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 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 II] 
 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 
NOVEMBER 19, 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 Kartsonis 

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, November 13, 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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6. 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. 

6A.  Approval of Minutes:  None 

7. ADMINISTRATIVE MATTERS 

 7A. None 

8. HEARINGS  
 

8A. Community Development – Conduct a Public Hearing to Consider Approval of 
CUP21-00018, DVP21-00001, PRE21-00009, DIV21-00009:  ZEINA AWAD 
(MAHMOUD H. AWAD TRUSTEE FOR THE MAHMOUD AND NAWAL AWAD 
TRUST) 
Recommendation of the Community Development Director that Planning Commission 
conduct a public hearing for consideration of a series of entitlements to allow the 
construction of a new mixed-use development consisting of 20 senior citizen 
residential apartments and 1,608 square feet of commercial space on vacant land.  
The request includes a Conditional Use Permit (CUP21-00018), Development Permit 
(DVP21-00001), Precise Plan of Development (PRE21-00009), and Division of Lot 
(DIV21-00009), in conjunction with a Density Bonus, on property located within the 
Hillside Overlay District (R-H) in the Hawthorne Boulevard Corridor Specific Plan-
Walteria Sub-District (HBCSP-WT) Zone, on the east side of Hawthorne Boulevard, 
approximately 200 feet north of Rolling Hills Road (APNs: 7547-004-040 through 
7547-004-046).  This project is categorically exempt per California Environmental 
Quality Act (CEQA); Article 19, Section 15332 (In-Fill Development) and Section 
15315 (Minor Land Divisions).  (Res. No. 24-021, 24-022, 24-023, 24-024) 

9.      RESOLUTIONS 

10. COMMISSION ORAL COMMUNICATIONS 

11. ADJOURNMENT 
Adjournment of Planning Commission meeting to Wednesday, December 3, 2025, at 6:30 
p.m. in the LeRoy J. Jackson Council Chamber. 



AGENDA ITEM NO. 8A 

DATE:  November 19, 2025 

TO: Planning Commission 

FROM:  Yolanda Gomez, Planning Associate 

SUBJECT: East side of Hawthorne Boulevard, approximately 200 feet north of Rolling Hills 
Road  

Conditional Use Permit (CUP21-00018) 
Development Permit (DVP21-00001) 
Precise Plan of Development (PRE21-00009) 
Division of Lot (DIV21-00009) 

Consideration of a series of entitlements to allow the construction of a new mixed-
use development comprised of 20 senior residential apartments and 1,608 square 
feet (sq. ft.) of commercial space.  The request includes a Conditional Use Permit 
(CUP21-00018) in conjunction with a Density Bonus, Development Permit 
(DVP21-00001), Precise Plan of Development (PRE21-00009), and Division of Lot 
(DIV21-00009), on property located within the Hillside and Local Coastal Overlay 
District (R-H) in the Hawthorne Boulevard Corridor Specific Plan-Walteria District 
(HBCSP-WT) Zone, on the east side of Hawthorne Boulevard, approximately 200 
feet north of Rolling Hills Road (APNs: 7547-004-040 through 7547-004-046). 

RECOMMENDATION 

Recommendation of the Community Development Director that Planning Commission conduct a 
public hearing and consider adoption of Resolutions Nos. 24-021, 24-022, 24-023, and 24-024 
for approval of CUP21-00018 in conjunction with a Density Bonus, DVP21-00001, PRE21-00009, 
and DIV21-00009 to allow the construction a new mixed-use development comprised of 20 senior 
citizen residential apartments and 1,608  sq. ft. of commercial space, on property located within 
the R-H Overlay  in the HBCSP-WT Zone, and determine a Categorical Exemption for the project 
in accordance with the California Environmental Quality Act (CEQA); Article 19, Section 15332 
(In-Fill Development) and Section 15315 (Minor Land Divisions). 

EXECUTIVE SUMMARY 

The project applicant, Zeina Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal 
Awad Trust), requests approval by the Planning Commission to allow the construction of a new 
mixed-use development comprised of 20 senior citizen residential apartments and 1,608 sq. ft. of 
commercial space, on property located within the R-H Overlay and the HBCSP-WT Zone.  

The proposal features a multi-story building of varying heights, consisting of 19 market rentals 
with one rental reserved for very-low-income 
Laws that allow for concessions and waivers of local codes, development standards and design 
guidelines.  The floor plans are all one-bedroom configurations and include laundry facilities within 
each unit. 
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Pursuant to the Torrance Municipal Code (TMC), the HBCSP-WT Zone and R-H Overlay the 
proposal requires multiple entitlements, as follows: 
 

 Conditional Use Permit (CUP21-00018) to allow the construction of more than 15,000 sq. 
ft. of area, and to allow shared parking between residential guests and the commercial 
space parking. 

 Development Permit (DVP21-00001) to allow new construction in the HBCSP-WT on 
vacant land, to allow a mixed-use project, and to allow a Floor Area Ratio (FAR) that 
exceeds 0.6. 

 Precise Plan of Development (PRE21-00009) to allow development in the R-H Overlay 
that exceeds 0.50 FAR, exceeds one-story, exceeds 14-ft. in height, and may have an 
adverse effect on other properties in the vicinity and where there is significant public 
controversy. 

 Division of Lot (DIV21-00009) to allow the merger of seven lots into one lot. 
 
Staff has reviewed the project and determined compliance with the objective development 
standards of the TMC, HBCSP-WT, R-H Overlay and the General Commercial (C-GEN) Land 
Use Designation of the General Plan.  The proposal also includes requests for concessions and 
waivers consistent with the State Density Bonus Law. 
 
DISCUSSION 
 
General Plan Land Use Designation 
The project site has a C-GEN General Plan designation, which is intended to permit a wide range 
of commercial uses that serve both the local and regional community.  Permitted uses include 
shopping centers, professional and medical offices, food and beverage establishments, 
entertainment facilities, financial institutions and automotive sales. Mixed-use development 
consisting of commercial and residential uses is permitted pursuant to the detailed land use 
regulations and development standards set forth in the TMC. For mixed commercial and 
residential projects, a maximum FAR of 1.0 is permitted. Density is not specified in the C-Gen.  
The General Plan designation is implemented by the C-1, C-2, C-3, C-5, C-R and PD zones.  The 
HBCSP-WT District permits a base density of 27 dwelling units per acre, an FAR of 0.6, and with 
approval from the Planning Commission, the FAR for mixed-use developments may be exceeded. 
 
The property's HBCSP-WT zoning is consistent with its General Plan designation of C-GEN. The 
proposed horizontally integrated mixed-use development is a conditionally permitted use within 
the HBCSP-WT Zone.  
 
The General Plan calls for a variety of housing types and sizes to meet community needs and 
provide housing opportunities for a range of incomes and lifestyles.  The addition of 20 dwelling 
units (DU), including one very low- th Cycle (2021-2029) 
Regional Housing Needs Assessment (RHNA) allocation of 4,939 units, contributing towards 

 
 
The General Plan calls for a high-quality, built environment that is aesthetically pleasing, and 
compatible with existing developments.  Issues to consider include bulk, adequacy of privacy and 
the provision of adequate open space.  These issues are especially important when considering 
the existing Single Family Residential (R-1) uses to the north.  Since this project is located within 
the R-H Overlay, impacts to surrounding properties should be minimized to the extent possible.    
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Adjacent Land Uses and Zoning Designations 
The project site is located adjacent to different land uses that are consistent with various zoning 
designations.  To the north of the property are single family residences, to the east are additional 
single-family residences and a parking lot for a professional office building, to the south is the 
professional office building; and to the west (across the street) are undeveloped parcels. 
 
NORTH: R-1, R-H; single family residences 
EAST:R-1, R-H; single family residences, and HBCSP-WT, R-H, office building parking lot 
SOUTH: HBCSP-WT, R-H; office building 
WEST: A-1, R-H, and HBCSP-WT, R-H, undeveloped parcels 
 
Existing Site  
The proposed site is located on the east side of Hawthorne Boulevard, approximately 200 ft. north 
of the northeast corner of Hawthorne Boulevard and Rolling Hills Road.  As undeveloped property, 
it does not have an assigned street address and is further described with seven 
Numbers (APN) 7547-004-040 through 046.  The site does not provide any remarkable properties, 
with mostly vegetation and exposed dirt.  The shape of the seven combined parcels will remain 
irregular, with a wider, jagged contour along the south at approximately 140 ft. at its widest, which 
tapers to a point at the northernmost boundary. The property slopes sharply downward towards 
the north and northeast, providing various descending grades, with a culvert and well, at the 
bottom of the property, providing limited building pad area.  The soils report provided by the 

it as a monitoring well.  Staff has included 
a Condition of Approval that the applicant shall provide a Phase I study noting the status of the 
well/s and their location/s, and whether any mitigation measures are required, prior to Building 
Permit issuance. The property, near the street, slopes gradually downward from south to north, 
following the street slope and also follows the curves of the street.  The subject site provides a 
combined area of 24,635 sq. ft. (0.57 acre). 
 
Immediately south of the subject property is the Rolling Hills Business Centre, at the northeast 
corner of Hawthorne Boulevard and Rolling Hills Road, which was developed circa 1999, and is 
a three-story commercial office development, with a parking field, immediately adjacent to the 
proposed site.  This property is situated higher than the subject site, as Hawthorne Boulevard 
slopes upward from north to south and curves clockwise starting from approximately Newton 
Street, past the subject site, and past Rolling Hills Roa  
 
Immediately to the north and northeast, downslope and adjacent to the subject site are single 
family residences, located within the R-H Overlay.  The four homes on the south side of Eleda 
Drive were constructed in 1976, as were many homes in the tract in this vicinity.  These properties 
are situated substantially lower than the subject site, at approximately 22-ft. below the front 
property line of the project, at the southernmost portion, along Hawthorne Boulevard.  Eleda Drive 
is a cul-de-sac, west of Madison Street. 
 

Hawthorne Boulevard. It is at a higher elevation than the proposed site, and is undeveloped with 
vegetation. 
 
Housing Accountability Act Applicability  
Pursuant to Government Code Section 65589.5, also known as the Housing Accountability Act 

defined by local ordinance. The HAA is intended to significantly limit the ability of local agencies 
to disapprove, or conditionally approve, housing development projects that comply with 
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applicable, objective general plan, zoning, and subdivision standards and criteria. It applies to 
housing development projects that consist of residential units and mixed-use developments when 
two-thirds or more of the square footage is designated for residential use. Therefore, this project 

as those that are measurable, clear, and do not rely on personal judgment or discretion. In 
contrast, the planning and design provisions of the R-H Overlay involve subjective criteria that 
require interpretation, such as considerations of neighborhood compatibility and view impacts. 
These provisions require discretionary interpretation and are therefore not considered objective 
standards. Consequently, the application of the R-H Overlay provisions is superseded by the 
HAA. 
 
Background  
Over the course of approximately 20 years, numerous applications by various property owners 
for solely residential and mixed-used projects have been submitted for the subject site, with some 
denials by Planning Commission, and mostly withdrawals by the applicants.  With each submittal, 
many residents and the adjacent commercial property owner have opposed the projects noting 
substantial impacts related to the R-H Overlay property protections of view, light, air and privacy. 
 
