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I. INTRODUCTION

Pursuant to the California Environmental Quality Act (“CEQA”), the potential environmental effects of the 
Proposed Beach Cities Media Campus Project (the “Project”) have been analyzed in a Draft Environmental 
Impact Report (“Draft EIR”) (SCH No. 2017121035), dated March 2019.  This document contains the Final 
Environmental Impact Report (“Final EIR”), as prepared by the Lead Agency, which is the City of El Segundo 
Planning Division.  

Section 15132 of the State CEQA Guidelines lists the contents of the Final EIR: 

a) The Draft EIR or a revision of the Draft EIR.

b) Comments and recommendations received on the Draft EIR either verbatim or in summary.

c) A list of persons, organizations, and public agencies commenting on the Draft EIR.

d) The responses of the Lead Agency to significant environmental points raised in the review and
consultation process.

e) Any other information added by the Lead Agency.

One purpose of the Final EIR is to respond to all comments received by the Lead Agency regarding the 
environmental information and analyses contained in the Draft EIR.  Additionally, any 
clarifications/corrections to the text, tables, figures, and appendices of the Draft EIR generated either 
from responses to comments, or independently by the Lead Agency, are stated in the Final EIR in Section 
III. 

The Responses to Comments (Section II in this Final EIR) include copies of all letters received during and 
after the close of the Draft EIR public review period, as described further below, as well as the responses 
to all comments received on environmental issues.   

Section 15097 of the State CEQA Guidelines states that the Lead Agency shall adopt a program for 
monitoring or reporting on the revisions that it has required for the project and the measures it has 
imposed to mitigate or avoid significant environmental effects.  Section IV, Mitigation Monitoring and 
Reporting Program (“MMRP”), describes the mitigation program to be implemented by the Lead Agency. 

1. CEQA PROCESS AND PUBLIC REVIEW OF THE DRAFT EIR

The City of El Segundo initiated the City’s CEQA review process for the Project through the issuance of a 
Notice of Preparation (“NOP”) as required by CEQA Guidelines Section 15082.  The NOP for the Project 
EIR was prepared by the City, and distributed to the State Clearinghouse, Office of Planning and Research, 
responsible agencies, and other interested parties on December 8, 2017.  The NOP was also distributed 
to owners and occupants of properties located within 500 feet of the Project Site.  The NOP solicited 
comments from responsible and trustee agencies, as well as interested parties, on the scope of the EIR. 
The NOP was circulated for a 30-day scoping period that ended on January 6, 2018.  A public scoping 
meeting was held on December 18, 2017.   

Upon completion of the Draft EIR, notice of the public review period was given in accordance with Section 
15087 of the State CEQA Guidelines.  On March 1, 2019, a Notice of Availability (“NOA”) of the Draft EIR, 
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was prepared and distributed to the State Office of Planning and Research, the Los Angeles County Clerk, 
responsible and trustee agencies, organizations, interested parties, and all parties who requested access 
to a copy of the Draft EIR in accordance with CEQA.  The NOA was also distributed to owners and 
occupants of properties located within 500 feet of the Project Site.   

The NOA was distributed to the mailing list and email list prepared for the Notice of Preparation (“NOP”) 
for the scoping stage of the Project before issuance of the Draft EIR, and was augmented to include 
individuals requested to be added to the list, as well as individuals who had provided comments on the 
NOP.  The NOA and Draft EIR were posted on the Lead Agency’s website for viewing and downloading at: 

https://www.elsegundo.org/depts/planningsafety/planning/ 

Printed copies of the Draft EIR were made available for public viewing at the following locations: 

• City of El Segundo - Planning and Building Safety Department, 350 Main Street, El Segundo, CA
90245

• El Segundo Public Library, 111 West Mariposa Avenue, El Segundo, CA 90245

In summary, the Lead Agency conducted all required noticing and scoping for the Project in accordance 
with the requirements of Section 15083 of the State CEQA Guidelines, and conducted the public review 
for the Draft EIR in compliance with the requirements of Section 15087 of the State CEQA Guidelines.   

During the comment period, comments on the Draft EIR were received by the Lead Agency.  The Lead 
Agency has reviewed all comments, and has determined that no substantial new environmental issues 
have been raised and that all issues raised in the comments have been adequately addressed in the Draft 
EIR and/or in the Responses to Comments; Mitigation Monitoring and Reporting Program; and Revisions, 
Clarifications, and Corrections on the Draft EIR.   

The Draft EIR concludes that based on the analysis in Section IV (Environmental Impact Analysis) of the 
Draft EIR, implementation of the Project would result in significant unavoidable environmental impacts 
relative to:  

• Population, Housing, and Employment (City and regional population and housing demands), and

• Transportation, Traffic and Parking (After applying the mitigation measures, a total of four
significant and unavoidable impacts would remain in Existing plus Project and a total of three
significant and unavoidable impacts would remain in Future plus Project, and cumulative
construction traffic. The traffic impacts of the Project cannot be mitigated below the threshold of
significance).

The Final EIR for the Project, dated June 2019, consists of the following documents: 

• Draft EIR and Technical Appendices dated March 2019,

• Responses to Comments, Mitigation Monitoring and Reporting Program; and Revisions,
Clarifications, and Corrections on the Draft EIR, which includes:

o A list of all persons, organizations, and public agencies that commented as well as the
verbatim comments received on the Draft EIR; and

o Responses to written comments on the Draft EIR.
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This document includes the State Clearinghouse letter that documents compliance with CEQA review 
requirements; comment letters as provided by persons, organizations, and public agencies; and the Lead 
Agency’s responses to all comments. 

Next Procedural Steps 

The City of El Segundo is required to consider and certify a Final EIR only if it exercises its discretion to 
approve the Project in the future.  The Final EIR, and related documents will be filed, along with the City 
staff's recommendations related to the Project, for consideration by the City of El Segundo Planning 
Commission on a future Planning Commission agenda.  Consideration of recommendations relating to the 
Project will be publicly noticed as required by state law. 

Members of the public can view searchable agendas for scheduled Planning Commission meetings and 
access agenda-related City information and services directly on the following website: 
https://www.elsegundo.org/depts/planningsafety/agendas.asp. This site has an email notification service 
enrollment process for copies of future Planning Commission agendas.  The Final EIR document will be 
posted for viewing and download with the previously posted Draft EIR prior to the City’s consideration of 
the Final EIR and Project recommendations on the same website noted above for the posting of the Draft 
EIR: https://www.elsegundo.org/depts/planningsafety/planning/.  Printed copies of the Final EIR will be 
provided for public viewing at the same publicly accessible locations used for the distribution of the Draft 
EIR. 

2. PROJECT DESCRIPTION 

The Project Site consists of approximately 6.39 acres bounded by a vacant lot to the north; a parking 
structure, surface parking lots, and commercial uses to the east; Rosecrans Avenue, the Kinecta Credit 
Union building and parking lot is located directly south of the Project Site to the south; and a surface 
parking lot and commercial uses to the west.  The Project Site is currently a vacant lot with a screened 
chain-link security fence running along the perimeter of the site and along the adjacent roadway.  No 
plantings or trees occur on the Project Site.  Temporary landscaping has been installed along the 
Rosecrans perimeter. 

Land Use Regulation  

RSP4, the Applicant desires to change both the General Plan land use designation and zoning of the 
Property from Commercial Center (C-4) to Urban Mixed Use South (MU-S) and develop the Property with 
the uses allowed by, and at the development standards set forth in the MU-S zone rather than the C-4 
zoning standards, within the development parameters set forth above which will be memorialized in a 
Development Agreement.  The primary differences in the development standards between the C-4 zone 
and the MU-S zone, are the MU-S zone allows greater height (175 feet), greater density (1.3 FAR), and 
minor differences in setbacks.  The C-4 zone has a height of 65 feet and a density of 0.275 FAR.  The total 
buildable square footage under the MU-S zone would be 361,844 square feet, however the Development 
Agreement limits buildout to 313,00 square feet, limits FAR to 1.13, limits height to 140 feet, and limits or 
prohibits certain uses.  Additionally, there is a greater variety of uses allowed under the MU-S zone.  

Land uses allowed in the C-4 zone include, but are not limited to, the following: 

• Animal hospitals and veterinary 
services. 

• Day spas. 

• Daycare centers 
• Farmers' market 
• Financial institutions 
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• Fitness centers (indoors only) 
• General offices 
• Indoor sale of automobiles, 

motorcycles, and motor scooters along 
with the sale of accessories and parts as 
an accessory use 

• Medical and dental offices 
• Multi-media offices 

• Personal services 
• Public assembly/assembly halls, 

including theaters and museums 
• Recreational facilities 
• Restaurants and cafes 
• Retail sales uses (excluding off site 

alcohol sales 

 
 
Land uses allowed in the MU-S zone include, but are not limited to, the following:  
 
• Data centers 
• Daycare centers 
• Financial institutions 
• Fitness centers 
• General offices 
• Hotels and motels 
• Medical-dental offices or facilities 
• Motion picture/television production 

facilities (excluding outdoor facilities) 

• Research and development 
• Restaurants and cafes 
• Retail (excluding off site alcohol sales) 

and wholesale sales and services  
• Other similar uses approved by the 

Director, as provided by Chapter 22 of 
this title. (Ord. 1551, 8-15-2017 

 
 

With the General Plan land use and zoning changes, the Project Site can be developed with a mix of 
commercial uses aimed at promoting economic development within the City of El Segundo in addition to 
completing development of the Rosecrans Avenue corridor.  A discretionary site plan approval will be 
required     

A Conceptual Site Plan configuration has been provided for the Beach Cities Media Campus, Figure II-2, 
Site Plan.  The Project would replace an underutilized vacant lot with a mixed use development that would 
improve the urban design and character of the Project Site, and contribute to and complement the 
development of the nearby neighboring commercial and office uses.   

Proposed Development 

The Beach Cities Media Campus Project includes the development of an approximately five-story, 240,000 
square foot creative office building with the option to incorporate a roof deck, a one-story, 66,000 square 
foot studio and production facilities building, and 7,000 square feet of retail uses in two, one-story 
structures.  The Project would also include a private event plaza.  The Project may be a fully secure 
campus.  The studio and production facilities would operate 24 hours a day, seven days a week.   

Table I-1, Conceptual Plan Development Summary, summarizes the proposed land uses. 

Table I-1 
Project Development Summary 
Land Use Square Footage 

Office 240,000 gsf 
Studio and Production Facilities 66,000 gsf 
Retail  7,000 gsf 
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Table I-1 
Project Development Summary 
Land Use Square Footage 

Total Proposed Project 313,000 gsf 
gsf = gross square feet 
Source: Rosecrans-Sepulveda Partners 4, LLC., August 2017. 

Parking for the Beach Cities Media Campus Project would be provided in multiple areas of the Property.  
Parking would be provided in an up to seven-story parking structure with above grade and semi-subgrade 
parking containing 980 parking spaces, a one level below grade structure beneath the office building 
containing 120 parking spaces, and in surface parking areas elsewhere on the site.  

Vehicular access to the Project Site would be provided by three driveways; these driveways may be gated 
to create a secure campus for the Beach Cities Media Campus Project.  Two entry/exit driveways would 
be located on Rosecrans Avenue and one driveway to the Project Site would be accessed through the rear 
of the existing adjacent commercial property to the east that provides access to South Nash Street, as 
shown in Figure II-2, Site Plan. 

Campus signage opportunities would also be available to the Project.  Project signage would be designed 
to be aesthetically compatible with the proposed architecture of the Project and other signage in the area.  
Proposed signage would include identity signage, including identity signage at Rosecrans Avenue and 
South Nash Street, office, retail, and studio tenant signage, and general ground-level and pedestrian 
directional/wayfinding signage.  In general, new signage would be architecturally integrated into the 
design of the building and would establish appropriate identification for the on-site uses.  No off-premise 
billboard advertising is proposed as part of the Project.  Project signage would be illuminated by means 
of low-level external lighting, internal halo lighting, or ambient light.  The Project would not include 
electronic signage or signs with flashing, mechanical, or strobe lights.  Project signage would comply with 
the ESMC requirements, and any applicable approval processes for signs set forth therein.  The character, 
placement, size and proportions of the Project’s proposed signs would be consistent with the ESMC.  

Any development built on the Project Site will incorporate features to support and promote 
environmental sustainability and meet or exceed the “Green Building” principles required by the City of 
El Segundo Green Building Program, and CalGreen and other City and State regulations.  Additionally, the 
landscaping will comply with the City’s Water Efficient Landscape Ordinance. 

Project Construction 

The Project would be constructed over approximately 18 months.  Construction would occur five days a 
week, Monday through Friday, and may take place on Saturdays.  Construction activities would include 
site preparation, grading, excavation, and building construction.  Site preparation activities are anticipated 
to start July 1, 2019.  Site Grading activities are anticipated to start August 2019 and end September 2019.  
Construction would start late September 2019 and construction completion and occupancy is anticipated 
in 2020.   

The Project is estimated to require a maximum net export of approximately 35,000 to 49,400 cubic yards 
of soil.  The likely outbound haul route for the Project would be a left turn from the Project Site to head 
east onto Rosecrans Boulevard, then a right turn onto the 405 Freeway.  Exported materials would likely 
be disposed at Puente Hills Landfill in the City of La Puente.  The Project’s haul route would be approved 
by the City as part of its review and approval of the Project’s entitlement requests.  The City would also 
approve a Construction Traffic Management Plan to be implemented during construction to minimize 
potential conflicts between construction activity and through traffic. 
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Discretionary Actions  

The City of El Segundo has the principal responsibility for approving the Project.  Approvals required for 
the development of the Project may include, but are not limited to the following: 

• Certification of an Environmental Impact Report for the Project; 

• Discretionary Site Plan Permit; 

• Approval of a Mitigation Monitoring and Reporting Program; 

• Amend the Land Use Element of the City’s General Plan to change the land use designation of the 
Project Site from Commercial Center to Urban Mixed Use-South; 

• Amend the City’s zoning map to change the zoning of the Project Site from C-4 to MU-S; 

• Approval of Development Agreement to detail the Project parameters, standards and conditions 
that will govern development of the Project Site; 

• Haul route approval (if required); and  

• Other permits, ministerial or discretionary, that may be necessary in order to execute and 
implement the Project. 

The City of El Segundo is the lead agency for the Project.  Responsible agencies may include, without 
limitation:  

• South Coast Air Quality Management District, 

• Regional Water Quality Control Board,  

• City of Manhattan Beach for Traffic Signal; and   

• West Basin Municipal Water District 

3. SUMMARY OF ENVIRONMENTAL IMPACTS 

An Initial Study was prepared for the Project as permitted by CEQA Guidelines Section 15060(d).  The Draft 
EIR evaluates the environmental impacts associated with Project implementation.  Based on the Initial 
Study, and agency and public comments in response to the NOP and a review of environmental issues, 
the Draft EIR includes analyses of the following environmental topics as set forth in CEQA Guidelines 
Appendix G:  

Based on a review of environmental issues by the Planning Division, this EIR assesses the following 
environmental impact areas: 

• Air Quality 

• Cultural Resources (Archaeological, Paleontological) 

• Geology and Soils 

• Greenhouse Gas Emissions 
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• Hazards and Hazardous Materials 

• Hydrology and Water Quality  

• Land Use and Planning 

• Noise 

• Population, Housing, and Employment 

• Public Services 

• Transportation, Traffic and Parking 

• Cultural Tribal Resources 

• Utilities and Service Systems 

Potential environmental effects in the areas of Agricultural Resources, Biological Resources, and Mineral 
Resources, as well as other specific areas related to the topics listed below, were determined to be either 
less than significant or no impact, or not applicable,  and, therefore, are not evaluated in greater detail in 
the EIR.  These areas are addressed in Section VII, Effects Not Found to be Significant, of the Draft EIR.   

• Aesthetics (all subtopics); 

• Agriculture and Forest Resources (all subtopics); 

• Air Quality (objectionable odors); 

• Biological Resources (all subtopics);  

• Cultural Resources (historical resources); 

• Geology and Soils (seismic-related ground failure, including liquefaction, landslides, and septic 
tanks); 

• Hazards and Hazardous Materials (proximity to schools, public and private airports, and wildland 
fires); 

• Hydrology and Water Quality (100-year flooding and seiche/tsunami/mudflow); 

• Land Use and Planning (community division and habitat conservation plans); 

• Mineral Resources (all subtopics);  

• Noise (public and private airports/airstrips); 

• Population, Housing and Employment (displacement of existing housing or people); 

• Public Services (schools, parks, and public facilities); 

• Recreation (all subtopics); 

• Transportation, Traffic and Parking  (air traffic patterns and hazardous design features); and 
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• Utilities and Service Systems (compliance with statutes and regulations). 

