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3.0 PROJECT DESCRIPTION

3.1 PROJECT LOCATION

The proposed San Fernando Parking Lots Project (project) is located in the City of San
Fernando, which is within the northeast portion of the San Fernando Valley in the County of
Los Angeles, California. The City of San Fernando is approximately 2.4 square miles in area
and is completely surrounded by the City of Los Angeles; refer to Exhibit 3-1, Regional Vicinity.

The project is comprised of five non-contiguous sites within the area generally bounded by
Truman Street, South Brand Boulevard, Pico Street, and San Fernando Mission Boulevard; refer
to Exhibit 3-2, Project Vicinity.

The project area is closely situated to multiple transportation channels including the Metrolink
station located just northeast of the project site; Interstate 5 located approximately 0.70 miles
southwest of the project site; Interstate 210 located approximately 1.6 miles northeast of the
project site; and State Highway 118, which is approximately 1.0 miles southeast of the project
site.

3.2 PROJECT BACKGROUND

In September 2004, the City Council and Agency authorized the issuance of a Request For
Proposals (RFP) for all City and Agency-owned parking lots on Truman Street and Celis Street,
in order to assess developer, business, and non-profit interest in developing these City and
Agency-owned properties in a manner consistent with the San Fernando Corridors Specific Plan.
An important objective of the Parking Lots RFP was to encourage mixed-use development (i.e.,
commercial and residential) on underutilized City and Agency properties while expanding the
availability of public parking in the downtown. Approximately 115 Parking Lots RFPs were
sent to developers and other interested parties via an e-mail distribution list. The City and
Agency received three proposals by the specified Parking Lots RFP deadline of November 1,
2004.

On January 3, 2005, the San Fernando Corridors Specific Plan was adopted by the City Council.
One of the outcomes of the San Fernando Corridors Specific Plan was the rezoning of the
commercial corridors to allow for mixed-use development with housing. The City, Agency, and
Parking Authority-owned parcels are located within the San Fernando Corridors Specific Plan
area.

Draft Environmental Impact Report 3-1 Project Description
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After reviewing the proposals received in response to the Parking Lots RFP, the Redevelopment
Agency entered into a Negotiation Agreement with CMI Management Inc./Wilshire Ventures
for Parking Lot Nos. 4, 5, 8, and 10, and a Negotiation Agreement with Gangi Development for
Parking Lot No. 3. Subsequently, the Agency determined to proceed in negotiating a
Disposition and Development Agreement for Parking Lots No. 8 and No. 10, and deferred
negotiation of the Disposition and Development Agreements for Parking Lot Nos. 3, 4, and 5.

After extensive negotiation and project refinement over the course of approximately 16 months,
on October 16, 2006, the Redevelopment Agency adopted the Mitigated Negative Declaration
for the Plaza Del Sol Mixed-Use Development Proposal for Parking Lots Nos. 8 and 10, and
approved a Disposition and Development Agreement with CMI Management Inc./Wilshire
Ventures for Parking Lot Nos. 8 and 10. Subsequently, litigation was commenced challenging
the adequacy of the Mitigated Negative Declaration. In order to resolve that litigation, the
Agency entered into a Settlement Agreement, whereby the Agency agreed to terminate the 2006
Disposition and Development Agreement (DDA) and commence preparation of an
Environmental Impact Report (EIR).

Also, since adoption of the Mitigated Negative Declaration, the development proposal has
changed and new sites have been added. For these reasons, the City of San Fernando
determined that an Environmental Impact Report (EIR) would need to be prepared in
accordance with CEQA.

3.3 PROJECT SETTING

The project sites are currently developed with public parking lots, with the exception of one
site, which is developed with an auto service use (Firestone Tires) and a public parking lot. The
public parking lots that comprise the project sites are depicted on Exhibit 3-3, Aerial Photograph:

e Parking Lot No. 3 (Lot 3), located east of San Fernando Mission Boulevard, between
Celis and Pico Streets;

e Parking Lot No. 4 (Lot 4) and adjacent private parcel (Firestone Tires), located south
of Truman Street between Maclay Avenue and South Brand Boulevard;

e Parking Lot No. 5 (Lot 5), located at the southeast corner of San Fernando Mission
Boulevard and Truman Street;

e Parking Lot No. 7 (Lot 7), located at the southwest corner of San Fernando Mission
Boulevard and Truman Street; and

e Parking Lots Nos. 8 and 10 (Lot 8, Lot 10, or Lots 8 and 10), located west of South
Brand Boulevard, between Pico and Celis Streets.
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34 EXISTING GENERAL PLAN AND ZONING
DESIGNATIONS

The project sites are located within the San Fernando Corridors Specific Plan area and are
designated SP-4 (Corridors Specific Plan) on the General Plan land use map. The project sites are
zoned SP-4 (Corridors Specific Plan) and are located within the Downtown and Truman/San
Fernando Districts and the City Center and Mixed-Use Sub-Districts of the Specific Plan; refer to
Exhibit 3-4, Specific Plan City Districts and Land Use Sub-Districts.