The current applicant has worked with staff over seven years, over multiple iterations, in attempts 
to meet the Hillside regulations.  However, with the passing of the HAA regulations removing the 
local  development standards from review, the applicant has submitted a 
project that includes a Density Bonus application, providing one affordable rental unit, in order to 
utilize the Density Bonus s relief with concessions and waivers from discretionary and subjective 
development standards. 
 
The project was previously scheduled on the April 17, 2024, Planning Commission hearing; 
however, the applicant requested a continuance to continue working with Fire Department staff 

  The Planning Commission granted an indefinite 
continuance on April 17, 2024. 
 
Project Overview 
The proposal includes a 20-unit senior citizen residential development with a small commercial 
component of 1,608 sq. ft.  The rental units are open market rate, except for one unit earmarked 
for a very low-income tenant, in order to apply the State Density Bonus Law  relief (Government 
Code Section 65915  65918), through specified concessions and waivers of local codes.  The 

development standards of the TMC, HBCSP-WT, R-H Overlay and Subdivision 
Map Act are applicable to this project, and staff has determined that the project complies with 
these development standards, to the extent applicable.  Staff has determined that the project 
complies with the State Density Bonus Law, and specifics to the concessions and waivers applied 
are noted in the below section. 
 
Density Bonus (R-H, HBCSP & TMC) 
As provided for in State Density Bonus Law (Government Code Section 65915  65918), the 
project includes a Density Bonus application with one concession and two waivers noted below.  
Staff has determined the project complies with State Density Bonus Law and is entitled to receive 
the related benefits, so long as the project does not affect life and safety issues. 
   
The project site is located within the HBCSP-WT Zone, which permits mixed-use developments 
with a base density of 27 Dwelling Units (DU)/acre.  The Senior Citizen Housing Development 
Standard allows up to 58 DU/acre, as 750 sq. ft. of land is required per DU. The project site 
measures 0.57 acres, with 20 units proposed, the project provides 35 DU/acre, and is less than 
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the maximum density.  Therefore, the applicant is not asking to exceed the permitted density and 
did not opt to exercise the density bonus portion of the law.  The project is providing one affordable 
unit (5% of 20 base density units) reserved for the very low-income level. 
   
Based on the number of affordable units provided (one), the project is entitled to receive one 
concession, and the reduction of commercial space (less than 25% of total gross area required 
by the HBCSP-WT) was chosen by the applicant, at 1,608 sq. ft., which amounts to approximately 
seven percent of total gross area.  The minimum would be 6,050 sq. ft. at 25 percent. 
 
State waivers are unlimited and may be requested when existing development standards would 
make construction of the project physically infeasible.  Each waiver request must provide 
justification for the need and scope of each waiver.  The proposed plans provide the 
aforementioned justification. 
 

residential properties from 20-ft to 10-ft at the lower basement garage level required by HBCSP-
WT; and (2) reduction in the front yard average setback from 20-ft to 8.35-ft., and minimum 
dimension from 10-ft. to 6-ft., reduction in the south side yard setback from 5-ft. to 1 -
by the R-3 (Senior Citizen development standard).  A third waiver was initially requested for height 
and shown on the plans; however, it was withdrawn, and a revised Waiver justification was 
provided by the applicant via email (Attachment 8).  Staff is providing a Condition of Approval that 
the revised Density Bonus justifications will be provided on the final Building Plans. 
 
Staff notes that concessions and waivers are not subject to subjective review.  Staff notes that no 
other concessions, incentives or waivers have been incorporated into the project.   
 
In accordance with State Density Bonus Law, if the project is approved, the applicant will be 
required to record a Density Bonus Housing Agreement to memorialize the approved density 
bonus allowance, incentives, concessions, and/or waivers of development standards, 
development standards and uses, parking allowances, and any other terms and conditions 
relative to the project that have been included in the attached Resolutions (Attachment 1).   
 
Staff reviewed the silhouette structure and after some modifications determined that it was as 
close to plan as logistically possible, with the exception of the far east portion, due to existing 

November 3, 2025, a revised 
silhouette certificate form was provided, showing the correct maximum height of 250 , and 

While the LAG is not specified on the elevations, the elevation point 
at the bottom garage level.  With a 

 noted on the elevations, the project provides a maximum height of 
.  The maximum height of 45-ft. in the HBCSP-WT was not exceeded, and therefore, the 

height waiver was withdrawn, as noted above. 
 
Building Architecture and Design 
The three-story building is designed with a semi-subterranean level that provides the entire 
parking for the site, both residential and commercial.  This level also provides stairs, an elevator, 
a storage room, trash room, bike storage room, electrical/mechanical room and a loading area for 
the commercial use.  There is only one driveway proposed and is shown along the northernmost 
portion of the building, on Hawthorne Boulevard.  This driveway leads only into the garage; there 
are no other roadways or vehicle access points on this project.   
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The second level is designed at partial street level and provides the commercial office space and 
nine residential apartments, an amenity/fitness room, trash area and small storage area, aside 
from stairs and elevator.  A transformer is shown north of the driveway.   
 
The third level provides 11 residential apartments, a second amenity room, trash area and storage 
room, aside from stairs and elevator. 
 
The building plan provides the three levels in a stacked design that follows the general contours 
of the irregularly shaped property.  It is a contemporary design that provides multi-colored stucco, 
concrete and metal siding accents, metal and glass railings, metal canopy, vinyl windows, and 
metal ventilation grills at the garage level. The roof material will be predominately Thermoplastic 
Polyolefin (TPO), with metal treatment on the southwest 
the flat section.  Landscaped perimeters are shown around the majority of the building, with larger 
landscaped areas at the east and north portions of the property. 
 
As proposed, there does not appear to be any separation of the residential component from the 
commercial space.  Per the HBCSP-WT mixed use development standards, access to residential 
units shall be from a secured area located on the first floor or at ground level, and restricted.  

the security of residents. Staff has provided a Condition of Approval to address this safety 
requirement.  The HBCSP-WT mixed use development standards state that trash/recyclable 
material storage facilities shall be located as far as possible from residential units and shall be 
completed screened from view from the residential portion of the project.  Staff notes that while a 
trash room is located in the garage level, there are also smaller trash rooms at each living area 
level. However, staff notes that providing the trash facilities on each floor of the residential units 
may be a convenience in a senior housing facility, and supports their location as designed.   
 
Building Setbacks 
The below table is provided for your convenience: 
 

 
 
The Senior Citizen Housing code requires setbacks to meet the R-3 development standards, 
which provide for a 20-ft. average in the front, minimum dimension of 10-ft., 10% of the lot width 
for the sides, but is not required to exceed 5-ft., and 10-ft. for the rear.  While the applicant 
requested a Density Bonus waiver of the front yard, no waiver was requested for the side yard. 
Staff contacted the applicant to submit a revised Density Bonus request and justification noting 
the side yard waiver (Attachment 8).  Staff has reviewed the revised request and is providing a 
Condition of Approval that the final Building Plans shall include this side yard waiver justification, 
prior to Building Permit issuance. 
 
The HBCSP-WT requires a commercial project to provide a minimum separation setback of 20-
ft. adjacent to residential properties.  The plans provide for 20-ft. at the two levels of residential 
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and commercial areas; however, the parking basement only provides 10-ft.  The applicant 
Density Bonus law to allow this setback reduction. 

 
Building Height 
The maximum building height is calculated by staff -
building at the staircase, which provides an elevation of 250.00  taken from the lowest adjacent 
grade (LAG) at the parking level .  The HBCSP-WT allows a maximum height of 45-ft.  
The majority of the building provides a height of 37-ft. from LAG.  The Eleda Drive residents 
appear to be at an elevation approximately 11-ft. below the proposed garage level, per the 

Drive  
 
As mentioned in the Density Bonus paragraph, initially the applicant submitted a request for 
waiver of the HBCSP-WT height requirements erroneously, and while indicated on the plans, has 
since provided a revised justification noting its removal. Staff is recommending a Condition of 
Approval that the final Building Plans shall provide the revised waiver requests. 
 
Site Improvements, Access, Circulation and Parking 
One driveway/curb cut is proposed at the northern portion of the site and building on Hawthorne 
Boulevard.  In the vicinity of the subject site, Hawthorne Boulevard is two-way traffic, with two 
lanes for each direction.  There is no stopping or parking permitted on this section of Hawthorne 
Boulevard
Access at the driveway for all vehicles and trucks would require a 180° right turn into the parking 
garage.  The plans and traffic documents provided, which included a Trip Generation and Vehicle 
Miles of Travel (VMT) 
Department, Traffic Engineering Division, for review, and it was determined that with the proposed 
six foot street easement on Hawthorne Boulevard, to enlarge the traffic lane closest to the property 
line, visibility and access, would be enhanced to reduce traffic conflicts entering or leaving the 
site.  It is unclear whether typical trucks, i.e., trash trucks, will be able to meet the unspecified 
maximum height clearance at the driveway entrance, as that detail is not provided on the plans. 

- top of plate for the floor above, 
so the interior clearance would be approximately 8-  
 
For any commercial component, a truck loading area is required. For projects with less than 
10,000 sq. ft., one loading area is required per TMC Sec. 93.3.1, with dimensions of 10-ft. wide 
by 25-ft. in length, with a minimum height clearance of 14-ft., and shall be so arranged that it will 
not impeded traffic circulation within the parking area, nor block parking stalls.  One loading area 
is located near the apex of the northern wall, in the parking garage level.  However, it does not 
meet the minimum dimensions, measured at approximately 9-ft. by 23-ft.  It also does not appear 
to meet the minimum height clearance -
change to the parking ceiling height would appear to be required, Staff met with the architect; 
however, he noted that changes in plate heights would drastically affect the stairwell and would 

and therefore, would not be feasible.  
Small adjustments to the trash area could be made to adjust this loading area
the length could be met was still a question.  A second loading area/trash pickup area with the 
minimum stall dimensions was provided on the outside of the garage, adjacent to Hawthorne 
Boulevard, north of the driveway.  Staff is not supportive of this loading area, as several potential 
collision conflicts could occur, as a trash or delivery truck attempts to back out of the space at the 
same time a vehicle is entering the driveway off of Hawthorne Boulevard, or a vehicle is exiting 
the driveway from the garage.  Staff is recommending a Condition of Approval that the applicant 
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continue working with staff to resolve the loading space area and that the exterior loading area 
be removed or redesigned to meet safety concerns, should the interior garage loading area not 
meet code requirements. 
 
Parking counts for senior housing require one parking space per DU, with 20 parking stalls 
proposed for the residential component.  The commercial component shows five parking spaces, 
and five are required, based on the recent parking standard change of 1/333 sq. ft.  Four parking 
spaces are required as residential guest parking; however, the HBCSP-WT mixed use 
development standard provides for the sharing of the commercial parking with the residential 
guest parking via CUP approval. Staff recommends a Condition of Approval that four commercial 
parking spaces be labeled as Commercial and Residential Guest Parking . 
 
The layout of the parking spaces is generally against the north and south walls, with a small row 
along the north area, and as mentioned, are all located on the bottom level. 
 