The Draft EIR analysis in Section IV (Environmental Impact Analysis), indicates that implementation of 
Project Design Features, Regulatory Requirements, and Mitigation Measures would result in the Project 
having the following impacts reduced to a level of less than significant: 

• Paleontological Resources,  

• Archaeological Resources,  

• Greenhouse Gas Emissions,  

• Hazards and Hazardous Materials,  

• Hydrology and Water Quality, and  

• Tribal Cultural Resources.  

Based on the analysis in Section IV (Environmental Impact Analysis) of the Draft EIR, implementation of 
the Project would result in significant unavoidable environmental impacts after implementation of 
feasible mitigation measures relative to:  

• Population, Housing, and Employment (City and regional population and housing demands), and 

• Transportation, Traffic and Parking (After applying the mitigation measures, a total of four 
significant and unavoidable impacts would remain in Existing plus Project and a total of three 
significant and unavoidable impacts would remain in Future plus Project, and cumulative 
construction traffic. The traffic impacts of the Project cannot be mitigated below the threshold of 
significance). 
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II. RESPONSE TO COMMENTS 
 

Upon completion of the Draft EIR, notice of the public review period was given in accordance with Section 
15087 of the State CEQA Guidelines.  On March 1, 2019, a Notice of Availability (“NOA”) of the Draft EIR 
was prepared and distributed to the State Office of Planning and Research, the Los Angeles County Clerk, 
responsible and trustee agencies, organizations, interested parties, and all parties who requested access 
to a copy of the Draft EIR in accordance with CEQA.  The NOA was also distributed to owners and 
occupants of properties located within 500 feet of the Project Site.  The comments on the Draft EIR were 
accepted during a 45-day public review period extending from March 1, 2019 through to April 15, 2019. 

The NOA was distributed to the mailing list and email list prepared for the Notice of Preparation (“NOP”) 
for the scoping stage of the Project before issuance of the Draft EIR, and was augmented to include 
individuals requested to be added to the list, as well as individuals who had provided comments on the 
NOP.  The NOA and Draft EIR were posted on the Lead Agency’s website. 

Letters commenting on the information and analysis in the Draft EIR were received from various parties 
during the 45-day public review period (i.e., March 1, 2019 through to April 15, 2019).  A total of 11 
comment letters were received, including four letters from State, four regional and local agencies, and 
three letters from organizations and individuals.  Four of the comment letters submitted to the City (State 
Clearinghouse letter number 2, dated April 29, 2019, the Department of Toxic Substances Control letter 
dated April 5, 2019 received to the State Clearinghouse April 29, 2019, the e-mail letter from Lisa Kranitz 
dated March 25, 2019, which was added as a comment letter on May 17, 2019; and the letter from Lozeau 
Drury LLP dated May 21, 2019) are considered late letters that do not require a written response from the 
City.   

Under CEQA Guidelines Section 15105, the City was legally required to provide a 45-day public review 
period on the Draft EIR.  The public comment period for the Draft EIR began on March 1, 2019, and ended 
on April 15, 2019.  All comment letters received after expiration of the public review and comment period 
ending on August 15, 2019, are considered late comments.  

A Lead Agency is required to consider comments on the Draft EIR and to prepare written responses if a 
comment is received within the public comment period (Pub. Resources Code, §21091(d); CEQA 
Guidelines, §15088).  When a comment letter is received after the close of the public comment period, 
however, a Lead Agency does not have an obligation to respond (Pub. Resources Code, §21091(d)(1); Pub. 
Resources Code, §21092.5(c).).  Accordingly, the City is not required to provide a written response to late 
comment letters, including: the State Clearinghouse letter number 2, dated April 29, 2019; and the 
Department of Toxic Substances Control letter dated April 5, 2019 received to the State Clearinghouse 
April 29, 2019, the e-mail letter from Lisa Kranitz dated March 25, 2019, which was added as a comment 
letter on May 17, 2019; and the letter from Lozeau Drury LLP dated May 21, 2019 (See, CEQA 
Guidelines,§15088(a)).  

Nonetheless, for information purposes, the City has elected to respond to these late letters, but without 
waiving its position that written responses to late comment letters are not required by law. 

The responses to all comments, are provided below.  Responses to State, regional, and local agencies are 
included in Section 1; responses to organizations and individuals are included in Section 2, and comment 
letters that were received by the Lead Agency after the end of the review period and are considered late 
are included in Section 3.    
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Section 15088 of the CEQA Guidelines states that “[t]he lead agency shall evaluate comments on 
environmental issues received from persons who reviewed the Draft EIR and shall prepare a written 
response.  The Lead Agency shall respond to comments received during the noticed comment period and 
any extensions and may respond to late comments.”  The CEQA Guidelines call for responses that contain 
a “good faith, reasoned analysis” with statements supported by factual information.  Some of the 
comments submitted to the Lead Agency, however, were general in nature, stating opinion either in favor 
of or in opposition to the Project.  In such cases, the comment is made a part of the administrative record 
and will be forwarded to the City’s decision makers for their consideration. 

In accordance with these requirements, this Chapter of the Final EIR provides a good faith, reasoned 
analysis and responds to each of the written comments on environmental issues received regarding the 
Draft EIR during the comment periods. 

Each comment letter is provided first and is bracketed in the right margin, sequentially numbered (e.g., 1, 
2).  Following the bracketed comment letter, responses are presented in corresponding order to provide 
a matching numbered response on the pages following each comment letter. 

1. STATE, REGIONAL AND LOCAL AGENCIES  

Comment letters from State, regional and local agencies consisted of:  

• State of California, Governor’s Office of Planning and Research, State Clearinghouse and Planning 
Unit, April 16, 2019 

• State of California, Department of Transportation, April 15, 2019 

• South Coast Air Quality Management District, April 10, 2019 

• County of Los Angeles, Fire Department, March 28, 2019 

• County of Los Angeles, County Sanitation Districts, April 15, 2019 

• City of Manhattan Beach, April 15, 2019 

Responses to the comments in these letters are provided below, after each letter.  

  



Comment Letter No. 1

1
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Comment Letter No. 1 

State of California 
Governor’s Office of Planning and Research 
State Clearinghouse and Planning Unit 
Scott Morgan, Director, State Clearinghouse 
1400 10th Street 
P.O. Box 3044 
Sacramento, CA 95812-3044 
April 16, 2019 

Response to Comment 1-1 

This comment is a standard response from the State Clearinghouse of Planning and Research 
acknowledging the Draft EIR was sent to State agencies for review, and that the Draft EIR is in compliance 
with the State Clearinghouse review requirements for draft environmental documents.  The comment 
asks to check the CEQA database for submitted comments for use in preparing the final environmental 
document.  The CEQA databases contains one letter from the State of California, Department of 
Transportation, District 7, (see Comment Letter No. 2).  The comments contained in this letter are 
responded to in Responses 2-1 through 2-10. 
  



Comment Letter No. 2

1

2

3



4

5

6

7

8

9



10
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Comment Letter No. 2 

State of California 
Department of Transportation 
District 7-Office of Regional Planning 
Miya Edmonson, IGR/CEQA Acting Branch Chief 
100 South Main Street, MS 16 
Los Angeles, CA 90012 
April 15, 2019  

Response to Comment 2-1  

The comment accurately describes the Project as an introduction to the comments on the Draft EIR that 
follow.   

Response to Comment 2-2 

The comment states that the mission of Caltrans is to provide a safe, sustainable, integrated efficient 
transportation system to enhance California’s economy and livability.  The comment also states Senate 
Bill 743 (2013) mandated that CEQA review of transportation impacts of proposed development be 
modified by using Vehicle Miles Traveled.  The comment does not identify any specific shortcomings of 
the Draft EIR analysis or mitigation measures, and no specific response is therefore possible or required.  
This comment is noted for the administrative record and will be forwarded to the decision-makers for 
review and consideration.   

Response to Comment 2-3 

The comment states that Caltrans is aware of the challenges that the region faces in identifying viable 
solutions to alleviating congestion on State and Local facilities.  The comment does not identify any 
specific shortcomings of the Draft EIR analysis or mitigation measures, and no specific response is 
therefore possible or required.  This comment is noted for the administrative record and will be forwarded 
to the decision-makers for review and consideration.   

Response to Comment 2-4 

The comment states that Caltrans supports the implementation of complete streets and pedestrian safety 
measures such as road diets.  The comment does not identify any specific shortcomings of the Draft EIR 
analysis or mitigation measures, and no specific response is therefore possible or required.  This comment 
is noted for the administrative record and will be forwarded to the decision-makers for review and 
consideration.   

Response to Comment 2-5 

The comment states that they encourage the Lead Agency to integrate transportation and land use in a 
way that reduces Vehicle Miles Traveled (VTM) and Greenhouse Gas (GHG), and to evaluate the potential 
of Transportation Demand Management (TDM) strategies and the Intelligent Transportation System (ITS).   

As discussed in Section IV.D, Greenhouse Gas, page IV.D-41 of the Draft EIR, the Project would be 
consistent with the 2017 Climate Change Scoping Plan’s emission reduction goals which focus on building 
efficiency standards and transportation improvements.  The Project, which is located in a Transit Priority 
Area and near transit opportunities, is within walking distance of nearby retail and entertainment 
destinations.  Additionally, the Project would provide bicycle storage areas for Project employees. These 
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characteristics would reduce VMTs.  In addition, the reduction of VMTs and the increase in energy 
efficiency, would reduce greenhouse gas emissions, consistent with the goals outlined in the 2017 Climate 
Change Scoping Plan.  Furthermore as discussed in Section IV. K, Transportation, Traffic and Parking, page 
IV.K-46 of the Draft EIR, the Project would include TDM strategies to discourage single-occupancy vehicle 
trips and encourage alternative modes of transportation, thus further reducing VMT’s.  This comment is 
noted for the administrative record and will be forwarded to the decision-makers for review and 
consideration.   

Response to Comment 2-6 

This comment states that the Project would generate net 2,833 daily trips and 333/309 AM/PM peak hour 
trips per Table IV.K-3 Project Trip Generation.  The commenter accurately describes the Project.   

Response to Comment 2-7 

The commenter concurs with the concept of mitigation measure MM K-5 at Intersection 24:  I-405 
Northbound on/off ramps & Rosecrans Avenue as shown on page IV.K-48 of the Draft EIR. The commenter 
accurately describes the mitigation measure.   

Response to Comment 2-8 

The comment states a Caltrans encroachment permit is required to implement the improvement, and a 
Permit Review Engineering Report (PEER) and intersection operational analysis for the intersection 
improvement will be required as part of the encroachment permit application. The Project will comply 
with any Caltrans permit requirements regarding encroachment.   

Response to Comment 2-9 

The comment states storm water run-off is a sensitive issue for Los Angeles and Ventura Counties.  The 
comment states discharge of storm water run-off is not permitted onto State highway facilities without 
any storm water management plan.  The Project will comply with any Caltrans storm water management 
plan.  

 Response to Comment 2-10 

The comment states that transportation of heavy equipment and/or oversized vehicles on State highways 
requires a permit from Caltrans and recommends that such activity be limited to off-peak commute 
periods.  The Project will comply with any Caltrans permit requirements regarding transportation of 
equipment or materials.   
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Comment Letter No. 3 

South Coast Air Quality Management District 
Planning, Rule Development & Area Sources 
Lijin Sun, J.D. Program Supervisor, CEQA IGR 
21865 Copley Drive 
Diamond Bar, CA 91765-4178 
April 10, 2019  

Response to Comment 3-1 

The comment accurately describes the Project as an introduction to the comments on the Draft EIR that 
follow.   

Response to Comment 3-2 

The commenter states that the Final EIR needs to add SCAQMD Rule 1166 – Volatile Organic Compounds 
from Decontaminated Soil, and SCAQMD Rule 1466 - Control of Particulate Emissions from Soils with Toxic 
Contaminants.  The commenter is referred to Section III. Revisions, Clarifications and Corrections on the 
Draft EIR. IV.A. Air Quality, pages IV.A-12 through IV.A-13 have been revised.  Inclusion of these revisions 
do not affect the analysis or conclusions of the Draft EIR and therefore, recirculation of the Draft EIR is 
not required.   

The commenter states that the project would be required to comply with SCAQMD Rule 1166 and Rule 
1466. This comment is noted. The project applicant would be required to comply with SCAQMD Rule 1166 
and Rule 1466 because these are existing regulatory requirements.  

The commenter states if on-site groundwater remediation or any on-site activity would involve equipment 
or operations which emits or controls air pollution, SCAQMD Engineering and Permitting staff should be 
consulted prior to the start of remediation to determine whether or not permits are required by the 
SCAQMD.  The project applicant would comply with SCAQMD Engineering and Permitting staff.  This 
comment is noted for the administrative record and will be forwarded to the decision-makers for review 
and consideration.   

Response to Comment 3-3 

The commenter requests the Lead Agency provide SCAQMD with written responses to all comments prior 
to the certification of the Final EIR.  The Lead Agency will provide the SCAQMD with a copy the responses 
to their comments prior to certification of the Final EIR.  This comment is noted for the administrative 
record and will be forwarded to the decision-makers for review and consideration. 
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Comment Letter No. 4 

County of Los Angeles Fire Department 
Prevention Services Bureau 
Michael Y. Takeshita, Acting Chief, Forestry Division 
1320 North Eastern Avenue 
Los Angeles, CA 90063-3294 
March 28, 2019  

Response to Comment 4-1 

The comment states the Project is located within the City of El Segundo and is not part of the emergency 
area of the Los Angeles County Fire Department.  The comment states the project does not appear to 
have any impact on the emergency responsibilities of the Department.  This comment is noted for the 
administrative record and will be forwarded to the decision-makers for review and consideration. 

Response to Comment 4-2 

The comment states the Project is located within the City of El Segundo.  The comment states the Project 
is unlikely to have an impact that necessitates a comment from the Land Development Unit of the Los 
Angeles County Fire Department.  This comment is noted for the administrative record and will be 
forwarded to the decision-makers for review and consideration. 

Response to Comment 4-3 

The comment states the responsibilities of the County of Los Angeles Fire Department’s Forestry Division 
include erosion control , watershed management, rare and endangered species, vegetation, fuel 
modification for Very High Fire Hazard Severity Zones, archaeological and cultural resources, and the 
County Oak Tree Ordinance.  The comment states potential impacts in these areas should be addressed.  
The commenter is referred to the Draft EIR Sections, IV.B Cultural Resources, IV.F Hydrology and Water 
Quality, and Section VII. Effects Not Found to be Significant for a discussion of the above issue areas.  

Response to Comment 4-4 

The comment states the Health and Hazardous Materials Division of Los Angeles County Fire Department 
has no jurisdiction in the City of El Segundo. This comment is noted for the administrative record and will 
be forwarded to the decision-makers for review and consideration. 

   



Comment Letter No. 5

1

2

3







City of El Segundo   June 2019 

Beach Cities Media Campus Project   II. Response to Comments 
Page II-20 

Comment Letter No. 5 

County Sanitation Districts of Los Angeles County 
Facilities Planning Department 
Adriana Raza, Customer Service Specialist 
1955 Workman Mill Road 
Whitter, CA 90601-1400 
April 15, 2019  

Response to Comment 5-1 

The comment provides suggested corrections to Section IV.M, Utilities and Service Systems, of the Draft 
EIR, page IV.M-21.  The correction is included in this Final EIR in Section III Revisions, Clarification, and 
Corrections on the Draft EIR.  The correction relates to the Joint Water Pollution Control Plant’s average 
flow of 261.1 million gallons per day.  Inclusion of this correction would not change the Draft EIR’s 
determination that impacts related to wastewater would be less than significant.   

Response to Comment 5-2 

The comment provides suggested corrections to Section IV.M, Utilities and Service Systems, of the Draft 
EIR, page IV.M-25, Table IV.M.2.1.  The correction is included in this Final EIR in Section III Revisions, 
Clarification, and Corrections on the Draft EIR.  The correction relates to the average wastewater flow 
from the project of 70,075 gallons per day.  Inclusion of this correction would not change the Draft EIR’s 
determination that impacts related to wastewater would be less than significant.   