3.5 SURROUNDING LAND USES

Surrounding land uses within the area generally include retail sales, offices, restaurants, service
commercial businesses, light industrial and warehousing activities, and automobile service and
sales-related uses. Specific land uses surrounding each of the project sites are as follows.

Parking Lot No. 3

North: Commercial uses (i.e., Jack in the Box, Value Plus Food Warehouse, and Yoshinoya)
East: Commercial uses (i.e., Casanova, JC Penny Co. and Fiesta Home Center)

South: Commercial uses (i.e., Goodwill, Hair and Nails, and Ahead of Its Time)

West: Commercial (i.e., Pacific Western Bank) and medium density residential uses

Parking Lot No. 4 and Adjacent Private Parcel (Firestone Tires)

North: Vacant land and commercial uses (i.e., Starbucks, El Pollo Loco, and Super Dollar
Store)
East: Commercial uses (i.e., Town Barber Shop, Liquor, Denny’s, La Pizza Loca, Clinica

Medica, El Pescador, and Centro Dental Familiar)
South: Commercial uses (i.e., Bank of America)

West: Commercial uses (i.e., La Popular Outlet Center, Berman Shoes, Lily’s Bridal
Photography, and Casa de Bride)
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Parking Lot No. 5

North: Commercial uses (i.e., Pep Boys)

East: Commercial uses (i.e., Starbucks and El Pollo Loco)

South: Vacant land and commercial uses (i.e., Payless)

West: Commercial uses (i.e., Tres Hermanos, Don Carlitos Raspados and Tortas, Seuse

Nails, Dinos Party “R” Us Discount, and Las Reyes Bakery)

Parking Lot No. 7

North: Off-site parking uses adjoin Lot 7.
East: Commercial uses (i.e., Starbucks and El Pollo Loco)

South: Parking (Lot 5) and commercial uses (i.e. Don Carlitos Raspados and Tortas, Dinos
Party “R” Us Discount, and Las Reyes Bakery)

West: Commercial uses (i.e., fast food/drive-thru uses) adjoin Lot 7.

Parking Lot Nos. 8 and 10

North: Commercial uses (i.e., Famsa Furniture)

East: Commercial uses (i.e., San Fernando Furniture, Credit Hogar, and Flowers and
Bridal)

South: Commercial uses (i.e, Washington Mutual, San Fernando Auto Insurance, and
Valley Family Center)

West: Institutional and commercial uses (i.e., Verizon Wireless and St. Ferdinand’s
Church)

3.6 PROJECT OBJECTIVES

The project is located within the San Fernando Corridors Specific Plan area. The purpose of the
Specific Plan is to establish policies and strategies to transform the corridors along Truman
Street, San Fernando Road, and Maclay Avenue into attractive, livable, and economically vital
districts. The six overall objectives identified in the Specific Plan are:
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Objective #1  Establish the City’s corridors as the armature of the City.

Objective #2 Remedy the feeling of “sprawl” on the corridors.

Objective #3  Attract new investment appropriate to the envisioned character of the corridors.
Objective #4 Revitalize the identity and investment climate of the City as a whole.

Objective #5 Make walking and driving along the corridors a more pleasant experience by

improving the physical settings of corridor streets.

Objective #6  Use the corridors to enhance San Fernando’s identity to visitors.

The project is proposed to assist in achieving the overall intent of the Specific Plan. The
following project objectives are consistent with the objectives of the Specific Plan.

Land Use Planning

Economic

Provide development that reflects the vision and intent of the San Fernando
Corridors Specific Plan, including specific development standards, design
guidelines, and site improvements.

Expand residential opportunities within the Downtown District and in close
proximity to existing retail and commercial uses.

Provide residents with an increased variety of housing options.

Provide a mix of residential, employment, retail, and commercial uses that
encourage activity within the Downtown District.

Provide storefront retail and commercial uses that accommodate pedestrian-friendly
amenities at the street level.

Provide development that is compatible with surrounding land uses.

Create economically feasible mixed-use development that improves the City’s
existing surface public parking lots, increases the City’s tax revenue, and provides
additional retail, commercial, and housing opportunities in the City.

Dedicate 20 percent of total residential units for low- to moderate-income
households.

Increase the City’s economic base by providing new tax revenue generated from
retail sales, commercial uses, residential property tax, and increased assessed value
of land and buildings.