On April 10, 2024, the Fire Department notified Planning staff that during a service call to this site, 
they will not enter the garage with their rigs, and will park their trucks on Hawthorne Boulevard, 
but will not be able to access the entire structure.  Fire staff further advised staff that the project 
would need to be redesigned, as it did  
 
When the height of a structure at the roof eaves exceeds 27 ft. or the capability of the Fire Dept. 
to access the roof safely utilizing ground ladders, the location and width of access roadways shall 
be such that the truck-mounted aerial ladders may be utilized.  Aerial ladder access shall include 
the ability to maneuver apparatus, deploy outriggers, and provide proper climbing angles. The 
minimum road width shall not be less than 30-ft.  As noted earlier in this report, there is only one 
driveway onto the site, and it leads into the semi-subterranean garage, and the building setbacks 
are minimal surrounding the majority of the building. Staff from Fire and Planning met with the 
applicant and architect to discuss the building design with the above limitations, and it was 
determined that providing a flat roofline at the southmost elevator penthouse at a maximum of 27-
ft. would be adequate for fire access, and that the majority of the structure would be at 27-ft. or 
less from the adjacent street grade, except for the stairwell at the southwest corner of the property.  
The stairwell is noted as 28-ft. in height from the adjacent grade, and is a small area; therefore, 
Fire staff did not have an issue with this portion of the building exceeding 27-ft.  The plans show 
the maximum height from adjacent street grade as 27-ft. or less for the remainder of the building 
and meets the minimum requirement.  The final Building Plans, street slope and details will be 
reviewed by TFD to verify this safety requirement. 
 
Floor Area, Unit Floor Plans and Building Layout 
Residential Component 
The residential component consists of 20 senior apartments, with four different layouts, as shown 
in the floor plans, Sheet SD05.  Unit Plan A-1 provides 15 units at 608 sq. ft., A-1 Alt provides two 
units at 590 sq. ft., A-2 provides 2 units at 523 sq. ft. and A-3 provides one unit at 704 sq. ft.  All 
units are designed with one bedroom, one bathroom, and an open balcony deck.  TMC requires 
a minimum of 500 sq. ft. for one-bedroom senior housing, and the project exceeds the size 
requirement.  An open concept living room, dining room and kitchen is shown, and a laundry area 
is provided in each unit. Minimal closet space is provided in the bedrooms. The total gross areas, 
for the residential component Density Bonus application, one 
affordable unit is provided (5% of housing units), though not indicated on the plans, as to which 
unit is earmarked as affordable.  The applicant is not applying the full density bonus allowed by 
the State, in that the HBCSP-WT permits a maximum of 27 DU/acre.  The Senior Citizen Housing 
density allows up to 58 DU/acre.  The proposed 20-unit project provides a density of 35 DU/acre, 
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which is below the maximum for the Senior code, and does not require implementation of a State 
permitted density bonus. 
 
Commercial Component 
The commercial area is shown on level two of the proposed building, fronting on Hawthorne 
Boulevard. HBCSP-WT mixed use development standard requires that at least 25% of the gross 
floor area must be used for commercial purposes.  The commercial office space provided is 1,608 
sq. ft., which is 6.6% of the total floor area (24,200 sq. ft.).  The  Bonus legislation 
permits one concession or relief of the development standard, and the applicant has chosen the 
minimum size of the commercial space as the concession.  Therefore, staff approves the reduced 

 
 
The HBCSP-WT allows a maximum of 0.6 FAR; however, for mixed use developments, the FAR 
may be exceeded, with Planning Commission approval of a DVP and CUP.   The R-H Overlay 
permits a maximum of 0.5 FAR for both residential and commercial development; however, the 
FAR may be exceeded with Planning Commission approval of a PRE. The General Plan 

floor area is 24,200 sq. ft. and provides an FAR of 0.98.  When including only the individual 
residential units, the FAR drops to 0.49. 
 
Open Space and Landscaping 
The HBCSP-WT mixed-use development standards require a minimum of 300 sq. ft. of usable 
open space per DU, while the Senior Citizen Housing code requires a minimum of 200 sq. ft. per 
unit.  The R-3 further describes private open space as the spaces on balconies and patios with 

The project has provided a total of 8,562 sq. ft., in private open 
space balconies and in common open space via the two enclosed amenity/fitness spaces, and 
the east and south side setback areas.  The R-3 and other multi-family codes describe usable 
open space as areas accessible to tenants and designated for recreational purposes, such as, 
barbecue/picnic areas, putting greens, enclosed gyms, etc.  Staff has provided a Condition of 
Approval that the usable common open space areas shall be specified and with actual designated 
recreational activity areas and dimensioned on the final Building Plans.  
 
The HBCSP-WT development standards for landscaping indicate that any areas not covered by 
structures, walkways, driveways and parking spaces shall be landscaped.  The TMC landscaping 
code requires that not less than five percent of a parking lot with more than 20 parking spaces 
shall be landscaped.  The amount of landscaping provided by the project is not indicated on the 
plans, but shall be required via a Condition of Approval, and will require application and approval 
of a Landscape Plan Review (LPR). 
 
The TMC requires a minimum of 200 cubic feet of lockable, enclosed storage space per DU, not 
including closets.  While the plans show small storage rooms in the common area, at each level, 
the amount of area per DU is not provided. A Condition of Approval requiring details for any 
storage areas for each tenant has been provided. 
 
As mentioned above, two amenity spaces labeled as recreation/fitness are provided, at each floor 
of the residential levels, and are shown as 411 sq. ft. per level, totaling 822 sq. ft., and a large 
bike storage room is provided at the garage level. 
 
Conclusion 
The applicant has provided a plan that complies with most of the TMC requirements and HBCSP-
WT Mixed-Use Development Standards.  The applicant has requested concessions and waivers 
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of the State Density Bonus law for the following codes and standards:  Concession 1:  reduction 
of commercial space for a mixed use project (HBCSP-WT); Waiver 1: reduction in the setback 
adjacent to residential properties from 20-ft to 10-ft at the lower basement garage level (HBCSP-
WT); Waiver 2:  reduction in the front yard average setback from 20-ft to 8.35-ft., reduction in the 
front minimum dimension from 10-ft. to 6-ft., and reduction in the south side yard setback from 5-

- (R-3/Senior Citizen development standard).   Staff notes that due to the project's use 
of the State Density Bonus Law, this project is exempt from the Hillside Overlay.     
 
In the judgment of staff, the project is considered consistent with the HBCSP-WT zoning district, 
and the C-GEN land use designation, to the extent that review is permitted by the State. In 
addition, pursuant to the HAA, staff has determined the revised project meets the definition of a 

be applied for purposes of evaluating the revised project, and the R-H Overlay cannot be applied 
due to their subjective development standards. Staff, therefore, recommends approval of this 
request. 
 

at:  https://bit.ly/EnvironmentalDocuments.   
 
ENVIRONMENTAL DETERMINATION 
 
The project is categorized as infill development, which refers to development of unused or 
underutilized land located in urban areas, by the Office of Planning and Research.  In accordance 
with the 2025 Guidelines for Implementation of CEQA, Article 19, Section 15332, Class 32, infill 
development projects are not found to have a significant effect on the environmental and are 
declared categorically exempt from further environmental review when:  (a) the project is 
consistent with the general plan designation and zoning requirements; (b) the development is 
located on a site of less than five acres and is surrounded by urban uses; (c) the project site is 
not a habitat for endangered, rare or threatened species; (d) the project would not result in 
significant effects relating to traffic, noise, air quality or water quality; and (e) the project site can 
be adequately served by all required utilities and public services.   
 
The project is also categorically exempt, based on Section 15315, Class 15, Minor Land Divisions, 
of the aforementioned CEQA guidelines, which provide for the division of property in urbanized 
areas zoned for residential and commercial uses into four or fewer parcels, when the division is 
in conformance with the General Plan and zoning guidelines, no variances or exceptions are 
required, all services and access to the proposed parcel to local standards are available, the 
parcel was not involved in a division of a larger parcel within the previous two years, and the 
parcel does not have an average slope greater than 20 percent. 
 
The project meets the criteria for a Class 32 Categorical Exemption, as follows: 
 

1. The project is consistent with the HBCSP-WT Zone and the C-GEN designation, which 
permit a base density of 27 DU/ acre, and allows mixed-use development to exceed a 1.0 
FAR, with approval of a Conditional Use Permit.  However, the project provides 35 
DU/acre, which is below the Senior Citizen Housing maximum density of 53 DU/acre, and 
provides a FAR of 0.98. 
 

2. The project site measures 0.57 acres and is surrounded by urban uses that include an 
office building to the south, single family residential to the north and east, and vacant land 
to the west.   

10



 

3. The project site is not a known habitat for endangered, rare or threatened species.  While 
the site is undeveloped, it is located within an urbanized environment.  There are no 
outstanding natural features on the site nor in the vicinity.  Additionally, the General Plan 
does not identify any candidate, sensitive or special status species that occupy the site.  
The General Plan notes the site as an Mineral Resources Zone (MRZ)-2 zone in the 
Community Resources Element, under Mineral Resources. The MRZ-2 zone indicates 
that there are significant mineral deposits present or there is a high likelihood for their 
presence, and development should be controlled.  Staff will require a Phase I study, noting 
the mineral resources, and any mitigation measures required, prior to development on this 
property. 
 

4. The potential traffic, noise, air quality, and water quality impacts associated with the 
project were assessed in technical studies prepared in consultation with the Torrance 
Community Development Department and the Torrance Public Works Department 
(Technical Studies, Attachment 10).  The studies found the project would not result in 
significant traffic, noise, air quality, nor water quality impacts.  For example, with respect 
to traffic, the project would generate 108 daily trips. Five hundred daily trips would require 
a Level of Service (LOS)-based Traffic Circulation Analysis (TCA).  Therefore, no further 
studies regarding traffic impacts are required, and the project should have no or less than 
significant impact to nearby roadways and intersections.  Therefore, no improvements to 
offsite circulation are warranted.  In addition, the project site is not included on any 
hazardous waste and substances sites list, also known as the Cortese List, compiled 
pursuant to Section 65962.5 of the Government Code. 
 

5. The project site is vacant land situated within an urbanized environment.  The project 
would not extend any roads or other infrastructure.  For example, although demand on the 
sewer system would increase with the project, the technical study found the existing sewer 
system has capacity to serve the project and does not require improvements.  In addition, 
the anticipated population growth at the project site is well within the growth forecast that 
was identified in the 2021-2029 Housing Element update.  The population of the City of 
Torrance is forecast to increase from 145,546 in 2020 to 159,800 in 2040.  The addition 
of 20 apartment units or 53 persons at full occupancy (2.61 persons per household, the 
average calculated across all households, which would be substantially less for the 
proposed senior citizen apartment complex) represents a negligible impact on utility and 
public service capacity, and would not result in the need to construct new or physically 
alter facilities.  Moreover, the project applicant is required to pay development impact fees 
(DIF) and school district fees to offset the incremental increase in the demand for public 
services. 

 
The project meets the criteria for a Class 15 Categorical Exemption, as follows: 
 

1. The mapping component of this project proposes to merge seven lots into one lot, and is 
therefore, less than four final parcels and qualifies as categorically exempt. 
 

2. The proposed project does not require any variances or exceptions to the General Plan 
or zoning designation. 
 

3. As conditioned, the project will conform to the local standards that are currently available 
for all services and access.  
 

4. The subject parcel was not involved in a division of a larger parcel within the previous two 
years, and has been historically vacant . 
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5. el appears to have a slope of approximately nine percent 
and does not have an average slope greater than 20 percent. 

 
FINDINGS OF FACT 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 Resolutions (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 3).  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 TMC, notices of the public hearing were made no less than 10 calendar days, 
before the Planning Commission meeting.  Notices were posted at the project site on November 
7, 2025, and were mailed on November 6, 2025, to the registered owners of properties, located 

the local newspaper (The Daily Breeze) and posted on the City of Torrance Planning Commission 
webpage on November 7, 2025. 
 