Response to Comment 5-3 

The comment states all other information concerning the Districts facilities and sewerage service 
contained in the document is current.  This comment is noted for the administrative record and will be 
forwarded to the decision-makers for review and consideration. 
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Comment Letter No. 6 

City of Manhattan Beach 

Eric Haaland, Associate Planner 
1400 Highland Avenue 
Manhattan Beach, CA 90266 
April 15, 2019  

Response to Comment 6-1 

The comment provides suggested corrections to Section II, Project Description, of the Draft EIR, page II-8.  
The correction is included in this Final EIR in Section III. Revisions, Clarification, and Corrections on the 
Draft EIR.  The correction relates to the number of bicycle spaces.  Inclusion of this correction would not 
change the Draft EIR’s determination.   

The comment provides suggested corrections to Section III, Environmental Setting, Table III-1, Related 
Projects, pages III-11 through III-12, and Appendix H.1, Traffic Study, Table 4 Related Projects Trip 
Generation Estimates, page 31 of the Draft EIR.  The correction is included in this Final EIR in Section III. 
Revisions, Clarification, and Corrections on the Draft EIR.  The correction reflects a reduction in the square 
footage and intensity of one related project, and a reduction in the number of restaurant seats for a 
second related project.  These corrections would not affect the traffic analysis, which would conservatively 
overstate these related projects’ traffic generation as a result.  Inclusion of this correction would not 
change the Draft EIR’s determination.  Below is an e-mail from Mr. Steven Keith, the traffic engineer with 
Fehr & Peers which provides further response clarification to the City of Manhattan Beach comment. 

       
Steven Keith <S.Keith@fehrandpeers.com>  
Mon 4/29, 3:46 PM Jenny Mailhot; Tom Gaul <T.Gaul@fehrandpeers.com>  
 
Hi Jenny, 
  
Thanks for sending over the transportation comments. Below are our responses: 
  

• Caltrans --- The developer will comply with the Caltrans requests regarding the proposed 
mitigation at Intersection 24: I-405 NB on/off-ramps & Rosecrans Avenue. A Permit Review 
Engineering Report (PEER) and intersection operational analysis for the improvement will be 
conducted in order to receive a Caltrans encroachment permit and prior to any construction. 
Stormwater and heavy construction equipment will also be monitored to comply with Caltrans 
standards. 

  
• Manhattan Beach --- The related project comment does not impact any additional tables except 

for the one attached. It was just a typo in regards to 1000 N. Sepulveda land uses. This does not 
change any of the analysis. I have tracked the changes in the attached table (the red text reflects 
the old inputs that are incorrect). I do not think any response is needed beyond a corrections 
and additions citation.  

  
Please let us know if you have any questions. 
Best, 
 Steven   
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2.  ORGANIZATION AND INDIVIDUALS 

Comment letters from community organizations and individuals include:  

• Lozeau Drury, LLP, on behalf of Supporters Alliance For Environmental (“SAFER”), April 12, 2019 

Responses to the comments in these letters are provided below, after each letter. 
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Comment Letter No. 7 

Lozeau Drury LLP 
Richard Drury 
on behalf of Supporters Alliance For Environmental (“SAFER”) (sic) 
1939 Harrison Street, Ste. 150 
Oakland, CA 94612 
April 12, 2019  

Response to Comment 7-1 

The comment states the letter is written on behalf of Supporters Alliance For Environmental (“SAFER”) 
(sic). The comment introduces provides a summary description of the Project.  This comment is noted for 
the administrative record and will be forwarded to the decision makers for review and consideration. 

Response to Comment 7-2 

The comment suggests the Draft EIR fails as an informational document and fails to impose feasible 
mitigation measure to reduce the Project’s impacts, but provides no specifics.  The comment suggests 
that the Planning Division should address the shortcomings in a revised Draft EIR and recirculate the 
revised Draft EIR prior to approval.  The comment states it reserves the right to supplement the comments 
during the review of the Final EIR for the Project and at the public hearings.  The comment does not 
identify any specific shortcomings of the Draft EIR analysis or mitigation measures, and no specific 
response is therefore possible or required.  Furthermore, and contrary to the allegation in this comment, 
the Draft EIR complied fully with all of CEQA’s requirements.  The comment presents no substantial 
evidence to the contrary about any specific impact area.  As provided in Section 15064(f)(5), 
unsubstantiated opinion or narrative does not constitute substantial evidence.  Since the commenter 
provides no substantial evidence regarding the alleged inadequacy of the Draft EIR, the claims contained 
in the comment letter would provide no basis for changes to the Draft EIR.   

The general allegations in this comment will be forwarded to the decision-makers for consideration. 
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3.  COMMENT LETTERS RECEIVED AFTER THE CLOSE OF THE COMMENT PERIOD 

Comment letters from the State received after the close of the comment period consisted of:  

• State of California, Governor’s Office of Planning and Research, State Clearinghouse and Planning 
Unit, April 29, 2019 

• State of California, Department of Toxic Substances Control, Site Mitigation and Restoration 
Program – Chatsworth Office, April 5, 2019, received by State Clearinghouse, April 29, 2019 

• Lisa Kranitz, on behalf of Wallin, Kress, Reisman & Kranitz LLP, May 8, 2019 

• Lozeau Drury, LLP, on behalf of Supporters Alliance For Environmental (“SAFER”), May 21, 2019 

Responses to the comments in these letters are provided below, after each letter. 
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Comment Letter No. 8 

State of California 
Governor’s Office of Planning and Research 
State Clearinghouse and Planning Unit 
Scott Morgan, Director, State Clearinghouse 
1400 10th Street 
P.O. Box 3044 
Sacramento, CA 95812-3044 
April 29, 2019 

Response to Comment 8-1 

This comment is a standard response from the State Clearinghouse of Planning and Research 
acknowledging that comments on the Draft EIR were received by the State Clearinghouse after the end of 
the state review period which closed on April 15, 2019.  The comment states CEQA does not require Lead 
Agencies to respond to late comment, however the State Clearinghouse encourages the incorporation of 
the additional comments into the Final EIR.  The State Clearinghouse submitted one letter from the State 
of California, Department of Toxic Substance Control (see Comment Letter No. 10).  The comments 
contained in this letter are responded to in Responses 9-1 through 9-5. 
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Comment Letter No. 9 

State of California 
Department of Toxic Substances Control  
Site Mitigation and Restoration Program – Chatsworth Office 
Pete Cooke 
9211 Oakdale Avenue 
Chatsworth, California 91311 
April 5, 2019 
Received by State Clearinghouse April 29, 2019 

Response to Comment 9-1 

This comment states the Department of Toxic Substances Control (DTSC) received the Draft EIR. This 
comment also states the Draft EIR needs to identify and determine whether current or historic uses at the 
site have resulted in any releases of hazardous wastes/substances at the Project area. The current Project 
Site is a vacant lot. It has not released any hazardous wastes or substances at the Project area. 

The commenter is referred to Section IV.E Hazards and Hazardous Materials, pages IV.E-2 through IV.E-3. 
The Project Site appears to have been vacant through the 1960s.  Air Products and Chemicals developed 
and operated an air separation facility (“ASF”) at the Project Site between 1969 and 2016.  Part of the 
operations included the installation of four USTs on the southwestern portion of the Project Site in 1970.  
In February, 1990, the four USTs were abandoned.  In March 1990, the abandoned USTs were replaced 
with two 10,000-gallon diesel USTs and one 1,000-gallon skim oil UST.  In May 2002, the 1,000-gallon skim 
oil UST, was abandoned. On-site operations ceased in 2015 and demolition activities at the Project Site 
commenced through 2017.  Part of the demolition activities included the abandoning of the two remaining 
10,000-gallon diesel USTs and removal of the on-site oil/water separator.   

The commenter is referred to Section IV.E Hazards and Hazardous Materials, page IV.E-5. The USTs were 
abandoned in accordance with the workplan submitted to the El Segundo Fire Department in 2016.  After 
excavation activities were completed confirmation soil samples were collected.  The samples were 
analyzed for TPH, VOCs, and methyl tert-butyl ether (“MTBE”).  The excavation was backfilled with clean 
soil from the Project Site.  Liquid waste extracted during the abandonment procedures was disposed off-
site as non-RCRA hazardous waste to Demenno/Kerdoon Facility in Compton, California.  Construction 
debris from the abandonment process was disposed off-site to WM Simi Valley Landfill in Simi Valley.  All 
USTs installed by Air Products and Chemicals have been removed from the Project Site. 

Response to Comment 9-2 

The comment states the document needs to identify any known or potentially contaminated site within 
the project area and whether or not these pose a threat to human health or the environment. As stated 
above, the commenter is referred the Response to Comment 9-1. The commenter is referred Section IV.E 
Hazards and Hazardous Materials, page IV.E-7. According to Air Products and Chemicals, all USTs installed 
by Air Products and Chemicals have been removed from the Project Site.  Based on the data collected and 
work performed by Air Products and Chemicals, the RWQCB issued a NFA determination for the soil on 
August 31, 2017, which is included as Appendix E.2 in this Draft EIR. The Regional Water Quality Control 
Board has jurisdiction over the Project Site.  As indicated in the No Further Action letter from the Board 
(Appendix E.2 in this Draft EIR), the site has been cleaned up and abated so as to meet the requirements 
for a soil closure letter for commercial use of the site. As further noted in the letter, a covenant and 
environmental restriction has been placed on the property limiting the use to commercial applications.  
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Response to Comment 9-3 

The comment states the document should identify the mechanism to initiate any required investigation 
and/or remediation for any site that may require remediation, and which the government agency will 
provide appropriate regulatory oversight.  According to Air Products and Chemicals, all USTs installed by 
Air Products and Chemicals have been removed from the Project Site.  Based on the data collected and 
work performed by Air Products and Chemicals, the RWQCB issued a NFA determination for the soil on 
August 31, 2017, which is included as Appendix E.2 in this Draft EIR.  As stated in Response to Comment 
9-2, the Regional Water Quality Control Board has jurisdiction over the Project Site.  As indicated in the 
No Further Action letter from the Board, the site has been cleaned up and abated so as to meet the 
requirements for a soil closure letter for commercial use of the site. As further noted in the letter, a 
covenant and environmental restriction has been placed on the property limiting the use to commercial 
applications. 

Response to Comment 9-4 

The comment states that if during construction of the project, soil contamination is suspected, 
construction in the area should stop and appropriate health and safety procedures should be 
implemented.  The comment also states If contaminated soil exists, the document should identify how 
any required investigation or remediation will be conducted and which the government agency will 
provide appropriate regulatory oversight.  The commenter is referred to Response to Comment 9-3.  

Response to Comment 9-5 

The comment states DTSC provides guidance for Preliminary Endangerment Assessment (PEA) 
preparation, and cleanup oversight through Voluntary Cleanup Program (VCP).  The comment also 
provides contact information for VCP.  The commenter is referred to Response to Comment 9-3.  This 
comment is noted for the administrative record and will be forwarded to the decision makers for review 
and consideration. 
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Comment Letter No. 10 

Lisa Kranitz 
Wallin, Kress, Reisman & Kranitz LLP 
11355 Olympic Boulevard, Suite 300 
Los Angeles, California 90064 
March 25, 2019 

Response to Comment 10-1 

This comment states on behalf of the applicant, Rosecrans-Sepulveda 4, LLC, Wallin, Kress, Reisman & 
Kranitz LLP has minor comments on the Draft EIR.  This comment is noted for the administrative record. 

Response to Comment 10-2 

This comment states that the analysis of Noise refences Mitigation Measures H-1 through H-7, but these 
measures do not exist.  The commenter states as the EIR concluded that the impact was less than 
significant without mitigation, thus the commenter assumes that this language may have been left over 
from a previous document. The commenter states the Final EIR should delete these references. The 
correction is included in this Final EIR in Section III. Revisions, Clarification, and Corrections on the Draft 
EIR.  The correction deletes the referenced mitigation measures.  Inclusion of this correction would not 
change the Draft EIR’s determination.   

Response to Comment 10-3 

The comment states the cumulative population growth indicates between 2015 and 2040 the number of 
households in the South Bay region will increase by 1,468,000, however the referenced document does 
not support this number.  The correction is included in this Final EIR in Section III. Revisions, Clarification, 
and Corrections on the Draft EIR.  The correction corrects the number of households in the South Bay 
region.  Inclusion of this correction would not change the Draft EIR’s determination.   

Response to Comment 10-4 

The comment states in the analysis on Water there are a number of places where the document states 
“Error Refence source not found.”  The commenter states none of the information is missing, the but the 
text should be revised to source the correct figures and tables.  The correction is included in this Final EIR 
in Section III. Revisions, Clarification, and Corrections on the Draft EIR.  The correction corrects both the 
figure and the table sources.  Inclusion of this correction would not change the Draft EIR’s determination.   

Response to Comment 10-5 

The comment states none of these changes lead to any new significant impacts and do not create a need 
for recirculation.  This comment is noted for the administrative record. 
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Comment Letter No. 11 

Lozeau Drury LLP 
Richard Drury 
on behalf of Supporters Alliance For Environmental (“SAFER”) (sic) 
1939 Harrison Street, Ste. 150 
Oakland, CA 94612 
May 21, 2019  

Response to Comment 11-1 

The comment states the letter is written on behalf of Supporters Alliance For Environmental (“SAFER”) 
(sic).  The comment introduces provides a summary description of the Project.  This comment is noted for 
the administrative record and will be forwarded to the decision makers for review and consideration. 

Response to Comment 11-2 

The comment suggests the Final EIR contains numerous errors and omissions.  Furthermore, the comment 
suggests the Final EIR fails as an informational document and fails to impose feasible mitigation measure 
to reduce the Project’s impacts, but provides no specifics.  The comment suggests that the City of El 
Segundo should address the shortcomings in a revised Draft EIR and recirculate the revised Draft EIR prior 
to approval.  The comment also suggests the Final EIR fails to provide a reasoned and good faith analysis 
and fails to meet the legal standards, but provides no specifics.  The comment also suggest the response 
to comments on a Draft EIR must state reasons for rejecting suggested mitigation measures and 
comments on significant environmental issues.  While this comment does not identify any specific 
shortcomings of the Final EIR analysis or mitigation measures, the follow-on comments identify specific 
issues related to the Draft EIR.  Responses to those comments are provided individually.  As such, no 
specific response to this comment is possible or required.  Furthermore, as outlined in the responses 
below, the Final EIR complied fully with all of CEQA’s requirements.   

The comment will be forwarded to the decision-makers for consideration. 

Response to Comment 11-3 

The comment suggests that CEQA requires the Lead Agency provide the Final EIR to all public entities that 
commented on the Draft EIR at least 10 days before certifying the EIR.  The requirement to provide 
proposed responses to comments to agencies that commented on the Draft EIR 10 days prior to certifying 
the EIR (Public Resources Code 21092.5) did not apply at the time the comment letter was submitted 
because the EIR was not considered for certification at the May 23, 2019 Planning Commission meeting.  
Certification of the EIR will take place at a City Council meeting at a later date to be determined.  Proposed 
responses to comments will be provided to commenting agencies (and the public) at least 10 days before 
this date.  The comment will be forwarded to the decision-makers for consideration. 

Response to Comment 11-4 

The commenter states the SCAQMD and DTSC raise serious concerns about the toxic chemical soil 
contamination.  The commenter suggest these concerns are largely ignored in the Final EIR and the Draft 
EIR ignores the soil contamination and the SCAQMD Rules governing the soil contamination, Rules 1166 
and 1466 (Draft EIR IV.A.10-12).  References to these rules (Rule 1166 – Volatile Organic Compounds from 
Decontaminated Soil, and SCAQMD Rule 1466 - Control of Particulate Emissions from Soils with Toxic 
Contaminants) were added to the regulatory requirements section in the Final EIR.  The project applicant 
would be required to comply with SCAQMD Rule 1166 and Rule 1466 because these are existing regulatory 
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requirements.  Even though the references were added to SCAQMD Rules 1166 and 1466 in the Final EIR, 
they are not mitigation measures.  Recirculation of the Draft EIR would not be necessitated by this 
addition.  Further, as indicated in the Draft EIR (page IV.E-24), while a Phase I report identified concerns 
with regard to TPH, lead and PCBs, a soil remediation plan was developed and implemented which 
resulted in the removal and proper off-site disposal of 504 cubic yards of impacted soil.  Based on the data 
collected and work performed by the previous owner (Air Products and Chemicals), the Regional Water 
Quality Control Board, which has jurisdiction over the project site, issued a No Further Action 
determination for the project site soils on August 31, 2017, which was included as Appendix E.2 to the 
Draft EIR.  As indicated in the No Further Action letter, the site has been cleaned up and abated so as to 
meet the requirements for a soil closure letter for commercial use of the site. As further noted in the 
letter, a covenant and environmental restriction has been placed on the property limiting the use to 
commercial applications.   