Circulation

Provide efficient circulation patterns both on and off the project site(s) that are
consistent with the objectives and policies of the Specific Plan and that minimize
traffic congestion.
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Parkin

e Allow for a more efficient use of surface parking lots while maintaining sufficient
public parking within the area.

e Provide sufficient parking to meet the needs of the project.

e Replace the loss of public parking spaces in surface lots with parking structures on
the project site(s).

Architecture/Aesthetics

e Design buildings with articulation expressed in exterior treatment on all sides.

e Design corner buildings that create street edge and identity, giving prominence to
the corner on which they are sited.

e Provide incorporated parking that will not be the focal point of any project.
e Improve the visual character and identity of the City’s built environment.

e Encourage quality design that enhances the overall appearance of the Downtown
District.

e Use architectural elements and details that reflect primarily Mission, Spanish
Colonial Revival, Mediterranean, and Monterey styles.

Pedestrian Issues

e Provide a safe, efficient, and aesthetically attractive street system that includes
pedestrian-friendly walkways in the Downtown District.

e Encourage a human-scale and a pedestrian-friendly environment.

e Design Buildings to provide both interest and activity at the pedestrian level.

3.7 PROJECT CHARACTERISTICS
OVERVIEW

The San Fernando Parking Lots Project involves the development of five sites within the San
Fernando Corridors Specific Plan area with mixed-use residential, service commercial, retail,
restaurant, and parking uses. The proposed land uses for the five sites are illustrated on Exhibit
3-5, Proposed Land Use Plans.

Parking Lots 8 and 10 (Plaza Del Sol Mixed-Use Development)

The approximately 1.36-acre site occupies Parking Lots 8 and 10, and is located at the southwest
corner of South Brand Boulevard and Celis Street within the Mixed-Use Transition Sub-District
of the San Fernando Corridors Specific Plan.
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The Plaza Del Sol Mixed-Use Development proposes residential and retail/service uses on
Parking Lots 8 and 10. This development will generally be referred to as Parking Lots 8 and 10
(Plaza Del Sol) throughout this EIR.

Parking Lot 3 (Gangi Development)

The approximately 1.40-acre site occupies Parking Lot 3 and is located at the southeast corner of
San Fernando Mission Boulevard and Celis Street within the Mixed-Use Transition Sub-District
of the San Fernando Corridors Specific Plan.

The Gangi Development proposes residential, commercial, and retail/service uses on Parking
Lot 3. This development will generally be referred to as Parking Lot 3 (Gangi) throughout this
EIR.

Parking Lot 5 (Marbella Mixed-Use Development)

The approximately 0.56-acre site occupies Parking Lot 5 and is located at the southeast corner of
San Fernando Mission Boulevard and Truman Street within the City Center Sub-District of the
San Fernando Corridors Specific Plan.

The Marbella Mixed-Use Development proposes commercial and retail/service uses on Parking
Lot 5. This development will generally be referred at Parking Lot 5 (Marbella) throughout this
EIR.

Parking Lot 4 (Miraflores Mixed-Use Development)

The project site comprises the 1.14-acre public parking lot (Parking Lot 4) at the southwest
corner of South Brand Boulevard and Truman Street and the 0.34-acre privately owned parcel
on the southeast corner of South Maclay Avenue and Truman Street. The project site is located
within the City Center Sub-District of the San Fernando Corridors Specific Plan.

The Miraflores Mixed-Use Development proposes residential and retail/service uses on Parking
Lot 4 and on the adjacent site currently developed with an automotive use. This development
will generally be referred to as Parking Lot 4 (Miraflores) throughout this EIR.

Parking Lot 7 (Commercial Development)
The approximately 7,000-square-foot/0.16-acre site occupies Parking Lot 7 and is located at the

southwest corner of San Fernando Mission Boulevard and Truman Street within the Mixed-Use
Transition Sub-District of the San Fernando Corridors Specific Plan.
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The Commercial Development proposes retail/service commercial uses on Parking Lot 7. This
development will generally be referred to as Parking Lot 7 (Commercial Development)
throughout this EIR.

Other Project Components

Project implementation will also require the removal of 7,000 square feet of automotive services
building area along with 475 public parking spaces; however, all public parking spaces will be
replaced by the proposed project, and additional parking added.

DEVELOPMENT SCENARIOS

Three development scenarios are currently proposed for Parking Lots 8 and 10 (Plaza Del Sol)
and two development scenarios are currently proposed for Parking Lot 5 (Marbella), resulting
in the potential for six development scenarios, which are described below. Only one
development scenario is proposed for Parking Lot 3 (Gangi), Parking Lot 4 (Miraflores), and
Parking Lot 7 (Commercial Development), respectively.

