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Engineering Feasibility Report 

Frog Town Lofts 
Los Angeles, California 

June 10, 2016 

Executive Summary 

This Engineering Feasibility Report was commissioned by 2800 Casitas, LLC 
(Casitas), Los Angeles, California, and prepared by KHR Associates, Newport 
Beach, California. The purpose of this report is to identify and evaluate potential 
civil engineering and infrastructure impacts that may be associated with the 
development of the Frog Town Lofts mixed-use project, consisting of up to 422 
multi-family residential units and 5,000 square feet of commercial space, on a 
5.697-acre site, located at 2800 Casitas Avenue in the Northeast Los Angeles 
Community Plan area, in the City of Los Angeles, California.  
 
The estimated costs, provided herein, are based on information regarding the 
proposed project, as provided by Casitas, the City of Los Angeles, and other 
governing jurisdictions and regulatory agencies, and are not necessarily 
complete or precise. The information contained in this report is considered 
confidential, and is intended to be disseminated only as directed by Casitas.  
 

Summary of Infrastructure Findings 
 
Overall, the existing infrastructure appears adequate to service the needs of the 
proposed project. However, the City of Los Angeles’ prescribed methods of 
dealing with stormwater runoff are of potential concern, and may have significant 
design and cost implications.  
 
Grading – The project site will be demolished of all buildings, pavement, 
vegetation, utilities, and appurtenances. Without specific building plans and 
earthwork removal requirements (including excavation depth and suitability of 
onsite materials for reuse as engineered fill), it is difficult to estimate earthwork 
quantities (i.e. cut and fill) for the proposed project. 
 
Storm Drain – According to City records, there is a 66-inch R.C.P. storm drain 
within private property owned by the City of Los Angeles adjacent the site’s 
easterly property line, ultimately discharging to the Los Angeles River located 
adjacent the project site to the south. A City of Los Angeles owned catch basin 
and 18-inch R.C.P. lateral are located at the cul-de-sac of Casitas Avenue near 
the property line at the northeasterly corner of the project site. There is an 
easement in favor of the subject property for the construction, use and 
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maintenance of storm drain line connections over that portion of the adjacent 
westerly property as described in the Easement Agreement recorded December 
30, 1998 as document number 98-2371652. 
 
Urban Runoff – Since LGC recommends against infiltration due to preliminary 
data indicating that isolated layers have the potential for liquefaction, it will be 
assumed that either capture and use or biofiltration will be required. Percolation 
tests will need to be performed at areas where infiltration facilities can potentially 
be located if further evaluation from LGC determines that liquefaction is not a 
potential for the site. If infiltration is deemed infeasible in accordance with LID 
infiltration criteria, then the potential for capture and use followed by bioretention 
will be analyzed to determine the required method for treatment of stormwater 
runoff. Under the City LID ordinance, it is estimated that 18,607 cubic feet of 
stormwater will need to be retained if infiltration or capture and use is feasible, or, 
if those methods are not feasible, 17,176 square feet of flow-through planter area 
will be required for treatment. Notes: Cost and building design are not factors for 
determining infiltration feasibility. These numbers were generated using a 
property size of 5.7 acres at a 100% impervious ratio, which is considered a 
worst case scenario. 
 
Sewer – There is an existing City-owned 15-inch sewer main within the private 
property adjacent the northerly property line of the project site, connecting to an 
18-inch sewer main commencing near the northwesterly corner of the site, 
extending northwesterly across the Glendale Freeway. There is an easement in 
favor of the subject property for the construction, use and maintenance of sewer 
line connections over that portion of the adjacent westerly property as described 
in the Easement Agreement recorded December 30, 1998 as document number 
98-2371652. A 27-inch Glendale Outfall Sewer pipe for sewer ventilation is 
located adjacent the site’s southerly property line, within property owned by the 
City of Los Angeles, with the North Outfall Sewer Ventilation Station No. 8 
located near the southeasterly corner of the project site. Existing sewer laterals, if 
appropriately sized and in a good state of repair, can be reutilized by the 
proposed project. 
 
Water – Potable water is provided to the project site by the Los Angeles 
Department of Water and Power (DWP). There is currently an 8-inch water main 
near the centerline in Casitas Avenue that terminates at the end of the cul-de-sac 
within the northeasterly corner of the property. Water pressure at the project site 
has not been measured and a fire flow test will be required. Other than typical 
water service laterals, meters, and related devices, no extraordinary water 
facilities are anticipated. There is a DWP fire hydrant located near the 
northeasterly corner of the site, along the westerly side of the Casitas Avenue 
cul-de-sac. Additional fire hydrants may be required, depending on the building 
design and Fire Department access requirements.  
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Electrical – DWP has indicated that adequate electrical facilities exist to meet 
the needs of the proposed project. A “Will Serve” letter has been provided by 
DWP. Utility poles with overhead power and service lines are contiguous the 
project site along the northerly boundary, within the property line. Electrical 
transmission towers are adjacent the southerly boundary, outside of the property 
line. DWP does not require electrical lines to be placed underground; however, 
this may be a voluntary decision on the part of the developer for aesthetic and 
other reasons.  
 
Gas – Natural gas is provided for the project site by the Southern California Gas 
Company. A Will Serve letter was requested for service, but is pending as of this 
dated report. Per City records, there is an existing 2-inch gas main adjacent the 
site’s northerly property line. 
 
Telephone & Cable – Telephone service for the project site is provided by 
AT&T. Cable service is provided by Time Warner Cable. A Will Serve letter has 
been received from Time Warner Cable. A Will Serve letter from AT&T is pending 
as of this dated report.  
 
Streets & Traffic Improvements – Exact street improvements have not been 
specified by the City. However, new curb, gutter, and sidewalks will likely be 
required along the project frontage, as well as a limited amount of street 
resurfacing on Casitas Avenue. The extent of such repairs will be determined by 
the Bureau of Engineering.  
 
Soils & Geotechnical Characteristics – According to the “Draft Geotechnical 
Due-Diligence Report” prepared for the project site by LGC Geotechnical, Inc., 
soils at the site consist of generally dense to very dense sands interbedded with 
occasional fine-grained (i.e., silts and/or clays) layers of varying thickness, with 
undocumented fill soils and loose soils in the upper approximate 1 to 15 feet. 
Groundwater was at a depth of approximately 34 feet below existing ground 
surface, while the historic high groundwater depth for the site is about 25 feet 
below the existing ground surface. Site soils are generally dense and not 
susceptible to liquefaction; however, isolated layers are considered susceptible 
to liquefaction. Site soils should be considered very susceptible to caving. LGC 
recommends that no field infiltration testing be performed and that stormwater 
not be intentionally infiltrated at the site. 
 

Summary of Development Fees 
 
Excluding administrative, design, and construction costs, the loss of property to 
right of way dedications, as well as consultant fees, the total potential 
governmental fee for the proposed project is $3.5 million dollars (excluding fees 
associated with zone change, general plan amendment, street improvement and 
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B-permit, if any). Of this total, the largest single line item is the School District 
Fee, calculated at $1,413,329.  
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Project Overview 

The proposed Frog Town Lofts mixed-use project is located within the Northeast 
Los Angeles Community Plan area, the Cypress Park and Glassell Park 
Community Design Overlay District, and the River Improvement Overly District of 
the City of Los Angeles. The project site location is under the purview of the 
Atwater Village Neighborhood Council. Surrounding land uses include 
commercial buildings to the north; City of Los Angeles property and then the Los 
Angeles River to the south; State-owned public land (on which The Bowtie 
Project, a partnership between Clockshop and California State Parks, organizes 
artist projects, performances, and events) and railway lines to the east; and the 
Glendale Freeway (SR 2) to the west.   
 
Figure 1 provides an aerial perspective of the configuration and limits of the 
project site. Figure 2 illustrates the location of the project site within the Northeast 
Los Angeles Community Plan area. 
 

 

Figure 1 – Aerial Perspective of Project Site 
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Figure 2 – Northeast Los Angeles Community Plan Area 

    

Northeast Los Angeles Community Plan 
 
California State law requires each city to prepare a Comprehensive General Plan 
to address community policies and objectives for growth and development. The 
City of Los Angeles General Plan, comprising several elements (including the 
Land Use Element, which consists of the plans for each of the City’s 35 
Community Plan Areas), establishes the policies for use and protection of 
resources to meet community needs.  
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The Land Use policies and programs under the Central City North Community 
Plan of the City of Los Angeles General Plan consist of residential, commercial, 
industrial and open space/public facilities use patterns.  
 
The residential land use pattern encompasses an array of policies and objectives 
that focus on the needs of the existing residents and the projected economic and 
population growth. Goals include creating a safe, secure, and attractive 
residential environment for all economic, age, and ethnic segments of the 
community. 
 
One of the highest priorities for the commercial land use area of the plan is to 
create strong and competitive commercial areas that suitably serve the needs of 
the community, while attracting customers from outside the plan area by 
satisfying market demand, maximizing convenience and accessibility, and also 
preserving unique historic and cultural identities of each commercial area.  
 
Due to the central location and proximity to major transportation facilities, the 
Northeast Los Angeles Community Plan area has a long history of industrial 
development. Policies and objectives of the Community Plan focus on providing 
sufficient land for the range of industrial uses necessary to provide maximum 
employment opportunities, especially for local residents, that are safe for the 
environment and workforce, and have minimal adverse impact on adjacent uses 
and infrastructure resources. 
 

Other Considerations 
 
Air Quality – The Air Quality Element of the City's General Plan was created to 
recognize and consider the relationship between land use and air quality in Los 
Angeles’ planning efforts, to identify ways in which Los Angeles can reduce its 
emissions of air pollutants through various policies and programs, and to comply 
with the region’s Air Quality Management Plan. The overall goal of this element is 
for Los Angeles to assist other governmental agencies in the attainment of 
healthful air for Los Angeles and other air basin residents, including those 
sensitive to air pollution.  
 
Noise – The Noise Element addresses noise mitigation regulations, strategies 
and programs, and delineates federal, state and city jurisdiction relative to rail, 
automotive, aircraft and nuisance noise. 
 
Conservation – The Conservation Element addresses conservation, protection, 
development, utilization and reclamation of natural resources. Included in this 
Element is the Open Space Element, which addresses the remaining natural and 
other open space resources. The Element surveys laws, requirements and 
procedures that have been established for the protection of natural resources. It 
is primarily an informational document that is designed to help readers 
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understand the context, history and opportunities for protection and improvement 
of the City’s natural resources. 
 
