In compliance with the Americans with Disabilities Act (ADA), if special assistance is needed to participate in the meeting, please
contact the City Clerk’s Office at (310) 618-2780. Notification given 48 hours prior to the meeting will enable the City Clerk’s Office to
make reasonable arrangements to ensure accessibility to the meeting. [28CFR35.102-35.104 ADA Title I1]

The Planning Commission serves as an advisor to the City Council and conducts public hearings on matters related to land use
and development. Meetings are held monthly on the first and/or third Wednesday at 6:30pm. A limited number of meeting agenda
copies will be made available during the Planning Commission meeting. Minutes are available after they are approved by the Planning
Commission. Questions may be directed to the Planning Division at (310) 618-5990.

Members of the public may provide comments related to any items on the meeting agenda. Oral comments are limited to two
minutes per speaker for items on the agenda and limited to one minute per speaker for items not on the agenda. Everyone interested
in speaking on an agenda item will be heard at the meeting. Speakers are asked to come forward to the podium, speak clearly, and
provide their name and address for the record. Meetings are audio recorded. Language translation services are not available. If
presenting handout material to the Planning Commission, please submit 15 color copies no later than 5:00pm on Tuesday the day
before the meeting.

Written comments may be submitted via email to PlanningCommission@TorranceCA.Gov. Comments must include in the
subject line “Public Comment” and the record number and project address. Comments must be pertinent to the agenda item and
must not include personal remarks. All personal signatures, personal addresses, personal telephone numbers and personal email
addresses must be omitted or will be redacted. Repetitive comments and/or duplicate copies of petitions and flyers are neither
necessary nor helpful.

Comments that are submitted no later than 5:00pm on Tuesday, the day before the Planning Commission meeting will be included
as a supplemental agenda item and will be posted on the City of Torrance webpage. A copy of the supplemental agenda item will be
available at the back of the meeting room. Comments that are submitted in writing after 5:00pm on Tuesday, the day before the
Planning Commission meeting will be filed with the public record.

TORRANCE PLANNING COMMISSION AGENDA
MAY 21, 2025
REGULAR MEETING
6:30 P.M. IN THE LeROY J. JACKSON COUNCIL CHAMBER
AT 3031 TORRANCE BLVD.

PLANNING COMMISSION MAY TAKE ACTION ON ANY ITEM
LISTED ON THE AGENDA

1. CALL MEETING TO ORDER

ROLL CALL: Commissioners Anunson, Borgialli, Obejas, Riggs, Turner, Yeh, and Chair
Kartsonis

2. FLAG SALUTE: Commissioner Anunson

3.  REPORT OF STAFF ON THE POSTING OF THE AGENDA
The agenda was posted on the Public Notice Board at 3031 Torrance Boulevard and on
the City of Torrance webpage on Thursday, May 15, 2025.

4. ANNOUNCEMENT OF WITHDRAWN, POSTPONED, AND/OR SUPPLEMENTAL ITEMS

5.  ORAL COMMUNICATIONS

This portion of the meeting is limited up to a 15-minute period and is reserved for public
comments on items listed on the Consent Calendar or that are not listed on the agenda.
Under the Ralph M. Brown Act, the Planning Commission cannot act on items raised during
public comment but may respond briefly to statements made or questions posed; request
clarification; or refer the item to staff. Those members of the public wishing to speak are
asked to come forward to the microphone and state their name for the record. All speakers
are limited to 1 minute per speaker. If presenting handout material to Commission, please
provide 15 color copies to staff before speaking.
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6A.

9.

CONSENT CALENDAR

Items listed under the Consent Calendar are considered routine and will be enacted by one
motion and one vote. There will be no separate discussion of these items. If discussion is
desired, that item will be removed by a Commissioner from the Consent Calendar and
considered separately.

Approval of Minutes: April 2, 2025

ADMINISTRATIVE MATTERS

HEARINGS

8A.

8B.

8C.

Community Development — Conduct a Public Hearing to Consider Approval of
MOD23-00010: JWG CONSULTING (SAUNDERS PROPERTY COMPANY)
Recommendation of the Community Development Director that Planning
Commission conduct a public hearing for consideration of a Modification to a
previously approved Division of Lot (DIV14-00006) to amend an open space
easement (Note A) for purposes related to solar panels and associated equipment
and perimeter fencing, on property located within the Hillside Overlay in the Open
Area — Planting — Parking District (P-1) Zone at 2550 Pacific Coast Highway. If
approved, the project is Categorically Exempt from the California Environmental
Quiality Act (CEQA) per Guidelines Section 15332 — In-Fill Development Projects. If
denied, the project is Statutorily Exempt from CEQA per Guidelines Section 15270 —
Projects Which Are Disapproved. (Res. No. 23-079)

Community Development — Conduct a Public Hearing to Consider Approval of
VAR24-00001: ROBERT OSBORN (KBSS MANAGEMENT, LLC)
Recommendation of the Community Development Director that Planning
Commission conduct a public hearing for consideration of a Variance (VAR24-00001)
to convert an existing two-unit multifamily residence back to its original development
as a four-unit multifamily residence, on property located within the Torrance Tract
Overlay and Housing Corridor Overlay in the Limited Multiple Family Residential
District (R-3) Zone at 1810 Cabrillo Avenue. This project is Categorically Exempt
from the California Environmental Quality Act (CEQA) per Guidelines Section 15303
— Conversion of Small Structures.

Community Development — Conduct a Public Hearing to Consider Approval of
PRE25-00001: LANE DESIGN (KEVIN AND KELLI REA)

Recommendation of the Community Development Director that Planning
Commission conduct a public hearing for approval of a Precise Plan of Development
(PRE25-00001) to allow the construction of a new two-story single-family residence,
on property located within the Hillside Overlay in the Single-Family Residential District
(R-1) Zone at 5430 Linda Drive. This project is Categorically Exempt from the
California Environmental Quality Act (CEQA) per Guidelines Section 15303 — New
Construction. (Res. No. 25-037)

RESOLUTIONS

10. COMMISSION ORAL COMMUNICATIONS
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11. ADJOURNMENT
Adjournment of Planning Commission meeting to Wednesday, June 4, 2025, at 6:30 p.m.
in the LeRoy J. Jackson Council Chamber.
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April 2, 2025

MINUTES OF A REGULAR MEETING OF THE
TORRANCE PLANNING COMMISSION AGENDA

1. CALL MEETING TO ORDER

The Torrance Planning Commission convened in a regular session at 6:31 p.m. on
Wednesday, April 2, 2025, in the LeRoy J. Jackson Council Chambers.

ROLL CALL

Present: Commissioners Anunson, Borgialli, Obejas, Riggs, Turner, Yeh,
and Chair Kartsonis.

Absent: None.

Also Present: Planning Manager Robert Garcia, Planning-Assistant Dominique

Allen, Planning Assistant Austin Lujan, Plans Associate Kevin Joe,
Planning Manager Oscar Martinez, Senior Planner Leo Oorts, Fire
Chris Rhodes, Deputy City ~Attorney Jennifer Guerrero, and
Community Development Director Michelle Ramirez.

2. FLAG SALUTE
Commissioner Turner led the Pledge of Allegiance.

3. REPORT OF THE COMMUNITY DEVELOPMENT STAFF ON THE POSTING OF THE
AGENDA
Planning Manager Garcia stated that the agenda was posted on the Public Notice Board
at 3031 Torrance Boulevard and on the City's Website on Friday, March 28, 2025.

4. ANNOUNCEMENT OF WITHDRAWN, DEFERRED, AND/OR SUPPLEMENTAL ITEMS

Planning Manager Garcia reported Supplemental Items for 8B in which a continuance to
a date certain of April 16, 2025 was requested, and 8C in which an indefinite continuance was
requested.

MOTION: Commissioner Anunson moved to continue Item 8B to a date certain of April 16,
2025, and Item 8C to a'date uncertain. Commissioner Turner seconded the motion; a roll call vote
reflected 7-0.approval.

5. ORAL COMMUNICATIONS
A member of the public spoke.

6. CONSENT CALENDAR
6A. v APPROVAL OF MINUTES: FEBRUARY 19, 2025 AND MARCH 5, 2025

MOTION: Commissioner Yeh moved to approve the minutes of February 19, 2025 and
March 5, 2025, with the amendment to the March 5, 2025 minutes. Commissioner Turner
seconded the motion; a roll call vote reflected 7-0 approval.

Brittney Jenkins Planning Commission
Recording Secretary April 2, 2025



7. ADMINISTRATIVE MATTERS

7A. COMMUNITY DEVELOPMENT - CONDUCT A WORKSHOP/STUDY SESSION
REGARDING GPA25-00001: CITY OF TORRANCE (LAND USE ELEMENT AND
SAFETY ELEMENT UPDATE)

Recommendation of the Community Development Director that Planning Commission
conduct a workshop/study session and receive an update on the Land Use Element and
Safety Element Update and Environmental Justice goals and policies. This phase of the
project is Categorically Exempt from the CEQA pursuant to CEQA Guidelines Section
15306 — Information Collection.

Planning Associate Kevin Joe presented Item 7A, introducing RRM Design Group
Principal Diane Bathgate and RRM Design Group Principal Planner Elizabeth Ocampo-Vivero.

RRM Design Group Principal Bathgate and RRM Design Group._ Principal Planner
Ocampo-Vivero provided a PowerPoint presentation regarding updates on the'Land Use Element
and Safety Element Study with Environmental Justice policies and-provided an update on
community engagement and progress to-date.

In response to Commission Yeh that additional language regarding Land Use Element
and Safety Element informational items be made available for the public, Community
Development Director Ramirez stated that she will reach.out to the City Attorney’s Office
regarding the request.

Charles Deemer inquired on the passing of Senate Bill 1000 (SB1000) and how the policy
plans to incorporate the South Coast Air Quality"Management District that makes decisions on
pollution and air quality issues. RRM Design Group Principal Planner Ocampo-Vivero replied that
SB1000 was signed into law in 2016 and that the General Plan policies establish the vision and
the direction of the City that will provide guidance for future items.

Community Development Director Ramirez encouraged all to take part of the public Land
Use Element and Safety Element survey.

8. HEARINGS

8A. COMMUNITY DEVELOPMENT — CONDUCT A PUBLIC HEARING TO CONSIDER
APPROVAL OF " DIV23-00006: CARRIE HOSHINO, DRA ARCHITECTS (T.l.
COMMERCE CENTER, LLC)

Recommendation of the Community Development Director that Planning Commission
conduct‘a public hearing for approval of a Division of Lot to allow a lot line adjustment
between two lots, on property located in the M-1/P-1 Zone at 2055 190th Street (APN
4090-024-013). This project is Categorically Exempt from CEQA per Guidelines Section
15315= Minor Land Divisions. (Res. No. 25-025)

Planning Assistant Lujan presented Item 8A.
John Lee spoke on the project, a routine Division of Lot to identify a hydrogen station.
No members of the public spoke.

Chair Kartsonis disclosed that he is familiar with the property, that he has an acquaintance
with Mr. Lee, and that there is no financial relationship that called for a recusal; He noted that his
decisions will be based on evidence presented and personal observations.

Commissioner Riggs disclosed that he has an acquaintance with Mr. Lee, that there is no
financial relationship that called for a recusal, and that decisions will be based on evidence
presented.
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MOTION: Commissioner Yeh moved to close the public hearing. Commissioner Obejas

seconded the motion; a roll call vote reflected 7-0 approval.

MOTION: Commissioner Obejas moved to approve DIV23-00006. Commissioner Turner

seconded the motion; a roll call vote reflected 7-0 approval.

RESOLUTION: Planning Assistant Lujan read the title of Resolution 25-025, a Resolution

of the Planning Commission of the City of Torrance, California, approving a Division of Lot as
provided for in Division 9, Chapter 2, Article 29 of the Torrance Municipal Code to allow a lot line
adjustment between two lots, on property located in The M-1/P-1 Zone At 2055 190" Street.

MOTION: Commissioner Obejas moved to approve Resolution Number25-025.

Commissioner Yeh seconded the motion; a roll call vote reflected 7-0 approval.

8B.

8C.

9.

10.

COMMUNITY DEVELOPMENT — CONDUCT A PUBLIC HEARING. TO CONSIDER
APPROVAL OF MOD23-00010, MHE23-00050: JWG CONSULTING (SAUNDERS
PROPERTY COMPANY)

Recommendation of the Community Development Director-that Planning Commission
conduct a public hearing and consider approval of a Modification to previously approved
Division of Lot (DIV14-00006) to amend an open space easement (Note A), in conjunction
with a Minor Hillside Exemption to allow ground-mounted solar panels and associated
equipment, on property located within the Hillside Overlay in the P-1 Zone at 2550 Pacific
Coast Highway. This project is Categorically Exempt from the California Environmental
Quiality Act (CEQA) per Guidelines Section 15303 — New Construction and Section 15332
— In-Fill Development. (Res. Nos. 23-079, 23-080)

Item 8B continued to a date certain of April 16, 2025.

COMMUNITY DEVELOPMENT — CONDUCT A PUBLIC HEARING TO CONSIDER
APPROVAL OF CUP20-01003, DIV20-01002, EAS20-01001: COMSTOCK
DEVELOPMENT (ST PAUL PROPERTIES INC)

Recommendation of the Community Development Director that Planning Commission
conduct a public hearing. for consideration of an Environmental Assessment for the
adoption of a Mitigated Negative Declaration, and approval of a Conditional Use Permit to
allow the construction-of-a light industrial warehouse building, in conjunction with a
Division of Lot to consolidate three existing parcels into one parcel, on property located in
the M-2 Zone-at 2555 W. 190th Street (APNs 4090-021-032, 4090-021-033, 4090-021-
034), referred.toas the 2555 W. 190™ Street Industrial Warehouse Project. (Res. Nos. 25-
026, 25-027, 25-028)

Item 8C continued to a date uncertain.

RESOLUTIONS - None.

COMMISSION ORAL COMMUNICATIONS
Commissioner Borgialli stated that he will be absent for the April 16, 2025 Commission

meeting.

Chair Kartsonis stated that he will be absent for the April 16, 2025 Commission meeting.
Commissioner Yeh spoke.

Brittney Jenkins Planning Commission
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11. ADJOURNMENT

MOTION: At 7:32 p.m., Commissioner Obejas moved to adjourn the meeting to
Wednesday, April 16, 2025, at 6:30 p.m. in the Council Chambers. Commissioner Yeh seconded
the motion; a roll call vote reflected 7-0 approval.

Brittney Jenkins Planning Commission
Recording Secretary April 2, 2025



AGENDA ITEM NO. 8A

DATE: May 21, 2025
TO: Planning Commission
FROM: Leo Oorts, Senior Planner

SUBJECT: 2550 Pacific Coast Highway
Modification (MOD23-00010)

Consideration of Modification (MOD23-00010) for previously approved Division of Lot
(DIV14-00006) to amend an open space easement (Note A) for purposes related to solar
panels and associated equipment and perimeter fencing, on property located within the
Hillside Overlay in the Open Area — Planting — Parking District (P-1) Zone at 2550 Pacific
Coast Highway.

RECOMMENDATION

Recommendation of the Community Development Director that Planning Commission conduct a public
hearing and consider adoption of Resolution No. 23-079 for the denial of MOD23-00010 for previously
approved DIV14-00006 to amend an open space easement (Note A) for purposes related to solar panels
and associated equipment and perimeter fencing, on property located within the Hillside Overlay in the
P-1 Zone at 2550 Pacific Coast Highway, and determine a Statutory Exemption for denial of the project
in accordance with Guidelines for Implementation of the California Environmental Quality Act (CEQA);
Article 18, Section 15270 (Projects Which Are Disapproved).

EXECUTIVE SUMMARY

The project applicant, JWG Consulting (Saunders Property Company), requests approval by the Planning
Commission to modify previously approved DIV14-00006 to amend an open space easement for
purposes related to ground-mounted solar panels and associated equipment and perimeter fencing on
property located within the Hillside Overlay in the P-1 Zone at 2550 Pacific Coast Highway.

The development standards of the Torrance Municipal Code (TMC) are applicable to the project, and
therefore require discretionary review and approval of the following entitlement:

¢ Modification (MOD23-00010) to amend a previously approved Division of Lot (DIV14-00006).

Staff has reviewed the project and determined the proposed MOD23-00010 to the previously approved
DIV14-00006 would conflict with the intent of the open space easement and is deemed not consistent
with the Public/Quasi-Public/Open Space (PUB) land use designation and policies to preserve, protect,
and maintain open space. Therefore, staff recommends denial of the project. The balance of this report
provides an overview of the project.

DISCUSSION

Application Background

In 2023, a development application was filed by JWG Consulting (Saunders Property Company) for
MOD23-00010 of previously approved DIV14-00006 to amend an open space easement in conjunction
with the construction of ground-mounted solar panels and associated equipment and perimeter fencing
on the project site. At that time of application filing the TMC did not contain a permitting process nor
development standards for roof-top and ground-mounted solar energy systems (solar panels). In order
to proceed with the application, staff recognized there was a need to codify provisions for solar energy
systems. In February 2025, the City Council adopted amendments to the TMC via Ordinance No. 3944



that established an administrative permitting process and development standards for solar energy
systems (Attachment 5). Subsequently, the applicant submitted a conceptual plan intended for reference
only that illustrates ground-mounted panels on the project site (Attachment 9). Upon review staff
determined the conceptual plan for ground-mounted panels would comply with the development
standards for solar energy systems and would be subject to a separate administrative permitting process.
Additionally, staff determined that such installation would not be subject to the planning and design
provisions of the Hillside Overlay and not require the approval of a Minor Hillside Exemption permit or
other form of discretionary review. As a matter of State law, the permitting process for solar energy
systems is limited to those standards and regulations necessary to ensure that such installation will not
have a specific, adverse impact upon public health or safety. A “specific, adverse impact” means a
significant, quantifiable, direct, and unavoidable impact, based on objective, identified, and written public
health or safety standards, policies, or conditions as they existed on the date the application was deemed
complete. In contrast, the planning and design provisions of the Hillside Overlay involve subjective
criteria that require interpretation, such as considerations for neighborhood compatibility and view
impacts. To that end, the provisions of the Hillside Overlay have the potential to create an unreasonable
barrier and therefore cannot be applied to evaluate the proposed modification nor to review the
conceptual plan. Therefore, the project description has been revised to focus solely on the proposed
amendment to the open space easement.

Environmental Determination
The denial of a project is deemed Statutorily Exempt per CEQA Guidelines; Article 18, Section 15270
(Projects Which Are Disapproved).

General Plan Land Use Designation

The project site has a General Plan land use designation of PUB, which provides for open space, land
owned by public agencies and jurisdictions, and land owned by private entities for uses which serve the
community, such as utilities. A policy objective of the PUB land use designation is to preserve, protect,
and maintain open space, parks, and recreation facilities as desirable land uses, recognizing that such
uses contribute to the high quality of life in Torrance (Land Use Policy 9.1, Attachment 6). The PUB land
use designation is implemented by the P-1 Zone and the Public Use District (P-U) Zone.

Zoning Designation

The project site has a zoning designation of P-1 Zone and Hillside Overlay, which allow landscaping,
parks and recreation, and the development of parking lots subject to discretionary approval. In
accordance with the TMC, ground-mounted solar panels and associated equipment are allowed in the P-
1 Zone as well as the Hillside Overlay subject to an administrative permitting process and provided that
such installation complies with the setback requirements and the height limits of the zone as well as local
regulations for public health and safety.

Adjacent Land Uses and Zoning Designations

The project site is located on undeveloped land at the southern portion of the Skyline Mobile Home Park
and bounded by different land uses that are consistent with various zoning designations (Attachment 2).
To the north are mobile homes, to the east are single family residences and a golf course located within
the City of Rolling Hills Estates, to the south is Alta Loma Park, and to the west are single family
residences.

NORTH: R1-PP Hillside Overlay Mobile Homes (Skyline Mobile Home Park)

SOUTH: PU Hillside Overlay Public Park (Alta Loma Park)

EAST: Single Family Residences (City of Rolling Hills Estates)
WEST: R-1 Hillside Overlay Single Family Residences



Existing Site Improvements and Natural Features

The project site is located on undeveloped land at the southern portion of the Skyline Mobile Home Park,
atop a slope and north of Alta Loma Park (public park). The project site is irregular shaped and measures
approximately 3.99 acres, in which approximately 1.5 acres would be developed with ground-mounted
solar panels and associated equipment including perimeter fencing. The project site contains seasonal
grasses and native shrubs and features a gentle slope from southwest to northeast, followed by a steep
slope and canyon (Dead Horse Canyon) that descend approximately 70’ to the mobile home park situated
below. Scenic views of the Los Angeles basin and surrounding mountains are observed from the project
site due to its elevation and topography. No candidate, sensitive or special status species are known to
occupy the project site as per the Community Resources Element of the General Plan. Aerial imagery
dating to 1965 shows the project site has historically remained undeveloped (Attachment 3). Access to
the project site is solely through a secured gate at Alta Loma Park via Delos Drive, with no direct internal
access to the mobile home park.

Staff notes the project site is recognized as a portion of the mobile home park, albeit undeveloped, and
is subject to the jurisdiction of the California Department of Housing and Community Development (HCD)
for the issuance of building permits, health and safety, property maintenance, among other regulations.

Division of Lot (DIV14-00006)

In 2014, the Planning Commission approved a DIV14-00006 to allow a consolidation of multiple parcels
into one parcel for the Skyline Mobile Home Park (Attachment 4). The consolidation resulted in one
parcel measuring 36.81 acres and included the placement of an open space easement on 3.99 acres of
undeveloped land at the southern portion of the mobile home park, north of Alta Loma Park. The open
space easement was required by the City of Torrance in relation to the Chandler/Rolling Hills Country
Club Project, which had proposed to preserve the southern portion of the mobile home park as natural
land and that involved a land swap between the City of Torrance and the City of Rolling Hills Estates
(Attachment 7). The open space easement was recorded without specified terms, such as timespan and
classification of open space, however, based on the project description for the Chandler/Rolling Hills
Country Club Project it is generally understood that such easement remains in perpetuity and serves as
a restriction, through limitation of future use, to preserve the historical, natural, and scenic character of
the undeveloped land in accordance with the P-1 Zone and the PUB land use designation. Additionally,
placement of the open space easement may have served to protect people and private property from
potential natural hazards caused by the steep slope and canyon.

Modification to Parcel Map No. 72793

The project involves a modification to the open space easement, identified as Note A on Parcel Map No.
72793, by adding language that would allow the use of solar panels and associated equipment including
the installation of perimeter fencing (Attachment 8). Approval of the modification would confer the right
for the applicant to proceed with a subsequent administrative permit application filing for the installation
of ground-mounted solar panels and followed by review from HCD for the issuance of building permits.

As mentioned, although the open space easement was recorded without specified terms, based on the
project description for the Chandler/Rolling Hills Country Club Project it is generally understood that such
easement remains in perpetuity to preserve the historical, natural, and scenic character of the
undeveloped land in accordance with the P-1 Zone and the PUB land use designation. Additionally,
placement of the open space easement may have served to protect people and private property from
potential natural hazards caused by the steep slope and canyon. In the judgment of staff, the proposed
modification conflicts with the intent of the open space easement and is deemed not consistent with the
PUB land use designation and policies to preserve, protect, and maintain open space.

Ground-Mounted Solar Panels

As noted earlier in the report, the applicant submitted a conceptual plan intended for reference only that
illustrates ground-mounted panels on the project site (Attachment 9). The solar panels are situated within
an irregular shaped area that measures approximately 1.5 acres, atop the slope and north of Alta Loma
Park. The solar energy system contains 712 panels that are angled toward the south and positioned



east to west across 12 parallel rows and provide a 10’ setback to the nearest property line. The design
features a low height ground-mounted installation with the topmost portion of the solar panels extending
2’ 4” above the ground surface, and a new chain link fence measuring 2’ 6” in height along the site
perimeter atop the slope. According to the applicant, other installations for associated equipment and
conduit would be located down slope near the mobile homes.

Staff notes the conceptual plan does not identify the location of associated equipment located near the
mobile homes nor access to the project site from Alta Loma Park. Additionally, the conceptual plan does
not identify any changes to grade elevation that may result from site preparation activities for the
installation of ground-mounted solar panels.

Hillside Overlay

As noted earlier in the report, the planning and design provisions of the Hillside Overlay cannot be applied
to evaluate the project. As a matter of State law, the permitting process for solar energy systems is
limited to those standards and regulations necessary to ensure that such installation will not have a
specific, adverse impact upon public health or safety. A “specific, adverse impact” means a significant,
quantifiable, direct, and unavoidable impact, based on objective, identified, and written public health or
safety standards, policies, or conditions as they existed on the date the application was deemed
complete. In contrast, the planning and design provisions of the Hillside Overlay involve subjective
criteria that require interpretation, such as considerations for neighborhood compatibility and view
impacts. To that end, the provisions of the Hillside Overlay have the potential to create an unreasonable
barrier and therefore cannot be applied to evaluate the proposed modification nor to review the
conceptual plan through an administrative permitting process. Therefore, the project description has
been revised to focus solely on the proposed amendment to the open space easement.

CONCLUSION

Staff has reviewed the project and determined the proposed modification to the previously approved
Division of Lot would conflict with the intent of the open space easement and is deemed not consistent
with the PUB land use designation and policies to preserve, protect, and maintain open space. Although
the open space easement was recorded without specified terms, such as timespan and classification of
open space, based on the project description for the Chandler/Rolling Hills Country Club Project it is
generally understood that such easement remains in perpetuity to preserve the historical, natural, and
scenic character of the undeveloped land in accordance with the P-1 Zone and the PUB land use
designation. Additionally, the open space easement may have served to protect people and private
property from potential natural hazards caused by the steep slope and canyon. For these reasons, staff
recommends denial of the project.

Staff notes correspondence related to the project that was previously submitted is attached to the staff
report (Attachment 10).

FINDINGS OF FACT

Staff has prepared draft findings for consideration by the Planning Commission that are listed in the
attached Resolution (Attachment 1).

PUBLIC NOTICE

In accordance with the TMC, notices of the public hearing were made no less than 10 calendar days
before the Planning Commission meeting. Notices were also posted at the project site and were mailed
on May 9, 2025, to the registered owner of properties located within a 500’ radius of the exterior
boundaries of the project site. Notices were also published in the local newspaper (The Daily Breeze)
and posted on the City of Torrance webpage.



RIGHT OF APPEAL

In accordance with Torrance Municipal Code Section 96.2.5, decisions made by the Planning
Commission may be appealed to the City Council within 15 calendar days of adoption of the Resolutions.
For more information, please contact the City Clerk’s Office by telephone at (310) 618-2870 or email at
CityClerk@TorranceCA.Gov.

