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MEMORANDUM 
TO: Robert Garcia. Planning Manager 

City of Torrance  
3031 Torrance Blvd 
Torrance, CA 90503 

  

   
FROM: Nicole Morse, Esq., Principal  
 
DATE: October 30, 2025  
 
RE: 2555 W. 190th Street industrial Warehouse Project – Response to Comment Letter 
   

 
T&B Planning, Inc. (T&B Planning) is the environmental consulting firm that prepared the Mitigated Negative 
Declaration (MND) for the 2555 W. 190th Street industrial Warehouse Project (hereinafter “Project”). The MND 
was circulated for a 30-day public review period from February 18, 2025 to March 20, 2025. T&B Planning has 
prepared this memorandum in response to letters sent to the City (hereinafter “Comment Letters”) on the MND. 
As a result of comment letters received on the MND, the MND was revised, and the entire MND is being 
recirculated for public review. These responses were prepared and are included as Attachment 18 of the 
Recirculated MND. 
 
The City received a total of 5 Comment Letters, including 1 late comment letter received after the close of the 
public review period. Agency and Organization Comment letters have been assigned a letter (i.e., A, B, C) and each 
comment within the transmittal is divided into sequential numbered comments (i.e., A-1, A-2, A-3). 
 
Comment  Date of Letter 
 
A. Blum Collins & Ho, LLP on behalf of the Golden State Environmental Justice Alliance  March 18, 2025 
 
B. Los Angeles County Sanitation Districts        March 19, 2025 
 
C. California Department of Transportation, District 7       March 20, 2025 
 
D. South Coast Air Quality Management District       March 20, 2025 
 
E. Golden State Environmental Justice Alliance       April 2, 2025  
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Comment Letter A

 
 

BLUM, COLLINS & HO LLP 
ATTORNEYS AT LAW  

AON CENTER 
707 WILSHIRE BOULEVARD 

SUITE 4880  
LOS ANGELES, CALIFORNIA 90017 

(213) 572-0400 
 

March 18, 2025 

Natalie Niemeyer Via Email to: 
Planning Associate                                       cddinfo@torranceca.gov  
Community Development Department, Planning Division  
City of Torrance 
3031 Torrance Boulevard 
Torrance, CA 90503 

 
Subject: Comments on 2555 W. 190th Street Industrial Warehouse Project MND 

(SCH NO. 2021020220) 
 
Dear Ms. Niemeyer, 
 
Thank you for the opportunity to comment on the Mitigated Negative Declaration (MND) for the 
proposed 2555 W. 190th Street Industrial Warehouse Project.  Please accept and consider these 
comments on behalf of Golden State Environmental Justice Alliance.  Also, Golden State 
Environmental Justice Alliance formally requests to be added to the public interest list regarding 
any subsequent environmental documents, public notices, public hearings, and notices of 
determination for this project.  Send all communications to Golden State Environmental Justice 
Alliance P.O. Box 79222 Corona, CA 92877. 
 
1.0 Summary 
The project proposes the construction and operation of one 262,970 square foot (sf) industrial 
warehouse building on approximately 13.59 acres of vacant land.  The 262,970 sf warehouse 
building is comprised of 78,891 sf of warehouse area, 157,782 sf of manufacturing area, and 
26,297 sf of office area.  The building includes 45 truck/trailer loading dock doors and the project 
site provides a total of 571 passenger vehicle parking stalls.  The project will also construct 18 
angled off-site parking spaces and centerline striping will be installed along Crenshaw Place. 
 
Project Description  
The MND does not include a detailed floor plan or a detailed grading plan.  The basic components 
of a Planning Application include a detailed site plan, floor plan, conceptual grading plan, written 
narrative, and detailed elevations.  The MND states that, “Implementation of the Project is 
expected to require import of approximately 25,200 cubic yards of soil material,” but does not 
provide any grading plan. Verification of the import/export materials is vital as it directly informs 
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the quantity of necessary truck hauling trips due to soil import/export during the grading phase of 
construction.  The elevations provided in Figure 5 do not include the finished floor elevations or 
base height that are necessary to verify the maximum building height. An EIR must be prepared 
to include wholly accurate and adequate detailed project site plan, floor plan, grading plan, 
elevations, and project narrative for public review.  
 
Additionally, the MND states that, “18 angled off-site parking spaces and centerline striping will 
be installed along Crenshaw Place.”  However, this information and aspect of the site design is not 
utilized for analysis throughout the MND. An EIR must be prepared to include this aspect of the 
Project throughout its analysis in order to provide an adequate and accurate environmental 
document.   
 