Housing – The intent of the Housing Element is to create the provision of 
housing that is affordable to low- and moderate-income households, which 
requires the cooperation of all levels of government. The Housing Element 
consists of an identification and analysis of existing and projected housing needs 
of all economic segments of the community, a statement of goals, policies, 
financial resources, and scheduled programs for the preservation, improvement, 
and production of housing. It also includes an analysis and documentation of 
household and housing characteristics (i.e., overcrowding, housing stock 
conditions, etc.), any special housing needs (elderly, disabled, large families, 
farm workers, female headed households, homeless people, etc.), energy 
conservation in residential development, potential and actual non-
governmental/governmental constraints upon the maintenance, improvement, or 
development of housing for all income levels, and a Regional Housing Needs 
Assessment (RHNA). Further, it sets forth a five-year schedule of 
actions/programs the local government is undertaking or intended to undertake to 
implement the policies and achieve the goals and objectives of the Housing 
Element through the administration of land use and development controls, 
provision of regulatory concessions and incentives, and the utilization of 
appropriate federal and state financing and subsidy programs when available. 
 
Transportation – The Transportation Element establishes a citywide strategy to 
achieve long-term mobility and accessibility within the City of Los Angeles, 
including community-based services, citywide services, park and ride facilities, 
and bikeways. The goals of this Element are to establish and maintain 
accessibility to work and services for the public, a well-maintained street system, 
and adequate pedestrian walks, bikeways and scenic highways. The Mobility 
Plan 2035 (MP 2035) was adopted by the City Council in January 2016 as an 
update to the City’s General Plan Transportation Element, which was last 
adopted in 1999. The MP 2035 incorporates “complete street” principals, per the 
Complete Streets Act (AB 1358) adopted by the California State Legislature in 
2008. The MP 2035 includes the City’s mobility priorities and goals, which 
include Safety First; World Class Infrastructure; Access for all Angelenos; 
Collaboration, Communication and Informed Choices; and Clean Environments 
and Healthy Communities. As part of the update, arterial streets have been re-
designated to reflect the new five arterial types included in the updated Street 
Standards Plan S-470 (Boulevard I and II, Avenue I, II, and III). According to MP 
2035, “the expanded range of dimensions more accurately reflects the range of 
street dimensions that exist today and acknowledges that there are many arterial 
streets that are, and should remain, narrower than their current designation 
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would permit.”A The new street designations are therefore intended to more 
closely align with the streets’ current dimensions in the majority of cases. 
According to the MP 2035, streets that previously had been “modified” will retain 
the “modified” dimensions under the new designations; if the “modified” 
dimensions are in alignment with one of the new street designations, then the 
“modified” term will be eliminated. 
 
Safety – The Safety Element of the General Plan is the disaster mitigation plan 
for the City of Los Angeles. Its ultimate goal is to improve the safety of the 
community. However, for appropriate hazard management, including effective 
emergency preparedness and response, communities need to know in advance 
what the potentially hazardous conditions specific to their area are. Maps 
identifying the vulnerable areas within the community are a significant source of 
this information. 
 

                                            
A Mobility Plan 2035: An Element of the General Plan, Los Angeles Department of City Planning, Approved 

by City Planning Commision December 17, 2015, Adopted by City Council January 20, 2016, pg. 18 
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Existing Conditions 

Legal Description   
 
Real property in the City of Los Angeles, County of Los Angeles, State of 
California, described as follows: 
 

Parcel 1: 
 
That portion of Lot 1 of the Southern Pacific Classification Yard Tract, in the City 
of Los Angeles, County of Los Angeles, State of California, as per Map recorded 
in Book 147, Pages 22 to 26, inclusive of Maps, in the Office of the County 
recorder of said County, described as follows: 
 
Commencing at the most Southerly corner of Lot 2 of Tract No. 14215, as per 
Map recorded in Book 307, Page 8 of said Maps, said corner being a point in the 
Northwesterly line of said Lot 1 of the Southern Pacific Classification Yard Tract; 
thence South 67°14'55" West, along said Northwesterly Line, 64.56 feet to a 
point in a line parallel with and distant 12.00 feet Westerly from that certain 
course described as having a bearing and distance of South 11°55'43" East 
19.33 feet in the covenant and agreement to hold as one parcel recorded June 
17, 1991 as Document No. 91-903829 of Official Records; thence along said 
parallel line, South 11°55'43" East 17.04 feet to the beginning of a tangent curve 
concave Northeasterly and having a radius of 862.00 feet, said curve being 
concentric with and distant 12.00 feet Westerly from that certain curve described 
as having a radius of 850.00 feet in said document recorded June 17, 1991 as 
Instrument No. 91-903829, thence Southerly along said concentric curve, 
through a central angle of 00°13'16", an arc distance of 3.33 feet to a point in a 
line parallel with and distant Southeasterly 20.00 feet measured at right angles 
to said Northwesterly line of said Lot 1, said point being the True Point of 
beginning; thence continuing along said concentric curve having a radius of 
862.00 feet through a central angle of 10°29'21", an arc distance of 157.81 feet 
to a point, a radial line of said curve to said point bears South 67°21'40" West; 
thence South 14°05'54" West 439.83 feet to a point in the Northeasterly line of 
the Land as first described in the deed to the City of Los Angeles, recorded 
February 9, 1960 as Instrument No. 3949 in Book D745, Page 67 of said Official 
Records, thence along the Northeasterly and Northerly lines of the Land first 
described in said deed to the City of Los Angeles, as follows: 
 
North 56°29'02" West, 69.83 feet and North 75°54'06" West 624.75 feet to the 
Easterly line of the Land as described in the deed to the City of Los Angeles, 
recorded February 7, 1941 as Instrument No. 812 in Book 18206, Page 21 of 
said Official Records; thence North 0°29'06" West, along said last mentioned 
Easterly line, 19.23 feet to the Northwesterly boundary of the Land as described 
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in the deed to the Southern Pacific Transportation Company, recorded April 16, 
1975 as Instrument No. 4093, in Book D6621, Page 229 of said Official 
Records; thence along said boundary as follows: 
 
North 65°37'14” East 43.82 feet and North 32°21'56" East 131.49 feet to said 
Northwesterly line, of Lot 1; thence North 67°14'55" East, along said 
Northwesterly line 716.33 feet; thence South 11°55'43" East 20.36 feet of said 
parallel line distant Southeasterly 20.00 feet measured at right angles to said 
Northwesterly line of said Lot 1; thence along said parallel line South 67°14'55" 
West 52.93 feet to the true point of beginning. 
 
The above described Land is shown as Parcel "H" on Certificate of Compliance 
recorded December 21, 1998 as Instrument No. 98-2305990, of Official 
Records. 
 
Parcel 2: 
 
An easement for ingress and egress being a strip of Land 47.00 feet in width 
over that portion of Lot 1 of the Southern Pacific Classification Yard Tract, in the 
City of Los Angeles, County of Los Angeles, State of California, as per Map 
recorded in Book 147, Pages 22 to 26, inclusive of Maps, in the office of the 
County recorded of said County, lying 35.00 feet Easterly and 12.00 feet 
Westerly of the following described line: 
 
Commencing at the most Southerly corner of Lot 2 of Tract No. 14215, as per 
Map recorded in Book 307, page 8 of said Maps, said corner being a point in the 
Northwesterly line of said Lot 1 of the Southern Pacific Classification Yard Tract; 
thence South 67°14'55" West, along said Northwesterly line, 52.34 feet to the 
true point of beginning; thence South 11°55'43" East 19.33 feet to the beginning 
of a tangent curve concave Northeasterly and having a radius of 850.00 feet; 
thence Southeasterly along said curve, through a central angle of 07°57'44", an 
arc distance of 118.12 feet. 
 
Except therefrom the Northerly 20.00 feet thereof as measured at right angles to 
said Northwesterly Line of said Lot 1. 
 
Also excepting therefrom all minerals and all mineral rights of every kind and 
character now known to exist or hereafter discovered, including, without limiting 
the generality of the foregoing, oil and gas and rights thereto, together with the 
sole, exclusive and perpetual right to explore for, remove and dispose of said 
minerals by any means or methods suitable to grantor, its successors and 
assigns, but without entering upon or using the surface of the property or the 
upper 500 feet of the subsurface of the property, and in such manner as not to 
damage the surface of said Lands or to interfere with the use thereof by grantee, 
its successors or assigns, as reserved by Union Pacific Railroad Company, by 
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deed recorded December 30, 1998 as Instrument No. 98-2371648, of Official 
Records. 
 

Assessor’s Parcel Numbers 
 
The County of Los Angeles Assessor’s Parcel Numbers (APN) that comprise the 
project site, as taken from their website at www.lacountyassessor.com. 
 
Note: The addresses listed are those assigned by the City of Los Angeles and 
have been recorded through the County Assessor’s office as the current 
addresses for the proposed project Tract. For the purposes of this report these 
addresses will be used until there is a request to the City of Los Angeles for a 
permanent address change. 
 
2800 Casitas Avenue, Los Angeles, CA 90039     APN:  5442-002-012  
 

Zoning Information  
 
M2-1-CDO-RIO – LIGHT INDUSTRIAL ZONE, HEIGHT DISTRICT 1, COMMUNITY 
DESIGN OVERLAY DISTRICT (CYPRESS PARK AND GLASSELL PARK), RIVER 
IMPROVEMENT OVERLAY DISTRICT 

 
Development Standards:B 
Setbacks:  Front Yard: Not required 
 Side Yard: Side yards conforming to the requirements of 

the “R5” Zone shall be provided and maintained in 
connection with buildings erected and used principally for 
residential purposes. (R5 Zone Side Yards: For a main 
building not more than two stores in height, there shall be 
a side yard on each side of said building of not less than 
five feet, except that where the lot is less than 50 feet in 
width, the side yard may be reduced to 10% of the width 
of the lot, but in no event to less than three feet in width. 
For a building more than two stories in height, one foot 
shall be added to the width of such side yard for each 
additional story above the second story, but in no event 
shall a side yard of more than 16 feet in width be 
required.) 

 Rear Yard: No rear yard shall be required for buildings 
erected used exclusively for commercial or industrial 
purposes. For buildings other than those erected and 
used exclusively for commercial or industrial purposes, a 
rear yard conforming to the requirements of the “R4” 

                                            
B City of Los Angeles Municipal Code Sec. 12.19. “M2” Light Industrial Zone 

http://www.lacountyassessor.com/
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Zone shall be provided and maintained at the floor level 
of the first story used in whole or in part for dwelling 
purposes. (R4 Zone Rear Yard: There shall be a rear 
yard of not less than 15 feet in depth. For a building more 
than three stories in height, one foot shall be added to 
the depth of such rear yard for each additional story 
above the third story, but such rear yard need not exceed 
20 feet.) 

Building Height:  No limit 
Floor Area Ratio: 1.5:1  
Land Use: M1 and MR2 uses, Additional Industrial Uses, Storage 

Yards, Animal Keeping, Enclosed Composting, No R 
Zone Uses 

Landscape Buffer:C 10-foot landscape buffer as measured from the Project’s 
property line adjacent to the Los Angeles River except 
where a roadway is located within that 10 feet. New 
building structures or parking shall not be permitted 
within the 10-foot landscape buffer. 