Parking Lots 8 and 10 (Plaza Del Sol) Development Scenarios Nos. 1, 2, and 3

Plaza Del Sol Scenario No. 1

The first development scenario proposes the removal of existing public parking uses (132
spaces) and the development of a five-story mixed-use building with 88 condominium units,
three live/work units, and approximately 13,000 square feet of ground floor retail commercial
uses. Twenty percent of the condominium units (18 units) will be restricted as affordable units
for the life of the project.

One level of subterranean parking will accommodate 176 parking spaces for the residential
uses. The remaining 18 required guest parking spaces will be provided within the second floor
mezzanine area, which includes a total of 68 parking spaces. An additional 88 parking spaces
will be developed on the ground floor. Three spaces within the ground floor parking will also
be designated for the live-work units and the remaining spaces will serve the proposed
commercial uses. Excluding the designated parking spaces for the live-work units, the
remaining 153 parking spaces within the ground floor and mezzanine parking areas will be
available for public use from 8:00 AM to 8:00 PM, seven days a week. An additional 18 spaces
will be provided off-site and directly adjacent to the project site on Celis Street and Pico Street
to serve residents, guests, and commercial patrons. The remaining 44 parking spaces needed to
meet the parking requirements of the Plaza Del Sol Scenario No. 1 will be provided in Parking
Lot 5 (Marbella).
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Plaza Del Sol Scenario No. 2

The second development scenario for this site proposes the removal of existing public parking
uses (132 spaces) and the development of a five-story mixed-use building with 98 condominium
units, three live/work units, and approximately 7,276 square feet of ground floor commercial
uses. Twenty percent of the condominium units (20 units) will be restricted as affordable units
for the life of the project.

One level of subterranean parking will accommodate 176 parking spaces for the residential
uses. The remaining 40 required residential and guest parking spaces will be provided within
the additional 108 parking spaces that will be developed on the ground floor. Three spaces
within the ground floor parking will also be designated for the live-work units and the
remaining spaces will serve the proposed commercial uses. Excluding the designated parking
spaces for the live-work units, the remaining 105 parking spaces within the ground floor
parking area will be available for public use from 8:00 AM to 8:00 PM, seven days a week. An
additional 18 spaces will be provided off-site and directly adjacent to the project site on Celis
Street and Pico Street to serve residents, guests, and commercial patrons. The remaining 85
parking spaces needed to meet the parking requirements of the Plaza Del Sol Scenario No. 2
will be provided in Parking Lot 5 (Marbella).

Plaza Del Sol Scenario No. 3

The third development scenario for this site proposes the removal of existing public parking
uses (132 spaces) and the development of a five-story mixed-use building with 88 condominium
units, two live/work units, and approximately 16,000 square feet of ground floor retail
commercial uses. Twenty percent of the condominium units (18 units) will be restricted as
affordable units for the life of the project.

One level of subterranean parking will accommodate 179 parking spaces for the residential
uses. The 18 required guest parking spaces will be provided within the second floor mezzanine
area, which includes a total of 61 parking spaces. An additional 80 parking spaces will be
developed on the ground floor. Two spaces within the ground floor parking will also be
designated for the live-work units and the remaining spaces will serve the proposed
commercial uses. Excluding the designated parking spaces for the live-work units, the
remaining 139 parking spaces within the ground floor and mezzanine parking areas will be
available for public use from 8:00 AM to 8:00 PM, seven days a week. An additional 18 spaces
will be provided off-site and directly adjacent to the project site on Celis Street and Pico Street
to serve residents, guests, and commercial patrons. The remaining 70 parking spaces needed to
meet the parking requirements of the Plaza Del Sol Scenario No. 3 will be provided in Parking
Lot 5 (Marbella).
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All three proposed development scenarios require an encroachment permit allowing for
encroachment of nine feet into the Celis Street right-of-way for the full length of the project site.
The encroachment will provide the building area necessary to construct the subterranean
parking level to accommodate the residential parking. With approval of the encroachment
permit, the project involves the reconstruction of the public sidewalk with hardscape and
landscape improvements in accordance with the San Fernando Corridors Specific Plan
development standards and design guidelines.

The following entitlements are required for all three development scenarios:

e Variance on maximum building height;
e Variance on front, rear and side setbacks;
e Variance on residential density;

e Condominium map for residential/commercial (Tentative and Final Tract Map) —
City Council final approval; and

e Site Plan Review Approval by Redevelopment Agency.

In addition, the following entitlement is required for Development Scenario No. 1 and 3
only:

e Conditional Use Permit for Alcohol License for Grocery Store.
Parking Lot 3 (Gangi) Development Scenario

Project implementation involves the removal of existing public parking uses (144 spaces) and
the development of a four-story mixed-use building with 84 residential condominium units and
approximately 10,600 square feet of ground floor commercial uses. Twenty percent of the
condominium units (17 units) will be restricted as affordable units for the life of the property.

