Florence Avenue Townhome Project
Final IS/MND Chapter 2.0

2.0 Response to Comments on the Public Review
IS/MND
This chapter of the Final Initial Study/Mitigated Negative Declaration (IS/MND) contains responses
to the comments that the City of Santa Fe Springs (Lead Agency) received on the Public Review IS/
MND (Chapter 1) for the Florence Avenue Townhome Project during the public review period, which
began July 13, 2021and closed August 12, 2021. This document has been prepared in accordance
with California Environmental Quality Act (CEQA) as amended (Public Resources Code Section
21000 et seq.) and the Guidelines for Implementation of the California Environmental Quality Act
(State CEQA Guidelines) (Cal. Code Regs., tit. 14, § 15000 et seq.) and represents the independent
judgment of the Lead Agency. This document, together with the Public Review IS/MND, the Revisions
to the Public Review IS/MND, and the Mitigation Monitoring and Reporting Program comprise the
Final MND.
The following public comments were submitted to the City of Santa Fe Spring during the public
review period:
1.
2.
3.

County of Los Angeles Fire Department, Received August 10, 2021 (3 pages)
Los Angeles County Sanitation Districts, Received August 2, 2021 (2 pages)
Alejandro Huitron, Received August 12, 2021 (2 pages)

The public comments and responses to comments are included in the public record and are available
to the Lead Agency decision-makers for their review and consideration prior to making their decision
whether to approve the proposed project. Pursuant to State CEQA Guidelines Section 15074(b)
Consideration and Adoption of a Negative Declaration or Mitigated Negative Declaration, none of
the comments provide substantial evidence that the project will have significant environmental
effects which would require preparation of an Environmental Impact Report. Further, none of the
information in the letters or responses constitute the type of significant new information that requires
recirculation of the Florence Avenue Townhome Project IS/MND for further public review under
State CEQA Guidelines Section 15073.5 Recirculation of a Negative Declaration Prior to Adoption.
None of this new material indicates that the project will result in a significant new environmental
impact not previously disclosed in the Florence Avenue Townhome Project IS/MND. Additionally,
none of this information indicates that there would be a substantial increase in the severity of a
previously identified environmental impact that will not be mitigated, or that there would be any
of the other circumstances requiring recirculation described in State CEQA Guidelines Section
15073.5.
This Response to Comments includes revisions to the Public Review Draft MND based upon: (1)
clarifications required to prepare a response to a specific comment; and/or (2) typographical
errors. These revisions do not alter any impact significance conclusions as disclosed in the MND.
Changes made to the MND are identified here in strikeout text to indicate deletions and in
underlined text to signify additions. These revisions are also outlined in Chapter 3, Revisions to the
Public Review IS/MND.
Although State CEQA Guidelines Section 15088 does not require a Lead Agency to prepare written
responses to comments received, the City of Santa Fe Springs has elected to prepare the following
written responses with the intent of providing a comprehensive and meaningful evaluation of the
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proposed project. The number designations in the responses are correlated to the bracketed and
identified portions of each comment letter.
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Letter 1: County of Los Angeles Fire Department, Received August 10, 2021 (1 of 3 pages)
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Letter 1: County of Los Angeles Fire Department, Received August 10, 2021 (2 of 3 pages)
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Letter 1: County of Los Angeles Fire Department, Received August 10, 2021 (3 of 3 pages)
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RESPONSE TO COMMENT LETTER 1: County of Los Angeles Fire Department
Comment 1.1: This comment states that the Notice of Intent to Adopt a Mitigated Negative Declaration has
been reviewed by the Planning Division, Land Development Unit, Forestry Division, and Health Hazardous
Materials Division of the County of Los Angeles Fire Department. The letter states that the project site is not
within the response area for the County Fire Department and that the Planning Division and Land
Development Unit do not have concerns related to potential project impacts.
Response to Comment 1.1: This comment does not identify any concerns related to the content or conclusions
of the Florence Avenue Townhome Project IS/MND. No further response is needed or warranted.