 

Storm Drain System 
 
Storm drains in the proximity of the project site are City-owned, and connections 
and discharge into them will require review and approval by the City of Los 
Angeles Public Works Department. According to City records, there is a 66-inch 
storm drain adjacent the site’s easterly property line.D A catch basin is located at 
the Casitas Avenue cul-de-sac near the property line at the northeasterly corner 
of the site, connecting to the 66-inch R.C.P. storm drain via an 18-inch R.C.P. 
connector pipe. There is an easement in favor of the subject property for the 
construction, use and maintenance of storm drain line connections over that 
portion of the adjacent westerly property as described in the Easement 
Agreement recorded December 30, 1998 as document number 98-2371652. To 
the south of the project site is a strip of property owned by the City of Los 
Angeles and then the Los Angeles River.  
 

Sewer Mains 
 
According to City records, there is an existing 15-inch City-owned concrete sewer 
main within privately owned property adjacent the site’s northerly property line,E 
which flows southwesterly to an 18-inch vitrified clay pipe (VCP) sewer main 
flowing northwesterly (commencing near the northwesterly corner of the site) 

                                            
C Zoning Information No. 2358, River Improvement Overly District, Ordinance Nos. 183144 & 183145 
D City of Los Angeles Storm Drain Plan No. D-14727 
E City of Los Angeles Sewer Plan No. 30077 & 23373 
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across the Glendale Freeway.F There is an easement in favor of the subject 
property for the construction, use and maintenance of sewer line connections 
over that portion of the adjacent westerly property as described in the Easement 
Agreement recorded December 30, 1998 as document number 98-2371652. A 
27-inch VCP for sewer ventilation (Section 2 of the Glendale Outfall Sewer) is 
located adjacent the site’s southerly property line, within property owned by the 
City of Los Angeles, with the North Outfall Sewer Ventilation Station No. 8 
located near the southeasterly corner of the project site.G Sewage produced from 
the project site will ultimately be processed at the Hyperion Treatment Plant 
(HTP) in the Vista Del Mar district of the City before entering the Pacific Ocean.  
 

Water Mains 
 
Water mains near the proposed project are City owned and will require submittal 
to DWP. There is currently an 8-inch water main near the centerline in Casitas 
Avenue that terminates at the end of the cul-de-sac within the northeasterly 
corner of the property. DWP fire hydrants in proximity to the site include one near 
the northeasterly corner of the site, along the westerly side of the Casitas Avenue 
cul-de-sac.  
 

Electrical 
 
DWP has electrical facilities in the area of the proposed project. Electric service 
will be made available in accordance DWP’s Rules Governing Water and 
Electrical Service. There are utility poles with overhead power and service lines 
along the northerly boundary of the project site, within the property line. Electrical 
transmission towers are adjacent the southerly boundary of the site, outside of 
the property line.  
 

Natural Gas 
 
The Southern California Gas Company has natural gas facilities in the area of the 
proposed project. Gas service will be made available in accordance with the 
service regulations and requirements of the California Public Utilities 
Commission. An atlas map of natural gas facilities adjacent the project site has 
been request; however, no response has been received as of this dated report. 
According to City records, there is an existing 2-inch gas main adjacent the site’s 
northerly property line.H  
 

                                            
F City of Los Angeles Sewer Plan No. P-18116 
G City of Los Angeles, Plan and Profile of Suction Line for North Outfall sewer Ventilation Station No. 8 on 

Section 2 Glendale Outfall Sewer, Plan No. D-6172; & Details of Appurtenances for Tower and Discharge 

Stack, North Outfall Sewer Ventilation Station No. 8, Plan No. DL-1806 
H City of Los Angeles Substructure Plan No. 150-213-1 & 150-209-2 
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Streets & Rights of Way 
 
A small portion of the northeasterly corner of the project site abuts the cul-de-sac 
at Casitas Avenue, which is designated as a Local Street - Standard. There is no 
direct vehicular access to the site from Casitas Avenue, rather access to the site 
is available via an easement across the adjacent property to the east. The 
Glendale Freeway (SR 2) is adjacent to the westerly boundary of the project site. 
 

Soils & Geotechnical Conditions 
 
A “Draft Geotechnical Due-Diligence Report” report for the project site was 
prepared by LGC Geotechnical, Inc., San Clemente, California, dated May 25, 
2016. This report described the geotechnical characteristics of the project site. 
Key findings included: 
 

1) soils comprised of generally dense to very dense sands interbedded with 
occasional fine-grained (i.e., silts and/or clays) layers of varying thickness; 

2) undocumented fill soils and loose soils in the upper approximate 1 to 15 
feet (Duco Engineering, 1998); 

3) groundwater was encountered at a depth of approximately 34 feet below 
existing ground surface, while the historic high groundwater depth for the 
site is about 25 feet below the existing ground surface (CGS, 1998); 

4) site soils are generally dense and not susceptible to liquefaction; however, 
isolated layers are considered susceptible to liquefaction;  

5) although the southern portion of the site is located approximately 80 feet 
from a flood control channel, the potential for lateral spreading is 
considered low; however, lateral spreading should be further evaluated to 
confirm or amend this conclusion; 

6) foundations supported on shallow foundation will require earthwork 
removals to native soils which could be up to 15 feet below existing grade 
(required earthwork removals should be further evaluated based on soils 
boring); 

7) site soils should be considered very susceptible to caving; 
8) since the City of Los Angeles does not allow intentional infiltration of 

stormwater on any site where the water may saturate soils subject to 
liquefaction, recommend no field infiltration testing be performed and that 
stormwater not be intentionally infiltrated at the site. 

 

Earthquake Faults 
 
Per NavigateLA, the closest earthquake fault line to the project site is the 
Hollywood Fault, located approximately 0.79 km from the project site. The 
Hollywood Fault has a slip rate of 1.0 mm/year. According to the State of 
California Seismic Hazards Zones Map for the Los Angeles Quadrangle, the 
project site is located within a liquefaction zone. 
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Flood Zone Information 
 
Per the Federal Emergency Management Agency (FEMA) Flood Insurance Rate 
Map (FIRM) No. 06037C1626F, effective September 26, 2008, the project site is 
located within Flood Zone X (unshaded). Flood Zone X is defined as areas 
determined to be of minimal flood hazard and outside the 500-year flood or 
protected by levee from a 100-year flood. A copy of this map can be found in the 
Appendix section of this report. The southerly property line of the project site 
abuts a strip of property owned by the City of Los Angeles and then the Los 
Angeles River, which is designated as Flood Zone AE. Flood Zone AE is defined 
as a special flood hazard area subject to inundation by the one percent annual 
chance flood, with base flood elevations determined. 
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Proposed Project 

The project site consists of one parcel of land, approximately 5.697 acres in size. 
The project site is situated at the south terminus of Casitas Avenue. The 
reference street address associated with the Assessor’s Parcel Number is 2800 
Casitas Avenue, City of Los Angeles, California. The project site is presently 
occupied by two-story commercial building. 
 
The proposed project considered in this engineering feasibility report consists of 
constructing up to a total of 422 residential units and approximately 5,000 square 
feet of commercial/retail space. Parking for both the residential and commercial 
portions of the project is to be provided within a 6-level at-grade parking 
structure.  
 

Grading 
 
According to the preliminary geotechnical study conducted by LGC, additional 
geotechnical subsurface evaluation must be performed in order to provide 
design-level geotechnical recommendations for the proposed project. The 
report’s findings and conclusions indicated that foundations supported on a 
shallow foundation will require earthwork removals to native soils, which could be 
up to 15 feet below existing grade. Per the report, required earthwork removals 
should be further evaluated based on soil borings and potentially test pits. 
 
Without specific building plans and earthwork removal requirements, it is difficult 
to estimate earthwork quantities (i.e. cut and fill) for the proposed project. The 
limits of excavation for the buildings, excavation depth, and suitability of the 
onsite materials for reuse as engineered fill are currently unknown.  
 

Infrastructure 
 
The City of Los Angeles has indicated that the services for sewer, water, and 
electrical power will be provided by the City of Los Angeles Department of Public 
Works and Department of Water and Power (DWP). Storm drain service will be 
provided by the City’s Department of Public Works.  
 
Storm Drain 

 
On-site stormwater runoff will be collected within roof/area drains and directed to 
a treatment system. Although the ideal point from the treatment system to 
discharge stormwater off-site is at curb face, the project will most likely either 
connect to the back of the catch basin within Casitas Avenue (ideal) or connect 
to the Los Angeles River directly (not ideal). There is an easement in favor of the 
subject property for the construction, use and maintenance of storm drain line 
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connections over that portion of the adjacent westerly property as described in 
the Easement Agreement recorded December 30, 1998 as document number 
98-2371652. It does not appear that there is an existing storm drain located 
within the easement area for the project to connect to. The City’s website 
(NavigateLA) indicates that a City storm drain main runs either through or near 
the southwest corner of the project site, but records of this storm drain have not 
been located as of this dated report.  
 
The following does not seem to be an issue for the project site, and was included 
for informational purposes only. The City of Los Angeles usually considers City 
storm drain mains under 24-inches and City storm drain laterals under 18-inches 
as substandard, and, if they allow connection to a substandard pipe, would 
require upsizing of the line prior to connection. A connection to old VCP storm 
drain lines is typically not allowed due to the pipes being brittle and susceptible to 
breaking. Direct connection to a City of Los Angeles storm drain line is not 
preferred by the City.  
 
LID, SWPPP & WWECP 
 
The City of Los Angeles Watershed Protection Division within the Bureau of 
Sanitation section of the Department of Public Works has recently implemented 
new Low Impact Development (LID) sizing requirements (former depth used was 
¾ of an inch) and is currently working on finalizing new LID standards. The LID 
2009 standards (LID replaced the SUSMP ordinance in 2009) have a hierarchy 
of treatment systems for stormwater that are to be used based on feasibility. The 
goal of LID is to store, infiltrate, evaporate, and retain runoff to decrease the 
volume of stormwater leaving the site. A proposed project needs to implement 
certain criteria, including LID methods, to meet permit requirements.  
 
The order of hierarchy for LID BMPs is infiltration, capture and use, and 
biotreatment. If a method is determined infeasible, then the next method in the 
order is to be used to the Maximum Extent Practicable (MEP). All of the LID 
BMPs remove, at least to some extent, volume from stormwater runoff reducing 
downstream impacts. Site conditions determine feasibility rather than project 
design. For instance, if infiltration is determined feasible but does not work with 
the project design, then the City will state that the project will need to be 
redesigned to include infiltration.  
 