Further, as discussed in Response to Comment 9-2, all USTs installed by the prior occupant of the site have 
been removed from the Project Site.  The NFA letter establishes that no residual hazards related to 
contaminated soil or toxic contaminants are currently present on the project site.  Since the project has 
been properly remediated to the satisfaction of the Regional Water Quality Control Board, a preliminary 
endangerment assessment and voluntary clean-up plan is not required, and no mitigation is required.  The 
Draft EIR correctly concludes that impacts would be less than significant.   

Furthermore, the Phase I Environmental Site Assessment Report prepared on September 22, 2017, after 
the No Further Action letter, determined that there were no Recognized Environmental Conditions (Rec’s) 
located on the Project Site.  

Response to Comment 11-5 

The commenter states neither the Draft nor Final EIR contain any health risk assessment (HRA).  The Draft 
EIR states that no HRA is required for toxic contaminants associated with construction equipment because 
construction will take place over 18 months. (DEIR IV.A.21.).  An HRA is a technical study that evaluates 
how toxic emissions are released from a facility, how they disperse throughout the community, and the 
potential for those toxic pollutants to impact long-term human health.  Determination of risk from 
construction emissions over a 30-year exposure period would not be appropriate since construction 
activities would be limited to a period of approximately 18 months.  Thus, duration of construction 
activities would represent a fraction of the 30-year exposure period used as the basis for assessing the 
significance of carcinogenic risk exposure and, therefore, would not represent a source of sustained toxic 
emissions.  Accordingly, the SCAQMD does not require preparation of a health risk assessment for 
construction emissions.  Therefore, exposure to toxic emissions during construction would be less than 
significant.  Furthermore, there are no sensitive receptors adjacent to the project site that would be 
potentially impacted by construction emissions.   

The commenter purports to provide a description of the California Office of Environmental Health Hazard 
Assessment (“OEHHA”) guidance on HRA’s.  The commenter suggests that this guidance mandates that 
all short-term projects lasting at least two months be evaluated for cancer risks to nearby sensitive 
receptors.  The commenter provides no specific reference for this requirement.    According to the “Air 
Toxic Hot Spots Program: Risk Assessment Guidelines, Guidance Manual for Preparation of Health Risk 
Assessments, prepared by OEHHA, and adopted in March 2015, page 1-3, Section 1.3, Who Is Required to 
Conduct a Risk Assessment: 

“The Hot Spots Act requires that each local Air Pollution Control District or Air Quality 
Management District (hereinafter referred to as District) determine which facilities will prepare 
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an HRA. As defined under the Hot Spots Act, an HRA includes a comprehensive analysis of the 
dispersion of hazardous substances in the environment, their potential for human exposure, and 
a quantitative assessment of both individual and population-wide health risks associated with 
those levels of exposure. 

Districts are to determine which facilities will prepare an HRA based on a prioritization process 
outlined in the law. The process by which Districts identify priority facilities for risk assessment 
involves consideration of potency, toxicity, quantity of emissions, and proximity to sensitive 
receptors such as hospitals, daycare centers, schools, work-sites, and residences. The District may 
also consider other factors that may contribute to an increased potential for significant risk to 
human receptors.  As part of this process Districts categorize facilities as high, intermediate, or 
low priority. (emphasis added)” 

High priority facilities are required to prepare an HRA and submit to the SCAQMD for review and approval.  
As noted above, the SCAQMD has not established any requirement to prepare an HRA for construction 
activity.  Moreover, there are no sensitive receptors adjacent to the project site that could potentially be 
impacted by the construction emissions.  Closest receptors are the multi-family residential dwelling units 
located approximately 0.18 miles (~290 meters) southwest and the multi-family attached and single-
family detached residential dwelling units located approximately 0.2 miles (~322 meters) south of the 
Project Site.  After construction is complete, the Project itself would not be not a source of toxic emissions 
and therefore it not required to provide a health risk assessment for its operations.  The comment 
provides no substantial evidence of a health risk from either project construction or project operations, 
therefore  no HRA or mitigation measures are required. 

Response to Comment 11-6 

The commenter states that the EIR admits that the Project will have significant greenhouse gas (“GHG”) 
impacts.  (FEIR I-17, 18), “Proposed Project’s unmitigated emissions are 6,007.71 metric tons of CO2 
equivalents per year resulting in 5.82 MTCO2e/SP/year.” (DEIR IV.D-31).  The commenter states this is far 
above the SCAQMD significance threshold for GHGs of 3,000 MT/year.  While the Draft EIR acknowledges 
that the Proposed Project’s unmitigated emissions would exceed both the SCAQMD Tier 3 and Tier 4 
thresholds, the mitigation measures identified in the Draft EIR, MM D-1 through MM D-4 together with 
the reductions from the CAPCOA-based reduction measures, would reduce emissions to a level of 3.88 
MTCO2e/SP/year, which is below the SCAQMD Tier 4 threshold of 4.8 MTCO2e/SP/year for projects (Draft 
EIR, page IV.D-41).  The exceedance of the 3,000 MTCO2e threshold is irrelevant because this is a 
screening threshold that merely pushes the analysis to the Tier 4 threshold.  Furthermore, the Project is 
not required to incorporate all mitigation measures, just sufficient measures that will reduce the impact 
to less than significant.  This is established in the CalEEMod analysis provided in the Draft EIR and no 
substantial evidence is presented that would call this conclusion into question. 

Response to Comment 11-7 

The commenter states CalTrans submitted a comment concerning the Project’s significant traffic impacts.  
The commenter also states, in response the Final EIR proposes a Traffic Demand Management (TDM) plan, 
but provides no detail for the TDM plan.  The commenter states the Final EIR’s TDM plan is deferred 
mitigation prohibited by CEQA.  The commenter is referred to Section IV.K. Transportation, Traffic and 
Parking, page IV. K-46 which provides Mitigation Measure MM-K-1, which is the Transportation Demand 
Management Program.  These measures would need to reflect the characteristics of the Project as finally 
constructed and occupied that cannot be presently known.  Therefore, the Final EIR includes the 
requirement that the City must approve the TDM plan prior to project opening. 
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Response to Comment 11-8 

The commenter states the EIR fails to analyze impacts of indoor air quality.  The commenter suggests such 
impacts may be related to soil-vapor intrusion from toxic soil contamination.  However, as noted above, 
no residual soil vapor impacts would result from Project Site conditions since the site was previously 
remediated to the satisfaction of the RWQCB.  The commenter suggests that formaldehyde is present in 
residential and office building construction materials.  These materials are regulated by the California Air 
Resources Board to minimize such emissions.  No thresholds have been adopted by any regulatory agency 
as to what levels of such emissions would result in health impacts and no substantial evidence is provided 
that construction materials used in project construction would pose any health hazards to future 
occupants.  Moreover, the study cited in the comment merely concludes that contaminant levels 
measured inside homes have declined from levels identified in a previous study conducted in 2009.  This 
study makes no attempt to assess whether measured levels of formaldehyde, NO2 or PM2.5 exceed any 
established regulatory levels or pose any health risk to occupants.  As provided in CEQA Guidelines Section 
15064(f)(5), unsubstantiated opinion or narrative does not constitute substantial evidence. Since the 
commenter provides no substantial evidence regarding the alleged inadequacy of the EIR, the claims 
contained in the comment letter would provide no basis for changes to the Draft EIR or the Final EIR.   

Response to Comment 11-9 

The commenter states for the forgoing reasons the EIR fails to meet the requirements of CEQA.  The 
commenter urges the City to require preparation of a Revised Draft EIR that addresses the identified 
deficiencies.  As noted above, none of the issues identified in the comment letter provide substantial 
evidence that the Project would result in a new significant impact or substantial increase in severity of an 
impact previously identified in the Draft EIR.  In addition, the commenter provides no substantial evidence 
that a feasible alternative or mitigation measure considerably different from others previously analyzed 
would clearly lessen the environmental impacts of the project, but the project’s proponents decline to 
adopt it, or the Draft EIR was so fundamentally and basically inadequate  and conclusory in nature that 
meaningful public review and comment were precluded.  As provided in CEQA Guidelines Section 
15064(f)(5), unsubstantiated opinion or narrative does not constitute substantial evidence.  Since the 
commenter provides no substantial evidence regarding the alleged inadequacy of the Draft or Final EIR, 
the claims contained in the comment letter would provide no basis for requiring recirculation of the Draft 
EIR under CEQA Guidelines Section 15088.5.   
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III. REVISIONS, CLARIFICATIONS AND CORRECTIONS ON THE 
DRAFT EIR 

 

This section of the Final EIR provides changes to the Draft EIR that have been made to clarify, correct, or 
add to the environmental impact analysis for the Project.  Such changes are a result of public and agency 
comments received in response to the Draft EIR and/or new information which clarifies, amplifies, or 
insignificantly modifies language in the Draft EIR that has become available since publication of the Draft 
EIR.  These changes to the Draft EIR are indicated in this section under the appropriate Draft EIR section 
or appendix heading.  Deletions are shown with strikethrough and additions are shown with underline.   

The changes described in this section do not require recirculation of the Draft EIR because they do not 
result in any new or increased significant environmental impacts of the Project.  CEQA requires 
recirculation of a Draft EIR only when “significant new information” is added to a Draft EIR after public 
notice of the availability of the Draft EIR has occurred (refer to California Public Resources Code Section 
21092.1 and CEQA Guidelines Section 15088.5), but before the EIR is certified.  Section 15088.5 of the 
CEQA Guidelines specifically states: “New information added to an EIR is not ‘significant’ unless the EIR is 
changed in a way that deprives the public of a meaningful opportunity to comment upon a substantial 
adverse environmental effect of the project or a feasible way to mitigate or avoid such an effect (including 
a feasible project alternative) that the project’s proponents have declined to implement.  ‘Significant new 
information’ requiring recirculation includes, for example, a disclosure showing that: 

• A new significant environmental impact would result from the project or from a new mitigation 
measure proposed to be implemented. 

• A substantial increase in the severity of an environmental impact would result unless mitigation 
measures are adopted to reduce the impact to a level of insignificance. 

• A feasible project alternative or mitigation measure considerably different from others previously 
analyzed would clearly lessen the significant environmental impacts of the project, but the 
project’s proponents decline to adopt it. 

• The draft EIR was so fundamentally and basically inadequate and conclusory in nature that 
meaningful public review and comment were precluded.” 

As demonstrated in this Final EIR, neither the comments submitted on the Draft EIR, the responses to 
these comments, nor the revisions presented in this section, meet the above criteria for recirculation. 

I. INTRODUCTION AND SUMMARY  

Section 1. Introduction and Summary, page I-21, MM E-1 and MM E-2, revise as follows: 

Construction - The Phase I ESA noted that all structures have been removed from the existing Project Site, 
and no asbestos or ACMs were found in the soil.  Therefore, the potential for the presence of asbestos or 
ACMs to be located in the soil of the Project Site is considered to be low.  However, based on these 
investigations, on-site soil was found to be impacted with TPH, lead, and PCBs.  As stated above, an 
investigation report and remedial action workplan was prepared on behalf of Air Products and Chemicals 
and submitted to the RWQCB, and 504 cubic yards of impacted soil was reportedly excavated and 
disposed off-site as non-hazardous waste at Azusa Land Reclamation, Azusa, California.  Based on the data 
collected and work performed by Air Products and Chemicals, the RWQCB issued a NFA determination for 
soil on August 31, 2017.   
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In accordance with regulatory requirements, prior to excavation soil shall be sampled and analyzed for 
TPH, lead and PCBs.  During excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  Specifically, Cal-OSHA has established limits of exposure to lead 
contained in dusts and fumes through California Code of Regulations, Title 8, Section 1532.1.  Lead-
contaminated debris and other wastes must also be managed and disposed of in accordance with 
applicable provisions of the California Health and Safety Code.  Furthermore, any materials found to 
contain TPH or PCBs must be removed and disposed in accordance with all applicable local, State and 
federal regulations including, but not limited to California Code of Regulations, Title 22, and EPA 40 CFR.  
With the compliance of these regulatory requirements and implementation of Mitigation Measure MM 
E-1, Thus impacts from the release of hazardous materials into the environment would be less than 
significant.  

There is a Standard Oil Company and Standard Gasoline Company pipe line easement located along the 
Project Site frontage.  The easement, recorded on December 27, 1968, was to construct, maintain, 
operate, repair, add to and remove one or more pipelines as well as overhead wires, conductors, cables 
and conduits, and appurtenances thereof, into the easement.  The easement covers a strip of land 43 ½ 
feet wide, and runs the entire length of the Project Site.  The easement includes an existing 3” Chevron 
oil line and an existing 4” Chevron oil line.  Furthermore, there is an easement that runs along the backside 
of the Project Site, parallel with the railroad tracks.  This easement contains a 16” crude oil pipeline for 
the Four Corners Pipe Line company and was recorded on March 21, 1958.  Thus, excavation of the Project 
could result in the accidental release of oil from one of the pipelines, which would result in potentially 
significant impacts.  However, with the implementation of Mitigation Measure MM E-21, impacts would 
be reduced to a level of less than significant. 

Section 1. Introduction and Summary, page I-21, MM E-1 and MM E-2, revise as follows: 

MM E-1: In accordance with regulatory requirements, prior to excavation soil shall be sampled and 
analyzed for TPH, lead and PCBs.  During construction and excavation of the Project, the 
Applicant shall notify the LARWQCB immediately if additional hazardous wastes such as THP, 
lead, or PCBs are encountered in the soil and/or groundwater during construction activities.  

MM E-21: Prior to the issuance of grading permits, the Applicant shall submit final design plans and a design-level 
geotechnical engineering report to the City of El Segundo Building and Safety Division for review and 
approval.  The design-level geotechnical engineering report shall provide the location of the Standard 
Oil Company and Standard Gasoline Company pipe line easement. 

Section 1. Introduction and Summary, page I-46, MM K-1, revise as follows: 

MM K-1: Transportation Demand Management Program. A TDM program will be 
implemented as part of the mitigation package for the Project. Several TDM 
program elements are project design features that are currently proposed for 
implementation. Other TDM program elements would be developed as part 
of preparation of a detailed TDM plan, to be approved by City of El Segundo 
prior to approval of a final certificate of occupancy for the Project.   

TDM strategies are aimed at discouraging single-occupancy vehicle trips and 
encouraging alternative modes of transportation such as carpooling, taking 
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transit, walking, and biking. Strategies that are suggested as appropriate for 
this site, as targeted for the office land use, include: 

• Commuter Trip Reduction (CTR) Program, Voluntary – The Project could 
implement a CTR program that encourages alternative modes of 
transportation such as carpooling, taking transit, walking, and biking. The 
voluntary program does not require monitoring and reporting and no 
performance standards are established. The CTR program would provide 
employees with assistance in the following. 

§ Carpool encouragement, 

§ Ride-matching assistance, 

§ Preferential carpool parking, 

§ Flexible work schedules for carpools, 

§ Half time transportation coordinator; and 

§ Vanpool assistance. 

§ Due to the importance of information sharing and marketing, 
marketing strategies to reduce commute trips would be included as 
part of the CTR Program. Some marketing strategies may include: 

§ New employee orientation of trip reduction and alternative mode 
options, 

§ Event promotions; and 

§ Publications. 

• Car Share Program – This Project could implement a car-sharing program 
to allow people to have on-demand access to a shared fleet of vehicles 
on an as-needed basis. User costs are typically determined through 
mileage or hourly rates, with deposits and/or annual membership fees. 
The car-sharing program could be created through a local partnership or 
through one of many existing car-share companies. Employer-based 
programs provide a means for business/day trips for alternative mode 
commuters and provide a guaranteed ride home option. 

• Site Design – Project site will be designed to encourage walking, biking, 
and transit. Amenities could include new, wider sidewalks and street 
trees along the site perimeter and bicycle parking, showers, and secure 
lockers. 

