SP 85-1

{1,

RANCHO ! 0OS "M

ity of Downe**

y






£ TABLE OF COMFENTS
Page

SECTTON 1. IRTRODECT FON 4
1 SECTION 11. BACKGRIUND i
SECTION LT1. MREA AMALYSLS ‘
SECTION IV, ISSYES 3
4. (sax 3
i

g, Circulation
| C. Butldlng Helgut !5,,

b, WMoise &

£, Afr Dualtey 7

=t 7. Uttlitdes/Public Servicas

SESTION. V. PLAN ELEMENTS 8

A General a

B. Cireulation f

. Pemmitted Uzes o

B, Oevelopmenl Standards U

K E. Untlities/PubTie Services 13
APPENDIR - PERMITTED USES
g RRPERDIN 2. TRAFFID STUDY




INTRODUCTION

Specific Plan SP 85-1 has been initiated by the Downey City Council at the
request of the County of Los Angeles. It involves approximately 14 acres
of land to the southwest of Imperial Highway and Rives Avenue on the Rancho
Los Amigos property. This 14 acre site is proposed to be the first phase
in the eventual redevelopment of the entire 212 acres of county property.
Although the present application involves only 14 acres (Parcel A on Map
1), decisions made here will influence the ultimate development on the
remainder of the property.

Section 65450 of the California Government Code enables local governments
to adopt Specific Plans for the systematic implementation of their General
Plans. A General Plan Amendment from Public to Light Industrial has been
requested for the subject property (GP 85-1). A Light Industrial designa-
tion along with a Specific Plan would provide greater General Plan imple-
mentation than conventional zoning. The M-1, Light Manufacturing, zone
does not have adequate use or development standards for a modern business
park. In the preparation of a Specific Plan, the development concerns for
a particular property can be incorporated into the Plan. The Specific
Plan can thus replace conventional zoning, and go beyond it in addressing
concerns relative to the individual site. Thus, the Specific Plan becomes
the governing ordinance establishing the land use controls.

‘The Specific Plan appraoch has other advantages for both the City and pros-
pective developers. It lets the developer know early in the development
process what is allowed and how it must be built. In addition to these
assurances, it reduces processing time. This also applies to the City,
reducing the time for reviewing development proposals. By spending time
now preparing and adopting a Specific Plan to address development concerns,
the City saves time required later to review individual development pro-
posals.

BACKGROUND

Rancho Los Amigos was originally established in 1888. In the ensuing
century, the property went through a transition to its rehabilitation hos-
pital use today. Many of the existing buildings are quite old, with hospital
functions dispersed throughout the 212 acres. The County contracted with
private consulting firms to evaluate hospital needs and market potential

for any surplus land. This study concluded that many of the buildings are
obsolete and do not mest present codes. The new facilities to replace
obsolete buildings could be concentrated on a 62 to 65 acre site, leaving

a substantial amount of surplus land. Maps 1 and 2 depict alternatives

for the placement of new hospital facilities. Indicated by the letter H,

are locations for the hopital to the north or south of Imperial Highway.

The parcels labeled A, B, C, and D would be surplus and available for private
sector use. The County decided to pursue leasing the surplus land for
private development of a business park, including office, professional,

and light industrial uses.



EXHIBIT A
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A Light Industrial designation has been requested for parcels A, B, and

C. The ultimate use of parcel D will depend on the decision as to whether
the hospital will be north or south of Imperial Highway. The present area
of consideration is for parcel A only; the County has requested that review
of parcel A be before and separately from parcels B and C. Before an
amendment for parcels B and C can be considered, an Environmental Impact
Report will be required.

The proposed General Plan Amendment GP 85-1 for parcel A has been before

the Planning Commission and City Council previously. The Planning Commission
considered a Light Industrial designation for the site at two public hearings
and study sessions before recommending denial (Resolution 839). On June

11, 1985, the City Council held a public hearing on the General Plan Amend-
ment, and received a draft Specific Plan from the County. The Council
referred this new information to the Planning Commission, which had not

yet seen the draft. On August 27, 1985, the Council again considered

General Plan Amendment GP 85-1. This was again continued, as the County
proposed Specific Plan SP 85-1 was accepted as an application.

AREA ANALYSIS

The 212 acre Rancho Los Amigos property is presently designated as "Public"
use by the General Plan. This is an appropriate classification for a
County hospital and other public serving uses. The zoning is R1-5000,
Single Family. (See Map 3) Parcel A adjoins other portions of the Rancho
Los Amigos property to the north, south, and west. At the time this report
is being written, a decision as to whether the new hospital facilities will
be to the north or south of Imperial Highway has not been made (See s

1 and 2). In either event, the existing liver laboratory to the south of
parcel A will remain. To the east of the subject property is the recently
constructed County Library Headquarters. Between the two is the site of
the planned County Courthouse. Construction of this four story courthouse
is expected to commence in 1986. ’

To the east, parcel A adjoins commercial and residential uses. Fronting
on Imperial is the new three-story Rockwell Employees Federal Credit
Union facility. To the northeast of the site is Apollo Park, which pro-
vides a variety of community services. The uses fronting on Imperial
Highway create an impression of a public institutional environment.

Also adjoining parcel A to the east is a single family residential tract,
zoned R1-5000, with a General Plan designation of Low Density Residential.
Eight of the residential parcels adjoin parcel A along their rear property
Ting

The development of parcel A with private development is the first phase

of a 12-year transition of use for the entire Rancho Los Amigos property.
This transition includes the construction of new hospital facilities
concentrated on a smaller site, leaving surplus land available for lease

to the private sector. Parcels B and C, and eventually parcel D, will
become surplus. The County has applied for a General Plan Amendment for
parcels B and C to Light Industrial, as is requested for parcel A. It is
their intent that parcels A, B, and C will comprise "Rancho Business Center"
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IV.

including office, industrial, and research and development activities.
Parcel A has the greatest visibility of the three, with over 900 feet of
frontage on Imperial Highway. Because of this prominent visibility, and
proximity to residential uses, careful consideration should be given to

both permitted uses and design in order to establish an attractive theme

and image for the entire business center, which is compatible with ad-
joining uses. It is expected that a wider range of uses would be acceptable
for parcels B and C, which are larger, farther from residential, and

farther from the highly visible entrance to the Rancho property.

ISSUES

There are several issues which arise when a project of the scale of the
Rancho Business Center is considered. Many of these concerns have been
expressed in the past review of General Plan Amendment GP 85-1. These

concerns have been separated into six main categories, as discussed in

the following subsections.

A. Land Use

The issue of permitted uses is among the most contested for parcel A.
The proposed list of uses  received from the County included medical and
professional offices, research and development activities, light manu-
facturing, financial institutions, and restaurants. In the course of
Planning Commission review of the proposed General Plan Amendment to Light
Industr1a1 many re51dents from the nearby ne1ghborh-qd :x-reﬁggd_gpncern

MAGE

sistent with the Comm1ss1on 5 recommendat1on of den1a1 for General P]an
Amendment GP 85-1.

Concern was : expressed over the possibility of hazardous substances being
used by ‘industrial dberﬁ%ﬁons The use of volatile or toxic substances

is monitored by the City's Building and Safety Division and the Fire
Department. A1l building permits and business license applications are
reviewed by both. The Building and Safety Division checks to see if the
building housing hazardous material is of a construction type which is
adequate to insure safety. The Fire Department conducts field inspections
to determine if hazardous substances is being stored and handled safely.
If the building or storage arrangement are inappopriate, building permits
and Fire Department permits will not be issued.

Whenever two dissimilar uses join each other, management of the interface
between the two is necessary to insure compatibility. This can be done
by 1imiting the intensity of use near the more sensitive use, requiring
sufficient separation of the uses, or creating a buffer between the two.
A11 three of these measures have incorporated in the elements of this
Specific Plan.