Comment 1.2: This comment describes the Forestry Divisions authority related to erosion control, watershed
management, rare and endangered species, vegetation, fuel modification for Very High Fire Hazard
Severity Zones, archeological and cultural resources, and the County Oak Tree Ordinance. Potential impacts
in these areas should be addressed. The comment also details the Los Angeles County Oak Tree Ordinance.
Response to Comment 1.2: This comment does not identify any concerns related to the content or conclusions
of the Florence Avenue Townhome Project IS/MND. Potential impacts related to each of the issue areas

have been evaluated within the IS/MND, which determined that impacts would be less than
significant with implementation of existing regulations related to erosion control, vegetation,
watershed management and mitigation measures related to archeological and cultural resources.
The IS/MND determined that the site does not contain rare/endangered species, oak trees, and is
not within a fire hazard area. No further response is needed or warranted.

Comment 1.3: This comment states that the Health Hazardous Materials Division has no jurisdiction in the
City of Santa Fe Springs and provides Los Angeles County Fire Department contact information.
Response to Comment 1.3: This comment does not identify any concerns related to the content or conclusions
of the Florence Avenue Townhome Project IS/MND. No further response is needed or warranted.
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Letter 2: Los Angeles County Sanitation Districts, Received August 2, 2021 (1 of 2 pages)
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Letter 2: Los Angeles County Sanitation Districts, Received August 2, 2021 (2 of 2 pages)
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RESPONSE TO COMMENT LETTER 2: Los Angeles County Sanitation Districts
Comment 2.1: This comment introduces the comment letter, and describes that wastewater flows from the
project would discharge into the existing 27–inch diameter trunk sewer has a capacity of 6.5 million gallons
per day (mgd) and conveyed a peak flow of 0.1 mgd when last measured in 2019. The comment also states
that a connection to the trunk sewer requires a permit from the Sanitation Districts.
Response to Comment 2.1: The IS/MND describes that the project would install onsite sewer lines that would
connect to the existing 27-inch sewer line in Florence Avenue, which would be completed pursuant to permits
and approvals from the Sanitation Districts. This comment does not identify any concerns related to the
content or conclusions of the Florence Avenue Townhome Project IS/MND. No further response is needed or
warranted.

Comment 2.2: This comment states that the wastewater generated by the proposed project will be treated
at the Joint Water Pollution Control Plant located in the City of Carson, which has a capacity of 400 mgd
and currently processes an average flow of 259.6 mgd.
Response to Comment 2.2: This comment does not identify any concerns related to the content or conclusions
of the Florence Avenue Townhome Project IS/MND. No further response is needed or warranted.

Comment 2.3: This comment states that the increase in wastewater flow from the project is 11,443 gallons
per day based on the Districts’ average wastewater generation factors, as detailed at www.lacsd.org, under
Services, then Wastewater Program and Permits, select Will Serve Program, and scroll down to click on the
Table 1, Loadings for Each Class of Land Use link.
Response to Comment 2.2: Page 125 of the public review draft IS/MND describes that the Los Angeles
County Sanitation District wastewater generation factors (LACSD 2021) estimate that townhome residences
generate 156 gallons of wastewater per day. Therefore, the 63 proposed townhome residences would
generate approximately 9,828 gallons of wastewater per day. This generation factor is consistent with the
District’s Table 1, Loadings for Each Class of Land Use link that is listed on the Districts’ website. Pursuant to
Comment 2.2, wastewater from the site would be treated at the Joint Water Pollution Control Plant that has
excess capacity. The 9,828 gallons of wastewater per day would be 0.00007 percent of the existing
available capacity of the Joint Water Pollution Control Plant. This comment does not identify any concerns
related to the content or conclusions of the Florence Avenue Townhome Project IS/MND. No further response
is needed or warranted.

Comment 2.4: This comment describes the connection fees that the Sanitation Districts collect to maintain and
upgrade wastewater facilities.
Response to Comment 2.4: This comment does not identify any concerns related to the content or conclusions
of the Florence Avenue Townhome Project IS/MND. No further response is needed or warranted.