3.0 Air Quality, 6.0 Energy, and 8.0 Greenhouse Gas Emissions 
The MND does not include for analysis relevant environmental justice issues in reviewing 
potential impacts, including cumulative impacts from the proposed project, and the environmental 
analysis that it tiers from also excludes this information.  This is in conflict with CEQA Guidelines 
Section 15131 (c), which  requires that “Economic, social, and particularly housing factors shall 
be considered by public agencies together with technological and environmental factors in 
deciding whether changes in a project are feasible to reduce or avoid the significant effects on the 
environment identified in the EIR. If information on these factors is not contained in the EIR, the 
information must be added to the record in some other manner to allow the agency to consider the 
factors in reaching a decision on the project.” This is especially significant as the surrounding 
community is highly burdened by pollution. According to CalEnviroScreen 4.01, CalEPA’s 
screening tool that ranks each census tract in the state for pollution and socioeconomic 
vulnerability, the proposed project’s census tract (6037650200) ranks worse than 96% of the rest 
of the state overall in pollution burden. The surrounding community bears the impact of multiple 
sources of pollution and is more polluted than average on every pollution indicator measured by 
CalEnviroScreen. For example, the project census tract ranks in the 84th percentile for particulate 
matter (PM) 2.5 burden, 89th percentile for diesel PM burden, and 97th percentile for traffic 
impacts.  All of these environmental factors are attributed to heavy truck activity in the area.  The 
very small particles of diesel PM can reach deep into the lung, where they can contribute to a range 
of health problems. These include irritation to the eyes, throat and nose, heart and lung disease, 
and lung cancer2.  
 

 
1 CalEnviroScreen 4.0 https://oehha.ca.gov/calenviroscreen/report/calenviroscreen-40  
2 OEHHA Diesel Particulate Matter https://oehha.ca.gov/calenviroscreen/indicator/diesel-particulate-
matter  
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The census tract ranks in the 99th percentile for toxic releases3 and 96th percentile for hazardous 
waste4 impacts.  People living near facilities that emit toxic releases may breathe contaminated air 
regularly or if contaminants are released during an accident.  Hazardous waste generators and 
facilities contribute to the contamination of air, water and soil near waste generators and facilities 
can harm the environment as well as people. 
 
Further, the census tract is a diverse community including 28% Hispanic and 27% Asian-American 
residents, whom are especially vulnerable to the impacts of pollution.  The community has a high 
rate of low educational attainment, meaning 49% of the census tract over age 25 has not attained 
a high school diploma.  The community also has a high rate of poverty, meaning 24% of the 
households in the census tract have a total income before taxes that is less than the poverty level.  
Income can affect health when people cannot afford healthy living and working conditions, 
nutritious food and necessary medical care5.  Poor communities are often located in areas with 
high levels of pollution6.  Poverty can cause stress that weakens the immune system and causes 
people to become ill from pollution7.  Living in poverty is also an indication that residents may 
lack health insurance or access to medical care. Medical care is vital for this census tract as it ranks 
in the 60th percentile for incidence of cardiovascular disease and 33rd percentile for incidence of 
asthma.  The community also has a high rate of linguistic isolation, meaning 50% of the census 
tract speaks little to no English and faces further inequities as a result. 
 
The State of California lists three approved energy compliance modeling softwares8 for non-
residential buildings: CBECC-Com, EnergyPro, and IES VE.  CalEEMod is not listed as an 
approved software.  The spreadsheet-based modeling and CalEEMod energy calculations in the 
MND do not comply with the 2022 Building Energy Efficiency Standards and under reports the 
project’s potentially significant GHG and Energy impacts to the public and decision makers.  Since 
the MND did not accurately or adequately model the energy impacts in compliance with Title 24, 
a finding of significance must be made.  An EIR with modeling in one of the approved software 
types must be circulated for public review in order to adequately analyze the project’s potentially 

 
3 OEHHA Toxic Releases https://oehha.ca.gov/calenviroscreen/indicator/toxic-releases-facilities  
4 OEHHA Hazardous Waste Generators and Facilities 
https://oehha.ca.gov/calenviroscreen/indicator/hazardous-waste-generators-and-facilities  
5 OEHHA Poverty https://oehha.ca.gov/calenviroscreen/indicator/poverty  
6 Ibid. 
7 Ibid. 
8 California Energy Commission, 2022 Energy Code Compliance Software 
https://www.energy.ca.gov/programs-and-topics/programs/building-energy-efficiency-standards/2022-
building-energy-efficiency-1   
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significant environmental impacts.  This is vital as the MND utilizes CalEEMod as a source in its 
methodology and analysis, which is clearly not one of the approved softwares. 
 
11.0 Land Use and Planning  
The MND does not discuss or analyze the project’s compliance with the General Plan’s Land Use 
Buildout Scenario. Table 3-4: Nonresidential Land Buildout Estimates Proposed General Plan of 
the General Plan EIR9 notes that the Heavy Industrial designation supports the development of 
3,740,000 sf of building area through the document’s 2030 horizon year.  The project’s proposed 
262,970 sf of industrial space is 7.03% of the total Heavy Industrial building area permitted over 
the 20 year General Plan period, which represents a significant amount of growth attributed to a 
single project.  Notably, the General Plan EIR calculated development intensity of 0.10 FAR for 
Heavy Industrial designated sites, and the project is proposed at 0.44 FAR, which is more than 
four times the development scenario from which the project tiers.  The MND does not provide any 
information or analysis on the buildout conditions of the General Plan and an EIR must be provided 
to include this information for analysis.   