Compatibility of use means not only that the uses should be unoffensive
to each other, but also they should compliment each other. The hospital,
courthouse, and the business park itself will create a demand for supportive



uses. For instance, the existing hospital may create a demand for medical
offices. The planned courthouse will result in a need for legal offices.
Appropriately located retail uses could be of convenience to employees and
visitors of the other uses in the area.

One method of categorizing land uses is the Standard Industrial Classificatidn
CMafigaT; THYé"4% prepared by the U.S: *B@ﬁﬁ?%ment ‘of Commerce and it lists

and defines virtually all economic activities. Many cities use the Manual

for listing permitted uses in their zoning. Appendix 1 is a suggested

list of uses for parcel A. The uses listed include finance, business and
professional offices, medical, business services, public administration,
central administrative offices, and some convenience commercial.

B. Circulation

A traffic study was conducted by a private consultant for the proposed
development of Rancho Los Amigos. While this study focused on parcel A,
it did include consideration of development on the other sections to pro-
duce a cumulative evaluation. The study estimated that worst case
development of parcel A, 600,000 square feet of office, would generate
7,380 vehicle trip ends daily. Development of the entire Rancho property
wou]d generate approx1mate]y 21,170 trip ends daily.

The proposed Phase 1 development of parcel A would take access at * : inter-
sections of 01d River School Road and Rives Avenue with Imperial Highway.
The traffic study examined both of these intersections, their capacity,

and recommended changes to the circulation system. It was recommended

that at 01d River School Road the signal be modified to provide north-

south phasing. Three northbound lanes were recommended: Tleft turn, left
or through, and through or right. :

Similar recommendations were made for the Rives Avenue intersection.
However, mitigation of congestion would require the creation of two left
turn lanes on Imperial Highway for westbound vehicles. This would require
additional right-of-way for Imperial Highway. An alternative would be to
provide westbound off and eastbound on ramps at the Erickson brii : d
Imperial Highway. The report recommended further development of wunis ramp
concept. - Illustrated on Map 5 is the ramp concept expanded to include
full access to and from Imperial Highway. With this four-way access, the
property couldbe reachedwithout necessitating a turn at the two ex” “ing
signalized intersections. Congestion at both existing intersections wou
be reduced, increasing the capacity of Imperial Highway. This conce ; may
be the superior access arrangement, warrantii greater examination.

ince much of the project traffic would take access at ti serial H
Rives Avenue intersection, there was concern that more traffic would be
introduced on Rives Avenue, north of Imperial Highway. Between Imperial
Highway and Firestone Boulevard, there is only one stop sign and one
signalized intersection on Rives Avenue. In order to avoid additional
traffic through the residential neighborhoods along Rives Avenue, methods
to discourage use of Rives Avenue as a shortcut were explored. Although
not mentioned in the traffic study, one method to reduce this impact
would be limiting project traffic to a left or a right turn as they leave
the site at the Imperial/Rives intersection.
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Tl development of parcels A, B, and C will generate a need for southerly
access to the property. Two possible street systems are depicted on Maps
6 and 7. In order to obtain access to Garfield Avenue, the Union Pacific
Railroad tracks must be crossed. This would require approval by the Public
Utilities Commission. Another alternative would be to provide a grade
separation with the roadway going beneath the tracks. Access to Garfield
Avenue is preferable for the main street through the Rancho Los Amigos.
Garfield Avenue will have access from the I-105 Century Freeway. Further,
this section of Garfield is in an industrial district. The alternative
would be Gardendale Street, which is lined with residential uses and a
high school. Introducing traffic, particularly truck, is undesirable and
creates difficult turning manuevers for trucks turning at Garfield Avenue.

Another circulation issue is the alignment of the major through street.
As discussed in the previous paragraph, it would be preferable that it
intersect with Garfield Avenue at the south. At the north, there are
three possibilities. Originally, it was proposed that the major street
connect to Rives Avenue. Concern over the impact on nearby residential
neighborhoods led to consideration of the two alternatives. Access at
01d River School Road is preferable to using Rives Avenue, but has some
of the same concerns. Placing the major road here would concentrate
traffic near a residential district in the City of South Gate. Further,
it would not tie in to the previously described ramp system at the
Erickson bridge. '

A1l of the circulation concerns do not necessarily have to be resolved

with the review of parcel A, as long as circulation options are not pre-
cluded. Development of parcel A should not encroach into areas which ' uld
be required to construct the ramp concept. Additionally, sufficient right-
of-way should be protected for use of Erickson Avenue as the ji - ro h
street. Plans for the development of the street system to serve the
planned courthouse indicate Erickson Avent as having only one lane in

each direction. The setbacks of buildings and parking lots along _.*ickson
Avenue should be from the ultimate right-of-way of 100 feet in width.

Assuming that Phase 1 development does not preclude future circulation
options, it is possible that parcel A could be developed prior to reso-
lution of all circulation issues. At the time when the General Plan
designation of and Specific Plan for parcels B and C are considered,
these issues must be resolved. The General Plan consideration will also
include the Circulation Element, since the Master Plan of Higt ys will
be amended to designate the street system.

c N..2V A 1nl e
.

Depending upon location, when multi-story development is proposed, the
potential negative impacts on nearby properties are often raised. Some
of these areas of concern can be measured and quantitatively evaluated,
such as shadow impact and solar access. Others such as privacy and view
are more Subjective, and depend on individual perceptions.

Despite the subjectivity of privacy and view, they are valid concerns apd
thus warrant evaluation. Recognized mitigation for these concerns inctude
building setback, height limitation, restricting windows, and “Tandscaped:



®buffers. The extent to which these methods should be employed will vary
from person to person, and is not as precisely determinable as the methods
to mitigate other height concerns.

Shadow impact and solar access can be calculated and depicted. Maps 8,
9, and 10 depict the extent of shadow impact at various times of year.
These are based on building heights and setbacks proposed by the County.
These are as follows:

Setback from Maximum
Residential Building Height
Less than 140 feet No buildings
140-200 feet 35 feet

200-250 feet 45 feet

250-400 feet 55 feet

400 feet or more 75 feet

From these height/setback standards, it was calculated that the greatest
shade impact on the residential area to the east would be cause by a 35
foot high building at 140 feet from the property line. Map 8 depicts the
summertime shadow at 6:00 p.m. At this time, the extent of shadow would
be 162 feet, and as depicted, would extend approximately 20 feet onto the
residential properties. However, a six foot high fence at the property
line would cast a 28 foot shadow at this time.

Map 9 indicates the shadow at 5:00 p.m. at the spring and fall equinoxes.
At these times of year, shadows extend more northward than in summer. Map
10 is at the winter solstice at 4:00 p.m. A 213 foot long shadow is cast
primarily northward, reflecting the Tow sun angle at this time of year.

The shadows cast an any time of year would not affect solar energy systems
on nearby properties appreciably. The primary collection time for solar
panels is between 9 a.m. and 3 p.m. The potential shadows would not extend
off site during this time period.

Section 9140.32 of the Downey Municipal Code specified variable height and
setback requirements for commercial and industrial uses which adjoin resi-
dential properties. If the requirement for industrial zoning was applied,
a building 140 feet from residential could be 46 feet high, as opposed to
the 35 feet proposed.

D. Noise

Noise produced by Phase 1 traffic is another issue of concern. In particular,
the potential consequences of traffic noise on those residents living east
of the segment of Rives Avenue that is south of Imperial Highway.