II. PROJECT DESCRIPTION  

Section II. Project Description, page II-8, revise as follows: 
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Per the ESMC, the number of bicycle spaces required is a minimum of four spaces for buildings up to 
15,000 square feet, plus a minimum of five percent of the required vehicle spaces for the portion above 
15,000 square feet.  Per the ESMC, a maximum minimum of 25 bicycle spaces is required.  The Project 
would meet or exceed these requirements.  In addition, as part of the Project, bicycle racks would be 
installed in accordance with the ESMC and CalGreen requirements.  

III. ENVIRONMENTAL SETTING  

Section III. Environmental Setting, Table III-1, Related Projects, pages III-11 through III-12, revise as 
follows: 

Table III-1 
Related Projects 

No. Address Land Use Size 
1. 540 East Imperial Avenueb Residential  58 du 
2. 201 North Douglas Streetb High School 1,200 stu 
3. 400 Duley Roadb Medical Office 63,540 sf 
4. 123 Nevada Streetb Office 15,000 sf 
5. 2125 Campus Driveb Office 153,530 sf 
6. 2130 East Maple Drive and 725 

Campus Square Westb 
Hotel 180 room 
Office 22,670 sf 

7. 140 Sheldon Streetb Office/Warehouse 7,120 sf 

8. 740 North Sepulveda Boulevardb Drive through Restaurant  5,000 sf 
9. 1492 Hermosa Avenuea Hotel 30 rm 
10. 2101 Pacific Coast Highwaya Office 10,120 sf 
11. 824 1st Streeta Office 3,000 sf 
12. 707 North Sepulveda Boulevarda  Supermarket 27,500 sf 

Restaurant 52 28 seats 
Bank 7,000 sf 

13. 1800 Manhattan Beach Boulevarda General Office 3,000 sf 
14. 2205 North Sepulveda Boulevarda General Office 4,700 sf 
15. 1762 Manhattan Beach Boulevarda Medical Office 1,800 sf 

Apartment 1 du 
16. 757 Manhattan Beach Boulevarda Condominium 5 du 
17. 1101 Manhattan Beach Boulevarda Medical Office 5,000 sf 
18. 1100 Manhattan Beach Boulevarda Retail 13,000 sf 
19. 2100 East El Segundo Boulevarda Office 1,751,920 sf 

Warehouse 73,580 sf 
Industrial 168,000 sf 
Retail 148,960 sf 

20. 500 South Douglas and 2330 Utah 
Avenueb 

General Office 78,000 sf 

21. 2171-2191 Rosecrans Avenueb Restaurant 13,570 sf 
22. 2516-2520 Nelson Avenuea Condominium 9 du 
23. 2430 Marine Avenuea Hotel 121 rm 
24. 305 South Sepulveda Boulevard, 

330 South Sepulveda Boulevard, and 
Hermosa Beach Sitesa 

Design Center 100,300 sf 
Executive Offices 19,210 sf 
Coffee Shop 1,000 sf 
General Office 57,500 sf 
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Table III-1 
Related Projects 

No. Address Land Use Size 
25. 1700 East Imperial Avenueb Office 86,520 sf 
26. 750 South Douglas Streeta Industrial 4,990 sf 
27. 1133 Artesia Boulevarda Grocery Store 12,000 sf 
28. 865 Manhattan Beach Boulevarda General Office 15,000 sf 

Deli 700 sf 
29. 1000 North Sepulveda Boulevarda Supermarket Medical Office 27,500 23,050 sf 

Restaurant Pharmacy 52,000 665 sf 
Bank Coffee Shop 7,000 1,715 sf 

30. 445 North Douglas Streetb Office 155,660 sf 
31. 455 Continental Boulevard and 1995 

East Grand Avenueb 
Office 300,000 sf 

32. 2420 Pacific Coast Highwaya New Church 32,190 sf 
Supermarket 30,080 sf 

33. 3200-3600 North Sepulveda 
Boulevarda 

Shopping Center 110,000 sf 

34. 535 Indiana Streetb Residential 4 du 
35. 700-860 South Sepulveda Boulevard, 

2001-2015 East Park Place, and  
700-740 Allied Way Boulevardb 

Shopping Center 18,850 sf 

36. 14500 Aviation Boulevardc Credit Union 3,600 sf 
37. 1301 El Segundo Boulevardb Office  6,270 sf 

Warehouse  5,880 sf 
du = dwelling units 
sf = square feet 
rm = rooms 
stu = students 
a. Related Project information provided by Erik Zandvliet, City of Manhattan Beach, November 6, 2017. 
b. Related Project information provided by Ethan Edwards, City of El Segundo, January 23, 2018. 
c. Related Project information provided by City of Hawthorne, January 18, 2018. 
Source: Fehr and Peers, LLC., November 2018. 

 

IV.A. AIR QUALITY 

Section IV.A. Air Quality, pages IV.A-12 through IV.A-13, revise as follows: 

13) SCAQMD Rule 2202  

On-Road Motor Vehicle Mitigation Options, is to provide employers with a menu of options to reduce 
mobile source emissions generated from employee commutes, to comply with federal and state Clean Air 
Act requirements, Health & Safety Code Section 40458, and Section 182(d)(1)(B) of the federal Clean Air 
Act.  It applies to any employer who employs 250 or more employees on a full or part-time basis at a 
worksite for a consecutive six-month period calculated as a monthly average. 

Although the SCAQMD is responsible for regional air quality planning efforts, it does not have the 
authority to directly regulate air quality issues associated with plans and new development projects 
throughout the South Coast Air Basin.  Instead, this is controlled through local jurisdictions in accordance 
with the CEQA.  In order to assist local jurisdictions with air quality compliance issues the CEQA Air Quality 
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Handbook (SCAQMD CEQA Handbook) prepared by the SCAQMD (1993) with the most current updates 
found at http://www.aqmd.gov/ceqa/hdbk.html, was developed in accordance with the projections and 
programs of the AQMP.  The purpose of the SCAQMD CEQA Handbook is to assist Lead Agencies, as well 
as consultants, project proponents, and other interested parties in evaluating a Proposed Project’s 
potential air quality impacts.  Specifically, the SCAQMD CEQA Handbook explains the procedures that the 
SCAQMD recommends be followed for the environmental review process required by CEQA.  The 
SCAQMD CEQA Handbook provides direction on how to evaluate potential air quality impacts, how to 
determine whether these impacts are significant, and how to mitigate these impacts.  SCAQMD is in the 
process of developing an "Air Quality Analysis Guidance Handbook" to replace the CEQA Air Quality 
Handbook approved by the AQMD Governing Board in 1993.  The 1993 CEQA Air Quality Handbook is still 
available but not online.  In addition, there are sections of the 1993 Handbook that are obsolete.  In order 
to assist the CEQA practitioner in conducting an air quality analysis while the new Handbook is being 
prepared, supplemental information regarding: significance thresholds and analysis, emissions factors, 
cumulative impacts emissions analysis, and other useful subjects, are available at the SCAQMD website1. 

14) SCAQMD Rule 1166 

This rule sets requirements to control the emission of Volatile Organic Compounds (VOC) from excavating, 
grading, handling and treating VOC-contaminated soil as a result of leakage from storage or transfer 
operations, accidental spillage, or other deposition. 

15) SCAQMD Rule 1466 

The purpose of this rule is to minimize the amount of off-site fugitive dust emissions containing toxic air 
contaminants by reducing particulate emissions in the ambient air as a result of earth-moving activities, 
including, excavating, grading, handling, treating, stockpiling, transferring, and removing soil that contains 
applicable toxic air contaminants from sites that meet the applicability requirements of subdivision (b).  

13) 16) Southern California Association of Governments 

The SCAG is the regional planning agency for Los Angeles, Orange, Ventura, Riverside, San Bernardino and 
Imperial Counties and addresses regional issues relating to transportation, the economy, community 
development and the environment.  SCAG is the Federally designated MPO for the majority of the 
southern California region and is the largest MPO in the nation.  With respect to air quality planning, SCAG 
has prepared the Regional Transportation Plan and Regional Transportation Improvement Plan (“RTIP”), 
which addresses regional development and growth forecasts.  These plans form the basis for the land use 
and transportation components of the AQMP, which are utilized in the preparation of air quality forecasts 
and in the consistency analysis included in the AQMP.  The Regional Transportation Plan, Regional 
Transportation Improvement Plan, and AQMP are based on projections originating within the City and 
County General Plans. 

IV.E.HAZARDS AND HAZARDOUS MATERIALS 

Section IV.E. Hazards and Hazardous Materials, pages IV.E-24 through IV.E-25, revise as follows: 

                                                             

1  http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook. 
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Threshold (b): The Project could have a significant impact if were to create a significant hazard to the 
public or the environment through reasonably foreseeable upset and accident conditions involving the 
release of hazardous materials into the environment. 

Impact (b):  Construction of the Project would not create a significant hazard to the public or the 
environment through release of hazardous materials into the environment.  Impacts would be less than 
significant.  However, construction of the Project could release any potentially existing subsurface 
hazardous substances to the environment, which would result in potentially significant impacts.  
Mitigation Measures E-1 and E-2 would reduce the impacts to less than significant.  Operation of the 
Project would not expose future occupants or site users to hazardous materials and impacts would be 
less than significant. 

i) Construction 

As previously discussed, the Phase I ESA noted that all structures have been removed from the existing 
Project Site, and no asbestos or ACMs were found in the soil.  Therefore, the potential for the presence 
of asbestos or ACMs to be located in the soil of the Project Site is considered to be low.  However, based 
on these investigations, on-site soil was found to be impacted with TPH, lead, and PCBs.  As stated above, 
an investigation report and remedial action workplan was prepared on behalf of Air Products and 
Chemicals and submitted to the RWQCB, and 504 cubic yards of impacted soil was reportedly excavated 
and disposed off-site as non-hazardous waste at Azusa Land Reclamation, Azusa, California.  Based on the 
data collected and work performed by Air Products and Chemicals, the RWQCB issued a NFA 
determination for soil on August 31, 2017.  Thus impacts from the release of hazardous materials into the 
environment would be less than significant.  

In accordance with regulatory requirements, prior to excavation soil shall be sampled and analyzed for 
TPH, lead and PCBs.  During excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  Specifically, Cal-OSHA has established limits of exposure to lead 
contained in dusts and fumes through California Code of Regulations, Title 8, Section 1532.1, which 
provides for exposure limits, exposure monitoring, and respiratory protection, and mandates good 
working practices by workers exposed to lead, particularly since demolition workers are at greatest risk 
of adverse health exposure.  Lead-contaminated debris and other wastes must also be managed and 
disposed of in accordance with applicable provisions of the California Health and Safety Code.  
Furthermore, any materials found to contain TPH or PCBs must be removed and disposed in accordance 
with all applicable local, State and federal regulations including, but not limited to California Code of 
Regulations, Title 22, and EPA 40 CFR.  With the compliance of these regulatory requirements and 
implementation of Mitigation Measure MM E-1, impacts would be reduced to a level of less than 
significant.  

As stated above, there is a Standard Oil Company and Standard Gasoline Company pipe line easement 
located along the Project Site frontage.  The easement, recorded on December 27, 1968, was to construct, 
maintain, operate, repair, add to and remove a single line of poles and overhead wires, conductors, cables 
and conduits, and appurtenances thereof, into the easement.  The easement covers a strip of land 43 ½ 
feet wide, and runs the entire length of the Project Site.  The easement includes an existing 3” Chevron 
oil line and an existing 4” Chevron oil line.  Furthermore, there is an easement that runs along the backside 
of the Project Site, parallel with the railroad tracks.  This easement contains a 16” crude oil pipeline for 
the Four Corners Pipe Line company and was recorded on March 21, 1958.   Thus, excavation of the Project 
could result in the accidental release of oil from one of the pipelines, which would result in potentially 
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significant impacts.  However, with the implementation of Mitigation Measure MM E-2MM E-1, impacts 
would be reduced to a level of less than significant.  

Section IV.E. Hazards and Hazardous Materials, pages IV.E-28 through IV.E-29, revise as follows: 

4. CUMULATIVE IMPACTS 

The geographical scope of the cumulative hazards and hazardous materials analysis is the Project vicinity.  
Adverse effects of hazards and hazardous materials tend to be localized; therefore, the area near the 
Project Site would be most affected by project activities (generally within a 500-foot radius). 

Development of the Project in conjunction with the development of the related projects has the potential 
to increase the risk for accidental release of hazardous materials.  The nearest related projects to the 
Project Site include related project numbers 14, 17, 19, 20, 21, 26, 33, 35, and 36.  These related projects 
in combination with the Project would intensify the land usage in the immediate project area.  However, 
mitigation measure MM E-1 and MM E-2 would reduce the potential impacts associated with the Project 
to a less than significant level.  Furthermore, each of the related projects would require evaluation for 
potential threats to public safety, including those associated with the accidental release of hazardous 
materials into the environment during construction and operation, transport/use/disposal of hazardous 
materials, and hazards to sensitive receptors (including schools).  Because hazardous materials and risk of 
upset conditions are largely site-specific, this would occur on a case-by-case basis for each individual 
project affected, in conjunction with the development proposals on these properties.  In addition, each 
related project would be required to follow local, State, and federal laws regarding hazardous materials.  
With mitigation, the Project would have less than significant impacts.  Therefore, the Project, in 
conjunction with the related projects and other planned and/or approved projects, would not have a 
cumulatively considerable impact on hazards and hazardous materials, and cumulative impacts would be 
less than significant. 

5. MITIGATION MEASURES 

MM E-1: In accordance with regulatory requirements, prior to excavation soil shall be sampled and 
analyzed for TPH, lead and PCBs.  During construction and excavation of the Project, the 
Applicant shall notify the LARWQCB immediately if additional hazardous wastes such as THP, 
lead, or PCBs are encountered in the soil and/or groundwater during construction activities.   

MM E-21: Prior to the issuance of grading permits, the Applicant shall submit final design plans and a 
design-level geotechnical engineering report to the City of El Segundo Building and Safety 
Division for review and approval.  The design-level geotechnical engineering report shall 
provide the location of the Standard Oil Company and Standard Gasoline Company pipe line 
easement.     

6. LEVEL OF SIGNIFICANCE AFTER MITIGATION 

With the implementation of the Mitigation Measures MM E-1 and MM E-2, listed above, Project-level and 
cumulative hazards impacts would be reduced to a less-than-significant level. 

IV.H.NOISE 

Section IV.H. Noise, page IV.H-15, revise as follows: 
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Threshold (a):  The Project would have a significant impact on noise if it would expose persons to or 
generate of noise levels in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies. 

Impact (a):  Construction noise will have a temporary or periodic increase in the ambient noise levels.  
However, no residential uses are located in close proximity to the Project Site, the site is surrounded by 
commercial uses. Construction-related noise impacts are considered to be less than 
significant.Construction could generate noise levels in excess of standards established by the City; 
however, the construction-related impact of the Project would be less than significant with the 
implementation of mitigation measures MM H-1 through MM H-7.  Operation of the Project would not 
expose persons to or generate noise levels in excess of standards established by the City and the 
operational impact of the Project would be less than significant. 

Section IV.H. Noise, page IV.H-29, revise as follows: 

Threshold (d):  The Project would have a significant impact on noise if it would result in a substantial 
temporary or periodic increase in ambient noise levels in the Project vicinity above levels existing without 
the Project. 

Impact (d):  Construction noise will have a temporary or periodic increase in the ambient noise levels. 
However, no residential uses are located in close proximity to the Project Site, the site is surrounded by 
commercial uses. Construction-related noise impacts are considered to be less than significant. 
Construction of the Project would generate a substantial temporary or periodic increase in ambient 
noise levels in the Project vicinity above levels existing without the Project.  The short-term construction-
related impact of the Project would be less than significant with the implementation of mitigation 
measures MM H-1 through MM H-7. 

IV.I.POPULATION, HOUSING AND EMPLOYMENT 

Section IV. I. Population, Housing and Employment, Section 4.Cumulative Impacts, pages IV.I-10 through 
IV.I-13, revise as follows: 

The geographic scope of the cumulative employment analysis is the City of El Segundo.  Table IV.I-3 
presents the estimated increase in employment, housing, and population associated with the 37 related 
projects identified in Section III, Environmental Setting, of this EIR.  As shown in Table IV.I-3, the Project 
in conjunction with the related projects would result in an increase in employment of approximately 
15,709 15,680 jobs, an increase of 77 residential units and a population increase of 196 people.  