Permeability of the site soils, liquefaction potential and expansive soils have not 
been determined at the time of this dated report. It will be assumed that the site 
will be required to use biofiltration for the entire volume of the 85th percentile 24-
hour rainfall event (which is equivalent to 1-inch for this area). If sufficient area is 
not allotted for treatment, then the site will be required to be redesigned in order 
to meet treatment requirements.  
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Under the City LID ordinance, it is estimated that 18,607 cubic feet of stormwater 
will need to be retained for either infiltration or capture and use, or, if those 
methods are not feasible, 17,176 square feet of flow-through planter area will be 
required for treatment. Estimates were based on the existing property size with 
100% impermeability. 
 
A Storm Water Pollution Prevention Plan (SWPPP) will also be required for 
implementation during construction of the proposed project, as required by State 
Water Resources Control Board (SWRCB) in accordance the most recently 
adopted Construction General Permit (CGP). The SWPPP is intended to identify 
possible sources of water pollution associated with construction of the proposed 
project; provide a schedule to construct and maintain BMPs during and after 
construction; and to develop monitoring and sampling procedures. The SWPPP 
must indicate the location, type, and method of placement of BMPs that include 
sandbags, diverters, silt fencing, temporary drainage facilities, and other erosion 
controls for use during construction, as well as appropriate notes and details. A 
Wet Weather Erosion Control Plan (WWECP) will be required to be submitted to 
BOE by September 1st of every year the project is in construction. This plan 
includes a majority of the same information required on the SWPPP drawings 
along with specific WWECP notes from BOE. 
 
Sewer 
 
The calculated sewage generation for the 422 residential units and 5,000 square 
feet of commercial space, based on the City of Los Angeles “Sewage Generation 
Factors,” is approximately 50,495 gallons per day (GPD), which is equivalent to a 
flow rate of approximately 0.08 cubic feet per second (CFS).  
 
To insure sufficient capacity exists, a Sewer Capacity Availability Request 
(SCAR) needs to be submitted. Please note that the results of the SCAR are 
good for 180 days from the date of approval by the Bureau of Sanitation. The 
SCAR serves as a clearance process required for Sewer Connection permits. To 
connect to the City’s sewer system, a Sewerage Facilities Charge (SFC) must be 
paid. The SFC amount will be determined when application is made for a building 
permit and the Bureau of Engineering has reviewed the building plans. Unless 
the SFC has been paid, once the SCAR expires, a new application will need to 
be submitted. A fee based on proposed sewer discharge (GPD) from the project 
site must be paid each time a SCAR is submitted. For a project ranging between 
50,000 to 100,000 GPD, the fee is $1,815 plus a 9% surcharge. Detailed gauging 
and evaluation will be needed as part of the permit process to identify a sewer 
connection point. 
 
There is an easement in favor of the subject property for the construction, use 
and maintenance of sewer line connections over that portion of the adjacent 
westerly property as described in the Easement Agreement recorded December 
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30, 1998 as document number 98-2371652. The project site will most likely use 
this easement area for its connection to the sewer main. 
 
Water 
 
The project site can be supplied with water from the municipal system subject to 
DWP’s Water System’s rules and conditions. In order to confirm that existing 
DWP water facilities have adequate supply to meet the needs of the proposed 
project for domestic and fire water pressures, a Service Advisory Request (SAR) 
is required. The completed SAR systems analysis report will provide information 
regarding flow rates and pressures available for the service locations requested. 
Please note, an SAR application and $215 fee are required for each service 
location specified. The SAR report is valid for one year from the date of approval. 
A copy of the SAR request form is included in the Appendix section of this report. 
 
Electrical 
 
Electrical service will be made available in accordance with DWP’s “Rules 
Governing Water and Electrical Service.” A will serve letter has been provided by 
DWP and can be found in the Appendix section of this report. In order to build 
anything within 10 feet of or in a DWP easement, or to relocate any DWP 
equipment on the property, an encroachment application must be submitted. To 
obtain further information regarding existing poles and to determine if poles may 
be relocated, a pole spotter from DWP will need to survey the site as part of the 
encroachment process. A copy of the Encroachment Application is included in 
the Appendix section of this report. 
 
Natural Gas 
 
Natural gas service will be made available in accordance with the service 
regulations and requirements of the California Public Utilities Commission. A will 
serve letter from The Gas Company is pending as of this dated report. 
 
Streets & Traffic Improvements 
 
Exact street improvements have not been specified by the City. However, at 
minimum, new curb, gutter, and sidewalks will likely be required along the project 
frontage. It is likely that a limited amount of street resurfacing on Casitas Avenue 
will be required as well. The extent of such repairs will be determined by the 
Bureau of Engineering.  
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Private and Public Improvements – Factors and Information 

Private and Public factors are, but not limited to: 
 
Air Quality - Demolition clearance and notification procedures by the South 
Coast Air Quality Management District are required by the City of Los Angeles. 
As is standard operating procedure anywhere in California, any existing 
hazardous materials and asbestos would require special handling and disposal 
from a private, licensed contractor specializing in the proper procedures and 
handling of such materials. The site may be subject to mitigation measures, 
review and approval by City of Los Angeles and the South Coast Air Quality 
Management District. 
 
Construction - As with all new developments, permits will be subject to 
‘conditions’ by the City Planning Department. A Haul Route permit may be 
required during construction for sequencing stages of construction, parking and 
transport, and deliveries to the project site. In addition to rules and guidelines by 
the City of Los Angeles, the Construction General Permit and Storm Water 
Pollution Prevention Plan shall be complied with, as well as any State Water 
Resources Control Board requirements. The Emergency Response Plan, 
Methane Mitigation guidelines and safety standards shall be prepared by the 
developer, and reviewed and complied with by the developer and general 
contractor. 
 
Streetscape - Submittal to the Bureau of Street Services is required if any trees 
are to be relocated or replaced in the public right of way. If street dedication, 
sidewalk replacement, and/or relocation of existing driveways are required, 
submittal to the Bureau of Street Services is necessary.  
 
Noise - Subject to the City of Los Angeles Municipal Code, Chapter IV: 
Sec.41.40. 
 
Schools - Subject to conditions of approval. School fees are required to be paid 
prior to issuance of permits by the Building & Safety Department. 

Development Process 

The initial investigation with the City of Los Angeles indicates the following: 
 

Relevant Policies 
 
The proposed project is located within the land use zone designation M2-1-CDO-
RIO – LIGHT INDUSTRIAL ZONE, HEIGHT DISTRICT 1, COMMUNITY 
DESIGN OVERLAY DISTRICT (CYRESS PARK AND GLASSELL PARK), 
RIVER IMPROVEMENT OVERLAY DISTRICT.   
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During the course of the preliminary investigation, the City Planning Department 
has indicated that the plans shall be in compliance with the City of Los Angeles 
Standards and Planning guidelines, the Northeast Los Angeles Community Plan, 
the River Improvement Overlay District, the Cypress Park and Glassell Park 
Community Design Overlay, the East Los Angeles State Enterprise Zone, the 
Greater Downtown Housing Incentive Area, the General Plan for the City, and 
the City of Los Angeles Municipal Code.  
 
Subject to the Conditions and Findings of the City of Los Angeles Planning 
Department, the ‘Conditions of Approval’ set forth by the City and their governing 
agencies shall be complied with. 
 
Plan submittal thereafter to the City of Los Angeles Building and Safety 
Department and other interdepartmental agencies will be required. The Los 
Angeles Municipal Code and the California Building Code are applicable and 
shall be complied with. 
 

Typical Factors for New Construction (but not limited to) 
 

 Sewer Study  

 Ingress and egress from the proposed driveways  

 Restriction and additional ‘conditions’ determined by Los Angeles City 
Planning Department 

 Public Services – Schools and fire safety  

 Low Impact Development (LID) requirements and SUSMP restrictions 

 Severe Noise Levels – Impacts on future occupants regarding sound 
insulation regarding traffic on surrounding streets during construction 

 Material Containing Asbestos during Demolition – Rules and Regulations 
from South Coast Air Quality Management District – Asbestos Abatement 

 Timeline for any potential street improvements 

 Timeline for highway dedication and submittal process, if any 

 Scheduling of payment for impact fees and bonding purposes  

 Utility Improvements for Water, Storm Drain, Sewer, Electrical, etc. (Utility 
factors/improvements to be determined) 

Permitting Agencies 

The known permitting agencies include the City of Los Angeles; the City of Los 
Angeles Department of Water & Power; the City of Los Angeles Public Works 
Department; Los Angeles Unified School District; and various utility companies. 
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City of Los Angeles – Planning Department 
 
Los Angeles Planning Department – Downtown Office 
201 N. Figueroa Street (Figueroa Plaza) 
Los Angeles, CA 90012 
(213) 482-7077 
Fax: (213) 482-7080 
 
Hours: 
Monday, Tuesday, Thursday, Friday: 7:30 a.m. - 4:30 p.m.    
Wednesday:  9:00 a.m. - 4:30 p.m. 
 
The Department of City Planning prepares and maintains the General Plan and 
implements policies and programs for the development of the City including such 
elements as land use, conservation, circulation, service systems, highways, 
public works facilities, branch administrative centers, schools, recreational 
facilities and airports. The Department regulates the use of privately owned 
property through zoning regulation, specific plan ordinances and State laws, and 
through the approval of proposed subdivisions. The Planning Department also 
investigates and reports on applications for amendments to zoning regulations, 
and passes zone variance and conditional use applications, conducts studies 
relating to environmental quality, and provides advice and assistance relative to 
environmental matters.  
 

City of Los Angeles – Building & Safety Department 
 
Los Angeles Building & Safety Department – Downtown Office 
201 N. Figueroa Street (Figueroa Plaza) 
Los Angeles, CA 90012 
3-1-1 Call Center (Inside L.A. County) 
(213) 473-3231 (Outside L.A. County) 
1st Floor -- Express Permits, Records, Licenses 
4th Floor -- Construction Service Center 
 
Hours: 
Monday, Tuesday, Thursday, Friday: 7:30 a.m. - 4:30 p.m.    
Wednesday:  9:00 a.m. - 4:30 p.m. 
 
The Building & Safety Department consolidates permit processing and plan 
checking for permits issued by the City. In addition, this Department is 
responsible for implementation of the Zoning, Building, Plumbing, Mechanical, 
and Electrical Codes, as well as Engineering, Energy, and Disabled Access 
regulations, and local and State laws for construction and maintenance of 
commercial, industrial, and residential buildings. 
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Fees associated with plan check and permits are determined by valuation of the 
proposed project, and fixture and unit counts. Estimates of fees for the valuation 
of the project were taken under consideration based on similar projects for a 
mixed-use development. Fixture/unit counts were not available as of the date of 
this report. The fees listed are preliminary in nature and subject to change. The 
Preliminary Fee Summary can be found in the Appendix section of this report. 
 