When considering all the noise impacts associated with the development of
Phase 1, its traffic noise would be the primary contributor,and in proximity
to parcel A, residents east of parcel A are the only sensitive receptors
that might be affected by this noise impact.



e LW

AVMHDIH TVI43,

‘AAV S3AlY

m

X

@)

A

n

o

pd

2

m
\I\Il Il
\“ =1 o~

- ~=

//,l’l— ‘ll\
/I'I = -

UINWNS-1IVdWI MOOVY..S "8 dVIN

-

—



'IAV NOSHOIH3

‘JAV S3AIH

— S e

e e .~ H -
\ - I S S,
1
AVMHDIH Ivid3 I
~ T~ — \\ =

-~ —

S Sl




m

Y

O

X

wn

O

Z

2

m

S e
\ = = >
\ ) e — s
f S~
e B . o o~ e
AVMHDIH TVIH3dWI

) - T T e
N By i S—— —— e Pt
o e, W B
2
m

HILNIM-LIVdINI MOOVHS 01 dVIN




S

In assessing the project's traffic noise imapcts, this report used the
‘State no-  standard or CNEL (Community Noi: Equivalent Level). This
noise descriptor is the standard used throughout California to evaluate
noise impacts generated by new development. In short, CNEL sums all
noise energy in a 24-hour period with a weighing factor of 5 decibels
for the evening hours of 7:00 p.m. to 10:00 p.m., plus another 5 decibel
increase for noise-sensitive evening hours between 10:00 p.m. and

7:00 a.m. ‘

Currently, about 1,000 vehicles use the affected Rives Avenue segment daily.
According to the Traffic Study prepared for Phase 1, intended development
will add approximately 5,400 daily trips to that portion of Rives Avenue
thus boosting the roadway's daily traffic volume to 6,400 vehicles.

Considering the highway's current traffic volumes, plus projected volumes,
residences east of parcel A would fall between the 55 and 60 CNEL contours.
For the exterior residential living areas, the State requires the noise
level not exceed 65 CNEL. Therefore, noise levels anticipated to be
generated by Phase 1 traffic would be within the State standa s.

Although the anticipated noise level will not exceed the limit, a noise
wall is proposed by the County, to be placed on the 1st side of Rives
Avenue. This wall will be designed by an acoustical engineer.

E. Air Quality

Another project-generated concern is the air quality impact, or, that is,
the level of vehicle exhaust emissions Phase 1 traffic would generate.
Examination revealed, however, that anticipated Phase 1l-generated vehicle
exhause emissions would be negligible.

During the morning peak traffic hour, when the Traffic Study forecast

Phase 1 development would generate its greatest traffic volumes, and in
turn the greatest air quality impact, intended development is e: :ted

to generate 1,525 vehicle trips. Because of this morning peak hour traf-
fic projection, the closest residents to parcel A would experience a

carbon monoxide (CO) increase of above .076 ppm (parts by volume of million
parts of air). Carbon monoxide constitutes the major portion of vehicle
exhi . emissions. The existing carbon monox: : level is approximately

13 ppm.

In contrast to this projected CO level, the State hourly carbon monoxide
level is 20.0 ppm, while the Federal standard is 35.0 ppm, and thus shows
Phase 1's negligible air impacts. Moreover, a Staff member of the South
Coast Air Quality Management District explained that .076 represented an
insignificant air quality impact.

F. Utilities/Public Services

Rancho Los Amigos, in its present state, does not demand the same amount
of public services as would typically be expected for 212 acres of urban
land. The existing development south of Imperial Highway is sparse, with
large portions of unimproved open space. A number of the older structures
are not used, or are used for storage only. Further, Rancho has its own



water supply system, with three wells. The hospital also has its own
security personnel.

The site currently has a considerable amount of open space, which
allows the percolation of rainwater to the water table. Development
will increase the amount of run-off, increasing the demands on the
storm drainage system. The site is served by Storm Drain Project #19
which enters the site at 0ld River School Road as an 84 inch pipe, and
leaves the site at Gardendale Street as a 10'3" x 8' box to the Los
Angeles River. While the drainage system can accommodate normal run-
off, it will not be able to carry all water from a severe storm. Thus,
there will be a back-up of water into the street. Development of
parcel Awill necessitate a catch basin in its southwestern vicinity.

The present self-sustaining water supply system will be inadequate for
fire protection with the proposed development. The existing system is
not a part of the City of Downey Water System. It is in the Los Angeles
County Rancho System. In addition to its three wells, it includes
several distribution Tines. A 10 inch line extends to parcel A, through
the Imperial overpass and up 01d River School Road. Initial review by
the Fire Department indicates that the County will most likely have to
connect to the Metropolitan Water District lines to acquire sufficient
water flow for fire protection.

PLAN ELEMENTS

A. General

It is ‘intended that this Specific Plan shall constitute the zoning for parcel
A. Since it is replacing conventional zoning, the Specific Plan must be
adopted by ordinance. Where an area of concern is not addressed in this
Specific Plan, the pertinent provisions of the Downey Municipal Code shall
apply; the provisions of the M-1 zone, Light Manufacturing in particular.

At such time when development of other portion of the Rancho Los Amigos
is proposed, this plan shall be amended, expanded, or supplemented to
include these areas.

Bj Circulation

1. Initial access to parcel A will be provided at the existing signalized
intersections on Imperial Highway at Rives Avenue and 01d River School
Road. Both Rives Avenue and 01d River School Road south of Imperial
Highway shall be constructed as secondary highways with an 80 foot
right-of-way and 64 foot curb to curb width.

2. The signalization at 01d River School Road and Imperial Highway shall
be modified to provide split north/south phasing. To the south of
the intersection with Imperial Highway, 01d River School Road will
have five lanes: two southbound, one northbound left turn, one north-
bound optional left or through, and one northbound optional right or
through.
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3=

v g}-‘

of wight-of-wiy will be resaived for futuse comstyuction,

‘ Parmitfied Uses

. MAopemddx i of this Sear fie Flan sstablishas pamted snd cond!iional
uses Tur psrcel A Th

wpe are Tistad by thelr four digit codes From
vhe Stendard (ndusteial Classification Manasi, 1972 version with 1577
suw}mm, prepared by the U.5. Deperimert sf Commerce.

dses fd«.ﬁgﬁw with an asterisk (%) fﬁ‘ﬂ goniltional uses, and shal
be conn!dered thriugh the Conditional Use Fewmit procass as descr!bed
in Section 916§ of the Doomey Mumicipal Code

Development Standards

Te dewﬂmm smmrds specified In 1bis subsection shell sipercade
these spec! fled 10 the anmy Municipal Code. When & sibject 18 not
addressed 1n his plan, tﬂm ﬂm&t’ﬁ of the weriinent sections of
the Dowrey Municipal Code shatl sppiy.

meximum buliding site coverage shall be 40% oF the mel area.

- Mt building et shall be as follows:

S&ﬁm& From e s
kel dent’al. Jome Sullding Meight
ﬁs Th m faat M i a1 pgs
0 to 200 35 feet,
0 T 2 M 4% Taet
b 400 feet 48 Taetl
m feet ar more 78 faet
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Building and parking areas shall be set back 20 feet from the uttimate
right-of-way of all streets, except that 30 feet setback from
Imperial Highway shall be maintained.

Improvements permitted within the setback areas:
Landscaping
Pedestrian sidewalks.

Planters, fences or walls with the stipulation that said
improvements cannot exceed 3-1/2 feet in height.

Paving associated with street improvements (curbs, etc.).
Driveway access points.
Parking:

Parking requirements shall conform to Section 9150 of the Downey Muni-
cipal Code (parking ordinance) with the exception of the following:

a. Parking adjacent to the streetside landscaped areas shall be
designed to prevent car overhangs.

b. A minimum of 5% of the paved parking area shall be landscaped.

c. A minimum of one tree per 16 spaces shall be required in the
parking area. The required trees shall be a "canopy" type to
provide a shaded parking area. Trees shall be planted at a
reasonable size to insure survival, staked, and of a species
compatible with the Southern California climate.