RIGHT OF APPEAL 
 
In accordance with TMC Sections 95.1.7, 96.2.5 and 92.29.15 decisions made by the Planning 
Commission may be appealed to the City Council within 15 calendar days of the adoption of the 
Resolutions
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 Blvd., 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.  In 
addition, the project plans and all related documents are readily available for public review on the 
City webpage (https://bit.ly/EnvironmentalDocuments). 
 
ATTACHMENTS 
1. Planning Commission Resolutions Nos. 24-021, 24-022, 24-023, 24-024 
2. Location and Zoning Map 
3. Code Requirements 
4. Hillside Ordinance Criteria Response Sheet 
5. Revised Silhouette Certification & Map 
6. Density Bonus Application 
7. Correspondence 
8. Revised Density Bonus Concessions and Waiver Justifications 
9. Minutes Excerpt and Staff Report of the April 17, 2024 Planning Commission Hearing 
10. Technical Studies (Limited Distribution:  https://bit.ly/EnvironmentalDocuments) 
11. Project Plans (Limited Distribution:  https://bit.ly/EnvironmentalDocuments) 
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PLANNING COMMISSION RESOLUTION NO. 24-021 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF TORRANCE, CALIFORNIA, APPROVING A CONDITIONAL 
USE PERMIT, IN CONJUNCTION WITH A STATE DENSITY 
BONUS AND A SERIES OF ENTITLEMENTS, AS PROVIDED FOR 
IN DIVISION 9, CHAPTER 5, ARTICLE 1 OF THE TORRANCE 
MUNICIPAL CODE TO ALLOW THE CONSTRUCTION OF A NEW 
MIXED-USE DEVELOPMENT COMPRISED OF 20 SENIOR 
CITIZEN RESIDENTIAL APARTMENTS AND 1,608 SQUARE FEET 
OF COMMERCIAL SPACE,  ON PROPERTY LOCATED WITHIN 
THE HILLSIDE OVERLAY DISTRICT (R-H) IN THE HAWTHORNE 
BOULEVARD CORRIDOR SPECIFIC PLAN-WALTERIA SUB-
DISTRICT (H-WT) ON THE EAST SIDE OF HAWTHORNE 
BOULEVARD APPROXIMATELY 200 FEET NORTH OF ROLLING 
HILLS ROAD.  

CUP21-00018:   ZEINA AWAD 
(MAHMOUD H. AWAD TRUSTEE FOR THE MAHMOUD AND NAWAL AWAD TRUST) 

WHEREAS, the Planning Commission of the City of Torrance at its meeting of April 
17, 2024, conducted a duly noticed public hearing to consider an application filed by Zeina 
Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval 
of Conditional Use Permit (CUP21-00018) in conjunction with a Density Bonus and a 
series of entitlements to allow the construction of a new mixed-use development 
comprised of 20 senior citizen residential apartments and 1,608 square feet of 
commercial space, on property located within the Hillside Overlay District (R-H) in the 
Hawthorne Boulevard Corridor Specific Plan-Walteria Sub-District (H-WT) on the east 
side of Hawthorne Boulevard, approximately 200 feet north of Rolling Hills Road (APNs: 
7547-004-040 through 7547-004-046), referred to as the Walteria Terrace Garden 
Project; and  

WHEREAS, the Planning Commission on April 17, 2024, continued the item 
indefinitely; and 

WHEREAS, the Planning Commission of the City of Torrance at its meeting of 
November 19, 2025, conducted a duly noticed public hearing to consider an application 
filed by Zeina Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad 
Trust), for approval of a Conditional Use Permit in conjunction with a Density Bonus and 
a series of entitlements to allow the construction of a new mixed-use development 
comprised of 20 senior citizen residential apartments and 1,608 square feet of 
commercial space, on property located within the  R-H in the  H-WT on the east side of 
Hawthorne Boulevard, approximately 200 feet north of Rolling Hills Road (APNs: 7547-
004-040 through 7547-004-046), referred to as the Walteria Terrace Garden Project; and

WHEREAS, due and legal publication of notice was given to owners of property in 
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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 (TMC); and  

WHEREAS, pursuant to the California Environmental Quality Act (CEQA) 
Guidelines for Implementation, Article 19, Section 15332, Class 32, infill development 
projects are declared categorically exempt; and  

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

a) That the property is located on the east side of Hawthorne Boulevard, approximately
200 feet north of Rolling Hills Road;

b) That the property is further described as portions of Lots 1-4 in Block 13 of Walteria
and vacated streets, California Avenue and Canyon Road, (APNs: 7547-004-040
through 7547-004-046);

c) That the proposed project, as conditioned, will not be detrimental to the public
interest, health, safety, convenience or welfare, nor have a significant effect on the
environment and is declared Categorically Exempt (Class 32) from further
environmental review in accordance with the 2025 Guidelines for Implementation of
the CEQA, Article 19, Section 15322  Infill Development. In addition, the project
site is not included on any hazardous waste and substances sites list, also known
as the Cortese List, compiled pursuant to Section 65962.5 of the Government Code;

d) That the proposed new senior citizen mixed-use development is conditionally
permitted in the H-WT Zone, and complies with all the applicable provisions of this
Division, as conditioned;

e) That the proposed project, as conditioned, will not impair the integrity and character
of the H-WT Zone, because residential and commercial uses are consistent with the
surrounding uses in the zone and area, which include residential and commercial
office uses;

f) That the subject site is physically suitable for the proposed use, because parking
and access have been designed to meet the development standards and code, as
conditioned;

g) That the proposed project, as conditioned, will be compatible with existing and
proposed future land uses in the H-WT Zone and the general area in which the
proposed project is to be located, because mixed uses are conditionally permitted
and compatible with the other uses permitted and located within the zone;

h) That the proposed use, as conditioned, will encourage and be consistent with the
orderly development of the City as currently exists, based on the current pattern of
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development and land uses, and the use is consistent with the General Commercial 
(C-GEN) General Plan designation;    

i) That the proposed use, as conditioned, will not discourage the appropriate existing
or planned future use of the surrounding property or tenancies, because the
proposed mixed uses are compatible with the existing uses and the planned future
uses of the surrounding H-WT Zoned properties.  The properties adjacent to the site
include single family residential and commercial offices.  The project, as conditioned
meets and/or exceeds the objective development standards, applicable per State
Density Bonus laws, related to this project;

j) That there will be adequate provisions for water, sanitation, and public utilities and
services to ensure that the proposed development, as conditioned, is not detrimental
to the public health and safety, because the project is located within an urbanized
area, and the project is conditioned to enhance the existing infrastructure;

k) That there will be adequate provisions for public access to serve the proposed use,
because the project, as conditioned, shall provide a pedestrian walkway, driveway
and on-site parking that meet objective development standards, subject to State
Density Bonus law limitations;

l) That the location, size, design, and operating characteristics of the proposed use
would not be detrimental to the public interest, health, safety, convenience or
welfare, or to the property of persons, located in the area, because the project, as
conditioned, meets and/or exceeds the objective development standards and code
requirements, subject to State Density Bonus limitations; and

m) That the proposed use, as conditioned, will not produce any or all of the following
results:
1. Damage or nuisance from noise, smoke, odor, dust or vibration,
2. Hazard from explosion, contamination or fire,
3. Hazard occasioned by unusual volume or character of traffic or the congregating

of large numbers of people or vehicles.

WHEREAS, the Planning Commission by the following roll call vote APPROVED 
CUP21-00018, subject to conditions: 

AYES: COMMISSIONERS: 
NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 
ABSTAIN: COMMISSIONERS: 

NOW, THEREFORE, BE IT RESOLVED that CUP21-00018, filed by Zeina Awad 
(Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust) to allow the 
construction a new mixed-use development comprised of 20 senior citizen residential 
apartments and 1,608 square feet of commercial space, on property located within the R-
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H Overlay in the H-WT Zone on the east side of Hawthorne Boulevard, approximately 
200 feet north of Rolling Hills Road, is hereby APPROVED subject to the following 
conditions:  

1. That the development and use of the subject space as a senior citizen mixed-use
development shall be subject to all conditions imposed in CUP21-00018 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;

2. That if this Conditional Use Permit 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 of time as provided for in Section
92.27.1;

3. That all Conditions and Code requirements of Development Permit (DVP21-00001),
Precise Plan of Development (PRE21-00009), and Division of Lot (DIV21-00009) shall
be met; (Planning)

4. That a copy of all subject Adopted Planning Commission Resolutions, including the
Conditions of Approval, shall be copied onto the final Building Plans associated with
this project, to facilitate coordination and effective implementation of all Conditions of
Approval; (Planning)

5. That the revised/approved Density Bonus incentives, concessions and waivers shall
be provided on the final Building Plans, prior to Building Permit issuance; (Planning)

6. 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 CUP21-00018, DVP21-00001,
PRE21-00009, DIV21-00009 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; (Planning)
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7. That the applicant shall submit, in order to ensure with compliance with Government
Code Section 65915 (c)(1)(A) (or successor statue) a Density Bonus Housing
Agreement or similar named agreement, complete with attachment and exhibits, as
appropriate, to memorialize the approved density bonus allowance, incentives,
concessions, waivers of development standards, parking allowances, development
standards and uses, the City Monitoring Fee, and any other terms and conditions
relative to the approved project. The applicant shall submit a draft Density Bonus
Housing Agreement (DBH Agreement) no less than 90 days prior to the anticipated
date for issuance of the first Building Permit for the project, and the DBH Agreement
shall be final and executed by the applicant and the City, in recordable form, prior to
issuance of the first Building Permit for the project. The DBH Agreement shall be
presented to the Community Development Department and City Attorney's Office for
review and approval and shall be in a form approved by the Community Development
Department and City Attorney's Office, prior to issuance of the first Building Permit.
The DBH Agreement may be executed by the City Manager on behalf of the City,
subject to any preference of the City Manager or legal requirement for the DBH
Agreement to be approved by the City Council. The applicant may request from the
City a form to be used for the DBH Agreement, and the applicant shall reimburse the
City for the cost of legal review. The DBH Agreement shall be executed and recorded
with the County of Los Angeles Recorder prior to occupancy of units; (Planning)

8. That the one (1) affordable unit reserved for a very low-income household shall remain
affordable for 55 years from the date of initial occupancy. The applicant, property
manager, or owner shall provide an annual compliance report to the Community
Development Department including tenant income verification, rent rolls, and rent
calculations including utility allowances; (Planning)

9. That for purposes of defraying City monitoring activities, the property owner shall pay
a City Monitoring Fee annually. The City shall invoice the owner each year. Failure to
issue an invoice waives payment for that year only. The monitoring fee and reporting
requirements shall be included in the DBH Agreement; (Planning)

10. That during all construction activities, the applicant or developer shall provide a toll-
free hotline for complaints. The hotline shall be staffed with a live operator who can
immediately contact a construction supervisor. Signs displaying the hotline number
shall be posted at the site perimeter before Grading Permit issuance; (Planning)

11. That the construction site shall be secured with decorative temporary fencing,
maintained throughout construction to the satisfaction of the Community Development
Director; (Planning)

