, which involved a rigorous screening process (see Recirculated Draft PEIR Appendix B-3, 

Buildout Methodology, for further details regarding the Housing Element’s site selection and screening 

process). As a result of this process, displacement of existing housing and residents would be less likely 

to occur. In addition, there are other mechanisms in place to ensure that if temporary displacement 

occurs, the new units constructed would be affordable to previous tenants. This is particularly 

applicable to lower-income tenants who may be more vulnerable to potential displacement. For 

example, the County’s Affordable Housing Preservation Ordinance requires that units that are on sites 

that are occupied by extremely low, very low, or lower income tenants, be replaced with units that are 

affordable at the same income level or below. Thus, impacts related to the substantial displacement of 

existing housing and people would be less than significant and no mitigation is required. No changes 

to the Recirculated Draft PEIR Project Description or analyses are required as a result of this comment.  

O6-10  This comment includes conclusory remarks and provides contact information. No changes to the 

Recirculated Draft PEIR Project Description or analyses are required as a result of this comment.  
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Response to Comment Letter I1 

Fisher Intervivos Trust 

Les E. Lederer, Trustee 

July 13, 2023 

I1-1 This introductory comment states opposition to proposed land use changes (specifically, the M-0.5-GZ 

zone) associated with Implementation Program 10, Industrial Land Use Strategy Program (Industrial 

Program) and references an attached letter submitted to County Planning on May 5, 2023. This 

comment does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

I1-2 This comments states information about the subject property (14105 South Avalon Boulevard) and 

states that any restrictions on the current usage would be a taking. Regarding the potential for a taking, 

according to State CEQA Guidelines Section 15064(e) “economic and social changes resulting from a 

project shall not be treated as significant effects on the environment.” Thus, economic implications of 

the Project are not within the scope of required environmental analysis. Therefore, a response is not 

required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes.  

I1-3 This comment states that proposed land use changes associated with Program 10, Industrial Land Use 

Strategy Program1 would violate property rights and summarizes existing conditions and operations of 

the property. Please refer to Response to Comment I1-2 and Topical Response-1.  

I1-4 Regarding the stated concern that proposed land use changes associated with Program 10, Industrial 

Land Use Strategy Program would result in “an unconstitutional taking of private property without just 

compensation”, please refer Response to Comment I1-2.  

I1-5  Regarding the comment’s stated concern related to the Recirculated Draft PEIR’s approach and 

methodology to the evaluation of future implementation of the Metro Area Plan on existing land uses, 

the proposed Project is a policy documents that would not result in the construction or operation of any 

new development or infrastructure projects. However, implementation of the Metro Area Plan would 

result in changes to land use designations and zones, which would allow for additional future 

development to occur. As stated on page 4.5-37, the Recirculated Draft PEIR identifies general 

locations (e.g., parcels) where future development is likely to occur as a result of Project 

 
1  This comment refers to “Artisan” or “Life Science” uses; however, the Metro Area Plan’s Program 10, Industrial Land Use Strategy 

Program, would adopt two industrial zones (Artisan Production and Custom Manufacturing [M-0.5] and Life Science Park [LSP]). 

For the purposes of responses, this comment is understood to refer to Program 10. 
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implementation and assesses impacts based on permitted use types and allowable development 

parameters (e.g., permitted density); however, the exact location, orientation, number, and timing of 

individual development projects and/or infrastructure improvements that could occur as a result of 

implementation of the Metro Area Plan are unknown. Moreover, as stated on page 2-1 of the 

Recirculated Draft PEIR, the Recirculated Draft PEIR does not assess the site-specific construction and 

operation details of each future development within the Project area. Rather, it assesses the reasonably 

foreseeable impacts associated with buildout of the Metro Area Plan through 2035. As stated on page 

2-2 of the Recirculated Draft PEIR, development of project-specific evaluations is not possible because 

the actual locations and intensity of project development (and its chronologic sequence or concurrence) 

that may be implemented in the future are speculative; however, environmental impacts associated 

with the implementation of the Metro Area Plan are evaluated at the program-level. 

Regarding the need for future environmental review pursuant to CEQA, as stated on page 1-1 of Section 

1, Introduction, in accordance with CEQA Guidelines Section 15168, the Recirculated Draft PEIR may 

serve as the environmental document for subsequent activities associated with the Project to the 

extent it contemplates and adequately analyzes the potential environmental effects of those 

subsequent activities. Therefore, if the County finds that those subsequent activities fall under the 

scope of the Project covered by this Recirculated Draft PEIR, then no additional environmental review 

would be required. If subsequent activities were not examined in this Recirculated Draft PEIR, the 

County would prepare additional environmental review documentation, as applicable. 

I1-6  Regarding the stated concern that the Project would result in “taking, downzoning, or infringement” of 

property rights, please refer Response to Comment I1-2.  

I1-7  This comment summarizes the letter’s contributing authors and states concern for impacts to the 

subject property resulting from the Project’s proposed land use changes. This comment references an 

attached letter written by the NAIOP SoCal Commercial Real Estate Development Association and 

states that the attachment “sets forth most of the reasons for our opposition.” Comments provided in 

this attachment are addressed below.  

I1-8  This comment summarizes the letter’s contributing authors and states opposition for the proposed land 

use changes under the Industrial Program. This comment does not express any environmental 

concerns related to the environmental analyses in the Recirculated Draft PEIR. Therefore, a response 

is not required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

I1-9  Regarding the request “not move forward with any significant changes to industrial zones and land 

uses until a significant economic impact study is completed,” as discussed above in response to 

Comment I1-1, under CEQA, economic implications of the Project are not within the scope of required 

environmental analysis. Regarding stated concerns related to displacement of workers and residents, 

the Project would not permanently displace a substantial number of people, as discussed in Section 

4.14, Population and Housing. Future development would occur over time throughout the Project area, 

and any displacement would be temporary. Notably, the Project would generate an increase in both 

housing and jobs. The 3,515 industrial jobs facilitated by the Industrial Program is a net growth 

projection that takes into account both the potential jobs generated as a result of new industrial 

development and potential jobs lost as a result of demolition and redevelopment of existing industrial 

uses. Further, the Project would provide opportunities for development of a range of housing types at 
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various levels of affordability (e.g., to low-, moderate- and above-moderate income units). As such, any 

temporary impacts associated with displacement associated with redevelopment of existing properties 

would be offset by the anticipated increase in housing production.  

The request for preparation of an economic impact study has been acknowledged for the record and 

will be forwarded to the decision-making bodies for their review and consideration. 

I1-10  This comment references an appendix to the Metro Area Plan. This comment does not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

I1-11  The comment states concerns related to rezoning properties that are subject to the Green Zone and 

requests that all properties in the Green Zone be excluded from the proposed MAP. This comment 

does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 

I1-12  Regarding the stated concern that the County “has conducted no public outreach to owners”, this 

comment relates to the public outreach process related to the Metro Area Plan. Therefore, a response 

is not required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

The public outreach efforts conducted in support of the Recirculated Draft PEIR have been and continue 

to be in conformance with the substantive and procedural requirements of CEQA and the State CEQA 

Guidelines. The County complied with the State CEQA Guidelines by providing opportunities for early 

participation in the environmental review process. Specifically, in accordance with Section 15082(a) of 

the State CEQA Guidelines, the County circulated a Notice of Preparation (NOP) on February 14, 2022 

to the State Clearinghouse, public agencies, and other interested parties for the required 30-day review 

and comment period. The purpose of the NOP was to formally convey that the County, as the lead 

agency, solicited input regarding the scope and proposed content of the Metro Area Plan PEIR (referred 

to herein as the “2022 Draft PEIR”). The NOP was filed and posted at the office of the Los Angeles 

County Registrar-Recorder/County Clerk (County Clerk) and published in Our Weekly, LA Wave, East LA 

Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. During the public 

review period, hardcopies of the NOP were made available for public review at the East Los Angeles 

Library, East Rancho Dominguez Library, Florence Express Library, Huntington Park Library, Woodcrest 

Library, Dr. Martin Luther King, Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy 

of the NOP was also made available on the County Planning website. Additionally, the County held a 

virtual public scoping meeting on March 2, 2022, to facilitate public review and comment on the 

Project. The NOP included an invitation to agencies and the public to review and comment on the NOP. 

All NOP comments relating to CEQA were reviewed and the issues raised in those comments were 

considered in the preparation of the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). 

A copy of the NOP is included in Appendix A-1 and the comment letters received in response to the NOP 

are included in Appendix A-2 of the Recirculated Draft PEIR.  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-172 

Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City 

Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, 

Huntington Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. 

The 2022 Draft PEIR was also posted on County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided 

a summary of the changes made and incorporated into the Recirculated Draft EIR.  

A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 

Recirculated Draft PEIR, with electronic copies of all appendices, were available for public review at 

County Planning’s main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following 

libraries: AC Bilbrew Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez 

Library, Florence Library, Huntington Park Library, Woodcrest Library, and Willowbrook Library. The 

Recirculated Draft PEIR was also posted on the County Planning website for public review. 

Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan will be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and land use 

maps, and the Implementation Ordinance and make a recommendation to the County Board of 

Supervisors. As such, these public hearings would be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR. 

Finally, for informational purposes, see Response to Comment I1-2 for discussion related to the 

proposed industrial land use changes and Topical Response-1. No changes to the Draft PEIR content 

or analyses are required as a result of this comment.  
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I1-13  This comment provides concluding remarks and reiterates the commenters opposition to the proposed 

land use changes under the Industrial Program. Regarding the potential for “job loss and business 

migration,” please see the response provided above to comment I1-9.  
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Response to Comment Letter I2 

Laura Cortez 

East Yard Communities for Environmental Justice 

July 25, 2023 

I2-1 The comment states concern with the public review period for proposed Metro Area Plan, Recirculated 

Draft PEIR, and proposed ordinance. The County released the Recirculated Draft PEIR for a 45-day 

public review that began on June 12, 2023, and ended on July 28, 2023. Although the Metro Area Plan 

was available for public review starting on June 12, 2023, the Metro Area Plan Implementation 

Ordinance and associated documents were not released until July 13, 2023. It is important to note that 

the Recirculated Draft PEIR contains the necessary analysis and information to sufficiently inform the 

public about the Project’s environmental effects. In addition, the public still has the opportunity to 

review and comment on the Metro Area Plan, the zoning and land use maps, and the Implementation 

Ordinance up to the time of the public hearing for consideration by the Regional Planning Commission. 

The County appreciates the commenter’s preference for a public hearing before the close of the PEIR 

comment period. However, State CEQA Guidelines Section 15202(c), states “a public hearing on the 

environmental impact of a project should usually be held when the Lead Agency determines it would 

facilitate the purposes and goals of CEQA to do so. The hearing may be held in conjunction with and as 

a part of normal planning activities.” The County understands the value of providing opportunities for 

residents to learn from each other’s perspectives. To that end, the public hearing will provide an 

additional opportunity for interested individuals and groups to express their views, ask questions, and 

engage in public discussion about the Project and its potential environmental impacts. 

The public outreach efforts conducted in support of the Recirculated Draft PEIR have been and continue 

to be in conformance with the substantive and procedural requirements of CEQA and the State CEQA 

Guidelines. The County complied with the State CEQA Guidelines by providing opportunities for early 

participation in the environmental review process. Specifically, in accordance with Section 15082(a) of 

the State CEQA Guidelines, the County circulated a Notice of Preparation (NOP) on February 14, 2022 

to the State Clearinghouse, public agencies, and other interested parties for the required 30-day review 

and comment period. The purpose of the NOP was to formally convey that the County, as the lead 

agency, solicited input regarding the scope and proposed content of the Metro Area Plan PEIR (referred 

to herein as the “2022 Draft PEIR”). The NOP was filed and posted at the office of the Los Angeles 

County Registrar-Recorder/County Clerk (County Clerk) and published in Our Weekly, LA Wave, East LA 

Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. During the public 

review period, hardcopies of the NOP were made available for public review at the East Los Angeles 

Library, East Rancho Dominguez Library, Florence Express Library, Huntington Park Library, Woodcrest 

Library, Dr. Martin Luther King, Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy 

of the NOP was also made available on the County Planning website. Additionally, the County held a 

virtual public scoping meeting on March 2, 2022, to facilitate public review and comment on the 

Project. The NOP included an invitation to agencies and the public to review and comment on the NOP. 

All NOP comments relating to CEQA were reviewed and the issues raised in those comments were 

considered in the preparation of the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). 

A copy of the NOP is included in Appendix A-1 and the comment letters received in response to the NOP 

are included in Appendix A-2 of the Recirculated Draft PEIR.  
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Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft PEIR, 

with electronic copies of all appendices, were available for public review at County Planning’s main 

office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City Terrace 

Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, Huntington 

Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. The 2022 

Draft PEIR was also posted on County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided 

a summary of the changes made and incorporated into the Recirculated Draft EIR.  

A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 

Recirculated Draft PEIR, with electronic copies of all appendices, were available for public review at 

County Planning’s main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following 

libraries: AC Bilbrew Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez 

Library, Florence Library, Huntington Park Library, Woodcrest Library, and Willowbrook Library. The 

Recirculated Draft PEIR was also posted on the County Planning website for public review. 

Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan will be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and land use 

maps, and the Implementation Ordinance and make a recommendation to the County Board of 

Supervisors. These public hearings are required to be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR.  
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Response to Comment Letter I3 

Paola Dela Cruz-Perez 

East Yard Communities for Environmental Justice 

July 25, 2023 

I3-1 The comment states concern with the public review period for proposed Metro Area Plan, Recirculated 

Draft PEIR, and proposed ordinance. The County released the Recirculated Draft PEIR for a 45-day 

public review that began on June 12, 2023, and ended on July 28, 2023. Although the Metro Area Plan 

was available for public review starting on June 12, 2023, the Metro Area Plan Implementation 

Ordinance and associated documents were not released until July 13, 2023. It is important to note that 

the Recirculated Draft PEIR contains the necessary analysis and information to sufficiently inform the 

public about the Project’s environmental effects. In addition, the public still has the opportunity to 

review and comment on the Metro Area Plan, the zoning and land use maps, and the Implementation 

Ordinance up to the time of the public hearing for consideration by the Regional Planning Commission. 

The County appreciates the commenter’s preference for a public hearing before the close of the PEIR 

comment period. However, State CEQA Guidelines Section 15202(c), states “a public hearing on the 

environmental impact of a project should usually be held when the Lead Agency determines it would 

facilitate the purposes and goals of CEQA to do so. The hearing may be held in conjunction with and as 

a part of normal planning activities.”. The County understands the value of providing opportunities for 

residents to learn from each other’s perspectives. To that end, the public hearing will provide an 

additional opportunity for interested individuals and groups to express their views, ask questions, and 

engage in public discussion about the Project and its potential environmental impacts. 

The public outreach efforts conducted in support of the Recirculated Draft PEIR have been and continue 

to be in conformance with the substantive and procedural requirements of CEQA and the State CEQA 

Guidelines. The County complied with the State CEQA Guidelines by providing opportunities for early 

participation in the environmental review process. Specifically, in accordance with Section 15082(a) of 

the State CEQA Guidelines, the County circulated a Notice of Preparation (NOP) on February 14, 2022 

to the State Clearinghouse, public agencies, and other interested parties for the required 30-day review 

and comment period. The purpose of the NOP was to formally convey that the County, as the lead 

agency, solicited input regarding the scope and proposed content of the Metro Area Plan PEIR (referred 

to herein as the “2022 Draft PEIR”). The NOP was filed and posted at the office of the Los Angeles 

County Registrar-Recorder/County Clerk (County Clerk) and published in Our Weekly, LA Wave, East LA 

Tribune, Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. During the public 

review period, hardcopies of the NOP were made available for public review at the East Los Angeles 

Library, East Rancho Dominguez Library, Florence Express Library, Huntington Park Library, Woodcrest 

Library, Dr. Martin Luther King, Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy 

of the NOP was also made available on the County Planning website. Additionally, the County held a 

virtual public scoping meeting on March 2, 2022, to facilitate public review and comment on the 

Project. The NOP included an invitation to agencies and the public to review and comment on the NOP. 

All NOP comments relating to CEQA were reviewed and the issues raised in those comments were 

considered in the preparation of the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). 

A copy of the NOP is included in Appendix A-1 and the comment letters received in response to the NOP 

are included in Appendix A-2 of the Recirculated Draft PEIR.  
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Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City 

Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, 

Huntington Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. 

The 2022 Draft PEIR was also posted on County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided 

a summary of the changes made and incorporated into the Recirculated Draft EIR.  

A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, 

Gardena Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 

Recirculated Draft PEIR, with electronic copies of all appendices, were available for public review at 

County Planning’s main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following 

libraries: AC Bilbrew Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez 

Library, Florence Library, Huntington Park Library, Woodcrest Library, and Willowbrook Library. The 

Recirculated Draft PEIR was also posted on the County Planning website for public review. 

Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan will be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final EIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and land use 

maps, and the Implementation Ordinance and make a recommendation to the County Board of 

Supervisors. These public hearings are required to be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 

Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR. 
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Response to Comment Letter I4 

Mark Granger 

July 26, 2023 

I4-1 This comment is understood to refer to the Program 10, Industrial Land Use Strategy Program 

(Industrial Program), and states concerns that the M-0.5 and LSP zones would result in “downzoning” 

and states a request to revise the proposed actions. This comment does not express any environmental 

concerns related to the environmental analyses in the Recirculated Draft PEIR. Therefore, a response 

is not required pursuant to CEQA. However, the comment is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. Additionally, as discussed 

in Topical Response-1, the County Planning staff report will recommend revisions to Implementation 

Program 10 of the Metro Area Plan to clarify its standing as an implementation program and remove 

the language requiring the adoption of two new industrial zones from the Program as well as the 

associated Appendix G. Proposed revisions to Implementation Program 10 would provide additional 

opportunities for public participation and engagement on the feasibility of industrial land use changes.  

I4-2 This introductory comment states concern for proposed land use changes associated with Program 10, 

Industrial Land Use Strategy Program, to a property located at 15600 Avalon Boulevard. Regarding the 

Industrial Program, see Response to Comment I4-1 above for more information.  

The comment raises concern for economic effects as a result of prior County actions in addition to the 

proposed Program. According to CEQA Guidelines Section 15064(e) “economic and social changes 

resulting from a project shall not be treated as significant effects on the environment.” Thus, economic 

implications of the Project are not within the scope of required environmental analysis. As such, this 

comment does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. However, this comment has been received by County Planning and will be 

provided to the County Board of Supervisors for review and consideration as part of their review of the 

Metro Area Plan. 

I4-3 This comment raises concerns regarding consistency of the Implementation Ordinance with the 

Industrial Preservation Zone (IP) zone district. Regarding potential inconsistencies with the Industrial 

Preservation Zone, the Recirculated Draft PEIR notes the presence of Industrial Preservation (IP) zones 

within West Rancho Dominguez-Victoria and analyzes the potential conflicts with land use plans, 

policies, and regulations adopted for the purposes of avoiding or mitigating an environmental effect.  

As stated in the Recirculated Draft PEIR, the County’s General Plan goals and policies are implemented 

by the Zoning Code (Title 22, Planning and Zoning of the County Code). Table 4.11-1, General Plan 

Conflict Evaluation, of the Recirculated Draft PEIR analyzes the Project’s consistency with applicable 

goals and policies, including Policy LU 5.9, “Preserve key industrially designated land for intensive, 

employment-based uses.” Page 4.11-39 of the Recirculated Draft PEIR states the Project would not 

conflict with this policy given that “industrial practices would continue to operate throughout much of 

the Project area as they do under existing conditions. Within five years of Project approval, the future 

rezoning under the Industrial Program would only affect select industrial candidate parcels and would 

support the transition away from heavier industrial and manufacturing uses in areas that are adjacent 

or proximate to residential and other sensitive/non-industrial uses. The future uses facilitated under 

the Industrial Program are anticipated and intended to result in a net increase in jobs within the Project 
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area and to provide opportunities for new employment-based uses, such as life science facilities and 

artisan manufacturing. Refer to proposed Metro Area Plan LU Policies 5.1, 5.2, 5.3, 5.4, 6.1, 6.2, 6.3, 

6.4, 7.1, 7.2, 7.3, 7.4, 8.1, 8.2, 8.3, and 8.4.” Moreover, upon approval of the proposed Project, the 

Project would be consistent with the Zoning Code standards and would not conflict with existing 

applicable zoning. Therefore, for the purposes of CEQA, the Metro Area Pan would not conflict with the 

County Code or result in a significant environmental impact due to conflict with any Code regulations 

adopted for the purpose of avoiding or mitigating an environmental effect. 

Regarding the property’s existing conditions and previous entitlements, this comment does not express 

any environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. The 

commenter’s concerns have been received by County Planning and will be provided to the County Board 

of Supervisors for review and consideration as part of their review of the Metro Area Plan. 

I4-4 This comment states concerns related to the Industrial Program and proposed Artisan Production and 

Custom Manufacturing overlay designations. As a point of clarification, the Program 10 involves the 

eventual rezoning for LSP or M-0.5 and does not include an overlay. Regarding concerns for the 

proposed Industrial Program, see Response to Comment I4-1. Further, according to CEQA Guidelines 

Section 15064(e) “economic and social changes resulting from a project shall not be treated as 

significant effects on the environment.” Thus, economic implications of the Project are not within the 

scope of required environmental analysis. This comment does not express any environmental concerns 

related to the environmental analyses in the Recirculated Draft PEIR. The commenter’s concerns have 

been received by County Planning and will be provided to the County Board of Supervisors for review 

and consideration as part of their review of the Metro Area Plan. 