Two levels of subterranean parking will accommodate 244 parking spaces and an additional 121
parking spaces will be provided on the ground floor. Additionally, 20 off-site parking spaces
will be provided parallel to the building frontages on Celis Street and Pico Street. The 385
proposed parking spaces include the replacement of the 144 public parking spaces currently
located on the site.

The following entitlements are required:

e Variance on maximum building height;
e Variance on front, rear and side setbacks;

e Variance on residential density;
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¢ Condominium map for residential/commercial (Tentative and Final Tract Map) —
City Council final approval; and

e Site Plan Review approval by Redevelopment Agency.
Parking Lot 5 (Marbella) Development Scenarios Nos. 1 and 2

Marbella Scenario No. 1

Project implementation involves the removal of the existing parking uses (59 spaces) and the
development of a five-story mixed-use building with 5,600 square feet of service commercial
and 7,700 square feet of retail and/or restaurant uses on the ground floor. Development
Scenario No. 1 proposes an 11-foot encroachment into the adjacent alley for levels 3, 4, and 5.

The first development scenario proposes a total of 255 parking spaces within levels two through
five. The parking spaces will provide 53 spaces required for the service commercial and
retail/restaurant uses and replacement of the 59 public parking spaces proposed to be removed.
Of the remaining 143 spaces, 48 spaces will be provided to meet the parking requirements of the
Commercial Development at Parking Lot 7 located at the southwest corner of San Fernando
Mission Boulevard and Truman Street, and depending upon the development scenario for Plaza
Del Sol, either 44 spaces will be provided to meet the parking requirements of the Plaza Del Sol
Development Scenario No. 1; or 85 spaces will be provided to meet the parking requirements of
the Plaza Del Sol Development Scenario No. 2; or 70 spaces will be provided to meet the
parking requirements of the Plaza Del Sol Development Scenario No. 3.

Marbella Scenario No. 2

The second development scenario for the site proposes removal of the existing parking uses (59
spaces) and the development of a six-story mixed-use building with 5,600 square feet of service
commercial and 7,700 square feet of retail and/or restaurant uses on the ground floor, similar to
the first development scenario. However, Development Scenario No. 2 will not involve
encroachment into the adjacent alley.

The second development scenario proposes a total of 292 parking spaces within levels two
through six. The parking spaces will provide 53 spaces required for the service commercial and
retail/restaurant uses and replacement of the 59 public parking spaces proposed to be removed.
Of the remaining 180 spaces, 48 spaces will be provided to meet the parking requirements of the
Commercial Development at Parking Lot 7 located at the southwest corner of San Fernando
Mission Boulevard and Truman Street, and depending upon the development scenario for Plaza
Del Sol, either 44 spaces will be provided to meet the parking requirements of the Plaza Del Sol
Development Scenario No. 1; 85 spaces will be provided to meet the parking requirements of
the Plaza Del Sol Development Scenario No. 2; or 70 spaces will be provided to meet the
parking requirements of the Plaza Del Sol Development Scenario No. 3.
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The following entitlements are required for both development scenarios:

e Variance on maximum building height;

e Variance on dedication of street frontage along Truman Street, side and rear
(Development Scenario No. 1 only) setbacks;

¢ Conditional Use Permit for privately owned parking structure and facility;

e Condominium map for parking/commercial (Tentative and Final Parcel/Tract Map) —
City Council final approval; and

e Site Plan Review approval by Redevelopment Agency.
Parking Lot 4 (Miraflores) Development Scenario

The project involves the removal of the 7,000-square-foot auto service use (assuming that the
site is acquired by the developer) and existing public parking (120 spaces), and development of
a five-story mixed-use building with approximately 25,898 square feet of commercial uses on
the ground floor and 87 residential condominium units above.

Four parking levels, including two subterranean levels, will provide a total of 420 parking
spaces. The total parking will include 277 spaces required for the proposed residential and
commercial uses and replacement of the 120 public parking spaces proposed to be removed.

The following entitlements are required:

e Variance on maximum building height;
e Variance on front setback and dedication of street frontage along Truman Street;

e Commercial condominium map for residential/commercial (Tentative and Final
Tract Map) — City Council final approval; and

e Site Plan Review approval by Redevelopment Agency.
Parking Lot 7 (Commercial Development) Development Scenario

The project involves removal of 20 public parking spaces and development of an approximately
5,550 square foot commercial building.

The 28 parking spaces required for the proposed retail or service commercial space and
replacement of the 20 public parking spaces will be provided in Parking Lot 5 (Marbella)
located across the street.