The MND does not provide a consistency analysis with all land use plans, policies, or regulations 
adopted for the purpose of avoiding or mitigating an environmental effect.  The project has 
significant potential to conflict with many of these items, including but not limited to the following 
from the General Plan and an EIR must be prepared with a consistency analysis in order to provide 
an adequate and accurate environmental document:  

1. Objective CI.3: To maintain a Level of Service D or better at intersections within the City. 

2. Policy CI.3.5: Encourage site and building design that reduces automobile trips and parking 
space demand.  

3. Policy CI.3.6: Implement the near-term and long-range recommended improvements set forth 
in this Element. 

4. Policy CI.4.2: Restrict on-street parking, where feasible, during peak hours on Arterial 
roadways to improve traffic flow.  

5. Policy CI.4.3: Increase average vehicle ridership through the implementation of transportation 
demand management programs. 

 
9 https://www.torranceca.gov/our-city/community-development/planning-division/comprehensive-
planning/general-plan/general-plan-draft-eir 
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6. Objective CI.5: To meet the parking needs of businesses, residents, and visitors. 

14.0 Population and Housing  
The MND utilizes uncertain and misleading language in stating that impacts to population and 
housing will not be significant because,“ it is expected that local and regional workers would be 
available to serve the needs of the proposed Project, and the employees are not necessarily 
expected to relocate to the City of Torrance.”  The MND provides no information regarding the 
“regional workers” or geographic boundaries of the “region”, but states that, “the City of Torrance 
has a labor force of 76,300 persons and of that labor force, 3,200 are unemployed (unemployment 
rate of 4.2 percent) (EDD, 2024),” without providing any quantified analysis or meaningful 
evidence to support this claim. Notably, the City’s unemployment rate is below 5%, which is 
insignificant as an unemployment rate below 5% is considered full employment and does not 
substantiate the MND’s claims that impacts will be less than significant.  The MND has also not 
provided any evidence that the unemployed workforce is interested in or qualified for work in the 
industrial sector.  Relying on the greater Los Angeles County workforce to fill the project’s jobs 
will result in significant increases to worker VMT.  For example, the project site is approximately 
81 miles from Lancaster, 45 miles from Westlake Village, and 46 miles from Claremont. 
 
There is also no analysis of projects approved, proposed, or “in the pipeline” of the City to 
demonstrate that the combined workforce of all projects does not exceed the growth estimates 
analyzed by the City’s General Plan or SCAG’s employment growth forecasts.  Relying on the 
entire labor force within the entire Los Angeles County region to fill the project’s construction and 
operational jobs will increase VMT and emissions during all phases of construction and operations 
and an EIR must be prepared to account for longer worker trip distances.  Further, the MND states 
that, “The Project would generate approximately 200 jobs,” without providing a methodology 
source for this calculation.  SCAG’s Employment Density Study10 provides the following 
applicable employment generation rates for Los Angeles County:  
 
Light Manufacturing: 1 employee per 829 square feet  
Warehouse: 1 employee per 1,518 square feet 
Low-Rise Office: 1 employee per 319 square feet 
 
Applying the ratios results in the following calculation:  

Light Manufacturing: 157,782 sf / 829 sf = 191 

 
10 SCAG Employment Density Study 
http://www.mwcog.org/file.aspx?A=QTTlTR24POOOUIw5mPNzK8F4d8djdJe4LF9Exj6lXOU%3D  
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Warehouse: 78,891 sf / 1,518 sf = 52 

Low-Rise Office: 26,297 sf / 319 sf = 83 

Total: 326 employees  

Utilizing SCAG’s Employment Density Study ratio for Los Angeles County, the proposed project 
will generate 326 employees. The MND utilizes uncertain and misleading language which does 
not provide any meaningful analysis of the project’s population and employment generation. In 
order to comply with CEQA’s requirements for meaningful disclosure, an EIR must be prepared 
to provide an accurate estimate of employees generated by all uses of the proposed project. It must 
also provide demographic and geographic information on the location of qualified workers to fill 
these positions.  