12. That prior to the issuance of a Building Permit, the applicant shall enter into
negotiations for the formation of, participate in, or annex into, a Community Facilities
District (CFD) to fund a portion of the additional costs for ongoing City services,
including but not limited to, road maintenance, park maintenance, lighting, and public
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safety, to the satisfaction of the Community Development and Finance Directors; 
(Planning/Finance) 

13. That a Phase I study shall be submitted, noting the status of the monitoring well/s on-
site, and that their location shall be provided on the final Building Plans prior to Building
Permit issuance; and that the Phase I study shall also show the mineral resources and
any mitigation measures, prior to Building Permit issuance; (Planning)

14. That a site-wide signing, striping, and pavement marking plan shall be provided to
distinguish guest/office and residential parking spaces, to show wayfinding and
pedestrian pathway for pedestrians patronizing the office component and wayfinding
for the residential component, for drive aisle/s, which includes stop/yield controls,
directional signage, to the satisfaction of the Community Development Director, prior
to the issuance of any Building Permits. All parking areas shall be striped with double
lines 
into and out of the parking stalls; (Transportation Planning)

15. That a parking plan shall be provided showing location of garage parking, striping
dimensions, backup spacing, drive aisle throating, drive aisle widths and loading
spaces, and include turnaround turning templates for regular vehicles and trucks
entering the site, if all parking stalls are occupied, and show regular vehicles backing
out of their spaces with oncoming traffic entering the garage, to the satisfaction of the
Community Development Director, prior to Building Permit issuance; (Planning)

16. That the loading space in the garage shall be revised or relocated to meet TMC with a
14-ft. height clearance and width of 10-ft. by a depth of 25-ft.; and that the outdoor
loading space be relocated or redesigned to not provide a traffic collision conflict, with
truck turning templates provided on the final Building Plans, prior to Building Permit
issuance; (Planning)

17. 

by the Planning Manager, and indicated on the final Building Plans, prior to Building
Permit issuance; (Planning)

18. That all storage areas shall be labeled and dimensioned indicating the space size per

19. That detailed plans of the trash room shall be submitted to the Community
Development Director for approval prior to the issuance of any Building Permits.  That
if the proposed trash room inside of the garage cannot be developed, that an exterior
trash enclosure/s shall be located away from street frontage, and designed, bounded
on three sides by solid masonry walls and shall be equipped with solid roll-up doors,
decorative trellis, concrete stress pads to reduce pavement stress, bumpers, a
rainwater intrusion barrier (solid roof) to meet the current National Pollutant Discharge
Elimination System (NPDES) requirements, provide receptacles for the storage and
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collection of trash and recyclable materials, and constructed of materials and of a 
design and color that are architecturally compatible with the building to the satisfaction 
of the Community Development Director; (Planning) 

20. 
prior to Building Permit issuance, to the satisfaction of the Community Development
Director; (Planning)

21. That the applicant shall provide samples of all the final exterior color and materials,
including, but not limited to, a detail of the building perimeter, finishes, hardware, gates,
fences, freestanding walls, site amenities, and pathways, to the satisfaction of the
Community Development Director, prior to the issuance of any Building Permits;
(Planning)

22. That a roof plan shall be submitted to the Community Development Director for
approval prior to the issuance of any Building Permits.  The roof plan shall ensure all
roof appurtenances, such as ducts and vents, mechanical equipment, electrical boxes,
meters, pipes, transformers, air conditioners and any and all other equipment on the
roof shall be completely screened from public view and surrounding properties by
parapet walls, designed as an integral part of the façade, to the satisfaction of the
Community Development Director.  Such equipment or screening material shall be
constructed in such a manner that noises emanating from the roof appurtenances shall
not be audible beyond the property lines; (Planning)

23. That a complete roof plan noting the varying heights of the parapet shall be provided
on the final Building Plans to the satisfaction of the Community Development Director,
prior to Building Permit issuance; (Planning)

24. That all windows/glazing fronting on Hawthorne Blvd. shall be provided with a
protective film or other technology to prevent graffiti; (Planning)

25. That the usable common open space areas shall be specified with actual designated
recreational activities and dimensioned on the final Building Plans, prior to Building
Permit issuance; (Planning)

26. That elevations and details of any freestanding walls, fences, gates, railings, etc., shall
be provided on the final Building Plans, and provide their individual heights, and that

the satisfaction of the Community Development Director; (Planning)

27. That all electrical switchgear cabinets, fire risers, etc., shall be designed within the
interior of the subject buildings, and shall be shown on the final Building Plans, and
that any exterior doors/walls for this equipment shall be designed as an integral part of
the façade, matching color and materials to the satisfaction of the Community
Development Director; (Planning)

20



28. That electrical transformers shall not be located within the front setback areas of
Hawthorne Boulevard, and that applicant shall continue to work with Fire, Engineering
and Planning Staff for the siting and painting of all exterior equipment, including, but
not limited to, electrical transformers and double-check detectors/backflow assembly
equipment, and shall be shown on the final Building Plans; and that any equipment
that is required to be sited aboveground shall be screened with enclosures that match
the materials and finishes of the building façade and/or vegetation to the satisfaction
of the Community Development Director, and shall be shown on the final Building Plans
and Landscaping Plans; (Planning)

29. That no outdoor or exterior telephones, vending machines, kiosks, storage containers,
publication racks, collection and/or donation bins, etc., shall be permitted on-site;
(Planning)

30. That the amount of landscaping area shall be indicated on the final Building Plans,
prior to Building Permit issuance and shall correspond with any LPR application;
(Planning)

31. That the applicant shall provide landscape area/coverage calculations on the final

of five percent (5%) of its parking lot surface areas, per Code, to the satisfaction of the
Community Development Director, and that the applicant shall continue to work with
Staff on providing additional landscaping areas, and that they shall be incorporated
into the final landscaping plan; (Planning)

32. That a Landscape Plan Review (LPR) entitlement shall be required, including a
landscape plan, and shall be submitted to the Community Development Director for
approval, prior to the issuance of any Building Permits associated with the subject
project.  The landscape plan shall be implemented prior to occupancy and shall be
maintained to the satisfaction of the Community Development Director. The plan shall
utilize drought resistant/xeriscape California friendly vegetation, shade-producing
trees, and shall provide state-of-the-art water saving irrigation system and/or drip
irrigation for all landscape areas. That trash enclosures, transformers, all aboveground
equipment and parking lot shall be screened with vegetation of sufficient height and
texture to provide an effective screen, to the satisfaction of the Community
Development Director, including vegetation screens from headlights positioned toward
the adjacent uses and street frontages.  The landscape plan shall include the off-site
parkways on Hawthorne Boulevard and shall be implemented prior to occupancy and
shall be maintained to the satisfaction of the Community Development Director.   That
the landscape plan shall comply with the current State Water Efficient Landscape
Ordinance; (Planning)

33. That an exterior photometric and lighting plan, in compliance with the latest California
Green Code (CGC) shall be submitted to the Community Development Director for
approval, prior to the issuance of any Building Permits, associated with the subject
project, and shall be designed to provide ratings of zero at property lines.  The lighting
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plan shall ensure that all exterior doorways, parking spaces, and pedestrian walkways 
are provided with adequate illumination, security lights shall be non-glaring, all building 
lighting shall be properly shielded and designed to prevent excess lighting and glare 
onto adjacent uses and public streets, to the satisfaction of the Community 
Development Director; (Planning) 

34. That any future request for a Wireless Antenna Facility shall require a separate
approval and would provide for all related equipment cabinets to be located within the
existing structure or undergrounded; (Planning)

35. That within 30 days of the final public hearing, the applicant shall return 
 and stake to Planning (provided there is no appeal); (Planning)

36. That project shall comply with Tier 1 Level Green Code requirements; (Building
Regulations)

37. That a CASp Report with full compliance shall be provided, prior to final inspection;
(Building Regulations)

38. That the engineer / contractor shall coordinate with the appropriate utility companies
to relocate power poles which would interfere with the street improvements in the public
right of way on Hawthorne Boulevard.; (Engineering)

39. That the proposed driveways on Hawthorne Blvd. shall be constructed to a commercial
radius type driveway minimum 30 feet wide, with depressed back of walk, and
wheelchair ramps; (Engineering)

40. That a minimum 10' wide level area is required behind the sidewalk before sloping
down toward the subterranean garage; (Engineering)

41. That a turning template study for the proposed driveway is required to demonstrate
that vehicles are able to turn into the subterranean garage. The study shall be
submitted to and approved by the Engineering Division of the Community Development
Department prior to issuance of Grading Permit; (Engineering)

42. That a hydrology study is needed to determine the height of hike up behind the 10'
wide level area behind the north driveway apron.  The study shall demonstrate the
public storm water which runs down Hawthorne Boulevard will not flow into the
subterranean garage.  Approval of the study is required prior to issuance of Grading
Permit; (Engineering)

43. That all proposed and/or existing water meters larger than 2", double check detector
assemblies and reduce pressure backflow assemblies shall be located above ground
on private property near the public right-of-way.  Final location and access shall be
approved by the Community Development Department and incorporated into the on-
site landscaping plan prior to Building Permit issuance; (Engineering)
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44. That the project shall be supplied by master public water meter with privately owned,
operated, maintained and administered submastering system for each dwelling unit
per California Senate Bill 7, WOLK; (Engineering)

45. That one fire hydrant shall be installed near the proposed driveway approach;
(Engineering)

46. That a hydrology study is needed to determine the height of hike up behind the 10'
wide level area behind the proposed driveway apron. The study shall demonstrate that
the public storm water which runs down Hawthorne Blvd. will not flow into the
subterranean garage. Approval of the study is required prior to issuance of Grading
Permit; (Engineering)

47. That the applicant/developer shall design and construct 8" VCP mainline sewer and
connection to existing public sewer main per public standards.  The sewer plans,
prepared by a professional engineer, shall be submitted by the applicant/developer to
the Engineering Division of Community Development Department for review and
approval prior to issuance of grading permit. Sewer main shall be constructed prior to
occupancy; (Engineering)

48. That the applicant shall submit a sewer study discussing the new development's impact
on the existing downstream public sewer mains. The study shall include flow
monitoring data and be approved by the Engineering Division of the Community
Development Department prior to issuance of a grading permit. The applicant shall
design and construct improvements to the public sewer system as per
recommendations of the approved study prior to occupancy; (Engineering)

49. Submit a noise attenuation plan to the satisfaction of the Environmental Division. The
recommendations of the Noise Study/Noise consultant shall be adhered to and
incorporated into plans submitted to the City of Torrance.  Plans shall show how noise
recommendations will mitigate noise, so that when completed, this use will comply with
the TMC & will not disturb neighboring properties; (Environmental)

50. All signs (new, modified or revised) must be approved by the Environmental Division
with appeal rights to the Planning Commission, or comply with the previously approved
sign program; (Environmental)

51. Provide 9" (minimum) contrasting address numerals for non-residential uses;
(Environmental)

52. Provide bike rack(s).  Applicant shall install on-site bicycle racks and submit placement
plan and bicycle rack detail, to the satisfaction of Environmental Division;
(Environmental)

53. Guest parking stalls are reserved for guests and shall remain guest parking. Guest
stalls shall be clearly marked; (Environmental)
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54. Provide a mail kiosk and unit location map; (Environmental)

55. Verify 25' turning radius from jamb of garage door; (Environmental)

56. All trash shall be kept in an enclosure that is bounded on three sides by a decorative
wall, decorative trellis and solid doors and shall be constructed of materials and of a
design, color and texture which is architecturally compatible with the buildings and
structures on the property; (Environmental)