PROJECT PLANS

The project plans and all related documents are readily available for public review at the Permit Center
(Planning Counter) located at City Hall, 3031 Torrance Boulevard, Torrance CA 90503, during normal
business hours open 8:00am to 5:00pm, Monday through Thursday, open alternate Fridays.
Appointments are available by contacting the Planning Division at (310) 618-5990.

ATTACHMENTS

1. Resolution No. 23-079

2. Location and Zoning Map

3. Aerial Imagery (April 15, 1965)

4. Resolution No. 14-057 (DIV14-00006)

5. Ordinance No. 3944

6. Excerpt from General Plan Land Use Element

7. Excerpt from Chandler/Rolling Hills Country Club Project Final Environmental Impact Report
8. Project Plan

9. Conceptual Plan

10. Correspondence
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PLANNING COMMISSION RESOLUTION NO. 23-079

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
TORRANCE, CALIFORNIA, AS PROVIDED FOR IN DIVISION 9,
CHAPTER 2, ARTICLE 28 AND DIVISION 9, CHAPTER 2, ARTICLE 29
OF THE TORRANCE MUNICIPAL CODE, FOR THE DENIAL OF A
MODIFICATION (MOD23-00010) OF A PREVIOUSLY APPROVED
DIVISION OF LOT (DIV14-00006), ON PROPERTY LOCATED WITHIN
THE HILLSIDE OVERLAY IN THE OPEN AREA — PLANTING -
PARKING DISTRICT (P-1) ZONE AT 2550 PACIFIC COAST HIGHWAY.

MOD23-00010: JWG CONSULTING (SAUNDERS PROPERTY COMPANY)

WHEREAS, the Planning Commission of the City of Torrance conducted a duly noticed public
hearing on May 21, 2025 to consider an application filed by JWG Consulting (Saunders Property
Company) for the consideration of MOD23-00010 for previously approved DIV14-00006 to amend an
open space easement (Note A) for purposes related to ground-mounted solar panels and associated
equipment and perimeter fencing, on property located within the Hillside Overlay in the P-1 Zone at
2550 Pacific Coast Highway; and

WHEREAS, due and legal publication of notice was given to owners of property in the vicinity thereof
and due and legal hearings have been held, all in accordance with the provisions of Division 9, Chapter
2, Article 28 and Division 9, Chapter 2, Article 29 of the Torrance Municipal Code; and

WHEREAS, the Planning Commission of the City of Torrance does hereby find and determine as
follows:

a) Thatthe project site is located on undeveloped land atop a slope and north of Alta Loma Park (public
park) at the southern portion of Skyline Mobile Home Park at 2550 Pacific Coast Highway;

b) That the project site is described as “BEING A SUBDIVISION OF PORTION OF LOTS 2 AND 4 OF
TRACT NO. 9765, AS PER MAP RECORDED IN BOOK 170, PAGES 10 THROUGH 12,
INCLUSIVE OF MAPS AND PORTION OF LOTS 140, 141, 142, 153, AND 154 OF TRACT NO. 15,
AS PER RECORDED IN BOOK 12, PAGE 189 OF MAPS” in the Office of the Los Angeles County
Recorder, State of California;

c) That the project, together with provisions for its design and improvement, is deemed not consistent
with the General Plan land use designation of Public/Quasi-Public/Open Space (PUB), which
provides for open space, land owned by public agencies and jurisdictions, and land owned by private
entities for uses which serve the community, such as utilities. In addition, the project is deemed not
consistent with Land Use Policy 9.1 to preserve, protect, and maintain open space, parks, and
recreation facilities as desirable land uses, recognizing that such uses contribute to the high quality
of life in Torrance;

d) That the site is not suitable for the project and may interfere with the orderly development of the City
as provided for in the Official Land Use Plan because the project is deemed not consistent with the
PUB land use designation and policies to preserve, protect, and maintain open space. In addition,
although the open space easement was recorded without specified terms, such as timespan and
classification of open space, based on the project description for the Chandler/Rolling Hills Country
Club Project it is generally understood that such easement remains in perpetuity to preserve the
historical, natural, and scenic character of the undeveloped land in accordance with the P-1 Zone
and the PUB land use designation. Additionally, placement of the open space easement may have
served to protect people and private property from potential natural hazards caused by the steep
slope and canyon;



e) That the denial of the project is deemed Statutorily Exempt per the Guidelines for Implementation
of the California Environmental Quality Act (CEQA); Article 18, Section 15270 (Projects Which Are
Disapproved); and

WHEREAS, the Planning Commission of the City of Torrance by the following roll call vote DENIED
MOD23-00010, as follows:

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONERS:
ABSTAIN: COMMISSIONERS:

NOW, THEREFORE, BE IT RESOLVED that MOD23-00010 filed by JWG Consulting (Saunders
Property Company) for the consideration of a Modification of a previously approved Division of Lot
(DIV14-00006) to amend an open space easement (Note A) for purposes related to ground-mounted
solar panels and associated equipment and perimeter fencing, on property located within the Hillside
Overlay in the P-1 Zone at 2550 Pacific Coast Highway, on file in the Community Development
Department of the City of Torrance, is hereby DENIED.

INTRODUCED and ADOPTED at the regular meeting of the Planning Commission of the City of
Torrance held on the 21st day of May 2025.

ATTEST:

Secretary, Torrance Planning Commission Chairman, Torrance Planning Commission



STATE OF CALIFORNIA )

COUNTY OF LOS ANGELES) ss

CITY OF TORRANCE )

I, ROBERT GARCIA, Secretary to the Planning Commission of the City of Torrance,
California, do hereby certify that the foregoing resolution was duly introduced and adopted by the
Planning Commission of the City of Torrance at a regular meeting of said Commission held on
the 21st day of May 2025, by the following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS:
COMMISSIONERS:
COMMISSIONERS:
COMMISSIONERS:

Secretary, Torrance Planning Commission
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PLANNING COMMISSION RESOLUTION NO. 14-057

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF TORRANCE, CALIFORNIA, APPROVING A
DIVISION OF LOT AS PROVIDED FOR IN DIVISION 9,
CHAPTER 2, ARTICLE 29 OF THE TORRANCE
MUNICIPAL CODE TO ALLOW A SINGLE LOT PARCEL
MAP ON PROPERTY LOCATED IN THE HILLSIDE
OVERLAY DISTRICT IN THE R1-PP/R-3/A-1 ZONE AT
2550 PACIFIC COAST HIGHWAY.

DIV14-00006: CHANDLER PROPERTIES LLC /BRI LLC / CHANDLER PERRIS LLC

WHEREAS, Minor alterations to land are categorically exempt by Guidelines for
Implementation of the California Environmental Quality Act; Section 15304; and

WHEREAS, the Planning Commission of the City of Torrance on October 15,
2014 considered an application for a Division of Lot filed by Chandler Properties LLC,
BRI LLC, and Chandler Perris LLC to allow a single lot parcel map on property located
in the Hillside Overlay Zone in the R1-PP/R-3/A1 Zone at 2550 Pacific Coast Highway;
and

WHEREAS, due and legal publication of notice was given to owners of property
in the vicinity thereof and due and legal hearings have been held, all in accordance with
the provisions of Division 9, Chapter 5, Article 1 of the Torrance Municipal Code; and

WHEREAS, the Planning Commission of the City of Torrance does hereby find
and determine as follows:

a) That property for which this Division of Lot is approved for is located at 2550 Pacific
Coast Highway;

b) That the property’'s Assessor Parcel Numbers are 7536-028-003, 7536-028-004,
7536-028-005, 7536-028-006, 7536-028-009, 7536-028-011 and portions of
Assessor Parcel Numbers 7536-028-007, 7536-028-010, 7536-028-012;

c) The proposed Division of Lot to allow for a single lot parcel map is permitted within
the R1-PP/R-3/A1 Zones, and substantially complies with all of the applicable
provisions of this Division as no new.construction is proposed;

d) That the proposed Division of Lot to allow for a single lot parcel map is consistent
with the City's General Plan designation of Low-Medium Density Residential;

e) That the proposed Division of lot will allow for a single lot parcel map will not
interfere with the orderly development of the City and will be compatible with the
surrounding properties;

f) That the proposed Division of Lot will consolidate several existing parcels into one
lot;

15



WHEREAS, the Planning Commission by the following roll call vote APPROVED
DIV14-00006, subject to conditions:

AYES:
NOES:
ABSENT:

ABSTAIN:

COMMISSIONERS:
COMMISSIONERS:
COMMISSIONERS:

COMMISSIONERS:

D’ANJOU; GIBSON; HERRING; SKOLL,
WATSON; CHAIRPERSON POLACARI

TSAO

NOW, THEREFORE, BE IT RESOLVED that DIV14-00006 filed by Chandler Properties
LLC, BRI LLC, and Chandler Perris LLC to allow a single lot parcel map on property
located in the Hillside Overlay Zone in the R1-PP/R-3/A1 Zone at 2550 Pacific Coast
Highway on file in the Community Development Department of the City of Torrance, is
hereby APPROVED subject to the following conditions:

1. That the industrial property shall be subject to all conditions imposed in DIV14-
00006 and any amendments thereto or modifications thereof as may be approved
from time to time pursuant to Section 92.28.1 et seq. of the Torrance Municipal
Code on file in the office of the Community Development Director of the City of
Torrance; and further, that the said use shall be established or constructed and shall
be maintained in conformance with such maps, plans, specifications, drawings,
applications or other documents presented by the applicant to the Community
Development Department and upon which the Planning Commission relied in
granting approval;

2. That if this Division of Lot is not used within two years after granting of the permit, it
shall expire and become null and void unless extended by the Community
Development Director for an additional period as provided for in Section 92.29.13;

Introduced, approved and adogted this 15t day of October, 2014.

ATTEST:

(Lo (el

Chairman, Torrance Planning Commission

Bp)~

Secretary, Torrance Planning Commission
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STATE OF CALIFORNIA )
COUNTY OF LOS ANGELES) ss
CITY OF TORRANCE )

I, GREGG LODAN, Secretary to the Planning Commission of the City of
Torrance, California, do hereby certify that the foregoing resolution was duly introduced,
approved, and adopted by the Planning Commission of the City of Torrance at a regular
meeting of said Commission held on the 15" day of October, 2014, by the following roll
call vote:

AYES: COMMISSIONERS: D’ANJOU; GIBSON; HERRING; SKOLL;
WATSON; CHAIRPERSON POLACARI
NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS: TSAO

i

Secretary, Torrance Planning Commission

ABSTAIN: COMMISSIONERS:
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ORDINANCE NO. 3944

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
TORRANCE, CALIFORNIA, AMENDING CHAPTER 2 OF
DIVISION 9 BY ADDING A NEW SECTION 92.2.12,
AMENDING CHAPTER 2 OF DIVISION 9 BY ADDING A
NEW SECTION 92.2.13, PERTAINING TO SOLAR ENERGY
SYSTEMS AND EXPEDITED PERMITTING PROCESS FOR
ELECTRIC VEHICLE SUPPLY EQUIPMENT (EVSE)
CITYWIDE

WHEREAS, the Torrance Municipal Code currently does not expressly permit ground mounted
solar energy systems in the City of Torrance; and

WHEREAS, the regulation solar energy systems will further the goals of the City of Torrance
General Plan Land Use Objectives to promote compatible land use patterns and high quality,
attractive, residential neighborhoods; and

WHEREAS, solar energy systems further the goals of the City of Torrance Strategic Plan as
Torrance is committed to increasing the adoption of solar energy systems within the City; and
WHEREAS, on October 8, 2015, the State of California adopted Assembly Bill 1236 (AB 1236),
which requires local agencies to adopt an ordinance that creates an expedited, streamlined
permitting process for electric vehicle charging stations; and

WHEREAS, an expedited, streamlined permitting process for electric vehicle charging stations
facilitates infrastructure for charging of electric vehicles and supports the City’s carbon reduction
goals;

WHEREAS, an expedited, streamlined permitting process for electric vehicle charging stations
supports the State’s (or City’s) carbon reduction goals by fast-tracking charging infrastructure
installations that the public needs to observe physically in place to motivate further investment in
EVs; and

WHEREAS, prior to the adoption of this Ordinance, the City of Torrance processed electrical
vehicle charging station permits pursuant to procedures implemented by the Community
Development Department; and

WHEREAS, the City Council of the city of Torrance has held publicly advertised hearings on the
matter; and

THE CITY COUNCIL OF THE CITY OF TORRANCE DOES HEAREBY ORDAIN AS FOLLOWS:
SECTION 1

That Section 92.2.12 of Chapter 2 of Division 9 is added to the Torrance Municipal Code to read
in its entirety as follows:
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“SECTION 92.2.12 SOLAR ENERGY SYSTEMS

a)

PURPOSE
1) The purpose of the solar energy system standards is to encourage investment in solar

energy systems on all parcels in the City, both residential and nonresidential, while providing
guidelines for the installation of those systems that are consistent with the architectural and
building standards of the City. All solar energy systems shall comply with all applicable provisions
of the City of Torrance Codes and the standards of this chapter.

b)

DEFINITIONS

1) "Solar energy system" has the same meaning as set forth in paragraphs (1) and (2) of
subdivision (a) of Section 801.5 of the California Civil Code.

2) Roof-mounted solar energy system. A solar energy system that is structurally mounted
to the roof of a structure.

3) Ground-mounted Energy Systems. A solar energy system that is structurally mounted
to the ground and is not roof mounted. A solar carport or canopy shall be considered
a ground-mounted solar energy system.

STANDARDS FOR ROOF-MOUNTED SOLAR ENERGY COLLECTORS

Roof-mounted solar energy collectors shall be installed and maintained in accordance with
the following requirements:

1) Roof-mounted solar energy collectors shall comply with the height and setback
requirements in the zoning district where such property is located.

2) All solar energy system appurtenances such as, but not limited to, plumbing, water
tanks, and support equipment shall be screened to the maximum extent possible
without compromising the effectiveness of the solar collectors and shall be painted a
color similar to the color of the surface upon which they are mounted. If panels are
used as screening, they shall contain a finish and color consistent with the building's
exterior walls. Solar collectors are exempt from the screening and color provisions of
this subsection; solar inverter boxes and A/C disconnect boxes are exempt from the
color provision of this subsection.

STANDARDS FOR GROUND-MOUNTED SOLAR ENERGY COLLECTORS

Ground-mounted solar energy collectors shall be installed and maintained in accordance
with the following requirements:

1) Location. Ground-mounted solar energy collectors are permitted in all zoning districts,
provided that such installation is in compliance with any setback requirements in the
zoning district where such property is located.

2) Height. The maximum height of a ground-mounted solar energy collector system shall
comply with the height requirements in the zoning district where such property is
located.

3) Parking. Solar carports and canopy energy systems shall not result in a net loss of any
required parking.
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e) PERMITTING

1) Roof-Mounted Energy Systems. Roof-Mounted energy systems that comply with the
height and setback requirements of the zoning district where such property is located
shall be reviewed and approved through the City’s Building Permit process.

2) Ground — Mounted Energy Systems. Ground mounted systems less than three feet
above grade shall be permitted by the of the Community Development Director through
the Administrative Planning Permit approval process. Ground mounted energy
systems exceeding three feet in height shall be reviewed and approved based on the
standards of the zoning district where such property is located.

f) EXCEPTION

Notwithstanding anything set forth herein, the regulations set forth in this article shall not
preclude the establishment of solar energy systems proposed in accordance with state or
federal law.”

SECTION 2

That Section 92.2.13 of Chapter 2 of Division 9 is added to the Torrance Municipal Code to read
in its entirety as follows:

“SECTION 92.2.13 EXPEDITED PERMITTING PROCESS FOR ELECTRIC VEHICLE
CHARGING EQUIPMENT

a) Purpose

The intent and purpose of this article is to adopt an expedited, streamlined permitting process for
electric vehicle charging stations that complies with Government Code Section 6580.71, to
achieve timely and cost-effective installations. This article is designed to encourage the use of
electric vehicles by removing what the State Legislature considers to be unreasonable barriers,
thus minimizing costs to property owners and the city, and expanding the ability of property owners
to install electric vehicle charging systems and electric vehicle charging spaces. This article allows
the City to achieve these goals while protecting the public health and safety.

b) Definitions.

For purposes of this chapter, the following words and phrases shall have the following meanings:
1) Approved, Deemed, (for the purposes of this Article) means the Building and Safety
Division determined each item within the application contained all requested and relevant
information pursuant to the review procedures set forth in this Article and the application

is prepared for permit issuance.

2) Complete, Deemed, (for the purposes of this Article) means an applicant has submitted
ali items listed on the Application Checklist used upon the date the application is received,
including all required plans and full payment of all required fees, and the Building and
Safety Division has determined each item contains all requested and relevant information
pursuant to the review procedures set forth in this Article. The specific review period begins
with either the initial or each resubmission of an application.

3) "Electric vehicle charging station” or “charging station" means any level of electric vehicle
supply equipment station that is designed and built in compliance with Article 625 of the
California Electrical Code, as it reads on the effective date of this article and delivers
electricity from a source outside an electric vehicle into a plug-in electric vehicle.
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5)

6)

7)

8)

Level 1 (L1) equipment provides charging through a 120-volt (V) alternating current
(AC) plug, is standard on vehicles, can be portable and does not require the
installation of charging equipment. L1 charging generally takes eight (8) to 12
hours to completely charge a fully depleted battery. L1 charging is typically used
in residential settings.

Level 2 (L2) equipment provides charging through a 240-V AC plug and requires
installation of charging equipment. L2 charging equipment is compatible with all
electric vehicles and plug-in electric hybrid vehicles. L2 charging generally takes
four (4) to six (6) hours to completely charge a fully depleted battery. L2 charging
is commonly found in residential settings, parking areas, places of employment
and commercial settings.

lll.  Level 3 (L3) or direct current fast charging (DCFC) equipment is not compatible
with all vehicles, and the charge itself is not accepted by all vehicles. L3 charging
can provide half-a-charge in approximately 20 minutes. They are typically used in
commercial settings, and providers often charge a fee.

“Electric vehicle (EV) capable space” means a vehicle space which is provided with a
branch circuit, any necessary raceways, both underground and/or surface mounted, to
accommodate EV charging, terminating in a receptacle or a charger.

“Feasible method to satisfactorily mitigate or avoid the specific adverse impact” includes,
but is not limited to, any cost-effective method, condition or mitigation imposed by the City
on another similarly situated application in a prior successful application for a similar
permit.

"Specific, adverse impact" means a significant, quantifiable, direct, and unavoidable
impact, based on objective, identified, and written public health or safety standards,
policies, or conditions as they existed on the date the application was deemed complete.

"Electronic submittal" means the utilization of one or more of the following:
I.  Electronic mail or email.
Il.  Facsimile.
lll.  The internet.

"Administrative Planning Permit" means an approval from the city's planning department,
as allowed in the Torrance Municipal Code, by verifying the proposed use, structure and/or
equipment complies with the city's land use requirements.

c) Applicability

This article applies to the permitting of all electric vehicle charging stations in the city. Electric
vehicle charging stations legally established or permitted prior to the effective date of this article
are not subject to its requirements unless physical modifications or alterations are undertaken
that materially change the size, type, or components of an electric vehicle charging station in such
a way as to require new permitting. Routine operation and maintenance or like for like
replacements with no structural alterations shall not require a permit.
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d) Technical review

1)

2)

3)

4)

In the technical review of a charging station permit application, consistent with
Government Code Section 65850.7, the Building Official shall not condition the
approval for any such permit on the approval of such system by an association, as that
term is defined by Civil Code Section 4080.

Prior to submitting an application for processing, the applicant shall verify that the
installation of an electric vehicle charging station will not have specific, adverse impact
to public health and safety and building occupants. Verification by the applicant
includes but is not limited to: electrical system capacity and loads; electrical system
wiring, bonding and overcurrent protection; building infrastructure affected by charging
station equipment and associated conduits; areas of charging station equipment and
vehicle parking.

Anchorage of either floor-mounted or wall-mounted electric vehicle charging stations
shall meet the requirements of the California Building or Residential Code as
applicable per occupancy, and the provisions of the manufacturer's installation
instructions. Mounting of charging stations shall not adversely affect building elements.

CAL Green Standards. When the requirements of this Article differ from those of the
California Green Building Standards Code, the stricter of the two shall apply.

Development Standards

1)

2)

3)

4)

6)

Landscaping. Any displaced landscaping must be restored or replaced and follow the
applicable landscaping standards of the zoning district or overiay.

Setback. Charging Stations within manufacturing zoning districts, commercial zoning
districts or overlays shall be set back at least 10 feet from a street frontage, and 10 feet
from any property line that is adjacent to a residential use or district. When possible, the
equipment must be located either away from public view, within landscaped areas, or use
innovative camouflaging techniques for equipment.

Charging Stations pedestals within commercial, manufacturing, or multifamily shall be
designed a manner to protect the visual character of the city through careful design, siting,
landscaping and innovative camouflaging techniques for electrical charging station
equipment. Charging Stations are encouraged to be embedded or co-locate with other
features such as functional parking lot lighting, bollards, information signs, planter lighting,
etc.

Charging stations shall be designed to minimize potential damage by accidents,
vandalism, and to be safe for use in inclement weather.

Charging Stations shall be a minimum of 24" clear from the face of a curb, parking curb,
or wheel stop.

Cords shall be retractable or have a place to hang the connector and cord sufficiently

above grade. Any cords connecting the charger to a vehicle shall be configured so that it
does not cross a driveway, sidewalk, passenger unioading, or create a trip/fall hazard.
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7) Enclosure of Equipment. Equipment must be enclosed with all equipment and conduit
shall be screened on all sides with solid material architecturally compatible with the main
structure.

8) Existing parking lots. Shall comply with EV charging space requirements if the entire
parking lot is being reconstructed based on the total number of parking spaces. If only a
portion of the parking lot is being reconstructed, the EV charging space requirements shall
be based only on the number of spaces being reconstructed.

9) Conversion of existing parking area to charging spaces. If a portion or an existing parking
area is proposed to convert existing spaces to charging spaces, (or accessible charging
spaces), a reduction of required parking may be permissible if the applicant cannot place
the supplemental equipment elsewhere on the property due to site specific constraints.
The equipment may be placed within the parking area, however, the applicant shall select
a mixture of on-menu mitigation measures that are available to offset the reduction of
existing parking spaces. This is not intended to reduce required parking for a proposed
change in use that increases parking demand.

On-Menu Reduction of Parking Spaces

Mitigation Measure Ratios
Short-term Bicycle parking spaces 4 Short-term Bicycle spaces: 1 Parking space

Long-term Bicycle parking spaces 2 Short-term Bicycle spaces: 1 Parking space
Landscape Planters 150 sq. ft. of Landscape: 1 Parking space

Open Space (i.e. park, picnic area, 120 sq. ft. of Open Space: 1 Parking space
botanic garden, play area, etc.)

Motorcycle Parking Motorcycle parking may substitute for up to five
percent of the required parking spaces. Each
motorcycle space must be at least four feet wide
and seven feet deep, and can accommodate two-
wheeled motorized vehicles, including scooters,
mopeds, and similar vehicles.

On-menu mitigation measures can be added, changed, altered, or removed at the
discretion of the Community Development Director. Other mitigation measures not
identified, can be reviewed and determined if the mitigation measure is permissible and
the reduction value by the Community Development Director.

10) Other Development Standards. For all other development standards not specified in this
Section, the development standards of the underlying zoning district shall apply.

f) Duties of Building and Safety Division and Building Official
1) The Building Official shall implement an expedited, streamlined permitting process and

adopt a checklist of all requirements which electric vehicle charging stations shall comply
with in order to be eligible for expedited review.
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g)

2)

3)

5)

6)

7)

8)

Electric vehicle charging stations shall be eligible for expedited review as provided in this
chapter.

All documents required for submission of an expedited electric vehicle charging station
system shall be made available on the city's publicly accessible website.

Electronic submittal of the required permit application and documents via email, the city's
website, or facsimile shall be made available to all electric vehicle charging station permit
applicants.

The Building and Safety Division shall adopt a standard plan and checklist of all
requirements with which electric vehicle charging stations shall comply to be eligible for
expedited review.

The electric vehicle charging station permit process, standard plans, and checklist shall
substantially conform to the recommendations for expedited permitting, including the
checklist and standard contained in the most current version of the "Plug-in Electric
Vehicle Infrastructure Permitting Checklist" of the Zero-Emission Vehicles in California:
Community Readiness Guidebook published by the Governor's Office of Planning and
Research.

All fees prescribed for the permitting of electrical vehicle charging stations shall comply
with Government Code Section 17556.

Appeals. Decisions of the Building Official may be appealed to the City Council

Expedited review and inspection requirements

1)

For an application for electric vehicle charging stations that meets the requirements of the
approved checklist and standard plan, the Building and Safety Division shall review an
application for completeness within five (5) business days ((for review of 1 — 25 EV
Chargers) and ten (10) business days (for review of 26 or more charging stations). Once
an application is deemed complete, the Building and Safety Division will review the
application and issue a building permit or other non-discretionary permit within 20
business days (for review of 1 — 25 EV Chargers) and 40 business days (for review of 26
or more charging stations), as shown in the following chart:

Review Times

# of Charging Business Days to be deemed Business Days to be deemed

Stations Under N . ”
Review Complete Approved
1-25 5 20
26 or more 10 40

The Building and Safety Division shall issue a building permit or other non-discretionary
permit within three (3) business days following the receipt of an application be deemed
approved. The expedited, streamlined permitting process and checklist refers to the
recommendations contained in the most current version of the "Plug-In Electric Vehicle
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3)

4)

5)

6)

7)

Infrastructure Permitting Checklist" of the Zero-Emission Vehicles in California:
Community Readiness Guidebook as published by the Governor's Office of Planning and
Research. The checklist adopted by the city shall be published on the city's website. The
Building Official may require the applicant to apply for an electric vehicle charging station
use permit only if the official finds, based on substantial evidence, the electric vehicle
charging station could have a specific, adverse impact upon the public health and safety.
Such decisions may be appealed to the planning commission by filing a written appeal
pursuant to Article 5, Chapter 1, Division 1 of this Code, commencing at 11.5.1.

Review of the application for a permit for an electric vehicle charging station shall be
limited to the Building Official's review of local, state and federal building health and safety
requirements. If the Building Official determines that the permit application is incomplete,
he or she shall issue a written correction notice to the applicant, detailing all deficiencies
in the application and any additional information required to be eligible for expedited permit
issuance.

If a planning administrative action is required pursuant to subsection (h) of this section,
the Building Official may deny the application if the Building Official makes written findings
based upon substantive evidence in the record that the proposed installation would have
a specific, adverse impact upon public health or safety and there is no feasible method to
satisfactorily mitigate or avoid the specific, adverse impact. Such written findings shall
include the basis for the rejection of the potential feasible alternative for preventing
adverse impact. Such decisions may be appealed to the planning commission as provided
in this chapter.