I4-5 This comment raises concerns related to the allowable uses and definitions in the Implementation 

Ordinance in relation to the Industrial Preservation Zone (IP) district, and states that the Ordinance 

contains inconsistencies. Further, this comment provides suggested changes to the Implementation 

Ordinance. This comment is not related to the adequacy of the environmental analysis presented in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. Additionally, see Topical Response-1 regarding the County Planning staff 

report recommendations for Implementation Program 10, Industrial land Use Strategy Program.  

I4-6 This comment states concerns related to the allowable uses under the Program 10, Industrial 

Program, and states concerns related to closure of businesses as a result. Regarding economic 

effects as a result of the Project, according to the CEQA Guidelines Section 15064(e) “economic and 

social changes resulting from a project shall not be treated as significant effects on the 

environment.” Thus, economic and social implications of the Project, such as reduction in tax base 

or economic implications, are not within the scope of required environmental analysis. Regarding 

stated concerns related to displacement of businesses, the Project the Project would generate an 

increase in both housing and jobs. The 3,515 industrial jobs facilitated by the Industrial Program is 

a net growth projection that takes into account both the potential jobs generated as a result o f new 

industrial development and potential jobs lost as a result of demolition and redevelopment of existing 

industrial uses. The comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 
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I4-7 The comment states concerns related to crime in the neighborhood and the need to maintain the 

business community, and requests the aforementioned comments be reviewed by the County. 

Regarding the implication of increased crime under existing conditions, the Recirculated Draft PEIR 

analyzes the Project’s impacts on public services, including police protection services (e.g., the 

Los Angeles County Sheriff’s Department). As further discussed in Section 4.15, Public Services, the 

Recirculated Draft PEIR determines less than significant impacts would occur with the implementation 

of the Project. Additionally, as discussed in Topical Response-1, County Planning will recommend the 

elimination of the rezoning for LSP or M-0.5 to the Regional Planning Commission, and implementation 

of the Industrial Program will provide additional opportunities for public participation and engagement 

on the feasibility of industrial land use changes. The comment is acknowledged for the record and will 

be forwarded to the decision-making bodies for their review and consideration. 
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Response to Comment Letter I5 

Clara Solis 

July 26, 2023 

I5-1 This comment requests an extension to the public review period for the Recirculated Draft PEIR, 

Implementation Ordinance, and zoning maps, and states considering the Industrial Program at the later 

time is piecemealing.  

Regarding the request for an extension for the public review, the public still has the opportunity to 

review and comment on the Metro Area Plan up to the time of the public hearing for consideration by 

the Regional Planning Commission. Certification of the Final PEIR and the adoption of the Metro Area 

Plan would be considered at a public hearing by the County’s Board of Supervisors. Prior to that hearing, 

the Final EIR and the adoption of the Metro Area Plan will be presented at two public hearings to the 

Regional Planning Commission who will accept public comment on the PEIR, Metro Area Plan, the 

zoning and land use maps, and the Implementation Ordinance and make a recommendation to the 

County Board of Supervisors. These public hearings would be notified to the public in compliance with 

state and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et 

seq.). The County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR. Although the Metro Area 

Plan was available for a 45-day public review period from June 12, 2023 to July 28, 2023, the Metro 

Area Plan Implementation Ordinance and associated documents were not released until July 13, 2023. 

It is important to note that the Recirculated Draft PEIR contains the necessary analysis and information 

to sufficiently inform the public about the Project’s environmental effects. In addition, the public 

continues to have the opportunity to review and comment on the Metro Area Plan, the zoning and land 

use maps, and the Implementation Ordinance up to the time of the public hearing for consideration by 

the Regional Planning Commission. 

The County appreciates the commenter’s preference for a public hearing before the close of the PEIR 

comment period. State CEQA Guidelines Section 15202(c), states “a public hearing on the environmental 

impact of a project should usually be held when the Lead Agency determines it would facilitate the 

purposes and goals of CEQA to do so. The hearing may be held in conjunction with and as a part of normal 

planning activities.” As such, CEQA does not require a specific order in which the public hearing and the 

deadline for PEIR comments should occur. The County understands the value of providing opportunities 

for residents to learn from each other’s perspectives. To that end, the public hearing will provide an 

additional opportunity for interested individuals and groups to express their views, ask questions, and 

engage in public discussion about the Project and its potential environmental impacts. 

While the County understands and acknowledge the concerns raised about potential limitations on 

public participation because the Recirculated Draft PEIR was released during summer months when 

people are on vacation or have other commitments, the County has complied with applicable CEQA 

statues and guidelines requiring adequate public outreach and engagement for the Recirculated Draft 

PEIR. The County acknowledges that it cannot accommodate the schedules and personal 

circumstances of every individual, however the County has made considerable efforts to disseminate 

information through various channels and platforms to maximize public accessibility. 
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Regarding the stated concern that future implementation of Program 10, Industrial Land Use Strategy 

Program (Industrial Program) constitutes piecemealing of required analysis pursuant to CEQA, as 

discussed in Chapter 3, Project Description of the Recirculated Draft PEIR, the Project includes 

implementation of the Industrial Program to address long-term impacts of residential-industrial 

adjacency. Within five years of Project approval, the Industrial Program would adopt two industrial 

zones (Artisan Production and Custom Manufacturing [M-0.5] and Life Science Park [LSP]) and map 

the two new zones in appropriate locations (referred to as “candidate parcels”) that are currently zoned 

for industrial use. In accordance with State CEQA Guidelines Section 15146, Chapter 4 of the 

Recirculated Draft PEIR analyzes the secondary effects (e.g., potential development and increased 

employment) associated with land use and zone changes anticipated to occur as a result of future 

implementation of the Industrial Program. Under the two future zones, the Recirculated Draft PEIR 

estimates that candidate parcels would accommodate potential development of approximately 

1,124,731 square feet of cleaner industrial uses, such as artisan manufacturing and life sciences 

facilities, which would generate approximately 3,515 new jobs within the Project area. As discussed in 

the Recirculated Draft PEIR, the level of analysis is programmatic and while some components are 

evaluated in more detail than others based on the level of available information, all components of the 

Metro Area Plan were reviewed and considered in the analysis of the Project. The analysis evaluates 

the Plan’s components that could result in environmental impacts as specifically and comprehensively 

as feasible, given the programmatic nature of the Metro Area Plan. Further, as discussed in Topical 

Response-1, the County Planning staff report will recommend revisions to Implementation Program 

10 of the Metro Area Plan to clarify its standing as an implementation program and remove the 

language requiring the adoption of two new industrial zones from the Program as well as the associated 

Appendix G. Proposed revisions to Implementation Program 10 would provide additional opportunities 

for public participation and engagement on the feasibility of industrial land use changes.  

The comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 

  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-199 

  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-200 

 

INTENTIONALLY LEFT BLANK  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-201 

Response to Comment Letter I6 

Nathan B. Alden 

Samson Auto Salvage 

July 27, 2023 

I6-1 This introductory comment introduces the commenter as the owner/operator of a business located at 

1803 South Alameda Street in the Project area. The commenter states opposition to the proposed land 

use changes associated with Implementation Program 10, Industrial Land Use Strategy Program and 

summarizes existing conditions and operations of the property. This comment does not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes.  
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Response to Comment Letter I7 

William D. Koehler, Esq. 

July 27, 2023 

I7-1 The introductory comment summarizes the letter’s contributing authors and states concern with the 

Project’s proposed land use changes associated with Implementation Program 10, Industrial Land Use 

Strategy Program to a business located at 9527 Laurel Street in the Florence-Firestone community of 

the Project area.  

 Regarding the adoption of Green Zones, the Project, as described on page 3-15, would amend Title 

22 of the County Code to include the mapping of Green Zone (-GZ) Combining Zone on 

industrially-zoned lots, including within Florence-Firestone. The proposed -GZ mapping would identify 

parcels that are currently subject to Green Zone Districts standards, in which the existing regulations 

on applicable parcels would remain unchanged. All environmental impacts associated with the Green 

Zones Ordinance were comprehensively evaluated in the Los Angeles County Green Zones PEIR dated 

November 2021. As such, the mapping of the -GZ parcels as part of the Metro Area Plan would not 

result in any new environmental impacts. Furthermore, the Green Zone Program (including but not 

limited to the Green Zones Ordinance) was adopted by the Los Angeles County Board of Supervisors on 

June 14, 2022, and effective on July 14, 2022. 

I7-2 The comment correctly notes that implementation Program 10, Industrial Land Use Strategy Program, 

would include additional research and outreach, and requests clarification of the further review of the 

proposed Amendments to Title 22 after completion of additional analyses. As stated on page 3-18 in 

Section 3, Project Description, the Industrial Program would include the following primary components: 

(1) adopt two new industrial zones (M-0.5 and LSP) as defined in Table 3-2, Conceptual Definitions for 

Industrial Program Zones, below; (2) map the new industrial zones in appropriate candidate parcels 

where industrial zoning currently exists, as identified in Figures 3-3a through 3-3d; (3) conduct 

additional research and outreach to property owners of candidate parcels, including gathering relevant 

land use and economic data, meeting with local stakeholders, and conducting additional analysis, as 

needed, relative to the new industrial zones to inform implementation of the Industrial Program; and 

(4) complete any necessary General Plan Amendment and zone change process, including CEQA 

review, as applicable. If the conceptual elements of the Industrial Program change through the research 

and outreach process, additional CEQA analysis may be necessary. Therefore, it is anticipated that the 

Draft Recirculated Draft PEIR addresses all environmental impacts associated with implementation of 

Program 10; however, if changes are made beyond what is currently defined in the Recirculated Draft 

PEIR, then subsequent CEQA evaluation may be required.  

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes.  

I7-3 Regarding the stated concern about “revisiting the Green Zone Program,” please refer to Response to 

Comment I7-1. 
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I7-4 Regarding the stated concern about County Code Section 22.84.030 (i.e., Green Zone Districts), please 

refer to Response to Comment I7-1. Regarding the request to incorporate the results of further research 

and analysis into the Project and adjust the PEIR and Metro Area Plan accordingly, this comment does 

not express any environmental concerns related to the environmental analyses in the Recirculated 

Draft PEIR. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 
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Response to Comment Letter I8 

Gary Blau 

July 28, 2023 

I8-1 This introductory comment notes an email communication, included as Comment I8-2 and I8-3, below. 

This comment does not express any environmental concerns related to the environmental analyses in 

the Recirculated Draft PEIR. 

I8-2 Regarding “unconstitutional takings,” according to State CEQA Guidelines Section 15064(e) “economic 

and social changes resulting from a project shall not be treated as significant effects on the 

environment.” Thus, economic implications of the Project are not within the scope of required 

environmental analysis. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes.  

I8-3 Regarding the stated concerns related to economics, employment, and loss of income, according to 

State CEQA Guidelines Section 15064(e) “economic and social changes resulting from a project shall 

not be treated as significant effects on the environment.” Thus, economic implications of the Project 

are not within the scope of required environmental analysis. However, a social or economic change 

related to a physical change may be considered in determining whether the physical change is 

significant. Furthermore, as stated in CEQA Guidelines Section 15131(a), "The focus of the analysis 

shall be on the physical changes." As detailed on page 3-7 of Chapter 3, Project Description, the Project 

would result in approximately 3,515 new industrial jobs. This represents a net increase in 

industrial-related jobs, as further detailed in on page 4.14-22 of Section 4.14, Population and Housing. 

Therefore, the Recirculated Draft PEIR anticipates an increase in demands related to public services 

and assesses potential physical changes on the environment as a result of Project implementation. 

This comment’s concerns related to loss of income and recommendations have been acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

Moreover, see Response to Comment I8-2 for more discussion.  
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Response to Comment Letter I9 

Cox, Castle & Nicolson LLP 

E. J. Schloss 

July 28, 2023 

I9-1 This introductory comment summarizes the letter’s contributing authors and states concern for 

proposed land use changes associated with Implementation Program 10, Industrial Land Use Strategy 

Program, to a property located at 312 E. Rosecrans, 332 E. Rosecrans, and 301 E. Alondra. The 

comment further objects to the proposed land use changes. This comment does not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes. 

I9-2 This comment summarizes Implementation Program 10, Industrial Land Use Strategy Program, states 

that the M-0.5 and LSP zones would result in “downzoning” and states a request to reconsider the 

proposed actions. This comment does not express any environmental concerns related to the 

environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant 

to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

I9-3 The comment states the Project would result in economic impacts as a result of implementation of 

Program 10. According to State CEQA Guidelines Section 15064(e) “economic and social changes 

resulting from a project shall not be treated as significant effects on the environment.” Thus, economic 

and social implications of the Project are not within the scope of required environmental analysis in the 

Recirculated Draft PEIR. 

Regarding potential impacts to public services, an economic or social change by itself shall not be 

considered a significant effect on the environment. A social or economic change related to a physical 

change may be considered in determining whether the physical change is significant." Furthermore, as 

stated in CEQA Guidelines Section 15131(a), "The focus of the analysis shall be on the physical 

changes." The proposed Project would result in approximately 3,515 new employees as a result of 

Program 10. As detailed on page 3-7 of Chapter 3, Project Description, the Project would result in 

approximately 3,515 new industrial jobs. This represents a net increase in industrial-related jobs, as 

further detailed in on page 4.14-22 of Section 4.14, Population and Housing. Therefore, the 

Recirculated Draft PEIR anticipates an increase in demands related to public services. Furthermore, 

with the payment of applicable fees, operational funding supported by the County’s General Fund 

during the County’s annual budgeting process, compliance with applicable codes and regulations, and 

review by appropriate departments, the gradual implementation of the Project would be 

accommodated by existing government facilities. Less than significant impacts would occur and no 



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-216 

mitigation is required. As such, Section 4.15, Public Services, adequately analyzes the potential 

impacts related to capacity or service level problems as a result of Project-related growth such that the 

construction of new or physically altered government facilities would result in substantial adverse 

physical impacts in order to maintain acceptable service ratios. Similarly, the analysis presented in 

Section 4.19, Utilities and Service Systems, determined significant and unavoidable impacts would 

occur as a result of the Project related to existing wastewater conveyance system capacities, water 

conveyance capacities, electric or natural gas capacities, and/or telecommunication system capacities 

due to the programmatic nature of the Project and without project-specific development plans. 

I9-4 Regarding the comments stated concern related to impacts on the local businesses and the economy, 

the Recirculated Draft PEIR analyzes approximately 3,515 new employees that would result from 

implementation of Program 10. As further detailed on page 4.14-22 of Section 4.14, Population and 

Housing, the candidate parcels identified for LSP and/or M-0.5 rezoning is assumed that 33% of the 

land area in Florence-Firestone, West Rancho Dominguez, and Willowbrook, and 50% of candidates 

parcels in East Los Angeles would be redeveloped to support new uses. As such, of the approximately 

8,921 existing industrial-related jobs in the Project area, approximately 3,389 jobs would be lost due 

to the implementation of the Industrial Program. However, an additional 6,904 jobs would be created 

as a result of the Project, which accounts for a new increase of 3,515 industrial jobs.  

I9-5 Regarding the comment’s stated concerns related to the Green Zones Program, the implementation of 

the Program 10, Industrial Program would not alter or otherwise change the implementation of the 

Green Zones Program. The proposed -GZ mapping would identify parcels that are currently subject to 

Green Zone Districts standards, in which the existing regulations on applicable parcels would remain 

unchanged. All environmental impacts associated with the Green Zones Ordinance were 

comprehensively evaluated in the Los Angeles County Green Zones PEIR dated November 2021. As 

such, the mapping of the -GZ parcels as part of the Metro Area Plan would not result in any new 

environmental impacts. Furthermore, the Green Zone Program (including but not limited to the Green 

Zones Ordinance) was adopted by the Los Angeles County Board of Supervisors on June 14, 2022, and 

effective on July 14, 2022. 

I9-6 This comment objects to the “downzoning” of industrial uses over 5 years. According to State CEQA 

Guidelines Section 15064(e) “economic and social changes resulting from a project shall not be 

treated as significant effects on the environment.” Thus, economic and social implications of the 

Project are not within the scope of required environmental analysis in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 
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Response to Comment Letter I10 

Clara Solis 

July 28, 2023 

I10-1 The commenter stated that they have included several attachments for consideration related to “air 

and noise pollution on health.” These attachments are described below.  

I10-2 This attachment is a study titled “Air particulate matter and cardiovascular disease: the 

epidemiological, biomedical and clinical evidence” published in the Journal of Thoracic Disease in 

2016. The article reviews the linking between particulate matter (PM) exposure and the occurrence of 

cardiovascular disease and discussed the possible underlying mechanisms for the observed PM 

induced increases in cardiovascular morbidity and mortality. While PM is addressed in Section 4.3, Air 

Quality, of the Recirculated Draft PEIR, the study itself does not express concerns regarding the 

adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a response is 

not required pursuant to CEQA. However, the study is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

I10-3 This attachment is a study titled “Association between Local Traffic-Generated Air Pollution and 

Preeclampsia and Preterm Delivery in the South Coast Air Basin of California” published in 

Environmental Health Perspectives in November 2009. The study examines effects of residential 

exposure to local traffic-generated air pollution on preeclampsia and preterm delivery and concludes 

that exposure to local traffic-generated air pollution during pregnancy increases the risk of 

preeclampsia and preterm birth in Southern California women. While construction-related and 

operation-related mobile-source emissions are addressed in Section 4.3 of the Recirculated Draft PEIR, 

the study itself does not express concerns regarding the adequacy of the environmental analysis within 

the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

study is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

I10-4 This attachment is a study titled “Associations of Children’s Lung Function with Ambient Air Pollution: 

Joint Effects of Regional and Near-roadway Pollutant” published in Thorax in June 2014. The study 

assesses the joint effects of near-roadway air pollution (NRAP) and regional pollutants on childhood 

lung function in the Children’s Health Study and concludes that NRAP and regional air pollution have 

independent adverse effects on childhood lung function. While construction-related and 

operation-related mobile-source emissions are addressed in Section 4.3 of the Recirculated Draft 

PEIR, the study itself does not express concerns regarding the adequacy of the environmental 

analysis within the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the study is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

I10-5 This attachment is a study titled “Concentration and Size Distribution of Ultrafine Particles Near a Major 

Highway” published in the Journal of the Air & Waste Management Association in September 2002. 

The study states that ultrafine particles (most commonly associated with motor vehicle emissions) have 

been suggested as a possible causative agent for increases in mortality and morbidity associated with 

increases in PM concentration. The study, conducted in the vicinity of Interstate 405, shows that 

particle number concentration near the freeway was approximately 25 times greater than that at 
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background locations, and that the concentration of ultrafine particles drops to background levels 

within 300 meters downwind of the freeway. While construciton- and operation-related mobile-source 

emissions are addressed in Section 4.3 of the Recirculated Draft PEIR, the study itself does not express 

concerns regarding the adequacy of the environmental analysis within the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the study is acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration. 

I10-6 This attachment is a study titled “Correlation between co-exposures to noise and air pollution from 

traffic sources” published in Occupational and Environmental Medicine in August 2009. The study, 

which states that both air and noise pollution associated with motor vehicle traffic have been 

associated with cardiovascular disease, examined correlations between two-week average roadside 

concentrations of nitrogen dioxide (NO2) and nitrogen oxides (NOX) and short term average noise levels 

(Leq,5min) for 103 urban sites with varying traffic, environment and infrastructure characteristics. The 

study recommends that both road traffic noise and air pollution exposures be considered in all future 

studies of road traffic and cardiovascular disease outcomes. Construction-related and 

operation-related emissions, including NO2 and NOX emissions, are addressed in Section 4.3 of the 

Recirculated Draft PEIR, while noise associated with traffic is addressed in Section 4.13, Noise of the 

Recirculated Draft PEIR. However, the study itself does not express concerns regarding the adequacy 

of the environmental analysis within the Recirculated Draft PEIR. Therefore, a response is not required 

pursuant to CEQA. However, the study is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

I10-7 This attachment is a study titled “Disproportionate exposure to urban heat island intensity across major 

US cities” published in the Journal of the Nature Communications in 2021. The study, which states that 

urban heat stress poses a major risk to public health, finds that the average person of color lives in a 

census tract with higher surface urban heat island intensity than non-Hispanic whites in all but 6 of the 

175 largest urbanized areas in the continental United States and that similar pattern emerges for 

people living in households below the poverty line relative to those at more than two times the poverty 

line. However, the study itself does not express concerns regarding the adequacy of the environmental 

analysis within the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the study is acknowledged for the record and will be forwarded to the decision-making bodies 

for their review and consideration. 