57. The trash enclosure shall have a metal barrier roof covering to prevent rainwater
intrusion to meet current NPDES requirements; (Environmental)

58. Provide bins/containers within trash enclosure for the storage and retrieval of trash and
recyclable materials; (Environmental)

59. Upon completion of the project, the applicant shall hire a Certified Access Specialist
(CASp) to verify that project(s) are in compliance with California Building Code (CBC).
All deficiencies shall be addressed to the satisfaction of the Building Official; (Grading)

60. The applicant shall continue to work with staff regarding the geotechnical report.
Geotechnical report shall be prepared per LA County soils report preparation manual,
CBC, TMC and to the satisfaction of the building official; (Grading)

61. That the business name and address shall be visible from street; (Police)

62. That non-glare security lighting shall be installed for the parking lot; (Police)

63. That four-foot tall address numerals shall be painted on rooftop for aerial identification;
(Police)

64. That secured property shall provide Knox Box lock access for Police and Fire, and
includes any secured parking garage gates and common entry doors to the property;
and (Police)

65. That a site map at entrance of multi-unit residential community or business park which
identifies unit addresses and locations shall be provided, and that posting of site
map/unit directory shall be provided at lobby elevator and main pedestrian entrances
to expedite emergency response; (Police)

66. 
main fairway; (Police)

67. That all security camera footage shall be maintained in proper working order at all
times, and that recorded footage shall be made available to the Torrance Police
Department upon request; (Police)
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68. That surveillance footage shall be stored for a minimum of sixty (60) days, of parking
garage, secured common and commercial area entrances and primary pedestrian
walkways, and that the Torrance Police Department strongly recommends that the
video surveillance system be Open Network Video Interface Forum (ONVIF)
compatible; (Police)

69. That project shall provide collection for refuse, organic material and recycling per State
Law SB1383; and (Public Works  Sanitation)

70. 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, approved and adopted this 19th day of November 2025. 

__________________________________ 
   Chairman, Torrance Planning Commission 

ATTEST: 

__________________________________ 
Secretary, Torrance Planning Commission 
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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, 
approved, and adopted by the Planning Commission of the City of Torrance at a regular 
meeting of said Commission held on the 19th day of November 2025, by the following roll 
call vote: 

AYES: COMMISSIONERS: 
NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 
ABSTAIN: COMMISSIONERS: 

  __________________________________ 
  Secretary, Torrance Planning Commission 
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PLANNING COMMISSION RESOLUTION NO. 24-022 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
TORRANCE, CALIFORNIA, APPROVING A DEVELOPMENT PERMIT, IN 
CONJUNCTION WITH A SERIES OF ENTITLEMENTS, AS PROVIDED FOR 
IN DIVISION 9, CHAPTER 1, ARTICLE 45 OF THE TORRANCE MUNICIPAL 
CODE TO ALLOW THE CONSTRUCTION OF A NEW SENIOR CITIZEN 
MIXED-USE DEVELOPMENT ON PROPERTY LOCATED WITHIN THE R-H 
DISTRICT, IN THE H-WT ZONE ON THE EAST SIDE OF HAWTHORNE 
BOULEVARD APPROXIMATELY 200 FT NORTH OF ROLLING HILLS ROAD. 

DVP21-00001:  ZEINA AWAD 
(MAHMOUD H. AWAD TRUSTEE FOR THE MAHMOUD AND NAWAL AWAD TRUST) 

WHEREAS, the Planning Commission of the City of Torrance at its meeting of April 
17, 2024, conducted a duly noticed public hearing to consider an application filed by Zeina 
Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval 
of Development Permit (DVP21-00001) in conjunction with series of entitlements to allow 
the construction of a new senior citizen mixed-use development, on property located 
within the Hillside Overlay District (R-H) in the Hawthorne Boulevard Corridor Specific 
Plan-Walteria Sub-District (H-WT) on the east side of Hawthorne Boulevard, 
approximately 200 feet north of Rolling Hills Road (APNs: 7547-004-040 through 7547-
004-046), referred to as the Walteria Terrace Garden Project; and

WHEREAS, the Planning Commission on April 17, 2024, continued the item 
indefinitely; and 

WHEREAS, the Planning Commission of the City of Torrance conducted a public 
hearing on November 19, 2025, to consider an application filed by Zeina Awad (Mahmoud 
H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval of  DVP21-00001
in conjunction with series of entitlements to allow the construction of a new senior citizen
mixed-use development, on property located within the R-H in the H-WT on the east side
of Hawthorne Boulevard, approximately 200 feet north of Rolling Hills Road; 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 (TMC); and 

WHEREAS, in fill development is categorically exempt by the 2025 Guidelines of 
Implementation of the California Environmental Quality Act (CEQA), Article 19, Section 
15332, Class 32; and 

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

a) That the property is located on the east side of Hawthorne Boulevard, approximately 200
feet north of Rolling Hills Road;

27



b) That the property is further described as portions of Lots 1-4 in Block 13 of Walteria and
vacated streets, California Avenue and Canyon Road, (APNs: 7547-004-040 through
7547-004-046);

c) That the proposed senior citizen mixed-use project, as conditioned, is consistent with the
purpose and requirements of the H-WT, complies with all objective applicable provisions
of the Hawthorne Boulevard Corridor Specific Plan, and as conditioned, is consistent with
the objectives, policies, and programs of the General Plan and with the land use
designation of General Commercial (C-GEN), and objective land use code;

d) That the proposed development, as conditioned, conforms with all objective applicable
design guidelines, design review criteria and landscaping guidelines of the Hawthorne
Boulevard Corridor Specific Plan;

e) That the subject site is physically suitable for the type and intensity of development, and
for the types of land uses being proposed, because the project meets and/or exceeds the
objective development standards;

f) That by virtue of high-quality design and construction, the proposed development will
positively contribute to the orderly and harmonious development of the Hawthorne
Boulevard Corridor and the general welfare of the City, as conditioned, it will be
implementing the objective District design guidelines;

g) That the proposed development will enhance the commercial development of the area,
so as to increase the taxable value of real property and sales tax return to the City, and
to maintain the stability and value of the property and of the Hawthorne Boulevard
Corridor, as a desirable commercial area, as it will provide services to the residents and
commercial businesses;

h) That traffic impacts have been mitigated, in whole or in part by the design of the on-site
circulation system, so as to minimize hazard and congestion, to facilitate on-site
movements between adjacent properties, and to maximize opportunities for pedestrian
and transit connections, via pedestrian access provision of only one curb cut on
Hawthorne Boulevard, and widening the street at the site via a six-foot easement along
the frontage;

i) That there are adequate provisions for water, sanitation, and public utilities and services
to ensure that the proposed development is not detrimental to public health and safety,
as the site is located in an area surrounded by urban uses;

j) That the proposed development is consistent with the objectives, policies, general land
uses and programs of the Torrance General Plan, as conditioned;

k) That the proposed development would not be detrimental to the public interest, health,
safety, convenience or welfare, as it complies with all required objective development
standards, as conditioned; and

l) That the proposed development meets the requirements of the CEQA, under Categorical
Exemptions Section 15322.
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WHEREAS, the Planning Commission by the following roll call vote APPROVED 
DVP21-00001, subject to conditions: 

 

AYES: COMMISSIONERS: 
 

 

NOES: COMMISSIONERS 
 

 

ABSENT: COMMISSIONERS: 
 

 

ABSTAIN: COMMISSIONERS: 
 

 

 
 

NOW, THEREFORE, BE IT RESOLVED that DVP21-00001 filed by Zeina Awad 
(Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust) to allow the 
construction of a new senior citizen mixed-use development on property located within 
the R-H in the H-WT Zone on the east side of Hawthorne Boulevard approximately 200 
ft. north of Rolling Hills Road, on file in the Community Development Department of the 
City of Torrance, is hereby approved subject to the following conditions: 
 

1. That the development and use of the subject property for a new senior citizen mixed-use 
development shall be subject to all conditions imposed in Planning Commission case 
DVP21-00001; 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 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 DVP21-00001 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; and 
 

3. That the applicants shall comply with all conditions and code requirements of CUP21-
00018, PRE21-00009 and DIV21-00009. 

 
4. 

shall be provided on the final Building Plans prior to Building Permit issuance to the 
satisfaction of the Community Development Director; (Planning) 

 
5. That no chain link fence or similar fence type shall be permitted outside of the buildings, 

nor visible from any public Rights-of-Way; (Planning) 
 

6. That the pedestrian pathway connections made from the sidewalks along Hawthorne 
Boulevard to the building shall feature a decorative element, such as stamped concrete 
or pavers, to the satisfaction of the Community Development Director, and shall be 
continually maintained; (Planning) 
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7. That the applicant shall provide samples of all the final exterior color and materials,
including, but not limited to, a detail of the building perimeter, finishes, hardware, gates,
fences, freestanding walls, site amenities, and pathways, to assure the development has
a cohesive design and finish, and that the H-WT District Color of Indigo Blue (Pantone

hardware amenities, to the satisfaction of the Community Development Director, prior to
the issuance of any Building Permits; and (Planning)

8. 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, approved and adopted this 19th day of November 2025. 

      __________________________________ 
Chairmen, Torrance Planning Commission 

ATTEST: 

__________________________________ 
Secretary, Torrance Planning Commission 
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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, 
approved, and adopted by the Planning Commission of the City of Torrance at a regular 
meeting of said Commission held on the 19th day of November 2025, by the following roll 
call vote: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

 Secretary, Torrance Planning Commission 
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PLANNING COMMISSION RESOLUTION NO. 24-023 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF TORRANCE, CALIFORNIA, APPROVING A PRECISE 
PLAN OF DEVELOPMENT, IN CONJUNCTION WITH A SERIES 
OF ENTITLEMENTS, AS PROVIDED FOR IN DIVISION 9, 
CHAPTER 1, ARTICLE 41 OF THE TORRANCE MUNICIPAL 
CODE TO ALLOW A NEW SENIOR CITIZEN MIXED-USE 
DEVELOPMENT ON PROPERTY LOCATED WITHIN THE 
HILLSIDE OVERLAY DISTRICT IN THE HAWTHORNE 
BOULEVARD CORRIDOR SPECIFIC PLAN ON THE EAST SIDE 
OF HAWTHORNE BOULEVARD, APPROXIMATELY 200 FEET 
NORTH OF ROLLING HILLS ROAD. 