Employment projections contained in the SCAG forecasts are based upon land uses designated in the 
General Plan.  The related projects and other potential development projects that may occur throughout 
the City of El Segundo are expected to be largely consistent with their respective General Plan land use 
designations.  According to projections extrapolated from the adopted 2016 growth forecast, the City is 
projected to increase in employment opportunities by approximately 3,700 jobs from 2012 to 2020 (8.8 
percent growth) and increase by approximately 7,000 jobs from 2012 to 2040 (15.4 percent growth).  
Implementation of the Project in conjunction with the various related projects identified in Section III. 
Environmental Setting would further increase employment opportunities in the City of El Segundo and 
surrounding areas.  As indicated in Table IV.I-3, the Project in conjunction with the related projects would 
cumulatively generate approximately 15,709 15,680 new jobs, with 3,091 new jobs (cumulative jobs 
minus the Proposed Project jobs) located within the City of El Segundo.  Job growth is considered a 
beneficial effect, and while the project’s incremental contribution to regional job growth would be 



City of El Segundo   June 2019 

Beach Cities Media Campus Project   III. Revisions, Clarifications and Corrections on the Draft EIR 
Page III-10 

considered cumulatively considerable, such job growth would not be considered an adverse cumulative 
impact, as discussed below.   

Based upon the foregoing, SCAG employment forecasts clearly underestimate the potential employment 
growth in the City of El Segundo, and to a lesser extent, in the South Bay Cities Subregion as well.  While 
the provision of employment is generally considered a beneficial effect of a project, this discrepancy in 
employment forecasts may adversely affect SCAG’s regional planning efforts.  SCAG’s regional forecast 
“maintains the balance between employment, population, and households due to their interrelationship, 
assuming that employment growth is a driving force of regional population and household growth”.2   

Table IV.I-3 
Cumulative Population, Housing and Employment 

ID Type of Use Size Employment 
Generation 

Factora 

(per 1,000 sf) 

Total  
Employment 

Total 
Housing 

Population 
Generation 

Factorb 

(per unit) 

Total 
Population 

1. Residential  58 du - - 58 du 2.53 

 

147 

2. High School 1,200 stu - - - - - 

3. Medical Office 63,540 sf 0.00427 271   - 

4. Office 15,000 sf 0.00479 72   - 

5. Office 153,530 sf 0.00479 735   - 

6. Hotel 180 rmd 0.00113 81   - 

 Office 22,670 sf 0.00479 109   - 

7. Office/ 
Warehouse 

7,120 sf 0.00135 10   - 

8. Drive through 
Restaurant  

5,000 sf 0.00153 8   - 

9. Hotel 30 rmd 0.00113 14   - 

10. Office 10,120 sf 0.00479 48   - 

11. Office 3,000 sf 0.00479 14   - 

12. Supermarket 27,500 sf 0.00153 42   - 

 Restaurant 5228seatsc 0.00153 10   - 

                                                             

2  SCAG Regional Forecast Overview, website: 
http://www.scag.ca.gov/DataAndTools/Pages/GrowthForecasting.aspx, accessed March 22, 2018.  
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 Bank 7,000 sf 0.00283 20   - 

13. General Office 3,000 sf 0.00479 14   - 

14. General Office 4,700 sf 0.00479 23   - 

15. Medical Office 1,800 sf 0.00427 8   - 

 Apartment 1 du - - 1 du 2.53 3 

16. Condominium 5 du - - 5 du 2.53 13 

17. Medical Office 5,000 sf 0.00427 21   - 

18. Retail 13,000 sf 0.00153 20   - 

19. Office 1,751,920 sf 0.00479 8,392   - 

 Warehouse 73,580 sf 0.00135 99   - 

 Industrial 168,000 sf 0.00135 227   - 

 Retail 148,960 sf 0.00153 228   - 

20. General Office 78,000 sf 0.00479 374   - 

21. Restaurant 13,570 sf 0.00153 21   - 

22. Condominium 9 du - - 9 du 2.53 

 

23 

23. Hotel 121 rmd 0.00113 55   - 

24. Design Center 100,300 sf 0.00269 270   - 

 Executive 
Offices 

19,210 sf 0.00269 52   - 

 Coffee Shop 1,000 sf 0.00153 2   - 

 General Office 57,500 sf 0.00479 275   - 

25. Office 86,520 sf 0.00479 414   - 

26. Industrial 4,990 sf 0.00135 7   - 

27. Grocery Store 12,000 sf 0.00153 18   - 

28. General Office 15,000 sf 0.00479 72   - 

 Deli 700 sf 0.00153 1   - 

29. Supermarket 
Medical Office 

27,500 23,050 
sf 

0.00153 0.00479 42110   - 

 Restaurant 
Pharmacy 

52,000 sf 
0.665 Seats 

0.00153 800   - 
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 Bank Coffee 
Shop 

7,000 sf 

1,715 sf 

0.00283 00153 203   - 

30. Office 155,660 sf 0.00479 746   - 

31. Office 300,000 sf 0.00479 1,437   - 

32. New Church 32,190 sf 0.00153 49   - 

 Supermarket 30,080 sf 0.00153 46   - 

33. Shopping 
Center 

110,000 sf 0.00153 168   - 

34. Residential 4 du - - 4 du 2.53 

 

10 

35. Shopping 
Center 

18,850 sf 0.00153 29   - 

36. Credit Union 3,600 sf 0.00153 6   - 

37. Office  6,270 sf 0.00479 30   - 

 Warehouse  5,880 sf 0.00135 8   - 

Cumulative Total  14,676 

14,647 

77  196 

Project Total 1,033    

Cumulative and Project Total 15,709 
15,680 

77  196 

Notes: sf = square feet 

a. Source for generation rate: Los Angeles Unified School District, Level 1 – Developer Fee Justification Study, Table 14, March 2017. 
b.  U.S. Census Bureau, City of El Segundo, Persons per Household, 2012-2016, website: 
https://www.census.gov/quickfacts/fact/table/elsegundocitycalifornia/PST045216  

accessed March 13, 2018. 

c Based on an estimate of 8 sf/seat.  

d  Based on an estimate of 400 sf/room. 

Source: EcoTierra Consulting, Inc. March 2018.  

 

To the extent that employment forecasts are used by SCAG to implement the regions’ growth policies, 
underestimates of future employment in the City of El Segundo and the South Bay Cities Subregion may 
hinder planning for the timing, financing, and location of public facilities, utility systems, and 
transportation systems.  However, the Regional Comprehensive Plan is to be periodically reviewed, and 
those sections that are found to be out of date are to be updated as needed.  Furthermore, SCAG utilizes 
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the “employment-population-household (“EPH”) forecast framework which is the basis for developing the 
regional growth forecast for the SCAG region”.  Therefore, the self-correcting nature of the forecasts 
would ensure that ongoing infrastructure planning efforts will remain consistent with regional growth 
trends. 

In addition, as discussed in Section IV.G, Land Use and Planning, the Project would be consistent with the 
applicable City of El Segundo General Plan policies and would not include inappropriate uses for the 
Project Site nor would any inconsistency regarding cumulative growth occur.  Based upon this consistency, 
the Project and other cumulative growth within the City of El Segundo have been accounted for in the 
City’s long range planning.  Furthermore, because SCAG’s regional planning incorporates the City of El 
Segundo’s General Plan into its growth forecasts, this cumulative growth may be deemed consistent with 
SCAG’s forecasts and growth policies.  Therefore, no significant impacts to the City of El Segundo (or to 
SCAG’s regional planning) due to cumulative employment growth are anticipated.   

The employment generated by the Project in conjunction with the related projects would have the 
potential to increase the resident population in the City of El Segundo, the South Bay Cities Subregion and 
surrounding areas, and consequently, the City and subregional demand for housing.  As can be seen from 
Table IV.I-1, both population and employment in the City and South Bay Cities Subregion and surrounding 
area are expected to rise faster than housing between the years 2012 and 2040.  This suggests that 
housing availability will become increasingly tight, and the average number of residents per dwelling can 
be expected to increase.  A review of the related projects listed in Table IV.I-3, confirms the projections 
for slow housing growth in the region; only 77 new housing units are currently proposed.  In addition, 
approximately 15,709 15,680 jobs would be created by the same list of cumulative projects.  However, 
between 2015 and 2040, the number of households in the South Bay Cities Subregion region will increase 
by 1,468,000 23,532 households.3  Based on the substantial disparity between projected job growth and 
housing construction locally, it is concluded that there will be a significant cumulative impact on 
population growth and housing demand.  However, because the type of jobs that would be generated by 
the Project are of a similar nature to jobs found in the area, the Project would not likely result in the 
relocation and addition of permanent residents to fill the jobs generated by the Project, the incremental 
contribution of the Project would not contribute substantially to this significant impact. 

IV.K.TRANSPORTATION, TRAFFIC AND PARKING 

Section IV.K, Transportation, Traffic and Parking, page IV.K-46, MM K-1, revise as follows: 

MM K-1: Transportation Demand Management Program. A TDM program will be 
implemented as part of the mitigation package for the Project. Several TDM 
program elements are project design features that are currently proposed for 
implementation. Other TDM program elements would be developed as part 
of preparation of a detailed TDM plan, to be approved by City of El Segundo 
prior to approval of a final certificate of occupancy for the Project.  City 
approval will be contingent upon submission of an accompanying analysis 
based on CAPCOA and latest available relevant research confirming that the 

                                                             

3  Southern California Association of Governments, 2016-2040 Regional Transportation Plan/Sustainable 
Communities Strategies, Final Growth Forecast by Jurisdiction website: 
http://www.scag.ca.gov/Documents/2016_2040RTPSCS_FinalGrowthForecastbyJurisdiction.pdf, accessed:  
December 6, 2018. 
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elements in the TDM plan will yield the intended 6.5% reduction in weekday 
peak hour trips that the traffic analysis was based on. 

TDM strategies are aimed at discouraging single-occupancy vehicle trips and 
encouraging alternative modes of transportation such as carpooling, taking 
transit, walking, and biking. Strategies that are suggested as appropriate for 
this site, as targeted for the office land use, include: 

• Commuter Trip Reduction (CTR) Program, Voluntary – The Project could 
implement a CTR program that encourages alternative modes of 
transportation such as carpooling, taking transit, walking, and biking. The 
voluntary program does not require monitoring and reporting and no 
performance standards are established. The CTR program would provide 
employees with assistance in the following. 

§ Carpool encouragement, 

§ Ride-matching assistance, 

§ Preferential carpool parking, 

§ Flexible work schedules for carpools, 

§ Half time transportation coordinator; and 

§ Vanpool assistance. 

§ Due to the importance of information sharing and marketing, 
marketing strategies to reduce commute trips would be included as 
part of the CTR Program. Some marketing strategies may include: 

§ New employee orientation of trip reduction and alternative mode 
options, 

§ Event promotions; and 

§ Publications. 

• Car Share Program – This Project could implement a car-sharing program 
to allow people to have on-demand access to a shared fleet of vehicles 
on an as-needed basis. User costs are typically determined through 
mileage or hourly rates, with deposits and/or annual membership fees. 
The car-sharing program could be created through a local partnership or 
through one of many existing car-share companies. Employer-based 
programs provide a means for business/day trips for alternative mode 
commuters and provide a guaranteed ride home option. 

• Site Design – Project site will be designed to encourage walking, biking, 
and transit. Amenities could include new, wider sidewalks and street 
trees along the site perimeter and bicycle parking, showers, and secure 
lockers. 
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IV.M.1 UTILITIES AND SERVICE SYSTEMS, WATER 

Section IV.M.1, Utilities and Service Systems, Water, page IV.M-2, revise as follows: 

The City does not currently serve recycled water to the Project Site. Recycled water use for irrigation at 
the Project Site is proposed—the recycle water demand is estimated at 16.5 AFY. As shown in Error! 
Reference source not found. Figure IV.M.1-1, Recycled Water Pipe Network, the Project area is directly 
adjacent to an existing recycled water pipeline. 

Section IV.M.1, Utilities and Service Systems, Water, page IV.M-4, revise as follows: 

The average annual potable water supply to the City of El Segundo in 2015 was 17,463 acre-feet. The 2015 
UWMP used years 2001 through 2003 as a basis for dry-year conditions. Therefore, the increased demand 
determined during these dry years would be served by increasing the supply from WBMWD, as shown in 
Error! Reference source not found. Table IV.M.1-2, Current Supply-Normal and Multiple Dry Year. 

Section IV.M.1, Utilities and Service Systems, Water, page IV.M-5, revise as follows: 

The single dry year demands were estimated based on a 4-percent increase in water demand from normal 
year conditions. WBMWD anticipates meeting single dry year demands by increasing supplies. WBMWD 
can meet the increased demands because of the surplus in supply that has been planned for in previous 
years to ensure WBMWD can meet customer demands with varied climate conditions. Total retail water 
agencies’ water supply was projected by WBMWD for Year 2035. Error! Reference source not found.4 
Table IV.M.1-4, Supply and Demand – Single Dry Year, provides a summary of projected water deliveries 
(supply) and demand conditions under single dry year conditions for years 2020 to 2040 on a five-year 
basis. 

Section IV.M.1, Utilities and Service Systems, Water, page IV.M-5, revise as follows: 

To estimate multiple-dry-year supply and demand quantities for 2035 and 2040, data from 2020, 2025, 
and 2030 were extrapolated based on a linear trend. The extrapolations are shown in Error! Reference 
source not found.5, Table IV.M.1-5,Supply and Demand – Multiple Dry Year. 

Section IV.M.1, Utilities and Service Systems, Water, page IV.M-6, revise as follows: 

Error! Reference source not found.7, Table IV.M.1-7, Water Use Prohibitions by Rationing Stage, outlines 
mandatory prohibitions on water uses based on the rationing stages. 

IV.M.2 UTILITIES AND SERVICE SYSTEMS, WASTEWATER 

Section IV.M.2, Utilities and Service Systems, Wastewater, page IV.M-21, revise as follows: 

ii) Wastewater Treatment Facilities 

The Project Site is served by JWPCP located in the City of Carson, approximately 9 miles southeast of the 
Project Site.4  The JWPCP is one of the largest wastewater treatment plants in the world, and the largest 

                                                             

4  Sanitation Districts of Los Angeles County, Wastewater Treatment Facilities Map, available at: 
http://www.lacsd.org/wastewater/wwfacilities/default.asp#map. 
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of the LACSDs' wastewater treatment plants, serving approximately 3.5 million.5  The facility provides both 
primary and secondary treatment and has a total permitted capacity of 400 mgd.  Currently, the plant 
treats approximately 254.1 261.1 mgd of wastewater and is operating at approximately 64 65 percent of 
capacity.6 

Section IV.M.2, Utilities and Service Systems, Wastewater, page IV.M-25, revise as follows: 

The JWPCP currently treats approximately 254.1 261.1 million gpd of wastewater, and has a total 
permitted capacity of 400 million gpd.  Thus, the plant is currently operating at approximately 64 65 
percent of capacity and has approximately 145.9 138.9 million gpd of available capacity.  The Project’s net 
increase in wastewater of 70,075 gpd would represent approximately 0.05 0.03 percent of this available 
capacity.  Accordingly, adequate available sewage treatment capacity exists at the JWPCP to serve the 
Project.  The operation of the Project would not require or result in the construction or of new or the 
expansion of existing wastewater treatment facilities. 

Section IV.M.2, Utilities and Service Systems, Wastewater, page IV.M-26, revise as follows: 

The response to this Impact would be similar to the response to Impact (b) above.  As described there, an 
increase in wastewater flow from the Project Site during construction would be negligible and temporary.  
The operational increase in wastewater of 70,075 gpd would represent approximately 0.05-0.03 percent 
of the available capacity of JWPCP.  Accordingly, adequate available sewage treatment capacity exists at 
the JWPCP to serve the Project.  As such, the Project would have a less than significant impact on the 
capacity of the wastewater treatment provider.  

