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1. INTRODUCTION 

 

The Project proposes a new commercial development on an 89,396-square-foot (2.05 acre) 

Project Site located at 948 Sycamore Avenue in the Hollywood Community Plan Area of 

the City of Los Angeles (the Project).  The Project would include 200,990 square feet of 

new commercial development comprised of 194,597 square feet of office uses and 6,393 

square feet of retail uses.  These uses would be located in a new 14-story, 196-foot tall (216 

feet to the top of the elevator penthouse) building comprised of one lobby/retail level, five 

levels of aboveground parking, and eight levels of office uses above four levels of 

subterranean parking. Upon completion, 267,894 square feet of floor area would be located 

within the Project Site, including the existing floor area to remain, resulting in a maximum 

floor area ratio (FAR) of 3:1.  The Project would also provide approximately 809 vehicular 

parking spaces and 64 bicycle parking spaces within four subterranean parking levels and 

five aboveground levels 

 

2. ENVIRONMENTAL SETTING 

 

2.1. SURFACE WATER HYDROLOGY 

 

2.1.1. REGIONAL 

The Project Site is located within the Ballona Creek Watershed (Watershed) in the Los 

Angeles Basin. The Watershed encompasses an area of approximately 130 square miles 

extending from the Santa Monica Mountains and the Ventura-Los Angeles County line on 

the north, to the Harbor Freeway (110) on the east, Santa Monica to the west, and to the 

Baldwin Hills on the south. Ballona Creek is a 9-mile-long flood protection channel that 

drains the Watershed to the Pacific Ocean.  The major tributary areas to Ballona Creek 

include Centinela Creek, Sepulveda Canyon Channel, Benedict Canyon Channel, and 

numerous storm drains. Refer to Figure 9 for the Ballona Creek Watershed Map. 

 

2.1.2. LOCAL 

Offsite underground storm drain facilities in the Project vicinity (see Figure 2) consist of 

the following: 

 Romaine Street: There is a City owned and maintained 27-inch reinforced 

concrete pipe (RCP) mainline coming from the west on Romaine Street that turns 

north on North Sycamore Street. There are 3 catch basin curb inlets on the north 

side of Romaine Street and North Sycamore Street.  

 North Sycamore Avenue: As mentioned above, there is a 27-inch RCP mainline 

coming from the west on Romaine Street that turns north on North Sycamore Street. 

There are 3 catch basin curb inlets on the north side of Romaine Street and North 

Sycamore Street. Furthermore, there are a couple of curb drains located along 
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eastern side of North Sycamore Avenue that discharges the roof drainage from the 

existing building.  

 North Orange Drive: There are no underground storm drain infrastructure on 

North Orange Drive, however there are a couple of curb drains that discharges the 

roof drain from the existing building on the western side of North Orange Drive. 

The stormwater runoff from the Project Site is discharged either via curb drains from the 

existing building or via sheet flow from the existing parking lot. The water from the site 

sheet flows towards the southwest where it enters catch basins located at northeast corner 

of Willoughby Avenue and La Brea Avenue. The offsite storm drainage catch basins and 

underground storm drainage pipes which convey stormwater through various underground 

pipe networks into the Ballona Creek. Ballona Creek flows generally west and south, 

ultimately discharging into the Pacific Ocean at Santa Monica Bay.  

2.1.3. PROJECT SITE 

Under existing conditions, the Project Site is divided into two drainage areas, which are 

described below and shown in Figure 2.1 These drainage areas are determined by the 

drainage patterns and flow paths of stormwater that are tributary to a common point or 

area.  

 The drainage from Area A, the north portion of the Project Site consisting of the 

existing building to remain in place, is directed via building roof drains that 

discharges through 4 curb drains and sheet flows into an existing curb inlet catch 

basin located at the northeastern side of Willoughby Avenue and La Brea Avenue. 

 The drainage from Area B, the south portion of the Project Site that consists of an 

existing parking lot generally sheet flows southwest until it enters the catch basin 

located at the northeastern side of Willoughby Avenue and La Brea Avenue  

The Project Site consists of minimal pervious areas including a few small, landscaped areas 

in the parking lot. The existing Project Site is approximately 99.5% impervious. A 

summary of existing impervious conditions is found in Table 1a below. 

Figure 4 shows all the input parameters used for analyzing the existing Project Site. Table 

1a shows the existing volumetric flow rates and volumes generated by a 50-year storm 

event within the proposed Project boundary. 