The MND attempts to support its less than significant finding by stating that, “According to 
Southern California Association of Governments’ (SCAG) 2024-2050 Regional Transportation 
Plan/Sustainable Communities Strategy, the City of Torrance is anticipated to employ 
approximately 133,200 persons by 2050 (SCAG, 2024). Therefore, the Project would be within 
the SCAG employment growth projections for the City.”  However, the MND excludes that SCAG 
builds upon projections referencing a baseline employment scenario.  Specifically, SCAG’s 
Connect SoCal Demographics and Growth Forecast11 notes that the City will add 4,200 jobs from 
2019 - 2050, with the 2019 baseline employment at 129,000 jobs and the 2050 forecast at 133,200 
jobs.  Utilizing SCAG’s Employment Density Study calculation for Los Angeles County of 326 
employees, the project represents 7.8% of the City’s employment growth from 2019 - 2050.  An 
EIR must be prepared to include this analysis, and also provide a cumulative analysis discussion 
of projects approved since 2016 and projects “in the pipeline” to determine if the project will 
exceed SCAG’s employment or population growth forecast for the City and/or the City’s General 
Plan growth forecasts. For example, other recent projects such as Torrance Gateway Phase III (881 
employees) and 205th Street Industrial Project (160 employees) combined with the proposed 
project will cumulatively generate 1,367 employees, which is 32.6% of the City’s employment 
growth forecast over 31 years accounted for by only three recent industrial projects.  These totals 
increase exponentially when commercial development and other industrial activity is added to the 
brief list of recent industrial activity above. An EIR must be prepared to include this information 
for analysis, and also provide a cumulative analysis discussion of projects approved since 2019 

 
11 SCAG Connect SoCal Demographics and Growth Forecast adopted April 2024 
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-
040424.pdf?1712261839  
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(SCAG), General Plan adoption, and projects “in the pipeline” to determine if the proposed project 
will exceed the employment/population growth forecasts by SCAG and/or the City’s General Plan. 
 
The MND also states that, “Staff would be able to evaluate future occupants ’request for business 
licenses, based on use and whether their operations would have a potential to significantly impact 
population growth or infrastructure. Therefore, the proposed Project will not result in a significant 
impact on the environment with respect to population, housing growth projections and 
infrastructure, and impacts would be considered less than significant.”  The MND does not provide 
any information regarding the evaluation methodology that will be utilized by Staff or the 
threshold Staff will utilize to determine if there will be a significant impact.  This also does not 
comply with CEQA’s requirements for adequate informational documents and meaningful 
disclosure (CEQA § 15121 and 21003(b)).  Deferring this environmental analysis required by 
CEQA to the operational permitting phase is improper mitigation and does not comply with 
CEQA’s requirement for meaningful disclosure and adequate informational documents.   An EIR 
must be prepared to include a finding of significance as the MND has not provided any meaningful 
evidence to support a less than significant finding. 
 

17.0 Transportation  
The MND does not provide a consistency analysis with all land use plans, policies, or regulations 
adopted for the purpose of avoiding or mitigating an environmental effect.  The project has 
significant potential to conflict with many of these items, including but not limited to the following 
from the General Plan and an EIR must be prepared with a consistency analysis in order to provide 
an adequate and accurate environmental document:  

1. Objective CI.3: To maintain a Level of Service D or better at intersections within the City. 

2. Policy CI.3.5: Encourage site and building design that reduces automobile trips and parking 
space demand.  

3. Policy CI.3.6: Implement the near-term and long-range recommended improvements set forth 
in this Element. 

4. Policy CI.4.2: Restrict on-street parking, where feasible, during peak hours on Arterial 
roadways to improve traffic flow.  

5. Policy CI.4.3: Increase average vehicle ridership through the implementation of transportation 
demand management programs 

A-14

A-12
(CONT.)

A-13



2555 W. 190th Street Industrial Warehouse Project - Response to Comment Letter

  
Natalie Niemeyer 
March 18, 2025 
Page  
  

 

8 

 

6. Objective CI.5: To meet the parking needs of businesses, residents, and visitors 

The MND also provides erroneous and misleading consistency analysis with the select General 
Plan goals and policies provided for analysis. For example, the MND concludes that the project 
does not conflict with, “Policy CI-5.1: Require new development to accommodate project-
generated parking demand on site,” because, “The Project would provide a total of 572 parking 
spaces, which would meet the minimum parking requirement of 552 stalls.”  However, details 
within the Site Plan indicate that there are not actually 572 parking spaces available onsite for use 
during project operations. For example, Figure 4: Site Plan depicts 74 parking spaces (spaces 349-
423) at the truck/trailer loading dock doors.  As an example, see inset below for spaces 409-423.  
This means that passenger cars would park within the truck/trailer loading dock where the 
trucks/trailers would pull up to for deliveries. These parking stalls are not usable by passenger cars 
and are unavailable during project operations. Therefore, these 74 parking spaces (spaces 349-423) 
must be removed from the project’s onsite parking supply. 
 