Comment 2.5: This comment states that the capacities of the Districts’ wastewater treatment facilities are
based on the regional growth forecast adopted by the Southern California Association of Governments
(SCAG) and that all expansions of facilities must be sized and service phased in a manner that will be
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consistent with the SCAG regional growth forecast and air quality management plans. The comment also
states that the Districts intend to provide service up to the levels that are legally permitted.

Response to Comment 2.5: The IS/MND describes in Section 14, Population and Housing, that the
63 new residences would result in a 1.1 percent increase in residential units within the City that
would not exceed growth projections and would be consistent with the assumptions in the SCAQMD
Air Quality Management Plan. In addition, IS/MND Section 3, Air Quality, details that emissions
generated by construction and operation of the proposed project would not exceed thresholds. This
comment does not specifically identify any concerns related to the content or conclusions of the
Florence Avenue Townhome Project IS/MND. No further response is needed or warranted.
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Letter 3: Alejandro Huitron, Received August 12, 2021 (1 of 2 pages)
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Letter 3: Alejandro Huitron, Received August 12, 2021 (2 of 2 pages)
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RESPONSE TO COMMENT LETTER 3: Alejandro Huitron
Comment 3.1: This comment states that the letter is from residents of Lake Center Park Lane and lists concerns
including the zone change, General Plan Amendment, number of units, number of stories, parking, and
construction hours. The comment does not provide specific concerns related to these issues and does not
question the content or conclusions of the IS/MND.
Response to Comment 3.1: Pages 36 through 38 of the IS/MND details the project’s consistency with the
proposed General Plan and zoning designations. As described the proposed Multiple Family Residential
land use designation allows up to 21.8 dwelling units per acre, and the project includes 21 units per acre. In
addition, the project meets or exceeds the proposed R-3 zone required setbacks, height, and lot coverage
standards. Section 3.0, Project Description, describes that the project includes 2 garage parking spots per
unit, which equals 126 parking spots and 22 guest parking spots that equates to 2.35 parking spots per
residential unit, which is more than the City’s requirement of 2.0 parking spaces per unit. In regard to
construction hours, the IS/MND details in Section 3.0, Project Description and Section 13, Noise that
Construction activities would be limited to the hours between 7:00 a.m. and 7:00 p.m. pursuant to the City’s
Municipal Code Chapter 155.425.

Comment 3.2: This comment states that the document does not take into consideration that the Lake Center
Middle School includes the track field located adjacent to the project site, that the track field is used as an
athletic facility and is used for school physical education classes during school hours, and that the track and
field is a sensitive receptor which shares the property line with the project site. The comment also states that
the study describes the project to include a park facility which actually serves as private open space not a
park.
Response to Comment 3.2: As described on page 4 and shown on Figure 2 and Figure 5 of the IS/MND,
the Lake Center Athletic Park is located to the north of the site. The Lake Center Middle School is located
further north past the park. The Lake Center Athletic Park includes a running track that is used by the adjacent
school. The location of the running tract is identified on pages 77, 86, and 92; and the location of the school
facility is identified throughout the IS/MND on pages 4, 46, 77, and 131. Page 49 of the IS/MND describes
that sensitive receptors can include uses such as long-term health care facilities, rehabilitation centers, and
retirement homes. Residences, schools, playgrounds, childcare centers, and athletic facilities can also be
considered sensitive receptors. As shown on Tables AQ-4 and AQ-5, air quality modeling identified that
localized emissions impacts related to sensitive receptors adjacent to the project site would be less than
significant. The noise analysis describes both the existing noise conditions and the potential noise impacts at
the park facility, which is identified by noise measurement B (shown on IS/MND Figure 13). The construction
noise analysis identifies that existing noise sensitive receptors are as close as three feet from the project site
boundary and that construction noise at the closest sensitive receptors is anticipated to range from 60 dBA
Leq to 77 dBA Leq, which is less than the 80 dBA threshold. Therefore, construction noise impacts would be
less than significant. In addition, the construction noise over the 14-month period would be temporary in
nature and would be required to comply with construction noise regulations in Municipal Code Chapter
155.425 as part of project permitting.
The IS/MND does not state that the project includes a park facility. Page 17 of the IS/MND, under the
header of Recreation and Open Space, describes that the project includes approximately 27,800 SF (441
SF/Unit) of common open space that would be provided in an open space recreational area on the site. This
would be private open space and recreation facilities to be used for site residents.
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Comment 3.3: This comment states that the traffic counts conducted for the project were taken during April
and June 2021 when schools were operating virtually and not operating under “normal” pre-Covid
conditions and therefore does not take into consideration “normal traffic”. The comment states that traffic
counts should be taken again to reflect “normal” traffic and the study should be revised with counts taken
after August 2021, which is when in-school operations will resume.
Response to Comment 3.3: Pages 114 and 115 of the IS/MND details that traffic counts were collected
on Tuesday, April 20, 2021 at Pioneer Boulevard and Florence Avenue and on Thursday, June 3, 2021, at
Orr and Day Street and Florence Avenue. The schools in the project vicinity were operating on a regular
schedule on both of the days when traffic counts were conducted. The Little Lake School District started inperson learning on April 12, 2021 1 and the Whittier Union High School District started in-person learning on
April 6, 2021 2. Also, to provide for a conservative assumption of potential impacts, the traffic analysis for
the opening year added a 2 percent per year growth rate to the traffic counts and added trips generated
by the other development project in the area. Therefore, the existing and project opening year traffic
conditions that are identified in the IS/MND are reflective of an appropriate baseline condition and provide
for a conservative estimate of traffic in the opening year of the project.
However, in response to the comment and due to the traffic variation related to distance learning options
available in the 2020-2021 school year, additional traffic counts were taken at both intersections on
Thursday, August 26, 2021. Full time in-person instruction for the 2021-2022 school year began on
Wednesday, August 18, 2021 for the Little Lake City School District and began on Thursday, August 12,
2021 for the Whittier Union High School District. Schools serving the project area were in operation during
all of traffic counts. The additional traffic counts are provided in Attachment A. The traffic generated from
the proposed project was combined with the new traffic count data and is provided in Table 1.