Any condition imposed on an application shall be designed to mitigate the specific, any
potential adverse impact upon the health or safety at the lowest possible cost. The city
shall use its best efforts to ensure the selected method, condition, or mitigation to meet
the intent of AB 1236, AB 970, AB 1100 and any other applicable laws.

If an application for an electric vehicle charging station is deemed incomplete, a written
correction notice detailing all deficiencies in the application and any additional information
or documentation required to be eligible for expedited permitting shall be sent to the
applicant within the applicable review times identified in subsection (g) of this article.

The Building Official shall allow for electronic submittal of permit applications covered by
this article and associated supporting documentation. In accepting such permit
applications, the Building Official shall also accept electronic signatures on all forms,
applications, and other documentation in lieu of a wet signature by any applicant.

A permit application that satisfies the information requirements in the City's adopted
checklist shall be deemed complete and be promptly processed. Upon confirmation by the
Building Official that the permit application and supporting documents meets the
requirements of the city's adopted checklist and is consistent with all applicable laws and
health and safety standards, the Building Official shall approve the application and issue
all necessary permits. Such approval does not authorize an applicant to energize or utilize
the electric vehicle charging station until it passes final inspection by the City.

Only one inspection shall be required, and it shall be performed by the Building and Safety
Division for electric vehicle charging stations eligible for expedited review.
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)

9) The inspection shall be done in a timely manner and should combine inspections of
multiple trades if feasible. An inspection shall be scheduled within two business days of a
request.

10)If an electric vehicle charging station fails inspection, a subsequent inspection is
authorized but need not conform to the requirements of this chapter.

Electric Vehicle Charging Station Administrative Permit and Appeals

1) If the Building Official determines, based on substantial evidence, that the electric vehicle
charging station could have a specific, adverse impact upon the public health or safety,
the Building Official shall make written findings to support this determination and shall
require the applicant to apply for an administrative planning permit.

2) If the Building Official requires an administrative planning permit, the Community
Development Director shall approve an application for an administrative planning permit
to install an electric vehicle charging station, provided that the Community Development
Director is able to make the findings set forth in Torrance Municipal Code Section 95.1.6.

3) Appeals. Decisions of the Community Development Director may be appealed to the
Planning Commission pursuant to the provisions of Torrance Municipal Code Section
92.30.11. The decision of the Planning Commission may be appealed to the City Council
pursuant to the provisions of Article 5, Chapter 1, Division 1 of this Code, commencing at
Section 11.5.1.

Electric vehicle charging station installation requirements

1) Electric vehicle charging station equipment shall meet the requirements of the California
Electrical Code, the Society of Automotive Engineers, the WNational Electrical
Manufacturers Association, and accredited testing laboratories such as Underwriters
Laboratories, and rules of the Public Utilities Commission or a Municipal Electric Utility
Company regarding safety and reliability.

2) Installation of electric vehicle charging stations and associated wiring, bonding,
disconnecting means and overcurrent protective devices shall meet the requirements of
Article 625 and all applicable provisions of the California Electrical Code.

3) Installation of electric vehicle charging stations shall be incorporated into the load
calculations of all new or existing electrical services and shall meet the requirements of
the California Electrical Code. Electric vehicle charging equipment shall be considered a
continuous load.

Administrative Planning Permit Review

1) An Administrative Planning Permit shall be required if, based on substantial evidence, a
finding is made that the charging station would have a specific, adverse impact upon the
public health, safety and general welfare.

2) Any conditions on a Planning Administrative Approval shall be solely imposed in order to

mitigate the specific, adverse impact upon the public health or safety and shall do so at
the lowest cost possible.
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3) New and proposed electric charging stations shall be subject to the applicable City of
Torrance residential and non-residential development standards, and design guidelines.

4) New and proposed electric charging stations shall be designed in a manner to protect the
visual character of the city through careful design, siting, landscaping and innovative
camouflaging techniques for electrical charging station equipment.”

SECTION 3

Any provisions of the Torrance Municipal Code or its appendices, or any other ordinances of the
City inconsistent with this ordinance to the extent of the inconsistencies and no further, are
repealed.

SECTION 4

If any section, subsection, sentence, clause, phrase or portion of this Ordinance is for any reason
deemed or held to be invalid or unconstitutional by the decision of any court of competent
jurisdiction, such decision will not affect the validity of the remaining portions of this Ordinance.
The City Council of the City of Torrance hereby declares that it would have adopted this Ordinance
and each section, subsection, sentence, clause, phrase or portion thereof, irrespective of the fact
that any one or more sections, subsections, sentences, clauses, phrases or other portions might
subsequently be declared invalid or unconstitutional.

SECTION 5

Any person violating any of the provisions of this Ordinance will be guilty of an infraction, and
upon conviction will be subject to a fine as provided for in Section 36900 of the California
Government Code.

SECTION 6

This Ordinance shall take effect thirty (30) days after the date of its adoption. Within fifteen (15)
days following adoption, this Ordinance or a summary of this ordinance if authorized by the City
Council, will be published at least once in the Daily Breeze, a newspaper of general circulation,
published and circulated in the City of Torrance.

INTRODUCED and APPROVED this 28" day of January 2025.
ADOPTED and PASSED this 11" day of February 2025.
—

Maydr George Chen

APPROVED AS TO FORM:
PATRICK Q. SULLIVAN, City Attorney ATTEST:

7 T Y)Y

Tatl'ﬂ’ Strader, Assistant City Attorney ecca Poirier (,nyf Slerk

10
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TORRANCE CITY COUNCIL ORDINANCE NO. 3944

STATE OF CALIFORNIA )
COUNTY OF LOS ANGELES ) ss
CITY OF TORRANCE )

|, Rebecca Poirier, City Clerk of the City of Torrance, California, do hereby certify that the foregoing
Ordinance was duly introduced and approved by the City Council of the City of Torrance at a
regular meeting held on the 28th day of January 2025 and adopted and passed by said Council
at a regular meeting held on 11th day of February 2025 by the following roll cali vote:

AYES: COUNCILMEMBERS Gerson, Kaiji, Kalani, Lewis, Mattucci, Sheikh and
Mayor Chen

NOES: COUNCILMEMBERS None.

ABSTAIN: COUNCILMEMBERS None.

RECUSED COUNCILMEMBERS None. —

ABSENT: COUNCILMEMBERS None.

Rebecca Poirier, MMC
Date City Clerk of the City of Torrance

11
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CHAPTER |: Land Use Element

ooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooo

State law requires that General Plans be consistent with land use compatibility
plans established by an Airport Land Use Commission (ALUC). The Los Angeles
County ALUC Land Use Plan, which covers Torrance Municipal Airport, was
adopted in 1991. The land use plan is intended to protect the public health,
safety, and welfare of the public by minimizing the public’s exposure to
excessive noise and safety hazards within and around public use airports.
When a city whose territory falls within the influence area of a particular airport
amends its General Plan, referral must be made to the appropriate ALUC for
determination on consistency with the ALUC's Comprehensive Land Use Plan
(CLUP).®

To maintain land use compatibility in and around the airport, the City will
require that land use decisions within the airport-influence area be consistent
with the General Plan Safety Element and the Torrance Airport CLUP. To ensure
the City’s vision for the future of the airport is consistent with regional airport
planning efforts, close coordination with the Los Angeles County ALUC will be
maintained, particularly when the Commission commences revisions to the
Airport Land Use Plan. Airport-related safety and noise issues are addressed in
more detail in the Safety and Noise Elements, respectively.

7.3 PUBLIC AND QUASI-PUBLIC USES AND
AIRPORT OBJECTIVES AND POLICIES

Public and quasi-public uses that provide community-wide
OBJECTIVE LU.9: benefits vital to the City and that meet the needs of Torrance

residents _
Preserve, protect, and maintain open space, parks, and recreation
Policy LU.9.1: facilities as desirable land uses, recognizing that such uses

contribute to the high quality of life in Torrance. _

Protect those lands needed for public and quasi-public services
Policy LU.9.2: which benefit the City as a whole and in accordance with the
Community Resources Element. _
Provide and facilitate public and quasi-public uses in accordance
with the Community Resources Element. .
Accommodate the provision of public and quasi-public uses that
meet the needs of shifting demographic groups, such as those
aimed at senior populations, and day-care facilities to meet the
needs of Torrance families and workers. .
Establish incentives and development standards to encourage
development of land uses that provide public amenities and/or
desirable facilities or features including amenities such as private
open space and recreation.

Policy LU.9.3:

Policy LU.9.4:

Policy LU.9.5:

2 Comprehensive Land Use Plan, Los Angeles County Airport Land Use Commission,
Page 14,1991

CiTy OF TORRANCE GENERAL PLAN LU-63 ADOPTED APRIL 6, 2010
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CHAPTER |: Land Use Element

ooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooo

Permit the orderly expansion of health facilities immediately
surrounding the Little Company of Mary and Torrance Memorial

Policy LU.9.6: hospitals to meet the growing demand for hospital and medical

services. _
Consider land wuse and zoning designation changes to
Policy LU.9.7: accommodate hospital-related development within a reasonable

radius from existing hospital facilities.

A general aviation airport that meets the needs of residents and
OBJECTIVE LU.10: the business community, while maintaining compatibility with
the surrounding land uses _
Maintain an updated Long Range Master Plan which defines the
future uses and development standards applicable to the airport.
Policy LU.10.2: Maintain local authority over airport operations. _
Consider the cumulative impact of private, non—-emergency
heliports and helistops in the City when reviewing applications
for their approval, especially with regard to impact on residential
areas. _
Work closely with airport personnel and patrons to ensure the
viability of the airport in the long run. Maintain efficient
management of the airport and encourage harmony among the
diverse stakeholders in the airport. _
Ensure that land use decisions within the airport influence area
Policy LU.10.5: are consistent with the Safety Element and the Torrance Airport

Comprehensive Land Use Plan.

Policy LU.10.1:

Policy LU.10.3:

Policy LU.10.4:

8. URBAN DESIGN

Urban design encompasses many components for cities: the functional aspects
of buildings and space, landscaping, safety and accessibility, and elements of a
more subjective nature. The primary objective of urban design is to achieve
beautiful, inspiring, and successful neighborhoods and business districts. Well-
designed, well-built projects that fit into existing neighborhoods are good for
the community. Good community design is not only intended to improve the
physical appearance of the City, but also to invigorate the local economy by
attracting shoppers and visitors. Areas in Torrance where urban design is
critically important include Old Torrance, older commercial and industrial
districts that will be re-developed during the life of this General Plan, and new
residential developments.

When discussing urban design, it is important to note that while design
objectives that aim to improve the appearance of the City are important and
future establishment of design guidelines will be appropriate in Torrance, these
topics and documents must function with the acknowledgement that existing

ADOPTED APRIL 6, 2010 LU-64 CiTy OF TORRANCE GENERAL PLAN
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2.0 PROJECT DESCRIPTION

In brief summary, the proposed project consists of redeveloping/reusing the existing Chandlet’s
Palos Verdes Sand and Gravel facility (Chandler’s) and the adjacent Rolling Hills Country Club with
the following:

m 114 single-family homes, 113 of which would be within a new residential community;

m A reconfigured/relocated 18-hole golf coutse;

® A new clubhouse complex that includes a 61,411-square feet (ft’) structure; and

®m 3.9 acres set aside as natural open space.

The details of the proposed project and the project site are described below, including the project

location, site characteristics, project objectives, and project characteristics. This chapter also
describes the cumulative scenario and the intended uses of the EIR.

Table 2.1
2.1 PROJECT Project Location
LOCATION Existing Use Rolling Hills Country Club, Chandler’s

Palos Verdes Sand and Gravel facility,
and vacant land.

The project site consists of the | Street Address 26311 and 27000 Palos Verdes Drive
existing Rolling Hills Country Club, East (between Pacific Coast Highway
the Chandler’s Palos Verdes Sand i and Palos.Verdes Drive North)

d Gravel facility (Chandler’s), and City Rolling Hills Estates and Torrance
an_ y > County, State Los Angeles County, California
adjacent vacant land. The Countty ["yiessor Parcel Numbers | 7536-028-007 thru 008, 7536-028-010,
Club and Chandler’s facility make up 7551-101-3007, 7551-101-3015 thru
a large majority of the 228-acre site. 3017, 7551-101-3020 thru 3025, 7551-

101-3037 thru 3038, 7551-101-3072
thru 3074, 7551-101-4006 thru 4007,
7551-102-6010 thru 6012, and 7551-

These facilities are respectively
located at 26311 and 27000 Palos

Verdes (PV) Drive East between 102-6014

Pacific Coast Highway and PV Drive [ Acreage 228

North in the Cities of Rolling Hills | Shape Irregular

Estates and Torrance, Los Angeles | Thomas Guide Map Page | 793

County, California. USGS 7.5” Quadrangle Torrance, California
Section/Township/Range Unsectioned / 4S / 14W

Table 2.1 _provides a'dditional details %;ﬁf;%gg iltude 33°4658” N / 118°19°36” W

of the project’s location; and Figures State Highways SR 1 (Pacific Coast Highway)

2.1 and 2.2 illustrate the regional Waterways Palos Verdes Reservoir, Machado Lake,

location of the Cities of Rolling Hills and Canada de Palos Verdes

Estates and Torrance and the Airports Torrance Municipal Airport

location and boundaries of the Railways None :

Schools Dapplegray Elementary, Peninsula

project site, respectively. Heritage, Crestwood Street Elementary,

Miraleste Intermediate, Rancho Vista
Elementary, Soleado Elementary, and
Rolling Hills Montessori

City of Rolling Hills Estates 2.0-1 Chandler Ranch | Rolling Hills Conntry Club Project
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2.0 Project Description

Figure 2.1 Regional Location Map
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2.0 Project Description

Figure 2.2 Project Location Map
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2.0 Project Description

2.2 SITE CHARACTERISTICS

2.21 SITE CONDITIONS AND EXISTING USES

The 228-acre project site currently consists of the Chandler’s facility, the Rolling Hills Country Club,
and surrounding undeveloped land. These uses are described below. Figure 2.3 (an aerial
photograph of the project site) and Photographs 2.1 - 2.8 depict the site conditions and existing
uses.

CHANDLER’S PALOS VERDES SAND AND GRAVEL FACILITY

The Chandler’s facility, in operation since the 1920’s, was a sand and gravel mine that has been used
primarily as an inert landfill since the early 1970’s. Due to mining and landfill activities, the majority
of the Chandler’s facility consists of a large oval-shaped quarry pit.

In addition to landfill activities, the Chandler’s facility currently includes four mine/landfill-related
structures totaling 19,677 ft’, a recycled building materials storage area, and a concrete batch plant.
The four structures onsite consist of the Chandler’s office building along PV Drive East and three
maintenance sheds within the quarry pit. The Chandler’s facility is largely devoid of vegetation
except for remnant patches of coastal sage scrub along some of the quarry slopes and an area of
disturbed/pioneer ripatian vegetation surrounding a drainage outlet and settling basin.

ROLLING HILLS COUNTRY CLUB

The Rolling Hills Country Club is a private golf and tennis club that has been in operation for more
than 40 years. The Rolling Hills Country Club includes an 18-hole golf course (6,112 yards in
length), a 25,847-ft" club house, pro shop, and various ancillary golf course related buildings.
Vegetation on the Rolling Hills Country Club consists of maintained grasses, landscaping, and
scattered trees.

UNDEVELOPED LAND ONSITE

The undeveloped land involved in the proposed project lies above the western rim of the mine pit
and includes Dead Horse Canyon. Portions of this land consist of flat areas with maintained
vegetative cover, while other portions are sloping and covered with dense brush. Dead Horse
Canyon and surrounding slopes are proposed to be set aside as natural open space.

City of Rolling Hills Estates 2.04 Chandler Rancl) | Rolling Hills Conntry Club Project
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2.0 Project Description

Figure 2.3 Aerial Photograph of the Project Site

City of Rolling Hills Estates 2.0-5 Chandler Ranch | Rolling Hills Conntry Club Project
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2.0 Project Description

Photographs 2.1 - 2.4 (Clockwise from top left) Views of the Chandler’s Palos Verdes Sand and Gravel Facility

City of Rolling Hills Estates 2.0-6 Chandler Ranch | Rolling Hills Conntry Club Project
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2.0 Project Description

Photographs 2.5 - 2.8 (Clockwise from top left) Views of the Dead Horse Canyon Area (Photograph 2.5) and the Rolling Hills Country
Club (Photographs 2.6 - 2.8)

City of Rolling Hills Estates 2.0-7 Chandler Ranch | Rolling Hills Conntry Club Project

40



2.0 Project Description

2.2.2 LAND USE DESIGNATIONS
The existing Zoning and General Plan designations of the site are described below and depicted on
Figures 2.4 and 2.5, respectively. See Section 3.8 Land Use and Planning for additional detail
regarding the site’s land use designations.
ZONING DESIGNATIONS
The project site lies within the following zones:
m  Rolling Hills Estates Zones
" Q(Quarry)
" A (Agricultural)
" C-R (Commercial-Recreational)
® RA-20,000
m Torrance Zones
= A-1 (Light Agricultural)
® R-1 (Single-Family Residence)
GENERAL PLAN DESIGNATIONS
The project site lies within the following General Plan designations:
m Rolling Hills Estates General Plan
" Commercial Recreation
®  Very Low Density Residential
m  Torrance General Plan
®  Public/Quasi-Public/Open Space

m Portions of the project site also fall within the following overlay designations of the Rolling Hills
Estates General Plan:

® Horse Overlay

" Cultural Resources Overlay

City of Rolling Hills Estates 2.0-8 Chandler Rancl) | Rolling Hills Conntry Club Project
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2.0 Project Description

" Hazards Management Overlay

" Scenic Corridor Overlay

2.2.3 TOPOGRAPHY AND EARTH MATERIALS

Geographically, the project site lies in
the extreme northern portion of the
Palos Verdes Peninsula and on the
north-facing flanks of the Palos
Verdes Hills overlooking the ILos
Angeles Basin. In general, the Palos
Verdes Hills are made up of exposed
marine shale of the Miocene
Monterrey Formation, which overlies
Mesozoic Catalina  schist. The
project site is made up of a variety of
earth materials including clay, silts,
sands, and artificial fills. See Table
2.2. See also Section 3.5 Geology and
Soils for greater detail regarding site’s
earth materials.

The topography of the project site is

Table 2.2

Geology and Soil Conditions

Soils Artificial fill (AF), Landslide Debtis
(Qls), Colluvium (Qcol), Talus (Qtal),
Alluvium (Qal), Terrace Deposits (Qt)

Bedrock Units Palos Verdes Sand (Qpv), San Pedro

Sand (Qsp), Lomita Matl (Qlm),
Repetto Siltston (Tt), Malaga Mudstone
(T'm)

Geologic Structures

Gaffey Anticline (i.e., an upward curing
bedrock fold) and Syncline (i.e, a
downward curving bedrock fold), which
trend northwest across the central
southern portion of the site

Faults

None onsite; the Palos Verdes fault
zone lies immediately to the northeast
of the site

Soutrce: Beblet & Associates, Inc. December 18, 2002. Phase I — Geological and Geotechnical
Engineering Study, Potential Development Areas Within the Chandler’s P.1/. Sand and Gravel
Company Property, Adjacent Trust Properties, and the Rolling Hills Country Club, Rolling Hills

Estates, California.

characterized by the Chandler’s quarry pit and the gently rolling hills that make up the existing golf
course. Table 2.3 identifies the site’s elevation range and notable landforms onsite.

The oval-shaped quarry pit onsite is in the process of being filled through Chandler’s inert landfill
operations. Currently, the bottom of the quarry ranges from approximately 145-165 feet (ft) above
mean sea level (amsl). The rim of the quarry pit is formed by a modified natural ridgeline on the
north with a maximum elevation of approximately 227 ft amsl; a modified natural ridgeline on the

south with a maximum elevation of
approximately 355 ft amsl; Chandler’s
material storage area on the east with
a pad elevation of 200-205 ft amsl;
and a natural ridgeline on the west
with a maximum elevation of
approximately 375 ft amsl.

The gently rolling hills that make up
the existing golf course are
comprised of north and northeast
trending ridgelines with intervening
valleys. Elevations on the top of the
ridgelines range from approximately
300-355 ft amsl; and the wvalleys
generally drain from southwest to

Elevation Range

Table 2.3

Topographic Conditions
Approximately 145 ft* amsl to 375 ft
amsl

Notable Landforms

" Quarry Pit in the center of the
Chandlet’s facility

"  Gently rolling ridgelines and
intervening valleys that make up
the existing golf course

"  Bent Spring Canyon between two
ridgelines on the golf course in the
southwest corner of the site

® Dead Horse Canyon adjacent to

Alta Loma Park in the northwest
corner of the site

* Due to Chandler’s inert landfill operations, the quarry pit has been and continues to be
filled. As such, the IS/NOP identified the lowest elevation of the site to be less than 75

ft amsl.

City of Rolling Hills Estates

2.0-9
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2.0 Project Description

northeast, with elevations ranging from approximately 280-220 ft amsl.
2.2.4 SITE DRAINAGE

Stormwater and surface water onsite generally flow from south/southwest to north/northeast (i.e.,
from the Palos Verdes Hills towards the Los Angeles Basin). The vast majority of the site falls
within one of two main watersheds — the Chandler quarry pit watershed and the PV Drive East
watershed.

The Chandler quarry pit collects flows from the majority of the site west of PV Drive East. These
flows include Bent Spring Creek and its tributaries, as well as stormwater sheet flows from the golf
course. Surface water collected in the quarry pit percolates into the groundwater. If the quarry pit
reaches its water retention capacity, water is outlet to the regional storm drain system through a 60-
inch reinforced concrete pipe (RCP) located on the north side of the quarry rim at the southern
terminus of Pennsylvania Drive.

PV Drive East and its drainage improvements collect stormwater flows from the entire portion of
the project site east of this roadway, as well as the portion of the project site that flanks the roadway
on the west. Stormwater collected in PV Drive East outflows into the regional drainage system via a
drain pipe that flows north within the PV Drive East right-of-way (r-o-w) and continues north into
the Oak Street r-o-w.

See Section 3.7 Hydrology and Water Quality for additional details regarding the site’s drainage.
2.2.5 SURROUNDING LAND USES

The project site lies within a primarily residential suburban area of Los Angeles County,
encompassing land within the Cities of Rolling Hills Estates and Torrance and bordering the City of
Lomita. The project site is surrounded by primarily residential land uses on all sides, including
single-family neighborhoods in Rolling Hills Estates to the east and south, single-family
neighborhoods in Torrance to the west, and single-family, multi-family, and mobile home land uses
in Lomita and Torrance to the north. The specific land uses surrounding the project site are
depicted in Figure 2.6 and described below.

The Chandler’s portion of the site is immediately bounded on the north by the City of Lomita’s
Cypress Street Reservoir and a Chevron pipeline easement; on the south by the Rolling Hills
Country Club golf course; on the east by PV Drive East; and on the west by Alta Loma Park and
single-family homes along Delos and Richville Drives in Torrance. Beyond the pipeline easement to
the north of Chandler’s are mobile homes along Valley View Drive in Torrance; single-family homes
along Saddle View Drive, Steed Court, and Pennsylvania Drive in Lomita; multi- and single-family
uses along Viana Avenue, Cypress Street, and Lucile Avenue in Lomita; and the Los Angeles County
Sheriff Department’s Lomita Station. On the opposite side of PV Drive East from the Chandler’s
facility are single-family homes along Bridlewood Circle.

PV Drive East continues south from the Chandler’s facility through the Rolling Hills Country Club
golf course, with golf holes on both sides of the roadway. On the east side of PV Drive East are the
Club’s clubhouse, pro shop, practice areas, parking lot, and several golf holes. East of these facilities
are single-family homes along Vista Real Drive and the Jack Kramer Tennis Club. South of the

City of Rolling Hills Estates 2.0-10 Chandler Ranch) | Rolling Hills Conntry Club Project
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2.0 Project Description

clubhouse is a small area of residentially zoned vacant land leading to PV Drive North and, beyond,
the Palos Verdes Reservoir. On the west side of PV Drive East, opposite from the clubhouse, are
two golf holes extending north to Club View Lane. These holes are bounded by a parking lot on the
south and on the west by single-family homes along Dapplegray and Silverbit Lanes.

The balance of the golf course is located north of Club View Lane on the west side of PV Drive
East. This portion of the golf course is bounded by the Chandler’s facility on the north and
northeast, PV Drive East on the east, single-family homes along Club View Lane to the south, the
Linden H. Chandler Preserve to the southwest, and single-family homes along Delos Drive in
Torrance to the west.

City of Rolling Hills Estates 2.0-11 Chandler Ranch | Rolling Hills Conntry Club Project
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Figure 2.4 Existing Zoning Designations

City of Rolling Hills Estates 2.0-12 Chandler Ranch | Rolling Hills Conntry Club Project
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Figure 2.5 Existing General Plan Designations

City of Rolling Hills Estates 2.0-13 Chandler Ranch | Rolling Hills Conntry Club Project
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Figure 2.6 Surrounding L.and Uses

City of Rolling Hills Estates 2.0-14 Chandler Ranch /Rolling Hills Conntry Club Project
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PARCEL MAP NOQ. 72723

SHEET 3 OF 4 SHEETS

IN THE CITY OF TORRANCE,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA

TORRANCE DIV 14-00006

MONUMENT NOTES:

M1

M2

M3

M4

M5

M6

M7

M8

M9

M10

M11

M12

M13

M14

M15

M16

M17

M18

M19

SEARCHED, FOUND NOTHING. ESTABLISHED BY INTERSECTION. SET L&T, TAGGED
L.S. 8639 ON TOP OF BLOCK WALL, 4.75" ABOVE GRADE, S00°20'53"W 1.00".

SEARCHED, FOUND NOTHING. ESTABLISHED SOUTHEAST CORNER OF TRACT NO.

2083, M.B. 21-161 BY RECORD DISTANCE (835.30°) PER RECORD OF SURVEY,
R.S.B. 182—4-15 FROM CENTERLINE OF PACIFIC COAST HIGHWAY. ACCEPTED AS
THE SE CORNER OF 1RACT NO. 2083, M.B. 21-161. SET L&T, TAGGED L.S. 8639

ON TOP OF BLOCK WALL, 4.75" ABOVE GRADE, S00°20°53"W 1.00.

FOUND SPIKE AND WASHER, STAMPED L.S. 3999, FLUSH, NO REF. ACCEPTED AS
CENTERLINE TERMINUS OF HILLWORTH AVENUE AND AS POINT ON THE S'LY
BOUNDARY OF TRACT NO. 2083, M.B. 21-161. SET FOUR L.T.&TAG L.S. 8639 TIES.

FOUND "L.T.&TAG R.C.E. 13167", NO REF. HELD FOR NORTH/SOUTH LINE.

ACCEPTED AS POINT ON THE S'LY PROLONGATION OF THE E'LY LINE OF TRACT NO.
2083, M.B. 21-161.