 
Further, Figure 4: Site Plan depicts that there is only a 33 foot backup distance between the edge 
of the parking stalls located at the truck/trailer loading docks and the passenger car parking island 
within the loading court (see example below).  The site does not provide adequate backup and/or 
maneuvering space to accommodate trucks/trailers (including but not limited to WB-67 trucks that 
are a standard 72 feet in length) utilizing the loading docks.  These parking stalls are not usable by 
passenger cars, are unavailable during project operations, and impede truck/trailer access on the 
site.  Therefore, the parking island within the truck/trailer loading dock court and  its 147 parking 
spaces (spaces 424-571) must be removed from the project’s onsite parking supply.  Accounting 
for the necessary parking space reductions associated with the project site operations, insufficient 
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maneuvering area, and increased hazards due to geometric design features, the project must 
remove 221 parking spaces from its onsite inventory.  This reduces the onsite parking supply 
analyzed within the MND from 552 parking stalls to 331 parking stalls.   It must be noted that 
these site design, access, and functionality issues are likely arising due to the size of the building, 
indicating that the site is overbuilt with too large of a building area to accommodate all necessary 
components of a functional industrial building. The project does not comply with Policy CI-5.1 
and an EIR must be prepared to include a finding of significance.  

 
Additionally, the MND states that, “18 angled off-site parking spaces and centerline striping will 
be installed along Crenshaw Place.”  However, this information and aspect of the site design is not 
analyzed here.  The MND does not state the reasoning for the project’s request to construct street 
parking and/or whether this parking stalls will be exclusively reserved for the project site or 
available for the public.  Attempting to provide additional off-street parking because the on-site 
parking supply is insufficient is directly in conflict with General Plan Policy CI-5.1 and an EIR 
must be prepared to include a finding of significance. An EIR must also be prepared to include the 
off-street parking aspect of the Project in its analysis in order to provide an adequate and accurate 
environmental document.   
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The MND has not adequately analyzed the project’s potential to substantially increase hazards due 
to a geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses.  
As noted above, several issues exist with passenger car parking stalls impeding truck/trailer access 
and the discussion above is hereby reincorporated in association with this impact threshold.  
Further, the MND does not discuss the truck/trailer modeling provided on Figure 4: Site Plan and 
within Appendix 11.  The modeling depicts there is not adequate maneuvering and queueing space 
for trucks/trailers at the intersection of the project driveways and the adjacent streets.  For example, 
trucks turning right from 190th Street onto Crenshaw Boulevard require additional maneuvering 
space across the centerline of Crenshaw Boulevard, meaning that the trucks will need to drive on 
the “wrong side” of the street into oncoming traffic in order to access the site. 
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The same is true for trucks/trailers exiting the site from the northernmost driveway on Crenshaw 
Boulevard.  
 
 

 

 

 

 

 

 

 

A-19



2555 W. 190th Street Industrial Warehouse Project - Response to Comment Letter

  
Natalie Niemeyer 
March 18, 2025 
Page  
  

 

12 

 

Additionally, there is not adequate maneuvering space for trucks/trailers exiting the site from the 
southernmost driveway onto 190th Street.  Trucks/trailers must overlap the pedestrian sidewalk in 
order to leave the site.  This indicates that the turning radius provided by the driveway width is not 
adequate to accommodate trucks/trailers.   
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Further, the modeling for trucks/trailers entering/exiting the site from the truck/trailer loading dock 
area onto Crenshaw Boulevard both require nearly the entire maneuvering area in the driveway in 
order to execute a turn.  If a vehicle is queued at the driveway to exit the site, the incoming 
truck/trailer would collide into it, and vice versa.   

 
As shown above, the MND has not adequately analyzed the project’s potential to substantially 
increase hazards due to a geometric design feature (e.g., sharp curves or dangerous intersections) 
or incompatible uses. An EIR must be prepared to include a finding of significance as the MND 
has not provided any meaningful evidence to support a less than significant finding, and several 
aspects of the site design will result in substantially increased hazards due to a geometric design 
feature or incompatible uses. 
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Notably, the MND provides a broad conclusion that, “Prior to building permit issuance, Traffic 
Engineering Staff will review truck turning templates for this Project, to assure that access is 
achievable.”  This does not comply with CEQA’s requirements for adequate informational 
documents and meaningful disclosure (CEQA § 15121 and PRC 21003(b)). Reviewing 
“achievable” truck access is vague, and does not specify that the access will adequately 
accommodate trucks/trailers without impeding other areas of the site, as discussed above.   The 
MND has not provided any details regarding the City’s engineering standards or 
requirements/parameters of future Staff review or meaningful analysis of the project’s compliance 
or noncompliance with these requirements.  Deferring this environmental analysis required by 
CEQA to the construction permitting phase is improper mitigation and does not comply with 
CEQA’s requirement for meaningful disclosure and adequate informational documents. An EIR 
must be prepared to include a finding of significance as the MND has not provided any meaningful 
evidence to support a less than significant finding. 