PRE21-00009:  ZEINA AWAD 
(MAHMOUD H. AWAD TRUSTEE FOR THE MAHMOUD AND NAWAL AWAD TRUST) 

WHEREAS, the Planning Commission of the City of Torrance at its meeting of April 
17, 2024, conducted a duly noticed public hearing to consider an application filed by Zeina 
Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval 
of Precise Plan of Development (PRE21-00009) in conjunction with series of entitlements 
to allow the construction of a new senior citizen mixed-use development, on property 
located within the Hillside Overlay District (R-H) in the Hawthorne Boulevard Corridor 
Specific Plan-Walteria Sub-District (H-WT) on the east side of Hawthorne Boulevard, 
approximately 200 feet north of Rolling Hills Road (APNs: 7547-004-040 through 7547-
004-046), referred to as the Walteria Terrace Garden Project; and

WHEREAS, the Planning Commission on April 17, 2024, continued the item 
indefinitely; and 

WHEREAS, the Planning Commission of the City of Torrance conducted a public 
hearing on November 19, 2025, to consider an application filed by Zeina Awad (Mahmoud 
H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval of a Precise Plan
of Development in conjunction with series of entitlements to allow the construction of a
new senior citizen mixed-use development, on property located within the R-H in the H-
WT on the east side of Hawthorne Boulevard, approximately 200 feet north of Rolling Hills
Road; 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 TMC; and 

WHEREAS, the Planning Commission of the City of Torrance does hereby find 
and determine as follows: 
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a) That the property is located on the east side of Hawthorne Boulevard, approximately 200
feet north of Rolling Hills Road;

b) That the property is further described as portions of Lots 1-4 in Block 13 of Walteria and
vacated streets, California Avenue and Canyon Road, (APNs: 7547-004-040 through
7547-004-046);

c) That the proposed construction of a new senior citizen mixed-use project, as conditioned,
is Categorically Exempt by the 2025 Guidelines for Implementation of the California
Environmental Quality Act (CEQA), Article 19, Section 15322;

d) That the proposed new senior citizen mixed-use project 

Code Section 65589.5, and therefore only the objective development standards of the
TMC can be applied for purposes of evaluating the proposed project; and

e) That the proposed project complies with the objective development standards of the R-
H, as set forth in Article 41, Chapter 1, of Division 9, the R-3 Zone (Senior Citizen), as set
forth in Article 7, Chapter 1, Division 9, Senior Citizen Housing Article 3, Chapter 5, of
Division 9, and the H-WT Zone, Article 36, Chapter 2, Division 9, of the TMC, and is
consistent with the City of Torrance General Commercial (C-GEN) General Plan land use
designation.

WHEREAS, the Planning Commission by the following roll call vote APPROVED 
PRE21-00009, subject to conditions: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

NOW, THEREFORE, BE IT RESOLVED that PRE21-00009, filed by Zeina Awad 
(Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust), to allow a new 
senior citizen mixed-use development on property located within the R-H in the H-WT 
Zone on the east side of Hawthorne Boulevard, approximately 200 ft. north of Rolling Hills 
Road, is hereby APPROVED subject to the following conditions: 

1. That the use of the subject property for a senior citizen mixed-use development shall
be subject to all conditions imposed in PRE21-00009 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,
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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 PRE21-00009 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;

3. That the applicants shall comply with all conditions and code requirements of CUP21-
00018, DVP21-00001 and DIV21-00009; (Planning)

4. That the maximum height of the addition at the highest point of the roof shall not
exceed a height of 42 - , as represented by the survey elevation of 250.00 ft. for the
highest ridge, based on the lowest adjacent grade of 207.50 ft. (located at the
northwest corner of the garage level), based on a benchmark elevation of 178.79 ft.
located within the public right-of-way near the southwest corner of  Via Valmonte and
Hawthorne Boulevard, as shown on the official survey map on file in the Community
Development Department; (Planning)

5. That the final height of the structure shall be certified by a licensed surveyor/engineer
prior to requesting a framing or roof-sheathing inspection and shall not exceed a
survey elevation of - . for the highest ridge, based on the benchmark of 178.79
ft. located within the public right-of-way near the southwest corner of Via Valmonte
and Hawthorne Blvd., as shown on the official survey map on file in the Community
Development Department, and verifies the entire roof framing and design remains
consistent with the elevation heights and roof design approved by the Planning
Commission; (Planning)

6. That the maximum height of the addition at the highest point of the roof shall not
exceed a height of -  at the southwest corner of the building structure (stairwell),
as represented by the survey elevation of 250.00 ft. for the highest ridge, based on
the lowest adjacent grade of 222.00 ft. (located at the southwest corner of the
adjacent exterior grade), based on a benchmark elevation of 178.79 ft. located within
the public right-of-way near the southwest corner of  Via Valmonte and Hawthorne
Boulevard, as shown on the official survey map on file in the Community Development
Department; (Planning)

7. That detailed plans for any proposed freestanding on-site walls, fences, gates or
retaining walls shall be required, prior to Building Permit issuance; (Planning)

8. That any cabinets, storage shelves, appliances or equipment located within the
garage shall be shown on the final Building Plans, and shall not encroach within the
minimum interior dimensions, to the satisfaction of the Planning Manager, prior to the
issuance of any Building Permits; (Planning)
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9. That the final Building Plans shall label any fireplaces, chimneys, vents, solar panels,
skylights, or any other equipment, on the elevations and roof plan, prior to Building
Permit issuance, to the satisfaction of the Planning Manager; (Planning)

10. 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 Planning Manager; (Planning)

11.
"Public Notice" sign to the satisfaction of the Planning Manager; (Planning)

12. That a copy of the adopted Resolution/s for this project, including all Conditions of
Approval, shall be copied onto the final Building Plans, to the satisfaction of the
Planning Manager; and (Planning)

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

Introduced, approved and adopted this 19th day of November 2025. 

__________________________________
Chairman, Torrance Planning Commission 

ATTEST: 

__________________________________ 
Secretary, Torrance Planning Commission 
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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, 
approved, and adopted by the Planning Commission of the City of Torrance at a regular 
meeting of said Commission held on the 19th day of November 2025, by the following roll 
call vote: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

__________________________________ 
Secretary, Torrance Planning Commission 
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PLANNING COMMISSION RESOLUTION NO. 24-024 

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 THE CONSOLIDATION OF SEVEN LOTS 
INTO ONE LOT IN CONJUNCTION WITH A SERIES OF 
ENTITLEMENTS TO ALLOW THE CONSTRUCTION A NEW 
SENIOR CITIZEN MIXED-USE DEVELOPMENT ON 
PROPERTY LOCATED WITHIN THE HILLSIDE OVERLAY 
DISTRICT (R-H) IN THE HAWTHORNE BOULEVARD 
CORRIDOR SPECIFIC PLAN-WALTERIA SUB-DISTRICT 
(H-WT) ON THE EAST SIDE OF HAWTHORNE 
BOULEVARD, APPROXIMATELY 200 FEET NORTH OF 
ROLLING HILLS ROAD. 

DIV21-00009: ZEINA AWAD  
(MAHMOUD H. AWAD TRUSTEE FOR THE MAHMOUD AND NAWAL AWAD TRUST) 

WHEREAS, the Planning Commission of the City of Torrance at its meeting of April 
17, 2024, conducted a duly noticed public hearing to consider an application filed by Zeina 
Awad (Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval 
of Division of Lot (DIV21-00009) to allow the consolidation of seven lots into one lot, in 
conjunction with series of entitlements, to allow the construction of a new senior citizen 
mixed-use development, on property located within the Hillside Overlay District (R-H) in 
the Hawthorne Boulevard Corridor Specific Plan-Walteria Sub-District (H-WT) on the east 
side of Hawthorne Boulevard, approximately 200 feet north of Rolling Hills Road (APNs: 
7547-004-040 through 7547-004-046), referred to as the Walteria Terrace Garden 
Project; and  

WHEREAS, the Planning Commission on April 17, 2024, continued the item 
indefinitely; and 

WHEREAS, the Planning Commission of the City of Torrance conducted a public 
hearing on November 19, 2025, to consider an application filed by Zeina Awad (Mahmoud 
H. Awad Trustee for the Mahmoud and Nawal Awad Trust), for approval of  DIV21-00009
to allow the consolidation of seven lots into one lot, in conjunction with series of
entitlements, to allow the construction of a new senior citizen mixed-use development, on
property located within the R-H in the H-WT on the east side of Hawthorne Boulevard,
approximately 200 feet north of Rolling Hills Road; 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 29 of the Torrance Municipal Code (TMC); and 
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WHEREAS, pursuant to the California Environmental Quality Act (CEQA) 
Guidelines for Implementation, Article 19, Section 15315, Class 15, Minor Land Division 
projects are declared categorically exempt; and  

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

a) That the property is located on the east side of Hawthorne Boulevard, approximately
200 feet north of Rolling Hills Road;

b) That the property is further described as portions of Lots 1-4 in Block 13 of Walteria
and vacated streets, California Avenue and Canyon Road, (APNs: 7547-004-040
through 7547-004-046);

c) That the proposed Division of Lot, as conditioned, together with provision for its design
and improvement, is consistent with the H-WT Zone;

d) That the proposed consolidation of lots, in conjunction with the senior citizen mixed-
use development project is conditionally permitted within the R-H District in the H-WT
Zone;

e) That the site is physically suitable for the proposed type and density of development,
and the subdivision to allow for lot consolidation, as conditioned, because the
proposed project is conditionally permitted win the H-WT Zone, and the resulting
parcel meets the development standards for size in the H-WT Zone;

f) That the proposed subdivision will not interfere with the orderly development of the
City, because, as conditioned, it will incorporate a high-quality design that is
compatible with similar developments in the City of Torrance;

g) That the subdivision request is categorically exempt per the CEQA, 2025 Guidelines
for Implementation, Article 19, Section 15315, Class 15, Minor Land Division;

h) That the subdivision, as conditioned, will not produce any or all of the following results:
Damage or nuisance from noise, smoke, odor, dust or vibration,
Hazard from explosion, contamination or fire,
Hazard occasioned by unusual volume or character of traffic or the congregating
of large numbers of people or vehicles; and

i) That the design of the development and subdivision, as conditioned, will not conflict
with any public access or easements, as all means of public access are being
improved.

WHEREAS, the Planning Commission by the following roll call vote APPROVED 
DIV21-00009, subject to conditions: 
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AYES: COMMISSIONERS: 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

NOW, THEREFORE, BE IT RESOLVED that DIV21-00009, filed by Zeina Awad 
(Mahmoud H. Awad Trustee for the Mahmoud and Nawal Awad Trust) to approve a 
Division of Lot in conjunction with series of entitlements to allow the consolidation of seven 
lots into one lot, in conjunction with the construction of a new senior citizen mixed-use 
development, on property located within the R-H in the H-WT on the east side of 
Hawthorne Boulevard, approximately 200 feet north of Rolling Hills Road, is hereby 
APPROVED subject to the following conditions: 

1. That the lot consolidation, development and use of the subject space as a senior
citizen mixed-use development shall be subject to all conditions imposed in DIV21-
00009; 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;

2. That if DIV21-00009 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;

3. That all Conditions and Code requirements of CUP21-00018, DVP21-00001 and
PRE21-00009 shall be met; (Planning)

4. That centerline ties be filed with and checked by the Community Development
Department, Engineering Division; (Engineering)

5. That a lot tie agreement shall be recorded providing that multiple lots underlying this
property shall not be sold, leased, or financed separately.  The lot tie agreement shall
be recorded prior to granting of any Building Permits and Final Parcel Map shall be
recorded prior to occupancy; and (Engineering)
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6. 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, approved and adopted this 19th day of November 2025. 