City of Los Angeles - Public Works / Engineering Department 
 
The Department of Public Works consists of the following five Bureaus: 
 
Bureau of Engineering: prepares preliminary designs, specifications and 
estimates of major public improvement projects; responsible for subdivision 
requirements and checking public improvement plans of private developers; 
issues Engineering permits; prepares construction cost estimates and provides 
construction contract management; responsible for Capital Improvement Projects 
for the City, including stormwater, sewer systems, street and other 
infrastructures, including planning and design.  
 
Bureau of Engineering 
1149 S. Broadway - Suite 700 
Los Angeles, CA 90015 
(213) 847-8704 
 
Bureau of Contract Administration: administers contracts and permits for 
public works construction and improvement projects (streets, sewers, storm 
drains, street lighting and all other public improvements). 
 
General Information:  (213) 580-1382 
 
Bureau of Sanitation: provides refuse, recyclables and yard trimmings 
collection, sewer and storm drain maintenance and repair, wastewater collection 
and treatment, and other related services. 
 
Sewer and Storm Drain: (213) 485-5884 
 
Watershed Protection Division 
 
201 North Figueroa Boulevard, 3rd Floor – Station 18 
Los Angeles, CA 90012 
(213) 482-7066 
 
Submittal to this Division is required for the proposed project for clearance and 
approval for the Operation and Maintenance Plan, covering Low Impact 
Development (LID) requirements. A Master Covenant and Agreement for site 
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SUSMP and LID BMPs is required by the City to be signed by the owners and 
recorded through the Los Angeles County Recorder’s Office.  
 
Industrial Waste Management Division 
 
2714 Media Center Drive 
Los Angeles, CA 90065 
(323) 342-6200 
 
Submittal to the Industrial Waste Division is required for businesses with the 
potential to discharge fats, oils, and grease to the public sewer main.  
 
Bureau of Street Lighting: designs, constructs, operates, maintains and repairs 
the City's street lights. It is also responsible for the financial administration of the 
Lighting District. 
General Information: (213) 847-1456 
 
Bureau of Street Services: provides roadway maintenance, improvement, 
resurfacing and reconstruction of streets and related structures and engineering 
design of streets and streetscapes in the City of Los Angeles. 
 
General Information:  (213) 473-8410 
 

City of Los Angeles Department of Water & Power 
 
Water Division: 
 
Department of Water & Power 
111 North Hope Street - Room 1425 
Los Angeles, CA  90012 
(213) 367-2130 
 
Electrical Division: 
         
Department of Water & Power 
2633 Artesian Street, Suite 210 
Los Angeles, CA 90031  
(213) 367-6000 
 

City of Los Angeles - Fire Department 
 

Bureau of Fire Prevention and Public Safety 
221 North Figueroa - Suite 1500 
Los Angeles, CA 90012 
(213) 978-3700 

http://www.lacity.org/BOSS/index.htm
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The Bureau of Fire Prevention and Public Safety reviews and approves plans 
involving fire truck access and hydrant location for any proposed projects, 
separate from the building plan submittal process.  Plan check for building plan 
submittals to the City include review and approval by the Fire inspectors at the 
Public Counter for compliance to the Fire code, rules and regulations, fire alarms, 
access and fire sprinklers. Separate permits by electrical, mechanical and 
plumbing are required. 
 

City of Los Angeles – Department of Recreation & Parks 
 
Planning and Development Division 
221 N. Figueroa Street – Suite 100 
Los Angeles, CA 90012 
(213) 202-2681  
Office hours:  8:00 a.m. to 4:00 p.m. 
 
The Department of Recreation & Parks oversees all park, recreation and special 
use facilities operated and maintained by the City, as well as services and 
programs for youth, adults, and seniors. The Department of Recreation & Parks 
also handles Environmental Management and has a Planning and Development 
Division for new projects. 

 
Los Angeles Department of Transportation (LADOT) 
 
LADOT 
100 S. Main Street - 10th Floor 
Los Angeles, CA 90012 
(213) 972-8470 
 
LADOT conducts the review of new development projects for traffic impacts and 
traffic mitigation. The Department typically provides this service by providing data 
to qualified traffic engineering consultants who prepare a project traffic study and, 
if necessary, design traffic mitigation improvements. Not all projects require a 
traffic study. 
 

Land Development Group 
 
201 North Figueroa Street - Suite 200 
Los Angeles, CA 90012 
(213) 977-8945 
 
If subdivision is involved, a submittal for highway dedication will be required. 
Anticipate Highway Dedication requirements and processing with the City. 
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Los Angeles Unified School District 
 
Payment for the School District fees will be required and collected by the City of 
Los Angeles, Permit Center prior to issuance of the Building Permit. 
 
Los Angeles Unified School District – (LAUSD) 
333 S. Beaudry Avenue, 11th Floor  
Los Angeles, CA 90017  
Tel:  (213) 241-1000 
 

City of Los Angeles - Housing Information  
 
Los Angeles Housing Department 
1200 W. 7th Street - 9th Floor 
Los Angeles, CA  90017 
(213) 808-8806 
 

Los Angeles County Metropolitan Transportation Authority (Metro) 
 
Metro 
One Gateway Plaza 
Los Angeles, CA 90012 
(323) 466-3876 
 
Contact: Aspet Davidian 
Phone: (213) 922-5258 
Email:  davidiana@metro.net  
 
Contact: Velma Marshall 
Phone: (213) 922-2415 
Email:  marshallv@metro.net  
 

State Agencies 
 
State Department of Industrial Relations  
Cal/OSHA Division of Occupational Safety Health  
3550 West Sixth Street - Room 431 
Los Angeles, CA  90020 
 
State Water Resources Control Board 
Division of Water Quality 
ATTN: Storm Water Unit 
P.O. Box 1977 
Sacramento, CA  95812-1977 
OR 

mailto:davidiana@metro.net
mailto:marshallv@metro.net
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State Water Resources Control Board 
Division of Water Quality 
ATTN: Storm Water Unit – 15th Floor 
1001 I Street 
Sacramento, CA  95814 
 

Other Agencies 
 
South Coast Air Quality Management District (SCAQMD) 
21865 East Copley Drive 
Diamond Bar, CA  91765-4182 
(909) 396-2000 
(800) 388-2121 
 
Filing for demolition clearance and new construction is required. Asbestos 
abatement is required if the existing buildings are shown to contain asbestos or if 
any portion of the site indicates as such. A clearance letter is required by the City 
of Los Angeles Building Department prior to the issuance of building permits. 

Permit Counter 

The City of Los Angeles is a ‘one stop’ centrally located office in which 
information, plan submittals, and fees are collected and distributed. Excluded are 
submittals to the Department of Transportation & Public Works Department and 
the utility providers, which are done directly at the individual locations. 
 
The "e-Permit" (Online Permit) program allows contractors to apply for permits 
that do not require a plan check via the Internet. 
  
"Express Plan Check" enables a project to complete the initial plan check 
phase on a pre-arranged date by utilizing staff overtime for a slightly higher fee.  

Utility Services 

Utility "Will Serve" request letters were sent out in late May 2016. As of this dated 
report, the response letters have been received for electrical and cable. Will 
serve letters for water, sewer, telephone, and natural gas are still pending. 
 

Water  
     

Water service will be provided by: 
 

City of Los Angeles Department of Water & Power 
111 North Hope Street - Room 1425 
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Los Angeles, CA  90012 
 
Mailing Address: 
City of Los Angeles Department of Water & Power 
P.O. Box 51111, Room 1425 
Los Angeles, CA 90051-5700 
 
Contact:   Cari Castro 
Phone:  (213) 367-1317 
Email:  Cari.Castro@ladwp.com    
 

With the knowledge that the Department of Water & Power (DWP) has existing 
water facilities near the project site, KHR Associates has sent a request for 
service with a description of the proposed project. As of this dated report, no 
response letter has been received from DWP. The Will Serve letter will be 
forwarded to Casitas as soon as it is received by KHR Associates. 

 
Electrical 
 
Electrical service will be provided by: 
 
City of Los Angeles Department of Water & Power 
Metropolitan Service Planning 
2633 Artesian Street, Suite 210 
Los Angeles, CA 90031 
 
Contact:   Mei (Carol) Tseng 
Phone:  (213) 367-6008 
Email:  Mei.Tseng@ladwp.com     
 
With the knowledge that the Department of Water & Power (DWP) has existing 
electrical facilities near the project site, KHR Associates has sent a request for 
service with a description of the proposed project. The will serve letter has been 
received and can be found in the Appendix Section of this report. 
 

Sewer  
 
Sewer service will be provided by: 
 
City of Los Angeles Public Works Department 
Bureau of Sanitation 
2714 Media Center Drive 
Los Angeles, CA 90065 
 

 

mailto:Cari.Castro@ladwp.com
mailto:Mei.Tseng@ladwp.com
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Contact:   Sunbula Azieh 
Phone :   (323) 342-6231 
Email:   Sunbula.Azieh@lacity.org   
 
With the knowledge that the Public Works Department has existing sewer 
facilities near the project site, KHR Associates has sent a request for service 
with a description of the proposed project. As of this dated report, no response 
letter has been received from the Bureau of Sanitation. The Will Serve letter will 
be forwarded to Casitas as soon as it is received by KHR Associates. 
 

Storm Drain  
 
Storm drain service will be provided by: 
 
City of Los Angeles Public Works Department 
Central District Office 
201 N. Figueroa Street, 3rd Floor Counter 
Los Angeles, CA 90012 
 
Phone: (213) 482-7030 
 
Per the City, they do not supply Will Serve letters for storm drain facilities.  
 

Natural Gas 
  

Gas service is provided by: 
 
Southern California Gas Company       
701 N. Bullis Road 
Compton, CA 90221 
 
Contact: Gayle Jovoni 
Phone: (310) 605-7840 
Email:  gjovoni@semprautilities.com      
 
With the knowledge that The Gas Company has existing gas facilities near the 
project site, KHR Associates has sent a request for service with a description of 
the proposed project. As of this dated report, no response letter has been 
received from The Gas Company. The Will Serve letter will be forwarded to 
Casitas as soon as it is received by KHR Associates. 
 

Cable 
 
Cable service is provided by: 
 

mailto:Sunbula.Azieh@lacity.org
mailto:gjovoni@semprautilities.com
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Time Warner Cable 
2939 Nebraska Avenue 
Santa Monica, CA 90404 
 
Contact:   Eric Spies 
Phone:  (310) 315-4456 
FAX:  (704) 697-4806 
Email:  eric.spies@twcable.com   
 
With the knowledge that Time Warner Cable has existing cable facilities near the 
project site, KHR Associates has sent a request for service with a description of 
the proposed project. The will serve letter has been received and can be found in 
the Appendix Section of this report. 
 