The Project area currently supports urban and developed uses. The Project’s proposed land use and zone 

changes would result in additional development and/or redevelopment occurring within urban areas but 

would not result in the intensification of development within rural areas or the conversion or loss of open 

space. Thus, the Project would not have the potential to contribute to the heat island effect. Furthermore, 

the Metro Area Plan includes a number of areawide and community specific goals and policies in support 

of preserving existing and promoting new parks and green spaces. Future projects implemented under 

the Metro Area Plan would also be required to comply with applicable landscaping and/or “recreational 

space” (e.g., courtyards, gardens, lawns, etc.) requirements set forth in Title 22 of the County Code. For 

example, future projects in the proposed mixed-use zones would be required to provide landscaping on a 

minimum of 5% of the lot (County Code Section 22.26.030[D][7]). Furthermore, future projects would be 

required to comply with all applicable County Code provisions related to trees, including Chapter 22.126, 

Tree Planting Requirements, and Chapter 22.174, Oak Tree Permits, which would help ensure the 

planting of new trees and preservation of existing trees in the Project area.  
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I10-8 This attachment is a study titled “Does Traffic-related Air Pollution Explain Associations of Aircraft and 

Road Traffic Noise Exposure on Children’s Health and Cognition? A Secondary Analysis of the 

United Kingdom Sample From the RANCH Project” published in the American Journal of Epidemiology 

in July 2012. The study states that ultrafine particles (most commonly associated with motor vehicle 

emissions) have been suggested as a possible causative agent for increases in mortality and morbidity 

associated with increases in PM concentration. The study examined whether air pollution at school 

(nitrogen dioxide) is associated with poorer child cognition and health and whether adjustment for air 

pollution explains or moderates previously observed associations between aircraft and road traffic 

noise at school and children’s cognition in the 2001–2003 Road Traffic and Aircraft Noise Exposure 

and Children’s Cognition and Health (RANCH) project. The study found that air pollution levels at the 

school did not impact various cognitive and health outcomes. Moreover, this air pollution didn't 

influence the relationship between noise exposure and cognition. However, exposure to aircraft noise 

negatively affected recognition memory, conceptual recall memory, reading comprehension, and 

information recall memory at the school. Road traffic noise had no effect on cognition or health.  

Airport- and traffic-related noise are addressed in Section 4.13 of the Recirculated Draft PEIR, while 

construction-related and operation-related mobile-source emissions are addressed in Section 4.3 of 

the Recirculated Draft PEIR. However, the study itself does not express concerns regarding the 

adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a response is 

not required pursuant to CEQA. However, the study is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

I10-9 This attachment is a study titled “Long-Term Exposure to Traffic-Related Air Pollution and the Risk of 

Coronary Heart Disease Hospitalization and Mortality” published in Environmental Health 

Perspectives in April 2011. The study aimed to identify specific traffic-related air pollutants that are 

associated with the risk of coronary heart disease (CHD) morbidity and mortality to support 

evidence-based environmental policy making and found that long-term exposure to traffic-related 

fine particulate air pollution, indicated by black carbon, may partly explain the observed associations 

between exposure to road traffic and adverse cardiovascular outcomes. While construction-related 

and operation-related mobile-source emissions are addressed in Section 4.3 of the Recirculated 

Draft PEIR, the study itself does not express concerns regarding the adequacy of the environmental 

analysis within the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the study is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

I10-10 This attachment is an editorial titled “Noise and Heath” published in Environmental Health 

Perspectives in January 2005. The editorial states that high noise levels, especially from transportation, 

have been linked to numerous health issues, necessitating the establishment of safe noise standards 

and focused research on noise's varied impacts. Future development under the Project would be 

required to comply with applicable noise standards set forth in Chapter 12.08, Noise Control, of the 

County Code. While Project-related noise, including traffic, is addressed in Section 4.13 of the 

Recirculated Draft PEIR, the editorial itself does not express concerns regarding the adequacy of the 

environmental analysis within the Recirculated Draft PEIR. Therefore, a response is not required 

pursuant to CEQA. However, the editorial is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 
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I10-11 This attachment is a study titled “Observation of Elevated Air Pollutant Concentrations in a Residential 

Neighborhood of Los Angeles California Using a Mobile Platform” published in Atmos Environ in 

May 2012. The study states that elevated pollution concentrations were observed across the 

residential neighborhood of the Boyle Heights Community of Los Angeles, which were attributed to high 

traffic volumes. While construction-related and operation-related mobile-source emissions are 

addressed in Section 4.3 of the Recirculated Draft PEIR, the study itself does not express concerns 

regarding the adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a 

response is not required pursuant to CEQA. However, the study is acknowledged for the record and will 

be forwarded to the decision-making bodies for their review and consideration. 

I10-12 This attachment is a study titled “Potential Role of Ultrafine Particles in Associations between Airborne 

Particle Mass and Cardiovascular Health” published in Environmental Health Perspectives in 

August 2005. The study states that ultrafine particles from fossil fuel combustion may have adverse 

impacts on the cardiovascular system. While both point and mobile-source emissions are addressed in 

Section 4.3 of the Recirculated Draft PEIR, the study itself does not express concerns regarding the 

adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a response is 

not required pursuant to CEQA. However, the study is acknowledged for the record and will be 

forwarded to the decision-making bodies for their review and consideration. 

I10-13 This attachment is a study titled “Traffic Noise and Risk of Myocardial Infarction” published in 

Epidemiology in August 2005. The results of the study support the hypothesis that chronic exposure to 

high levels of traffic noise increases the risk for cardiovascular diseases. While traffic-related noise is 

addressed in Section 4.13 of the Recirculated Draft PEIR, the study itself does not express concerns 

regarding the adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a 

response is not required pursuant to CEQA. However, the study is acknowledged for the record and will 

be forwarded to the decision-making bodies for their review and consideration. 

I10-14 This attachment is a study titled “Traffic-Related Air Pollution, Particulate Matter, and Autism” published 

in JAMA Psychiatry in January 2013. The study concluded that exposure to traffic-related air pollution, 

nitrogen dioxide, PM2.5, and PM10 during pregnancy and during the first year of life was associated with 

autism, and that further examinations will help determine whether these associations are causal. While 

both mobile and point source emissions are addressed in Section 4.3 of the Recirculated Draft PEIR, 

the study itself does not express concerns regarding the adequacy of the environmental analysis within 

the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

study is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 
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Response to Comment Letter I11 

Humphreys, Sydney, Eagle Neighborhood 

Clara M. Solis, Miguel Fernandez, Alicia Fernandez, Rachel Vermillion, Juan Vazquez, Theresa Vazquez  

July 28, 2023 

I11-1 The comment states that the entire comment letter pertains to the community of East Los Angeles, and 

that the Project and Recirculated Draft PEIR violate CEQA and NEPA (National Environmental Policy 

Act). The Project does not require approvals of a federal agency, as such, analysis under NEPA is not 

required for the purposes of this Project. The commenter’s concerns regarding “pollution and health 

impacts” (i.e., air and water quality) and gentrification and displacement are addressed below. 

The Recirculated Draft PEIR analyzes air quality and water quality impacts as a result of the Project 

within Section 4.3, Air Quality, and Section 4.10, Hydrology and Water Quality, respectively. Air quality 

impacts were determined to be significant and unavoidable even with the incorporation of mitigation 

measures. Water quality impacts were determined to be less than significant with no mitigation 

required. Regarding displacement, Threshold 4.14-2 of Section 4.14, Population and Housing, of the 

Recirculated Draft PEIR, includes an analysis of the Projects potential to “displace substantial numbers 

of existing housing, especially affordable housing”. As provided therein, impacts related to the 

substantial displacement of existing housing and people would be less than significant. However, 

according to the CEQA Guidelines Section 15064(e) “economic and social changes resulting from a 

project shall not be treated as significant effects on the environment.” Thus, economic and social 

implications of the Project, such as gentrification, are not within the scope of the required 

environmental analysis under CEQA. No changes to the content or analyses in the Recirculated Draft 

PEIR are required as a result of this comment.  

I11-2 The comment states objections to consolidating each community within the Metro Planning Area under 

the Metro Area Plan, which is stated as a disservice to East Los Angeles. The proposed Project is not 

intended to be assessed at neighborhood-specific level, but is required to assess impacts for the Metro 

Planning Area as a whole, in accordance with the Planning Areas Framework Program (General Plan 

Implementation Program No. LU-1). The Project would establish the Metro Area Plan, which, in 

accordance with the Planning Areas Framework Program of the General Plan, is intended to guide 

regional-level growth and development within the unincorporated communities of the Metro Planning 

Area (i.e., the Project area). Therefore, the Recirculated Draft PEIR appropriately assessed the Metro 

Planning Area as a community, as directed by the County General Plan, and provides programmatic 

analyses and mitigation measures accordingly, as appropriate.  

Regarding the comment’s stated concern for the accuracy of the 2020 U.S. Census count, the analysis 

presented in Section 4.14, Population and Housing of the Recirculated Draft PEIR, are based, in part, 

on the County of Los Angeles Department of Regional Planning documents and cites the Southern 

California Association of Governments and Los Angeles County Assessor parcel data, as well as the 

U.S. Census Bureau. Further, the 2020 U.S. Census results have not been retracted or nullified by the 

federal government or by the State of California. The comment’s concerns regarding the 2020 Census 

are noted. However, despite this, multiple data sources adequately captured an existing condition 

pertaining to population. Further, the PEIR establishes an existing condition in which overcrowding is a 

concern. One of the goals of the Project is to reduce the person-per-household ratio (i.e., overcrowding) 

in the Project area by allowing for a higher density of residential development in areas previously 
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identified through the Housing Element’s adequate sites analysis. As demonstrated in the PEIR, 

buildout of the Project would represent substantial unplanned population and housing growth for the 

Project area. The impact analysis determines significant and unavoidable impacts would occur. As 

such, despite concerns regarding the 2020 Census, the Project-related growth would not change the 

impact determination.  

I11-3 The comment states objections to the proposed Project based on air and noise pollution concerns. The 

Recirculated Draft PEIR analyzes impacts related to air quality and noise within Section 4.3, Air Quality, 

and Section 4.13, Noise. Further, the comment notes environmental justice concerns with communities 

near freeways. According to CEQA Guidelines Section 15064(e) “economic and social changes resulting 

from a project shall not be treated as significant effects on the environment.” As such, a focus on 

environmental justice is not within the scope of the required environmental analysis.  

Regarding health risk impacts, the PEIR analyzes the potential impacts associated with toxic air 

contaminants during construction and operational activities. However, the programmatic nature of the 

PEIR does not include site-specific level analysis. As such, the potential health risk of exposing sensitive 

receptors cannot be estimated with a level of accuracy. Thus, even with implementation of MM-4.3-1 and 

MM-4.3-2, existing regulations and proposed goals and policies to reduce impacts, the Project impacts at 

the program level would remain significant and unavoidable because at this level of review, the exact 

location, orientation, number, and timing of individual projects and/or infrastructure improvements that 

could occur as a result of the Metro Area Plan are unknown.  

Similarly, because future potential projects would potentially exceed the SCAQMD thresholds for VOC, 

NOx, CO, PM10, and PM2.5, the potential health effects associated with criteria air pollutants are 

considered potentially significant. However, there are numerous scientific and technological 

complexities associated with correlating criteria air pollutant emissions from an individual project to 

specific health effects or potential additional nonattainment days, and there are currently no modeling 

tools that could provide reliable and meaningful additional information regarding health effects from 

criteria air pollutants generated by individual projects within the SCAQMD jurisdiction. Furthermore, for 

purposes of the PEIR’s conservative analysis, it is assumed that the additional development would be 

developed by 2035, within a 12-year period; however, full buildout may not occur within this time period 

and the intensity and spatial development within this period is unknown. For these reasons, conducting 

a health impact assessment may not yield accurate results and would likely overestimate health effects 

associated with the Project. 

In summary, the impact analysis identified significant impacts during construction and operation to air 

quality and noise from the Project’s implementation of future development projects. Future 

non-discretionary projects that would be implemented under the Metro Area Plan would be subject to 

federal, state, and local regulations; however, non-discretionary projects would not necessarily be 

subject to CEQA review, additional environmental assessments, or mitigation measures. As such, the 

PEIR concludes that even with the implementation of existing regulations, applicable goals and policies, 

and mitigation measures, potential impacts related to the Project’s impacts to air quality and noise 

would be significant and unavoidable. 

I11-4 The comment states concern with the public review period for proposed Metro Area Plan, Recirculated 

Draft PEIR, and proposed ordinance.  
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Regarding the stated concerns related to public participation/engagement, the public outreach efforts 

conducted in support of the PEIR have been and continue to be in conformance with the substantive 

and procedural requirements of CEQA and the State CEQA Guidelines. The County complied with the 

State CEQA Guidelines by providing opportunities for early participation in the environmental review 

process. Specifically, in accordance with Section 15082(a) of the State CEQA Guidelines, the County 

circulated a Notice of Preparation (NOP) on February 14, 2022 to the State Clearinghouse, public 

agencies, and other interested parties for the required 30-day review and comment period. The purpose 

of the NOP was to formally convey that the County, as the lead agency, solicited input regarding the 

scope and proposed content of the Metro Area Plan PEIR (referred to herein as the “2022 Draft PEIR”). 

The NOP was filed and posted at the office of the Los Angeles County Registrar-Recorder/County Clerk 

(County Clerk) and published in Our Weekly, LA Wave, East LA Tribune, Gardena Valley News, 

Los Angeles Sentinel, and La Opinion newspapers. During the public review period, hardcopies of the 

NOP were made available for public review at the East Los Angeles Library, East Rancho Dominguez 

Library, Florence Express Library, Huntington Park Library, Woodcrest Library, Dr. Martin Luther King, 

Jr. Library, Willowbrook Library, and City Terrace Library. A digital copy of the NOP was also made 

available on the County Planning website. Additionally, the County held a virtual public scoping meeting 

on March 2, 2022, to facilitate public review and comment on the Project. The NOP included an 

invitation to agencies and the public to review and comment on the NOP. All NOP comments relating to 

CEQA were reviewed and the issues raised in those comments were considered in the preparation of 

the 2022 Draft PEIR (and Recirculated Draft PEIR, discussed below). A copy of the NOP is included in 

Appendix A-1 and the comment letters received in response to the NOP are included in Appendix A-2 of 

the Recirculated Draft PEIR.  

Prior to circulation of the Recirculated Draft PEIR, the County circulated the Metro Area Plan Draft PEIR 

for public review from November 17, 2022, through January 16, 2023, which exceeded the 45-day 

minimum required by CEQA. However, the County continued to accept public comments on the Draft 

PEIR that were received by January 31, 2023, before 5:00 pm. A Notice of Completion (NOC) and Notice 

of Availability (NOA) of the 2022 Draft PEIR were submitted to the State Clearinghouse, posted at the 

County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the 2022 Draft PEIR, 

with electronic copies of all appendices, were available for public review at County Planning’s main 

office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: City Terrace 

Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Express Library, Huntington 

Park Library, Woodcrest Library, Dr. Martin Luther King Jr. Library, and Willowbrook Library. The 

2022 Draft PEIR was also posted on County Planning website for public review.  

After the conclusion of the 2022 Draft PEIR public comment period, the County elected to revise the 

Metro Area Plan to reflect County-driven revisions and to address comments received during and after 

the public review period for the 2022 Draft PEIR. The County subsequently prepared and released the 

Recirculated Draft PEIR for a 45-day public review period that began on June 12, 2023, and ended on 

July 28, 2023. The Recirculated Draft PEIR provided a comprehensive analysis of the revised Project, 

examining each resource on an individual basis throughout the document. All chapters and sections of 

the 2022 Draft PEIR, inclusive of all resource areas in the CEQA Guidelines Appendix G Environmental 

Checklist, were updated to reflect the revised Project information as well as changes to the 

environmental analyses. Section 1.4 of Chapter 1, Introduction of the Recirculated Draft PEIR provided 

a summary of the changes made and incorporated into the Recirculated Draft EIR.  
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A NOC and NOA of the Recirculated Draft PEIR were submitted to the State Clearinghouse, posted at 

the County Clerk’s office, and published in Our Weekly, Lynwood Press Wave, East LA Tribune, Gardena 

Valley News, Los Angeles Sentinel, and La Opinion newspapers. Hardcopies of the Recirculated Draft 

PEIR, with electronic copies of all appendices, were available for public review at County Planning’s 

main office (320 W. Temple Street, Los Angeles, CA 90012) as well as the following libraries: AC Bilbrew 

Library, City Terrace Library, East Los Angeles Library, East Rancho Dominguez Library, Florence Library, 

Huntington Park Library, Woodcrest Library, and Willowbrook Library. The Recirculated Draft PEIR was 

also posted on the County Planning website for public review. 

Furthermore, certification of the Final PEIR and the adoption of the Metro Area Plan will be considered 

at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final PEIR and the 

adoption of the Metro Area Plan will be presented at two public hearings to the Regional Planning 

Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and land use 

maps, and the Implementation Ordinance and make a recommendation to the County Board of 

Supervisors. As such, these public hearings are required to be notified to the public in compliance with 

state and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et 

seq.). Thus, the County has complied and will continue to comply with CEQA statues and guidelines 

requiring adequate public outreach and engagement for the Recirculated Draft PEIR.  

Although the Metro Area Plan was available for a 45-day public review period from June 12, 2023 to 

July 28, 2023, the Metro Area Plan Implementation Ordinance and associated documents were not 

released until July 13, 2023. It is important to note that the Recirculated Draft PEIR contains the 

necessary analysis and information to sufficiently inform the public about the Project’s environmental 

effects. In addition, the public still has the opportunity to review and comment on the Metro Area Plan, 

the zoning and land use maps, and the Implementation Ordinance up to the time of the public hearing 

for consideration by the Regional Planning Commission.  

The County appreciates the commenter’s preference for a public hearing before the close of the PEIR 

comment period. State CEQA Guidelines Section 15202(c), states “a public hearing on the 

environmental impact of a project should usually be held when the Lead Agency determines it would 

facilitate the purposes and goals of CEQA to do so. The hearing may be held in conjunction with and as 

a part of normal planning activities.” The County understands the value of providing opportunities for 

residents to learn from each other’s perspectives. To that end, the public hearing will provide an 

additional opportunity for interested individuals and groups to express their views, ask questions, and 

engage in public discussion about the Project and its potential environmental impacts. 

If the commenter’s statement “this process is being done piecemeal with the industrial portion being 

considered later” is in reference to the CEQA process and/or the environmental review, the 

commenter’s concerns are allayed by the Recirculated Draft PEIR. CEQA requires a comprehensive 

assessment of the Project’s potential environmental impacts, including both immediate and reasonably 

foreseeable future impacts. Implementation Program 10, Industrial Land Use Strategy Program, is an 

integral part of the Project that addresses the need for additional public outreach, analysis (if needed) 

and planning before implementing any potential land use or zoning changes. In accordance with CEQA, 

the Recirculated Draft PEIR has already evaluated the environmental impacts of the entire Project, 

including the buildout impact of the Industrial Program, taking into consideration any necessary future 

studies and zoning/land use changes that may be required. 
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Further, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation 

Program 10 would provide additional opportunities for public participation and engagement on the 

feasibility of industrial land use changes.  

While the County understands and acknowledge the concerns raised about potential limitations on 

public participation because the Recirculated Draft PEIR was released during summer months when 

people are on vacation or have other commitments, the County has complied with applicable CEQA 

statues and guidelines requiring adequate public outreach and engagement for the Recirculated Draft 

PEIR, as discussed above. The County acknowledges that it cannot accommodate the schedules and 

personal circumstances of every individual, however the County has made considerable efforts to 

disseminate information through various channels and platforms to maximize public accessibility. 

I11-5 The comment states Proposition 19 and the potential impacts are not analyzed in the Recirculated 

Draft PEIR. Proposition 19 is constitutional amendment that limits people who inherit family properties 

from keeping the low property tax base unless they use the home as their primary residence, but it also 

allows homeowners who are over 55 years of age, disabled, or victims of a wildfire or natural disaster 

to transfer their assessed value of their primary home to a newly purchased or newly constructed 

replacement primary residence up to three times. According to CEQA Guidelines, Section 15064(e) 

“economic and social changes resulting from a project shall not be treated as significant effects on the 

environment.” The potential socio-economic effects of the Project related to property tax and property 

values are not discussed in the Recirculated Draft PEIR as these issues are not considered 

environmental impacts under CEQA. In accordance with CEQA Guidelines Section 15131, the 

Recirculated Draft PEIR analysis is concerned with physical changes to the environment. This comment 

does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. 

I11-6 The comment states the percentage of rent burdened residents within the Project area is higher than 

what was included in the proposed Metro Area Plan. This comment does not express concerns 

regarding the adequacy of the environmental analysis within the Recirculated Draft PEIR. Therefore, a 

response is not required pursuant to CEQA. However, the comment is acknowledged for the record and 

will be forwarded to the decision-making bodies for their review and consideration. 

I11-7 The comment states Project-related growth would result in health impacts related to air quality and 

noise impacts in East Los Angeles. The comment correctly cites the estimated Project-related growth 

for housing units and ACUs under the proposed Project in that community. Please refer to Response to 

Comment I11-3.  

I11-8 The comment requests an additional Project goal to be included in the Metro Area Plan, which states 

“Protect current residents from displacement.” This request will be provided to the County decision 

makers as part of this Final PEIR. For informational purposes, the topic of displacement is analyzed 

under CEQA, particularly when construction of replacement housing elsewhere is required due to 

displacement of a substantial number of existing housing occurs. See Section 4.14, Population and 

Housing, of the Recirculated Draft PEIR for more discussion.  
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I11-9 The comment states the Project and Recirculated Draft PEIR is not adequate and should be withdrawn 

and recirculated. The comment states concern for community outreach, particularly on the proposed 

land use changes from commercial to mixed use, and for impacts related to pollution. Regarding the 

general statement related to PEIR deficiency, refer to Response to Comment I11-1 and I11-3. 