 

 

1  The drainage areas tributary to each discharge point or area were determined from a topographical survey and 

site observations. 
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Table 1a- Existing Drainage Stormwater Runoff Calculations for Project Area 

Drainage Area Area (Acres) 

Percent 

Imperviousness 

(%) 

Q50 (cfs) 

(volumetric flow 

rate measured in 

cubic feet per 

second) 

V50 (cf) 

(volume of flow 

measured in cubic 

feet) 

A 1.10 100 3.48 21,028 

B 0.95 98.9 3.01 18,001 

Total 2.05 99.5% 6.49 39,029 

 

2.2. SURFACE WATER QUALITY 

 

2.2.1. REGIONAL 

As stated above, the Project Site lies within the Ballona Creek Watershed. Constituents of 

concern listed for Ballona Creek under California’s Clean Water Act Section 303(d) List 

include Copper, Cyanide, Indicator Bacteria, Lead, Toxicity, Trash, Viruses (Enteric), and 

Zinc.2 

2.2.2. LOCAL 

In general, urban stormwater runoff occurs following precipitation events, with the volume 

of runoff flowing into the drainage system depending on the intensity and duration of the 

rain event. Contaminants that may be found in stormwater from developed areas include 

sediments, trash, bacteria, metals, nutrients, organics and pesticides. The source of 

contaminants includes surface areas where precipitation falls, as well as the air through 

which it falls. Contaminants on surfaces such as roads, maintenance areas, parking lots, 

and buildings, which are usually contained in dry weather conditions, may be carried by 

rainfall runoff into drainage systems. The City of Los Angeles typically installs catch 

basins with screens to capture debris before entering the storm drain system. In addition, 

the City conducts routine street cleaning operations, as well as periodic cleaning and 

maintenance of catch basins, to reduce stormwater pollution within the City. 

2.2.3. PROJECT SITE 

Based on the design survey by KPFF shown in Figure 1 (dated March 30, 2022), site 

observations, and the fact that the existing site was developed prior to the enforcement of 

storm water quality Best Management Practices (BMPs) design, implementation and 

 
2  2020 CALIFORNIA 303(d) LIST OF WATER QUALITY LIMITED SEGMENTS, 

https://www.waterboards.ca.gov/water_issues/programs/tmdl/2020_2022state_ir_reports_revised_final/apx-c-

catreports/category5_report.shtml; accessed July 7, 2022. 
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maintenance, it appears the Project Site currently does not implement BMPs and has no 

means of treatment for stormwater runoff.  

2.3. GROUNDWATER HYDROLOGY 

 

2.3.1. REGIONAL 

Groundwater use for domestic water supply is a major beneficial use of groundwater basins 

in Los Angeles County. The City of Los Angeles overlies the Los Angeles Coastal Plain 

Groundwater Basin (Basin). The Basin comprises the Hollywood, Santa Monica, Central, 

and West Coast Subbasins. Groundwater flow in the Basin is generally south-southwesterly 

and may be restricted by natural geological features. Replenishment of groundwater basins 

occurs mainly by percolation of precipitation throughout the region via permeable surfaces, 

spreading grounds, and groundwater migration from adjacent basins, as well as injection 

wells designed to pump freshwater along specific seawater barriers to prevent the intrusion 

of salt water.  

2.3.2. LOCAL 

Within the Basin, the Project Site specifically overlies the Hollywood Subbasin (Subbasin), 

which underlies the northern portion of the Basin. The Subbasin is bounded on the north 

by the Santa Monica Mountains and the Hollywood fault, on the east by the Elysian Hills, 

on the west by the Inglewood fault zone, and on the south by the La Brea High, formed by 

an anticline that brings impermeable rocks close to the surface.3 

Groundwater in the Subbasin is replenished by percolation of precipitation and stream flow 

from the Santa Monica Mountains to the north. Urbanization in this area has decreased the 

amount of pervious surface area allowing direct percolation. Therefore, natural recharge is 

somewhat limited. The natural safe yield of the Subbasin is estimated to be approximately 

3,000 acre-feet per year (AFY). 

The primary producer from the Subbasin is the City of Beverly Hills, which currently owns 

and operates 4 groundwater production wells in the Subbasin. These wells have a combined 

capacity of 2,083 gallons per minute (gpm) and are treated by a reverse osmosis desalter.4 

Groundwater flow within the Subbasin generally flows east to west. The Project Site is 

located in the central portion of the Subbasin. 

2.3.3. PROJECT SITE 

The total area of the Project Site is approximately 2.05 acres. As noted above, the Project 

Site is currently occupied by an existing multi-story building and surface parking. Due to 

 

3  Coastal Plain of Los Angeles Groundwater Basin, Hollywood Subbasin, 

https://data.cnra.ca.gov/dataset/34cdc58b-3892-400b-9234-30b1ee0e7d8b/resource/0dd1909a-15ac-4785-8f8f-

b44da9bc3ee3/download/4-011.02_coastal-plain-of-los-angeles_hollywood_basinboundarydescription.pdf,  

accessed July 7, 2022. 