SEARCHED FOUND NOTHING. ESTABLISHED CENTERLINE INTERSECTION USING 4
FOUND TANGENT TIES, NO REF. ACCEPTED AS CENTERLINF INTERSECTION. SET 6"
SPIKE AND STAMPED WASHER L.S. 8639.

FOUND 2" I.P. TAGGED R.C.E. 24988, PER RECORD OF SURVEY, R.S.B. 182—4-15,
FLUSH. FITS INTERSECTION OF THE WLY PROLONGATION OF THE S'LY LINE OF
TRACT NO. 28884, M.B. 790-79-80 WITH THE WLY LINE OF DEED RECORDED
8/7/16 AS DOCUMENT NO. 143 IN BOOK 6308, PAGE 88 OF DEEDS.

FOUND SPIKE AND WASHER, ILLEGIBLE, DOWN 0.2', PER L.A. CO. RDFB 0318,
PAGES 388, 389. ACCEPTED AS CENTERLINE INTERSECTION OF HILLWORTH
AVENUE AND ALLEY. SET FOUR L.T.&TAG L.S. 8639 TIES.

SEARCHED, FOUND NOTHING. ESTABLISHED CENTERLINE INTERSECTION BY
INTERSECTION.  FITS RECORD DISTANCE (26.63’) PER RECORD OF SURVEY, R.S.B.
182—4-15, ACCEPTED AS CENTERLINE INTERSECTION. SFT 8" SPIKE AND STAMPED
WASHER L.S. 8639.

FOUND 2" I.P. TAGGED R.C.E. 24988 PER RECORD OF SURVEY, R.S.B. 182—4-15,
DOWN 0.2°, N00°2310"E 0.10" FROM THE NE'LY CORNER OF DEED RECORDED
1/16/61 AS DOCUMENT NO. 558, OF O.R. HELD FOR LINF. ACCEPTED AS POINT
ON THE N'LY PROLONGATION OF THE WLY LINE OF TRACT NO. 2083, M.B. 21-161.

SEARCHED, FOUND NOTHING. ESTABUSHED THE NWLY CORNER OF LOT 4 OF
TRACT NO. 9765, M.B. 170-10-12 BY RECORD DISTANCE (859.40°) FROM M17 PER

RECORD OF SURVEY, R.S.B. 182—4-15. SET 2" I.P., CEMENT PLUG AND TACK,
TAGGED L.S. 8638.

ESTABLISHED BY INTERSECTION PER RESOLUTION NO. 2014—35RMD RECORDED

DECEMBER 22, 2014 AS DOCUMENT NO. 2014392095, O.R.

FOUND L.T.&TAG R.C.E. 24988, PER RECORD OF SURVEY, R.S.B. 182—4-15, FLUSH.
ACCEPTED AS THE E.C. IN THE SWLY RIGHT OF WAY OF PACIFIC COAST HIGHWAY.

ESTABLISHED INTERSECTION OF SWLY RIGHT OF WAY OF PACIFIC COAST HIGHWAY
(100" WIDE) AND THE NWLY LINE OF LOT 2 OF TRACT NO. 9765, M.B. 170-10-12
BY INTERSECTION. ACCEPTED AS THE N'LY CORNER OF DEED RECORDED 1/16/61
AS DOCUMENT NO. 558, OF O.R. FITS FOUND L&T, TAGGED R.C.E. 30826, NO REF.

SEARCHED, FOUND NOTHING. ESTABLISHED THE SWLY CORNER OF TRACT NO.
2083, M.B. 21-161 BY RECORD DISTANCE (142.31") FROM CENTERLINE
INTERSECTION OF HILLWORTH AVENUE AND THE S’LY BOUNDARY OF TRACT NO.
2083, M.B. 21-161 PER SAID TRACT. ACCEPTED AS THE SW CORNER OF TRACT
NO. 2083, M.B. 21-161. SET L&T, TAGGED L.S. 8639 IN CONCRETE BLOCK FOOTING
S00°23'10"W 1.00°, 3.5" ABOVE GRADE,

SEARCHED, FOUND NOTHING. ESTABLISHED BY PRORATION BETWEEN ESTABLISHED
CENTERLINE INTERSECTION OF HILLWORH AVENUE AND PACIFIC COAST HIGHWAY
AND ESTABLISHED CENTERLINE INTERSECTION OF PENNSYLVANIA AVENUE AND
PACIFIC COAST HIGHWAY PER TRACT NO. 28884 M.B. 790-79-80. ACCEPTED AS
THE INTERSECTION OF THE N'LY PROLONGATION OF THE WLY LINE OF TRACT NO.
28367, M.B. 783—16—17 AND THE CENTERLINE OF PACIFIC COAST HIGHWAY. SET
6" SPIKE AND STAMPED WASHER L.S. 8639.

FOUND SPIKE AND WASHER, STAMPED "CAL TRANS®, DOWN 0.1, NO REF.
ACCEPTED AS POINT ON CENTERLINE. FITS ESTABLISHED E.C. SET FOUR L.T.&TAG
STAMPED L.S. 8639 TIES IN TOP OF CURB.

FOUND 2" I.P. TAGGED R.C.E. 24988, PER RECORD OF SURVEY, R.S.B. 182—4-15,
FLUSH. ACCEPTED AS THE NE'LY CORNER OF LOT 118, TRACT NO. 18406, M.B.

534-33—37 AND AS POINT ON THE WLY LINE OF LOT 4, TRACT NO. 9765, M.B.
170-10-12.

SEARCHED, FOUND NOTHING. ESTABLISHED BY RECORD DISTANCE (469.49") FROM
THE NE'LY CORNER OF LOT 4 OF TRACT NO. 9765, M.B. 170-10—-12 PER RECORD
OF SURVEY, R.S.B. 182—4-15. ACCEPTED AS THE SWLY CORNER OF DEED

RECORDED 1/16/61 AS DOCUMENT NO. 558, OF O.R. AND A POINT ON THE WLY
LINE OF LOT 2 OF TRACT NO. 9765, M.B. 170-10-12.

FOUND 2" I.P. TAGGED R.C.E. 24988 PER RECORD OF SURVEY, R.S.B. 182—4-15,

DOWN 0.2°, ACCEPTED AS THE NE'LY CORNER OF LOT 4 OF TRACT NO. 9765, M.B.
170-10-12 AND A POINT ON THE WLY LINE OF LOT 2 OF TRACT NO. 9765, M.B.
170-10-12.

BOUNDARY ESTABLISHMENT NOTES:

THE WLY LINE OF DEED RECORDED 8/7/16 AS DOCUMENT NO. 143 IN
BOOK 6308, PAGE 88, OF DEEDS. ESTABLISHED BY A 16.50" OFFSET
WLY FROM THE WLY LINE OF TRACT NO. 28884, M.B. 790-79-80 PER RECORD

OF SURVEY, R.S.B. 182—4-15. ACCEPTED AS THE E'LY LINE OF PARCEL 12
OF DEED RECORDED APRIL 29, 2004 AS DOCUMENT NO. 04-1056830, O.R.

THE E'LY PROLONGATION OF THE S'LY LINE OF "FIRST PARCEL" PER
GRANT DEED RECORDED JANUARY 16, 1961 AS INSTRUMENT NO. 558 IN BOOK
D1092, PAGE423, O.R. AS SHOWN ON RECORD OF SURVEY, R.S.B. 182-4-15.

S'LY LINE OF "FIRST PARCEL” PER GRANT DEED RECORDED JANUARY 16, 1961 AS
INSTRUMENT NO. 558 IN BOOK D1092, PAGE 423, O.R. ESTABUISHED BY RECORD
ANGLE PER RECORD OF SURVEY, R.S.B. 182—4—15. ACCEPTED AS THE N'LY LINE
OF PARCEL A OF RESOLUTION NO. 2014—35RMD RECORDED DECEMBER 22, 2014
AS DOCUMENT NO. 20141392095, O.R.

N'LY LINES OF PARCEL A OF RESOLUTION NO. 2014—35RMD RECORDED DECEMBER
22, 2014 AS DOCUMENT NO. 20141392095, O.R.

EASEMENT NOTES:
@ EASEMENT TO THE CITY OF TORRANCE FOR OPEN SPACE PURPOSES.

ALLOW FOR THE USE OF SOLAR PANELS, AND OTHER RELATED EQUIPMENT AND THE INSTALLATION OF PROTECTIVE FENCING.

6 WIDE EASEMENT OF SOUTHERN CALIFORNIA EDISON COMPANY, A
CORPORATION, FOR ELECTRIC LINE PURPOSES, RECORDED MARCH 5, 1953
AS DOCUMENT NO. 2978 IN BOOK 41134, PAGE 441, O.R.

© 10" WIDE EASEMENT OF SOUTHERN CALIFORNIA EDISON COMPANY, A
CORPORATION, FOR ELECTRIC LINE PURPOSES, RECORDED JUNE 14, 1961
AS DOCUMENT NO. 3202, O.R.

@ 6' WIDE EASEMENT OF SOUTHERN CALIFORNIA EDISON COMPANY, A
CORPORATION, FOR UNDERGROUND ELECTRICAL SUPPLY SYSTEMS AND
COMMUNICATION SYSTEMS PURPOSES, RECORDED JANUARY 25, 1971 AS
DOCUMENT NO. 2988, O.R.

2. 14,
’70 N o8
Ry N, LEGEND:
S O ¢ = ~Awta- NDICATES THE BOUNDARY OF
\ THE LAND BEING SUBDIVIDED
BY THIS MAP.

DATUM STATEMENT:

COORDINATES SHOWN HEREON
ARE GROUND, UNLESS OTHERWISE
NOTED. TO OBTAIN GRID
DISTANCES, MULTIPLY GROUND
DISTANCE BY 1.00005700. THIS
COMBINATION FACTOR IS PROJECT
SPECIFIC.

CURVE TABLE
PARCEL 1 CURVE | DELTA | RADIUS | LENGTH
Cl 17°1759” | 160.00']  48.31’
DETAIL "A” C2 | 33°32°02” | 20.00°| 1171
NOT TO SCALE C3 26°23'55" 239.00'] 11012
LINE TABLE
b=41°03'54 UNE | BEARING | LENGTH
= }Efémﬁ.?t}' L1 | N89°39°09"W | 169.04
%21 2 | NB9°39°09'W | 142.47
I L3 | NBI°3909°W | 872.33

L4 N89°39'09"W | 26.63

(5 | NB9°39°00°W | 284.99
GHWAY

L6 N0O0°20°'53°E | 378.93

L7 N87°45'25"W | 40.1Q’
L8 N58°42'33"E 16.42’

L9 N89°37'03"E | 32.09°
L10 | NOQ°20'53"E | 402.76’

L11 NO0°22'00°E | 187.78
L12 | NOO°11'58"E 137.10°
113 | NB89°5855"E | 56.85°

A = L14 | NOO°01'05'W | 126.05
NOSTSSO4E /|85 L15 | NB9°3915°W | 16.50
RAD 3N 16 | N35°3528°E | 250.02
DETAIL OF = L1/ | NB80°0210"E | 271.00'
1 L18 | N29°32’50"W | 93.00°

PARCEL 1 L19 | N49°07'50"W_| 111.00
- 120 | N41°42'10E | 325.00

Eq)cﬁ-l;{)“é_cm? L21 | N33°32'10°E | 40.00°

122 | N24°42'10°E | 175.00
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JEFFREY S. BEHAR
PATRICK J. GIBBS

JAMES D. SAVAGE
ROBERT L. REISINGER
TINA I. MANGARPAN
SHAYNE L. WULTERIN**
JOHN K. PAULSON
CHARLES J. SCHMITT
JON A. HAMMERBECK
WILLIAM O. WOODLAND
SEAN GANDHI**

‘TEJAS B. PATEL

STACY A. BRADFIELD
JENNIFER L. RUSSELL
ARMEN A. AVAKIAN
JEET SEN

ARTHUR J. CASEY

JUAN C. DELGADO
MARK P. LaSCOLA

TODD R. BECKER
JENNIE L. HERTZOG
WIN D. DOAN

GLENN S. GOLDBY***
MICHAEL S. AYERS
MARK S. LEVINE
DANIEL N. STEIN
KEVIN R. LAZAR*

JOHN C. ELLIS
MICHELE M. MESSENGER
RENEE E. JENSEN**
MARGARET K. SHELTON
MICHAEL D. GOODMAN
ANDREW B. LEAL

ENNY VAN WANG
SHIRLEY C. BRIDWELL
ROBERT A. KUBLER*##*
ASHLEY S. LOEB
JOSHUA S. DIXON
KRISTINE M. GAMBOA
STEPHANIE MARIE BLACK
MARK W. FLORY

LINH T. CAO

LILI MOSTOFI
KIMBERLY A. MUELLER
JOHNNY T. PARSEGHIAN
JEANETTE D. LAWRENCE

BEN G. GAGE

ALYSSA G. CAPUTO
EMILY T. ZINN
ANTHONY L. LIVESAY
RUTH E. HESS++
CHRISTINE A. KINGSTON
ROBERT L. BOOKER II
JOHN R. WATERMAN
MELISSA E. FISCHER
GABRIELA MARQUEZ
BRYAN D. PYLES
KATIE A. FITZGERALD
ARTHUR W. SCHULTZ
ERNIE G. FIGUEROA
ERAN S. FORSTER**
TINA C. PARK

DAVID J. MENDOZA
DAVID Y. HUA
GIULIANA REGINA

BRANDON M. MATAMOROS

B. ERIC NELSON k%
DON H. OHNOKI
MARK P. NELSON
ISLAM A. BAHHUR
PETRA RADUSIC

JORGE A. LOPEZ HERRERA

CHRISTIANA S. CARTER
OMID VALINASAB
MICHAEL H. TAFARELLA
CORNELO V. DILAG

CHRISTOPHER E. PHELPS

CARLA VILLARREAL
EVAN K. GRUETTER
SCOTT H. BARBAG**
LEAH J. KIM
KATRINA WANG

ROCHELLE R. DE GOLIER
MICHAEL J. MERMELSTEIN

PEDRO J. MONCAYO
NUPUR APTE
MEHRDOD K. ABADI
THERESA T. NGUYEN
NAVEEN Q. FEROZ
GREGORY L. GARCIA
SAMANTHA M. SANNES
N. JESSICA YIN

LAW OFFICES
FORD, WALKER, HAGGERTY & BEHAR
LIMITED LIABILITY PARTNERSHIP
SOUTHERN CALIFORNIA
LONG BEACH

ONE WORLD TRADE CENTER
27™ FLOOR
LONG BEACH, CALIFORNIA 90831-2700
TELEPHONE (562) 983-2500
FACSIMILE (562) 983-2555
WEBSITE: WWW.FWHB.COM

November 1, 2023

OBJECTION TO PROPOSED
SOLAR FARM DEVELOPMENT ABOVE
SKYLINE MOBILE HOME PARK
November 15, 2023

Shorebreak Energy Developers
1061 E. 4™ Street, Santa Ana, CA 92701

Skyline Mobile Home Park
2550 Pacific Coast Hwy, Torrance CA 90505

Skyline Homes Land LLC

Mike Misera

4040 MacArthur Blvd., Suite 300,
Newport Beach, CA 92660
Email: mike@spcnb.com

COUNSEL

TIMOTHY L. WALKER
WILLIAM C. HAGGERTY
DONNA ROGERS KIRBY
STEPHEN W. MOORE
KATHERINE M. HARWOOD
VICTORIA A. SILCOX
MARY B. PENDLETON
NEIL S. TARDIFF

JOHN W. RANUCCI

RETIRED

G. RICHARD FORD

TIMOTHY P. McDONALD
THEODORE P. SHIELD (1920 — 2010)

* ADMITTED IN NEVADA
#** ALSO ADMITTED IN NEVADA
*+%x ATSO ADMITTED IN ARIZONA
#*k% ALSO ADMITTED IN TEXAS
**xk% ALSO ADMITTED IN OHIO
+ ALSO ADMITTED IN NV & AZ
++ ALSO ADMITTED IN D.C.

WRITER’S EMAIL ADDRESS

jpaulson@fwhb.com

WRITER’S DIRECT DIAL NUMBER

(562) 983-2590

WRITER’S DIRECT FAX NUMBER

(562) 590-3503

INLAND EMPIRE = LAS VEGAS = LONG BEACH = ORANGE COUNTY = SACRAMENTO ® SAN DIEGO = SAN FRANCISCO = SILICON VALLEY
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November 1, 2023

tpatel@fwhb.com

(562) 983-2542

(562) 590-3503
OBJECTION TO PROPOSED

SOLAR FARM DEVELOPMENT ABOVE
SKYLINE MOBILE HOME PARK

Shorebreak Energy Developers
1061 E. 4™ Street, Santa Ana, CA 92701

Skyline Mobile Home Park
2550 Pacific Coast Hwy, Torrance CA 90505

Skyline Homes Land LLC c/o Mike Misera
4040 MacArthur Blvd., Suite 300,
Newport Beach, CA 92660

Email: mike@spcnb.com
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City of Torrance — Planning and Development

3031 Torrance Blvd.

Torrance, CA 90503

Ramirez, Michelle <MRamirez(@TorranceCA.gov>
Martinez, Oscar <OMartinez(@TorranceCA.gov>
Montero, Marissa <MMontero@TorranceCA.Gov>

To Whom It May Concern,

Please be advised that this office has been retained to represent the interests of the
Patel family residing at 26102 Delos Ave., Torrance, California in relation to a proposed
“solar farm” to be placed in an area that has been designated as open space under
Government Code section 65560 (A.K.A. Dead Horse Canyon). It has come to our attention
that a proposed development on the subject piece of land would consist of placement of 900
solar panels (14 x 7 ft.) over a +60,000 sq. ft. area.

The Patel’s residence abuts the area where the proposed solar farm is being
considered, and OBJECTS to the placement of any manmade objects in the area designated
as “open” and undeveloped. The placement of solar panels or any structures in the area is a
violation of the government code section, and would also negatively impact my client’s
property rights including my client’s scenic view. Accordingly, my client will vigorously
oppose any such attempt to place the panels in the designated open area.

Please contact me should you have any comments or questions regarding any of the
above.

Very truly yours

TEJAS B. PATEL
Of FORD, WALKER, HAGGERTY & BEHAR

TBP:sv

Z:\Shared\G-Drive\Shared\Files\Tejas Patel_TBP\Patel Opposition Letter (11-01-23).docx
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JEFFREY S. BEHAR
PATRICK J. GIBBS

JAMES D. SAVAGE
ROBERT L. REISINGER
TINA I. MANGARPAN
SHAYNE L. WULTERIN**
JOHN K. PAULSON
CHARLES J. SCHMITT
JON A. HAMMERBECK
WILLIAM O. WOODLAND
SEAN GANDHI**

‘TEJAS B. PATEL

STACY A. BRADFIELD
JENNIFER L. RUSSELL
ARMEN A. AVAKIAN
JEET SEN

ARTHUR J. CASEY

JUAN C. DELGADO
MARK P. LaSCOLA

TODD R. BECKER
JENNIE L. HERTZOG
WIN D. DOAN

GLENN S. GOLDBY***
MICHAEL S. AYERS
MARK S. LEVINE
DANIEL N. STEIN
KEVIN R. LAZAR*

JOHN C. ELLIS
MICHELE M. MESSENGER
RENEE E. JENSEN**
MARGARET K. SHELTON
MICHAEL D. GOODMAN
ANDREW B. LEAL

ENNY VAN WANG
SHIRLEY C. BRIDWELL
ROBERT A. KUBLER*##*
ASHLEY S. LOEB
JOSHUA S. DIXON
KRISTINE M. GAMBOA
STEPHANIE MARIE BLACK
MARK W. FLORY

LINH T. CAO

LILI MOSTOFI
KIMBERLY A. MUELLER
JOHNNY T. PARSEGHIAN
JEANETTE D. LAWRENCE

BEN G. GAGE

ALYSSA G. CAPUTO
EMILY T. ZINN
ANTHONY L. LIVESAY
RUTH E. HESS++
CHRISTINE A. KINGSTON
ROBERT L. BOOKER II
JOHN R. WATERMAN
MELISSA E. FISCHER
GABRIELA MARQUEZ
BRYAN D. PYLES

KATIE A. FITZGERALD
ARTHUR W. SCHULTZ
ERNIE G. FIGUEROA
ERAN S. FORSTER**

TINA C. PARK

DAVID J. MENDOZA
DAVID Y. HUA

GIULIANA REGINA
BRANDON M. MATAMOROS
B. ERIC NELSON k%
DON H. OHNOKI

MARK P. NELSON

ISLAM A. BAHHUR

PETRA RADUSIC

JORGE A. LOPEZ HERRERA
CHRISTIANA S. CARTER
OMID VALINASAB
MICHAEL H. TAFARELLA
CORNELO V. DILAG
CHRISTOPHER E. PHELPS
CARLA VILLARREAL
EVAN K. GRUETTER
SCOTT H. BARBAG**
LEAH J. KIM

KATRINA WANG
ROCHELLE R. DE GOLIER
MICHAEL J. MERMELSTEIN
PEDRO J. MONCAYO
NUPUR APTE

MEHRDOD K. ABADI
THERESA T. NGUYEN
NAVEEN Q. FEROZ
GREGORY L. GARCIA
SAMANTHA M. SANNES
N. JESSICA YIN

LAW OFFICES
FORD, WALKER, HAGGERTY & BEHAR

LIMITED LIABILITY PARTNERSHIP
SOUTHERN CALIFORNIA
LONG BEACH
ONE WORLD TRADE CENTER
27TH FLOOR
LONG BEACH, CALIFORNIA 90831-2700
TELEPHONE (562) 983-2500
FACSIMILE (562) 983-2555
WEBSITE: WWW.FWHB.COM

March 10, 2025

COUNSEL

TIMOTHY L. WALKER
WILLIAM C. HAGGERTY
DONNA ROGERS KIRBY
STEPHEN W. MOORE
KATHERINE M. HARWOOD
VICTORIA A. SILCOX

MARY B. PENDLETON
NEIL S. TARDIFF

JOHN W. RANUCCI

RETIRED

G. RICHARD FORD

TIMOTHY P. McDONALD
THEODORE P. SHIELD (1920 — 2010)

* ADMITTED IN NEVADA
#** ALSO ADMITTED IN NEVADA
*+%x ATSO ADMITTED IN ARIZONA
#*k% ALSO ADMITTED IN TEXAS
**xk% ALSO ADMITTED IN OHIO
+ ALSO ADMITTED IN NV & AZ
++ ALSO ADMITTED IN D.C.

WRITER’S EMAIL ADDRESS

jpaulson@fwhb.com
WRITER’S DIRECT DIAL NUMBER
(562) 983-2590

WRITER’S DIRECT FAX NUMBER

(562) 590-3503

OBJECTION TO PROPOSED REZONING MODICFICATION AND EXEMPTION

FOR THE EASMENT OF HIGHSIDE OVERLAY AREA

RE: MOD23-00010, MHE23-00050 - SOLAR FARM DEVELOPMENT ABOVE

SKYLINE MOBILE HOME PARK
March 19, 2025 PUBLIC HEARING

Skyline Homes Land LLC
Mike Misera
4040 MacArthur Blvd., Suite 300,
Newport Beach, CA 92660
Email: mike@spcnb.com

City of Torrance — Planning and Development
Marissa Montero
3031 Torrance Blvd., Torrance, CA 90503

Ramirez, Michelle <MRamirez@TorranceCA.gov>,
Martinez, Oscar <OMartinez@TorranceCA.gov>
Montero,Marissa <MMontero@TorranceCA.Gov>

INLAND EMPIRE = LAS VEGAS = LONG BEACH = ORANGE COUNTY = SACRAMENTO ® SAN DIEGO = SAN FRANCISCO = SILICON VALLEY
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March 11, 2025

tpatel@fwhb.com
(562) 983-2542

(562) 264-3414

OBJECTION TO PROPOSED REZONING MODICFICATION AND EXEMPTION
FOR THE EASMENT OF HIGHSIDE OVERLAY AREA
RE: MOD23-00010, MHE23-00050 - SOLAR FARM DEVELOPMENT ABOVE
SKYLINE MOBILE HOME PARK
March 19, 2025 PUBLIC HEARING

Skyline Homes Land LLC

Mike Misera

4040 MacArthur Blvd., Suite 300,
Newport Beach, CA 92660
Email: mike@spcnb.com

City of Torrance — Planning and Development
Marissa Montero

3031 Torrance Blvd., Torrance, CA 90503

Ramirez, Michelle <MRamirez(@TorranceCA.gov>,
Martinez, Oscar <OMartinez@ TorranceCA.gov>
Montero,Marissa <MMontero@TorranceCA.Gov>
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PolyPeptide Laboratories Inc.
365 Maple Avenue
Torrance CA 90503, United States

T: +1 310 782 3569
polypeptide.com
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PUBLIC COMMENT
Record Number: MOD23-000010, MHE23-00050
Project Address: 2550 Pacific Coast Highway

OBJECTION TO PLACING SOLAR PANELS ON HILLSIDE ABOVE SKYLINE MOBILE
HOME PARK

I, The 4.5 acres immediately north of Alta Loma Park and including Dead Horse Canyon
“has been deed restricted so that it will remain permanent open space.” The
Environmental Impact Report (EIR) from 2009 reported “that the land has severe
topological features so that it will be reserved as passive open space.”

The placement of a ground mounted solar farm in an area deeded as open space is not a
minor hillside exemption, or variance, since it turns the passive open space into a light
industrial operation. A geotechnical engineer we hired, Richard A. Martin, remarked that
this 4.5-acre area “is not suitable for construction. A detailed geotechnical engineering
and engineering geology investigation would be required for slope repair work” before
any solar panel installation. Because of this hillside’s current instability and its proximity
to the Palos Verdes Fault (1/4 mile), it is surprising the project is exempt from the CEQA;
the guidelines do not mention such important conditions, but the City of Torrance should
look at this more broadly and should consider whether such an exemption is warranted in
this case. The R1-PP Variation must also adhere to strict R1 standards, and allowing a
light industrial operation in an area deeded as open space is a clear violation of such R1
standards. There is a scarcity of open space in Torrance, and this hillside area allows
visitors in Alta Loma Park to have wonderful views of the LA Basin and mountain peaks;
a solar farm would be an eyesore in this location.