Regarding public outreach, refer to Response to Comment I11-4. Regarding pollution and health 

impacts and environmental justice, refer to Response to Comment I11-3.  

I11-10 The comment states the Project would result in increased air and noise pollution, and the Recirculated 

Draft PEIR does not mitigate to a level that is less than significant. This comment is similar to Comment 

I11-3. See Response to Comment I11-3 for more discussion.  

Additionally, the comment states Class 32 categorical exemptions should not be applied to certain 

project types. This comment is not related to the environmental analysis contained in the Recirculated 

Draft PEIR. Furthermore, the CEQA Guidelines outline specific criteria for projects to comply with in 

order to be exempt from CEQA review.  

I11-11 The comment states concern for air quality impacts. The comment correctly identifies the Recirculated 

Draft PEIR’s determinations under Section 4.3, Air Quality. The PEIR incorporates mitigation measures 

to reduce significant air quality impacts, including MM-4.3-1 for construction-related impacts and 

MM-4.3-2 for operational impacts. These mitigation measures were discussed with the SCAQMD prior 

to circulation of the Recirculated Draft PEIR to confirm their adequacy and feasibility. These measures, 

however, do not ensure that all impacts from future development projects would be mitigated to a level 

that is less than significant. Future non-discretionary projects that would be implemented under the 

Metro Area Plan would be subject to federal, state, and local regulations; however, non-discretionary 

projects would not necessarily be subject to CEQA review, additional environmental assessments, or 

mitigation measures. As such, the PEIR concludes that even with the implementation of existing 

regulations, applicable goals and policies, and mitigation measures, potential impacts related to the 

Project’s impacts to air quality would be significant and unavoidable.  

Regarding air quality, pollution, health impacts and environmental justice, refer to Response to 

Comment I11-3.  

I11-12 The comment states concern for air quality impacts to East Los Angeles. For discussion on the Project’s 

potential air quality impacts, and health impacts, see Response to Comment I11-3.  

The comment also states concern for heat island effects. The heat island effect is a term used to 

describe higher air and structure temperatures in an urban setting as opposed to the lower 

temperatures found in more rural areas. The Project area currently supports urban and developed uses. 

The Project’s proposed land use and zone changes would result in additional development and/or 

redevelopment occurring within urban areas but would not result in the intensification of development 

within rural areas or the conversion or loss of open space. Thus, the Project would not have the potential 

to contribute to the heat island effect. Furthermore, the Metro Area Plan includes a number of areawide 

and community specific goals and policies in support of preserving existing and promoting new parks 

and green spaces. Future projects implemented under the Metro Area Plan would also be required to 

comply with applicable landscaping and/or “recreational space” (e.g., courtyards, gardens, lawns, etc.) 

requirements set forth in Title 22 of the County Code. For example, future projects in the proposed 

mixed-use zones would be required to provide landscaping on a minimum of 5% of the lot (County Code 
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Section 22.26.030[D][7]). Furthermore, future projects would be required to comply with all applicable 

County Code provisions related to trees, including Chapter 22.126, Tree Planting Requirements, and 

Chapter 22.174, Oak Tree Permits, which would help ensure the planting of new trees and preservation 

of existing trees in the Project area.  

I11-13 The comment states a health risk assessment should be prepared for the proposed Project. Regarding 

air quality, pollution, health impacts and environmental justice, refer to Response to Comment I11-3. 

I11-14 This comment raises concern for heat island effects. This comment is similar to Comment I11-12. As 

such, see Response to Comment I11-12 for more discussion on heat island effects. Regarding the 

request for a study to assess the impacts of pair pollution from heat island impacts on East Los Angeles, 

the comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 

I11-15 This comment states historical and existing conditions and concerns for the East Los Angeles 

community’s proximity to freeways, and the history of racism and redlining. This comment does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

I11-16 This comment raises concern for heat island effects in East Los Angeles. This comment is similar to 

Comment I11-12. As such, see Response to Comment I11-12 for more discussion on heat island 

effects. Regarding health risk, see Response to Comment I11-3 for more discussion. 

Moreover, the comment raises concern for the lack of trees under existing conditions. This comment 

does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration.  

I11-17 This comment raises concern for health impact and states the Metro Area Plan should be re-written. 

Regarding health impacts, please refer to Response to Comment I11-3 for more discussion.  

The comment states data and studies related to health impacts due to pollutant exposure near 

freeways. As provided in Recirculated Draft PEIR Section 4.14, Population and Housing, the Project is 

implementing provisions of the Housing Element through proposed land use and zone changes to allow 

more dense residential development to occur in the future. The vast majority of sites selected for 

rezoning/redesignation were previously identified as part of the Housing Element’s “adequate sites” 

program, which involved a rigorous screening process. The County’s screening criteria took into 

consideration a variety of factors to ensure housing compatibility, including proximity to 

freeways/railways and the County’s Environmental Justice Screening Method (EJSM) score. The EJSM 

is an environmental justice mapping tool which maps levels of cumulative health risk from sources of 

pollution. As a result, the Project does not propose any mixed use or residential redesignation/rezoning 

in areas that are, in general, not suitable for housing development. 
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The comment also states the air quality discussion does not state diesel is a toxic air contaminant 

(TAC). However, on page 4.3-28 of the Recirculated Draft PEIR, discussion is provided under diesel 

particulate matter, which was classified as a TAC by the California Air Resources Board (CARB) in 

August 1998. Regarding freeway caps, the Project includes goals and policy priorities, such as studying 

the feasibility of freeway cap parks (included as Program 1 of the Metro Area Plan). Regarding public 

participation, as further detailed in Chapter 1, Introduction, of the Recirculated Draft PEIR, the 

environmental analysis was prepared in accordance with CEQA, in which comments were solicited 

during the scoping period, the initial circulation of the 2022 Draft PEIR, and for the Recirculated Draft 

PEIR. The comment has been included as part of these responses to comments for the County decision 

makers review and consideration as part of this Final PEIR. 

I11-18 This comment presents information on the lack of trees in East Los Angeles, the benefits of trees and 

other forms of green cover, and states the Project would result in the removal of trees on existing 

properties. The comment asserts the loss of trees would result in air quality impacts and heat island 

effects that should be analyzed within the PEIR. This comment is similar to Comment I11-12. As such, 

see Response to Comment I11-12 for more discussion on heat island effects. 

I11-19 The comment states the Project would not build affordable housing and states the PEIR fails to analyze 

the potential indirect impacts associated with building market-rate housing. According to the CEQA 

Guidelines Section 15064(e) “economic and social changes resulting from a project shall not be 

treated as significant effects on the environment.” Thus, economic and social implications of the 

Project, such as the cost of housing, are not within the scope of required environmental analysis. 

However, Threshold 4.14-2 of Section 4.14, Population and Housing, of the Recirculated Draft PEIR, 

includes an analysis of the Projects potential to “displace substantial numbers of existing housing, 

especially affordable housing”. As provided in Recirculated Draft PEIR Section 4.14, the Project is 

implementing provisions of the Housing Element through proposed land use and zone changes to allow 

more dense residential development to occur in the future. The vast majority of sites were previously 

identified as part of the Housing Element’s “adequate sites” program, which involved a rigorous 

screening process (see Recirculated Draft PEIR Appendix B-3, Buildout Methodology, for further details 

regarding the Housing Element’s site selection and screening process). As a result of the rigorous 

screening process for sites selected for rezoning/redesignation under the Project, displacement of 

existing housing and residents would be less likely to occur as a result of Project implementation. 

Further, as described in Section 4.14 of the PEIR, future development would occur over time throughout 

the Project area, and any displacement during construction of redeveloped properties would be 

temporary. Notably, the Project does not anticipate any net loss of housing because of Project 

implementation, rather the housing facilitated by the Project would represent a net increase in housing 

and would provide opportunities for development of a range of housing types (e.g., duplexes, mixed-use 

residential, multi-family) at various levels of affordability (e.g., to low-, moderate- and above-moderate 

income units). As such, any temporary impacts associated with displacement associated with 

redevelopment of existing properties would be offset by the anticipated increase in housing production. 

In addition, there are other mechanisms in place to ensure that if temporary displacement occurs, the 

new units constructed would be affordable to previous tenants. This is particularly applicable to 

lower-income tenants who may be more vulnerable to potential displacement. For example, the 

County’s Affordable Housing Preservation Ordinance requires that units that are on sites that are 

occupied by extremely low, very low, or lower income tenants, be replaced with units that are affordable 

at the same income level or below. Thus, impacts related to the substantial displacement of existing 
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housing and people would be less than significant and no mitigation is required. No changes to the 

content or analyses in the Recirculated Draft PEIR are required as a result of this comment. 

I11-20 The comment correctly states the Project would result in significant and unavoidable impacts to the 

following environmental topic areas: Air Quality, Biological Resources, Cultural Resources, Hazards and 

Hazardous Materials, Noise, Population and Housing, Public Services (Parks), Recreation, Tribal 

Cultural Resources, and Utilities and Service Systems. However, significant and unavoidable impacts 

would not occur related to mineral resources. Instead, impacts would be less than significant, and no 

mitigation is required. See Section 4.12, Minerals Resources, of the Recirculated Draft PEIR for more 

discussion. Additionally, a summary of the specific impacts is further detailed in Section 5.1 of the 

Recirculated Draft PEIR. This comment does not express concerns or questions related to the adequacy 

of the environmental analysis.  

I11-21 The comment states the Recirculated Draft PEIR “fails[s] to consider and study and mitigate for all 

of the impacts of increasing density,” including potential impacts related to traffic, parking, noise, 

and air pollution. 

Regarding the stated concern that the Recirculated Draft PEIR does not analyze the potential 

socio-economic impacts related to increased density within the Project area. As described in Chapter 

3, Project Description, the PEIR assesses the potential impacts of Project-related growth, including the 

future development of 30,968 additional dwelling units. As such, the Project’s buildout is adequately 

analyzed throughout the PEIR. The comment further asserts that socio-economic impacts of increasing 

density should be analyzed in the PEIR. According to the CEQA Guidelines Section 15064(e) “economic 

and social changes resulting from a project shall not be treated as significant effects on the 

environment.” Thus, economic and social implications of the Project are not within the scope of 

required environmental analysis.  

Regarding stated concerns related to traffic, automobile delay and traffic congestion are not considered to 

be impacts on the environment for the purposes of the transportation analysis (California Public Resources 

Code Section 21099[b][2]). Therefore, as stated in the Recirculated Draft PEIR, the County’s level of service 

policies in the General Plan would not be applicable per Senate Bill 743. As described in Draft PEIR Sections 

4.8, Greenhouse Gas Emissions; 4.11, Land Use and Planning; and 4.17, Transportation, the Project is 

consistent with plans addressing the circulation system (e.g., Southern California Association of 

Governments 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy, General Plan 

Mobility Element and Transit Oriented Districts Program, and Step by Step Los Angeles County, among 

others) and would not conflict with adopted policies, plans, or programs.  

Furthermore, the Recirculated Draft PEIR addresses potential air quality and noise impacts associated 

with traffic-congested roadways and intersections (see Recirculated Draft PEIR Sections 4.3 and 4.13, 

respectively), taking into consideration the existing regional environmental setting. For example, as 

stated in Section 4.3.2.1 of the Recirculated Draft PEIR, the air quality analysis considered 

traffic-congested roadways and intersections, which have the potential to generate localized high levels 

of carbon monoxide (CO). Similarly, as provided in Recirculated Draft PEIR Section 4.13.2, the noise 

analysis studies existing and future average daily traffic volumes and estimated Project-attributed trip 

generation for a total set of 146 roadway segments across the Project area. As such, although the 

Recirculated Draft PEIR does not address automobile delay, the secondary effects of Project-generated 

mobile source “pollution” are analyzed in accordance with applicable noise and air quality thresholds.  
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Regarding stated concerns related to parking, CEQA specifically provides that parking impacts of a 

residential or mixed-use residential project on an infill site within a transit priority area are not 

considered significant impacts on the environment. Furthermore, in San Franciscans Upholding the 

Downtown Plan v. City and County of San Francisco (2002), 102 Cal.App.4th 658, the court found that 

parking deficits were not significant environmental impacts in an urban context. Thus, parking 

availability in an urban environment (such as the Project area) is not an environmental impact under 

CEQA. Additionally, future development projects implemented under the Metro Area Plan would be 

required to comply with applicable County Code provisions related to parking, including Chapter 

22.112, Parking, related to on-site parking and number of parking spaces provided per land use. The 

comment does not identify specific concerns regarding the adequacy of the environmental analysis. As 

such, no change to the environmental analysis is required.  

Regarding stated concerns related to health risk and environmental justice, please see the response 

provided above to Comment I11-3. 

Finally, regarding the stated concern that the Recirculated Draft PEIR “fails to document the impacts 

of violating air quality standards on the community,” Section 4.3 of the Recirculated Draft PEIR includes 

identification and analysis of applicable air quality standards and thresholds. For example, the 

discussion and analysis provided under Threshold 4.3-2 includes the potential for the Project to “result 

in a cumulatively considerable net increase of any criteria pollutant for which the project region is 

non-attainment under an applicable federal or state ambient air quality standard (including releasing 

emissions which exceed quantitative thresholds for ozone precursors). As set forth therein, 

construction- and operation-related emissions resulting from the Project would exceed applicable 

SCAQMD daily significance thresholds. Even with implementation of MM-4.3-1 and MM-4.3-2, existing 

regulations and proposed goals and policies to reduce impacts, the Project impacts at the program 

level would remain significant and unavoidable because at this level of review, the exact location, 

orientation, number, and timing of individual projects and/or infrastructure improvements that could 

occur as a result of the Metro Area Plan are unknown.  

I11-22 The comment states concerns related to the Project’s potential impacts to air quality and noise. The 

comment states mitigation was not incorporated. However, MM-4.3-1 and MM-4.3-2 were incorporated 

to reduce air quality impacts, while MM-4.13-1 through MM-4.13-3 were incorporated to reduce noise 

impacts. This comment is similar to Comment I11-3. As such, please see the response to Comment 

I11-3 for more discussion (including the stated concern related to a health risks). The commenter’s 

concerns will be provided to the County decision makers for review and consideration as part of this 

Final PEIR. 

I11-23 The comment states the Recirculated Draft PEIR does not address cumulative impacts in combination 

with the proposed Project. Chapter 2 of Recirculated Draft PEIR provided an overview of the 

methodology used to address potential cumulative impacts and cumulative impacts were analyzed 

under each topical section of Chapter 4, Environmental Impact Analysis, of the Recirculated Draft PEIR. 

Additionally, the comment states the PEIR does not include a cumulative analysis related to “state and 

local density bonus projects.” The methodology for cumulative impacts is detailed in Section 2.5 of the 

PEIR. As discussed therein, the cumulative impact analysis contained in the PEIR considers the growth 

projections set forth in a number of adopted local and regional plans applicable to the County, including 

plans applicable to the Metro Planning Area (which, geographically, includes the Project area, the City 

of Compton, and portions of the City of Los Angeles) and the adjacent Project-area jurisdictions of 
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Commerce, Hawthorne, Huntington Park, Lynwood, Montebello, Monterey Park, Paramount, and 

South Gate. As such, adopted plans considered in the Project’s cumulative analyses include buildout 

of the County’s General Plan (including the Housing Element), SCAG RTP/SCS Connect SoCal, and other 

general plans applicable to the adjacent Project-area jurisdictions listed above. This is consistent with 

Section 15130(b)(1) of the CEQA Guidelines. For reference, the PEIR does provide discussion on 

existing state and local regulations governing density bonus, including County Code Chapter 22.120. 

In addition, see Section 4.11.2.5, Cumulative Impact Analysis, for discussion on potential cumulatively 

considerable land use and planning impacts.  

I11-24 The comment states the Recirculated Draft PEIR does not adequately assess potential impacts to 

historic resources and specifically mentions properties along Whittier Boulevard (and suggests the 

creation of a Historic Preservation Overlay Zone) and properties on Atlantic Boulevard and 

Beverly Boulevard. Figure 4.5-2, Historic Resources Subject to Zone Change/Industrial Program, 

identifies all listed historic resources within the Project area that are subject to change in land use 

associated with the proposed Project. As detailed further in Section 4.5 of the Recirculated Draft PEIR, 

the Project would develop and implement a list of key programs over time, including historic surveys of 

East Los Angeles. Moreover, a change in land use or zoning as part of the Project would not indicate 

an inevitable redevelopment of a property. The Recirculated Draft PEIR identifies the general locations 

(e.g., parcels) where future development is likely to occur as a result of Project implementation and 

assesses impacts based on permitted use types and allowable development parameters (e.g., 

permitted density); however, the exact location, orientation, number and timing of individual 

development projects and/or infrastructure improvements that could occur as a result of 

implementation of the Metro Area Plan are unknown. Section 4.5 of the Recirculated Draft PEIR 

incorporated mitigation measure MM-4.5-1, Historic Architectural Resources, which outlines a process 

for subsequent project-level environmental review. Under this mitigation measure, the County shall 

determine the presence of potential historical resources; conduct records searches and site 

inspections; and identify properties listed in/eligible for listing on National, California, and/or County 

Registers. If necessary, the County shall require applicants of new projects to submit a Phase I and/or 

Phase II Historic Resources Assessment (HRA) report to evaluate the significance of resources greater 

than 45 years of age. Further, in the event that potentially significant impacts to historic architectural 

resources could occur, the County outlines requirements (detailed in MM-4.5-1) that are designed to 

avoid or minimize impacts. However, even with compliance with applicable regulations and 

incorporation of MM-4.5-1, potential impacts relative to historic resources would be significant and 

unavoidable because it is not possible to ensure the successful preservation of all historic resources 

where new development may occur.  

The comment also requests historic properties to be excluded from proposed zone changes from 

commercial to mixed use and advocates for restoring historic facades. The comment does not identify 

specific concerns regarding the adequacy of the environmental analysis in the Recirculated Draft PEIR 

and no change to the environmental analysis is required.  

I11-25 The comment states the PEIR does not analyze the potential impacts associated with Proposition 19. 

This comment is similar to Comment I11-5. See Response to Comment I11-5 for more discussion.  

I11-26 The comment raises concern for displacement within East Los Angeles. This comment is similar to 

Comment I11-19. See Response to Comment I11-19 for more discussion.  
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I11-27 This comment states the PEIR should analyze cumulative impacts of past, present, and future projects 

on displacement, pollution, and “heat island” effects. For more discussion on cumulative analysis, see 

Response to Comment I11-23. In addition, see Response to Comment I11-19 for more discussion on 

impacts related to displacement, Response to Comment I11-3 for discussion on air and noise pollution, 

and Response to Comment I11-14 for more discussion on heat islands.  

I11-28 The comment states the recommendation for the mandatory inclusion of an ordinance to prevent 

cumulative impacts on displacement, pollution, and heat islands into all Area Plans. The comment is 

acknowledged for the record and will be forwarded to the decision-making bodies for their review 

and consideration. 

I11-29 The comment states concern for land use policies within the Metro Area Plan. Specifically, the comment 

objects to the feasibility of Transit Oriented Development (e.g., Policy TOD 1.1), stating that it would not 

reduce traffic or pollution. Moreover, the comment raises concern for parking availability as a result of 

future development projects and refers to an attached study (included as Comment I11-54 of these 

Responses to Comments). As discussed above in response to Comment I11-21, parking is not an 

environmental issue required under CEQA to identify, analyze, or mitigate. Future development projects 

implemented under the Metro Area Plan would be required to comply with applicable County Code 

provisions related to parking, including Chapter 22.112, Parking, related to on-site parking and number 

of parking spaces provided per land use. 

I11-30 This comment states concerns for the development of mixed-use projects and requests a study to 

evaluate the requirement for dedicated commercial space on ground floors. This comment does not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

I11-31 The comment states the land use changes from commercial to mixed use is proposed to meet housing 

element goals and that affordable units are needed in East Los Angeles. Regarding the stated concerns 

related to air quality, noise, and transportation, see Response to Comment I11-21. Regarding the 

stated concerns related to affordable housing, see Response to Comment I11-19. Regarding the stated 

concerns related to retail space, the Recirculated Draft PEIR does not assume a reduction in 

commercial uses as a result of Project implementation. Existing and new commercial uses would be 

permitted and encouraged to operate under the proposed mixed-use designation/zone. Additionally, 

residential uses are currently permitted in commercial designations/zones under existing conditions. 

The proposed mixed-use resignation/rezoning, as previously identified in the County’s Housing 

Element, would facilitate additional housing in order to help meet the County’s state-mandated RHNA 

obligation. However, the Project does not propose any direct development or redevelopment and future 

housing projects on (proposed) mixed-use parcels are anticipated to be developed in tandem with or in 

addition to new and existing commercial uses.  