21.0 Mandatory Findings of Significance  
The MND has not provided an adequate or accurate cumulative analysis discussion here to 
demonstrate the impact of the proposed project in a cumulative setting.  The MND does not discuss 
or analyze the project’s compliance with the General Plan’s Land Use Buildout Scenario. Table 3-
4: Nonresidential Land Buildout Estimates Proposed General Plan of the General Plan EIR12 notes 
that the Heavy Industrial designation supports the development of 3,740,000 sf of building area 
through the document’s 2030 horizon year.  The project’s proposed 262,970 sf of industrial space 
is 7.03% of the total Heavy Industrial building area permitted over the 20 year General Plan period, 
which represents a significant amount of growth attributed to a single project.  Notably, the General 
Plan EIR calculated development intensity of 0.10 FAR for Heavy Industrial designated sites, and 
the project is proposed at 0.44 FAR, which is more than four times the development scenario from 
which the project tiers.  The MND does not provide any information or analysis on the buildout 
conditions of the General Plan and an EIR must be provided to include this information for 
analysis.   
 
Further, employment generation has not been adequately analyzed as other recent projects such as 
Torrance Gateway Phase III (881 employees) and 205th Street Industrial Project (160 employees) 
combined with the proposed project will cumulatively generate 1,367 employees, which is 32.6% 
of the City’s employment growth forecast over 31 years accounted for by only three recent 
industrial projects.  These totals increase exponentially when commercial development and other 
industrial activity is added to the brief list of recent industrial activity above. An EIR must be 

 
12 https://www.torranceca.gov/our-city/community-development/planning-division/comprehensive-
planning/general-plan/general-plan-draft-eir 
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prepared to include this information for analysis, and also provide a cumulative analysis discussion 
of projects approved since 2019 (SCAG), General Plan adoption, and projects “in the pipeline” to 
determine if the proposed project will exceed the employment/population growth forecasts by 
SCAG and/or the City’s General Plan. 
 
Conclusion 
For the foregoing reasons, GSEJA believes the MND is flawed and an EIR must be prepared for 
the proposed project and circulated for public review.  Golden State Environmental Justice 
Alliance requests to be added to the public interest list regarding any subsequent environmental 
documents, public notices, public hearings, and notices of determination for this project.  Send all 
communications to Golden State Environmental Justice Alliance P.O. Box 79222 Corona, CA 
92877. 
 
 
Sincerely, 
 

 
 
Vashon Simien 
Blum, Collins & Ho, LLP 
 
Attachments: 

1. SWAPE Technical Analysis 
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2656 29th Street, Suite 201 
Santa Monica, CA 90405 

Matt Hagemann, P.G, C.Hg. 
  (949) 887-9013 

 mhagemann@swape.com 

Paul E. Rosenfeld, PhD 
  (310) 795-2335 

 prosenfeld@swape.com 
March 14, 2025 

Gary Ho 
Blum, Collins & Ho LLP 
707 Wilshire Blvd, Ste. 4880 
Los Angeles, CA 90017 

Subject:    Comments on the 2555 W. 190th Street Industrial Warehouse Project (SCH No. 2021020220) 

Dear Mr. Ho,  

We have reviewed the February 2025 Environmental Checklist (“Checklist”) for the 2555 W. 190th Street 
Industrial Warehouse (“Project”) located in the City of Torrance. The Project proposes to construct 
262,970-square-feet (“SF”) and 571 parking spaces on the 13.69-acre site.  

We conclude that the Checklist does not sufficiently address the Project’s air quality, health risk, and 
greenhouse gas (“GHG”) impacts. Emissions and health risks associated with construction and operation 
of the proposed Project therefore may be underestimated. A full California Environmental Quality Act 
(“CEQA”) analysis should be prepared to more adequately assess and mitigate, if necessary, the 
potential air quality, health risk, and GHG impacts that the project may have on the environment.  

Air Quality 
Failure to Provide Complete CalEEMod Output Files 
Land use development projects under CEQA assess air quality impacts and calculate criteria air pollutant 
emissions using the California Emissions Estimator Model (“CalEEMod”).1 CalEEMod uses site-specific 
defaults that can be adjusted with justified project-specific data. It calculates construction and 
operational emissions, generating output files that document inputs, changes, and justifications.2 

 
1 “CalEEMod User Guide.” CAPCOA, April 2022, available at: https://www.caleemod.com/documents/user-
guide/01_User%20Guide.pdf. 
2 “CalEEMod User’s Guide.” CAPCOA, April 2022, available at: https://www.caleemod.com/documents/user-
guide/01_User%20Guide.pdf, p. 1. 
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The Checklist relies on CalEEMod Version 2022.1 to estimate Project emissions, which fails to generate 
complete output files (p. 27). Specifically, the 'User Changes to Default Data' table omits quantitative 
details of default value modifications (see screenshot below) (p. 169). 

 

Previous CalEEMod Versions, such as 2020.4.0, provide the specific numeric changes to a model’s 
default values (see example screenshot below):  

 

The output files associated with CalEEMod Version 2022.1 do not include a changes table that reveals 
the exact parameters used to calculate Project emissions. We suggest that the Checklist provide access 
to the model’s “.JSON” files, which can allow third parties to review the model’s revised input 
parameters.3 We are unable to verify the Checklist’s air modeling and subsequent analysis without 
access to the complete output files and the specific numeric changes to the default values.  