The following entitlements are required:

e Variance on front and rear setbacks;

e Variance for off-site parking; and
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e Site Plan Review approval by Redevelopment Agency.
DEVELOPMENT SUMMARY AND ANALYSIS PARAMETERS

The following section will present tables summarizing the six potential development scenarios:

Development Scenario A: Plaza Del Sol Scenario No. 1, Marbella Scenario No. 1,
Gangi, Miraflores, and Commercial Development.

e Development Scenario B: Plaza Del Sol Scenario No. 2, Marbella Scenario No. 2,
Gangi, Miraflores, and Commercial Development.

e Development Scenario C: Plaza Del Sol Scenario No. 1, Marbella Scenario No. 2,
Gangi, Miraflores, and Commercial Development.

e Development Scenario D: Plaza Del Sol Scenario No. 2, Marbella Scenario No. 1,
Gangi, Miraflores, and Commercial Development.

e Development Scenario E: Plaza Del Sol Scenario No. 3, Marbella Scenario No. 1,
Gangi, Miraflores, and Commercial Development.

e Development Scenario F: Plaza Del Sol Scenario No. 3, Marbella Scenario No. 2,
Gangi, Miraflores, and Commercial Development.

Development Scenario A
Development Scenario A includes Plaza Del Sol Scenario No. 1, Marbella Scenario No. 1, Gangji,

Miraflores, and Commercial Development. The development potential under this scenario is
summarized in Table 3-1, Proposed Project Development Scenario A.
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TABLE 3-1
Proposed Project Development Scenario A

S , Retail/ Parking Spaces
Residential Commercial
Proposed Development dwelli it foot Restaurant

(dwelling units) | (square feet) (square feet) On-Site On-Street
Parking Lots 8 and 10 - Plaza Del Sol 911 13,0002 332 18
Mixed-Use Development
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Parking Lot 5 — Marbella Mixed-Use 5600 7.700° o554
Development
Parking Lot 4 — Miraflores Mixed-Use 87 25,898 420
Development
Parking Lot 7 - Commercial 5,505
Development
SUB-TOTAL 262 11,400 56,948 1,372 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 262 4,400 56,948 897 38

1. Includes three live/work units.

Proposed for a grocery store.

Proposed for retail and/or restaurant use.

Includes 44 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
Proposed for retail and service commercial uses.

akrow™

As indicated in Table 3-1, Development Scenario A will result in:

e 259 residential condominium units,

o Three live/work units,

e 4,400 additional square feet of commercial uses,

e 56,948 additional square feet of retail/restaurant uses, and

e 897 parking spaces.
Development Scenario B
Development Scenario B includes Plaza Del Sol Scenario No. 2, Marbella Scenario No. 2, Gangi,

Miraflores, and Commercial Development. The development potential under this scenario is
summarized in Table 3-2, Proposed Project Development Scenario B.
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TABLE 3-2
Proposed Project Development Scenario B

Residential c ial Retail/ Parking Spaces
Proposed Development ( deISI:nenJIr?its) (SOTgs;g';) Restaurant

g q (square feet) | On-Site | On-Street
Parking Lots 8 and 10 — Plaza Del Sol 1011 7976 284 18
Mixed-Use Development '
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Parking Lot 5 — Marbella Mixed-Use 5,600 7,7002 2923 -
Development
Parking Lot 4 — Miraflores Mixed-Use 87 25,808 420 B
Development
Parking Lot 7 -  Commercial 5,504 B N
Development
SUB-TOTAL 272 18,676 43,948 1,361 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 272 11,676 43,948 886 38

1. Includes three live/work units.

2. Proposed for retail and/or restaurant use.

3. Includes 85 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
4. Proposed for retail and service commercial use.

As indicated in Table 3-2, Development Scenario B will result in:

e 269 residential condominium units,

e Three live/work units,

e 11,676 additional square feet of commercial uses,

e 43,948 additional square feet of retail/restaurant uses, and

e 886 parking spaces.
Development Scenario C
Development Scenario C includes Plaza Del Sol Scenario No. 1, Marbella Scenario No. 2,

Gangi, Miraflores, and Commercial Development. The development potential under this
scenario is summarized in Table 3-3, Proposed Project Development Scenario C.
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TABLE 3-3
Proposed Project Development Scenario C

_ ' ' Retail/ Parking Spaces
Residential Commercial
Proposed Development (dwelling units) (square feet) Restaurant ;

(square feet) | On-Site | On-Street
Parking Lots 8 and 10 - Plaza Del Sol 911 13,0002 332 18
Mixed-Use Development
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Parking Lot 5 — Marbella Mixed-Use 5,600 7,7003 2924 -
Development
Parking Lot 4 — Miraflores Mixed-Use 87 25,898 420 -
Development
Parking Lot 7 — Commercial Development 5,5505 - -
SUB-TOTAL 262 11,400 56,948 1,409 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 262 4,400 56,948 934 38

1. Includes three live/work units.

Proposed for a grocery store.