I11-32 The comment states concern for gentrification and displacement. Regarding concerns on 

displacement, this comment is similar to Comment I11-1. As such, see Response to Comment I11-1 

for more discussion. Regarding the comment’s stated concerns about a “Life Science Corridor” 

resulting in land speculation and displacement, the Recirculated Draft PEIR assess the potential 

environmental impacts associated with Program 10, Industrial Land Use Strategy Program (Industrial 

Program). In accordance with State CEQA Guidelines Section 15146, Chapter 4 of the Recirculated 
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Draft PEIR analyzes the secondary effects (e.g., potential development and increased employment) 

associated with land use and zone changes anticipated to occur as a result of future implementation 

of the Industrial Program. Importantly, the Project would not rezone or redesignate any industrial lands 

for residential uses. All proposed residential and mixed-use zoning/land use changes would apply to 

existing residential and commercial areas. Furthermore, no industrial rezoning/redesignation would 

occur in areas that are not already zoned/designated for industrial use. Furthermore, for informational 

purposes, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes. 

I11-33 The comment states concern for social and economic impacts as a result of the Project. This comment 

is similar to Comment I11-19. As such, see Response to Comment I11-19. In addition, regarding 

concerns for homelessness (i.e., displacement), this comment is similar to Comment I11-1. As such, 

see Response to Comment I11-1 for more discussion.  

I11-34 The comment states concern for the regulation of proposed “R&D” land uses as a result of the Project. 

Implementation of zone changes would update Title 22 (Planning and Zoning) of the County Code and 

protocols for monitoring compliance would be through the County’s existing code compliance 

enforcement programs and processes. The Recirculated Draft PEIR analyzes potential impacts related 

to hazards in Section 4.9, Hazards and Hazardous Materials. Regarding the concerns for air emissions 

and traffic, see discussion contained in Section 4.3, Air Quality, and Section 4.17, Transportation, for 

more information.  

I11-35 The comment is not related to the adequacy of the environmental analyses in the Recirculated Draft 

PEIR. The comment will be provided to the decision makers for review and consideration as part of this 

Final PEIR. However, regarding concerns on displacement, this comment is similar to Comment I11-1. 

As such, see Response to Comment I11-1 for more discussion. 

I11-36 The comment states concern for retention of existing mature trees. As discussed in Section 

4.4, Biological Resources, of the PEIR, future development projects implemented in accordance with 

the Metro Area Plan would have the potential to remove protected trees. As such, future activities 

would be required to comply with all applicable requirements set forth by the County, including the 

Los Angeles County Oak Tree Ordinance. The comment’s recommendations for planting certain types 

of trees does not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for 

their review and consideration. 

I11-37 This comment states the Recirculated Draft PEIR does not include site-specific analysis regarding 

health, wellness, and environmental justice. The analysis contained in the PEIR is programmatic in 

nature. The Project would facilitate the implementation of programs, goals, and policies as well as 

Project-related growth across the Metro Planning Area. Site-specific and project-specific level analysis 

is not addressed in the PEIR as it would be too speculative to assess potential environmental impacts.  



2 - RESPONSE TO COMMENTS 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 2-830 

I11-38 The comment states concern related to the community engagement. Please refer to Response to 

Comment I11-4. 

I11-39 The comment states concern for employment, including street vending and “at-home businesses” and 

provides feedback on Policy ED 3.2 of the Metro Area Plan. The comment does not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration. 

I11-40 The comment provides feedback on the proposed ACU program. The comment’s concerns do not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

I11-41 The comment states concern for proposed land use changes to Whittier Boulevard and preservation of 

historic resources. The comment’s concerns do not express any environmental concerns related to the 

environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant 

to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

I11-42 The comment request historic properties on Whittier Boulevard to be protected from demolition. This 

comment is similar to Comment I11-24. As such, see Response to Comment I11-24 for more discussion 

on impacts to historic resources. In addition, the comment provides suggested additions to the Metro 

Area Plan. The comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

I11-43 The comment provides feedback on the Metro Area Plan Historic Context Statement. The Historic Context 

Statement provides the foundation for identifying and evaluating historical resources in the Project area 

and establishes a framework for grouping information about resources that share common themes and 

patterns of historical development. The impact analysis contained within Section 4.5, Cultural Resources, 

of the Recirculated Draft PEIR includes an analysis of the findings of the Historic Context Statement. 

However, the historic properties identified are not considered to be all-inclusive and unknown historic 

resources are anticipated to be located within the Metro Planning Area communities. Instead, the Project 

would develop and implement a list of key programs over time as the potential for historic resources may 

change over time. These include Program No. 2, Focused Intensive Historic Resources Surveys, Program 

No. 3, Metro Area Plan Historic Surveys, and Program No. 5, Legacy Business Retention Program (LBRP). 

In summary, the conclusions of the PEIR are not limited to properties identified in the Historic Context 

Statement. Upon implementation of the Project, compliance with applicable regulations would be 

required in addition to the incorporation of MM-4.5-1, which would require future project-specific 

developments that involve demolition or alterations to existing building(s)/structure(s) over 45 years old 

to assess the historical significance of those resources. The assessment may include preparation of a 

Phase I and/or Phase II Historic Resources Assessment report to evaluate the properties in accordance 

with professional standards and in conformance with CEQA Guidelines Section 15064.5. If a future 

project involves alterations or modifications to historical resources, and the proposed work conforms to 

the Secretary of the Interior’s (SOI) Standards for the Treatment of Historic Properties, specifically the 

Standards for Rehabilitation (Standards). The commenter’s recommendations related to updates to the 
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Historic Context Statement have been acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration.  

I11-44 The comment provides feedback on the Metro Area Plan’s goals and policies for East Los Angeles. The 

comments do not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

Regarding scenic vistas, the PEIR includes analysis on the Project’s potential impacts and concludes 

that East Los Angeles does not identify specific views or corridors for conservation purposes and does 

not designate any significant ridgelines under existing applicable plans. However, the community does 

have access to some locally valuable scenic viewsheds. Implementation of the Project would not block 

existing publicly accessible viewsheds, and less than significant impacts would occur.  

Regarding traffic, the PEIR includes analysis on the Project’s proposed buildout and its effects on 

vehicle miles traveled. See Section 4.17, Transportation, of the PEIR for more information. Regarding 

displacement and gentrification, see Response to Comment I11-1 for more discussion.  

I11-45 This comment is similar to Comment I11-27. As such, see Response to Comment I11-27 for more 

discussion on cumulative impacts.  

I11-46 The comment states concern for noise impacts on residents. The PEIR analyzed potential impacts 

related to noise as a result of Project implementation, and the Recirculated Draft PEIR incorporates 

MM-4.13-1 through MM-4.13-3 in order to reduce noise and vibration impacts. However, as detailed in 

Section 4.13, Noise, even with the incorporation of mitigation measures and compliance with existing 

regulations, impacts are determined to be significant and unavoidable given that details of future 

discretionary actions are unknown at this time and therefore it cannot be guaranteed that impacts 

would be less than significant.  

I11-47 The comment requests more information and provides feedback on proposed Program 1, Freeway 

Caps. As detailed in Chapter 3, Project Description, of the Recirculated Draft PEIR, the Metro Area Plan 

proposes 10 implementation programs, which include schedules and tasks intended to support and 

address the Project’s overall policy objectives. The implementation programs also inform the budget 

process and would be used to set funding priorities. With the exception of Program 10, Industrial Land 

Use Strategy Program, if the implementation programs result in future actions that require discretionary 

approval, compliance with CEQA would be required. Program 1 requires development of a feasibility 

study, which would have no environmental impacts. With the exception of the Program 10 (Industrial 

Program), the Project’s proposed implementation programs, goals, and policies would not result in 

direct or indirect impacts on the environment but would either encourage future projects to incorporate 

these beneficial components (e.g., incorporate public art) and/or would encourage policy makers to 

consider future actions (e.g., consider freeway cap parks).  

I11-48 The comment states opposition to proposed changes from commercial to mixed use. This comment is 

similar to Comment I11-21. As such, see Response to Comment I11-21 for more discussion.  
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I11-49 The comment states concern for the components of the Metro Area Plan related to the Industrial 

Program and housing. The comments do not express any environmental concerns related to the 

environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant 

to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. Regarding displacement, see Response to 

Comment I11-19 for more discussion.  

I11-50 The comment states concern with goals related to ACUs and recommends more businesses to 

purchase affordable food. This comment is not related to the adequacy of the environmental analyses 

in the Recirculated Draft PEIR. The comment will be provided to the decision makers for review and 

consideration as part of this Final PEIR. However, for more information regarding the Project’s buildout 

of ACUs in East Los Angeles, see Section 3.3.3, Project-Related Growth, and Table 3-6, Employment 

Buildout for the Project Area, of the Recirculated Draft PEIR. 

I11-51 The comment provides feedback on the Metro Area Plan regarding mobile food facilities (i.e., Program 

8, Mobile Food Vending Zoning Ordinance and Implementation). Program 8 is proposed within the 

Metro Area Plan to study the feasibility of an amendment to the Zoning Code to allow mobile food 

vending (food trucks) on private properties in certain zones. This Program would also study the 

permitting process (including health and safety licensing) as well as study the feasibility of financial 

incentives. With the exception of the Program 10 (Industrial Program), the Project’s proposed 

implementation programs, goals, and policies would not result in direct or indirect impacts on the 

environment but would either encourage future projects to incorporate these beneficial components 

and/or would encourage policy makers to consider future actions. The comments do not express any 

environmental concerns related to the environmental analyses in the Recirculated Draft PEIR. 

Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged for 

the record and will be forwarded to the decision-making bodies for their review and consideration.  

I11-52 The comment provides feedback on the Metro Area Plan related to development applications. The 

comments do not express any environmental concerns related to the environmental analyses in the 

Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. However, the 

comment is acknowledged for the record and will be forwarded to the decision-making bodies for their 

review and consideration. 

I11-53 This comment consists of the references cited throughout Comment Letter I11. The comments do not 

express any environmental concerns related to the environmental analyses in the Recirculated Draft 

PEIR. Therefore, a response is not required pursuant to CEQA. However, the comment is acknowledged 

for the record and will be forwarded to the decision-making bodies for their review and consideration. 

I11-54 This comment is comprised of a staff report by the County of Los Angeles Chief Executive Office to the 

Board of Supervisors dated October 6, 2021. The report is titled “Report Back on East Los Angeles Pilot 

Parking Enforcement and Benefit District Study (Item No. 4, Agenda of April 30, 2019).” Additionally, 

the comment contains an attached study titled “East Los Angeles Parking Availability Improvement 

Study: Existing Parking Conditions” and dated September 24, 2021 by Walker Consultants. These 

documents report on residential and business/commercial parking enforcement practices throughout 

East Los Angeles, provides research for best practices utilized in other jurisdictions, and studies the 

feasibility of establishing a localized Enforcement District and Parking Benefit District in East 

Los Angeles. The implementation of the Metro Area Plan would not obstruct or otherwise impact the 
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potential future implementation of recommendations, policies, programs, or actions related to the 

enforcement of parking within East Los Angeles or other Metro Planning Area communities. 

Furthermore, this comment does not relate to the adequacy of the environmental analysis contained 

within the Recirculated Draft PEIR. No changes to the content or analyses in the Recirculated Draft 

PEIR are required as a result of this comment.  
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Response to Comment Letter I12 

Felix Robles 

Visión City Terrace 

July 28, 2023 

I12-1 This comment states general opposition to “MAP rezoning” and states concerns that the commenter’s 

home would be “rezoned as a bioscience or an industrial office.” The proposed Industrial Program 

includes two conceptual industrial zones: Artisan Production and Custom Manufacturing (M-0.5) and 

Life Science Park (LSP). However, neither zone would be applied to existing residential parcels. 

Furthermore, regarding stated concerns related to eminent domain, no aspect of the Metro Area Plan 

would require or encourage the use of eminent domain or seizure of properties.  

Regarding the stated concern about “toxic damage” from existing industry in the City Terrace 

community, the establishment and implementation of the County’s recent Green Zones Program 

involved a rigorous process to consider and adopt measures that are feasible and appropriate to help 

address environmental justice issues stemming from residential-industrial adjacency. The Project’s 

proposed LSP and M-0.5 zones are intended to compliment the Green Zone District measures while 

also supporting legally established businesses. Implementation of the Metro Area Plan would not 

hinder the implementation of the County’s Green Zones Program. Additionally, as discussed in Topical 

Response-1, the County Planning staff report will recommend revisions to Implementation Program 

10 of the Metro Area Plan to clarify its standing as an implementation program and remove the 

language requiring the adoption of two new industrial zones from the Program as well as the associated 

Appendix G. Proposed revisions to Implementation Program 10 would provide additional opportunities 

for public participation and engagement on the feasibility of industrial land use changes. 

Regarding the feedback on proposed zoning and planning goals (e.g., the need for “more green 

spaces”), this comment is not related to the adequacy of the environmental analysis presented in the 

Recirculated Draft PEIR. The commenter’s concerns have been received by County Planning and will 

be provided to the County Board of Supervisors for review and consideration as part of their review of 

the Metro Area Plan. 

I12-2 The comment states concern for community outreach that was conducted for the Metro Area Plan. This 

comment relates to the public outreach process related to the Metro Area Plan and not the Recirculated 

Draft PEIR. The commenters’ suggestions and concerns have been received by County Planning and 

will be provided to the County Board of Supervisors for review and consideration as part of their review 

of the Metro Area Plan.  

The public outreach efforts conducted in support of the Recirculated Draft PEIR have been and continue 

to be in conformance with the substantive and procedural requirements of CEQA and the State CEQA 

Guidelines. Furthermore, certification of the Final EIR and the adoption of the Metro Area Plan would 

be considered at a public hearing by the County’s Board of Supervisors. Prior to that hearing, the Final 

EIR and the adoption of the Metro Area Plan will be presented at two public hearings to the Regional 

Planning Commission who will accept public comment on the PEIR, Metro Area Plan, the zoning and 

land use maps, and the Implementation Ordinance and make a recommendation to the County Board 

of Supervisors. As such, these public hearings would be notified to the public in compliance with state 

and local regulations including the Ralph M. Brown Act (Government Code Section 54950, et seq.). 
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Thus, the County has complied and will continue to comply with CEQA statues and guidelines requiring 

adequate public outreach and engagement for the Recirculated Draft PEIR.  

In addition, the public still has the opportunity to review and comment on the Metro Area Plan, the 

zoning, and the Implementation Ordinance up to the time of the public hearing for consideration by the 

Regional Planning Commission. The County understands the value of providing opportunities for 

residents to learn from each other’s perspectives. To that end, the public hearing will provide an 

additional opportunity for interested individuals and groups to express their views, ask questions, and 

engage in public discussion about the Project and its potential environmental impacts. While the County 

understands and acknowledges the concerns raised about potential limitations on public participation, 

the County must comply with the schedule requirements and framework set by CEQA for environmental 

document review. The County strives to provide adequate notice and access to materials to the 

broadest possible audience. The County acknowledges that it cannot accommodate the schedules and 

personal circumstances of every individual, however the County has made considerable efforts to 

disseminate information through various channels and platforms to maximize public accessibility. 
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Response to Comment Letter I13 

Rutan & Tucker, LLP 

Douglas J. Dennington 

July 28, 2023 

I13-1 This introductory comment summarizes the letter’s contributing authors and states concern for impacts 

to a property, located at 15914 South Avalon Boulevard, within the West Rancho Dominguez-Victoria 

community of the Project area. The comment further objects to the Project’s proposed land use 

changes. This comment does not express any environmental concerns related to the environmental 

analyses in the Recirculated Draft PEIR. The comment’s opposition has been acknowledged for the 

record and will be forwarded to the decision-making bodies for their review and consideration. 

I13-2 This comment summarizes existing conditions and operations of the property, as defined in Comment 

I13-1. This comment does not express any environmental concerns related to the environmental 

analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

I13-3 This comment states concern for the proposed land use changes under Program 10, Industrial Land 

Use Strategy Program. This comment does not express any environmental concerns related to the 

environmental analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant 

to CEQA. However, the comment is acknowledged for the record and will be forwarded to the 

decision-making bodies for their review and consideration. 

Regarding the discussion on past requirements imposed on the property and potential violation of 

vested rights, this comment does not express any environmental concerns related to the environmental 

analyses in the Recirculated Draft PEIR. Therefore, a response is not required pursuant to CEQA. 

However, the comment is acknowledged for the record and will be forwarded to the decision-making 

bodies for their review and consideration. 

Additionally, as discussed in Topical Response-1, the County Planning staff report will recommend 

revisions to Implementation Program 10 of the Metro Area Plan to clarify its standing as an 

implementation program and remove the language requiring the adoption of two new industrial zones 

from the Program as well as the associated Appendix G. Proposed revisions to Implementation Program 

10 would provide additional opportunities for public participation and engagement on the feasibility of 

industrial land use changes.  

I13-4 The comment states concern for proposed land use changes associated with Program 10, Industrial 

Land Use Strategy Program. Regarding the potential for “an unconstitutional taking of private property 

without just compensation,” according to CEQA Guidelines Section 15064(e) “economic and social 

changes resulting from a project shall not be treated as significant effects on the environment.” Thus, 

economic implications of the Project are not within the scope of required environmental analysis. 

Furthermore, for informational purposes, see Response to Comment I13-3 for discussion related to the 

proposed industrial land use changes and Topical Response-1.  
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3 Revisions to the Recirculated Draft PEIR 

3.1 Introduction  

This chapter contains minor revisions and clarifications to the Recirculated Draft PEIR as a result of responses to 

comments on the Recirculated Draft PEIR and others that are necessary to provide clarifications to the Project 

description or to correct non-substantive errors.   

Pursuant to CEQA Guidelines Section 15088.5, a lead agency is required to recirculate an EIR when significant new 

information is added to the EIR after public notice is given of the availability of the draft EIR but before certification. 

Significant new information can include a disclosure showing that a new significant environmental impact would 

result from the project or from a new mitigation measure proposed to be implemented, a substantial increase in 

the severity of an environmental impact, a feasible project alternative or mitigation measure considerably different 

from others previously analyzed would clearly lessen the environmental impacts of the project (but the project’s 

proponents decline to adopt it), or the draft EIR was so fundamentally and basically inadequate and conclusory in 

nature that meaningful public review and comment were precluded. The revisions provided in this chapter do not 

constitute significant new information requiring recirculation of the PEIR as defined in CEQA Guidelines Section 

15088.5. No new significant environmental impacts or a substantial increase in the severity of environmental 

impacts would occur from these revisions. Instead, the information merely clarifies, amplifies, and makes 

insignificant modifications to an adequate PEIR.  

3.2 Revisions to the Recirculated Draft PEIR 

The revisions shown below are categorized by chapter, section number, and page number. Text from the 

Recirculated Draft PEIR that has been removed is shown in strikethrough (i.e., strikethrough), and text that has 

been added as part of the Final PEIR is shown as double underlined (i.e., underline). Revisions may be shown with 

surrounding sentences for context.  

Executive Summary 

Section ES.3, Summary of Environmental Impacts and Mitigation Measures 

Table ES-1, Summary of Project Impacts, pages ES-8 through ES-10  
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Table ES-1. Summary of Project Impacts 

Section or 

Threshold 

Number Environmental Impact 

Level of 

Significance 

Without Mitigation Mitigation Measure(s) 

Level of 

Significance After 

Mitigation 

4.3 Air Quality 

4.3-1 Would the project conflict with or 

obstruct implementation of 

applicable air quality plans of either 

the South Coast AQMD (SCAQMD) or 

the Antelope Valley AQMD 

(AVAQMD)? 

Potentially 

Significant Impact 

MM-4.3-1. Construction Emissions. If during 

subsequent project-level environmental 

review, construction-related criteria air 

pollutants are determined to have the 

potential to exceed SCAQMD’s construction 

mass daily thresholds, the County shall 

require applicants for new projects that 

exceed those thresholds to incorporate 

appropriate measures to reduce or minimize 

air pollutant emissions during construction 

activities. New projects are required to comply 

with all applicable SCAQMD rules and 

regulations, including but not limited to Rule 

403 (Fugitive Dust), Rule 1113 (Architectural 

Coatings), and Rule 1403 (Asbestos 

Emissions from Demolition/Renovation 

Activities). Additional measures for projects 

that exceed SCAQMD’s construction mass 

daily thresholds may include, but are not 

limited to, the following:: 

▪ Off-Road construction equipment with 

engines that are 50 horsepower or greater 

shall be rated by the USEPA as having Tier 

4 emission limits or better (whichever is 

the cleanest technology available at time 

of project development). If it can be 

demonstrated to County Planning that 

such equipment is not commercially 

available or feasible, alternate emissions 

control devices and/or techniques used 

by the contractor shall achieve emissions 

Significant and 

Unavoidable 
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Table ES-1. Summary of Project Impacts 

Section or 

Threshold 

Number Environmental Impact 

Level of 

Significance 

Without Mitigation Mitigation Measure(s) 

Level of 

Significance After 

Mitigation 

4.3 Air Quality 

reductions that are no less than what 

could be achieved by a Level 4 diesel 

emissions control strategy for a similarly 

sized engine, as defined by the California 

Air Resources Board’s regulations. 

▪ Use electric or alternative-fueled (i.e., non-

diesel) construction equipment, if 

available and feasible, including but not 

limited to, concrete/industrial saws, 

pumps, aerial lifts, material hoist, air 

compressors, forklifts, excavator, wheel 

loader, and soil compactors. 

▪ Maintain records of all trucks associated 

with project construction activities to 

document that each truck used meets the 

required emission standards. The 

Applicant shall provide records for 

inspection within five business days of 

request by CARB, SCAQMD or County 

Planning.  