2. The 4.5-acre area in question is not regulated by the City of Torrance but rather by
the California Department of Housing and Community Development. The City has
no authority to enforce violations or direct any needed remediations. We learned this first
hand when a significant mudslide occurred on February 5, 2024 (Daily Breeze, February
6, 2024) and no remediation work was performed since the slide. After discussions with
our current and former city councilmen and staff from the Community Development
Office we were told that the City of Torrance had no authority to compel Saunders to fix
the ongoing land movement. We were told to contact the State Department of Housing
and Community Development, the responsible agency. If Saunders Property Company
plans to install the solar farm on a small parcel of land actually owned by the City of
Torrance, it should be clear that the vast majority and most unstable portion of the hillside
is outside the purview and authority of the City of Torrance. Why would the Planning
Commission even consider putting solar panels on City Property deeded as passive open
space and deemed unsuitable for development according to the 2009 Environmental
Impact Report?
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3. Gross negligence by Saunders Property Company with respect to hill maintenance and
repair should disqualify them for consideration. Since the 2024 mudslide Saunders has
done nothing to stabilize the hill other than tarping and sandbagging one small area
directly above the mobile home park. A number of erosion scars have turned into several
landslides, one of which undermined a significant portion of the middle swale. There are
several other areas where the swales have been undermined, and water has been
overflowing. Saunders has done nothing to correct this ongoing land movement. There
has been such a lack of general maintenance that Sauders allowed the irrigation system to
break and become unusable; the pipes are disconnected and strewn haphazardly along the
hillside. No ittigation, no mowing or brush clearing on the hillside and nothing done to
ameliorate the damage caused by the 2024 mudslide.

We have contacted the City regarding this negligence on the part of Sauders Property
Company, and I can forward our communications if needed; we also have numerous
photographs of this continuous subversion and weakening of the hill. We contacted our
City Councilman in December 2023 about land movement I observed where previous
mudslides occurred; this was one month after Saunders first proposed the solar farm in
November 2023. In February 5, 2024 the mudslide occurred in the same area where 1
noticed the land movement in December. Saunders had the opportunity to fix this
situation and it was ignored, creating this current precarious condition. There was no such
issue when the Chandler company was responsible for maintenance and upkeep; they
were proactive and did all they could to protect the hillside.

We commissioned a geotechnical engineer to ascertain the risk we face with the ongoing
land movement in the hillside above Skyline Mobile Home Park. His report is included as
a separate attachment. One conclusion stated “if there is a continued lack of
maintenance and repairs, the City of Torrance may be forced to red tag your home.”

The fact that this area has been deeded to be preserved as open space, the well
documented history of its instability, the neglect and complete lack of maintenance on the
part Saunders Property Company, and the fact that the City of Torrance has no regulatory
or enforcement authority in this matter makes it very clear that the Planning Commission
deny this proposal.

Thank you for considering our request,
Ed Strobel
Jane Salik

e
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RICHARD A. MARTIN, GEOTECHNICAL ENGINEER
2114 PASEO DEL MAR, SAN PEDRO, CA 90732
PHONE (310) 935-9693 EMAIL: rmartin2114@gmail.com

March 7, 2025
Project No. 205-025

Torrance, CA 90503

Project Reference: Geotechnical Opinion Report for Offsite Slope Failures
above 255-256 Skyline Drive in Torrance, California

Dear Mrs, Salik & Mr. Strobel:

Al your request, the writer inspected the referenced property on February 17, 2025. In
addition, records maintained by this office, published geologic maps, and reports by
others were reviewed. This report is based upon observations and record review and
did not include subsurface exploration.

The intent of this report is to convey geotechnical data which you may consider in
discussion with the City of Torrance and the owners of Skyline Mobile Park.

SITE CONDITIONS

Your property is located on the east side of Riceville Drive in the city of Torrance. The
building pad is fairly level to the east end of the residence where the site drops about 10
feet to a patio. The patio is supported by a retaining wall, The east property line is a few
feet above the upper drainage swale. The ground surface continues to descend at
about 1% to1 (horizontal to vertical) for a height of about 75-feet to the mobile home
park. Three gunite or concrete drainage swales have been constructed on the slopes

During the heavy rains of 2022-2024, a number of erosion scars turned into surficial
landslides. The Google aerial photograph dated 7-2023 is the “before” site conditions,
and the photo dated 1-2024 is the “after”.
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:Geology
The site is underlain by tan silty sand

Seismicity
The subject site is located about % mile southwest of the potentially active Palos Verdes
Fault.

The slopes of the subject site are in an area the State deemed potentially unstable
during an earthquake.

CONCLUSIONS

The slopes contain soil which have little binder (cohesion) which is needed to reduce
erosion and surface slippage. Good ground cover would help stabilize the surface.
However, a large leaf ice plant was used, which is a good fire retardant, but is top heavy
and tend to slide in sheets.as happened on a large scale in Baldwin Hills during heavy
rains in1969.

Unless there is an earthquake on the Palos Verdes Fault, it doesn't look like the slide is
deep enough to affect your property, currently. If there is a continued lack of
maintenance and repairs, the City of Torrance may be forced to red tag your home.

It is believed that repairing slope failures will require reinforced earth or post and
boards, or both. There were several areas visible where the swales have been
undermined which will need repairs before they become surficial slides. Water has been
flowing over the edge of the swales. The method of repair is up to the owners of Skyline
Mobile Home Park and approved by the city of Torrance.

REMARKS

This report is not suitable for construction on the mobile home property. A detailed
geotechnical engineering and engineering geology investigation would be required
slope repair work be performed on the property.

Salik Opinion March 7, 2023
205-025 Page 2
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Oorts, Leo

From: Vijay Patel_
Sent: Tuesday, April 1, 2025 12:58 PM
To: Oorts, Leo

Subject: Re: Rebuttal letter

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Leo, please attach this picture
also

33
7



72



Sent from my iPhone

On Apr 1, 2025, at 10:31 AM, Oorts, Leo <LOorts@torranceca.gov> wrote:

Hi Vijay,
Received, thank you. The comment letter will be attached to the staff report.

Please note the project has been rescheduled to the following Planning Commission meeting
that will be held on Wednesday, April 16 at 6:30pm in the Council Chambers located at 3031
Torrance Boulevard, Torrance, CA 90503. A copy of the meeting agenda and staff report will
be made available on the City Clerk’s Office webpage on Friday, April 11.

LEO OORTS
Senior Planner - Community Development Department
310-618-5925 | LOorts@TorranceCA.Gov

<image001.png>
TorranceCA.Gov |
<image002.png>
Facebook |
<image003.png>
X (Formerly Twitter) |
<image004.png>
Instagram

This email, and any attachments to it, may contain confidential information and is intended for the
sole use of the intended recipient(s). If you are not the intended recipient, or believe that you may
have received this email in error, please notify the sender and delete this email and any attachments.
Any review, reliance, disclosure, copying, storing, distribution, forwarding without express
permission, or use of the contents of the information received in error is strictly prohibited.

From: Vijay Patel

Sent: Monday, March 31, 2025 3:16 PM
To: Oorts, Leo <LOorts@TorranceCA.Gov>
Subject: Fwd: Rebuttal letter

Greetings Leo,

See attached

Thankyou,

Vijay Patel | Tel: (310) 224-3000 ext. #104

Select Systems Technology, Inc.
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| Contains sensitive proprietary and confidential information. Not for
| further distribution without the express written consent of Select
| Systems Technology, Inc.

Subject:Rebuttal letter
Date:Mon, 31 Mar 2025 13:04:00 -0700

Hi T, here is the letter in folder with the pictures

Thank you,

Vijay Patel | Tel: (310) 224-3000 ext. #104
Select Systems Technology, Inc.
| Contains sensitive proprietary and confidential information. Not for

| further distribution without the express written consent of Select
| Systems Technology, Inc.
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April 2, 2025

City Of Torrance

Community Development Department
3031 Torrance Blvd.

Torrance, CA. 90503

RE: MOD23-0023, MHE23-00050

Should an exemption be granted to JWG consulting ( Saunders Property management
CO) on the property known as “Dead Horse Canyon” in the city of Torrance for the
installation of solar panels. NO, | do not think it is in the best interests of the residents of
the city of Torrance to grant an exemption.

The open space designation was assigned to Dead Horse Canyon during the final
developments of Rolling Hills Country Club. The previous owner ( Chandler Landfill)
attempted to give the property to the city of Torrance at which time it was determined
that the land was geologically unstable (city of Torrance determined it was unstable land)
and could not be used by the city, in addition the property owners adjacent to Dead
Horse Canyon voted it stay in private hands. The installation of solar panels may cause
the land (which is geologically unstable) to shift and fall into the canyon. This past winter
we had a 5 X10’ chunk of land slide into the canyon due to the heavy rains. In previous
years there has been more slippage and that is why there are concrete barriers at the
bottom of the canyon to protect the mobile homes.

The Open Space designation means that the land is not supposed to be developed for
the benefit of any one person/entity, rather it be left in its natural state for all residents of
the local area to enjoy in perpetuity. | would say that Dead Horse Canyon is probably
one of the last pieces of land that has not been developed at all in the city. The views
from Los Altos park are enjoyed by all park attendees. In addition there is a thriving
ecosystem of native flora and fauna. This would all be destroyed should an exemption
be granted to fill the space with Solar panels. | am not against renewable energy
sources ( | have solar on my roof) but choosing between more industrial development
versus the serenity of a natural habitat | would choose the natural habitat. Keep in mind
that the open space designation was given as a trade off in allowing the Country club
development and here we are not 15 years later asking to industrialize it rather than
leaving it in its natural state for future generations. Skyline knew when they purchased
the property that the Open Space designation had been applied to that parcel of land.

Not only is this exemption and potential solar farm install not good for the
community , it would absolutely destroy my view, (please see pictures). Not only would |
lose the view that is supposed to be protected by the Hillside Overlay Zone, | would also
be damaged monetarily as the view is part of any home appraisal.

Viay Patel

]
Torrance, CA. 90505
I
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| respectfully urge the Planning Commission to deny the request of modification to the
easement and to prioritize the maintenance and preservation of Skyline Mobile Park.

Thank you for your time and attention to this matter.
Sincerely,

Wally Rodriguez
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October 10, 2023
Project No.: 23253-01

Shorebreak Energy Developers GeoMat Testing Lahoratories, Inc
1061 E. 4th Street Geotechnical Engineering/ Material Testing
Santa Ana, California 92701 oo oo
SUBJECT: Preliminary Soil Investigation Report

Proposed Solar Support Structures
2550 Pacific Coast Highway
Torrance, California

In accordance with your authorization, GeoMat Testing Laboratories, Inc. (GeoMat) is pleased to present our
Preliminary Soil Investigation Report for the proposed solar support structures at 2550 Pacific Coast Highway,
Torrance, California. This report is in fulfillment of our proposal dated October 5, 2023, and your subsequent
authorization. The accompanying report presents a summary of our findings, recommendations, and
limitation of work for the proposed solar support structures.

The primary purpose of this investigation and report is to provide an evaluation of the existing
geotechnical conditions at the site as they relate to the design and construction of the proposed
improvements. More specifically, this investigation was to address geotechnical conditions for the
preliminary design of the foundations for the proposed solar support structures.

Based on the results of our investigation, the proposed development is feasible from a geotechnical
standpoint, and it is our professional opinion that the proposed development will not be subject to a hazard
from settlement, slippage, or landslide, provided the recommendations of this report are incorporated into the
proposed development. It is also our opinion that the proposed development will not adversely affect the
geologic stability of the site or adjacent properties provided the recommendations contained in this report are
incorporated into the proposed construction.

We appreciate the opportunity to assist you and look forward to future projects. If you should have any
questions regarding this report, please do not hesitate to call our office. We appreciate this opportunity to be
of service.

Submitted for GeoMat Testing Laboratories, Inc.

OFESSIO
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S
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\ \@.GE2375 / /
\ e o/
O
Haytham Nabilsi, GE 2375 (exp. 12/31/2024) NEOF AV~ Art Martinez
Principal Engineer T Staff Engineer
haytham@geomatlabs.com art@geomatlabs.com
Distribution: (3) Addressee

9980 Indiana Avenue e Suite 14 e Riverside e California e 92503 e Phone (951) 688-5400 e Fax (951) 688-5200
5714 West 96'" Street e Los Angeles e California e 99045 e Phone (310) 337-9400 e Fax (310) 337-0200
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

EXECUTIVE SUMMARY

This geotechnical executive summary should be used in conjunction with the entire report for design and/or
construction purposes. It should be recognized that specific details were not included or fully developed in
this section, and the report must be read in its entirety for a comprehensive understanding of the items
contained herein.

GEOTECHNICAL CONDITIONS

Based on our exploratory borehole, the site surficial soil consists of approximately 5 to 8 feet of silty sand and
sandy clay (USCS “SM” and “CL”) underlain by San Pedro sand classified as sand with silt (USCS “SPSM”).
The surficial soil was found to be moist, slightly cohesive to cohesive, and medium dense. The sand was
moist and moderately dense.

This material is not expected to exhibit difficult excavation resistance for conventional excavating equipment
in good working condition.

Expansion Potential of Sail: Low (El = 24)
Sulfate Corrosion Potential: Negligible, sulfate exposure class “S0” (ACI 318-19)
Recommended Cement Type: Type Il
Design Groundwater Depth 15 feet below ground surface
Cal/lOSHA Soil Type: Soil “Type B”
SHALLOW FOUNDATIONS
Minimum Footing Embedment Depth: 30 inches
Minimum Footing Dimensions (DxL): 18x30 inches
Minimum Footing Reinforcement: 1%
Allowable Bearing Pressure: 1500 psf
Allowable Passive Pressure: 240 psf/ft
Maximum Allowable Passive Pressure: 2000 psf
Coefficient of Friction: 0.35
GeoMat Testing Laboratories, Inc. geomatlabs.com 12 Executive Summary Page: i
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

1.0 INTRODUCTION

1.1 EXISTING SITE CONDITIONS

The subject site is located on the southwest corner of the Skyline Mobile Home Park at 2550 Pacific Coast
Highway, Torrence, California. The geographical relationship of the site and surrounding vicinity is shown on
the Site Location Map, Figure 1.

This area is currently undeveloped, consisting of light seasonal grasses and some native brush. The site is
adjacent to an approximately 70-foot-deep canyon which generally descends to the north northeast at a
gradient ranging between 1H:1V to 2H:1V.

1.2 PROPOSED DEVELOPMENT

Based on the provided Site Plan prepared by Shorebreak Energy Developers (Sheet A101, September 29,
2023), the site is proposed for a 900 panel solar array on the undeveloped section of the site located on the
southwest corner of the subject Mobile Home Park. Based on the provided Layout Plan prepared by
Shorebreak Energy Developers (Sheet A102, September 29, 2023), the array system will be supported on
relatively light rack structures on concrete pier foundations approximately 18-inches in diameter and
embedded 31-inches below ground surface. No structural loading details were provided for our review at the
time of this report. Critical lateral loads and applied bending moments to the piles are anticipated to result
from wind loading. We anticipate that design axial and lateral loads for the piles would likely be less than
3,000 pounds.

Once the design phase and foundation loading configuration proceeds to a more finalized plan, the
recommendations within this report should be reviewed and revised, if necessary. Any changes in the design,
location or elevation of any structure, as outlined in this report, should be reviewed by this office. GeoMat
should be contacted to determine the necessity for review and possible revision of this report.

1.3 FIELD WORK

Two exploratory boring were excavated on October 7, 2023, to maximum depth of 12 feet below existing
ground surface utilizing a hydraulically operated drill rig equipped with 3-inch diameter solid stem augers.
Refer to Plate 1 for borehole locations. Sampling was conducted with a Dames and Moore California Ring
Sampler. This sampler has three inches external diameter, 2.5 inches inside diameter, and is lined with one-
inch-high brass rings, with an inside diameter of 2.41-inches. The sample barrel was driven into the ground
at the bottom of the excavation with 35-pound hammer with a free fall of approximately 24-inches. Sampler
driving resistance, expressed as number of blows for 12-inch of penetration, was recorded.

Bulk samples were also collected from the auger cuttings during drilling. The samples were collected in plastic
bags, tied, and tagged for the location and depth. The geotechnical boring logs are presented in Appendix B
and may include a description and classification of each stratum, sample locations, blow counts, groundwater
conditions encountered during drilling, results from selected types of laboratory tests, and drilling information.

1.4 LABORATORY TESTING

Laboratory tests were performed on selected soil samples. The tests consisted primarily of the following:

¢ Moisture Content (ASTM D2216)

¢ Dry Density (ASTM D2937)

o Atterberg Limits (ASTM D4318)

¢ Sieve Analysis (ASTM C136)

e Direct Shear (ASTM D3080)

o Expansion Index (ASTM D4829)

¢ Soluble Sulfate Content (Extinction/Turbidimetric Method)

GeoMat Testing Laboratories, Inc. geomatlabs.com 13 Page: 1
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

The soil classifications are in conformance with the Unified Soil Classifications System (USCS), as outlined
in the Classification and Symbols Chart (Appendix B). A summary of our laboratory testing, ASTM
designation, and graphical presentation of test results is presented in Appendix C.

GeoMat Testing Laboratories, Inc. geomatlabs.com 14 Page: 2
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

2.0 GEOTECHNICAL CONDITIONS

21 REGIONAL GEOLOGIC FINDINGS

Based on the Geologic map of the Palos Verdes Peninsula and vicinity, Redondo Beach, Torrance, and San
Pedro quadrangles (Dibblee Foundation Map DF-70), the site is located in an area mapped as older alluvium
(Qoa). Alluvium is weathered bedrock material and sediments that have been eroded from natural slopes
and deposited in generally flat lying areas. The approximate site location is indicated on the Regional
Geologic Map, Figure 2.

There are no mapped active or potentially active faults with surface expression that trend through the subject
property, according to those references cited herein. The site does not lie within a designated Alquist-Priolo
Earthquake Fault Zone (CDMG, 2000). According to the California Department of Conservation, Fault Activity
Map of California 2010, the site is located approximately 400 feet southwest of the inferred location of the
Palos Verdes Hills fault, see Figures 3 and 4.

2.2 SECONDARY HAZARDS

2.2.1 Ground Shaking

The subject site, as is the case with most of the tectonically-active California area, will be periodically subject
to moderate to intense earthquake-induced ground shaking from nearby faults. Significant damage can occur
to the site and structural improvements during a strong seismic event. Neither the location nor magnitude of
earthquakes can accurately be predicted at this time.

2.2.2 Surface Rupture

The project site does not lie within the State of California, Earthquake Fault Zone, therefore, surface rupture
is considered to be unlikely at the project site.

2.2.3 Liquefaction

Review of the Earthquake Fault Zones and Seismic Hazard Zones for Torrance 7.5 Minute Quadrangle, the
site is not located in liquefaction zone, therefore liquefaction potential at the site is not a concern.

224 Landsliding

Review of the Earthquake Fault Zones and Seismic Hazard Zones for Torrance 7.5 Minute Quadrangle, the
proposed location of the solar panels is not located in landslide zone and therefore not subject to hazard from
landsliding providing that setbacks from slopes is maintained as discussed in later sections of this report.

2.2.5 Tsunami and Seiches

The site is at least 3.5 miles from the Pacific Ocean and does not lie near large body of water, so the threat
of tsunami and seiches is unlikely.

2.3 SUBSURFACE CONDITIONS

Detailed logs of the exploratory excavations are presented in Appendix B of this report. The earth materials
encountered within the exploratory excavations are described generally below.

Based on our exploratory borehole, the site surficial soil consists of approximately 5 to 8 feet of silty sand and
sandy clay (USCS “SM” and “CL”) underlain by San Pedro sand classified as sand with silt (USCS “SPSM”").
The surficial soil was found to be moist, slightly cohesive to cohesive, and medium dense. The sand was
moist and moderately dense.

GeoMat Testing Laboratories, Inc. geomatlabs.com 15 Page: 3
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

2.3.1 Cal/lOSHA Soil Type & Caving Potential

The subsurface soil expected to be encountered during site development may be classified as “Soil Type
B” per the California Occupational Safety and Health Administration (Cal/OSHA). Caving of the
exploratory borings did not occur. Due to the presence of apparent cohesion encountered within the
boreholes, caving is not expected to be a major concern during site development.

2.3.2 Expansive Soll

Expansive soils are characterized by their ability to undergo significant volume changes (shrink or swell) due
to variations in moisture content. Changes in soil moisture content can result from precipitation, landscape
irrigation, utility leakage, roof drainage, perched groundwater, drought, or other factors and may result in
unacceptable settlement or heave of structures or concrete slabs supported on grade.

Based on laboratory testing, the upper foundation soil onsite is expected to have a low expansion potential
(El=24), as defined in ASTM D4829. This would require verification subsequent to completion of new footing
excavations.

2.3.3 Corrosive Soil

To preliminarily assess the sulfate exposure of concrete in contact with the site soils, a representative soil
sample was tested for water-soluble sulfate content. The test results suggest the site soils have a negligible
potential for sulfate attack (0.024 percent) based on commonly accepted criteria. We recommend following
the procedures provided in ACI 318-19, Section 19.3, Table 19.3.2.1 for exposure “S0”. We recommend Type
I cement for all concrete work in contact with soil.

Ferrous metal pipes should be protected from potential corrosion by bituminous coating, etc. We recommend
that all utility pipes be nonmetallic and/or corrosion resistant. Recommendations should be verified by soluble
sulfate and corrosion testing of soil samples obtained from specific locations at the completion of rough
grading.

24 GROUNDWATER

Groundwater study is not within the scope of this work. Groundwater was not encountered in any of our
exploratory boreholes excavated onsite to a depth of 12 feet below existing ground surface.

Based on a review of the CDMG, Seismic Hazard Report for the Torrance Quadrangle, there is no reported
data for the historically highest groundwater level in the immediate area. Los Angeles County Department of
Public Works data base was also searched for groundwater data for the site area. No applicable information
was found. Therefore, groundwater is not anticipated to adversely impact the proposed development.

Please note that the potential for rain or irrigation water locally seeping through from elevated areas and
showing up near grades cannot be precluded. Our experience indicates that surface or near-surface
groundwater conditions can develop in areas where groundwater conditions did not exist prior to site
development, especially in areas where a substantial increase in surface water infiltration results from
landscape irrigation. Fluctuations in perched water elevations are likely to occur in the future due to variations
in precipitation, temperature, consumptive uses, and other factors including stormwater infiltration. Proper
surface drainage or irrigation and precipitation will be critical for the future performance of the project.
Mitigation for nuisance shallow seeps moving from elevated lower areas will be needed if encountered. These
mitigations may include subdrains, horizontal drains, toe drains, french drains, heel drains or other devices.

2.5 SEISMIC DESIGN PARAMETERS

Based on current standards, the proposed development is expected to be designed in accordance with the
requirements of the 2022 California Building Code (CBC). The 2022 CBC provides procedures for earthquake
resistant structural design that include considerations for on-site soil conditions, occupancy, and the
configuration of the structure including the structural system and height.

GeoMat Testing Laboratories, Inc. geomatlabs.com 16 Page: 4
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Preliminary Soil Investigation Report — Proposed Solar Support Structures
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Project No. 23253-01

October 5, 2023

In accordance with ASCE/SEI 7-22, Section 11.4.2.1, the most critical site conditions of Site Class C, Site
Class CD, and Site Class D have been used to determine the risk-targeted maximum considered earthquake
(MCER) spectral response accelerations.

We have downloaded the seismic design parameters in accordance with the provisions of the current
California Building Code (CBC, 2022) and ASCE/SEI 7-22 Standard using the ASCE 7 Hazard Tool interactive

webpage (https://asce7hazardtool.online/). The mapped seismic parameters are attached to this report in

Appendix D.

Parameter ASCE 7-22 2022 CBC Coefficient Value
0.2-second Period MCE Section 11.4.3 Figure 1613.2.1(1) Ss 1.97
1.0-second Period MCEg Section 11.4.3 Figure 1613.2.1(2) Sy 0.73
Soil Site Class Table 20.2-1 Section 1613.2.2 Site Class Default
Seismic Design Category Section 11.6 Section 1613.2.5 SDC D
Adjusted MCE Spectral Section 11.4.3 Equation 16-20 Swvs 2.09
Response Parameters Section 11.4.3 Equation 16-21 Swmi1 1.57
Design Spectra| Equation 11.4-1 Equation 16-22 Sbs 1.40
Acceleration Parameters Equation 11.4-2 Equation 16-23 Sb1 1.05

GeoMat Testing Laboratories, Inc.

geomatlabs.com
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Preliminary Soil Investigation Report — Proposed Solar Support Structures Project No. 23253-01
2550 Pacific Coast Highway, Torrence, California October 5, 2023

3.0 TENTATIVE RECOMMENDATIONS

3.1 EARTHWORK RECOMMENDATIONS

All debris, undocumented fill, abandoned utility lines, roots, irrigation appurtenances, underground structures,
deleterious materials, etc., should be removed from proposed footing areas. Cavities created during site
clearance should be backfilled in a controlled manner.

The upper soil onsite is not expected to exhibit difficult excavation resistance for conventional excavating and
trenching equipment in good working condition.

Temporary un-surcharged excavations of 4 feet high may be made at a vertical gradient for short periods of
time. Excavations greater than 4 feet should be sloped back at a gradient of no steeper than 1H:1V to a
maximum height of 20 feet. Exposed excavation conditions should be verified by the project geotechnical
engineer during construction. No excavations should take place without the direct supervision of the project
geotechnical engineer. [f potentially unstable soil conditions are encountered, modifications of slope ratios
for temporary cuts may be required.

All utility trench backfill should be mechanically compacted to the minimum requirements of at least 90 percent
relative compaction. Onsite soils derived from trench excavations can be used as trench backfill except for
deleterious materials. Soils with sand equivalent greater than 30 may be utilized for pipe bedding and shading.
Pipe bedding should be required to provide uniform support for piping. Excavated material from footing
trenches should not be placed in slab-on-grade areas unless properly compacted and tested.

3.2 FOUNDATION RECOMMENDATIONS

The proposed solar support structures may be supported on conventional shallow foundation systems
deriving support in competent soil. Foundations should be deepened as necessary to penetrate through
existing fill soil and soft or disturbed soil at the discretion of the Geotechnical Engineer. All foundation
excavations must be observed and approved by the Geotechnical Engineer’s representative, prior to placing
steel reinforcement or concrete.

3.2.1  Uplift Resistance

Uplift resistance for buried spread footing foundations may be computed as the sum of the weight of the
foundation element and the weight of the soil overlaying the foundation. We recommend using a soil unit
weight of 100 and 120 pcf for native soil and compacted structural fill overlying the footing and a unit weight
of 150 pcf could be used for the reinforced concrete footing. We recommend a minimum safety factor of 1.5
be utilized for uplift calculations.

3.2.2 Bearing Value

Foundations carried at least 30-inches below the lowest adjacent grade and at least 18-inches in diameter
may be designed to impose a net dead-plus-live load pressure of 1500 psf. A one-third increase may be used
for wind or seismic loads.

3.2.3 Lateral Resistance

Resistance to lateral footing will be provided by passive earth pressure and base friction. For footings bearing
against firm native material, passive earth pressure may be considered to be developed at a rate of 240 psf
per foot of depth to a maximum of 2000 psf. Base friction may be computed at 0.35 times the normal load. If
passive earth pressure and friction are combined to provide required resistance to lateral forces, the value of
the passive pressure should be reduced to two-thirds the value.