Table 1: Opening Year Plus Project Level of Service with Additional Traffic Counts
Opening Year
AM Peak

Opening Year plus Project

PM Peak

AM Peak

PM Peak

Intersection
1. Project Driveway/Florence Ave2

Delay
0.00

LOS1
A

Delay
0.00

LOS1
A

Delay
15.97

LOS1
B

Delay
13.44

LOS1
B

Impact?
No

2. Pioneer Blvd/Florence Ave

38.45

D

28.79

C

38.49

D

28.82

D

No

3. Orr and Day St/Florence Ave

93.18

F

60.78

E

94.17

F

61.23

E

No

1

Level of Service

2

Delay on Public Right of Way

As shown in Table 1, utilizing the additional traffic counts, both Florence Avenue at the project driveway and
the intersection of Pioneer Boulevard/Florence Avenue would continue to operate at an acceptable LOS D,
which would not exceed the City’s threshold. The Orr and Day Street and Florence Avenue intersection would
operate below LOS D both with and without the project. Consistent with the conclusions of the Public Review
Draft IS/MND, the addition of project traffic would increase the delay at this intersection by less than 1
second, which is a less than significant impact. Therefore, the project would result in a less than significant
impact under both traffic count scenarios.

1 https://4.files.edl.io/d057/03/30/21/225038-28816d31-bd9c-46af-834c-0efa1ecc3a9b.pdf and
https://www.whittierdailynews.com/2021/03/18/coronavirus-little-lake-school-board-votes-to-return-for-in-person-instruction-on-april-12/
2 https://www.wuhsd.org/
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Comment 3.4: This comment states that mitigation of installing a six-foot masonry wall is based on an old
1972 HUD Noise/Land Use Compatibility Matrix and outdated General Plan noise standards and that a
10-foot-high wall or taller should be required for noise mitigation. The comment also states that Florence
Avenue was upgraded to a six-lane configuration in the summer 2020 and connects to the Interstate-5. The
comment asserts that homes on Lake Center Lane that back up to Florence Avenue, vibrate when heavy
vehicles go by and the homes also vibrate and make cracking noises when the train comes by. The comment
further states that a construction sound wall should be required next to all homes.
Response to Comment 3.4: The comment related to the 1972 HUD Noise/Land Use Compatibility Matrix
and General Plan regulations is inaccurate. The Noise Impact Analysis (IS/MND Appendix F) details that the
current General Plan Noise Element identifies an exterior noise standard of 65 dBA CNEL and an interior
noise standard of 65 dBA CNEL at residential properties, which are typical noise standards for residential
uses within an urban area of southern California. In addition, the existing Noise Ordinance (Municipal Code
Section 155.424 (E)) provides noise standards based on the cumulative duration of noise in any 1-hour
period. These current standards are used to identify potential impacts related to noise and land use
compatibility, as describes on pages 90 and 91 of the IS/MND. As detailed on page 99 (and on Table N6), with the proposed 6-foot-high CMU walls along the south and east sides of the project site and Mitigation
Measure NOI-1 that requires a 3.5-foot-high solid noise barrier (to be constructed of either a minimum 3/8inch thick glass [tempered or laminate], 3/4-inch wood, or plaster or stucco) on the second-floor balconies
of units 3, 8, and 18, the noise levels would be below the City’s 65 dBA CNEL residential exterior noise