▪ Provide electric vehicle (EV) charging 

stations or appropriately sized electrical 

infrastructure and electrical panels. 

Electrical hookups should be provided for 

trucks to plug in any onboard auxiliary 

equipment.  

▪ Provide temporary traffic controls such as 

a flag person, during all phases of 

significant construction activity to 

maintain smooth traffic flow, where 

necessary.  
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Table ES-1. Summary of Project Impacts 

Section or 

Threshold 

Number Environmental Impact 

Level of 

Significance 

Without Mitigation Mitigation Measure(s) 

Level of 

Significance After 

Mitigation 

4.3 Air Quality 

▪ Provide dedicated turn lanes for the 

movement of construction trucks and 

equipment on- and off-site, where 

applicable. 

▪ Ensure vehicle traffic inside the project 

site is as far away as feasible from 

sensitive receptors.  

▪ Reduce traffic speeds on all unpaved 

roads to 15 miles per hour (mph) or less.  

▪ Suspend all excavating and grading 

operations when wind speeds (as 

instantaneous gusts) exceed 25 mph.  

▪ Suspend use of all construction activities 

equipment that generate air pollutant 

emissions during first stage smog alerts.  

▪ Configure construction parking to 

minimize traffic interference.  

▪ Cover all trucks hauling dirt, sand, soil, or 

other loose materials. 

▪ Install wheel washers where vehicles 

enter and exit the construction site onto 

paved roads or wash off trucks and any 

equipment leaving the site for each trip.  

▪ Apply non-toxic soil stabilizers according 

to manufacturers’ specifications to all 

inactive construction areas (previously 

graded areas inactive for ten days or 

more).  

▪ Replace ground cover in disturbed areas 

as quickly as possible to minimize dust. 
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Table ES-1. Summary of Project Impacts 

Section or 

Threshold 

Number Environmental Impact 

Level of 

Significance 

Without Mitigation Mitigation Measure(s) 

Level of 

Significance After 

Mitigation 

4.3 Air Quality 

▪ Pave roads and road shoulders, where 

applicable.  

▪ Sweep streets at the end of the day with 

SCAQMD Rule 1186 and 1186.1 

compliant sweepers if visible soil is 

carried onto adjacent public paved roads 

(recommend water sweepers that utilize 

reclaimed water).  

▪ Utilize only super-compliant volatile 

organic compound (VOC) paints for 

architectural coatings (0 grams per liter to 

less than 10 grams per liter VOC) during 

construction activities. If paints and 

coatings with VOC content of 0 grams/liter 

to less than 10 grams/liter cannot be 

utilized, the application of architectural 

coatings shall be prohibited during the 

peak smog season: July, August, and 

September 

Prior to the issuance of a grading permit, the 

applicant shall provide the County with the 

construction contractor’s inclusion of all 

required measures on applicable construction 

plans, including grading and/or building plans. 
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Table ES-1, Summary of Project Impacts, Page ES-34 

Table ES-1. Summary of Project Impacts 

Section or 

Threshold 

Number Environmental Impact 

Level of 

Significance 

Without 

Mitigation Mitigation Measure(s) 

Level of 

Significance After 

Mitigation 

4.10 Hydrology and Water Quality 

4.10-3 iv. Impede or redirect flood flows 

which would expose existing housing 

or other insurable structures in a 

Federal 100-year flood hazard area 

or County Capital Flood floodplain to 

a significant risk of loss or damage 

involving flooding? 

Less Than 

Significant Impact. 

No Impact 

No mitigation measures are required. Not 

applicable. 

Less Than 

Significant Impact. 

No Impact 
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Chapter 3, Project Description 

Section 3.3, Project Description, Section 3.3.4, Metro Area Plan 

Section 3.3.4.3, Project Components, Other Changes to the Zoning Code, 
Page 3-16  

▪ Reorganize the Connect Southwest LA: A TOD Specific Plan for West Athens-Westmont (Connect Southwest 

LA Specific Plan) and Willowbrook TOD Specific Plans so that only regulations and development standards 

are codified in Title 22 and the non-regulation chapters of these specific plans would also be streamlined 

with some technical clean-up; . The Title 22 regulations would include a new provision to allow short-term 

rental as an accessory use to a residence in Zones CSLA CC, CSLA MXD-1 and CSLA MXD-2 for the Connect 

Southwest Los Angeles: A TOD Specific Plan and in Zones MU-1, MU-2, the MLK Medical Zone and the MLK 

Medical Overlay for the Willowbrook TOD Specific Plan; 

▪ Amend the East Los Angeles Third Street Form-Based Code to allow ACUs and shared kitchen complexes 

in certain transect zones, clarify regulations on blade signs, require CUPs for K-12 schools, allow short-term 

rental as an accessory use in all Transect Zones where residential uses are permitted in order to maintain 

consistency with the pending Short-Term Rental Ordinance, and delete the definition of “school” which is 

inconsistent with the Countywide definition; and 

▪ Amend Chapter 22.418, Florence-Firestone Zones & Development Standards to allow shared kitchen 

complexes and require CUPs for K-12 schools in the FFTOD Florence-Firestone TOD Specific Plan area. 

Florence-Firestone TOD Specific Plan 

The Project would amend the Florence-Firestone TOD (FFTOD) Specific Plan to allow shared kitchen complexes in 

certain commercial and industrial zones by referencing to the applicable provisions of Title 22 and require CUPs for 

K-12 schools in the mixed-use zones. 

East Los Angeles 3rd Street Plan 

The Project would amend the East Los Angeles 3rd Street Plan to allow Accessory Commercial Units (ACUs) on 

certain lots in the residential transect zones; allow shared kitchen complexes in certain commercial transect zones; 

clarify regulations on blade signs; and require CUPs for K-12 schools in certain commercial transect zones, allow 

short-term rental as an accessory use in all Transect Zones where residential uses are permitted in order to maintain 

consistency with the pending Short-Term Rental Ordinance, and delete the definition of “school” which is 

inconsistent with the Countywide definition. 

Section 3.6, Discretionary Actions, Pages 3-28 and 3-29 

▪ Adoption of Advance Planning Project No. RPPL2022010131 to amend the East Los Angeles 3rd Street 

Plan to allow ACUs on certain lots in the residential transect zones; allow shared kitchen complexes in 

certain commercial transect zones; clarify regulations on blade signs; and require CUPs for K-12 schools, 

allow short-term rental as an accessory use in all Transect Zones where residential uses are permitted in 
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order to maintain consistency with the pending Short-Term Rental Ordinance, and delete the definition of 

“school” which is inconsistent with the Countywide definition. 

▪ Adoption of Advance Planning Project No. RPPL2022010133 to amend the Willowbrook TOD Specific Plan 

to reorganize various components of the Specific Plan so that only regulations are codified in Title 22; and 

technically clean up and streamline the non-regulation chapters; and allow short-term rental as an 

accessory use in Zones MU-1, MU-2, the MLK Medical Zone and the MLK Medical Overlay in order to 

maintain consistency with the pending Short-Term Rental Ordinance.  

▪ Adoption of Advance Planning Project No. RPPL2022010143 to amend the Connect Southwest Los Angeles 

TOD Specific Plan to reorganize various components of the Specific Plan so that only regulations are 

codified in Title 22; technically clean up and streamline the non-regulation chapters; and allow short-term 

rental as an accessory use in Zones CSLA CC, CSLA MXD-1 and CSLA MXD-2 in order to maintain 

consistency with the pending Short-Term Rental Ordinance.  
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Chapter 4, Environmental Impact Analysis 

Section 4.3, Air Quality  

Section 4.3.2.6, Mitigation Measures, Pages 4.3-57 through 4.3-59 

MM-4.3-1  Construction Emissions. If during subsequent project-level environmental review, 

construction-related criteria air pollutants are determined to have the potential to exceed 

SCAQMD’s construction mass daily thresholds, the County shall require applicants for new projects 

that exceed those thresholds to incorporate appropriate measures to reduce or minimize air 

pollutant emissions during construction activities. New projects are required to comply with all 

applicable SCAQMD rules and regulations, including but not limited to Rule 403 (Fugitive Dust), 

Rule 1113 (Architectural Coatings), and Rule 1403 (Asbestos Emissions from 

Demolition/Renovation Activities). Additional measures for projects that exceed SCAQMD’s 

construction mass daily thresholds may include, but are not limited to, the following: 

▪ Off-Road construction equipment with engines that are 50 horsepower or greater shall be rated 

by the USEPA as having Tier 4 emission limits or better (whichever is the cleanest technology 

available at time of project development). If it can be demonstrated to County Planning that 

such equipment is not commercially available or feasible, alternate emissions control devices 

and/or techniques used by the contractor shall achieve emissions reductions that are no less 

than what could be achieved by a Level 4 diesel emissions control strategy for a similarly sized 

engine, as defined by the California Air Resources Board’s regulations. 

▪ Use electric or alternative-fueled (i.e., non-diesel) construction equipment, if available and 

feasible, including but not limited to, concrete/industrial saws, pumps, aerial lifts, material 

hoist, air compressors, forklifts, excavator, wheel loader, and soil compactors. 

▪ Maintain records of all trucks associated with project construction activities to document that 

each truck used meets the required emission standards. The Applicant shall provide records 

for inspection within five business days of request by CARB, SCAQMD or County Planning.  

▪ Provide electric vehicle (EV) charging stations or appropriately sized electrical infrastructure 

and electrical panels. Electrical hookups should be provided for trucks to plug in any onboard 

auxiliary equipment.  

▪ Provide temporary traffic controls such as a flag person, during all phases of significant 

construction activity to maintain smooth traffic flow, where necessary.  

▪ Provide dedicated turn lanes for the movement of construction trucks and equipment on- and 

off-site, where applicable. 

▪ Ensure vehicle traffic inside the project site is as far away as feasible from sensitive receptors.  

▪ Reduce traffic speeds on all unpaved roads to 15 miles per hour (mph) or less.  

▪ Suspend all excavating and grading operations when wind speeds (as instantaneous gusts) 

exceed 25 mph.  

▪ Suspend use of all construction activities equipment that generate air pollutant emissions 

during first stage smog alerts.  
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▪ Configure construction parking to minimize traffic interference.  

▪ Cover all trucks hauling dirt, sand, soil, or other loose materials. 

▪ Install wheel washers where vehicles enter and exit the construction site onto paved roads or 

wash off trucks and any equipment leaving the site for each trip.  

▪ Apply non-toxic soil stabilizers according to manufacturers’ specifications to all inactive 

construction areas (previously graded areas inactive for ten days or more).  

▪ Replace ground cover in disturbed areas as quickly as possible to minimize dust. 

▪ Pave roads and road shoulders, where applicable.  

▪ Sweep streets at the end of the day with SCAQMD Rule 1186 and 1186.1 compliant sweepers 

if visible soil is carried onto adjacent public paved roads (recommend water sweepers that 

utilize reclaimed water).  

▪ Utilize only super-compliant volatile organic compound (VOC) paints for architectural coatings 

(0 grams per liter to less than 10 grams per liter VOC) during construction activities. If paints 

and coatings with VOC content of 0 grams/liter to less than 10 grams/liter cannot be utilized, 

the application of architectural coatings shall be prohibited during the peak smog season: July, 

August, and September 

 Prior to the issuance of a grading permit, the applicant shall provide the County with the 

construction contractor’s inclusion of all required measures on applicable construction plans, 

including grading and/or building plans. 

Section 4.4, Biological Resources 

Section 4.4.2.4, Impact Analysis, Special Status Species, Pages 4.4-12 and 4.4-13 

Mitigation Measure (MM) BIO 4.4-1 would require that the County determine whether a proposed future project 

would construct upon fully or partially undeveloped areas that could support southern tarplant and/or lucky morning 

glory. A habitat assessment must be prepared and surveys for the species conducted if suitable habitat is present. 

If either of the two species are present, the County shall require applicants to incorporate appropriate measures to 

avoid or minimize those impacts, and may include, but are not limited to, on or off-site preservation of the species 

within protected occupied habitat, or habitat restoration and enhancement activities in order to promote the 

continued existence of the species within the County. Further, as part of the future project-level environmental 

review process, the County biologist would be consulted (as needed) to examine potential impacts to biological 

resources and oversee implementation of the studies and mitigation to reduce impacts.  Future non-discretionary 

projects that would be implemented under the Metro Area Plan would be subject to the federal, state and local 

regulations mentioned above; however, these non-discretionary projects would not necessarily be subject to CEQA 

review, additional environmental assessments, or mitigation measures. As such, even with implementation of 

existing regulations, applicable Metro Area Plan goals and policies, and MM-4.4-1, impacts to protected plant 

species would be significant and unavoidable. 
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Section 4.15, Public Services 

Section 4.15.1.1, Regulatory Setting, Local, Page 4.15-6 

Title 22 - Planning and Zoning.  

Section 22.246.060 22.264, Library Facilities Mitigation Fee: According to the County’s General Plan, the library 

facilities mitigation fee is based on the estimated cost of providing the projected library facility needs in each library 

planning area. The mitigation fee shall provide funds for library facilities related to a residential development 

project. Furthermore, the section states that there shall be a uniform fee within each library planning area based 

on the estimated cost of providing the projected library facility needs in each library planning area. The fee amounts 

are reviewed annually by the County Librarian, in consultation with the Auditor-Controller. Currently, the fee varies 

across the two Library Planning Areas serving the Project area: Area 5 (Southeast) levies a $1,011 $1,097 fee per 

dwelling unit and Area 6 (Southwest) levies a $1,018 $1,105 fee per dwelling unit. 

Section 4.15.1.2, Existing Environmental Conditions, Pages 4.15-13 through 
4.15-15 

Libraries 

The Los Angeles LA County Library (Library) system provides library services to over 3.4 million residents living 

in unincorporated Los Angeles County and to residents of 44 cities in Los Angeles County (County of 

Los Angeles 2022d). The Library system is a special fund County department operating under the authority of 

the Board of Supervisors.  

The majority of the County’s 86 libraries are undersized and understocked to meet the service needs of current and 

projected populations served by the Library system (County of Los Angeles 2014b). A study conducted by the Library 

in April 2001 determined that many of the County’s libraries did not meet basic facility and service planning 

guidelines (County of Los Angeles 2014b). According to the County’s General Plan EIR, the Library’s guidelines plan 

for a minimum of 0.5 gross square foot of library facility space per capita (County of Los Angeles 2014b). In addition, 

the Library’s service level guidelines include a minimum of 3.0 items (books and other library materials) per capita 

for regional libraries and 2.75 items per capita for community libraries, and 1.0 public access computer per 

1,000 people served. According to the County’s General Plan EIR, many existing Library facilities are located in 

areas with little or no new residential development, and therefore, no mitigation fees or other reliable sources of 

capital funding are available to replace or expand existing conditions (County of Los Angeles 2014b). 

In February 2022, construction Construction for a replacement library for the Florence-Firestone community began 

in February 2022 and is expected to be was completed by in June May 2023. The new Florence Library is planned 

to be 7,970 7,097 square feet in size and located on the second floor of the Los Angeles County Constituent Center 

at 7807 South Compton Avenue in Los Angeles. There are Nno other plans to build new library facilities or expand 

current facilities in the Project area.  

According to the Library, the Project area is served by Library Planning Areas 5 (Southeast) and 6 (Southwest). The 

location of Library facilities relative to the Project area’s individual communities can be found in Figure 4.15-4, 

County Libraries. As shown, Huntington Park Library and Dr. Martin Luther King, Jr. Library are not within the Project 
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area’s boundaries, but serve the Project area’s vicinity. As such, these libraries are included in Figure 4.15-4 and 

Table 4.15-5, County Libraries Serving the Project Area, detailed below. 

Table 4.15-5. County Libraries Serving the Project Area 

Number Library Address Community(ies) 

1 Anthony Quinn Library 3965 Cesar E. Chavez 

Avenue, Los Angeles, CA 

90063 

East Los Angeles  

2 City Terrace Library 4025 East City Terrace Drive, 

Los Angeles, CA 90063 

East Los Angeles 

3 East Los Angeles Library 4837 East 3rd Street, Los 

Angeles, CA 90022 

East Los Angeles 

4 El Camino Real Library 4264 East Whittier Boulevard, 

Los Angeles, CA 90023 

East Los Angeles  

5 East Rancho Dominguez 

Library 

4420 East Rose Street, East 

Rancho Dominguez, CA 

90221 

East Rancho Dominguez 

6 Florence Express Library 7600 Graham Avenue 7807 

Compton Avenue, Los 

Angeles, CA 90001 

Florence-Firestone 

7 Graham Library 1900 East Firestone 

Boulevard, Los Angeles, CA 

90001 

Florence-Firestone 

8 a Huntington Park Library 6518 Miles Avenue, 

Huntington Park, CA 90255 

Walnut Park 

9 Woodcrest Library  1340 West 106th Street, Los 

Angeles, CA 90044  

West Athens-Westmont 

10 A C Bilbrew Library 150 East El Segundo 

Boulevard, Los Angeles, CA 

90061  

West Rancho Dominguez - 

Victoria 

11 a Dr. Martin Luther King, 

Jr. Library 

17906 South Avalon 

Boulevard, Carson, CA 90746 

West Rancho Dominguez - 

Victoria 

12 Willowbrook Library 11737 Wilmington Avenue, 

Los Angeles, CA 90059 

Willowbrook 

Source: County of Los Angeles 2022e 

Notes: a Outside of the Project area boundaries 

According to the Library, with the exception of A C Bilbrew Library, the libraries that serve the Project area do not 

currently meet the minimum requirements for the service population. Table 4.15-6, Library Service Level Guidelines 

and Actuals, detailed below, provides a comparison of the Project area’s existing conditions as of June 30, 2022 

across the Library Service Areas. 



3 - REVISIONS TO THE RECIRCULATED DRAFT PEIR 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 3-13 

Table 4.15-6. Library Service Level Guidelines and Actuals 

Library 

Service 

Area 

Service Level Guidelines Actuals 

Meeting 

Service 

Ratios? Computers Collections 

Facility 

Space 

(sq. ft.) Computers Collections 

Facility 

Space 

(sq. ft.) 

A C Bilbrew 19 20 51,626 

56,166 

9,387 

10,212 

24 29 81,163 

81,763 

21,843 Yes 

Anthony 

Quinn 

18  48,287  8,780  16  40,931  7,275 No 

City Terrace 18 48,458  8,811  15  48,883  8,007 No 

East Los 

Angeles 

62 60 169,326 

163,809 

30,787 

29,784 

38 49 133,473 

134,106 

26,300 No 

East 

Rancho 

Dominguez 

15 40,898 

41,302 

7,436 

7,506 

19 25 24,299 

24,582 

7,215 No 

El Camino 

Real 

23  63,553  11,555  11  26,872  5,529 No 

Florence 48 45 132,358 

123,288 

24,065 

22,416 

4 6 39,751 

40,294 

2,160 No 

Graham 32 88,402 

87,915 

16,073 

15,985 

11 13 32,765 

33,125 

5,125 No 

Willowbrook 27 72,883 

73,007 

13,252 

13,274 

16 19 23,861 

24,277 

7,797 No 

Woodcrest 42 43 115,440 

118,641 

20,989 

21,571 

12 17 34,771 

35,833 

7,254 No 

Source: Communication with the Library, as of April 30, 2022. 

Notes: sq. ft. = square feet 

Section 4.15.2.4, Impact Analysis, Threshold 4.15-1(v), Page 4.15-24 

Library services in the Project area are provide by the County Library system as discussed in Section 

4.15.1.2, above. The Library locations are illustrated in Figure 4.15-4 and detailed in Table 4.15-5. Moreover, a 

study conducted by the Library in April 2001 determined that many of the County’s libraries did not meet basic 

facility and service planning guidelines (County of Los Angeles 2014b). According to the County’s General Plan EIR, 

the Library’s guidelines plan for a minimum of 0.5 gross square foot of library facility space per capita (County of 

Los Angeles 2014b). In addition, the Library’s service level guidelines include a minimum of 3.0 items (books and 

other library materials) per capita for regional libraries and 2.75 items per capita for community libraries, and 

1.0 public access computer per 1,000 people served. Under existing conditions (per communication with the Library 

on April June 30, 2022), with the exception of A C Bilbrew Library, the libraries serving the Project area do not 

currently meet the minimum requirements for the service population. 
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Section 4.19, Utilities and Service Systems 

Section 4.19.2.4, Impact Analysis, Threshold 4.19-1, Page 4.15-28 

Other Infrastructure 

Wastewater Conveyance. All existing and potential future deficiencies in the sanitary sewer collection system for 

each Metro Area Plan community are not currently known; nevertheless, absent project-level conveyance system 

data for each Metro Area Plan community, some local system deficiencies are known to exist. These deficiencies 

include those identified in the Florence-Firestone community (County of Los Angeles 2021c), and those identified 

through infrastructure assessments conducted as part of the LACSD Clearwater Project (LACSD 2021). As such, 

unknown deficiencies may occur in other segments of the collection system currently serving the Metro Planning 

Area that have not yet been identified. To address general conveyance deficiencies in the larger LACSD service 

area, Regional system upgrades have been approved as part of the LACSD Clearwater Project which would provide 

new, long-term conveyance system capacity for the Metro Area Plan area and greater Los Angeles County 

population. System upgrades include the development of a new 7-mile tunnel to convey wastewater flows from 

cleaned water after treatment by the Joint Water Pollution Control Plant, which currently provides wastewater 

treatment service to the majority of the Metro Planning Area (LACSD 20213) 

Section 4.15.3, References, Page 4.15-28 

LACSD. 2023. “Recirculated Draft PEIR Response to The Los Angeles County Metro Area Plan.” Prepared by 

Mandy Huffman, Environmental Planner, Facilities Planning Department. July 28, 2023. (Included as 

Comment Letter A3 in Chapter 2 of this Final PEIR). 