GeoMat Testing Laboratories, Inc. geomatlabs.com 18 Page: 6
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3.24  Settlement

The onsite soils below the foundation depth have relatively high strengths and will not be subject to
significant stress increases from foundations of the new structure. Therefore, estimated total long-term
static between similarly loaded adjacent foundation systems should not exceed 1-inch. The footings should
be designed to tolerate a differential settlement on the order of 1/2-inch over a 30-foot span. Differential
settlement may be assumed to be half of the total settlement. Because the differential settlement is small, it
is not expected to result in loss of integrity or functionality.

3.2.5 Reinforcement

Shallow conventional footing reinforcement should be determined by the structural engineer; however,
minimum reinforcement of 1% is recommended. Reinforcement and size recommendations presented in this
report are considered the minimum necessary for the soil conditions present at the foundation level and are
not intended to supersede the design of the project structural engineer or criteria of the governing agencies
for the project.

3.2.6 Foundation Setback

The proposed foundation setback should be in accordance with the current building code (CBC, 2022). The
code requires a minimum horizontal setback between bottom of footing and face of slope of H/3, where H is
the total height of the descending slope steeper than 3H:1V; but need not exceed 40 feet.

Based on site topography obtained from the Los Angeles County GIS website and estimated top of slope, the
dash line shown on Plate 1 indicates the approximate required foundation setback. Foundation located
beyond the dash line toward the slops shown on Plate 1 may be deepened to achieve the required setback.

3.3 SITE DRAINAGE

Adequate lot surface drainage is a very important factor in reducing the likelihood of adverse performance of
foundations, hardscape, and slopes. Surface drainage should be sufficient to prevent ponding of water
anywhere on a lot, and especially near structures and tops of slopes. Lot surface drainage should be carefully
taken into consideration during fine grading, landscaping, and building construction. Therefore, care should
be taken that future landscaping or construction activities do not create adverse drainage conditions.

The ground immediately adjacent to the foundation shall be sloped away from the building at a slope of not
less than 5-percent for a minimum distance of 10 feet measured perpendicular to the face of the building wall.
If physical obstructions or lot lines prohibit 10 feet of horizontal distance, a 5-percent slope shall be provided
to an approved drainage device. Swales used for this purpose shall be sloped not less than 2 percent where
located within 10 feet of the building foundation. Impervious surfaces within 10 feet of the building foundation
shall be sloped not less than 2 percent away from the building.

Planters around the site should be provided with drainage. Planters adjacent to foundation, if constructed,
should be provided with sealed bottom. Onsite drainage should be directed to approve drainage collection
devices, per the civil engineer recommendations. Location of drainage devices should be in accordance with
the design civil engineer’s drainage and erosion control recommendations.

Pad drainage should be directed toward the street or other approved area(s). Although not a geotechnical
requirement, roof gutters, downspouts, or other appropriate, means may be utilized to control roof drainage.
Downspouts, or drainage devices, should outlet a minimum of 5 feet from structures or into a subsurface
drainage system. Areas of seepage may develop due to irrigation or heavy rainfall, and should be anticipated.
Minimizing irrigation will lessen this potential. If areas of nuisance seepage develop, recommendations such
as subdrains, French drains, etc., for minimizing this effect could be provided upon request.
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4.0 ADDITIONAL SERVICES

Plan Reviews

The recommendations provided in this report are based on preliminary information and subsurface conditions
as interpreted from limited exploratory boreholes at the site. We should be retained to review the final grading
and/or foundation plans to revise our conclusions and recommendations, as necessary. Professional fees
will apply for each review.

Our conclusions and recommendations should also be reviewed and verified during site grading and revised
accordingly if exposed geotechnical conditions vary from our preliminary findings and interpretations.

Additional Observation and/or Testing

GeoMat Testing Laboratories, Inc. should observe and/or test at the following stages of construction.
* Following footing excavation and prior to placement of footing materials.

*  During all trench backfill.

*  When any unusual conditions are encountered.

Final Report of Compaction During Grading

A final report of compaction control should be prepared subsequent to the completion of grading. The report
should include a summary of work performed, laboratory test results, and the results and locations of field
density tests performed during grading.
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5.0 GEOTECHNICAL RISK

The concept of risk is an important aspect of the geotechnical evaluation. The primary reason for this is that
the analytical methods used to develop geotechnical recommendations do not comprise an exact science.
The analytical tools which geotechnical engineers use are generally empirical and must be used in conjunction
with engineering judgment and experience. Therefore, the solutions and recommendations presented in the
geotechnical evaluation should not be considered risk-free and, more importantly, are not a guarantee that
the interaction between the soils and the proposed structure will perform as planned.

The engineering recommendations presented in the preceding sections constitute GeoMat Testing
Laboratories professional estimate of those measures that are necessary for the proposed development to
perform according to the proposed design based on the information generated and referenced during this
evaluation, and GeoMat Testing Laboratories experience in working with these conditions.

6.0 LIMITATION OF INVESTIGATION

This report was prepared for the exclusive use on the new construction. The use by others, or for the purposes
other than intended, is at the user’s sole risk.

Our investigation was performed using the degree of care and skill ordinarily exercised, under similar
circumstances, by reputable Geotechnical Engineers practicing in this or similar locations within the limitations
of scope, schedule, and budget. No other warranty, expressed or implied, is made as to the conclusions and
professional advice included in this report.

The field and laboratory test data are believed representative of the site; however, soil conditions can vary
significantly. As in most projects, conditions revealed during construction may be at variance with preliminary
findings. If this condition occurs, the possible variations must be evaluated by the Project Geotechnical
Engineer and adjusted as required or alternate design recommended.

This report is issued with the understanding that it is the responsibility of the owner, or his representative, to
ensure that the information and recommendations contained herein are brought to the attention of the
engineer for the addition and incorporated into the plans, and the necessary steps are taken to see that the
contractor and subcontractor carry out such recommendations in the field.

This firm does not practice or consult in the field of safety engineering. We do not direct the contractor's
operations, and we cannot be responsible for other than our own personnel on the site; therefore, the safety
of others is the responsibility of the contractor. The contractor should notify the owner if he considers any of
the recommended actions presented herein to be unsafe.

The findings, conclusions, and recommendations presented herein are based on our understanding of the
development and on subsurface conditions observed during our site work, and are valid as of the present
date. However, changes in the conditions of a property can occur with the passage of time, whether they be
due to natural processes or the works of man on this or adjacent properties. In addition, changes in applicable
or appropriate standards may occur, whether they result from legislation or the broadening of knowledge.
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APPENDIX B
BOREHOLE LOGS
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CONSISTENCY OF COHESIVE SOILS
. Unconfined Compressive | Pocket . . .
Descriptor Strength (tsf) Penetrometer (tsf) | Torvane (tsf) | Field Approximation
Very Soft <0.25 <0.25 <0.12 Easily penetrated several inches by fist
Soft 0.25-0.50 0.25-0.50 0.12-0.25 Easily penetrated several inches by thumb
Medium Stiff 0.50-1.0 0.50-1.0 0.25-0.50 Can be penetrated several inches by thumb
with moderate effort
Stiff 1.0-2.0 1.0-2.0 0.50-1.0 Readily indented by thumb but penetrated
only with great effort
Very Stiff 2.0-4.0 2.0-4.0 1.0-20 Readily indented by thumbnail
Hard >4.0 >4.0 >2.0 Indented by thumbnail with difficulty
APPARENT DENSITY OF COHESIONLESS SOILS MOISTURE
Descriptor SPT N60 - Value (blows / foot) Descriptor Criteria
Very Loose 0-4 Dry Absence of moisture, dusty, dry to the touch
Loose 5-10
Medium Dense 11-30 Moist Damp but no visible water
Dense 31-50 Wet Visible free water, usually soil is below
Very Dense > 50 water table
PERCENT OR PROPORTION OF SOILS SOIL PARTICLE SIZE
Descriptor Criteria Descriptor Size
Trace Particles are present but estimated Boulder > 12 inches
to be less than 5% Cobble 3 to 12 inches
Few 5t0 10% Gravel Coarse 3/4 inch to 3 inches
. ) Fine No. 4 Sieve to 3/4 inch
Little 1510 25% Coarse No. 10 Sieve to No. 4 Sieve
Some 30 to 45% Sand Medium No. 40 Sieve to No. 10 Sieve
Mostly 50 to 100% . Fine No. 2'00 Sieve to N'o. 40 Sieve
Silt and Clay Passing No. 200 Sieve
PLASTICITY OF FINE-GRAINED SOILS
Descriptor Criteria
Nonplastic A 1/8-inch thread cannot be rolled at any water content.
Low The thread can barely be rolled, and the lump cannot be formed when drier than the plastic limit.
Medium The thread is easy to roll, and not much time is required to reach the plastic limit; it cannot be rerolled after
reaching the plastic limit. The lump crumbles when drier than the plastic limit.
High It takes considerable time rolling and kneading to reach the plastic limit. The thread can be rerolled several times
after reaching the plastic limit. The lump can be formed without crumbling when drier than the plastic limit.
SOIL CLASSIFICATION CHART
MAJOR DIVISIONS SYMBOLS TYPICAL DESCRIPTIONS
CEM ENTATION CLEAN GW WELL-GRADED GRAVELS, GRAVEL - SAND MIXTURES,
GRAVEL AND GRAVELS LITTLE OR NO FINES
Descriptor criteria GRSAC\J/IEELY (LlTTFII_EE%I)? NO GP P%ﬁﬁk‘é%@A}?OEEISERS/\VELS‘GRAVEL-SANDMIXTURES,
Weak Crumbles or breaks with handling or COARSE | Concat rraction | O Finis | GM | 9L GRAVELS coaveL - swo-skrwernes
little finger pressure. GRAINED SOILS FS{IEET\;\EINED ONNO-4 M}gzm?g';gis) GC | CLAYEY GRAVELS, GRAVEL - SAND - CLAY MIXTURES
Moderate Crumbles or breaks with considerable OF MATERIAL 1o SAND AND | CLEAN SANDS | SW |"Rueg™ e Sos GraveLysuios tiiieerid
finger pressure. ;’Sggés/;*s‘fz"é"‘o- SANDY SOILS (L'T;';EE%? No SP | POORLY GRADED SANDS, GRAVELLY SANDS, LITTLE OR
Strong Will not crumble or break with finger CORSE FRACTION | SANDS WITH | gp | v sanos, oo st mocrumes
PASSING NO. 4 SIEVE FINES
pressure. (APPRECIABLE SC | CLAYEY SANDS, SAND- CLAY MIXTURES
AMOUNT OF FINES) '
ML '"‘éE’i@;’gﬁ%E:g%“ﬁé’.NVEEEXJ&?R"E&?VE%E%W%
S"_TS AND LIQUID LIMIT LESS INORGANIC CLAYS OF LOW TO MEDIUM PLASTICITY,
FINES%TLASINED CLAYS THAN 50 CL ‘GRAVELLY CLAYS, SANDY CLAYS, SILTY CLAYS, LEAN
OL O%ﬁg!ﬁc?‘lrl‘fs AND ORGANIC SILTY CLAYS OF LOW
§E§Eﬁ%@'ﬁ;ﬁ . MH | SR S Sons. eLastiosis oo s
KEY TO LOG OF BORI NG 200 SIEVE SIZE ) SIE‘[?\YAQID ggg;géy%AN 50 CH | INORGANIC CLAYS OF HIGH PLASTICITY
OH O%CECS‘AI%AI(C;LQ\{ESOF MEDIUM TO HIGH PLASTICITY,
GeoMat Testing Laboratories, Inc. APPENDIX B HIGHLY ORGANIC SOILS PT | PEAT, HUMUS, SWAMP SOILS WITHHIGH ORGANIC

9980 Indiana Avenue, Suite 14
Riverside, California 92503
(951) 688-5400

indicate borderline soil classifications.

GTE: Dual symbols are used fo indicate gravels o sand with 5-12% fines and soils with fines classifying as CL-ML. Symbols separated by a siash
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Longitude:

. 2550 PCH .
PROJECT: Torrance, California Log Of Borlng B-1 Latitude:
Elevation:
Project No. 23253-01 Location: See Plate 1 Borehole Logged by: MN
Excavating Co. / Rig: GeoMat / Beaver Dirill Date Started: 10/7/2023 Depth to Groundwater: N/A ft
Method: Solid-Stem Auger Date Finished: 10/7/2023 Depth to Bedrock: ft
Hammer Weight / Drop: 35 Ibs./24-inches Hammer Type: Automatic Total Depth of Borehole: 12 ft
SAMPLES LABORATORY TEST DATA
2 g
9 = s g [=
S = MATERIAL DESCRIPTION 2 R = 2
© 2 8 > ) c = ‘é 5
g | 2 3 e | 2 s |53 |¢2
g ol 2 || £ 5 3 o = = o £
£ o | & g’ = Ee] a 5 (s} @ ] =] = “
g 215|323 & |[§&] = ko) > 2 S B g 3
(a] F|lw | o 7] [7) @] = [a) [ o | o o
] SM SILTY SAND
] Medium brown, fine to medium grained, moist, medium dense
i 13 19
18
> Tw 77 SPSM| SAN PEDRO SAND (Qsp) 3 | 98
] Light gray to yellowish brown fine to medium grained. Friable
] moist, medium dense
]
10 — T
15 — T
i TD =12
20 — T
25 — T
30 — T
35 — T
40 — -+
45 — -+
50 — T
LOG LEGEND E Silty Sands g Bulk "Grab" Sample (B) 2 Groundwater ( Groundwater (During Drillin
=] Bedrock/Formation [l  sitts X Modified California Ring (R) v Groundwater ( Groundwater (Stabilized)
Gravels Clayey Sands D Standard Penetration (S) D Disturbed Sample
GeoMat Tgstmg Laboratori(_es‘ Inc.
l:l Clean Sands Clays N Modified Dames & Moore (D) N No Sample Recovery gg,gﬂé’r‘;’iﬁe"?c‘;ﬁ?;“n?;2;232 ¢

This log is part of the report prepared by GeoMat Testing Laboratories, Inc. for this project and should be read together with the report. This summary applies only at the location of the exploration and at the time of drilling or excavation. Subsurface conditions may
differ at other locations and may change at this location with tiume. Data presented are a simplification of actual conditions encoua ed.
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Longitude:

PROJECT: Tomance, Cafomia Log of Boring  B-2

Elevation:
Project No. 23253-01 Location: See Plate 1 Borehole Logged by: MN
Excavating Co. / Rig: GeoMat / Beaver Drill Date Started: 10/7/2023 Depth to Groundwater: N/A ft
Method: Solid-Stem Auger Date Finished: 10/7/2023 Depth to Bedrock: ft
Hammer Weight / Drop: 35 Ibs./24-inches Hammer Type: Automatic Total Depth of Borehole: 12 ft

SAMPLES LABORATORY TEST DATA
% € = S =
=2 9 =
S c MATERIAL DESCRIPTION 2 R = 2
.| = S 38 z £ s | £ | E| 8
€ o2 2 |g| £ e | 2| 85| ¢ |53 |z
£ ® a g : el 7] % o 8 £ 2 2 3
g |2|5|3| & |[E] = 3 > £ S z | 8 3
(=] F|lw | o 7] [7) @] = [a) [ o | o o
] CL SANDY CLAY
18 Dark brown, fine sand content, moist, medium dense
i 15 28 17 11
> s T 17
IR 11 SPSM | SAN PEDRO SAND (Qsp) 15 99
Light gray to yellowish brown fine to medium grained. Friable
10 — T . .
L moist, medium dense 11 7
15 — T
i TD =12
20 — T
25 — T
30 — T
35 — T
40 — —+
45 — —+
50 — T
LOG LEGEND E Silty Sands g Bulk "Grab" Sample (B) 2 Groundwater ( Groundwater (During Drillin
=] Bedrock/Formation [l  sitts X Modified California Ring (R) v Groundwater ( Groundwater (Stabilized)
Gravels Clayey Sands D Standard Penetration (S) D Disturbed Sample
GeoMat Tgstmg Laboratori(_es‘ Inc.
l:l Clean Sands Clays N Modified Dames & Moore (D) N No Sample Recovery gg,gﬂé’r‘;’iﬁe"?c‘;ﬁ?;“n?;2;232 ¢

This log is part of the report prepared by GeoMat Testing Laboratories, Inc. for this project and should be read together with the report. This summary applies only at the location of the exploration and at the time of drilling or excavation. Subsurface conditions may
differ at other locations and may change at this location with tiume. Data presented are a simplification of actual conditions encouaged.
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APPENDIX C
LABORATORY TESTING
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GRAIN SIZE DISTRIBUTION
(ASTM C136)
U.S. Standard Sieve Opening in Inches U.S. Standard Sieve Numbers Hydrometer Results
20 6 4 3 1% Y v % # 10 16 20 30 40 50 100 200
100% o000 f~—ik—p—
° oo, L
A
e
90% e
o
80%
\
\
70% .
5 A
o A
S 60% it
=) i3
o IR
@ Ly
@ 50%
o Ly
< L e
40% e
30% LN
AR
20% e
10% \A\
A
0%
1000 100 10 1 0.1 0.01 0.001
Grain Size in Millimeters
Gravels Sands
Cobbles Silts Clays
Coarse Fine Coarse Medium | Fine
Moisture Fines
Symbol Location Depth USCS Classification D10 D30 D60 Cc Cu
(%) (%)
() B-1 2-5' SM Silty Sand 12.5 19 0.04 0.17 048 1235 1.59
A B-2 10' SP-SM Poorly-Graded Sand with Silt 10.8 7 0.14 032 054 378 133
Soil Report Project No.: 23253-01
2550 PCH Date Tested: 10/7/2023
e e Torrance, California Tested by: HMN
e o 2204 Ground Mount Solar Panels Exhibit: Appendox C
34
108




PLASTICITY CHART

100
20
80
70
g 60
X
(2]
o
£
> 50
S
k7]
K
o 40
30
MH or OH
20
10
A S
| ML or OL
0 1
0 10 20 30 40 50 60 70 80 90 100
Liquid Limit (LL)
ATTERBERG LIMITS TEST RESULTS
Liquid Limit Plastic Limit Plasticity Index
LEGEND SOIL CLASSIFICATION (LL) (PL) (PI)
e B2@0-3 Sandy Clay 28 17 11
— Project No.: 23253-01
Standard Test Method for Atterberg Limits (ASTM D4318) Date. 101712023
Proposed Ground Mount Solar Panels Tested by: HMN
GeoMat Tgsting Laboratorigs, Inc. 2550 PCH Checked by: AM
9980 Indiana Avenue, Suite 14 . .
Riverside, California Torrance, California Exhibit: Appendix C
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EXPANSION INDEX TEST

BORING NUMBER
AND SAMPLE DEPTH:

SOIL TYPE (USCS):

CONFINING PRESSURE (psf):

INITIAL MOISTURE CONTENT (%):

FINAL MOISTURE CONTENT (%):

DRY DENSITY (pcf):

EXPANSION INDEX:

EXPANSION POTENTIAL:

DATE TESTED:

TESTED BY:

(ASTM D4829)

B-1 @ 0-3'

CL

144

171

110.2

24

Low

10/8/2023

HMN

GeoMat Testing Laboratories, Inc.
9980 Indiana Ave, Suite 14
Riverside, California

PRELIMINARY SOIL INVESTIGATION REPORT
Proposed Ground Mount Solar Panels

2550 PCH
Torance, California

Project No.
Checked:
Checked by:
Exhibit:

23253-01
10/8/2023
HMN

N/A
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2550 PCH

Torrance, California

Project No. 23253-01

October 7, 2023

DIRECT SHEAR TEST RESULTS

3000
2500
2000
=
[72]
a
(2]
(2]
£
n 1500
t
©
o
<
7
1000
500
0 A oy A
0 500 1000 1500 2000 2500 3000
Normal Stress (psf)
Sample Symbol Description Soil Type Shear Friction Angle Cohesion
[USCS] Strength @ [degrees] c [psf]
B1@s | —o— | Pooly Gra‘é‘fl‘t’ Sandwith | gpgy Peak 33 139
B1@5 | —-@—— | oo Grads‘ialf Sandwith | gpgy Ultimate 32 104
B1@5 | --A-- | oo Gradsei’l‘t’ Sandwith | gpgy | +Residual N/A N/A
Sample Moisture [%] Saturated Moisture [%] Dry Unit Weight [pcf]
12.9 24.8 98.0

Performed in General Accordance with ASTM D-3080

“Residual shear strength results were determined from the lowest of the residual shears shown abve.

(Individual residual shear results plotted with red dashed line above)

GeoMat Testing Laboratories, Inc.
9980 Indiana Avenue, Suite 14
Riverside, California 92503

GeoMat Testing Laboratories, Inc.
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2550 PCH

Torrance, California

Project No. 23253-01

October 7, 2023

DIRECT SHEAR TEST RESULTS

3000
2500
2000
=
®
a
(2]
(2]
£
n 1500
t
o
o
<
7
1000
500
0 A oy A
0 500 1000 1500 2000 2500 3000
Normal Stress (psf)
Sample Symbol Description Soil Type Shear Friction Angle Cohesion
[USCS] Strength @ [degrees] c [psf]
B2@s | —o— | Pooly Gra‘é‘fl‘t’ Sandwith | gpgy Peak 35 139
B2@8 | —-@—— | oo Grads‘ial‘t" Sandwith | gpqy Ultimate 34 83
B2@8 | --A-- | oo Gradsei’l‘t’ Sandwith | gpgy | +Residual N/A N/A
Sample Moisture [%] Saturated Moisture [%] Dry Unit Weight [pcf]
15.3 23.0 994

Performed in General Accordance with ASTM D-3080

“Residual shear strength results were determined from the lowest of the residual shears shown abve.

(Individual residual shear results plotted with red dashed line above)

GeoMat Testing Laboratories, Inc.
9980 Indiana Avenue, Suite 14
Riverside, California 92503

GeoMat Testing Laboratories, Inc.
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‘GeoMat Testing Laboratories, Inc.

Soil Engineering, Environmental Engineering, Materials Testing, Geology

SOLUBLE SULFATE AND CHLORIDE TEST RESULTS

Project Name 2550 PCH Test Date 10/10/2023
Project No. 23253-01 Date Sampled 10/7/2023
Project Location Torrance, CA Sampled By HMN
Location in Structure B-2 @ 0-3 Sample Type Bulk
Sampled Classification CL Tested By HMN
Sample weight before drying
TESTING INFORMATION e e e e
Sample Weight Passing No. 10 Sieve
Moisture (%)
Mixing | Dilution Sulfate Sulfate Chloride Chloride
Location Ratiog Factor Reading Content Reading Content pH
(ppm) | (ppm) | (%) (ppm) | (ppm) | (%)
B-1 3 1 80 240 0.024
Average Average Average |
ACI 318-19 Table 19.3.2.1 - Requirements for Concrete by Exposure Class
Water- Mini Cementitous Material (Types) Calci
Exposure Soluble Maximum |n]:’mum ASTM ASTM czlcu_lén
c oride
Class T | (psi) | C150- ASTM €395 C1157 | Admixture
No T - No T .
SO <0.10 N/A 2500 Re(;trigtri)gn No Type Restriction Re(;tri(}:/tFi)gn No Restriction
Type IP, IS, or IT with .
S1 0.10t0 0.20 0.50 4000 1l (MS) Designation MS No Restriction
Type IP, IS, or IT with .
S2 0.20 to 2.00 0.45 4500 \% (HS) Designation HS Not Permitted
Po;/z:)-lan Type IP, IS, or [T with Poz|-z|cSJIr:n or
Option 1 >2.00 0.45 4500 (HS) Designation + Not Permitted
S3 or Slag Pozzolan or Slag Cement Slag
Cement 9 Cement
Option 2 >2.00 0.40 5000 v Ty(‘j’es. with (HS) HS Not Permitted
esignation
Minimum Maximum Water-Soluble Chloride ion (CI) Content
Exposure Maximum P in Concrete, Percent by Weight of Cement L . .
c Additional Provisions
Class w/cm . Nonprestressed Prestressed
(psi) Concrete Concrete
Co N/A 2500 1.00 0.06 None
C1 N/A 2500 0.30 0.06 None
Cc2 0.40 5000 0.15 0.06 Concrete Cover

Caltrans classifies a site as corrosive to structural concrete as an area where soil and/or water contains >500pp chloride, >2000ppm
sulfate, or has a pH <5.5. A minimum resistivity of less than 1000 ohm-cm indicates the potential for corrosive environment
requiring testing for the above criteria.

The information in this form is not intended for corrosion engineering design. If corrosion is critical, a corrosion specialist should
be contacted to provide further recommendations.

www.geomatlabs.com, contacgpe-mail: info@geomatlabs.com
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2022 CBC SEISMIC DESIGN PARAMETERS
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GeoMat Testing Laboratories, Inc.
Geotechnical Engineering
Engineering Geology

Material Testing

Inland Empire

9980 Indiana Ave, Suite 14
Riverside, California 92503
Office (951) 688-5400

Los Angeles

5714 W. 96" Street

Los Angeles, California 90045
Office (310) 337-9400

geomatlabs.com
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ASCE 7 Hazards Report

Address: Standard: ASCE/SEI 7-22  Latitude: 33.785387
No Address at This Location Rjsk Category: |l Longitude: -118.332704

Soil Class: Default Elevation: 0 ft(NAVD 88)

https://asce7hazardtool.online/ Page 1 of 4

Fri Oct 06 2023
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Seismic Default

Site Soil Class:

Results:
PGA v : 0.85 T : 8
Sws 2.09 Ss 1.97
Sw 1.57 Sq 0.73
Sps 1.4 Vszo 260
Sp1 1.05

Seismic Design Category: D

Multi-Period MCERr Spectrum Multi-Period Design Spectrum

Sa(g) vs T(s) Sa(g) vs T(s)

Two-Period MCE r Spectrum Two-Period Design Spectrum

Sa(g) vs T(s) Sa(9) vs T(s)

MCEr Vertical Response Spectrum Design Vertical Response Spectrum
Vertical ground motion data has not yet been made Vertical ground motion data has not yet been made
available by USGS. available by USGS.
https://asce7hazardtool.online/ Page %é)f 4 Fri Oct 06 2023
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Data Accessed: Fri Oct 06 2023

Date Source:
USGS Seismic Design Maps based on ASCE/SEI 7-22 and ASCE/SEI 7-22 Table 1.5-2. Additional data for
site-specific ground motion procedures in accordance with ASCE/SEI 7-22 Ch. 21 are available from USGS.

https://asce7hazardtool.online/ Page 2:?1‘ 4 Fri Oct 06 2023
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The ASCE 7 Hazard Tool is provided for your convenience, for informational purposes only, and is provided “as is” and without warranties of
any kind. The location data included herein has been obtained from information developed, produced, and maintained by third party providers;
or has been extrapolated from maps incorporated in the ASCE 7 standard. While ASCE has made every effort to use data obtained from
reliable sources or methodologies, ASCE does not make any representations or warranties as to the accuracy, completeness, reliability,
currency, or quality of any data provided herein. Any third-party links provided by this Tool should not be construed as an endorsement,
affiliation, relationship, or sponsorship of such third-party content by or from ASCE.