Telephone 
 
Telephone service is provided by: 
 
AT&T 
3035 Andrita Street - 2nd Floor 
Los Angeles, CA 90065 

 
Contact:  Nicholas Kobliska 
Phone: (818) 373-8320 
Email:  nk744b@att.com   
 
With the knowledge that AT&T has existing telephone facilities near the project 
site, KHR Associates has sent a request for service with a description of the 
proposed project. As of this dated report, no response letter has been received 
from AT&T. The Will Serve letter will be forwarded to Casitas as soon as it is 
received by KHR Associates. 

Bonding Requirements 

Bonds and Certificate of Insurance requirements (but not limited to): 
 
Public Works Security bonds will be required prior to approval of all improvement 
plans in the form of a surety bond, letter of credit, certificate of deposit or cash 
deposit. Security shall be in the amount equal to the total estimated cost of the 
improvements (Performance Bond) and an additional estimated cost securing 
payment to the contractor, subcontractors and persons furnishing labor, materials 
or equipment (Payment Bond).  
 

mailto:eric.spies@twcable.com
mailto:nk744b@att.com
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Bonding for Water service is required. A performance, labor and materials bond 
must be posted for all water main improvement plans prior to plan approval. 
Contact the Water Engineering Division for more information. 

Impact & Development Fees 

Please Note: Fees are subject to Conditions of Approval and additional 
surcharge fees  
 
The following fees may be applicable to this project (but not limited to): 
 

 Building Plan Check & Permit Fees   
 Plumbing/Electrical/HVAC Plan Check & Permit Fees 
 Los Angeles Unified School District Fees 
 Residential Development Tax 
 Dwelling Unit Construction Tax 
 Arts Development Fee 
 Sewer Facility Charges 
 Water Facility Charges  

 
Please refer to the Preliminary Fee Summary Spreadsheets in the Appendix 
Section of this report for detailed information. 
 

Park Impact Fee 
 
The City is currently working on a Park Fee ordinance and related General Plan 
amendments. The proposed ordinance would increase the Quimby fee (for 
subdivision projects) and assess a new impact fee for non-subdivision projects, 
thereby ensuring that all residential projects pay a share of the cost of acquiring, 
developing and improving park and recreation facilities serving residents within a 
community. A draft ordinance and resolution were approved by the City Planning 
Commision on March 24, 2016, and these items are now pending before the 
Mayor (plan amendments) and City Council (ordinance). If adopted, the 
ordinance would take effect on the 60th day following its adoption.  Any Park Fee 
paid prior to the effective date of the ordinance would not be recalculated. Any 
non-subdivision project that would otherwise not be subject to a park fee and has 
paid its plan check fees for a building permit prior to the effective date of the 
ordinance would not be subject to the Park Impact Fee. Under the existing 
regulations, park fees only apply to for-sale subdivision developments (Quimby 
In-Lieu Fee) and multi-family residential projects requiring a zone change (Finn 
Fee).  
 
Allowable credits would include up to 35% of the calculated requirement for park 
fees or land dedication for private park and recreation facilities, and up to 100% 
for publicly accessible facilities (credits applicable only to dedicated park space 
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which is covenanted for such uses and exceeds the amount required by code). 
The ordinance proposes that restricted affordable units and secondary dwelling 
units be exempt. According to the proposed ordinance, in lieu of the payment of a 
Park Fee, applicants may choose to dedicate land or new park and recreational 
facilities, and/or improve existing park and recreational facilities.  
 
The Park Fee is proposed to be phased in over a two year period, with the fee 
being adjusted on July 1st each year thereafter. The ordinance proposes the 
following fees, to be paid to the Department of Recreation and Parks (RAP): 
 

Subdivision (Quimby in-lieu) fee: 
 

At effective date of ordinance: $7,500, adjusted for inflation 
pursuant to Section 12.33 D.5. 

 

First annual RAP rate and fee schedule update since effective date 
of ordinance: The prior year’s fee amount plus $2,500, adjusted for 
inflation pursuant to Section 12.33 D.5. 

 
Each subsequent annual RAP rate and fee schedule update: The 
fee of the former year, adjusted for inflation pursuant to Section 
12.33 D.5. 

 

Non-subdivision (park mitigation) fee: 
 

At effective date of ordinance: $2,500, adjusted for inflation 
pursuant to Section 12.33 D.5. 

 

First annual RAP rate and fee schedule update since effective date 
of ordinance: The prior year’s fee amount plus $2,500, adjusted for 
inflation pursuant to Section 12.33 D.5. 

 

Each subsequent annual RAP rate and fee schedule update: The 
fee of the former year, adjusted for inflation pursuant to Section 
12.33 D.5.I 

 

Affordable Housing Linkage Fee 
 
In October 2015, Los Angeles Mayor Eric Garcetti announced his support of a 
“linkage fee” on market rate development to create funding for affordable 
housing. A linkage fee feasibility study is anticipated to have a tentative 
completion date of August 2016, providing the City Planning Department with 
information regarding the maximum linkage fee amounts developers may feasibly 
absorb. There is currently no estimate of proposed housing fees. 

                                            
I City of Los Angeles, Department of City Planning Letter of Determination, Appendix A: CPC Approved 

Proposed Ordinance, Case No. CPC-2015-2328-CA-GPA, April 15, 2016 
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City Fees 

Note: Additional submittals and plan check fees may occur through the 
initial plan check review and comment by the City. 
 
Please refer to the Preliminary Fee Summary Spreadsheets in the Appendix 
section of this report for detailed information. 
 
The following fees are typical to new development: 

 Building, Structural 
 Mechanical/Plumbing/Electrical 
 Grading 
 Engineering/Public Works       
 Fire 
 Utility – Water and Electrical 
 Landscape 
 Swimming Pool and Spa 

 
The following fees may be applicable but cannot be confirmed until a formal 
submittal to the City. These are done on a case-by-case basis dependent upon 
the discretion of the City planners and engineers: 
 

 Sewer and Storm Drain Studies 
 Street Tree 
 Hydrology Study/Soils Report 
 Traffic/Transportation  

Permit and Plan Check Fees 

Note: Plan Check and Permit fees are subject to the following surcharges: 
 
State Energy Conservation 
State Disabled Access 
 

National Pollutant Discharge Elimination System (NPDES Permit) 
 
NPDES Notice of Intent for new construction filing fee = $423.00 +$42.00/acre + 
21% Surcharge. 

 
South Coast Air Quality Management District (SCAQMD) 
 
Demolition and Asbestos Notification            
Excludes Asbestos Abatement if required.  

 To be performed by outside consultants 
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Division of Occupational Safety and Health (CAL-OSHA) 
 
Required for Excavations, Vertical Shoring, Demolition, Trenching, Asbestos 
Standards and Elevator Safety. Permits and notification requirements are listed 
at: 

 http://www.dir.ca.gov/dosh/Permits.html 
  

http://www.dir.ca.gov/dosh/Permits.html
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Appendix Section A – Fee Estimate Spreadsheet 
  



Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
Totals

1

2 $7,925.00 $7,925.00

3 $647.00
Landscape Plan Part of Discretionary Approval, Including Water 

Management Approval
$647.00

4 $745.00 If Applicable $745.00

5 $9,317.00 $9,317.00

Miscellaneous Plan Approval

Planning Subtotal *

Description

* Fees associated with Zone Change, General Plan Amendment, Environmental Studies, and other studies that may be requested by the City are not included in this estimate

Landscape Plan Approval

Preliminary Fee Estimate Summary

CITY OF LOS ANGELES - PLANNING

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

Site Plan Review Application
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

6

7

8 Expedite Cost:

9 $533,451.23 $533,451.23  

10 $480,106.10 $720,159.16  

11 $310,071.30 $310,071.30

12 $300.00 $300.00

13 $18,322.40 $18,322.40  

14 $111,534.31 $137,940.14  

15 $20,643.59 $25,444.66  

16 $61,930.78 $76,333.97

17 $5,638.00 $5,638.00

18 $1,541,997.71 $1,827,660.86 $1,541,997.71

19

Based on branch circuits, hp-kva power, panel switchboards, 

swimming pools, fire alarm, etc.                                                        

Plan Check: TBD         Permit Fee: TBD
Expedited Total Fee: TBD

TBD

20

Based on number of HP, vent system, fire protection devices, 

hoods, etc.

Plan Check: TBD       Permit Fee: TBD
Expedited Total Fee: TBD

TBD

21

Based on fixtures, systems, pool & spa, sewer & waste

Plan Check: TBD        Permit Fee: TBD
Expedited Total Fee: TBD

TBD

22

Based on systems & devices, sprinkler heads, etc.

Plan Check: TBD          Permit Fee: TBD
Expedited Total Fee: TBD

TBD

23 Based on equipment types TBD

24 Based on Sign Valuation TBD

25 $1,541,997.71 $1,541,997.71

Permit Fee

Sign Permit 

Plumbing 

Fire Sprinkler System Plan Check & Permit Fees

**Valuation of Work - Please Note:  The values are not  intended to 
represent the actual cost of construction of the Project - Used ONLY 
as guideline to predict permit fees**

Building Subtotal

State Green Building Surcharge

Elevator / Pressure Vessels Permit

CITY OF LOS ANGELES - BUILDING & SAFETY

Total Building Permit & Plan Check 

Estimated Project Valuation: $140,941,500                                                                    

Electrical 

Planning Fee

System Development Surcharge

Mechanical (HVAC) 

Plan Check Fee

Building Permit & Plan Check Fees (Includes Garage)

Fire Hydrant Fee

EQ Instrumentation Fee

Plan Maintenance Fee

One Stop Surcharge
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

26

27

28

29
$7,480 for the first 10 study intersections plus $400 per each 

additional study intersection, not to exceed a total of $25,000
TBD

30

31

Residential - Based on Number of Bedrooms:

Studio = $302.00 x 37 units = $11,174.00

1 Bedroom = $443.00 x 257 units = $113,851.00

2 Bedrooms = $604.00 x 128 units = $77,312.00

3 Bedrooms = $765.00 x 0 units = $0.00

Commercial - Based on $103.00 per 1,000 Square Feet:

5,000/1,000 x $103.00 = $515.00                                     

$202,852.00 $202,852.00

32 BREAKDOWN ONLY - COST INCLUDED IN BUILDING PERMIT

33
Residential: $3.36/Sq.Ft.

419,830 Sq. Ft. x $3.36 = $1,410,628.80
$1,410,628.80 $1,410,628.80

34
Commercial: $0.54/Sq.Ft.

5,000 Sq. Ft. x $0.54 = $2,700.00
$2,700.00 $2,700.00

35 BREAKDOWN ONLY - COST INCLUDED IN BUILDING PERMIT

36

Retail: $1.31/Sq.Ft.