  

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023 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 to provide for the monitoring of 

mitigation measures required of the Los Angeles County Metro Area Plan (Project), as set forth in the Final Program 

Environmental Impact Report (Final PEIR). 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 W. Temple Street, 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 PEIR. For each listed mitigation measure, the table identifies the following: 

▪ PEIR 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 

▪ Monitoring agency or party responsible for verifying compliance 

 



4 – MITIGATION MONITORING AND REPORTING PROGRAM 

METRO AREA PLAN FINAL PEIR 12597.02 
AUGUST 2023  4-2 

Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Air Quality MM-4.3-1. Construction Emissions. If during 

subsequent project-level environmental review, 

construction-related criteria air pollutants are 

determined to have the potential to exceed 

SCAQMD’s construction mass daily thresholds, the 

County shall require applicants for new projects that 

exceed those thresholds to incorporate appropriate 

measures to reduce or minimize air pollutant 

emissions during construction activities. New 

projects are required to comply with all applicable 

SCAQMD rules and regulations, including but not 

limited to Rule 403 (Fugitive Dust), Rule 1113 

(Architectural Coatings), and Rule 1403 (Asbestos 

Emissions from Demolition/Renovation Activities). 

Additional measures for projects that exceed 

SCAQMD’s construction mass daily thresholds may 

include, but are not limited to, the following: 

Off-Road construction equipment with engines that 

are 50 horsepower or greater shall be rated by the 

USEPA as having Tier 4 emission limits or better 

(whichever is the cleanest technology available at 

time of project development). If it can be 

demonstrated to County Planning that such 

equipment is not commercially available or 

feasible, alternate emissions control devices 

and/or techniques used by the contractor shall 

achieve emissions reductions that are no less than 

what could be achieved by a Level 4 diesel 

emissions control strategy for a similarly sized 

engine, as defined by the California Air Resources 

Board’s regulations. 

A. Determine 

potential project 

construction 

emissions impact  

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning; 

SCAQMD 

B. Submit 

construction air 

quality modeling 

data to County 

Planning, if 

required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning; 

SCAQMD 

C. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 

D. Incorporate 

required project-

specific 

measure(s) on all 

applicable 

construction-

related plans  

Prior to 

issuance of a 

grading and/or 

building permit  

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

E. Implement 

required project-

specific 

measure(s) 

During 

construction 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

SCAQMDC 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Use electric or alternative-fueled (i.e., non-diesel) 

construction equipment, if available and feasible, 

including but not limited to, concrete/industrial 

saws, pumps, aerial lifts, material hoist, air 

compressors, forklifts, excavator, wheel loader, and 

soil compactors. 

Maintain records of all trucks associated with 

project construction activities to document that 

each truck used meets the required emission 

standards. The Applicant shall provide records for 

inspection within five business days of request by 

CARB, SCAQMD or County Planning.  

Provide electric vehicle (EV) charging stations or 

appropriately sized electrical infrastructure and 

electrical panels. Electrical hookups should be 

provided for trucks to plug in any onboard auxiliary 

equipment.  

Provide temporary traffic controls such as a flag 

person, during all phases of significant construction 

activity to maintain smooth traffic flow, where 

necessary.  

Provide dedicated turn lanes for the movement of 

construction trucks and equipment on- and off-site, 

where applicable. 

Ensure vehicle traffic inside the project site is as far 

away as feasible from sensitive receptors.  

Reduce traffic speeds on all unpaved roads to 15 

miles per hour (mph) or less.  

F. Maintain log 

demonstrating 

compliance  

During 

construction 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

SCAQMD 

G. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

SCAQMD 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Suspend all excavating and grading operations 

when wind speeds (as instantaneous gusts) exceed 

25 mph.  

Suspend use of all construction equipment that 

generate air pollutant emissions during first stage 

smog alerts.  

Configure construction parking to minimize traffic 

interference.  

Cover all trucks hauling dirt, sand, soil, or other 

loose materials. 

Install wheel washers where vehicles enter and exit the 

construction site onto paved roads or wash off trucks 

and any equipment leaving the site for each trip.  

Apply non-toxic soil stabilizers according to 

manufacturers’ specifications to all inactive 

construction areas (previously graded areas 

inactive for ten days or more).  

Replace ground cover in disturbed areas as quickly 

as possible to minimize dust. 

Pave roads and road shoulders, where applicable.  

Sweep streets at the end of the day with SCAQMD 

Rule 1186 and 1186.1 compliant sweepers if 

visible soil is carried onto adjacent public paved 

roads (recommend water sweepers that utilize 

reclaimed water).  

Utilize only super-compliant volatile organic 

compound (VOC) paints for architectural coatings (0 

grams per liter to less than 10 grams per liter VOC) 

during construction activities. If paints and coatings 

with VOC content of 0 grams/liter to less than 10 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

grams/liter cannot be utilized, the application of 

architectural coatings shall be prohibited during the 

peak smog season: July, August, and September 

Prior to the issuance of a grading permit, the 

applicant shall provide the County with the 

construction contractor’s inclusion of all required 

measures on applicable construction plans, 

including grading and/or building plans. 

Air Quality MM-4.3-2. Operational Emissions. If, during 

subsequent project-level environmental review, 

operation-related criteria air pollutants are 

determined to have the potential to exceed 

SCAQMD’s operation mass daily thresholds, the 

County shall require applicants for new projects 

that exceed those thresholds to incorporate 

appropriate measures to reduce or minimize air 

pollutant emissions during operational activities. 

New projects facilitated by the Metro Area Plan are 

required to comply with all applicable SCAQMD 

rules and regulations, including but not limited to 

Rule 445 (Wood Burning Devices), Rule 1401 (New 

Source of Toxic Air Contaminants), Rule 1110.2 

(Emissions from Gaseous- and Liquid-Fueled 

Engines), Rule 1153.1 (Emissions of Oxides of 

Nitrogen from Commercial Food Ovens), Rule 2305 

(Warehouse Indirect Source Rule), and Rule 1146 

(Emissions of NOx from Small Industrial, 

A. Determine 

potential  project 

operational 

emissions impact  

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning; 

SCAQMD 

B. Submit operation 

air quality 

modeling data to 

County Planning, if 

required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning; 

SCAQMD 

C. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Institutional, and Commercial Boilers, Steam 

Generators, and Process Heaters). Additional 

measures for projects that exceed SCAQMD’s 

operation mass daily thresholds may include, but 

are not limited to, the following: 

▪ Heavy-duty trucks shall, at minimum, have 

2010 model year engines that meet CARB’s 

2010 engine emissions standards or newer 

model trucks with better emissions standards 

(whichever is the cleanest technology available 

at the time of project development). 

▪ Maintain records of all trucks associated with 

project operation to document that each truck 

used meets the required emission standards. 

The Applicant shall provide records for 

inspection within five business days of request 

by CARB, SCAQMD or County Planning. 

▪ The daily number of truck trips allowed during 

project operation shall be limited to the levels 

analyzed in the subsequent, project-level 

environmental analysis for the project.  

▪ Provide electrical infrastructure and electrical 

panels in conformance with Tier 2 CalGreen 

code, which should be appropriately sized. 

Electrical hookups shall be provided for 

truckers to plug in any onboard auxiliary 

equipment.  

▪ Truck check-in points shall be located inside 

the project site to help avoid trucks queuing 

outside the site. 

▪ Ensure truck traffic inside the project site is as 

far away as feasible from sensitive receptors.  

D. Incorporate 

required  project-

specific 

measure(s) into 

appropriate 

construction-

related plans 

Prior to 

issuance of a 

building permit 

and/or 

Certificate of 

Occupancy  

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

 

E. Implement 

required project-

specific 

measure(s) 

During 

construction 

and/or 

operation 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

SCAQMD 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

building permit 

and/or 

Certificate of 

Occupancy; 

during operation 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

SCAQMD 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

▪ Overnight truck parking near sensitive land 

uses shall be located on the project site. 

Prior to the issuance of a Certificate of Occupancy, 

the applicant shall provide the County with 

appropriate documentation verifying compliance 

with the required measures. 

Biological 

Resources 

MM-4.4-1. Special-Status Plant Species. During 

subsequent project-level environmental review, the 

County biologist, as appropriate, shall consider all 

relevant information available for the property (e.g., 

applicable database search, site visit, and/or 

existing biological report) to determine potential 

project impacts to special-status plant species. If 

there is potential for special-status plants to be 

impacted by proposed project activities, the County 

biologist shall require applicants for new projects to 

submit a survey report for special-status plant 

species to County Planning for review and approval. 

The assessment shall be prepared by a qualified 

biologist and must include all required information 

specified by the County biologist at the time of the 

request. If the survey determines that plant will be 

impacted by proposed project activities, the County 

shall require applicants to incorporate appropriate 

measures to avoid or minimize those impacts. 

Additional measures may include, but are not 

A. Determine 

potential project-

specific impacts 

to special-status 

plant species  

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning 

B. Conduct a survey 

for special-status 

plant species and 

submit report for 

review/approval, 

if required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning 

C. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

limited to, on or off-site preservation of the species 

within protected occupied habitat, or habitat 

restoration and enhancement activities in order to 

promote the continued existence of the species 

within the County. 

D. Incorporate 

required project-

specific 

measures into 

appropriate 

construction-

related plans 

Prior to 

issuance of a 

grading permit, 

building permit, 

and/or 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning; 

Public Works 

E. Implement 

required project-

specific 

measure(s) 

During 

construction 

and/or prior to 

issuance of 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

Cultural 

Resources 

MM-4.5-1. Historic Architectural Resources. During 

subsequent project-level environmental review, the 

County shall determine if any potential historical 

building, structure, or district is present; conduct 

records search from applicable data repositories; 

check GIS “Historical Resource” layer to identify 

properties listed in/eligible for listing in the 

National, California and/or County Registers; 

conduct site inspections, as appropriate; and 

consider all relevant information available for the 

property to determine its historical significance.  

A. Determine 

potential project-

specific impacts 

to a historical 

building, 

structure, or 

district 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning 

B. Submit Phase I 

and/or Phase II 

HRA for 

review/approval, 

if required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning 
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Mitigation Monitoring and Reporting Program  Los Angeles County Metro Area Plan Project No. PRJ2021-004165 

Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

If necessary, the County shall require applicants of 

new projects to submit a Phase I and/or Phase II 

Historic Resources Assessment (HRA) report to 

evaluate the significance of resources greater than 

45 years of age. The report shall be prepared by an 

architectural historian meeting the Professional 

Qualification Standards of the Secretary of the 

Interior (SOI), in accordance with SOI standards and 

guidelines. The HRA shall include background, 

archival and historic research; site surveys; detailed 

physical description of identified resources; 

photographs; a historical significance evaluation in 

consideration of County, California Register of 

Historic Resources (CRHR), and National Register 

of Historic Places (NRHP) designation criteria and 

integrity requirements; an assessment of project 

impacts to historical resources; recommendations 

of mitigative treatment; and the 

preparation/recordation of the appropriate 

California Department of Parks and Recreation 

(DPR) 523 forms, as applicable.  

If project impacts to historic architectural resources are 

potentially significant, the County shall require the 

project to incorporate appropriate measures to avoid or 

minimize those impacts. Additional measures may 

include, but are not limited to, the following: 

If a future project involves alterations or 

modifications to historic architectural resources, 

the project design and proposed work shall 

conform to SOI standards for the Treatment of 

Historic Properties to reduce or avoid impacts to 

historic resources. The project applicant shall retain 

a qualified architectural historian to advise on the 

C. Determine which  

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 

D. Incorporate  

required project-

specific 

measures into 

appropriate 

construction-

related plans 

Prior to 

issuance of a 

demolition 

permit, grading 

permit, building 

permit and/or 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

E. Implement 

required project-

specific 

measure(s) 

Prior to issuance 

of grading and/or 

building permit; 

during 

construction; 

prior to issuance 

of Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading permit, 

building permit, 

and/or 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 
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When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

final project design, recommend mitigative actions, 

specify performance standards, and oversee the 

construction activities related to the historical 

resources to ensure the project is constructed in 

compliance with specified mitigation performance 

standards and SOI standards. 

If a future project involves the demolition or 

material impairment of an historical resource that 

cannot be mitigated through SOI Standards 

compliance, the project applicant shall submit an 

archival Historic American Building Survey (HABS), 

Historic American Engineering Record (HAER), or 

Historic American Landscape Survey (HALS) 

documentation, as appropriate, to the County for 

review and approval prior to the issuance of any 

grading permit. The HABS/HAER/HALS 

documentation shall be prepared by a qualified 

architectural historian and may include an 

architectural and historical narrative; archival 

drawings and/or measured drawings; and large-

format photography. All reports resulting from 

implementation of this mitigation measure shall be 

submitted to County Planning and filed with the 

South Central Coastal Information Center (SCCIC). 

Cultural 

Resources 

MM-4.5-2. Archaeological Resources. During 

subsequent project-level environmental review, the 

County shall consider all relevant information 

available for the property to determine potential 

project impacts to archaeological resources. If 

A. Determine 

potential project 

impacts to 

archeological 

resources. 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning 
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When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

necessary, the County shall require applicants for new 

projects to submit a Phase I Archaeological Report to 

identify and evaluate archaeological resources that 

may be impacted by the project. The report must be 

prepared by a qualified archaeologist meeting 

Professional Qualification Standards of the Secretary 

of the Interior (SOI), in accordance with SOI standards 

and guidelines. The report shall include archival 

search of historic records; records search of 

applicable data repositories, including CHRIS 

database; pedestrian surveys; identification of 

archaeological resources within or near the project 

site; assessment of potential project impacts to 

archaeological resources; recommendations for 

archaeological monitoring, if appropriate; and 

completion/recordation of the California Department 

of Parks and Recreation (DPR) 523 forms for all 

identified archaeological resources, as applicable. A 

Phase II Archaeological Report for testing and 

evaluation may be required based on the results and 

recommendations of the Phase I Report. 

If project impacts to archaeological resources are 

determined to be potentially significant, the County 

shall require the project to incorporate appropriate 

measures to avoid or minimize impacts to 

archaeological resources. Additional measures may 

include, but are not limited to, the following: 

Archaeological Resources Work Plan. Prior to 

issuance of grading permit, project applicant shall 

retain a qualified archaeologist meeting SOI’s 

Professional Qualification Standards to prepare and 

B. Submit Phase I 

and/or Phase II 

Archeological 

Report for 

review/approval, 

if required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning 

C. Determine which  

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 

D. Incorporate 

required project-

specific 

measures into 

appropriate 

construction-

related plans 

Prior to 

issuance of a 

grading permit 

and/or building 

permit 

Applicant;  

Construction 

contractor 

County 

Planning 

E. Implement 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction; 

prior to 

issuance of 

Certificate of 

Occupancy  

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 
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Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

submit an Archaeological Resources Work Plan 

(ARWP) to the County for review and approval. The 

purpose of this plan is to document actions and 

procedures to be followed by the project to avoid or 

minimize impacts to archaeological resources. If 

potential impacts to tribal cultural resources are 

identified during project level review (e.g., records 

search, archaeological reports, AB 52 consultation), 

the ARWP shall also address tribal cultural 

resources, in consultation with local Native 

American tribes. The ARWP shall include, but is not 

limited to, the following elements: 

▪ A description of the roles and responsibilities of 

the archaeologist, the reporting relationships 

between construction managers and the 

archaeologist, and the notification procedures. 

▪ Maps identifying locations where 

archaeological and/or Native American 

monitoring is required; duration of monitoring; 

and documentation of monitoring activities, 

including daily log of monitoring activities, 

location and results. 

▪ Detailed procedures to follow if cultural 

resources are inadvertently discovered during 

construction, including stop-work requirement 

within a 50-foot radius of the find; 

documentation of all recovered resources on 

California Department of Parks and Recreation 

523 forms; and inspection and evaluation of 

the resource for listing in the national, state, 

and local register. 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s). 

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction; 

prior to 

issuance of 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 
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When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

▪ Detailed plan for the collection of 

archaeological data, including sampling 

techniques and data management protocols. 

▪ Methodology for testing and evaluation of 

archaeological resources encountered. 

▪ Detailed treatment plan to avoid or minimize 

impacts to significant archaeological resources, 

including preservation and/or data recovery to 

the satisfaction of County Planning. 

▪ Detailed plan for reporting recovered resources 

and treatment results, including submission of 

reports to applicable agencies. 

Construction Worker Archaeological Resources 

Sensitivity Training. Prior to the commencement of 

project ground-disturbing activities, a qualified 

archaeologist shall present an archaeological 

resources sensitivity training to project construction 

personnel. A minimum of two weeks before the 

training session, the archaeologist shall invite 

interested Tribes to participate in and present 

Native American perspectives during the training 

sessions. The archaeologist shall inform 

construction personnel about the types of cultural 

resources that could be encountered; the proper 

procedures to follow in the event of an 

archaeological discovery; potential penalties for 

failing to adhere to applicable laws and regulations; 

and confidentiality of discoveries. Project applicant 

shall provide the training agenda, materials and 

attendance records to the County within five 

business days of request. 

Archaeological Resources Monitoring. During 

grading and excavation activities, a qualified 
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Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Archaeological Monitor shall be present to monitor 

ground-disturbing activities in accordance with the 

ARWP. Should archaeological resources be 

encountered, the Archaeological Monitor shall have 

the authority to halt ground-disturbing activities and 

immediately notify the Archaeologist of the find. 

The Archaeologist shall implement the evaluation 

and mitigation protocols described in the ARWP. 

In the event Native American archaeological 

resources are encountered during construction, 

Native American monitoring shall be provided 

thereafter for any ground-disturbing activities. 

However, if impacts to tribal cultural resources are 

determined potentially significant during project 

level review, a Native American Monitor shall be 

required at the outset to monitor all ground-

disturbing activities. The Archaeologist and/or 

Native American Monitor shall prepare a final 

report documenting all recovered archaeological 

resources, the significance of the resources, and 

the treatment of the recovered resources to the 

County, SCCIC, and NAHC (if applicable).  

Archaeological Resources Discoveries. If 

archaeological resources are encountered during 

construction, all ground-disturbing activities shall cease 

within 50 feet of the find. The Archaeologist can 

determine, based on the initial assessment of the 

discovery, whether the 50-foot buffer may be reduced. 

The Archaeologist shall evaluate the recovered 

archaeological resources for significance. If the 

resource is found significant pursuant to CEQA, 

avoidance and preservation in place shall be the 

preferred manner of mitigating impacts. If avoidance is 
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Monitoring to 
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Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

infeasible, the Archaeologist shall develop and oversee 

the execution of a Phase III Archaeological Resources 

Data Recovery and Treatment Plan. The plan shall 

include: a detailed research design; justification for 

data recovery or other treatment methods depending 

on the nature of the resource’s eligibility; excavation 

methodology; and, reporting and curation 

requirements. The archaeologist shall prepare a final 

report that includes documentation of all recovered 

resources, a full evaluation of their significance, and 

treatment of the recovered resources.  

When assessing significance and developing 

treatment for recovered resources that are Native 

American in origin, the County shall consult and 

coordinate with local Native American tribes. The 

County shall consider tribal preferences when 

making a determination on the disposition of 

Native American archaeological resources, which 

may include curation at an accredited or 

nonaccredited repository; onsite or offsite reburial; 

and/or donation to a local tribe or public, nonprofit 

institution with a research interest in the materials, 

or local school or historical society in the area for 

educational purposes.  

The project applicant shall curate all significant 

historic- period archaeological material, or portions 

thereof at the recommendation of the Archaeologist 

and approval by the County, at a repository 

accredited by the American Association of 

Museums that meets the standards outlined in 36 

CFR Section 79.9. If no accredited repository 

accepts the collection, then the project applicant 

may curate it at a nonaccredited repository as long 
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Monitoring to 
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Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

as it meets the minimum standards set forth in 36 

CFR Section 79.9. If neither an accredited nor a 

nonaccredited repository accepts the collection, 

then the project applicant may offer the collection 

to a public, nonprofit institution with a research 

interest in the materials, or to a local school or 

historical society in the area for educational 

purposes. 

All reports resulting from implementation of this 

measure shall be completed and submitted to County 

Planning for review and approval and filed with the 

South Central Coastal Information Center (SCCIC). 