Signs:

Signage shall be in accordance with Section 9148 of the Downey Muni-
cipal Code. A sign program shall be submitted and approved by the
Design Review Board in accordance with Section 9148.14 (e) pertaining
to multi-tenant complexes.

Noise Attenuation:

A noise attenuation barrier shall be placed to the east of Rives
Avenue. This barrier may consist of a wall, berming, and landscaping,
and shall be prepared by a licensed acoustical engineer. Further,
landscaping materials should be used which will reach a height of 20
to 30 feet at maturity to provide visual screening.

A11 development within the Rancho Business Center shall be subject
to all applicable sections of the Code of Ordinances of the City of
Downey pertaining to noise regulations. (See Section 4600-4606 of
the Downey Municipal Code)

10



B. & Ymh’lf?nmm sad emergency gemaraiors shall be gcreensd.

B pssible. Crash and transfoomer enclosures shall be
nm ke m Saie mﬂu‘wm

¢ Trim mmn ba gereensd From » 0 using landscape
Scris qg w%. siieh ns 5 gsllon :%wgs at o feal m‘l T
. ’ﬁms*u snclosures gre mot serwittad within the strestside sathech
'S |l1r:ghﬂng Sae Section 9152 of the Dowrey Mumicipal Sode.
iff. Waliz - See Secilon 9152 of the Cowney Mumicipnl Cods,
11, Sseurtty Fencas: '
Secimidy fences shall be comsiructed of wraught fron. Pllsstars aiong
property 1ines are prohtbited. The use of sdditions] ghrub messes
,.lmmg imees 15 encouraged.  Chaim Jink Fencimg 15 profipfted.
i2, "Sﬁm-m' and Delfvery Areag:
a. ULoading docks snd service deltvery arens are reguired to be
- o rEcesset, and/or enciosed s as not to be diveclly
wigibia f’m strents 4t the boumsary of the site.

b. Teesh enciosupes shall De screened with a structurs and consiruetsed
of the same matesials and finishes as the adiscsnt Butiding,

€ ‘R‘frng} yse of additional Tendscape materials to screen Lhe Lra:
mmmuﬁ walls ‘5 encourasad.
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setback areas.
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14.

15.

16.

17.

18.

19.

d. Where possible, existing mature trees shall be incorporated into
the site design or relocated on site.

e. Maintenance of on-site and boundary landscaping shall be the
responsibility of the developer. Landscaping shall be adequately
trimmed, watered and otherwise maintained to insure a pleasing
appearance of the site. A landscaping maintenance plan shall be
submitted as part of the landscape and irrigation plan.

f. A master landscaping plan shall be prepared to be reviewed and
approved by the Design Review Board.

Irrigation:

a. An adequate irrigation system shall be installed as part of the
required site landscaping.

b. A1l irrigation systems shall be fully automatic.

¢c. Low-volume irrigation equipment is encouraged for all planted areas
within the individual sites and shall be completely automatic.

d. No overthrowing of irrigation water onto walks, roadways or common
area will be allowed.

e. Utility cabinets and irrigation hardware shall be screened by
evergreen shrubs.

f. Irrigation plans are subject to review and approval by the Design
Review Board.

Drainage:

A storm drain system shall be installed adequate to serve ultimate
development of the site and shall be connected with the existing Los
Angeles County Flood control District system at 01d River School
Road.

Building Materials and Design:

Building materials and design are subject to review and approval of
the Design Review Board. Building design shall be of contemporary
character using materials which easily lend themselves to maintenance
and Tong life without significant deterioration.

Utilities:

A11 utilities shall be installed underground in accordance with
Section 7500 of the Downey Municipal Code.

Air-conditioning, Mechanical Roof Equipment, and Elevator Housing -
See Section 9136 of the Downey Municipal Code.

Environmental Protection Standards - See Section 9144 of the Downey
Municipal Code.

12
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ﬁu‘:ﬁf‘ﬂﬁﬁim watzr flow Tor Tire protection shall be acgufred 1y ) the
ity ‘of Dowiey Water Uivision amdfor the Metroou]ftan Water Discrict,
ATl atreeta shali e gongtructed iy City standsrds and be dedicated
te the Clty of Downey. Landscaped medians shal] he constructed under
the direction of the Planning and Enginesring Dfvisions.

ar sesassment district for the malntenance of roadway Tighting sad
“ﬂmﬂtmp-ﬂ mg shall he established




APPENDIX 1

PERMITTED USES

In order to identify and describe permitted uses, the Standard Industrial
Classification Manual, 1972 version with 1977 Supplement, prepared by the
U.S. Department of Commerce, has been employed. The following 1ist of uses
are identified by their four digit industry number, and categorized by their
respective Division and Major Group classifications consistent with the
Standard Industrial Classification Manual.

Uses indicated with. ~an asterisk (*) are subject to approval of a Condi-
tional Use Permit as described by Section 9166 of the Downey Municipal
Code

DIVISION G. RETAIL TRADE

Major Group 54 - Food Stores
5441 Candy, Nut and Confectionary Stores
5462 Retail Bakeries - Baking and Selling
5463 Retail Bakeries - Selling Only

Major Group 58 - Eating and Drinking Places
*5812 Eating Places
*5813 Drinking Places (Alcoholic Beverages)

Major Group 59 - Miscellaneous Retail
5912 Drug Stores and Proprietary Stores
5942 Book Stores
5943 Stationery Stores
5947 Gift, Novelty, and Souvenir Shops
5992 Florists
5993 Cigar Stores
5994 News Dealers

Note: The above retail uses of Division G are intended to provide
convenience and support uses for other uses on the Rancho
Los Amigos property. As such, they are permitted only within
the westerly 400 feet of Parcel A, on the ground floor level.

A 5?
il
.&’ 60% ‘/\/\ *
RO ®

ol
o0



DIYISION &. RETALL ‘TRADE
5861 Mall Qider louses

et

DIVLSION K- L

M jo= Qrolp 60 - Benking
01l fFederal ﬁeurrw Bk & ol
#az22, @m, sh24, &, 8026, W , GOEE Commercial and Stock Savings

Banks

&032, . B0 Mutual Savings Hanks

GAZ, Trust Lompanles. m Engaged 1n Depesit Banking

6052 lmeeﬂ Cxuhange Establfshwments

6054  Safe Depusit Sowpanies

GO5S ﬂ'*u?ﬁaghwse Esspoiations
T805%6  Corperations fur Banking Abrosd

B0S9 smwmms Nﬁum@m Fungtions Relatad to Deposit Banmking,

B2, 4 Rediscount snd Fimencing Tnstitutions fur Credit Agenc’es
6122, 8193, 6124, BI28 . Sevings and Loam sseciazions
5131 snﬁgrﬂwﬂtwﬁﬂ Lrndit Mmflﬂm

st @ﬁwa 6@ Cradit Agencies pther than Banks |

6idz, Bl4d, ®i4%; 6146, 5149 Parsopal Credit nstitutions
6183, 611 Business Credit Imstitut’on

6162 irighge Bankers sid Loap Carresipondente

Ej43 g Brokers

Mejor Group B2 - Security snd Commedily Broksrs

6211 ecurity Srokers, Dealers, and Flotstlon Compandes
&221 Tty Contracts mm and Dealars
el curdiy and Commodfty Exchanges

6281  Beprvices &11%ed with She Exchange of Securitfas or Commod!iies

Badur Croup &3 - Imsursnce
Hail Life [ngurance
5321  Neeldent amd Mealth [nsurance
§326  Hospttal and Med!cal Inszurance Flans
633  Fiee, Marime, and Cazualty insurance
&350  Bursty Inswrance
381  [1ila Insursnce
G371 Fwﬁwm Health, end Welfare Funds

Major Greup SI&- Insurance Roenis, broxers, amd Sarwice
G411  ©  orane  Agents, Brokers, and Service