IV.M.1 UTILITIES AND SERVICE SYSTEMS, SOLID WASTE 

Section IV.M.1, Utilities and Service Systems, Solid Waste, page IV.M-33, revise as follows: 

i) Construction 

Project development would generate minor amounts of construction debris compared to most 
construction project, as the site is currently an undeveloped dirt lot.  Solid waste produced during 
construction would primarily be due to daily operations.  In accordance with PDF M-4, the Project would 
be required to implement a construction waste management plan.  Much of this material would be 
recycled and salvaged to the maximum extent feasible from the landfill.  The Countywide Integrated 
Management Plan 2016 Annual Report concludes that there is current capacity of 56.34 million tons 
available throughout the County for the disposal of inert waste.7 Therefore, the minor amount of Project-
generated demolition debris and construction waste would represent a very small percentage of the inert 
waste disposal capacity in the region.  All solid waste-generating activities within the City, including the 
Project, would continue to be subject to the requirements set forth in CALGreen Building Code which 
requires a 65 percent construction waste diversion from landfills.  Therefore, the Project would not create 

                                                             

5  Sanitation Districts of Los Angeles County, Joint Water Pollution Control Plant (JWPCP), available at: 
http://www.lacsd.org/wastewater/wwfacilities/jwpcp/default.asp. 

6  City of El Segundo, Continental Grand Campus Specific Plan Draft EIR, September 2017, page 4.K.2-2. 
7  County of Los Angeles Department of Public Works, Countywide Integrated Management Plan 2016 Annual 

Report, December 2017, Appendix E-2, Table 1. 



City of El Segundo   June 2019 

Beach Cities Media Campus Project   III. Revisions, Clarifications and Corrections on the Draft EIR 
Page III-17 

a need for additional solid waste disposal facilities to adequately handle project construction-generated 
inert waste and impacts would be less than significant. 

VI. ALTERNATIVES 

Section VI. Alternatives, Alternative 2, pages VI-14 through VI-15, revise as follows: 

Similar to the Project, during excavation, on-site grading, building construction and operation of the 
Alternative, hazardous materials, such as fuel, and oils associated with construction equipment, as well as 
coatings, paints, adhesives, and caustic or acidic cleaners, would be used.  Therefore, hazardous materials 
would require proper handling and management and, in some cases, disposal.  With compliance with 
relevant regulations and requirements, construction and operational activities associated with the 
Alternative would not expose people to a substantial risk resulting from the release or explosion of a 
hazardous material, or from exposure to a health hazard, in excess of regulatory standards.  Therefore, 
impacts associated with hazardous waste management during construction and operation would be less 
than significant following mitigation, similar to the Project.  

Under this Alternative, during excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  With the compliance of these regulatory requirements, impacts 
associated with the accidental release of a hazardous material would be less than significant, similar to 
the Project.  

Section VI. Alternatives, Alternative 3, pages VI-32 through VI-33, revise as follows: 

Similar to the Project, during excavation, on-site grading, building construction and operation of the 
Alternative 3 , hazardous materials, such as fuel, and oils associated with construction equipment, as well 
as coatings, paints, adhesives, and caustic or acidic cleaners, would be used.  Therefore, hazardous 
materials would require proper handling and management and, in some cases, disposal.  With compliance 
with relevant regulations and requirements, construction and operational activities associated with the 
Alternative would not expose people to a substantial risk resulting from the release or explosion of a 
hazardous material, or from exposure to a health hazard, in excess of regulatory standards.  Therefore, 
impacts associated with hazardous waste management during construction and operation would be less 
than significant following mitigation, similar to the Project.  

Under this Alternative, during excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  With the compliance of these regulatory requirements, impacts 
associated with the accidental release of a hazardous material would be less than significant following 
mitigation, similar to the Project.  

Section VI. Alternatives, Alternative 4, pages VI-70 through VI-71, revise as follows: 

Similar to the Project, during excavation, on-site grading, building construction and operation of the 
Alternative 4 , hazardous materials, such as fuel, and oils associated with construction equipment, as well 
as coatings, paints, adhesives, and caustic or acidic cleaners, would be used.  Therefore, hazardous 
materials would require proper handling and management and, in some cases, disposal.  With compliance 
with relevant regulations and requirements, construction and operational activities associated with the 
Alternative would not expose people to a substantial risk resulting from the release or explosion of a 
hazardous material, or from exposure to a health hazard, in excess of regulatory standards.  Therefore, 
impacts associated with hazardous waste management during construction and operation would be less 
than significant following mitigation, similar to the Project.  
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Under this Alternative, during excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  With the compliance of these regulatory requirements, impacts 
associated with the accidental release of a hazardous material would be less than significant following 
mitigation, similar to the Project.  

Section VI. Alternatives, Alternative 5, pages VI-108 through VI-109, revise as follows: 

Similar to the Project, during excavation, on-site grading, building construction and operation of the 
Alternative 5 , hazardous materials, such as fuel, and oils associated with construction equipment, as well 
as coatings, paints, adhesives, and caustic or acidic cleaners, would be used.  Therefore, hazardous 
materials would require proper handling and management and, in some cases, disposal.  With compliance 
with relevant regulations and requirements, construction and operational activities associated with the 
Alternative would not expose people to a substantial risk resulting from the release or explosion of a 
hazardous material, or from exposure to a health hazard, in excess of regulatory standards.  Therefore, 
impacts associated with hazardous waste management during construction and operation would be less 
than significant following mitigation, similar to the Project.  

Under this Alternative, during excavation all TPH, lead, and PCBs would be removed in accordance with 
applicable regulatory requirements.  With the compliance of these regulatory requirements, impacts 
associated with the accidental release of a hazardous material would be less than significant following 
mitigation, similar to the Project.  

APPENDICES 

Appendix H. 1 Traffic Study, page 31, Table 4, Related Projects Trip Generation Estimates, Row 12 and 
Row 29, revise as follows: 
 

12. 707 North Sepulveda Boulevarda  Supermarket 27.50 ksf 
Restaurant 52 28 seats 
Bank 7.0 ksf 

 
29. 1000 North Sepulveda Boulevarda Supermarket Medical Office 27,500 23.05 ksf 

Restaurant Pharmacy 52,000 0.665 ksf 
Bank Coffee Shop 7,000 1.715 ksf 
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IV. MITIGATION MONITORING AND REPORTING PROGRAM 
 

1. MITIGATION MONITORING AND REPORTING PROCEDURES 

Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting or monitoring 
program for the changes to the project or conditions of project approval, adopted in order to mitigate or 
avoid significant effects on the environment” (Mitigation Monitoring Program, Section 15097 of the CEQA 
Guidelines provides additional direction on mitigation monitoring or reporting).  The Planning and Building 
Safety Department for the City of El Segundo is the Lead Agency for the Beach Cities Media Campus 
Project. 

An Environmental Impact Report has been prepared to address the potential environmental impacts of 
the Proposed Project.  Where appropriate, this environmental document identified project design 
features or recommended mitigation measures to avoid or to reduce potentially significant environmental 
impacts of the Project.  This Mitigation Monitoring and Reporting Program (MMRP) is designed to monitor 
implementation of mitigation measures identified for the Project.  The required mitigation measures are 
listed separately and categorized by impact area, with an accompanying identification of the following: 

• Monitoring Phase, the phase of the Project during which the mitigation measure 
must be monitored; 

- Pre-Construction, including the design phase 

- Construction 

- Post-Construction  

• The Implementing Party, the agency with the power to implement the mitigation 
 measure; 

• The Enforcement Agency, the agency with the power to enforce the mitigation 
 measure, and 

• The Monitoring Agency, the agency to which reports involving feasibility, 
compliance, implementation and development are made. 

The MMRP for the Proposed Beach Cities Media Project will be in place throughout all phases of the 
Project.  The Applicant shall be responsible for implementing all mitigation measures unless otherwise 
noted.  The Applicant shall also be obligated to provide certification, as identified below, to the 
appropriate monitoring agency and the appropriate enforcement agency that compliance with the 
required mitigation measure has been implemented.  The City’s existing planning, engineering, review, 
and inspection processes will be used as the basic foundation for the MMRP procedures and will also 
serve to provide the documentation for the reporting program.   

The substance and timing of each certification report that is submitted to Planning and Building Safety 
Department shall be at the discretion of the Planning and Building Safety Department.  Generally, each 
report will be submitted to the Planning and Building Safety Department in a timely manner following 
completion/implementation of the applicable mitigation measure and shall include sufficient information 
to reasonably determine whether the intent of the measure has been satisfied.  The Planning and Building 
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Safety Department in conjunction with the Applicant shall assure that Project construction occurs in 
accordance with the MMRP.  The South Coast Air Quality Management District (SCAQMD) shall be 
responsible for the implementation of corrective actions relative to violations of SCAQMD rules associated 
with mitigation.  Departments listed below are all departments of the City of El Segundo unless otherwise 
noted. 

2. MITIGATION MEASURES AND PROJECT DESIGN FEATURES 

A. Aesthetics 

No specific Project Design Features are proposed with regard to aesthetics. No mitigation 
measures are required. 

B. Agricultural and Forestry Resources  

No specific Project Design Features are proposed with regard to agricultural and forestry 
resources.  No mitigation measures are required. 

C. Air Quality 

No specific Project Design Features are proposed with regard to air quality.  No mitigation 
measures are required. 

D. Biological Resources 

No specific Project Design Features are proposed with regard to biological resources.  No 
mitigation measures are required. 

E. Cultural Resources 

i) Project Design Features 

No specific Project Design Features are proposed with regard to cultural resources. 

ii) Mitigation Measures 

MM B-1: A qualified paleontologist shall be retained to perform periodic inspections 
of excavation and grading activities at the Project Site.  The frequency of 
inspections shall be based on consultation with the paleontologist and shall 
depend on the rate of excavation and grading activities, the materials being 
excavated, and if found, the abundance and type of fossils encountered.  If 
paleontological materials are encountered, the paleontologist shall 
temporarily divert or redirect grading and excavation activities in the area of 
the exposed materials to facilitate evaluation and, if necessary, salvage.  The 
paleontologist shall then assess the discovered material(s) and prepare a 
survey, study or report evaluating the impact.  The Project Applicant shall 
then comply with the recommendations of the evaluating paleontologist, and 
a copy of the paleontological survey report shall be submitted to the Los 
Angeles County Natural History Museum.  Ground-disturbing activities may 
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resume once the paleontologist’s recommendations have been implemented 
to the satisfaction of the paleontologist. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM B-2: A qualified professional archaeologist shall monitor all ground disturbing 
activities of the Project.  If buried unique archaeological resources are 
discovered during ground-disturbing activities, work shall cease within 50 
feet of the find until a qualified archaeologist can assess the significance of 
the find and, if necessary, invoke appropriate treatment measures.  Such 
measure(s) may include avoidance, preservation in place, Phase III data 
recovery and associated documentation, or other appropriate measures.  The 
City shall determine the appropriate and feasible measure(s) that will be 
necessary to mitigate impacts, in consideration of the measure(s) 
recommended by the Monitor.  The Applicant shall implement all measure(s) 
that the City determines necessary, appropriate and feasible.  Within 60 days 
after grading activities are completed, the Monitor shall prepare and submit 
a final report to the City and the State Office of Historic Preservation.  The 
report shall include documentation of any recovered unique archaeological 
resources, the significance of the resources, and the treatment of the 
recovered resources.  In addition, the Monitor shall submit the monitoring 
log and photo documentation, accompanied by a photo key, to the City. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

F. Geology and Soils 

i) Project Design Features 

PDF C-1: A Project design-specific geotechnical and engineering report is required to 
be prepared by a California-licensed geotechnical engineer, California-
certified engineering geologist, and civil engineer with expertise in 
geotechnical issues registered in the State of California during Project design 
and prior to Project construction in compliance with the most current City of 
El Segundo Department of Public Works guidelines.  The investigation is 
required to address the proposed Project foundation and structure design to 
minimize effects from adverse soil conditions including any liquefiable or 
otherwise unstable/consolidation-prone soils; bedrock characteristics; 
subsidence; earthquake ground shaking; slope instability; subsurface gas; 
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groundwater; and/or other geotechnical and engineering geologic hazards.  
The design and construction recommendations will be incorporated into the 
foundation and structural design of Proposed Project components, 
implemented in accordance with the design, and subjected to on-going 
inspection by the relevant entities/agencies.  Prior to Grading Plan approval 
and issuance of permits, all construction/development plans will be approved 
by the City for construction of such improvements.  Construction will occur in 
accordance with the approved plans. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department, Public Works Department 

ii) Mitigation Measures  

No mitigation measures are required. 

G. Greenhouse Gas Emissions 

i) Project Design Features 

No specific Project Design Features are proposed with regard to greenhouse gas 
emissions. 

ii) Mitigation Measures  

MM D-1: The Project applicant shall provide sidewalks within the Project boundary 
connecting off-site.  

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM D-2:  The Project applicant shall require that all faucets, toilets and showers 
installed in the proposed structures utilize low-flow fixtures that would 
reduce indoor water demand by 20% per CalGreen Standards. 

Monitoring Phase:   Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 



City of El Segundo   June 2019 

Beach Cities Media Campus Project   IV. Mitigation Monitoring and Reporting Program 
Page IV-5 

MM D-3:  The Project applicant shall require that ENERGY STAR-compliant appliances 
are installed wherever appliances are required on-site. 

Monitoring Phase:   Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM D-4:  The Project applicant shall require that high-efficiency lighting (such as LED 
lighting that is 34 percent more efficient than fluorescent lighting) be 
installed within buildings on-site. 

Monitoring Phase:   Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

H. Hazards and Hazardous Materials 

i) Project Design Features 

No specific Project Design Features are proposed with regard to hazards and hazardous 
materials. 

ii) Mitigation Measures  

MM E-1: Prior to the issuance of grading permits, the Applicant shall submit final 
design plans and a design-level geotechnical engineering report to the City of 
El Segundo Building and Safety Division for review and approval.  The design-
level geotechnical engineering report shall provide the location of the 
Standard Oil Company and Standard Gasoline Company pipe line easement. 

Monitoring Phase:   Pre- Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

I. Hydrology/Water Quality 

i) Project Design Features 

PDF F-1: Construction BMPs will be designed and maintained as part of the 
implementation of the local SWPPP (which includes an Erosion Control Plan) 
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in compliance with the General Permit.  The Erosion Control Plan shall be 
implemented when construction commences and before any site clearing or 
demolition activity.  During construction, the Erosion Control Plan will be 
referred to regularly and amended as changes occur throughout the 
construction process. 

Monitoring Phase:   Construction, Post-Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department, Public Works Department 

PDF F-2: The Project shall implement the following construction-specific BMPs: 

• Disposing of waste in accordance with all applicable laws and regulations; 

• Cleaning up leaks, drips, and spills immediately; 

• Conducting street sweeping during construction activities; 

• Limiting the amount of soil exposed at any given time; 

• Covering trucks; 

• Keeping construction equipment in good working order; and 

• Installing sediment filters during construction activities. 

Monitoring Phase:   Construction, Post Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department, Public Works Department 
 

PDF F-3: The Project shall meet the applicable requirements of the SUSMP adopted by 
the Los Angeles Regional Water Quality Control Board through the 
preparation and implementation of a Project-specific SUSMP. 

Monitoring Phase:   Construction, Post Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles Regional 
Water Quality Control Board 

Monitoring Agency: Planning and Building Safety 
Department, Los Angeles Regional 
Water Quality Control Board 
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PDF F-4: The Project shall comply with all NPDES Permit and waste discharge 
requirements. 

Monitoring Phase:   Construction, Post Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles Regional 
Water Quality Control Board 

Monitoring Agency: Planning and Building Safety 
Department, Los Angeles Regional 
Water Quality Control Board 

PDF F-5: The Project shall comply with the requirements of the Los Angeles County 
MS4 Permit, which controls quality of runoff entering municipal storm drains 
in Los Angeles County. 

Monitoring Phase:   Construction, Post Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles Regional 
Water Quality Control Board 

Monitoring Agency: Planning and Building Safety 
Department, Los Angeles Regional 
Water Quality Control Board 

PDF F-6: The Project shall comply with City grading permit regulations, which require 
necessary measures, plans (including a wet weather erosion control plan if 
construction occurs during the rainy season), and inspection to reduce 
sedimentation and erosion. 