Cultural 

Resources 

MM-4.5-3. Paleontological Resources. During 

subsequent project-level environmental review, the 

County shall require applicants for new projects to 

retain a Qualified Paleontologist to conduct a 

Natural History Museum of Los Angeles County 

(NHMLA) records search to determine the potential 

for project impacts to paleontological resources. If 

necessary, the County shall require applicants for 

new projects to submit a Paleontological Resources 

Assessment Report that is prepared by a Qualified 

Paleontologist meeting the Society of Vertebrate 

Paleontology (SVP 2010) standards. The report 

shall include methods and results of the 

A. Determine 

potential project 

impacts to 

paleontological 

resources  

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning 

B. Submit NHMLA 

records search 

and (if required) 

Paleontological 

Resources 

Assessment 

Report for 

review/approval 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning 
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Party 

Monitoring 

Agency or 

Party 

paleontological resources assessment, including 

review of geological map and paleontological 

literature; records search through appropriate fossil 

repositories, including the NHMLA; pedestrian 

surveys if exposed ground exists within the project 

site that is underlain by a geologic unit with High or 

Undetermined Paleontological Resources 

Sensitivity or Potential or as required by the 

Qualified Paleontologist; and, if necessary, 

recommendation for monitoring requirements 

(including depths, frequency, and reporting) with 

maps that outline where monitoring is required 

within the project site. Monitoring shall follow SVP 

(2010) Guidelines: no monitoring of ground-

disturbing activities within units of Low or No 

Paleontological Resources Sensitivity or Potential 

and monitoring of all ground-disturbing activities 

(with depths specified) within units of High 

Paleontological Resources Sensitivity or Potential, 

unless the Qualified Paleontologist’s report 

identifies previous disturbances or the use of 

construction methods which do not warrant 

monitoring. For project sites underlain by geological 

units with Undetermined Paleontological Resources 

Sensitivity or Potential, monitoring shall occur at 

the initiation of excavation if the qualified 

C. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant; 

County 

Planning 

County 

Planning 

D. Incorporate 

required project-

specific 

measure(s) into 

appropriate 

construction-

related plans) 

Prior to 

issuance of a 

grading permit 

and/or building 

permit 

Applicant;  

Construction 

contractor 

County 

Planning 

E. Implement 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading and/or 

building permit, 

during 

construction, 

and/or prior to 

issuance of 

Certificate of 

Occupancy  

Applicant; 

Construction 

contractor 

County 

Planning;  

Public Works 
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Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

paleontologist deems it necessary based on 

preconstruction surveys and literature review. The 

report also shall stipulate whether screen washing 

is necessary to recover small specimens following 

SVP (2010) Guidelines and determine whether 

unique geologic features are present onsite. 

If project impacts to paleontological resources are 

determined to be potentially significant, the County 

shall require the project to incorporate appropriate 

measures to avoid or minimize impacts to 

paleontological resources. Additional measures 

may include, but are not limited to, the following: 

▪ Paleontological Resources Recovery Plan. If 

paleontological resources are discovered 

during earthmoving activities, a Qualified 

Paleontologist meeting Society of Vertebrate 

Paleontology (SVP 2010) standards shall 

prepare and submit a Paleontological 

Resources Recovery Plan (PRRP) to the County 

for review and approval. The recovery plan shall 

include, but is not limited to, sampling and 

fossil recovery procedures, museum curation 

for any scientifically significant specimen 

recovered, and a report of findings. 

Recommendations in the recovery plan as 

approved by the County shall be implemented 

before construction activities can resume at 

the site where the paleontological resources 

were discovered. 

▪ All reports and plans resulting from 

implementation of this measure shall be 

submitted to County Planning and filed with the 

NHMLA. 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s). 

Prior to 

issuance of 

grading and/or 

building permit, 

during 

construction, 

and prior to 

issuance of 

Certificate of 

Occupancy. 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 
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Agency or 

Party 

Monitoring 

Agency or 

Party 

▪ Construction Worker Paleontological Resources 

Sensitivity Training. Prior to the 

commencement of project ground-disturbing 

activities, a Qualified Paleontologist shall 

present a paleontological resources sensitivity 

training (or may be provided via digital 

recording) to project construction personnel. 

The paleontologist shall inform construction 

personnel about the laws protecting 

paleontological resources; the types of 

paleontological resources that could be 

encountered; the proper procedures to follow in 

the event of a paleontological discovery; and 

safety precautions to be taken when working 

with paleontological monitors. The project 

applicant shall provide the training agenda, 

materials, and attendance records to the 

County within 5 business days of request.  

▪ Paleontological Monitoring. During grading and 

excavation activities, a qualified Paleontological 

Monitor shall be present to monitor the earth-

moving activities in accordance with the project 

paleontological assessment report or the PRRP. 

Should paleontological resources be 

encountered, the Paleontological Monitor shall 

have the authority to halt ground-disturbing 

activities; and immediately notify the 

Paleontologist of the find; and inspect, 

document, and salvage the find as necessary. 

The Qualified Paleontologist shall prepare and 

submit a final report summarizing monitoring 

results to the County and NHMLA.  

▪ Paleontological Resources Discoveries 

Protocols. If fossils are discovered during 
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Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

earthmoving activities, the Paleontological 

Monitor shall be authorized to halt the ground-

disturbing activities within an appropriate 

buffer area determined by the Paleontological 

Monitor. The paleontologist shall implement 

the PRRP and oversee the collection of 

sediment samples and exposed fossils for 

processing and evaluation. Any fossils 

encountered and recovered shall be prepared 

to the point of identification, catalogued, and 

curated at a public, nonprofit institution with a 

research interest in the material and with 

retrievable storage, such as the Natural History 

Museum of Los Angeles County, if such an 

institution agrees to accept the fossils. 

Accompanying notes, maps, and photographs 

shall also be filed at the repository. If no 

institution accepts the fossil collection, it may 

be donated to a local school or other interested 

organization in the area for educational 

purposes. The paleontologist shall prepare a 

final report on the collected fossils. The report 

shall contain an appropriate description of the 

fossils, treatment, and curation. A copy of the 

report shall be filed with the County and 

NHMLA along with field notes and any other 

supporting documentation. 

Hazards and 

Hazardous 

Materials 

MM-4.9-1. Environmental Site Assessment (ESA). 

During subsequent project-level environmental 

review, the County shall consider all relevant 

information available for the property (e.g., 

applicable database search, site visit, past and 

A. Determine 

potential project 

impacts related 

to hazards. 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning 
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Monitoring 

Agency or 

Party 

present land uses on the property, and/or existing 

site investigations) to determine potential project 

impacts related to hazards. If review of relevant 

information, including past and present land use on 

the property, identifies potential impacts related to 

hazards, the County shall require project applicants 

to retain a qualified hazardous materials specialist 

to prepare a Phase I Environmental Site 

Assessment (ESA) in accordance with American 

Society for Testing Materials (ASTM) Standard E-

1527-21. Any and all recognized environmental 

conditions (RECs) identified in the Phase I ESA shall 

be investigated through completion of a Phase II 

ESA in accordance with ASTM Standard 1903-19. 

The Phase II ESA shall compare sampling results to 

regulatory screening levels for applicable 

contaminants. If concentrations exceed current 

screening levels, the Applicant shall consult with 

the applicable environmental agency(ies) (e.g., 

CalEPA, DTSC, RWQCB, County Fire Department) to 

determine any requirements for additional 

investigations and/or restrictions on site 

development based on the Applicant’s 

development proposal. 

If remediation activities are required, all 

remediation shall be conducted to the satisfaction 

of the overseeing environmental agency(ies) in 

compliance with all applicable state and local 

regulations. Prior to the issuance of a grading or 

building permit, the Applicant shall provide the 

County Department of Public Works, Building and 

Safety and County Planning with written 

documentation from the overseeing environmental 

agency that states the proposed site development 

B. Submit Phase I 

ESA and/or 

Phase II ESA, if 

required 

During 

subsequent 

project-level 

environmental 

review 

Applicant County 

Planning;  

Public Works; 

LACFD (Health 

Hazardous 

Materials 

Division) 

C. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning;  

Public Works;  

LACFD (Health 

Hazardous 

Materials 

Division);  

Other 

applicable 

agencies 

(e.g.,CalEPA, 

DTSC, RWQCB) 

D. Incorporate 

required project-

specific 

measures into 

appropriate 

construction-

related plans 

Prior to 

issuance of 

grading and 

building permit 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

LACFD (Health 

Hazardous 

Materials 

Division);  

Other 

applicable 

agencies 

E. Implement 

required project-

specific 

measure(s) 

Prior to issuance 

of grading and/or 

building permit; 

during 

Applicant;  

Construction 

contractor 

County Planning;  

Public Works; 

LACFD (Health 

Hazardous 
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Monitoring 
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Party 

is safe and would not significantly impact the 

health and safety of construction workers, adjacent 

sensitive receptors, or future occupants on the site.  

construction; 

prior to issuance 

of Certificate of 

Occupancy  

Materials 

Division);  

Other applicable 

agencies 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction; 

prior to 

issuance of 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works; 

LACFD (Health 

Hazardous 

Materials 

Division) 

Noise MM-4.13-1. Commercial/Industrial/Mixed-

Use/Accessory Commercial Units (ACUs) 

Operational Noise. Prior to issuance of a building 

permit for any future commercial, industrial, mixed-

use, or ACU development projects that are located 

within 500 feet of sensitive receptors, project 

applicants shall submit a noise mitigation plan to 

Los Angeles County Department of Public Health 

(DPH) for review and approval. The noise mitigation 

plan shall be prepared by a sound engineer and be 

sufficient for DPH to make a determination of 

whether the project will be in compliance with all 

applicable County Noise standards and regulations. 

At minimum, the noise mitigation plan shall include 

A. Determine 

potential project 

operational noise 

impacts 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

DPH; 

County 

Planning 

B. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning;  

DPH; 

Public Works 
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Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

the following information: a list of all electro-

mechanical equipment (HVAC, refrigeration 

systems, generators, etc.) that will be installed at 

the project site; sound level that would be produced 

by each equipment; noise-reduction measures, as 

necessary; and sufficient predictive analysis of 

project operational noise impact. All noise-

reduction measures approved by DPH shall be 

incorporated into the project building plans and be 

implemented during project construction. Potential 

noise-reduction measures may include, but are not 

limited to, the following: 

▪ Install permanent noise-occluding shrouds or 

screens on operating equipment 

▪ Maintain all equipment and noise control 

features in accordance with the manufacturer’s 

specifications 

▪ Orient equipment vents and other sources of 

sound emissions away from noise-sensitive 

receptors and/or behind structures, containers, 

or natural features 

▪ Increase distance between the operating 

equipment and the noise-sensitive receptor(s) 

of concern, to the maximum extent feasible 

▪ Install portable sound-occluding barriers to 

attenuate noise between the source(s) and the 

noise-sensitive receptor(s) 

This mitigation measure shall be superseded once 

a Countywide noise ordinance goes into effect that 

establishes operational noise standards for noise-

reduction measures that ensures project 

operational noise compliance with the County of 

Los Angeles Noise Ordinance standards (i.e., LACC 

C. Require Noise 

Mitigation Plan if 

commercial/indu

strial/mixed-

use/ACUs are 

proposed within 

500 feet of 

sensitive 

receptors 

D. Incorporate 

required project-

specific 

measures into 

building plan 

Prior to 

issuance of 

building permit 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning; 

Public Works 

E. Implement 

required project-

specific 

measure(s) 

Prior to 

issuance of 

building permit; 

during 

construction; 

during operation 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

building permit 

and/or 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 
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Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

12.08.440) for development projects within the 

Metro Area Plan. 

Noise MM-4.13-2. Construction Noise. Construction 

Noise. Applicants for future development projects 

that are within 500 feet of sensitive receptors (e.g., 

residences, hospitals, schools) shall submit a noise 

study to DPH for review and approval prior to 

issuance of a grading or building permit. The study 

shall include noise-reduction measures, if 

necessary, to ensure project construction noise will 

be in compliance with the County of Los Angeles 

Noise Ordinance standards (i.e., LACC 12.08.440). 

All noise-reduction measures approved by DPH 

shall be incorporated into appropriate construction-

related plans (e.g., demolition plans, grading plans 

and building plans) and implemented during 

construction activities. Potential noise-reduction 

measures may include, but are not limited to, the 

following: 

▪ Install temporary sound barriers for 

construction activities that occur adjacent to 

occupied noise-sensitive receptors 

▪ Equip construction equipment with effective 

mufflers, sound-insulating hoods or enclosures, 

vibration dampers, and other Best Available 

Control Technology (BACT) 

▪ Limit non-essential idling of construction 

equipment to no more than five minutes per hour 

This mitigation measure shall be superseded once 

a Countywide noise ordinance goes into effect that 

establishes construction noise standards for noise-

reduction measures that ensures project 

A. Determine 

potential project 

construction 

noise impacts 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

DPH;  

County 

Planning 

B. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

C. Require noise 

study if project 

construction will 

occur within 500 

feet of sensitive 

receptors 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

DPH;  

County 

Planning 

D. Incorporate 

required project-

specific 

measures into 

appropriate  

construction-

related plans 

Prior to 

issuance of 

demolition, 

grading, and/or 

building permit 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 

E. Implement 

required project-

specific 

measures 

During 

construction 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 
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Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

construction noise compliance with the County of 

Los Angeles Noise Ordinance standards (i.e., LACC 

12.08.440) for development projects within the 

Metro Area Plan. 

F. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

demolition, 

grading, and/or 

building permit; 

during 

construction 

Applicant;  

Construction 

contractor 

DPH; 

County 

Planning; 

Public Works 

Noise MM-4.13-3. Construction Vibration. For future 

development projects that utilize vibration-intensive 

construction equipment (e.g., pile drivers, jack 

hammers, and vibratory rollers) within 500 feet of 

sensitive receptors, the project applicant shall 

submit a vibration impact evaluation to DPH for 

review and approval prior to issuance of a grading 

or building permit. The evaluation shall include a 

list of project construction equipment and the 

associated vibration levels and a predictive analysis 

of potential project vibration impacts. If 

construction-related vibration is determined to be 

perceptible at vibration-sensitive uses (i.e., exceed 

the County’s standard of 0.01 inches per second 

RMS vibration velocity [within the range of 1 to 100 

Hz frequency]), project-specific measures shall be 

required to ensure project compliance with 

vibration standards. All project-specific measures 

approved by DPH shall be incorporated into 

appropriate construction-related plans (e.g., 

demolition plans, grading plans and building plans) 

and implemented during project construction.  

Examples of equipment vibration source-to-receptor 

distances within which impact evaluation should 

A. Determine 

potential project 

construction 

vibration impacts 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

DPH;  

County 

Planning 

B. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

Require vibration 

impact evaluation 

for projects that 

will utilize 

vibration-

intensive 

construction 

equipment within 

500 feet of 

sensitive 

receptors 

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

DPH;  

County 

Planning 
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Environmental 

Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

occur vary with equipment type (based on FTA 

reference vibration information) and are as follows: 

▪ Jackhammer – 23 feet 

▪ Dozer, hoe-ram, drill rig, front-end loader, 

tractor, or backhoe – 43 feet 

▪ Roller (for site ground compaction or paving) – 

75 feet 

Impact pile driving – 280 feet 

This mitigation measure shall be superseded once 

a Countywide groundborne vibration ordinance 

goes into effect that establishes construction 

groundborne vibration standards for vibration-

reduction measures that ensures project 

construction groundborne vibration compliance 

with the County of Los Angeles standard of 0.01 

inches per second RMS vibration velocity (within 

the range of 1 to 100 Hz frequency) for 

development projects within the Metro Area Plan. 

C. Incorporate 

required project-

specific 

measures into 

appropriate 

construction-

related plans 

Prior to 

issuance of 

grading and/or 

building permit 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 

D. Implement 

required project-

specific 

measure(s) 

During 

construction 

Applicant; 

Construction 

contractor 

DPH;  

County 

Planning 

E. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s) 

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction 

Applicant;  

Construction 

contractor 

DPH;  

County 

Planning 

Tribal Cultural 

Resources 

MM-4.18-1. Tribal Cultural Resources. During 

subsequent project-level environmental review, the 

County shall obtain a Native American Heritage 

Commission (NAHC) Sacred Land Files Search, as 

appropriate, and comply with all applicable 

requirements of AB 52. Pursuant to AB 52, the 

County shall provide formal notification of the 

project to designated contact of each traditionally 

and culturally affiliated California Native American 

tribe that has requested notice. The County shall 

begin the consultation process within 30 days after 

A. Determine 

potential project 

impacts to tribal 

cultural 

resources, 

conduct NAHC 

Sacred Land Files 

Search and 

comply with  

applicable AB 52 

requirements  

During 

subsequent 

project-level 

environmental 

review 

County 

Planning 

County 

Planning 
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Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

receiving a tribe’s request for consultation. The 

County shall consider all relevant information 

available for the property to identify potential tribal 

cultural resources in the project area, evaluate the 

project’s potential impacts to tribal cultural 

resources, and mitigate those potential impacts.  

If project impacts to tribal cultural resources are 

determined to be potentially significant, the County 

shall require the project to incorporate appropriate 

measures to avoid or minimize impacts to tribal 

cultural resources, including but not limited to, the 

measures recommended in Public Resources Code 

Section 21084.3, tribal monitoring, or other 

alternative measures identified in consultation with 

the California Native American tribe.  

If an archaeological resource that is Native 

American in origin is identified in the preparation of 

a Phase I Archaeological Report (see MM-4.5-2) or 

Native American archaeological resources are 

encountered during construction, the County shall 

consult and coordinate with the California Native 

American Tribal representatives who are 

traditionally or culturally affiliated with the 

geographic area of the development project to 

evaluate and mitigate impacts in accordance with 

the requirements set forth in MM-4.5-2. 

B. Determine which 

project-specific 

measures are 

feasible/required 

and incorporate 

into project 

conditions of 

approval, as 

applicable 

During 

subsequent 

project-level 

environmental 

review 

Applicant;  

County 

Planning 

County 

Planning 

C. Incorporate 

required project-

specific 

measures into 

appropriate 

construction -

related plans 

Prior to 

issuance of a 

grading permit, 

building permit, 

and/or 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning 

D. Implement 

required project-

specific 

measure(s) 

During 

construction  

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 

E. Provide 

appropriate 

documentation 

verifying 

compliance with 

required project-

specific 

measure(s)  

Prior to 

issuance of 

grading and/or 

building permit; 

during 

construction; 

prior to 

issuance of 

Certificate of 

Occupancy 

Applicant;  

Construction 

contractor 

County 

Planning;  

Public Works 
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Factor Mitigation Action Required 

When 

Monitoring to 

Occur 

Responsible 

Agency or 

Party 

Monitoring 

Agency or 

Party 

Mitigation 

Compliance 

Project applicants shall be responsible for 

complying with all Project mitigation measures 

throughout the lifetime of the Project. As a means 

of ensuring compliance of the above mitigation 

measures, Project applicants and subsequent 

owner(s) are responsible for submitting an annual 

mitigation compliance report to the Los Angeles 

County Department of Regional Planning for review. 

Project applicants shall provide a copy of all 

applicable mitigation measures and associated 

agency clearances. Project applicants shall 

replenish the mitigation monitoring account as 

necessary until such time as all mitigation 

measures have been implemented and completed. 

A. Establish a 

mitigation 

monitoring 

account and 

deposit 

applicable fees 

Prior to 

issuance of 

grading or 

building permit, 

whichever 

occurs first 

Applicant County 

Planning 

B. Provide a copy of 

applicable 

mitigation 

measures and 

clearances 

At the time of 

request of any 

future approvals 

and/or permits 

Applicant County 

Planning 

C. Submit an annual 

mitigation 

compliance 

report 

Annually until all 

mitigation 

measures have 

been 

implemented 

and completed 

Applicant County 

Planning 

D. Replenish 

mitigation 

monitoring 

account, as 

required 

During 

mitigation 

monitoring 

Applicant County 

Planning 

Notes: 

“Construction-related plans” refers to demolition plans, building plans, grading plans, and/or architectural design plans, as appropriate for individual projects in accordance with 

County requirements.
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4.1 List of Acronyms 

Acronym/Abbreviation Definition 

ACU Accessory Commercial Units 

ARWP Archaeological Resources Work Plan 

ASTM American Society for Testing Materials 

BACT Best Available Control Technology 

CalEPA California Environmental Protection Agency 

CARB California Air Resources Board 

CFR Code of Federal Regulations 

County Planning Los Angeles County Department of Regional Planning 

CRHR California Register of Historic Resources 

DPH Los Angeles County Department of Public Health  

DPR California Department of Parks and Recreation 

DTSC Department of Toxic Substances Control 

ESA Environmental Site Assessment 

EV Electric vehicle 

FTA Federal Transit Administration 

GIS Geographic information system 

HABS Historic American Building Survey 

HAER Historic American Engineering Record 

HALS Historic American Landscape Survey 

HVAC Heating and ventilation system 

HRA Historic Resources Assessment 

Hz Hertz 

LACC Los Angeles County Code 

LACFD Los Angeles County Fire Department 

MMRP Mitigation Monitoring and Reporting Program 

MPH Miles-per hour 

NAHC Native American Heritage Commission 

NHMLA Natural History Museum of Los Angeles County 

NRHP National Register of Historic Places 

NOx Oxides of nitrogen 

PRRP Paleontological Resources Recovery Plan 

Public Works Los Angeles County Department of Public Works 

RECs Recognized environmental conditions 

RMS Root mean square 

RWQCB Regional Water Quality Control Board 

SCAQMD South Coast Air Quality Management District 

SCCIC South Central Coastal Information Center 

SOI Secretary of Interior  

SVP Society of Vertebrate Paleontology 

USEPA U.S. Environmental Protection Agency 

VOC Volatile organic compound 
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