standard and a 10-foot-high wall is not required for noise mitigation.
To identify the existing ambient noise and traffic levels on the site adjacent to Florence Avenue 24-hour
noise level measurements were taken approximately 100 feet north of the Florence Avenue centerline
beginning on March 31, 2021. These measurements captured existing noise from operation of Florence
Avenue and the Southern Pacific Railroad line. In addition, traffic counts were taken (as detailed in Response
to Comment 3.3) that identified existing traffic along Florence Avenue. As described in the Caltrans
Transportation and Construction Vibration Guidance Manual, 2020 3 vibration related damage to modern
residential structures could occur at 1.0 PPV in/sec for transient sources such as roadway related vibration.
As shown on IS/MND Table N-9, a large bulldozer would create a vibration level of 0.089 inch-per-second
PPV at 25 feet, and as detailed on IS/MND page 104, Mitigation Measure NOI-1 restricts operation of
large bulldozers within 20 feet of any offsite residence. Thus, potentially significant vibration impacts from
the project would not occur. Existing ambient vibration from roadway and train operations would be
accommodated by structural engineering that is required by the California Building Code, which is included
in the City’s Municipal Code Section 150.001 and verified during the City’s construction permitting process.
Regarding construction noise, as detailed in Response 3.1, construction activities would be limited to the hours
between 7:00 a.m. and 7:00 p.m. pursuant to the City’s Municipal Code Chapter 155.425. Also, as detailed
in the IS/MND on pages 97-98 construction noise at the closest sensitive receptors is anticipated to range
from 60 dBA Leq to 77 dBA Leq, which is less than the 80 dBA threshold. Therefore, noise impacts would be
less than significant. In addition, the construction noise over the 14-month period would be temporary in
nature as the operation of each piece of construction equipment would not be constant throughout the
construction day and the location of construction activities would vary throughout the site. Thus, impacts
related to construction noise were determined to be less than significant in the IS/MND; and a construction
sound wall would not be required.

3

https://dot.ca.gov/-/media/dot-media/programs/environmental-analysis/documents/env/tcvgm-apr2020-a11y.pdf

City of Santa Fe Springs
September 2021

2-15

Florence Avenue Townhome Project
Final Initial Study/Mitigated Negative Declaration

Comment 3.5: This comment states that the project plans call for the removal of a four mature heritage trees
along Florence Avenue. These trees should remain in place.
Response to Comment 3.5: There are no City designated heritage trees along Florence Avenue. However,
non-native ornamental trees exist on the project site and along the Florence Avenue right-of way that is
adjacent to the project site. As described in the IS/MND on pages 18 and 55, the project may install new
trees along Florence Avenue, which would be new public street trees. Installation and/or removal of any
new public street trees would be completed in compliance with the City of Santa Fe Springs Municipal Code
Chapters 96.130 through 96.140, also known as the “Tree Ordinance”. The comment does not question the
content or conclusions of the IS/MND, and no further response is warranted.
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