W@ dor Birouy = Repl Eatate
Es12. & 3,. §514, 6815, 851D Resl Estate Operstory snd Lessors
Bs3L ﬁamﬂm& {eniy)
6541 [Tivle Abstract Office
6552, 6353 Sl i I gars ane Developers




Major Group 67 - Holding and Other Investment Offices
6711 Holding Offices
6722, 6723, 6724, 6725 Investment Offices
6732, 6733 Trust Management
6792, 6793, 6794, 6798, 6799 Miscellaneous Investing

DIVISION I. SERVICES

Major Group 72 - Personal Services
7299 Health Clubs or Spas (only)

Major Group 73 - Business Services

7311, 7313, 7319 Advertising

7321 Credit Reporting and Collection Agencies

7331 Direct Mail Advertising Services

7332 Blueprinting and Photocopying Services

7333 Commercial Photography, Art, and Graphics

7339 Stenographic and Reproduction Services, NEC

7351 News Syndicates

7361, 7362, 7369 Personnel Supply Services

7372, 7374, 7379 Computer and Data Processing Services
*7391 Research and Development Laboratories

7392 Management, Consulting, and Public Relations Services
*7393 Detective Agencies and Protective Services
*7395 Photo finishing Laboratories

Major Group 80 - Health Services
8011 Offices of Physicians
8021 Offices of Dentists
8031 Offices of Osteopathic Physicians
8041 Offices of Chiropractors
8042 Offices of Optometrists
8049 Offices of Health Practitioners, NEC
8071 Medical Laboratories
8072 Dental Laboratories
8081 Outpatient Care Facilities
*8091 Health and Allied Services, NEC

Major Group 81 - Legal Services
8111 Legal Services

Major Group 82 - Educational Services
8241 Correspondence Schools

*Major Group 83 - Social Services
8351 Child Day Care Services

Major Group 89 - Miscellaneous Services
8911 Engineering, Architecural, and Surveying Services
8922 Noncommercial Educational, Scientific, and Research Organizations
8931 Accounting, Auditing, and Bookkeeping Services



Ssjer Grosw 95 ~ Gowernment Dffices
9111, 9121,-9L31, 219% Evacutive, Lagisietive and General Sovern-
meat Ui ices

Mujor Gegep §2 - Justice, Pubifc Order, snd Safety
5222 |Lega) Counsel sad Prozsewtion (Pukife)
Major Geoup 93 = Publdz Finance Taxation snd Monetary Policy
9317 [Publfc Efnunce, Texation, and Wonetary Poiicy DfFices

W G gﬂ = Administration of Numen Resource Progress
g611 Administration o* Educational Programs
$431  Administration of Publlic Hemlth Prigrame
B4aY  hdwinisiration of Social, Mamigower, and Income Mainbensnce

_ Pragirams
RHEL %@nﬁ&%ﬁmm of Weterans Affetrs

N e é?rwn #5 = aﬂ'm-ﬁﬂstmmﬁn of Envirommente! Quel’ty and Howsing Preg e
9511, 9512 Admin{stration of Envirommenta! Qusiity Prograss

9a3l, 9532  Adwinisiretior of Housing enmd Urban Develomsent
; Frograns

Kagar Braup 15 v fdginistration of &awtﬂ; P ragrams .
8631 &?gﬁfm Licensing, and Inspection of Mistelisneous ome 41

A cantral ﬂ_dﬂiﬂ:‘hﬁmﬂimg oFfice 15 an establfstment rimas "1y eng —d T gene
ral administrative, suparyisory, itcounting; purchazing. emgimeery.y amd o

planning, sdveriising, lagal, fipancial, o reiated manygement funciicns
Wﬁc;‘l rali® for ckher sstablishments of the same company, Lentri adwminis
trative of ficas. chavantartstical ly dn mot produce sy sroducts por da Ly

peovide sny servlesy for ¥ geners) publfe, strer compen |, or govem k.

h central adwintstrative office should be comgidersd a separals

estab?ishment 11 (1} 9% 15 at a differsit general location from the estabifsi-
mit{s) servalds or (2} 15 fs 2t the sime jocation as o of the comper &

estabiiseents but slsc serves othar estapiishments of the same ¢ sny and

5 mot operated as an 1ategral papd of The estav!ishwent al the same loci on.

An suxiifery uplt 15 an establismwent peimarily angeged in perforwing sup-
porting services for other estib)ishments of the sawe company refther than
far "m' T 2eblic o fhr other bus‘ness firms. RunlTfisries fmelude
such diverse pctivities as ressarch develdpment, snd tesiing laberateries

of menufacturing Trms developing new or Tmproved products with Lhe company's
own funids or pn Federal costracs; ceniral warehouses for ihe compainy’s own
prchandise; centrd! garages Tor the company’s own vehicies; trading stamp

phion stores: milk recefving ststions: and gates promotion u7Fices,




APPENDIX 2

1

B= Weston Pringle aud Associntes

TRAFFIC & TRANSPORTATION ENGINEERING

March 22, 1985

Mr. Greg Shaffer
Planning Department
P.0. Box 607
Downey, CA 90241

Dear Mr. Shaffer:

This letter summarizes our review of traffic factors related to the proposed
development of the Rancho Los Amigos site in the City of Downey. The review
is based upon information provided by you and the City Traffic Engineer.

The development plan is being proposed by the Community Development Commission
of Los Angeles County and would generally intensify use of the 212 acre County
owned land. For purposes of this study, the development has been divided into
two phases. The first includes development that would be proposed in the near
future or approximately two years. Phase II represents the long term ultimate
development plan which would require 12 years to complete. Table 1 lists the
uses proposed for each phase of development and Figure 1 illustrates the
development concept plan.

For this study, the worst case condition or maximum potential development has
been utilized. As an example, 600,000 square feet of office use was assumed
for Parcel A while actual development could be less intensive. This approach
was utilized on all future development indicated on the proposed plan.

In addition to land use changes, the plan proposes a new roadway from the
Imperial Highway/Rives Avenue intersection through the site to Garfield. An
extension of 01d River School Road southerly from Imperial Highway would
intersect and terminate at the new road :. (See Figure 1). An alternate
alignment would terminate the new road at Gardendale Street east of the Union
Pacific Railroad.

2651 EAST CHAPMAN AVENUE ¢ SUITE 110 ¢ FULLERTON, CALIFORNIA 92631 « (714) 871-2931
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Table 1
PROPOSED DEVELOPMENT

Rancho Los Amigos Development

LAND USE QUANTITY
Phase 1 .

County Courthouse 90,000 SF
Office Building (Parcel A) 600,000 SF
PHASE II

Industrial Park (Parcels B & C) 1,200,000 SF
Industrial Park (Parcel D) 50 Acres
Consolidation of Hospital Facilities 65 Acres

(Parcel H)



ARG CIRCULA 'F TI0% COMDITIONS

'ﬁwer*ﬂaﬁ Wighwey 15 am e&sz«smt srterial axtending theough Los Angeles

Gounty. 1% has am interchange with the Long Beach Freswsy (Stste Routa 7) to
the west gnd San Sabrizl River Freeway [1-805) €5 the ssst. Adfacent to the
sita, Impertal Hlghway srevides theee Tanes fn sach direction wilh sepsrais
Teft turns lanes.. There are signalized Irlersections ab 01d River Scheoi
Road and Wives fvenue. An overpiss of Twperfa) Wighwey wxists far Erickson
Mvenuwe. Gd M'ﬁmr Seheo’ Rosd T o north-south syterial with fowr lanes of
t‘mﬁ*ﬂc at &xwms From leperial Mighway to Florence Avenwve. Rives Rvenue
ts & two-lane a%m*” with residential Trontage thet serves as & rusidensial
eal Tectar,