Proposed for retail and/or restaurant use.

Includes 44 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
Proposed for retail and service commercial uses.

akow

As indicated in Table 3-3, Development Scenario C will result in:

o 259 residential condominium units,

o Three live/work units,

e 4,400 additional square feet of commercial uses,

e 56,948 additional square feet of retail/restaurant uses, and

e 934 parking spaces.
Development Scenario D
Development Scenario D includes Plaza Del Sol Scenario No. 2, Marbella Scenario No. 1, Gangi,

Miraflores, and Commercial Development. The development potential under this scenario is
summarized in Table 3-4, Proposed Project Development Scenario D.
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TABLE 3-4
Proposed Project Development Scenario D

Residential c il Retail/ Parking Spaces
Proposed Development ( dw:ﬁ:nentflr?its) (sOTaT:;g:;) Restaurant

g a (square feet) | On-Site | On-Street
Parking Lots 8 and 10 — Plaza Del Sol 101t 7976 284 18
Mixed-Use Development ’
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Bi:lkelpogprrh(e):]ts - Marbella Mixed-Use 5600 77002 9553 B
Parking Lot 4 — Miraflores Mixed-Use 87 25,308 420 B
Development
Parking Lot 7 - Commercial 5.550¢ B B
Development
SUB-TOTAL 272 18,676 43,948 1,324 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 272 11,676 43,948 849 38

1. Includes three live/work units.

2. Proposed for retail and/or restaurant use.

3. Includes 85 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
4. Proposed for retail and service commercial use.

As indicated in Table 3-4, Development Scenario D will result in:

e 269 residential condominium units,

o Three live/work units,

e 11,676 additional square feet of commercial uses,

e 43,948 additional square feet of retail/restaurant uses, and

e 849 parking spaces.
Development Scenario E
Development Scenario E includes Plaza Del Sol Scenario No. 3, Marbella Scenario No. 1,

Gangi, Miraflores, and Commercial Development. The development potential under this
scenario is summarized in Table 3-5, Proposed Project Development Scenario E.
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TABLE 3-5
Proposed Project Development Scenario E

Residential c il Retail/ Parking Spaces
Proposed Development ( dw:ﬁ:nentflr?its) (sOTaT:;g:;) Restaurant

g 4 (square feet) | On-Site | On-Street
Parking Lots 8 and 10 — Plaza Del Sol 901 16,0002 320 18
Mixed-Use Development
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Parking Lot 5 — Marbella Mixed-Use 5600 77008 9554 B
Development
Parking Lot 4 — Miraflores Mixed-Use 87 25,308 420 i
Development
Parking Lot 7 - Commercial 55505 i i
Development
SUB-TOTAL 261 11,400 59,948 1,360 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 261 4,400 59,948 885 38

1. Includes two live/work units.
Proposed for a grocery store.

gk ow

Proposed for retail and/or restaurant use.
Includes 64 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
Proposed for retail and service commercial use.

As indicated in Table 3-5, Development Scenario E will result in:

e 259 residential condominium units,

e Two live/work units,

e 4,400 additional square feet of commercial uses,

e 59,948 additional square feet of retail/restaurant uses, and

e 885 parking spaces.

Development Scenario F

Development Scenario F includes Plaza Del Sol Scenario No. 3, Marbella Scenario No. 2,
Gangi, Miraflores, and Commercial Development. The development potential under this
scenario is summarized in Table 3-6, Proposed Project Development Scenario F.
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Table 3-6
Proposed Project Development Scenario F

_ ' ' Retail/ Parking Spaces
Residential Commercial
Proposed Development (dwelling units) (square feet) Restaurant ;

(square feet) | On-Site | On-Street
Parking Lots 8 and 10 - Plaza Del Sol 901 16,0002 320 18
Mixed-Use Development
Parking Lot 3 — Gangi Development 84 5,800 4,800 365 20
Parking Lot 5 — Marbella Mixed-Use 5,600 7,7003 2924 -
Development
Parking Lot 4 — Miraflores Mixed-Use 87 25,898 420 -
Development
Parking Lot 7 — Commercial Development 5,5505 - -
SUB-TOTAL 261 11,400 59,948 1,397 38
Existing Uses to be Removed -7,000 -475 0
NET TOTAL 261 4,400 59,948 922 38

1. Includes two live/work units.

Proposed for a grocery store.

Proposed for retail and/or restaurant use.