5,000 Sq. Ft. x $1.31 = $6,550.00

*Fee Cannot Exceed 1% of Project Valuation
$6,550.00 $6,550.00

37
Fees collected are placed in the Park & Recreation Sites & 

Facilities Fund

38
$200.00 per Unit

$200.00 x 422 Units = $84,400.00
$84,400.00 $84,400.00

39

40
$300.00 per Unit

$300.00 x 422 units = $126,600.00
$126,600.00 $126,600.00

41 Current Fee Changes March 1st of Each Year

42
Only applicable to for-sale subdivision developments

Zones other than R:  $5,709.00 per Unit       
N/A

Bonds and Additional Insurance Documents are Not Listed but Applicable - To Be Determined for Entire Project. 

(Performance, Security, Maintenance, etc.) 

Additional Development fees may be assessed and are subject to approved 

Conditions of Approval by City Council and Planning Department. 

RESIDENTIAL DEVELOPMENT TAX 

QUIMBY ACT PARK FEE 

Rate per unit; Currently Fees Charged by Zone

Traffic Study Review by LADOT

Rate per unit

City of Los Angeles Unified School District - Commercial

DWELLING UNIT CONSTRUCTION TAX 

TRANSPORTATION 

CITY OF LOS ANGELES - IMPACT FEES

City of Los Angeles Unified School District - Residential 

ARTS DEVELOPMENT FEE

For Commercial and Industrial Construction Only

SEWER FACILITY CHARGES (SFC) 

SCHOOL DISTRICT FEES

Rate per unit

Fee: Based on Development Type & Number of Bedrooms
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

43

44

A park impact fee may be assessed on market-rate, multi-family 

residential projects requiring a zone change (fees assessed vary 

by residential zone density)

Zones other than R:  $5,709.00 per Unit                        

TBD

45 Proposed Fee to Change July 1st of Each Year

46

Proposed fee, currently pending before the Mayor & City Council, 

to be applicable to non-subdivision developments

$2,500 per Unit at effective date of ordinance, adjusted for inflation 

$5,000 per Unit at 1st annual rate/fee schedule update, adjusted 

for inflation

Each subsequent year - previous year's rate adjusted for inflation

TBD

47 $1,833,730.80 $1,833,730.80

ZONE CHANGE PARK FEE (FINN ORDINANCE) *

Rate per unit

* Per Los Angeles Municipal Code Section 12.33 (Dedication of Land or Payment for Park and Recreational Facilities as a Requirement for a Zone Change for Multiple Residential Use in any Multiple Residential or 
Commercial Zone), the Department of City Planning shall determine a credit against required dedication or payment in accordance with the provisions of Section 17.12F (Park and Recreational Site Acquisition and 
Development Provisions - Exemptions and Credits):
     1) Per LAMC Section 17.12F1 - "Where private facilities for park and recreational purposes are provided in a proposed subdivision and such facilities are to be privately owned and maintained by the future residents 
of the subdivision, the area occupied by such facilities shall be credited against the requirement of dedication of land for park and recreational purposes or the payment of fees in lieu thereof..."
     2) Per the LAMC Section 17.12F7 - "A credit shall be allowed whenever a Dwelling Unit Construction Tax previously has been paid pursuant to Article 1.10 of Chapter II of this Code for dwelling units constructed on 
land for which a fee is required to be paid in accordance with the provisions of this section. Said credit shall be equal to the amount of the tax previously paid but shall not exceed the amount of any fee required to be 
paid under the provisions of this section."

PARK IMPACT FEE (PROPOSED PARK FEE ORDINANCE) **

Rate per unit

** The City is currently working on a Park Fee ordinance and related General Plan amendments. The proposed ordinance would increase the Quimby fee (for subdivision projects) and assess a new impact fee for non-
subdivision projects. A draft ordinance and resolution were approved by the City Planning Commision on March 24, 2016, and these items are now pending before the Mayor (plan amendments) and City Council 
(ordinance). If adopted, the ordinance would take effect on the 60th day following its adoption.  Any Park Fee paid prior to the effective date of the ordinance would not be recalculated. Any non-subdivision project that 
would otherwise not be subject to a park fee and has paid its plan check fees for a building permit prior to the effective date of the ordinance would not be subject to the Park Impact Fee. The Park Fee is proposed to be 
phased in over a two year period, with the fee being adjusted on July 1st each year thereafter.

Allowable credits would include up to 35% of the calculated requirement for park fees or land dedication for private park and recreation facilities, and up to 100% for publicly accessible facilities (credits applicable only 
to dedicated park space which is covenanted for such uses and exceeds the amount required by code). The ordinance proposes that restricted affordable units and secondary dwelling units be exempt. According to 
the proposed ordinance, in lieu of the payment of a Park Fee, applicants may choose to dedicate land or new park and recreational facilities, and/or improve existing park and recreational facilities. 

Section 3 of the proposed ordinance (updated Quimby Fee and new Park Impact Fee) would replace Section 12.33 of the Los Angeles Municipal Code (Zone Change Park Fee).

Impact Fee Subtotal
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

48

49

Assumption - Based on preliminary estimate of cubic yards: 

TBD (Optional: Alternative to include with building plan check 

through Building Division) 

50

Total Fee with Surcharges:  TBD
Permit Fee: TBD                   Plan Check: TBD
Surcharges: TBD                   Pre-Inspection: TBD

Expedited Cost: TBD        

TBD

51

$529 Filing fee for the first 1,000 cubic yards and $100 additional 

for each 1,000 cubic yard or portion of 1,000 cubic yards, plus 

surcharges (17% +$10)

TBD

52 $0.00 $0.00

53

54

$1 or 2% (whichever is greater) for applicable permits issued at 
City public counters; $1 or 7% (whichever is greater) for services 
rendered by and for which the Bureau of Engineering is 
responsible for collecting at the Engineering public counters

55
First Monument: $273

Each Additional Monument: $80
TBD

56 $136.25 129.00 plus 2% and 7% surcharge $136.25

57 $7,999.51
$7,339 Each - If Applicable, less $129 each with Preliminary Land 

Use Review, plus 2% and 7% surcharge
$7,999.51

58 $7,075.91 $6,613 fee plus 7% surcharge $7,075.91

59 $165.85  $155 fee plus 7% surcharge $165.85

60

Basic Investigation: $546.00

Processing Fee: $3,193.00

Plus 7% surcharge

TBD

61

Deposit: Calculation of Actual cost of improvements + Bonding for 

work done + Plan check fees are additional cost.                             

* Fee Based on curb height, driveway, sidewalk, gutter square 

footage and gutter lineal footage of major Street Improvements. 

TBD

Document Review (Land Development Related)

Grading - On-Site (Estimated Cubic Yards of Earthwork)

Survey Monument Inspection Fee

CITY OF LOS ANGELES - ENGINEERING/PUBLIC WORKS

Class "B" Permit

Land Planning Actions (Zone Change, Conditional Use, City Planning Case, Site Plan)

Haul Route Application Fee

Grading Subtotal

Quitclaim for Easement

Highway Dedication

SURCHARGE

Engineering Processing Fee

CITY OF LOS ANGELES - GRADING DIVISION

Permit & Plan Check Fees
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

62

Up to 1,000 Sq. Ft.: $191.00

Over 1,000 Sq. Ft.: Actual Cost

Special Engineering Fee per Hour - $149.00/hour

Plus 2% and 7% surcharge

TBD

63

Peak Hour Compliance Fee (major, secondary and collector 

streets): BSS $257; LADOT $5

100 - 1,000 Sq. Ft.: $2.20 Per Sq. Ft.

Over 1,000 Sq. Ft.: Actual Cost

Plus 2% and 7% surcharge

TBD

64
$623 Per Anchor Rod/Deadman

Plus 2% and 7% surcharge
TBD

65

Up to 1,000 Sq. Ft.: $438.00

Over 1,000 Sq. Ft.: Actual Cost 

Special Engineering Fee per Hour - $149.00/hour

Plus 2% and 7% surcharge                               

TBD

66 $1,638.00
$273.00 per connection (used 6 connections)

Special Engineering Fee per Hour - $149.00/hour
$1,638.00

67 $273.00 $273.00 per connection (used 1 connection)                                    $273.00

68

$2.84 Per Linear Foot  to be Inspected plus 2% and 7% surcharge 

($95.00 minimum)

Additional Inspection Trips/Each: $42.00

TBD

69
$84.00 per Linear Foot - For use of lateral built at no expense to 

property being connected
TBD

70
$74.00 per Linear Foot - For use of main line built at no expense 

to property being connected
TBD

71
Sewer Tap/Saddle Connection Special Inspection

$95 per hour plus 2% and 7% surcharge
TBD

72
To Storm Drain or Catch Basin

$74.00 Plus 2% and 7% surcharge
TBD

73 $26,500.00 minimum TBD

74
Fee ranges from $1,300.00 to $2,850.00 Plus 2% and 7% 

surcharge
$1,978.35 $1,978.35

75

Based on Size of Tree and Box Size

15 Gallon Size Tree total fee: $427.00

24" Box Size Trees total fee: $434.00

TBD

76 $1,020.00 $1,000.00 plus 2% surcharge (expedited fee: $1,530) $1,020.00

"S" Permit - Storm Drain Connection Permit

"U" Permit - Excavation Permit  

Sewer House Connection

"E" Permit - Excavation Permit for Street Work

Sewer Capacity Availability Review Fee (SCARF) - Based on Proposed Sewer Discharge 

(gallons/day)

"S" Permit - Sewer Connection Permit

Low Impact Development (LID)/Standard Urban Stormwater Mitigation Plan 

(SUSMP)/Operation & Maintenance Plan (O&M) - Plan Check Fee

Bonded Sewer Fee

Storm Drain Connection - Tapping (Saddle) 

"U" Permit - Inspection Charges                                                                                          

Street Tree Installation Fee

Sewer Connection - Tapping (Saddle)

Bonded Sewer Lateral Fee

Sewer Contractor Cash Bond

Lateral Support Shoring Permit
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

77 $297.57

Base Fee - $273.00

Additional Review (up to 16 hours) - $149.00/hour 

Additional Review (more than 16 hours) - Actual cost 

*If hydrologic or hydraulic calcs are requested then a B-Permit with 

a minimum $1,000.00 deposit must be opened

Plus 2% and 7% surcharge

$297.57

78

Cost for resurfacing/reconstruction of existing street designation 

(Major, Local) and age of prior work done. Based on per square 

feet and portion thereof plus $18.50 calculation fee and 2% 

surcharge. Subject to entire street resurfacing regardless of 

whether a portion of street was worked on due to new 

construction.

Cost ranges from $21.26 per square foot to $5.18 per square foot. 

Payment due when DWP installation or fees due.