ASCE does not intend, nor should anyone interpret, the results provided by this Tool to replace the sound judgment of a competent
professional, having knowledge and experience in the appropriate field(s) of practice, nor to substitute for the standard of care required of such
professionals in interpreting and applying the contents of this Tool or the ASCE 7 standard.

In using this Tool, you expressly assume all risks associated with your use. Under no circumstances shall ASCE or its officers, directors,
employees, members, affiliates, or agents be liable to you or any other person for any direct, indirect, special, incidental, or consequential
damages arising from or related to your use of, or reliance on, the Tool or any information obtained therein. To the fullest extent permitted by
law, you agree to release and hold harmless ASCE from any and all liability of any nature arising out of or resulting from any use of data
provided by the ASCE 7 Hazard Tool.

https://asce7hazardtool.online/ Page id?f 4 Fri Oct 06 2023
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AGENDA ITEM NO. 8B

DATE: May 21, 2025
TO: Planning Commission
FROM: Natalie Niemeyer, Planning Associate

SUBJECT: 1810 Cabrillo Avenue (APN 7357-023-020)
Variance (VAR24-00001)

Consideration of a Variance (VAR24-00001) to convert an existing two-unit multifamily residence
back to its original development as a four-unit multifamily residence, on property located within
the Torrance Tract Overlay and Housing Corridor Overlay in the Limited Multiple Family
Residential District (R-3) Zone at 1810 Cabrillo Avenue.

RECOMMENDATION

Recommendation of the Community Development Director that Planning Commission conduct a
public hearing and consider a recommendation to the City Council for approval of VAR24-00001
to convert an existing two-unit multifamily residence back to its original development as a four-
unit multifamily residence, on property located within the Torrance Tract Overlay and Housing
Corridor Overlay in the R-3 Zone at 1810 Cabrillo Avenue, and determine a Categorical
Exemption for the project in accordance with Guidelines for Implementation of the California
Environmental Quality Act (CEQA); Article 19, Section 15303 (Conversion of Small Structures).

EXECUTIVE SUMMARY

The project applicant, Robert Osborn (KBSS Management, LLC), requests approval of a Variance
to convert an existing two-unit multifamily residence back to its original development as a four-
unit multifamily residence, on property located within the Torrance Tract Overlay and Housing
Corridor Overlay in the R-3 Zone at 1810 Cabrillo Avenue.

The development standards of the R-3 Zone, and the Torrance Municipal Code (TMC) are
applicable to the project, and therefore require discretionary review and approval of the following
entitlements:

e Variance (VAR24-00001) to allow a reduction of the open space, parking, front yard
setback, side yard setback and multiple family dwelling size requirements.

Staff has thoroughly reviewed the project and determined the project is consistent with the
Downtown Mixed-Use (DMU) land use designation and with approval of VAR24-00001, complies
with the objective development standards of the R-3 Zone, and does not require further
environmental review. The balance of this report provides an overview of the project.

DISCUSSION

Environmental Determination
Conversions of existing structures are Categorically Exempt by the Guidelines for implementation
of the CEQA; Article 19, Section 15303 (Conversion of Small Structures).

General Plan Land Use Designation
The project site has a General Plan land use designation of DMU, which allows up to 44 dwelling
units per acre. Development in the DMU land use designation is characterized by a mix of



commercial and residential land uses with housing, dining, retail, entertainment, and other
complementary activities as the prominent use. The existing multi-family residential use on this
property is consistent with the DMU designation.

Zoning Designation and Adjacent Land Uses

The project site is designated as R-3 Zone and within the Torrance Tract Overlay and Housing
Corridor Overlay and bounded by parcels with different zoning designations but developed with
similar land uses to the south, east, and west.

NORTH: C-1/HCO Vacant Commercial Building

SOUTH: R-3/T-TRCT/HCO Multi-Family Residence

EAST: M-1/IRP/HCO Multi-Family Residence

WEST: C-1and R-3/T-TRCT Commercial Building and Multi-Family Residence
Project Site

The subject site is located on the east side of Cabrillo Avenue, south of 218th Street. The project
is situated on a rectangular lot measuring 6,900 square feet, which is more than the minimum lot
area (6,000 square feet) required in the R-3 Zone. The site contains a one-story multi-family
residence with a detached four-car garage, originally developed in 1952. Buildings in the vicinity
are one and two-story structures. The subject building pad is relatively flat and there are no
outstanding features at the site.

Background

In 1952, Building Permit 16739 allowed the construction of the four-unit residence with a detached
garage. In 1970, Building Permit 57558-B allowed the addition of a swimming pool. In 1977,
Building Permit 73672-B allowed the conversion of the four units into two units. In 2022, Building
Permit BLD22-01902 allowed for the abandonment of the pool with no construction allowed over
the abandoned pool area or within five feet of the abandoned pool.

Criteria for Granting a Variance
In accordance with Article1, Chapter 4, Division 9, of the TMC, the City Council shall approve or
deny an application for a Variance based on the following criteria:

a) There are practical difficulties or unnecessary hardships resulting from the strict
enforcement of this Division.

b) Ifitwill not be materially detrimental to the public welfare or to the property of other persons
located in the vicinity thereof.

c) Ifit will not substantially interfere with the orderly development of the City as provided for
in the Official Land Use Plan.

The existing legal nonconforming two-unit residence does not meet several current development
standards of the TMC and therefore necessitates a Variance to allow a reduction of the
development standards to convert back to its previous state as a four-unit residence. The
applicant was required to provide facts to substantiate criteria by which the City Council may grant
VAR24-00001 (Attachment 2).

Open Space Requirements

Staff notes that the usable open space requirements are not met for this site. The TMC requires
0.5 square feet of open space per square foot of dwelling unit area with no less than fifty percent
of the required open space provided as private usable open space. While the project provides
more than the required total open space, there is no private open space provided for the dwelling



units. Staff notes that the project was originally developed without private open space and met
the requirements for open space at the time of construction.

Parking Requirements

Parking is not compliant for this site. A four-car garage is provided on site that does not meet
current TMC requirements for the minimum interior dimensions. Additionally, the development
standards require two parking spaces per dwelling unit for this project. A total of eight parking
spaces for the dwelling units and one guest parking space, resulting in a total of nine parking
spaces are required for this site. Staff notes at the time the project was originally developed; it
met the parking development standards for a multi-family residence. The site as it is currently
developed would not be able to accommodate the additional five parking spaces required by the
TMC without demolishing a large portion of the existing residence or reducing the total number of
dwelling units. Additionally, current state laws, if utilized, would exempt this site from providing the
TMC required parking. The applicant is aware of the opportunities to reduce the parking
requirements for the site, which could result in no parking on site but has chosen to maintain the
existing parking. Therefore, staff is supportive of the existing four legal nonconforming stalls for
this site.

Setbacks Requirements

The four-unit dwelling was originally developed with a front yard setback of 7°-8”. The development
standards now require a 20’ front yard average setback, allowing portions of the building to be as
close as 10’ if an average of 20’ is provided. Staff notes that the existing front yard setback is legal
nonconforming and as the project does not propose additional square feet, staff is supportive of
the existing front yard setback to remain.

Staff notes that the project includes the addition of new tankless water heaters and new mini-split
condensers along the north elevation of the building. The existing side yard setback along the
north of the property is 5’-8 1/2“ and the proposed water heaters are allowed to encroach within
the required side yard setback. However, the proposed new min-split condensers are not an
allowed encroachment in the required setbacks. The TMC requires a 5’ side yard setback for this
site and the proposed mini-split condenser would result in a new side yard setback of 4’-2”. Staff
notes that the proposed mini-split condensers would create a nonconforming side yard setback
and recommends the applicant continue to work with staff to determine an ideal location for the
mini-split condensers. Staff notes that while this project includes several requests that do not align
with the current development standards, all other requests within this Variance are due to existing
conditions on site. The new mini-split condensers can be relocated to not cause an encroachment
in the side yard setback and as such, staff is not supportive of the proposed location.

Dwelling Size Requirements

Lastly, the applicant proposed to revert to the previously permitted dwelling sizes of 761 square
feet for two of the units and 477 square feet for the other two units. The 761 square foot units
would consist of two bedrooms and one bathroom while the 477 square foot units would be one
bedroom and one bathroom. At the time of development, multiple family dwellings with three or
more units were required to provide 350 square feet of living area per unit with individual
bedrooms measuring a minimum of 100 square feet. Currently, the TMC requires multiple family
dwellings with two bedrooms to measure 900 square feet or more and one-bedroom units to
measure 700 square feet or more with individual bedrooms measuring a minimum of 100 square
feet. Staff is supportive of the request as the resulting four-unit dwelling would produce additional
housing within the City and was previously permitted as designed. Additionally, all existing and
proposed bedrooms exceed the minimum bedroom size of 100 square feet.



To meet the current TMC requirements for dwelling sizes, the applicant would need to do
extensive additions that would create further issues with the open space requirements, setbacks,
floor area ratio, and lot coverage. Additionally, the site previously had a pool that was abandoned
through a building permit (BLD22-01902) resulting in a large area on the site that cannot be
developed. As such, the applicant is restricted by the existing site to be able to produce the TMC
required dwelling sizes and have the previously approved total of four units on the site.

Granting VAR24-00001 results in two additional units on site, helping to increase the available
housing within the City while maintaining the existing building footprint. The project maintains the
land use as a multi-family residence, which is consistent with the R-3 Zone and the DDMU land
use designation.

As of the preparation of this report, no communication has been received from neighboring
properties.

CONCLUSION

In the judgement of staff, the request for VAR24-00001 to allow the reduction of the open space,
parking, front yard setback, and multiple family dwelling size requirements meets the criteria for
approving a Variance. The subject property exhibits substantial physical hardships, such as the
existing site layout, that create practical difficulties. The layout of the existing buildings on site, as
well as the abandoned pool, limit opportunity to build on the property in order to meet current
development standards. The strict enforcement of development standards prohibits the existing
structure from being utilized as it was initially built, as a four-unit dwelling.

Additionally, the project would not be materially detrimental to the public welfare or to the property
of the persons located in the vicinity as the project proposes to revert to the previously permitted
use of the site as a four unit residence with no changes to the building footprint and the continued
use of the site is compatible with the neighboring multi-family residences to the south, east and
west.

Lastly, the project will not substantially interfere with the orderly development of the City as
provided for in the Official Land Use Plan as the property is zoned R-3 which allows for a total of
four dwelling units on the site based on a density of 1,600 square feet of land area per dwelling
unit. Additionally, the site is within the Torrance Tract Overlay and is listed as a noncontributor,
therefore the proposed changes are not subject to the Torrance Tract Overlay and do not require
Planning Commission review.

Variances are brought to the City Council for decisions and may be granted by the City Council.
The Planning Commission can only make a recommendation for approval or denial, and not a
final determination. As such, a Planning Commission Resolution has not been prepared. Should
the Planning Commission recommend approval for the City Council’'s consideration of the
Variance, staff will include conditions of approval to ensure a quality project. Alist of recommended
conditions of approval and a partial list of TMC requirements have been included (Attachments 3
and 4)

Staff recommends the Planning Commission make a recommendation for approval to the City
Council.



PUBLIC NOTICE

In accordance with the TMC, notices of the public hearing were made no less than 10 calendar
days before the Planning Commission meeting. Notices were also posted at the project site and
were mailed on May 9, 2025, to the registered owner of properties located within a 500’ radius of
the exterior boundaries of the project site. Notices were also published in the local nhewspaper
(The Daily Breeze) and posted on the City of Torrance webpage.

PROJECT PLANS

The project plans and all related documents are readily available for public review at the Permit
Center (Planning Counter) located at City Hall, 3031 Torrance Boulevard, Torrance CA 90503,
during normal business hours open 8:00am to 5:00pm, Monday through Thursday, open alternate
Fridays. Appointments are available by contacting the Planning Division at (310) 618-5990.

ATTACHMENTS

Location and Zoning Map

Variance Substantiation
Recommended Conditions of Approval
Partial List of Code Requirements

Site Plan and Massing Diagram
Project Plans (Limited Distribution)

STAFF CONTACT

oghrwd =

Natalie Niemeyer, Planning Associate
NNiemeyer@TorranceCA.gov
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City of Torrance, Community Development Department, Planning Division
3031 Torrance Boulevard, Torrance, CA 90503, Telephone (310) 618-5990

Variance Substantiation Form

Pursuant to Article 1, Chapter 4, Division 9 of the Torrance Municipal Code, the Planning Commission may
recommend that the City Council grant a variance when practical difficulties and unnecessary hardships result
from the strict enforcement of the provisions relating to land use.

A variance may be granted if in the judgment of the City Council:

a) There are practical difficulties or unnecessary hardships resulting from the strict enforcement of this
Division,

b) It will not be materially detrimental to the public welfare or to the property of other persons located in the
vicinity thereof; and

c) It will not substantially interfere with the orderly development of the City as provided for in the Official
Land Use Plan.

Applicants must provide the facts to substantiate the criteria by which the City Council may grant the variance.

a) There are practical difficulties or unnecessary hardships resulting from strict enforcement of this
Division based on the following circumstances:

The building, in its current state of disrepair, is a potential hazard to tenants and neighbors.
Strict enforcement of the current regulations will not allow for renovation to its former status.
The building is currently unoccupied and is a potential lure to vandals and/or squatters.

b) It will not be materially detrimental to the public welfare or to the property of other persons located
in the vicinity thereof based on the following circumstances:

Our proposal includes reverting back to it's former status as a 4 unit building. Constructed in 1953
as a 4 unit apartment building, later converted to a duplex.We propose to rehabilitate the building,
changing plumbing, heating, and electrical to meet today's standards. This will result in a positive
impact on the community.

c) It will not substantially interfere with the orderly development of the City as provided for in the
Official Land Use Plan based on the following circumstances:

Our proposed rehabilitation will not interfere with the Official Use Plan as the plan is in flux and our
proposed renovation will add 2 units to the City's housing stock without changing the building's
footprint.

Variance Substantiation Form
Page 1 of 1
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RECOMMENDED CONDITIONS IF APPROVED

That the use of the subject property as a four unit multiple family residence shall be subject
to all conditions imposed in VAR24-00001; and any amendments thereto or modification
thereof as may be approved from time to time pursuant to Section 92.28.1 et seq, of the
TMC on file in the office of the Community Development Director of the City of Torrance;
and further, that the said use shall be established or constructed and shall be maintained
in conformance with such maps, plans, specifications, drawings, applications or other
documents resented by the applicant to the Community Development Department and
upon which the City Council relied in granting approval;

That if VAR24-00001 is not used within one year after granting of the permit, it shall expire
and become null and void unless extended by the Community Development Director for
an additional period as provided for in Section 92.27.1;

That the applicant shall defend, indemnify, and hold harmless the City of Torrance and its
agents, officers, and employees from and against any claim, action, or proceeding against
the City agency or its agents, officers, or employees to attack, set aside, void, or annul an
approval by the City including, without limitation, an action by an advisory commission,
appeal board, or legislative body concerning this discretionary approval. The defense and
indemnification shall include the payment of all legal costs incurred on behalf of the City
in connection with the application, and the defense of any claim, action, or proceeding
challenging the approval of this Conditional Use Permit or the project. The City will
promptly notify the applicant of any claim, action, or proceeding and agrees to cooperate
to the extent required for an effective defense. In the event a legal challenge to the
discretionary approval is successful, and an award of attorney fees is made to the
challenger, the applicant shall be responsible to pay the full amount of such an award;
That the adopted Resolution, with all conditions of approval, shall be copied onto the
Building set of plans when submitting for plan check; (Planning)

That the applicant shall provide electric roll up garage doors; (Planning)

That the applicant shall continue working with staff to determine an ideal location for the
proposed mini-split condensers; (Planning)

That all mechanical equipment, air conditioners, fire risers and similar apparatus shall be
screened with materials and colors which are an integral part of the building and
compatible with the exterior design and finish of the building to the satisfaction of the
Community Development Director; (Planning)

That the use of chain link fencing shall be prohibited on site; (Planning)

That all connections for water service shall be made to the stub outs provided (unless stub
outs are underutilized). If existing stub outs are not used, they shall be abandoned at the
main; (Engineering)

That one hour firewall assembly with a minimum of 50 Sound Transmission Class between
units shall be provided; and (Building and Safety)

That all conditions of all other City departments received prior to or during the
consideration of this case by City Council shall be met.

1"
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CODE REQUIREMENTS

The following is a partial list of code requirements applicable to the proposed project. Not all Code
requirements are provided, and the applicant is strongly advised to contact each individual
Department/Division for further clarification. The Planning Commission may not waive or alter the
Code requirements. They are provided for information purposes only.

Building & Safety
e Comply with 2022 California Building Codes.

Engineering

e A Construction and Excavation Permit (C&E Permit) is required from the Community
Development Department, Engineering Permits and Records Division, for any work in the
public right-of-way on Cabrillo Avenue and public alley. (City Code Sec. 74.6.2).

e Install a 24” box size single trunk Olea Europaea ‘Wilsonii’ Wilson tree in the City parkway
every 50' for the width of this lot on Cabrillo Avenue. (City Code sec. 74.3.2). Contact the
Streetscape Division of the Torrance Public Works Department at 310-781-6900 for
additional information.

e A separate water service with radio read meter system is required for each individual
dwelling unit.

¢ Replace grinded sidewalk on Cabrillo Avenue per City of Torrance standards.

e That on-site drainage shall be collected within the lot and drained through the curb to the
public street on Cabrillo Avenue. (City Code Sec. 81.2.52).

Environmental
¢ No person shall pave or cause to be paved more than fifty (50) percent of the front yard
of any residentially zoned property (TMC 92.5.14).

Fire
e Fire sprinklers required per Fire Code.

Planning
e No person shall pave or cause to be paved more than fifty (50) percent of the front yard
of any residential zoned property (TMC 92.5.14).

13
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AGENDA ITEM NO. 8C

DATE: May 21, 2025
TO: Planning Commission
FROM: Lee Garcia, Planning Assistant

SUBJECT: 5430 Linda Drive (APN 7515-017-009)
Precise Plan of Development (PRE25-00001)

Consideration of a Precise Plan of Development to allow the construction of a new
two-story single-family residence, on property located within the Hillside Overlay
in the Single-Family Residential District (R-1) Zone at 5430 Linda Drive.

RECOMMENDATION

Recommendation of the Community Development Director that Planning Commission conduct a
public hearing and consider adoption of Resolution No. 25-037 for approval of a Precise Plan of
Development to allow the construction of a new two-story single-family residence, on property
located within the Hillside Overlay in the R-1 Zone at 5430 Linda Drive, and determine a
Categorical Exemption for the project in accordance with Guidelines for Implementation of the
California Environmental Quality Act (CEQA); Article 19, Section 15303 (New Construction).

EXECUTIVE SUMMARY

The project applicant, Lane Design Build (Kevin and Kelli Rea), requests approval by the Planning
Commission to allow the construction of a new two-story single-family residence, on property
located within the Hillside Overlay in the R-1 Zone at 5430 Linda Drive.

The development standards of the R-1 Zone, as well as the planning and design provisions of the
Hillside Overlay, are applicable to the project; and therefore, require discretionary review and
approval of the following entitlement:

* Precise Plan of Development (PRE) to allow new construction above 14’ in height.

Staff has reviewed the project and determined that the project is consistent with the Low-Density
Residential (R-LO) land use designation and complies with the objective development standards
of the R-1 Zone, as well as the planning and design provisions of the Hillside Overlay and does
not require further environmental review. The project meets the criteria for granting a Precise
Plan of Development and staff recommends approval of the project, as conditioned. The balance
of this report provides an overview of the project.

DISCUSSION

Environmental Determination

In residential zones, construction of a new two-story single-family residence is Categorically
Exempt by the Guidelines for Implementation of the CEQA, Article 19, Section 15303 (New
Construction).



General Plan Land Use Designation

The project site has a General Plan Land Use designation of R-LO. Development in this
designation is generally characterized by detached one and two-story single-family dwellings on
individual lots, forming a cohesive neighborhood. The proposed construction of a new two-story
single-family residence is consistent with the land use designation.

Zoning Designation and Adjacent Land Uses
The project site is designated as R-1 Zone and bounded by parcels that share the same zoning
designation and are developed with similar land uses to the north, south, east, and west.

NORTH: R-1 Hillside Overlay District; One-Story, Single-Family Residences
SOUTH: R-1 Hillside Overlay District; Two-Story, Single-Family Residences
EAST: R-1 Hillside Overlay District; One-Story, Single-Family Residence
WEST: R-1 Hillside Overlay District; One-Story, Single-Family Residence

Project Site

The subject site is located on the south side of Linda Drive, west of Robert Road, and east of
Doris Way. The property features an irregularly shaped lot that measures 9,530 square feet,
which is more than the minimum lot area (6,000 square feet) required in the R-1 Zone. The site
currently contains a one-story single-family residence with an attached one car garage, originally
developed in 1946. Residences in the vicinity are one- and two-story structures. Properties to
the south of the project site sit at a substantially higher elevation, while properties to the north sit
at a lower elevation.

Building Floor Plan

The applicant is proposing to demolish the existing one-story single-family residence and
construct a new two-story single-family residence that includes an attached garage. The new
floor plan is designed to allow the first floor to feature a contemporary open floor plan to increase
natural light and promote accessibility between different living areas. The proposed first floor
measures 1,720 square feet and features: an entry, bedroom, bathroom, kitchen, pantry, wine
closet, dining area, family room, powder room, flex-space, storage room, and two car garage.

The proposed second floor measures 1,872 square feet and features a more traditional floor plan,
with interior walls that separate the different rooms and create smaller spaces for comfort and
privacy. The second floor includes: a primary bedroom with a bathroom, walk-in closet, and
balcony, three bedrooms, two bathrooms, laundry room, and study area. The living area of the
proposed two-story residence totals 3,592 square feet.

Building Setbacks

The proposed residence is situated along the front portion of the lot and provides a front yard
setback of 20 feet, side yard setbacks of 8.14 feet on either side, and a rear yard setback of more
than 45 feet from the nearest rear property line. The project complies with the setback
requirements of the R-1 Zone, as all setbacks meet and exceed code.

Building Height

The new two-story residence measures 26.43 feet in height from the highest ridgeline of 114.43
feet to the lowest adjacent grade of 88.00 feet, at the northwest corner of the residence. Staff
notes that a two-story residence can be constructed up to 27 feet for properties in the Hillside
Overlay, with approval by the Planning Commission.



Lot Coverage, Floor Area Ratio and Open Space

The total land area covered by the residence measures 2,317 square feet, resulting in 24.3% lot
coverage, which is below the allowable 40% limit of the R-1 Zone for a two-story residence. The
total usable open space in the yard areas of the property measure approximately 6,608 square
feet (69.3%), which exceeds the 33.3% minimum open space requirement in the R-1 Zone.
Utilizing gross square feet, the new construction measures 4,358 square feet in floor area,
resulting in 46% Floor Area Ratio (FAR), which is within the allowable 60 % FAR limit of the R-1
Zone.

Provided below is a summary of the proposed project:

5430 Linda Drive — Project Proposal Summary

Lot Area 9,530 sq. ft.
Proposed Building Height 26.43 ft.
Maximum Two-Story Building Height Limit 27 ft.
Proposed First Floor Area 1,720 sq. ft.
Proposed Second Floor Area 1,872 sq. ft.
Proposed Garage Floor Area 464 sq. ft.
Proposed Porch Floor Area 13 sq. ft.
Proposed Lot Coverage (24.3%) 2,317 sq. ft.
Maximum Lot Coverage Limit (40%) 3,812 sq. ft.
Proposed Floor Area Ratio (46%) 4,358 sq. ft.
o (Living Area + Garage + Porch + Volume + (3,592 + 464 + 13 + 118 + 171)
Additional Area)
Maximum Floor Area Ratio Limit (60%) 5,718 sq. ft.
Proposed Open Space Area (69.3%) 6,608 sq. ft.
Minimum Open Space Area Requirement (33.3%) 3,176.67 sq. ft.

Building Architecture

The proposed contemporary architectural style demonstrates appeal through modulation of
building masses, elevations, and rooflines that promote visual interest. The contemporary design
is showcased by the use of an open floor plan on the first floor, large windows to allow natural
light, and clean and simple lines to create geometric forms along all elevations. Exterior finishes
include horizontal wooden planks, board and batten siding, stone veneer, asphalt shingles, metal
roofing. These finishes are consistent with new residential construction in the vicinity, providing
a coastal craftsman style. Additional features and design enhancements include a second-floor
balcony and patio area with a wooden trellis in the front yard, which promote a quality experience
and increased home value. Staff notes that the second floor provides a smaller footprint than the
first floor by utilizing a 22-foot step-back along the east elevation to create fagade articulation to
minimize view, light, air, and privacy concerns.

Hillside Overlay

In accordance with Article 41, Chapter 1, Division 9 of the Torrance Municipal Code (TMC), the
Planning Commission is required to make a series of findings relating to the planning and design
of the project and its potential to have a substantial adverse impact on the view, light, air, and
privacy of properties in the vicinity. The applicant has responded to this requirement in the Hillside
Overlay Substantiation Form (Attachment 3). The applicant was also required to construct a
silhouette of the proposed new residence to demonstrate potential impacts. A licensed engineer
has verified the height of the silhouette (Attachment 4).

On April 17, 2025, staff conducted a site visit and left business cards for the neighboring properties
at 5420 and 5438 Linda Drive. Field assessments were not conducted from properties to the



north of Linda Drive, nor those located to the south along Robert Road, due to their distance away
from the project site, topography differences, existing foliage, and, in the judgement of staff, the
unlikelihood to have a substantial adverse impact to view, light, air, and privacy.

The neighbor at 5420 Doris Way contacted Staff requesting information on the subject proposal,
staff related that the project’s case planner would reach out at a later time. Staff reached out and
scheduled a site visit to assess potential impacts. The neighbor expressed concerns regarding
view and light impacts on the first-floor kitchen, dining, living room, and outdoor patio — stating
that sunlight into these areas would be blocked by the new construction. Staff notes the potential
impacts observed at the site visit were in relation to the second story along the northeast side of
the property, closest in proximity to the neighbor. Staff notes that the first floor provides an 8.14-
foot setback, while the second floor provides a 22-foot setback from the property line. The
proposed residence does not appear to produce significant adverse impacts to the view or light
of the neighboring property due to the exceeding 8-foot setback and utilization of a step-back to
minimize sunlight, air flow, and view impacts of surrounding areas.