Raxed upon daia previded by the City Tratfie Engineer, daily traffic voluses
on Tmperis] Mighway sre approvimately 37,200 adiscent te the sfite. Siace sk
howr intersection aperscions sre the best indicators of traffic comaftions,
interiection Cypacity Ut1Tlzation (TCU) anaiyses were comoleted for both AW
aind PM peak hours on Usoeria] Wighway 2% 0id River Schos] Road and Rives
Avenue. [The JCU methodelogy snd relationahis of 16U to Level of Service ere
described Im Appendix A.) 'ﬁxﬂ-sﬁﬁmg traffic volumes were orokided by the £¢1y
Traffic Engineer and are contasned fri Appendiz B wilth the IOW calcuistions.
The resuite of fhese 10U analyses are summerized in Table ¥,  Rewlew of Table
2 indicates thal cupreni traffic cperations are good mven with a relatively
hgh tireffic voluse on leperisl Higheny.
r L

im or ¢ 18 exawine praject traf¥ic factors, 1t 15 mecessary (o estimate the
nusber of ti'ps that would be generated. Studfes have been copducted by

ivernments! . wcies and consultants to determipe trip meration
characterietice off varigus lend wees. The ratas ubiT9: | i this stady &
Ifated im Table 4 and are bassd upom deta In the Imstitute of Tramepor-tation
Engineers gublication “Trip Gemeration” snd dets from the Drange Lounle
Enviremmental Management Agency. Ry sppiying theze vates to the plamped
development, sstimtas of project trip generation were chtyined.




Table 2
EXISTING ICU SUMMARY

Rancho Los Amigos Development

INTERSECTION ICU VALUES
AM Peak Hour PM Peak Hour

e g5 (™ os(2)
A

Imperial Highway and 01d River School Road 0.56 A 0.58
Imperial Highway and Rives Avenue 0.50 & 0.61 B

(1) Intersection Capacity Utilization

(2) Level of Service

Table 3
TRIP GENERATION RATES

Rancho Los Amigos Development

LAND USE DESCRIPTOR TRIP ENDS PER DESCRIPTOR
Daily AM In AM Qut PM In PM Out
Courthouse (1) SF 25 2.00 0.25  0.89 1.96
office (2) SF 12.3 1.8 0.35  0.27 1.36
Industrial Park (2) SF 7.0 0.54 0.16  0.19 0.59
Industrial Park (2 dctes 62.8 10.1 3.2 3.0 9.4

(1) Source: Orange County for daily; peak hour rates based on splits for
government office and Civic Center in ITE Trip Generation.

(2) Source: “Trip Generation", Institute of Transportation Engineers



Table § summarizes the astimated dafly; AM peak hour and PE peak hour Lrip
generation Tor the development. Ap estimated 9,630 daily trip ends wou il be
generated by Phase 1. An sdditional 11,540 dsily trip ends would be generated
by Phase 11 with a tots) potential of 21,170 dwily Lrip ends.

Mo trip g& -ation has been imdicated for the hesplta! conse]idation fm Paroal
B, Hogpital generzted Lrips are & g‘mﬁ of the axisting traffic populalion snd
&re mam in fhe anﬂwﬁs on that basis. Coasalidetfon of hozpi!tal
factifties could change trip generstion sharactsristics and should be smamined
when aufficient _@nlnmﬁm date sre avallable.

The next stap i the study was Lo davelop & geograskic trip distribution
pattern for the site. Since comstruction of tha Century Freeway (1-108) wouid
wtfeclt tyavel pelisrns n Lhe area, two dfstributions were develepsd. The
divectional distribution developed for Phese [ 7s 1liustrated on Figure 2 afe
does mob Include the Dsmiury Froewmy. For Phesa 11, 1% wes assumed Lhet ©
Cemtury Freewsy was compieted and the d1stribulion is 1)1Tustrated on Figure

¥, These distributions sre based upon regiens) land use and cipculstion
patiErns: |

Gafly wject Enyffic was then assigied <o the street system in ¢ fom e
with the distribuzion patterns. The Phase I dufly volumes are Tilusirased on
Figure ¢ snd m#g 11 ave 1Mlustrated on Flgure 5, Phase | AN and PM peak
hour volumes were assigned to the lsperisl Fighwer at Old River Scheol Road
andl Rives Avenue ‘ntarseciions u%1!72fng the distribution on Figure 2. These
project volimes gre Tndicated Tn the table 'n Appendix B

KNALYSES

Phase 1

The amalyets of Phise [ Lraffic has beem completed to provide anm evaluation of
the #bil1%y oF the exfsting and planmed road system b0 acoummocEie | ject
trffie. Esﬁnﬁa& ef daily and peak hour trafFic and essigneent of theas
trips o the rosd aystew haye been presented n previous sections of this
report. The snsllyses sve based upon these daty ané projectfons.




Table 4
TRIP GENERATION

Rancho Los Amigos Development

LAND USE TRIP ENDS
Daily AM In AM Qut PM In PM Qut
PHASE 1
County Courthouse (90,000 SF) 2,250 180 20 80 175
Parcel A: 600,000 SF Office 7,380 1,150 210 160 815
Subtotal 9,630 1,295 230 240 990
Phase II
Parcels B & C: 1.2 Million SF 8,400 650 190 230 710
Industrial Park
Parcel D: 50 Acres Industrial 3,140 505 160 150 470
Park
Subtotal 11,540 1,155 350 380 1,180
Total 21,170 2,450 580 620 2,170
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i 16U SUMMARY
Renche Los Amigos Devaopmeit

< | ity GALUES 3
) Ihrsaseiatny | PERION ST

Exfsting Exfating
= 'F"‘ﬁ."l Qilt?‘
R N z — LDroject r‘*‘“*b;_iM tion
, mmv M & Old River AN Peak Hour .58 0.61 0.53
PM Peak Wour — 0.58 0. 58 .74
& Impaifal My & Rives Ave.  AM Peal Heur 6.50 0.87 - .83
| PM Paak Mour .61 0.95 0,78




The intersections on Imperial Highway at 01d River School Road and Rives
Avenue are the critical locations in examining potential traffic impacts. ICU
analyses were completed for conditions with Phase I traffic for both
intersections and for both AM and PM peak hours. These analyses are contained
in Appendix B and summarized in Table 5. Each of these intersections was
examined to evaluate the potential traffic impacts of the project.

Review of ICU values for Imperial Highway and 01d River School Road indicates
that the existing geometrics could accommodate project traffic. As indicated
in Appendix B, the northbound left turn during the PM peak hour is projected
to be 327 vehicles. This volume exceeds the desirable capacity of a single
left turn lane and the use of an optional through or left lane in addition to
left and right turn lanes is recommended. In addition, a separate traffic
signal phase would be required for northbound left turns. It is recommended
that the existing traffic signal be modified to provide split phasing in the
north-south direction. With these mitigation measures, acceptable traffic
operations would be anticipated.

The Imperial Highway and Rives Avenue intersection would have an acceptable
ICU value (Tless than 0.90) during the AM peak hour but not during the PM peak
hour. The provision of an additional northbound lane and split phasing for
the north-south movement would reduce the PM peak hour ICU value to 0.79 which
is an acceptable condition. Review of the AM peak hour ICU analyses indicates
an additional problem. The project westbound left turn volume for the AM peak
hour is 584 vehicles. While the ICU analysis indicates an acceptable
condition, this left turn demand would result in operational problems. A
queue of this magnitude would block access to other properties and create an
overall undersirable condition. Provision of a second westbound left turn
lane would mitigate the problem; however, this cannot be accomplished with the
existing right-of-way. The existing traffic signal would require modification
to provide seperate left turn phasing on Imperial Highway as well as split
phasing for north-south traffic.