Unsubstantiated Input Parameters Used to Estimate Project Emissions  
When reviewing the Project’s CalEEMod output files, provided in the Air Quality, Global Climate Change, 
Health Risk Assessment, and Energy Impact Analysis (“AQ & HRA Report”) as Attachment 2 to the 
Checklist, we identified several model inputs related to Project construction and operation that are 
inconsistent with information disclosed in the Checklist. The impacts of these unsubstantiated changes 
are quantified in the section of this letter titled “Updated Analysis Indicates a Potentially Significant Air 
Quality Impact." A full CEQA analysis should be prepared to include an updated air quality analysis that 

 
3 “Video Tutorials for CalEEMod Version 2022.1.” CAPCOA, May 2022, available at: 
https://www.caleemod.com/tutorials. 
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provides a more detailed evaluation of the impact that construction and operation of the Project may 
have on local and regional air quality. 

Failure to Model Potential Cold Storage Requirements   
The “190th Warehouse St” model includes 82,239-SF of the “Unrefrigerated Warehouse-No Rail” land 
use and does not include any refrigerated land use (see screenshot below) (Attachment 2, Appendix B, 
pp. 126, 127).    

 

The Checklist does not address potential future site tenants or specify that the space would not be used 
for cold storage. The proposed warehouse may require cold storage for operation since the future site 
tenants are unknown.   

Warehouses equipped with cold storage, such as refrigerators and freezers, consume more energy when 
compared to warehouses without cold storage and are known to require refrigerated trucks that idle for 
much longer than unrefrigerated hauling trucks.4,5 Additionally, the California Air Resources Board 
(“CARB”) notes that refrigerated warehouses often include Transport Refrigeration Units (“TRU”), which 
are added sources of air pollutant emissions relative to a non-refrigerated scenario.6  

As refrigerated warehouses release more criteria air pollutants when compared to unrefrigerated land 
uses, the model may underestimate the Project’s operational emissions. The South Coast Air Quality 
Management District (“SCAQMD”) explains that “CEQA requires the use of ‘conservative analyses’ to 
afford ‘fullest possible protection of the environment,’” which is applicable to all proposed projects 
within California.7 To conduct a conservative analysis, the Checklist must either account for the 
possibility of additional refrigerated warehouse needs by the Project’s future tenants in its model or 
provide substantial evidence for not including any.  

 
4 “Warehouses.” Business Energy Advisor, available at: https://ouc.bizenergyadvisor.com/article/warehouses. 
5 “Estimation of Fuel Use by Idling Commercial Trucks.” Transportation Research Record Journal of the 
Transportation Research Board, January 2006, p. 8, available at: 
https://www.researchgate.net/publication/245561735_Estimation_of_Fuel_Use_by_Idling_Commercial_Trucks. 
6 “2022 Amendments to the Airborne Toxic Control Measure for In-Use Diesel-Fueled Transport Refrigeration Units 
(TRU) and TRU Generator Sets, and Facilities Where TRUs Operate.” CARB, March 2022, available at: 
https://ww2.arb.ca.gov/resources/fact-sheets/2022-amendments-tru-atcm. 
7 “Warehouse Truck Trip Study Data Results and Usage” Presentation. SCAQMD Inland Empire Logistics Council, 
June 2014, available at: http://www.aqmd.gov/docs/default-source/ceqa/handbook/high-cube-warehouse-trip-
rate-study-for-air-quality-analysis/final-ielc_6-19-2014.pdf?sfvrsn=2. 
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Until a full CEQA analysis is prepared to address the potential cold storage requirements, the Checklist’s 
air quality analysis should not be relied upon to determine Project significance 

Unsubstantiated Changes to Individual Construction Phase Lengths  
The “190th St Warehouse” model includes changes to the default construction schedule (see screenshot 
below) (Appendix 2, Appendix B, pp. 169).  

 

The model includes the following construction schedules (see screenshot below) (Attachment 2, 
Appendix B, pp. 155). 

 

The justification provided for these changes is:  

“The demolition is scheduled to take place for 8 weeks estimated no sooner than August 2022 
to October 2022. New construction is estimated to take place from June 2023 to June 2024” 
(Attachment 2, Appendix B, pp. 169). 

Regarding the Project’s construction duration, the Checklist states: 

“Project construction would occur in one phase over approximately 14 months. Construction 
activities would include the following: Site Preparation; Grading; Building Construction; Paving; 
and Architectural Coating” (p. 6). 

While the Checklist provides the total construction duration and lists the construction phases, the 
changes to the individual construction phase length remain unsupported. The Checklist justifies a 14-
month Project construction period but does not mention the individual construction phase lengths. In 
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our opinion, the model should have included proportionately altered individual phase lengths to match 
the proposed construction duration of 14 months until these lengths are estimated.8 

According to the CalEEMod User’s Guide, each construction phase is associated with different emissions 
activities (see excerpt below).9 

 

By inconsistently modifying the individual construction phase lengths without sufficient justification, the 
models assume there are more days to complete the construction activities required by the prolonged 
phases, producing less construction activities required per day and, consequently, less pollutants 
emitted per day. We believe that until the construction schedule is verified, the model may 
underestimate the peak daily emissions associated with some phases of construction.  