Monitoring Phase:   Construction, Post Construction  
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles Regional 
Water Quality Control Board 

Monitoring Agency: Planning and Building Safety 
Department, Los Angeles Regional 
Water Quality Control Board 

PDF F-7: The Project shall comply with all applicable federal, state, and local 
requirements concerning the handling, storage and disposal of hazardous 
waste. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 
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PDF F-8: All trash facilities shall be covered and isolated from stormwater runoff. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

ii) Mitigation Measures  

MM F-1: The applicant must prepare a hydrology study of the development on the 
Project Site.  Such study must be reviewed and approved by the City of El 
Segundo and any other applicable agency. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM F-2: The applicant must prepare runoff studies for the development on the Project 
Site so that the runoff from the Project area would not flow onto another 
area without the owner’s consent.  Such studies must be reviewed and 
approved by the City of El Segundo and any other applicable agency. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM F-3: The applicant must prepare a master drainage plan for the development on 
the Project Site.  This plan must include detailed hydrology/hydraulic 
calculations and drainage improvements, showing quantitatively how the 
Project will eliminate the potential for downstream flooding due to increased 
storm water runoff.  This plan will also identify the proposed BMPs to be 
implemented in compliance with the requirements of the Standard Urban 
Storm Water Mitigation Plan and the ESMC.  Such plan must be reviewed and 
approved by the City of El Segundo and the Los Angeles County Department 
of Public Works. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles County 
Department of Public Works 
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Monitoring Agency: Planning and Building Safety 
Department, Los Angeles County 
Department of Public Works 

MM F-4: The applicant must design a conveyance and detainment system to meet the 
Los Angeles County Department of Public Works limits on the storm drains 
that would convey the Project Site’s discharge for the development on the 
Project Site. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Los Angeles County 
Department of Public Works 

Monitoring Agency: Planning and Building Safety 
Department, Los Angeles County 
Department of Public Works 

MM F-5: The Project must comply with City of El Segundo Ordinance No. 1347 and No. 
1348, which establishes storm water and urban pollution controls. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM F-6: The Project owner/developer must maintain all structural or treatment 
control BMPs for the life of the project. 

Monitoring Phase:   Construction, Post-Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department, Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department, Public Works Department 
J. Land Use/Planning 

No specific Project Design Features are proposed with regard to land use/planning.  No mitigation 
measures are required. 

K. Mineral Resources 

No specific Project Design Features are proposed with regard to mineral resources.  No mitigation 
measures are required. 
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L. Noise 

No specific Project Design Features are proposed with regard to noise.  No mitigation measures 
are required. 

M. Population, Housing, and Employment 

No specific Project Design Features are proposed with regard to population, housing, and 
employment.  No mitigation measures are required. 

N. Public Services 

i) Fire Protection 

1) Project Design Features 

PDF J-1: The Project shall implement a Construction Management Plan 
(“CMP”) that would include street closure information, a detour 
plan, haul routes and a staging plan.  The CMP would formalize 
how construction would be carried out and identify specific 
actions that would be required to reduce effects on the 
surrounding community.  The CMP shall be based on the nature 
and timing of the specific construction activities and other 
projects in the vicinity of the Project Site and shall include, but 
not be limited to:  prohibition of construction worker parking on 
nearby residential streets; worker parking would be provided on-
site or in designated off-site public parking areas; temporary 
traffic control during all construction activities adjacent to public 
rights-of-way to improve traffic flow on public roadways (e.g., 
flag men); scheduling of construction-related deliveries, haul 
trips, etc., so as to occur outside the commuter peak hours to the 
extent feasible, to reduce the effect on traffic flow on 
surrounding streets; construction-related vehicles shall not park 
on surrounding public streets; and safety precautions for 
pedestrians and bicyclists through such measures as alternate 
routing and protection barriers as appropriate, especially as it 
pertains to maintaining safe routes to schools. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF J-2: Provide an automatic fire sprinkler system throughout each 
office/studio building, installed in accordance with California Fire 
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Code Chapter 9 and the currently adopted edition of the NFPA 
13. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Fire Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF J-3: Provide a manual fire alarm system throughout each building, 
installed in accordance with California Fire Code Chapter 9 and 
the currently adopted edition of NFPA 72. 

Monitoring Phase: Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Fire Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF J-4: Provide a manual standpipe system in each stairwell of the 
proposed parking garage, installed in accordance with California 
Fire Code Chapter 9 and the currently adopted edition of NFPA 
14. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Fire Department 
Monitoring Agency: Planning and Building Safety 

Department 
2) Mitigation Measures 

No mitigation measures are required. 

ii) Police Protection 

No specific Project Design Features are proposed with regard to police protection. No 
mitigation measures are required. 

iii) Schools 

No specific Project Design Features are proposed with regard to schools.  No mitigation 
measures are required. 

iv) Parks 

No specific Project Design Features are proposed with regard to parks.  No mitigation 
measures are required. 
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v) Other Public Facilities 

No specific Project Design Features are proposed with regard to other public facilities.  No 
mitigation measures are required. 

O. Recreation 

No specific Project Design Features are proposed with regard to recreation.  No mitigation 
measures are required. 

P. Transportation/Traffic 

i) Project Design Features 

PDF K-1: Prior to the start of construction, the Project Applicant shall prepare a 
Construction Traffic Management Plan and submit it to the City of El Segundo 
Traffic Division for review and approval. The Construction Management Plan 
shall include a Worksite Traffic Control Plan, which will facilitate traffic and 
pedestrian movement, and minimize the potential conflicts between 
construction activities, street traffic, bicyclists, and pedestrians. 
Furthermore, the Construction Traffic Management Plan and Worksite Traffic 
Control Plan shall include, but not be limited to, the following measures:  

• Maintain access for land uses in the vicinity of the Project Site during 
construction;  

• Schedule construction material deliveries during off-peak periods to the 
extent practical;  

• Minimize obstruction of traffic lanes adjacent to the Project Site to the 
extent feasible;  

• Organize Project Site deliveries and the staging of all equipment and 
materials in the most efficient manner possible, and on-site where 
possible, to avoid an impact to the surrounding roadways;  

• Coordinate truck activity and deliveries to ensure trucks do not wait to 
unload or load at the Project Site and impact roadway traffic, and if 
needed, utilize an organized off-site staging area;  

• Control truck and vehicle access to the Project Site with flagmen;  

• Prepare a haul truck route program that specifies the construction truck 
routes to and from the Project Site;  

• Limit sidewalk and lane closures to the maximum extent possible, and 
avoid peak hours to the extent possible. Where such closures are 
necessary, the Project’s Worksite Traffic Control Plan will identify the 
location of any sidewalk or lane closures and identify all traffic control 
measures, signs, delineators, and work instructions to be implemented 
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by the construction contractor through the duration of demolition and 
construction activity; and/or  

• Parking for construction workers will be provided either on-site or at off-
site, off-street locations. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department, Traffic 

Division 
Monitoring Agency: Planning and Building Safety 

Department 

ii) Mitigation Measures  

MM K-1: Transportation Demand Management Program.  A TDM program will be 
implemented as part of the mitigation package for the Project. Several TDM 
program elements are project design features that are currently proposed for 
implementation. Other TDM program elements would be developed as part 
of preparation of a detailed TDM plan, to be approved by City of El Segundo 
prior to approval of a final certificate of occupancy for the Project.   City 
approval will be contingent upon submission of an accompanying analysis 
based on CAPCOA and latest available relevant research confirming that the 
elements in the TDM plan will yield the intended 6.5% reduction in weekday 
peak hour trips that the traffic analysis was based on. 

TDM strategies are aimed at discouraging single-occupancy vehicle trips and 
encouraging alternative modes of transportation such as carpooling, taking 
transit, walking, and biking. Strategies that are suggested as appropriate for 
this site, as targeted for the office land use, include: 

• Commuter Trip Reduction (CTR) Program, Voluntary – The Project could 
implement a CTR program that encourages alternative modes of 
transportation such as carpooling, taking transit, walking, and biking. The 
voluntary program does not require monitoring and reporting and no 
performance standards are established. The CTR program would provide 
employees with assistance in the following. 

§ Carpool encouragement, 

§ Ride-matching assistance, 

§ Preferential carpool parking, 

§ Flexible work schedules for carpools, 

§ Half time transportation coordinator; and 

§ Vanpool assistance. 
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§ Due to the importance of information sharing and marketing, 
marketing strategies to reduce commute trips would be included as 
part of the CTR Program. Some marketing strategies may include: 

§ New employee orientation of trip reduction and alternative mode 
options, 

§ Event promotions; and 

§ Publications. 

• Car Share Program – This Project could implement a car-sharing program 
to allow people to have on-demand access to a shared fleet of vehicles 
on an as-needed basis. User costs are typically determined through 
mileage or hourly rates, with deposits and/or annual membership fees. 
The car-sharing program could be created through a local partnership or 
through one of many existing car-share companies. Employer-based 
programs provide a means for business/day trips for alternative mode 
commuters and provide a guaranteed ride home option. 

• Site Design – Project site will be designed to encourage walking, biking, 
and transit. Amenities could include new, wider sidewalks and street 
trees along the site perimeter and bicycle parking, showers, and secure 
lockers. 

Monitoring Phase:   Pre-Construction, Construction 

Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department 

MM K-2: Driveway 1.  A proposed mitigation for the Project is to signalize Driveway 1. 
Currently proposed as a full-access unsignalized intersection, adding a signal 
will improve operations and increase safety (see the site access analysis in 
Chapter 6 of the Traffic Study). The intersection would remain full access, but 
the installation of a signal would allow for more controlled and efficient 
movements. Installation of the signal would require approval from both the 
City of El Segundo and City of Manhattan Beach. 

 With the proposed mitigation of a signal at Driveway 1, Project related 
vehicular traffic would shift. Intersections directly affected by this shift would 
include those in close proximity to Driveway 3, such as Intersection 11: Nash 
Street & Park Place and Intersection 16: Nash Street & Rosecrans Avenue. 
Other intersections east of the Project Site would see minor changes in 
vehicular volume due to the shifting of Project traffic from primarily using 
Driveway 3 to access the site and instead using Driveway 1. The mitigation 
analysis takes into account this shift in traffic due to the proposed signal. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
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Enforcement Agency: Public Works Department, City of 
Manhattan Beach Public Works 
Department 

Monitoring Agency: Public Works Department, City of 
Manhattan Beach Public Works 
Department 

MM K-3: Intersection 12. Douglas Street & Park Place.  The mitigation involves 
signalizing the intersection that is currently stop-controlled. Special attention 
would be needed in the signal design for the westbound movement, which 
currently consists of two separate driveways. Signals may be needed that 
accommodate two separate westbound phases, or coordination with the 
private property owners may be needed to consolidate the two driveways. 
The measure would mitigate the significant impact under Existing and Future 
plus Project conditions. Installation of the signal would require approval from 
the City of El Segundo. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Public Works Department 

MM K-4: Intersection 21. Isis Avenue & Rosecrans Avenue. This mitigation involves 
restriping the southbound lanes from one shared through left and one right 
to a left-only lane and a shared through/right lane. The southern portion of 
the intersection has one receiving through lane. This intersection is in the City 
of Hawthorne and the improvement would require approval of Hawthorne. 
The measure would mitigate the significant impact under Existing and Future 
plus Project conditions. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department, City of 

Hawthorne Public Works Department 
Monitoring Agency: Public Works Department, City of 

Hawthorne Public Works Department 

MM K-5: Intersection 24. I-405 Northbound On-/Off-Ramps & Rosecrans Avenue. This 
mitigation involves restriping the northbound off-ramp lanes from two lefts 
and one right to two left and one shared left/right. The western portion of 
the intersection has three receiving lanes for the left-turn movement. The 
existing median along Rosecrans Avenue may need to be cut back in order to 
accommodate the third left turning movement. This intersection is under 
Caltrans jurisdiction and the improvement would require approval of 
Caltrans. The measure would mitigate the significant impact under Existing 
and Future plus Project conditions. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
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Enforcement Agency: Public Works Department, Caltrans 
Monitoring Agency: Public Works Department, Caltrans 

Q. Tribal Cultural Resources 

i) Project Design Features 

No specific Project Design Features are proposed with regard to tribal cultural resources.   

ii) Mitigation Measures  

MM L-1: Prior to issuance of a grading permit, the Applicant shall retain a qualified 
Native American Monitor (Monitor) from the Gabrieleno Band of Mission 
Indians-Kizh Nation to monitor all grading and excavation activities within the 
Project Site.  The Monitor shall photo-document the grading and excavation 
activities and maintain a daily monitoring log that contains descriptions of the 
daily construction activities, locations and mappings of the graded areas, 
soils, and documentation of any identified tribal cultural resources.  On-site 
monitoring shall end when the Project Site grading and excavation activities 
are completed, or when the Tribal Representatives and Monitor have 
indicated that the Project Site has a low potential for archaeological 
resources.  If tribal cultural resources are encountered during monitoring, all 
ground-disturbing activities within 50 feet of the find shall cease and the 
Monitor shall evaluate the significance of the find, and if significant, 
recommend a formal treatment plan and appropriate measure(s) to mitigate 
impacts.  Such measure(s) may include avoidance, preservation in place, 
archaeological data recovery and associated laboratory documentation, or 
other appropriate measures.  The City shall determine the appropriate and 
feasible measure(s) that will be necessary to mitigate impacts, in 
consideration of the measure(s) recommended by the Monitor.  The 
Applicant shall implement all measure(s) that the City determined necessary, 
appropriate and feasible.  Within 60 days after grading and excavation 
activities are completed, the Monitor shall prepare and submit a final report 
to the City and the California Native American Heritage Commission.  The 
report shall include documentation of any recovered tribal cultural resources, 
the significance of the resources, and the treatment of the recovered 
resources.  In addition, the Monitor shall submit the monitoring log and photo 
documentation, accompanied by a photo key, to the City. 

Monitoring Phase:   Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 
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R. Utilities/Service Systems 

i) Water 

1) Project Design Features 

PDF M.1-1: Any existing water meters, potable water service connections, 
fire backflow devices and potable water backflow devices shall 
be upgraded to current City Water Division standards. These 
devices shall be placed or relocated onto private property. In 
addition, any unused water laterals shall be abandoned and 
properly capped at the City main. The Contractor shall obtain 
necessary permits and licenses, and provide traffic control plans 
and shoring plans. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department 

2) Mitigation Measures  

No mitigation measures are required. 

ii) Wastewater 

1) Project Design Features 

PDF M.2-1: The Project Applicant shall submit a Utility Plan to the City of El 
Segundo Public Works Department for review and approval. The 
Utility Plan shall show all existing and proposed utility 
improvements (sewer, water, gas, storm drain, electrical, etc.), 
their sizes and associated easements around the Project Site, and 
traffic control plans for work in the public right-of-way. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF M.2-2: The Project Applicant shall submit a Sewer Study to the City 
Engineer for review and approval. Any capacity deficiencies 
identified in the Sewer Study shall be addressed through 
upgrades. In addition, any unused sanitary sewer laterals shall be 
abandoned and properly capped at the City main. The Contractor 
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shall obtain necessary permits and licenses, and provide traffic 
control plans and shoring plans. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Public Works Department 
Monitoring Agency: Planning and Building Safety 

Department 

2) Mitigation Measures  

No mitigation measures are required. 

iii) Solid Waste 

1) Project Design Features 

PDF M.3-1: During construction, the Project would implement a construction 
waste management plan to recycle non-hazardous construction 
debris.  Off-site recycling centers, such as asphalt or concrete 
crushers, would be utilized to provide crushed materials for 
roadbed base. 

Monitoring Phase:  Pre-Construction, Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF M.3-2: All structures constructed or uses established within any part of 
the Project shall be designed to be permanently equipped with 
clearly marked, durable, source sorted recycling bins at all times 
to facilitate the separation and deposit of recyclable materials. 

Monitoring Phase:  Construction 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

PDF M.3-3: Primary collection bins shall be designed to facilitate mechanized 
collection of such recyclable wastes for transport to on- or off-
site recycling facilities. 

Monitoring Phase:  Construction, Operation 
Implementation Party:  Applicant 
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Enforcement Agency: Planning and Building Safety 
Department 

Monitoring Agency: Planning and Building Safety 
Department 

PDF M.3-4: The Applicant or its successor shall continuously maintain in good 
order clearly marked, durable, and separate recycling bins on the 
same lot or parcel to facilitate the deposit of recyclable or 
commingled waste metal, cardboard, paper, glass, and plastic 
therein; maintain accessibility to such bins at all times for the 
collection of such wastes for transport to on- or off-site recycling 
plants; and require waste haulers to utilize local or regional 
material recovery facilities as feasible and appropriate. 

Monitoring Phase:  Construction, Operation 
Implementation Party:  Applicant 
Enforcement Agency: Planning and Building Safety 

Department 
Monitoring Agency: Planning and Building Safety 

Department 

2) Mitigation Measures 

No mitigation measures are required. 

iv) Energy 

No specific Project Design Features are proposed with regard to energy.  No mitigation 
measures are required. 
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