As of the completion of this report, staff has not received any further correspondence.

CONCLUSION

In judgment of staff, the proposed new two-story residence conforms to the planning and design
provision of the Hillside Overlay and would not have a substantial adverse impact on the view,
light, air, and privacy of other properties in the vicinity. The topography and foliage of the
neighborhood limits substantial adverse impacts to surrounding properties. The height of the new
construction is less than the two-story height limit and conforms with neighboring two-story
structures. The new two-story residence is consistent with the development standards of the R-
1 Zone (Single Family Residential District), as well as the Hillside Overlay. The project is
compatible with surrounding one and two-story residences and is an appropriate use for this
neighborhood. Additionally, the subject request complies with all other objective development
standards of the R-1 Zone and is consistent with the Low-Density Residential land use
designation of the Torrance General Plan. For these reasons, staff recommends approval of the
subject request, as conditioned.

FINDINGS OF ACT AND CONDITIONS OF APPROVAL

Staff has prepared draft findings and Conditions of Approval for consideration by the Planning
Commission that are listed in the attached Resolution (Attachment 1).

CODE REQUIREMENTS

Staff has prepared a partial list of requirements from the TMC, California Building Code (CBC),
California Fire Code (CFC), et al., which are pertinent to the project (Attachment 5). Not all
requirements are provided, and the applicant is strongly advised to contact each individual
Department/Division for more information. The requirements are not subject to modification and
the Planning Commission cannot waive or alter the requirements.

PUBLIC NOTICE

In accordance with the TMC, notices of the public hearing were made no less than 10 calendar
days before the Planning Commission meeting. Notices were also posted at the project site and
were mailed on May 8, 2025, to the registered owners of properties, located within a 500’ radius



of the exterior boundaries of the project site. Notices were also published in the local newspaper
(The Daily Breeze) and posted on the City of Torrance webpage.

RIGHT OF APPEAL

In accordance with the TMC Section 96.2.5, decisions made by the Planning Commission may
be appealed to the City Council within 15 calendar days of the adoption of the Resolution. For
more information, please contact the City Clerk’s Office by telephone at (310) 618 - 2870 or email
at CityClerk@TorranceCA.Gov.

PROJECT PLANS

The project plans and all related documents are readily available for public review at the Permit
Center (Development Review/Planning Counter) located at City Hall, 3031 Torrance Blvd.,
Torrance, CA 90503, during normal business hours, open 8:00 a.m. to 5:00 p.m., Monday through
Thursday, open alternate Fridays. Appointments are available by contacting the Planning Division
at (310) 618 - 5990.

ATTACHMENTS

Resolution No. 25-037

Location and Zoning Map

Hillside Overlay Substantiation
Silhouette Certification

Code Requirements

Site Plan and Massing Diagram
Project Plans (Limited Distribution)
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STAFF CONTACT

Lee Garcia, Planning Assistant
BGarcia@TorranceCA.Gov
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PLANNING COMMISSION RESOLUTION NO. 25-037

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF TORRANCE, CALIFORNIA, AS PROVIDED FOR IN
DIVISION 9, CHAPTER 1, ARTICLE 41 OF THE TORRANCE
MUNICIPAL CODE APPROVING A PRECISE PLAN OF
DEVELOPMENT  (PRE25-00001) TO ALLOW THE
CONSTRUCTION OF A NEW TWO-STORY SINGLE-FAMILY
RESIDENCE, ON PROPERTY LOCATED WITHIN THE
HILLSIDE OVERLAY IN THE SINGLE-FAMILY RESIDENTIAL
DISTRICT (R-1) ZONE AT 5430 LINDA DRIVE.

PRE25-00001: LANE DESIGN (KEVIN AND KELLI REA)

WHEREAS, the Planning Commission of the City of Torrance conducted a public hearing

on May 21, 2025, to consider an application for PRE25-00001 filed by Lane Design (Kevin and
Kelli Rea) to allow the construction of a new two-story single-family residence, on property located
within the Hillside Overlay in the R-1 Zone at 5430 Linda Drive; and

WHEREAS, due and legal publication of notice was given to owners of property in the

vicinity thereof and due and legal hearings have been held, all in accordance with the provisions
of Division 9, Chapter 1, Article 41 of the Torrance Municipal Code (TMC); and

WHEREAS, the Planning Commission of the City of Torrance does hereby find and

determine as follows:

a)
b)

c)

f)

That the property is located at 5430 Linda Drive (APN 7515-017-009);

That the property is described as Lot 5, Block 6 of Tract 13901 as per map recorded in the
Office of the Los Angeles County Recorder, State of California;

That in residential zones, the construction of a new two-story single-family residence is
Categorically Exempt by the Guidelines for Implementation of the California Environmental
Quality Act (CEQA), Article 19, Section 15303 (New Construction);

That the proposed residence, as conditioned, complies with the objective development
standards of the R-1 Zone and is consistent with the Low-Density Residential (R-LO)
designation of the Land Use Element of the General Plan of the City of Torrance;

That the proposed residence, as conditioned, will not have a substantial adverse impact upon
the view, light, air and privacy of other properties in the vicinity because the second floor
provides a smaller footprint than the first floor by utilizing step-backs along the east side
elevation to create fagade articulation to minimize the casting of shadows, and an altered view
line. Additionally, the topography helps the project to not have any adverse impairments to
surrounding properties;

That the proposed residence, as conditioned, has been located, planned and designed so as
to cause the least intrusion on the views, light, air, and privacy of other properties in the vicinity
because the project exceeds open space requirements and is below the maximum allowable
lot coverage;

That the design of the proposed residence, as conditioned, provides an orderly and attractive
development in harmony with other properties in the vicinity because the architecture
demonstrates appeal through modulation of building masses, elevations, and rooflines that
promote visual interest and the proposed exterior design elements are in keeping with the
architecture and finishes of neighboring properties;

That the design, as conditioned, will not have a harmful impact upon the land values and
investment of other properties in the vicinity because the proposed residence will be
constructed of high-quality materials, and the exterior will be treated with high-quality finishes
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)

k)

similar to those of surrounding residences. Additionally, the second floor of the proposed
residence utilizes step-backs along the east side elevation, while the balcony is designed to
use slatted materials to minimize view, light, air, and privacy concerns;

That granting such application, as conditioned, would not be materially detrimental to the
public welfare and to other properties in the vicinity because a two-story, single-family
residence is an appropriate use for this property and is in compliance with the R-1 Zone and
the Hillside Overlay District;

That the proposed residence, as conditioned, would not cause or result in an adverse
cumulative impact on other properties in the vicinity because the new residence conforms to
the R-LO Designation of the Land Use Element of the General Plan of the City of Torrance
and the residence has been designed to limit potential adverse impacts to view, light, air, and
privacy;

That granting the application, as conditioned, would not be materially detrimental to the public
welfare and to other properties in the vicinity because the proposed two-story single-family
residence complies with all applicable development standards including setbacks, lot
coverage, and floor area ratio requirements;

WHEREAS, the Planning Commission by the following roll call vote APPROVED PRE25-

00001, subject to conditions:

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAIN: COMMISSIONERS:

NOW, THEREFORE, BE IT RESOLVED that PRE25-00001 filed by Lane Design (Kevin and Kelli
Rea) to allow the construction of a new two-story single-family residence, on property located
within the Hillside Overlay in the R-1 Zone at 5430 Linda Drive, on file in the Community
Development Department of the City of Torrance, is hereby APPROVED subject to the following
conditions:

1.

That the use of the subject property for a single family residence shall be subject to all
conditions imposed in PRE25-00001 and any amendments thereto or modifications thereof
as may be approved from time to time pursuant to Section 92.28.1 et seq. of the TMC on
file in the office of the Community Development Director of the City of Torrance; and further,
that the said use shall be established or constructed and shall be maintained in conformance
with such maps, plans, specifications, drawings, applications or other documents presented
by the applicant to the Community Development Department and upon which the Planning
Commission relied in granting approval;

That the applicant shall defend, indemnify, and hold harmless the City of Torrance and its
agents, officers, and employees from and against any claim, action, or proceeding against
the City agency or its agents, officers, or employees to attack, set aside, void, or annul an
approval by the City including, without limitation, an action by an advisory commission,
appeal board, or legislative body concerning this discretionary approval. The defense and
indemnification shall include the payment of all legal costs incurred on behalf of the City in
connection with the application, and the defense of any claim, action, or proceeding
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challenging the approval of this Conditional Use Permit or the project. The City will promptly
notify the applicant of any claim, action, or proceeding and agrees to cooperate to the extent
required for an effective defense. Inthe event a legal challenge to the discretionary approval
is successful, and an award of attorney fees is made to the challenger, the applicant shall
be responsible to pay the full amount of such an award;

That if PRE25-00001 is not used within one year after granting of the permit, it shall expire
and become null and void unless extended by the Community Development Director for an
additional period as provided for in Section 92.27.1;

That the maximum height of the residence at the highest point of the roof shall not exceed
114.43 based on the proposed lowest adjacent grade of 88.00° located at the front
northwest corner of the residence, based on a benchmark elevation of 83.39’ located to the
north of the property in the public right-of-way as shown on the official survey map on file in
the Community Development Department. The final height of the proposed residence shall
be certified by a licensed surveyor/engineer prior to requesting a framing of roof-sheathing
inspection to verify the entire roof framing and design remains consistent with the elevation
heights and roof design approved by the Planning Commission; (Planning)

That a landscape plan shall be submitted with the building plan set for review and approval
prior to building permit issuance. The landscape plan shall be prepared in compliance with
the latest State Water Efficient Landscape Ordinance and shall utilize drought tolerant
California friendly vegetation, shade-producing trees, and shall provide a water efficient
irrigation system. The landscape plan shall be implemented prior to occupancy, and
landscaping shall be maintained in good condition to the satisfaction of the Planning
Manager. If more than 500 square feet is irrigated, the project shall comply with the current
State Water Efficient Landscape Ordinance; (Planning)

That a copy of Planning Commission Resolution No. 25-037 shall appear on the building
plans associated with the Precise Plan of Development to facilitate coordination and
effective implementation of the conditions of approval; (Planning)

That the silhouette shall remain in place for at least 15 days through the appeal period, but
no more than 45 days after the final public hearing to the satisfaction of the Community
Development Director; (Planning)
That within 30 days of the final public hearing, the applicant shall return the City’s "Public
Notice" sign and stake, provided there is no appeal, to the satisfaction of the Community
Development Director; (Planning)

That all conditions of all other City departments received prior to or during the consideration
of this case by the Planning Commission shall be met.

Introduced, and adopted this 21st day of May 2025.

ATTEST:

Secretary, Torrance Planning Commission Chairperson, Torrance Planning Commission



STATE OF CALIFORNIA )

COUNTY OF LOS AN
CITY OF TORRANCE

GELES) ss
)

I, ROBERT GARCIA, Secretary to the Planning Commission of the City of Torrance, California,
do hereby certify that the foregoing resolution was duly introduced, approved, and adopted by the
Planning Commission of the City of Torrance at a regular meeting of said Commission held on
the 21st day of May 2025, by the following roll call vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

COMMISSIONERS:

COMMISSIONERS:

COMMISSIONERS:

COMMISSIONERS:
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City of Torrance, Community Development Department, Planning Division
3031 Torrance Boulevard, Torrance, CA 90503, Telephone (310) 618-5990
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Hillside Overlay Substantiation Form

Pursuant to Article 41, Chapter 1, Division 9 of the Torrance Municipal Code, the Planning Commission, or the
City Council on appeal, may grant approval of a Precise Plan of Development for residential and commercial
development on properties located within the Hillside and Local Coastal Overlay.

Applicants requesting a Precise Plan of Development must provide the facts to substantiate the criteria by which
the Planning Commission or the City Council may grant the approval.

1. PLANNING AND DESIGN (SECTION 91.41.6)
a) The proposed development will not have an adverse impact upon the view, light, air and privacy of

other properties in the vicinity based on the following:

We feel our proposed New House will not have an adverse impact to view, light, air and privacy
of other properties in the vicinity beyond what exist today. The New 2-Story structure abuts the
neighbor's driveway to the West, while the 1-Story structure on the East is similar to the existing
1-Story garage. The views across the property, light and air impacts will be minimal and
probably go unnoticed. For privacy, the biggest openings were placed facing the front and rear
yards, and the side yards windows focus on egress size windows for the bedrooms.

b) The proposed development has been located, planned and designed so as to cause the least

intrusion on the views, light, air and privacy of other properties in the vicinity based on the
following:

We designed and planned our spaces to ensure the least intrusion on the views, light, air, and
privacy of other properties in the vicinity. With only a 24.3% lot coverage, the new structure is
compact and placed towards the front of the property. The design of the 2-story structure
follows the neighbors driveway on the West, and the design of a 1-story structure on the East
side will have minimal intrusion on the neighbors living area. The majority of the existing rear
yard will remain intact and will not impact beyond the existing conditions.

c) The design of the proposed development provides an orderly and attractive development in

harmony with other properties in the vicinity based on the following:

We are proposing a modern plantation style design for the exterior that is very popular in the
vicinity. Our exterior finishes include horizontal siding, board & batten siding, wood railings,
stone veneer and wood trim details. We feel this will create an orderly and attractive
development in harmony with other properties in the vicinity. The landscape and hardscape will
also be redesigned to match the style of the house and be drought tolerant.

14 Hillside Overlay Substantiation Form
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d) The design of the proposed development will not have a harmful impact upon the land values and
investment of other properties in the vicinity based on the following:

With the proposed new house, new architectural style, new hardscape and landscape, we feel
the proposed design will be a refreshing design beyond what exits today. We feel the overall
project will increase land values and investments in the vicinity and hopefully encourage others
to considering improving their properties. This will be our client’s forever home, and they will do
whatever they can to improve values in the vicinity and protect their investment.

e) Granting approval of the Precise Plan of Development would not be materially detrimental to the
public welfare and to other properties in the vicinity based on the following:

Granting this application would not be materially detrimental to the public because the
proposed development will be within the Low-Density Residential General Plan for this area.

f) The proposed development will not cause or resuit in an adverse cumulative impact on other
properties in the vicinity based on the following:

The proposed development will not have any adverse cumulative impacts because the design
is within the development standards for this area and will have minimal impact to other
properties beyond what exist today on the property.

2. LIMITATION ON INCREASES IN HEIGHT (SECTION 91.41.10)
This section must be completed if any part of the existing building would increase in height.

a) It is not feasible to increase the size of or rearrange the space within the existing building or

structure for the purposes intended except by increasing the height based on the foliowing
circumstances:

Qur proposed project is to remove the existing 1-story structure and replace with a new 2-story
single family residence. We are proposing an overall maximum building height of 26.43' that is
under the 27" maximum height allowed. Our new ridge line will only increase the existing ridge
height by 10.27' due to the new 2-story structure. We designed the main roof with a 3:12 roof
pitch while adding Gable roofs in the opposite direction for Architectural detail and reduce the
overall massing. Increasing the height is necessary for a new 2-story structure.

15 Hillside Overlay Substantiation Form
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b) Denial of the Precise Plan of Development would result in an unreasonable hardship to the
applicant for the following reason(s):

A denial of the Precise Plan would result in the cancellation of the project. The Rea family feels
the existing house layout is outdated and the cost to remodel does not justify keeping the
existing structure, especially the roof. The proposed new structure would increase the existing
ridge heights by 10.27' and granting the Precise Plan is necessary for a new 2-story structure.

c¢) Granting approval of the Precise Plan of Development would not be materially detrimental to the
public welfare and to other properties in the vicinity for the following reason(s):

Granting the Approval of the Precise Plan would not impact the public welfare and other
properties beyond what exist today. The increase in height is necessary to accommodate the
proposed design that will increase the overall existing building height. At 26.43', it is reasonable
to assume the impacts would be very minimal to the cther properties due to the location of the
structure and the compact lot coverage. The Rea family believes the proposed new house will
add value to the surround properties and not be materially detrimental to the public welfare.

3. LIMITATION ON INCREASES IN BUILDING SPACE LOT COVERAGE (SECTION 91.41.11)
This section must be completed if the addition would increase the net interior floor area of the existing building
so that it exceeds 50% of the lot area, except for commercial uses in a commercial zone.

a) Denial of the Precise Plan of Development would constitute an unreasonable hardship to the
applicant for the following reason(s}):

From the very beginning, the Rea family has been planning and saving over the years to make
this house their Forever Home. They have designed the house to accommodate their large
family while keeping it compact to reduce the building footprint. The proposed project Lot
Coverage is 24.3% which is below the 40% lot coverage allowed. By definition, this section
does not apply to the project.

b) Granting approval of the Precise Plan of Development would not be materially detrimental to the
public welfare and to other properties in the vicinity for the following reason(s):

The Rea Family has strong ties to the City of Torrance and community and wants their forever
home in this neighborhood. After years of struggling to make this proposed new home a reality,
they feel this project will add value to other properties in the vicinity. With the lot coverage at
24.3%, this section does not apply to the project.

16 Hillside Overlay Substantiation Form

Page 3 of 3



ITEM 8C
ATTACHMENT 4

SILHOUETTE CERTIFICATION

ITEM 8C
" ATTACHMENT 4



City of Torrance, Community Development Department, Planning Division
3031 Torrance Boulevard, Torrance, CA 90503, Telephone (310) 618-5990

.52~ Hillside Overlay Silhouette Certification

I, the undersigned, surveyed the silhouette located at 5430 LINDA DRIVE ( 7515-017-009
STREET ADDRESS ASSESSOR PARCEL NUMBER
on 2-4-2025 . based on the project plans submitted to the City of Torrance
DATE OF SURVEY
by LHE LES/Gpl ettt on __ ELF ¢, ZoZ5
NAME OF PROJECT APPLICANT DATE OF APPLICATION SUBMITTAL

The survey was taken from a benchmark located at FOUND L&T @ NORTHEAST PC

LOCATION OF BENCHMARK

which established a base elevation of 83.39
BASE ELEVATION
The highest point of the silhouette was determined to have an elevation of 114.44 .
HIGHEST ELEVATION POINT OF SILHOUETTE

The project plans indicate the highest point should have an elevation of 114.43

HIGHEST ELEVATION POINT OF PROJECT PLANS
The existing lowest adjacent grade was determined to have an elevation of 89.04

EXISTING LOWEST ADJACENT GRADE
88.00

The project plans indicate the lowest adjacent grade should have an elevation of

PROPOSED LOWEST ADJACENT GRADE

I, the undersigned, hereby certify that the silhouette located at the above-referenced site was constructed and/or
surveyed under my supervision and found to be in conformance (t 3 inches) with the design, height, and location
shown on the project plans submitted to the Community Development Department and the attached silhouette
plan, and that the silhouette was constructed in accordance with the City of Torrance sithouette standards.

OFFICIAL STAMP
%/» 7 M 2-5-2025
SIGNATURE OF RE};&ER%ND SURVEYOR OR CIVIL ENGy(EER DATE OF SIGNATURE
GARY J. ROEHL R.C.E. 30826
PRINT NAME OF REGISTERED LAND SURVEYOR OR CIVIL ENGINEER LICENSE NUMBER
OFFICE@DENN.COM 310-542-9433
EMAIL ADDRESS TELEPHONE NUMBER

PLANN!NG RECORD NUMSER(SJ DATE STAMP RECEIVED

PREDS - 0000 ‘ ECEIVE

AR D

[155 0.5 2075

Lujones /4% [

STAFF DETERMINATION

@ COMPLETE SILHOUETTE CERTIFICATION STV GE TORRANGE

=

U INCOMPLETE SILHOUETTE CERTIFICATION, COMMUNITY DEVELOPMENT DEPT




O o
N 65°00'00"E 80.00"
. BENCHMARK
LOWEST ADJACENT FOUND L&T, NO TAG
EXISTING GRADE = 89.04 % 8.97' N'LY OF CORNER
ON PROP. LINE PROD.
o TAG ELEV. =83.39'
0»7 W o °
N g@y a
i ;
-l e A | T S . &
) T NG SRR ) I 1 5 S AR ° &3
_jo-ﬁ/ Ouﬁo o %..un_ 00% © o/L s lolq = /VB T |a_r§/ nv/ﬁﬁ "
TR RN BN S ON / ¢
| | RGN . N » - _ 7
_ N A o mi atooy -
_ _ >1397 1 N S N
NG | VAR N ot [ A
| Nl | Vs L9 o} \e | 409\ |
N [ _ ) o
o o Ne | s b LN | &
F TRl R e}
! N\ | i i N ! y [
| 3 | |
| // | o / N // | \\ ,_v/ llllllll D
S/ S s A S i
[ @ % I / N | / o | : _
| N / NEy # |
| X 5 sz | [ b
N s N | i
| W HIGHEST FLAGGED RIDGE W _ ﬁ
s & ELEV = 114.44 ™ °
| N & «7
g, N N K &L
| ) R HC g
| 0 N | g
| < _ _ =
| /N _ | =
ﬁ / / | A \ | | m
| / | N _ ©° ) S
P / _ N _ o o/ﬁ/_
_ \ _ / -3 o 00 _ .l_
L \%u | // __m..\ llllllll
<l | \o.\/»o | ! 0«.0 3 : . °//J
= v | B T i nmo e g e 4
gl . [ S I |
= LR N N 1)
3 locdset, L o ) :
m R o AN T R L — o ° o

L]

N 65°00100"E 22.00'




PHOTOGRAPHIC RECORD

5430 Linda Drive, Torrance, CA 90505

1 | PHOTO 1: “Right” angle of Silhouette

2 | PHOTO 2: “Center” angle of Silhouette

3 | PHOTO 3: “Left” angle of Silhouette




PHOTO 1: “Right” angle of Silhouette
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Code Requirements

The following is a partial list of TMC requirements applicable to the proposed project. Not all
Code requirements are provided, and the applicant is strongly advised to contact each individual
department for further clarification. The Planning Commission may not waive or alter the Code
requirements. They are provided for information purposes only.

BUILDING AND SAFETY

1.

Comply with the 2022 California Building Standard Codes (i.e. Building, Electrical,
Mechanical, Plumbing, Green Building etc.) with local amendments. The local
amendments can be found at
https://www.codepublishing.com/CA/Torrance/ords/3909.pdf

2. Provide automatic fire sprinklers, separate permits are required from the Torrance Fire
Department.
ENGINEERING
3. A Construction and Excavation Permit (C&E Permit) is required from the Community
Development Department, Engineering Permits and Records Division, for any work in the
public right-of-way on Doris Way. (City Code Sec. 74.6.2).
4. Close abandoned driveway on Linda Drive with full height curb and gutter to match existing
(City Code sec. 74.4.4).
5. Construct driveway approach on Linda Drive per SPPWC 110-2 (Type B, W=19', X=2").
6. This property is not within the City of Torrance Municipal Water service area. Contact
California Water Service Company at 310-257-1400 for water information.
WATER
7. This property is not within the City of Torrance Municipal Water service area. Contact
California Water Service Company at 310-257-1400 for water information.
8. That on-site drainage shall be collected within the lot and drained through the curb to the

public street on Linda Drive. (City Code Sec. 81.2.52)
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DESIGN + BUILD

2212 PACIFIC COAST HWY.
HERMOSA BEACH CA 90254

PHONE: 310-937-8081
FAX: 310-937-8089

LANEDESIGNBUILD.COM

SHT. CONTENT

GENERAL INFORMATION

OCCUPANCY GROUP R3-U

TYPE OF CONST. V-B

NO. OF STORIES 2-STORY

NO. OF UNITS 1-UNIT

ZONING DES. R-1

AREA DISTRICT HILLSIDE OVERLAY
DISTRICT

SCOPE OF WORK:

. NEW 2-STORY SINGLE FAMILY RESIDENCE

. PRECISE PLAN SUBMITTAL

. ENCROACHMENT PERMIT FOR NEW DRIVEWAY/CURBCUT

AND WALKWAY
PROPERTY OWNER: KEVIN REA

5430 LINDA DRIVE
TORRANCE, CA 90505
310-367-3593

Profiles

Cover Sheet, Site Plan,
Project Data, Driveway

CLIENT

DESIGNER: LANE DESIGN + BUILD
2212 PACIFIC COAST HWY.
HERMOSA BEACH, CA 90254
310-937-8081
LEGAL DESCRIPTION
LOT 5
BLOCK 6
TRACT NO. 13901
M.B. 289-15-17

APN 7515-017-009

February 4, 2025

REA:2416 | Date

5430 LINDA DRIVE

REA RESIDENCE
TORRANCE CA 90505

Project number

REVISIONS

AREA BREAKDOWN

Date
G.T.L.

LOT AREA:

F.AR. MAX (0.6)

PROPOSED (.46)

9530.00 SQ.FT.

5718.00 SQ.FT.
4358.00 SQ.FT.

(3592+464+13+118+171) "Exterior Walls"
*(Living+Garage/Storage+Porch+Vol.+Add. Area)

LOT COVERAGE: MAX. (40%)

PROPOSED (24.3%)

3812.00 SQ.FT.
2317.00 SQ.FT.

OPEN SPACE: MIN. (33.3%) 3176.67 SQ.FT.
PROPOSED (69.3%) 6608.00 SQ.FT.

*LIVING AREA:

First Floor 1720

Second Floor 1872

TOTAL 3592.00 SQ.FT.
*GARAGE AREA

Garage 398

Storage 66

TOTAL 464.00 SQ.FT.
*PORCH: ENCLOSED ON 3 SIDES 13.00 SQ.FT.
*VOLUME AREA: HEIGHT >17' 118.00 SQ.FT.

(Area counted Twice)

*ADDITIONAL FLOOR AREA: HEIGHT >26' 171.00 SQ.FT.

(Section 91.2.82)

CALCULATIONS FOR AVERAGE SETBACK AREA:

FRONT: "No Building in Setback"

LOT WIDTH - SIDE SETBACKS

80.00'- 8.14' -8.14' = 63.72

REAR:

"No Building in Setback"

PROP. 1319.00/63.72 = 20.70'

LOT WIDTH - SIDE SETBACKS

87.30'-8.14' - 8.14' = 71.02'

PROP. 1759.00/44.65 = 24.77"

Description
G.T.L. | Checked by

No.

Drawn by

1/30/2025 1:53:43 PM
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@ South-East View

__

i
EE
]

‘mumu RER

E

@ North-West View

28

=i

n

)

@ North-East View

DESIGN + BUILD

2212 PACIFIC COAST HWY.
HERMOSA BEACH CA 90254

PHONE: 310-937-8081
FAX: 310-937-8089

LANEDESIGNBUILD.COM

SHT. CONTENT .

Exterior Perspectives

CLIENT .

February 4, 2025

REA RESIDENCE
5430 LINDA DRIVE
TORRANCE CA 90505

G.T.L. . Project number  REA:2416 | Date
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