Unsubstantiated Changes to Construction and Operational Architectural Coating Emission 
Factors 
The Checklist’s “190th St Warehouse” model includes changes to the default construction and 
operational architectural coating emission factors (see screenshot below) (Attachment 2, Appendix B, 
pp. 169).  

 

The justification provided for these changes is: 

 
8 See Attachment A for proportionately altered construction schedule. 
9 “CalEEMod User Guide Version 2022.1.” CAPCOA, April 2022, available at: 
https://www.caleemod.com/documents/user-guide/01_User%20Guide.pdf, p. 34, Table. 3. 
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 “Per SCAQMD Rule 1113 paints applied to buildings limited to 50g/L VOC content” (Attachment 
2, Appendix B, pp. 169). 

The Checklist asserts:  

“The two most pertinent regulatory requirements that apply to the proposed Project during 
construction and required by South Coast AQMD Rules include Rule 403 (Fugitive Dust) and Rule 
1113 (Architectural Coatings). Rule 403 prevents and reduces fugitive dust emissions by 
requiring best available control measures to be applied during earth moving and grading 
activities. Rule 1113 limits the VOC content of architectural coatings. Credit for Rules 403 and 
1113 have been taken in the analysis” (p. 19). 

The model’s reductions to the architectural coating emission factors, however, lack sufficient support. 
The Checklist states that the Project must use coatings compliant with SCAQMD’s Rule 1113. Rule 1113’s 
Table of Standards, however, specifies volatile organic compounds (“VOC”) limits ranging from 50 g/L to 
730 g/L across 57 coating categories.10 As the Checklist does not specify a particular coating type with a 
defined VOC limit, we are unable to verify the accuracy of the revised emission factors.  

The CalEEMod 2022.1 output files do not show numeric changes to any model defaults. While Table 5.5 
references architectural coatings, it only lists the square footage of the area to be coated (see 
screenshot below) (Attachment 2, Appendix B, pp. 158). 

 

The Checklist should have provided access to the model’s “.JSON” files, which would allow third parties 
to review the revised input parameters.11 

The Checklist also does not provide substantial justification to assume that the Project’s architectural 
coating emissions factors would comply with SCAQMD Rule 1113 as the Checklist does not explicitly 
claim compliance with these standards through a formal mitigation measure. The Association of 
Environmental Professionals (“AEP”)’s CEQA Portal Topic Paper on mitigation recommends applicants to 
include project design features that address environmental impacts in the Mitigation Monitoring and 
Reporting Program (“MMRP”).12   

The Checklist lacks a formal commitment to implement, monitor, or enforce these coatings, creating 
uncertainty about whether the standards will be upheld. Without formal inclusion in the Checklist’s 

 
10 “Small Entity Compliance Guide.” U.S. Environmental Protection Agency, July 1999, available at: 
https://www.epa.gov/sites/default/files/2015-06/documents/compliance-vocsarchcoatings.pdf. 
11 “Video Tutorials for CalEEMod Version 2022.1.” CAPCOA, May 2022, available at: 
https://www.caleemod.com/tutorials. 
12 “CEQA Portal Topic Paper Mitigation Measures.” AEP, February 2020, available at: 
https://ceqaportal.org/tp/CEQA%20Mitigation%202020.pdf, p. 6.  
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MMRP, the use of low-VOC coatings in compliance with Rule 1113 could be excluded from the Project's 
design. By utilizing unsupported reductions to the default architectural coating emission factors, 
CalEEMod may underestimate the Project’s construction-related and operational VOC emissions. In our 
opinion, the model should not be relied upon to determine the significance of the Projects air quality 
emissions. 

Underestimated Operational Manufacturing Truck Trips   
According to the Trip Generation Update (“TIA”), provided as Attachment 13 to the Checklist, the Project 
is expected to produce the 982 manufacturing daily truck trips during operation (see screenshot below) 
(p. 4, Table 1): 

 

Review of the CalEEMod output files show that “190th St Warehouse” model includes an underestimated 
amount of daily truck trips. To calculate the number of trips for each type of vehicle, CalEEMod 
multiplies the average daily trip rate for each land use by the fleet mix for each vehicle type.13 The 
Checklist’s model shows that the “Manufacturing” land use is estimated to produce 809 trips per day 
(see screenshot below) (Attachment 2, Appendix B, pp. 159). 

 

 
13 “CalEEMod User’s Guide.” California Air Pollution Control Officers Association (CAPCOA), May 2021, available at: 
https://www.aqmd.gov/caleemod/user's-guide, p. 37. 
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