Another alternative to reduce traffic impacts at the Imperial Highway/Rives
Avenue intersection was received. This alternative would provide westbound off
and eastbound on ramps at the existing Erickson Avenue overpass of Imperial
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intarsection without widening Imperial &ng The previously recommented

signal moditications would s21) be required.

in summmry, the m I devalomment can be sccommodated with the recommnded
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not terminate at the Rives Avenue |mtarsection.
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Table 6

SUMMARY OF PHASE I MITIGATION

Rancho Los Amigos Development

LOCATION

Imperial Hwy & 01d River School Road

Imperial Highway and Rives Avenue

Imperial Highway and Erickson Avenue.

1.

RECOMMENDED MITIGATION

Modify traffic signal to provide
split north-south phasing.

Provide three northbound approach
lanes (left, left or through and
through or right).

Modify traffic signal to provide
left turn phasing on Imperial Hwy
and split north-south phasing.

Widen Imperial Hwy east of Rives to
provide two westbound left turn
lanes.

Provide three northbound approach

lanes (left, through or right and
right).

In place of 2 at Imperial Highway
and Rives Avenue, provide westbound
off and eastbound on ramps.
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SUMMARY

This study has examined traffic factors related to the proposed development of
Rancho Los Amigos site in the City of Downey. The study has been completed
for two phases of development. Phase I is the near term development and has
been analyzed in detail. For Phase II or ultimate development, a more general
review was completed. Existing conditions were quantified and estimates made
of future trip generation from the site. The ability of the road system to
accommodate project traffic and the circulation element of the plan were
analyzed. Potential problems were identified with both Phase I and Phase II
of the plan. Mitigation measures have been recommended which would reduce the
potential traffic impacts of the project.

The following are principal findings of the study.

1. Existing traffic operations on Imperial Highway are at acceptable
Levels of Service.

2. Phase I of the project is estimated to generate 9,630 daily trip
ends with 1,525 occurring during the AM peak hour and 1,230
occurring during the PM peak hour.

3. At ultimate development, the site is estimated to generate 21,170
daily trip ends with 3,030 occurring during the AM peak hour and
2,790 during the PM peak hour excluding hospital traffic.

_ 4. With Phase I development, traffic mitigation measures would be
required at the Imperial Highway intersections with 01d River
School Road and Rives Avenue.

5. The ultimate plan has evidently not included traffic
consideratfons and requires modification to reduce traffic related
impacts.
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of the project.,

i, The ieerovements 1iated i Table 6 should be & part of the Phase I
devell opwent .
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o 2. The yitimets plan should be resyswmined with consideration Tur Lhe
| petantial traffic Tmpacts imeluding 87%¢ access, Imlemsl

elrauation and aves Sraliic operelions

We trust thut fhis sty will be of mesistance te ithe City of Dewney in
reviswing this developesnt. If you Have any questions or requlre additions]
inforeation. please contact us.

Kespectful |y suleditied,

WESTON PRINGLE & ASSOCTATES

Weston S, Pringie. P.E.
Mgl atered Profeszional Enginesr
State of Ca'ifornia Nusbers 16628 & TRS6S

210







II.

Exhibit A

SPECIFIC PLAN 85-1

Purpose and "-*-nt E

[t is intended that this Specific Plan shall constitute the zoning for 14.93
acres of land located to the southwest of Imperial Highway and Rives Avenue,
known as "Parcel 5", as shown on Map 1 and described as follows:

Beginning at the intersection of the proposed centerline of
Imperial Highway as shown on County Surveyor's Map No. B-753,
Sheet 7, on file in the office of the County Engineer of the
County of Los Angeles and the northeasterly prolongation of

the southeasterly line of Lot C of the Rancho Santa Gertrudes
subdivided for the Santa Gertrudes Land Association as shown

on map recorded in Book 1, Page 502, of Miscellaneous Records,
in the office of the Recorder of said County; thence south-
westerly along said prolongation and southeasterly line a
distance of 685.81 feet; thence northwesterly parallel with

said centerline to the centerline of-Horton Lane (private
street) as shown on map of said County Surveyor's Map No. B-753,
Sheet 7, 930.77 plus or minus feet; thence northeasterly along
said last mentioned centerline 385.77 feet; thence southeasterly
50.00 feet; thence northeasterly to said centerline of Imperial
Highway; thence southeasterly along said last mentioned center-
line to the point of beginning.

Since this Specific Plan establishes the zoning regulations for the site, it
has been adopted by ordinance of the City of Downey. Preceding the adoption

of this Plan was the approval of General Plan Amendment 85-1, which established
a Light Industrial land use designation on the subject property. This Specific
Plan is intended to implement the General Plan. This Plan specifies permitted
uses, their location, and approval procedures. It also establishes develop-
ment standards and provisions for circulation and public utilities.

The development of Parcel A is the first phase of a program to lease excess
County land within the Rancho Los Amigos property for private development.

This Specific Plan may be expanded, amended, or supplemented to include the
property proposed for lease to the private sector in the future, such as Parcels
B and C as indicated on Map 2.

Circul=*in=

1. The extension of 01d River School Road south of Imperial Highway shall
be constructed as a secondary highway with an 80 foot ri .-of-way and
64 foot curb to curb width.

2. The signalization at 01d River School Road and Imperial Highway shall be
modified to provide split north/south phasing. To the south of the inter-
section with Imperial Highway, 01d River School Road will have five la
two southbound, one northbound left turn, one northbound optional left
or through, and one northbound optional right or through.

3. The extension of Rives Avenue south of Imperial Highway shall be cons-
tructed as a collector street with a curb to curb width of 54 feet.
Sixty-four feet of right-of-way shall be reserved, except that portion
immediately south of Imperial H® “way where 80 feet of right-of-w is
required for intersection channc..zation. This uirement may bc wodified
by the City based on engineering studies.

4. The signalization at Rives Avenue and Imperial Highway shall be modified
to provide left turn phasing. To the south of the intersection with
Imperial Highway, Rives Avenue will have five lanes: two southbound, one
northbound left, and two northbound right. Through access onto Rives
Avenue north of Imperial Highway from the Rancho property is disallowed.

5. With the development of Parcel A and the courthouse, sufficient right-of-
way shall be reserved for construction of a four-way off and on ramp
system at the existing bridge over Imperial Highway.

6. If the de opment on Parcel A ex ls 300,000 square 't of floor
the two easterly ramps to and from tne Erickson bridge snall be con
This requirement may be modified by the City based on engineering or
environmental studies.
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Prior to issuance of any Certificates of Qccupancy for development on
Parcels B and C, a four-way ramp system shall be constructed to and from
the Erickson bridge. This requirement may be modified by the City based
on engineering and/or environmental studies.

8. Erickson Avenue wiil be designated as a major highway with a right-of-way
width of 100 feet. If Erickson is not constructed initially to major
highway specifications (80 feet curb-to-curb), the 100 feet of right-of-
way will be reserved for future construction.

9. Commercial vehicles over 6,000 pounds weight, as registered by the De-
partment of Motor Vehicles, are prohibited on Rives Avenue south of
Imperial Highway.

10. Until such time that public use of Erickson Avenue is allowed, the portion
adjacent to Parcel A, signing and striping shall be installed to restrict
its use to medical center patients and the courthouse bus.

II1. Land Uses

In order to identify and describe permitted uses, the Standard Industrial
Classification Manual, 1972 version with 1977 Supplement, prepared by the
U.S. Department of Commerce, has been employed. The following list of uses
are identified by their four digit industry number, and categorized by their
respective Division and Major Group classifications consistent with the Stan-
dard Industrial Classification Manual.

Uses indicated with an asterisk (*) are subject to approval of a Conditional
Use Permit as described by Section 9166 of the Downey Municipal Code. The
Conditional Use Permit process allows review of certain uses which have the
potential for creating problems for adjacent properties. Before a Conditional
Use Permit is granted, the following findings must be made:

a. That the requested Conditional Use Permit will not adversely affect
the purpose and intent of this Chapter or the City's General Plan or
the public convenience or general welfare of persons residing or
working in the neighborhood thereof;

b. That the requested use will not adversely affect the adjoining land
uses and the growth and development of the area in which it is proposed
to be located;

c. That the size and shape of the site proposed for the use is adequate
to allow the full development of the proposed use in a manner not
detrimental to the particular area; and

d. That the traffic generated by the proposed use will not impose an
undue burden upon the streets and highways in the area.