__________________________________ 
Chairman, Torrance Planning Commission 

ATTEST: 

__________________________________ 
Secretary, Torrance Planning Commission 
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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, 
approved, and adopted by the Planning Commission of the City of Torrance at a regular 
meeting of said Commission held on the 19th day of November 2025, by the following roll 
call vote: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

__________________________________ 
Secretary, Torrance Planning Commission 
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CODE REQUIREMENTS
 
The following is a partial list of code requirements applicable to the proposed project.  All 
possible code requirements are not provided here 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 Regulations 

1. Comply with current CA State Codes. 
 
Engineering  Permits & Records 
 (Conditional Use Permit) 

2. 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 Hawthorne Blvd. (City Code Sec. 74.6.2) 

3. Grant a 6' wide public street and highway easement along the project frontage on 
Hawthorne Blvd. 

4. Design and construct curb & gutter, 4' wide sidewalk, driveway aprons, make-up paving 
and 4' wide irrigated parkway adjacent to curb for the length of the property frontage as 
per City approved plans; Curb shall be moved 6' east from the existing curb along 
frontage with reverse curve transition. Plans to be submitted by developer and 
approved by the Engineering Division of the Community Development Department prior 
to issuance of Grading Permit. 

5. Install a street tree in the City parkway every 50' for the width of this lot on Hawthorne 
Blvd.  (City Code sec. 74.3.2).  Contact the Streetscape Division of the Torrance Public 
Works Department at 310-781-6900 for information on the type and size of tree for your 
area. 

6. That on-site drainage shall be collected within the lot and drained through the curb to 
the public street on Hawthorne Blvd or obtain drainage easements from adjacent private 
property owners to drain through the curb on Eleda Drive. (City Code Sec. 81.2.52) 

 (Division of Lot) 
7. Required public Street and Highway easement shall be shown on Final Parcel Map. 
8. Required additional Street and Highway easement shall be shown on Final Parcel Map. 
9. Final Parcel Map must record prior to obtaining occupancy permits. 
10. All Final Parcel Maps are to be compiled from field survey data unless otherwise 

approved by the City Engineer. (City Code Section 92.29.7) 
11. All physical public improvements which are conditions of this Planning Case must be 

completed prior to occupancy. 
 

Engineering  Water 
12. Must comply with the City of Torrance Municipal Code, the California Administrative 

Code, Title 17-Public Health Code regarding domestic water cross-connection control. 
13. Public water facilities needed to serve this site, including as applicable, mains and 

appurtenances shall be constructed at the cost of applicant/owner per Torrance 
Municipal Water (TMW) plans and specifications.  TMWD shall make final 
determination/approval for location, type, and size of all water facilities. 

14. That separate meters shall be provided for each commercial unit and for common use 
(irrigation, maintenance, etc). 
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15.Extend 8" DIP water main approximately 400' across property frontage along east side 
of Hawthorne Blvd, then cross street to join existing water main in west side of 
Hawthorne Blvd. 

 
Environmental 

16. Bedroom sizes to be as determined per Torrance code (92.20.2). 
17. Lot sweeping, deliveries and trash pick-up are prohibited between 10 P.M. And 7 A.M. 

per Torrance code (92.30.4). 
18. The Van Accessible loading area shall be at least 8 feet wide and the words "NO 

PARKING" shall be painted on the ground within each loading access aisle in white 
lettering no less than 12 inches high and located so that it is visible to traffic enforcement 
officials. 

19. The property shall be landscaped prior to final inspection per Torrance code(92.21.9). 
20. Direct lighting away from residential land uses per Torrance code(92.30.5). 
21. No illegal signs, A-frames, banners, bow banners, balloons, sign holders/twirlers, etc. 

are permitted. 
22. Residential parking stalls next to walls shall be a minimum of 10-ft. Wide per Torrance 

code (93.5.2). 
23. Double-line stripe all parking spaces per Torrance code (93.4.6). 
24. Screen all roof equipment from public view per Torrance code (92.30.2). 
25. Provide 200 cubic feet of storage area per unit in garage area (R-3) per Torrance code 

(93.5.11). 
 
Fire Prevention 

26. The Torrance Fire Department Operations Manual Access Roadways for Fire 
Apparatus Fire Lanes will apply. 

27. Separate submittals for fire sprinkler underground, fire sprinkler, fire alarm will be 
required. 

 
Grading  

28. The applicant shall apply for a grading permit and provide precise grading plan 
prepared by a Registered Civil Engineer for approval by the Building and Safety 
Division. The plans shall address the specific grading, drainage, and geotechnical 
design parameters for design of the proposed construction. The plans should include, 
but not be limited to: specific elevation grades, keyways, subdrains, limits of removals, 
retaining walls callouts every 15 to 30 feet, and other information necessary to establish 
in detail the horizontal and vertical geometric design. The plans shall reference the 
approved geotechnical report, and reflect cut, fill, compaction and over-excavation 
requirements contained therein. The plans shall reflect all proposed drainage facilities, 
including storm drains, area drains, catch basins/inlets, swales, and other drainage 
devices necessary for the interception, conveyance and disposal of on-site and offsite 
drainage consistent with the project drainage report per TMC 81.2.49 (J103) and TMC 
81.2.50(J104). Precise grading plan shall detail compliance paths of travel, accessible 
parking stalls per 2022 California Building Code (CBC) 11B-201 

29. The applicant shall submit a detailed geotechnical report prepared by a registered 
design professional. The geotechnical report must specifically address the proposed 
improvements including engineering calculations for all graded slopes, foundations, 
retaining walls, temporary excavations and other aspects as required by the proposed 

46



development. The report shall present detailed geotechnical recommendations for 
design and construction of the proposed project and improvements. The reports should 
be in accordance with the County of Los Angeles standards and to the satisfaction of 
the City of Torrance Building and Safety Division standards and requirements. TMC 
81.2.50 and CBC 1803. Slope setbacks shall comply with 2022 California Building Code 
section 1808.7.  

30. The applicant shall have a final drainage study prepared by a Registered Civil Engineer. 
The drainage study shall be prepared in report format and include sections addressing 
on-site and off-site drainage areas, existing and developed conditions hydrology, the 
design hydraulics for the on-site drainage system, including sizing of inlets, conduits, v-
ditches, down drains and other structures, and associated calculations and 
conclusions. The drainage study shall demonstrate project compliance with the current 
Los Angeles County Public Work Department's Hydrology Manual and Hydraulic 
Design Manual; however the minimum design flow for sizing onsite drainage devices 
shall be 25 year recurrence (Q25) or 50 year storm for sump conditions. The drainage 
study shall be submitted to the Building and Safety and approved by the Building official 
prior the issuance of a grading permit Per TMC 81.2.50 (J104.9) 

31. All drainage shall be sloped 2% away from all parts of building structures along 
impervious surface and 5% away along pervious surface, in conformance with 
California Building Code; and conveyed through an on-site storm drain system to an 
approved point of disposal (i.e. street) per CBC 1804.4 and TMC 81.2.51 (J107.6) 

32. Drainage plans shall incorporate appropriate post-construction best management 
practices (BMPs) into the design of the project and must be prepared and approved 
prior to issuance of any grading permit per TMC 411.1.050. Please refer to the Los 
Angeles County Low Impact Development (LID) Manual for applicable design 
requirements. The project-specific LID plans shall describe how this project design 
conforms to all requirements set forth in the LID manual and must include a fully 
executed and recorded LID covenant to provide for on-going maintenance of the BMPs 
that have been chosen. Stormwater quality design volume (SWQDv) shall be retained 
onsite per TMC 411.1.070.  

33. Per TMC 410.1.070 the owner/owner's agent shall submit erosion control plan to 
Building and Safety review and approval from Building Official to ensure the following 
minimum requirements are effectively implemented at the construction site:  

34. Sediments generated on the project site shall be retained using adequate Treatment 
Control or Structural BMPs; 

35. Construction-related materials, wastes, spills, or residues shall be retained at the 
project site to avoid discharge to streets, drainage facilities, receiving waters, or 
adjacent properties by wind or runoff; 

36. Non-storm water runoff from equipment and vehicle washing and any other activity shall 
be contained at the project site; and 

37. Erosion from slopes and channels shall be controlled by implementing an effective 
combination of BMPs, such as the limiting of grading scheduled during the wet season; 
inspecting graded areas during rain events; planting and maintenance of vegetation on 
slopes; and covering erosion susceptible slopes. 

38. Cover sheet of construction document shall include area (acres) of disturbed soil, 
disturbed soil 1 acre or more required the owner to file a Notice of Intent with the 
Division of Water Quality of State Water Resources Control Board and prepare a 
SWPPP per TMC 410.1.070. 
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39.All undocumented fill shall be removed, until competent native soils have reached, and 
recompacted from property line to property line. TMC 81.2.50(J104.5) 

40. Retaining wall proposed to accommodate the cuts and fills shall obtain separate 
building permit from Building and Safety Division per CBC 105, TMC 81.2.47 (J101.3.1) 
and TMC 81.2.49(J103). 

41. All lots shall have a minimum grade of 1%. The lot shall be graded to drain to the street 
per TMC 81.2.51(J107.6) 

42. Ponding of water shall not be permitted to occur on pavement, concrete or in landscape 
areas per 81.2.52  

43. That the proposed driveway shall not exceed the maximum grades of 20% and 10% 
cross-slope. The algebraic difference in grade between any two (2) adjacent six (6) foot 

per TMC 93.4.5.  Proposed grades shall be shown on Grading Plan and approved by 
the Building and Safety Division prior to the issuance of Grading Permit. 

 
Planning 

44. Front, side and rear setbacks shall be the same as the R-3 zone, but may be required 
to be greater by the Planning Commission, or City Council on appeal (TMC 
95.3.45.a.6). 

45. The minimum size for one (1) bedroom dwelling units is 500 sq. ft. (TMC 
95.3.45.a.3.B) 

46. For senior citizen housing, there shall be provided one (1) parking space per dwelling 
unit plus no less than one (1) additional visitor parking space for each five (5) dwelling 
units (TMC 93.2.3.g).  

47.  One off street loading space shall be provided and maintained on the same lot for 
every separate occupancy requiring delivery of goods and having a floor area of less 
than ten thousand (10,000) square feet. Each required off street loading space shall 
be not less than ten (10) feet in width and twenty-five (25) feet in length, with a 
minimum height clearance of fourteen (14) feet and shall be so arranged that it will not 
impede traffic circulation within the parking area or will not block parking stalls. Where 
the occupancies are integrated or connected in design, loading space area may be 
based solely on the floor area involved without reference to separate occupancy 
(TMC 93.3.1) 

48. Where covered parking is required for three (3) or more dwelling units, there shall be 
provided a minimum of two hundred (200) cubic feet of lockable, enclosed storage 
space for each dwelling unit (TMC93.5.11.a) 

 
Public Works - Streetscape 

49. Plant 24  box Crape Myrtle Muskogee  street trees in new parkway.  Call Streetscape 
Division for specific number of trees and locations. 
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1000 Wilshire Boulevard
Suite 1500
Los Angeles, CA 90017

VIA EMAIL COMMUNITY DEVELOPMENT DEPT@TORRANCECA.GOV
MRAMIREZ@TORRANCECA.GOV
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1. The Project Is Protected by the Housing Accountability Act.

Id.

Id

arise 
infrequently

105



Id

Id

2. The Project Is Subject to the State Density Bonus Law.

Latinos Unidos Del Valle 
De Napa Y Solano v. County of Napa

Latinos Unidos Del Valle De Napa y Solano v. County of Napa supra

Bankers Hill 150 v. City of San 
Diego

3. The City Is Prohibited from Delaying the Project.

Id.

Id.
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ITEM 8A
ATTACHMENT 10

Technical Studies 
(https://bit.ly/EnvironmentalDocuments)

ITEM 8A
ATTACHMENT 10



117

ITEM 8A
ATTACHMENT 11

Project Plans

ITEM 8A
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