TBD

79 $18,606.09 $1,978.35 $20,584.44

80

81

Based on 6" fire service & meter ($26,620), 6" domestic service & 

meter ($32,935), 3" domestic service & meter ($10,570), 2" 

irrigation service & meter ($6,280)

$76,405.00 $76,405.00

82 TBD

83 $215.00 $215 per request (used 1 requests) $215.00

84 $215.00 $76,405.00 $76,620.00Department of Water and Power Subtotal

LOS ANGELES DEPARTMENT OF WATER AND POWER

Street Damage Restoration Fee - (Bureau of Street Services)

Fire Hydrant Installation

Flood Hazard Compliance Check Fee (Ordinance 178881)

Service Advisory Request (SAR)

Water Service & Meter Installation 

Engineering/Public Works Subtotal
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

85

A Notification Form must be submitted to AQMD 14 calendar 
days prior to any demolition or removal of more than 100 

square feet of asbestos.

86

Based on amount of asbestos removed in square feet; per AQMD, 

notification is required for each address

Up to 1,000 sq. ft.: $57.98

>1,000 to 5,000 sq. ft.: $177.28

>5,000 to 10,000 sq. ft.: $414.99 

>10,000 to 50,000 sq. ft.: $650.71

TBD TBD

87

Based on building size in square feet; per AQMD, notification is 

required for each address

Up to 1,000 sq. ft.: $57.98

>1,000 to 5,000 sq. ft.: $177.28

>5,000 to 10,000 sq. ft.: $414.99 

>10,000 to 50,000 sq. ft.: $650.71

TBD TBD

88

Revisions to notification increasing asbestos amount or demolition 

size but remaining in same amount/size category stated in 

previously submitted notification(s) require only a revision fee. 

Revisions to notification in amount/size category require a revision 

fee plus the entire fee for the applicable amount/size category.

$57.98 TBD

89
For all notifications postmarked less than 14 calendar days prior to 

project start date
$57.98 TBD

90

Procedure 4 Plans are for dry removals. Procedure 5 Plans are 

required for cleaning asbestos disturbances, site 

decontaminations, excavations, and demolitions with asbestos. 

These plans require prior evaluation and approval by AQMD.

$650.71 TBD

91
For all expedited Procedure 4 or 5 plan evaluation requests 

postmarked less than 14 calendar days prior to project start date
$325.35 TBD

92 $0.00 $0.00

Expedited Procedure 4 or 5 Fee

South Coast Air Quality Management District Subtotal

Procedure 4 or 5 Plan Evaluation

Demolition Notification

SOUTH COAST AIR QUALITY MANAGEMENT DISTRICT

Revision to Notification

Special Handling Fee

Asbestos Notification
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Project Name: Frog Town Lofts Address: 2800 Casitas Avenue Date: 10-Jun-16
Client: 2800 Casitas, LLC Location: Los Angeles, California By: JP, JHK
Project Description: Mixed-Use Development - Jurisdiction: City of Los Angeles, County of Los Angeles

422 Apartment Units, 5,000 Square Feet of Commercial Use, 6 Levels of Parking 
Project Size: Site Acreage = 5.697 acres (248,190 Sq. Ft.);  Net Residential Square Footage: 370,000 Sq. Ft.; 5,000 Sq. Ft. Commercial

Item 
No. Plan Review Fees Comments

Development 
Impact/Other Added 

Fees
TotalsDescription

Preliminary Fee Estimate Summary

ALL FEES ARE PRELIMINARY IN NATURE AND GIVEN AS A "WORST CASE" SCENARIO                                                   
NOT ALL FEES MAY BE APPLICABLE TO THE SUBJECT PROJECT

93

94

Developer's Timeline Scheduling is Critical for plan check & 

installation scheduling due to utility providers workload. 

Allow lead time from 4 to 6 months. (estimate)

95

96

97

98

99

100

101 $818.00 Fee based on 6 acres at ($512 + $51/acre) $818.00

102 $818.00 $818.00

103 $1,570,953.80 $1,912,114.15 $3,483,067.95

Note:  These estimates are preliminary in nature. KHR Associates makes no warranty, either expressed or implied, as to their accuracy.  

N/A = Not Applicable to Project           TBD = To Be Determined

*  Estimates are based on Project Information provided by 2800 Casitas, LLC, AND ON ASSUMPTIONS OF COSTS FOR SIMILAR PROJECTS IN THE AREA

* ALL PERMITS ARE SUBJECT TO:  (Through City of Los Angeles): Plan Maintenance Fee, Fire Hydrant Fee, EQ Instrumentation, One Stop Surcharge, Development System Fee, City Planning Surcharge, Misc. Fee ($5.00)

STATE AND LOCAL AGENCIES

* BOE fees are subject to a 2% and 7% surcharge for each permit issued by their counter that is separate from the Building Department and City public counter fees. 

Anticipate Additional Utility Improvements From the Following Utility Providers

Southern California Gas Company - Gas

State & Local Agencies Subtotal

Los Angeles Department of Public Works - Sewer & Storm Drain

AT&T - Telephone Service

State Water Quality Resources Control Board - Notice of Intent                                          

Time Warner - Cable

Los Angeles Department of Water & Power - Water

TOTALS

Los Angeles Department of Water & Power - Power
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Appendix Section B – Will Serve Letters  
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Appendix Section C – ALTA 
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Appendix Section D – Assessor’s Map 
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Appendix Section E – Flood Insurance Rate Map (FIRM) 
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Appendix Section F – Service Advisory Request (SAR) 
  



CITY OF LOS ANGELES DEPARTMENT OF WATER AND POWER

APPLICATION FOR WATER PRESSURE - FLOW REPORT (SAR) 

Applicant:  Date:  

Company Name: 
   

Mailing Address: City: Zip:

Telephone No.: (          ) Fax No.: (          )

Email Address 

Service Address: 

 Please check if request is for:  proposed service (     )  or existing service (     )   
         service number (if known)

 Proposed or Existing Service Location (required):

* side of 

feet * of centerline 

 Legal Description (if known): 

 Circle below those which apply:

Domestic
Meter

Maximum
Flow
(GPM)

Fire
Service

Maximum
Flow
(GPM)

Fireline/F.M.
Service

Maximum
Flow
(GPM)

  1"     56    2"   250   8" 2500 

1-1/2"     96    4"   600 10" 5000 

  2"   160    6" 1400   

  3" EQ.   220    8" 2500   

  4"   400  10" 5000   

  6"   700      

  8" 1500      

10" 2500      

 Fire Service Flow Requirements (gpm): 

 Domestic Service Flow Requirements (gpm): 

Requests must be made by submitting this completed application, along with a $50.00 check 

payable to “Los Angeles Department of Water and Power”, to: 

 Los Angeles Department of Water and Power 
 Distribution Engineering Section - Water 
                                             Attn: Business Arrangements 
 P.O. Box 51111 - Room 1425 
 Los Angeles, CA  90051-5700 

If you have any questions please contact us at (213) 367-2130 or visit our web site at the address below:

http://www.ladwp.com 

* N, S, E or W Thomas Bros. Map Page 

Rev. 5/06
                                       Water Service Map No.:

(Incomplete form will cause delays in processing your request)

(of cross street)

Check

(To expedite receipt of the official copy of your Pressure-Flow Report electronically [PDF format], please provide your email address above. Hard copy will not be provided)

Rev. 7/15

$215.00 check
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Appendix Section G – DWP Encroachment Application 
 

  



Department Of Water and Power 
ENCROACHMENT PROCESS 

WHERE TO APPLY
LADWP-111 N. Hope St, Rm. 1025, Los Angeles, California 90099-5520 

WHO NEEDS DWP CLEARANCE 
The Department of Water and Power maintains and operates an electrical and 

water system of grids through out the City of Los Angeles. In order to secure access on 
private property the department is given either, easements in perpetuity or right of ways 
by land owners.   
 These easements are called P.U.E. (public utility easement) or waterline easement 
and have various widths and vary from property to property. These easements give us the 
right to install equipment and maintain it on said easement. We do not own the property, 
we do however have the right to say what can be built or not built in said easement or 
right of way.
 If a landowner is building anything within 10 feet OR in our easement, He must 
submit an encroachment application  

Owner must go through this process also if they wish to relocate any of our 
equipment on their property. 
HOW LONG DOES THE PROCESS TAKE

The process takes anywhere from 4 to 6 weeks to get a clearance 
HOW TO APPLY 
Applicant must bring 2-sets of hard copies of plans. We need 

Plot Plan or Site Plan – shows the existing condition and proposed project. Should 
include all dimensions for setbacks and easements if known. Plan should be 
plotted at full scale. We do not accept faxes or reduced copies.  
Elevations – All elevations of project in or near our easement please include all 
height dimensions of pool equipment, roof height, deck banisters, or any 
construction that comes close to our electrical lines. 
If project will require subterranean parking or any underground installations 
please include the elevations or cross sections, including parking layout 
Customer will need to fill out encroachment form which can be completed at 
counter or ahead of time. 

WHO CAN APPLY 
Any representative of the project in question can apply; it does not have to be the 

owner. Applications for encroachment clearance can be done before project goes to 
building and safety and is recommended. 
HOW MUCH DOES IT COST 

There is no cost for clearance process. Only if customer needs us to relocate or 
move any of our equipment, an engineering fee is required (non-refundable) upon final 
payment clearance is released
CAN I APPLY ONLINE
 At this time we do allow applicants to email us all their copies in PDF format. It 
must be printable at full scale. We reserve the right to ask for hard copies if PDF does not 
meet our standards 

Please contact us at (213) 367-0562 for any inquiries. LADWP – Real Estate Records 
Section
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Encroachment Application

Map #:       -      Date:

District: ______________ Real Estate File #: 

WMIS#:

Los Angeles Department Of 
Water & Power 
Real Estate Group 
111 N. Hope St., Room 1031 
Los Angeles, CA 90012-2964 

Check this box if application was previously submitted.

Previous WMIS# 

Building & Safety Application No.  -  - 
Required for LADWP electronic clearances of Building & Safety permits. 

I am the Owner / Agent of certain real property described as: 

Lot(s): Block: Tract:
Address: T.G. Page #: 

I am requesting that the Los Angeles Department of Water and Power: 

 Grant me permission to construct/install

      On/near a portion of the easement(s) as shown on the enclosed plans (2 copies). 

 Abandon and/or quitclaim all/a portion of the easement(s) as recorded in: 
      Book , Page(s)  of  within the above-described lot(s). 

 Relocate the LADWP’s  near/within the above described lot(s). 

Include Full Scale Plans - (2 each Plot Plans & Elevations)

(Print Owner’s name if different from applicant) (Owner/Agent-Print Name) 

Please Contact Prior to Inspection Name: 

Home/Work: (   )     -      ext.       Cell: (   )     -       

Please Do Not Write in the Boxed Area - For LADWP Use Only 
Real Estate 
Doc. No. Type Of Document   Date Recording Data

Width Of 
Easement

Applicant Information:

Phone: (   )     -      

(   )     -      

Fax: (   )     -      

Email:       
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Appendix Section H – Park Fee Ordinance Letter of Determination 
 






















