*DIVISION D. MANUFACTURING

*Major Group 23 - Apparel and Other finished products made from Fabrics and
Similar Materials (all)

Major Group 26 - Paper and Allied Products
*2642 Envelopes
*2648 Stationery

*Major Group 27 - Printing, Publishing, and Allied Industries (all)

Major Group 28 - Chemicals and Allied Products
*2831 Biological Products
*2833 Medicinal Products
*2834 Pharmaceutical Preparations

Major Group 31 - Leather and Leather Products
*3161 Luggage
*3171 Handbags and Purses
*3172 Personal Leather Goods

rms -
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DIVISION H.

Major

Major

Major

Major

Major

Major

Major

Group
6011
6022,

6032,
6042,
6052
6054
6055
6056
6059

Group
6112,
6122,
6131
6142,
6153,
6162
6163

Group
6211
6221
6231
6281

Group

6311
6321
6324
6331
6351
6361
6371

Group
6411

Group
6512,
6531
6541
6552,

Group
6711

6722,
6732,
6792,

DIVISION I.

Major

Group

*7299

Major'Group

7311,
7321
7331
7332
7333
7339
7351

FINANCE, INSURANCE, AND REAL ESTATE

60 - Banking

Federal Reserve Banks

6023, 6024, 6025, 6026, 6027, 6028 Commercial and Stock Savings

Banks g

6033, 6034 Mutual Savings Banks

6044 Trust Companies Not Engaged in Deposit Banking

Foreign Exchange Establishments

Safe Deposit Companies

Clearinghouse Associations

Corporations for Banking Abroad

Establishments Performing Functions Related to Deposit Banking,
NEC

61 - Credit Agencies other than Banks
6113 Rediscount and Financing Institutions for Credit Agencies
6123, 6124, 6125 Savings and Loan Associations

Agricultural Credit Associations

6143, 6144, 6145, 6146, 6149 Personal Credit Institutions
6159 Business Credit Institution

Mortgage Binkers and Loan Correspondents

Loan Brokers

62 - Security and Commodity Brokers

Security Brokers, Dealers, and Flotation Companies

Commodity Contracts Brokers and Dealers

Security and Commodity Exchanges

Services Allied with the Exchange of Securities or Commodities

63 - Insurance

Life Insurance

Accident and Health Insurance
Hospital and Medical Insurance Plans
Fire, Marine, and Casualty Insurance
Surety Insurance

Title Insurance

Pension, Health, and Welfare Funds

64 - Insurance Agents, Brokers, and Service
Insurance Agents, Brokers and Service

65 - Real Estate

6513, 6514, 6515, 6519 Real Estate Operators and Lessors
Appraisers (only)

Title Abstract Office

6553 Subdividers and Developers

67 - Holding and Other Investment QOffices
Holding Offices

6723, 6724, 6725 Investment Offices

6733 Trust Management

6793, 6794, 6798, 6799 Miscellaneous Investing

SERVICES

72 - Personal Services
Health Clubs or Spas (only)

73 - Business Services
7313, 7319 Advertising
Credit Reporting and Collection Agencies
Direct Mail Advertising Services
Blueprinting and Photocopying Services
Commercial Photography, Art, and Graphics
Stenographic and Reproduction Services, NEC
News Syndicates
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A central administrative office s“ould be considered a separate establishment
if (1) it is at a different general location from the establishment(s) served;
or (2) it is at the same location as one of the company's establishments but
also serves other establishments of the same company and is not operated as

an integral part of the establishment at the same location.

*AUXILIARY ESTABLISHMENTS

An auxiliary unit is an establishment primarily engaged in performing supporting
services for other establishments of the same company rather than for the
‘general public or for other business firms. Auxiliaries include such diverse
activities as research development, and testing laboratories of manfuacturing
firms developing new or improved products with the company's own funds or on
Federal contract; central warehouses for the company's own merchandise; central
garages for the company's own vehicles; trading stamp redemption'‘stores; milk
receiving stations; and sales promotion offices.

H
v
H
H
i

I[V. Development Standards

1. Maximum building site coverage shall be 40% of the net area.

I ; 2. Maximum building height shall be as follows:
Setback from Maximum
Residential Zone Building Height
Less than 140 feet No buildings
140 to 200 feet 35 feet
200 to 250 feet 45 feet
250 to 400 feet 55 feet
400 feet or more 75 feet
3a. Building and parking areas shall be set back 20 feet from the ultimate
right-of-way of all streets, except that 30 feet setback from Imperial
Highway shall be maintained.

b. Improvements permitted within the setback areas:
Landscaping
Pedestrian Sidewalks

Planters, fences or walls with the stipulation that said improvements
cannot exceed 3-1/2 feet in height.

Paving associated with street improvements (curbs, etc.).
Driveway access points.
4. Parking:

Parking requirements shall conform to Section 9150 of the Oowney Municipal
Code (parking ordinance) with the exception of the following:

a. Parking adjacent to the streetside landscaped areas shall be designed
to prevent car overhangs.

b. A minimum of 5% of the paved parking area shall be landscaped.

c. A minimum of one tree per 16 spaces shall be required in the parking
area. The required trees shall be a “canopy" type to provide a shaded
parking area. Trees shall be planted at a reasonable size to insure
survival, staked, and of a species compatible with the Southern Cali-
fornia climate.
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c. Along site boundaries, a mimimum tree size of 15 gallons shall be
utilized for tree-planting purposes and where possible, 24 inch
box trees shall be planted within the building setback areas.

d. Where possible, existing mature trees shall be incorporated into the
site design or relocated on site.

e. Maintenance of on-site and boundary landscaping shall be the respon-
sibility of the developer. Landscaping shall be adequately trimmed,
watered, and otherwise maintained to insure a pleasing appearance of
the site. A landscaping maintenance plan shall be submitted as part
of the landscape and irrigation plan.

14. Irrigation:

a. An adequate irrigation system shall be installed as part of the re-
quired site landscaping. .

b. A1l irrigation systems shall be fully automatic.

¢. Low-volume irrigation equipment is encouraged for all planted areas
within the individual sites and shall be completely automatic.

d. No overthrowing of irrigation water onto walks, roadways or common
area will be allowed.

e. Utility cabinets and irrigation hardware shall be screened by evergreen
shrubs.

f. lIrrigation plans are subject to review and approval by the Design
Review Board.

15. Drainage:
A storm drain system shall be installed adequate to serve ultimate develop-
ment of the site and shall be connected with the existing Los Angeles
County Flood Control District system at Q1d River School Road.

16. Building and Materials and Design:
Building materials and design are subject to review and approval of the
Design Review Board. Building design shall be of contemporary character
using materials which easily lend themselves to maintenance and long life
without significant deterioration.

17. A1l utilities shall be installed underground in accordance with Section
7500 of the Downey Municipal Code.

18. Air-conditioning, Mechanical Roof Equipment, and Elevator Housing - See
Section 9136 of the Downey Municipal Code.

19. Environmental Protection Standards - See Section 9144 of the Downey Municipal
Code.

Utilities/Public Services

1. Sufficient water flow for fire protection shall be acquired from the City
of Downey Water Division and/or the Metropolitan Water District.

2. A1l streets shall be constructed to City standards and be dedicated to
the City of Downey. Landscaped medians shall be constructed under the
direction of the Planning and Engineering Divisions.

3. An assessment district for the maintenance of roadway lighting and land-
scaping shall be established.
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