Includes 64 spaces for the Plaza Del Sol Development and 48 spaces for the proposed Commercial Development.
Proposed for retail and service commercial uses.

akow

As indicated in Table 3-6, Development Scenario F will result in:

e 259 residential condominium units,

o Two live/work units,

e 4,400 additional square feet of commercial uses,

e 59,948 additional square feet of retail/restaurant uses, and

e 922 parking spaces.
Impact Analysis Assumptions

For purposes of the EIR impact analysis, preliminary review of the six development scenarios
was conducted to determine which development scenario(s), if implemented, could potentially
result in the greatest environmental impacts based upon the environmental issue area (i.e.,
traffic, land use, etc.) being analyzed, and therefore would serve as the basis for analysis in the
Environmental Analysis subsections of the EIR. This approach allows for a worse case analysis
of environmental impacts for each environmental issue area. As a result, the development
scenario analyzed may differ amongst the environmental topical areas. With this analysis
approach, it can be concluded that potential impacts from implementation of any of the
development scenarios would be similar to or less than the impacts identified for the
development scenario(s) analyzed in each subsection of this EIR.
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3.8 PROJECT PHASING

The project phasing assumes construction will begin in July 2008. The various parking lot
project sites will be developed in the following sequence:

Parking Lot 5 (Marbella)
Construction Start Date: July 2008

Construction Completion Date: April 2009

Parking Lots 8 and 10 (Plaza Del Sol)
Construction Start Date: July 2008
Construction Completion Date: June 2010

Parking Lot 7 (Commercial Development)

Construction Start Date: December 2008
Construction Completion Date: May 2009
Parking Lot 3 (Gangi)

Construction Start Date: May 2009
Construction Completion Date: March 2011

Parking Lot 4 (Miraflores)

Construction Start Date: April 2010

Construction Completion Date: March 2013
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3.9 PROJECT AGREEMENTS, PERMITS, AND
APPROVALS

3.9.1 CITY OF SAN FERNANDO

As the public agency with the principal responsibility of approving the project, the City of San
Fernando will serve as the lead agency for the purposes of CEQA, and will exercise
discretionary authority over this project through the City Council or San Fernando
Redevelopment Agency, in their respective capacities. Implementation of the proposed project
is contingent upon approval of the following entitlements:

Environmental Review. The Planning Commission will review the EIR and make
recommendations to the City Council concerning approval and changes. The City
Council/Agency shall certify the Final EIR if it determines the environmental analysis is

adequate, and shall make any necessary findings and adopt any necessary statement of
overriding considerations.

Encroachment Permit. An Encroachment Permit for street and ally incursion will be required
for any development scenario that includes Lot 5 (Marbella) Development Scenario No. 1,
which includes an above-ground parking structure that intrudes into the alley on Levels 3, 4,
and 5. A separate Encroachment Permit for street incursion will be required for Lots 8 and 10
(Plaza Del Sol) for the subterranean parking structure.

Variance. Variances for building heights, setbacks, and density exceeding those in the Corridors
Specific Plan will be required for Lots 8 and 10 (Plaza Del Sol), Lot 3 (Gangi), Lot 5 (Marbella),
Lot 4 (Miraflores), and Lot 7 (Commercial Development).

Design Review. The City Community Development Department will conduct design review
and provide recommendations to the project proponent. Ultimate approval will be with the
RDA.

Development Agreement. The City Council/Redevelopment Agency will enter in two separate

development agreements, one with Gangi Development, who is proposing development on Lot
3, and one with CMI Management Inc./Wilshire Ventures, who is proposing development on
Lots 4,5, 8, and 10.

Grading and Building Permits. The Community Development Department will issue permits
and approvals through authority granted by the City Council.
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3.9.2 STATE OF CALIFORNIA AND OTHER REGIONAL AGENCIES

In addition to the lead agency, there are also local, state and federal responsible agencies that
may have discretionary authority over specific aspects of the project. The responsible agencies
would rely on this EIR when acting on those aspects that require their approval. The following
agencies are currently anticipated to use this document in their reviews, although this list is not
necessarily exhaustive.

e California Water Resources Control Board, Los Angeles Region. Compliance with
Municipal Storm Water (MS4), National Pollutant Discharge Elimination System
(NPDES) permitting requirements, and Section 401, Water Quality Certification.

In addition, coordination with the following jurisdictions, agencies, and utility companies may
be required:

e Southern California Edison

e Southern California Gas Company

¢ Los Angeles County Department of Public Works - Flood Control District

e Los Angeles City Fire Department

e Los Angeles County Health Department/Los Angeles County Industrial Waste
e Los Angeles Unified School District

e Southern California Air Quality Management District (SCAQMD)
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