4  City of Beverly Hills Urban Water Management Plan; accessed July 7, 2022.  
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the minimal pervious condition of the Project Site (0.5%), there is a small recharge 

potential under the existing conditions.  

As described in the Geotechnical Investigation Report prepared for the Project Site by 

GeoPentech (May 3, 2022)., the measured groundwater level is approximately 16-18 feet 

bgs. Based on measured groundwater levels in the Project Site vicinity and the depth of 

proposed construction to an estimated 73 feet bgs, groundwater is expected to be 

encountered. As stated above, construction activities for the Project would include 

demolition of an existing hardscape areas, excavating down to an estimated depth of 73 

feet bgs to build up the underground structure, building up the structures, and constructing 

hardscape and landscape around the structures. Since measured groundwater was 

discovered at a depth of 16-18 feet bgs temporary dewatering operations are expected. 

When groundwater is encountered during the construction, temporary pumps and filtration 

would be utilized in compliance all applicable regulations and requirements, including with 

all relevant NPDES requirements related to construction and discharges from dewatering 

operations. The temporary dewatering will be active during excavation and during the 

construction of the basement slabs and basement walls. The walls and slab will be designed 

to withstand hydrostatic and buoyant forces and the groundwater is expected to return to 

measured levels. No operational dewatering is expected or anticipated. Therefore, the 

Project would not substantially deplete groundwater supplies in a manner that would result 

in a net deficit in aquifer volume or lowering of the local groundwater table. 

2.4. GROUNDWATER QUALITY 

 

2.4.1. REGIONAL 

As stated above, the City of Los Angeles overlies the Los Angeles Coastal Plain 

Groundwater Basin, which falls under the jurisdiction of the Los Angeles Regional Water 

Quality Control Board (LARWQCB). According to LARWQCB’s Basin Plan, water 

quality objectives applying to all ground waters of the region include Trash, Nutrients 

(Algae), Ammonia, Indicator Bacteria, Oil, Copper, Lead, Scum/Foam, Taste and Odor.5  

2.4.2. LOCAL 

As stated above, the Project Site specifically overlies the Hollywood Subbasin. Based upon 

LARWQCB’s Basin Plan, constituents of concern listed for the Hollywood Subbasin 

include boron, chloride, sulfate, Total Dissolved Solids (TDS), and nitrate.6 There are 

 

5  Final California 2018 Integrated Report (303(d) List/305(b) Report) Regional Board 4 - Los Angeles Region, 

https://www.waterboards.ca.gov/water_issues/programs/tmdl/2018state_ir_reports_final/apx_c_state_factsheets

/01095.shtml, accessed July 7, 2022. 

6  Ibid. 
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currently three active wells within one mile of the Project Site7. Wells 2642P, 2642M and 

2671A.  

2.4.3.  PROJECT SITE 

The Project Site show a very small potential for groundwater recharge. The parking lot is 

primarily impervious but has planters that could contribute to groundwater recharge. Due 

to the small perviousness of the Project Site (0.5%), there is a small potential for surface 

water-borne contaminants to percolate into groundwater and affect groundwater quality. 

Nonetheless, groundwater quality may be impacted by past and existing activities at the 

Project Site.  

The below discussion is based upon a review of relevant previous investigations and on-

site explorations conducted as part of the Phase I Environmental Site Assessment (ESA) 

dated September 25, 2021 for the Project Site by BA Environmental. As a part of the 

investigation BA Environmental found no records of former or existing USTs in federal, 

state, and local environmental databases and at the LACFD. However, the subject property 

formerly had a boiler.  A 1930 building permit was for the installation of a UST.  The 

permit stated “Underground oil storage tank to be placed near to and at lower level than 

building footing.”  The size of this UST is unknown.  The building permit did not indicate 

that location of the UST; however, it was likely located near the boiler room. During the 

BA Environmental reconnaissance, a square access cover was observed in the sidewalk 

outside of the southeastern corner of the subject building.  This access cover was 

approximately 18 to 20 inches from the curb.  Former building and fire codes required that 

fill ports for USTs had to be within 18 inches of the curb.  Upon removing the cover, the 

box was observed to contain an approximate 4 to 6 inch pipe which contained a plug.  This 

could have been the fill port for the oil storage tank. It is BA Environmental’s opinion that 

the former UST constitutes a recognized environmental condition (REC) and may still be 

present.  

In the event that contaminated soils are encountered during construction, including those 

associated with USTs or the abandoned railroad tracks, evaluation of the nature and extent 

of the contamination would be required. Appropriate handling, disposal, and/or treatment 

is required to be performed in accordance with applicable regulatory requirements, 

including South Coast Air Quality Management District (SCAQMD) Rule 1166 and under 

the National Pollutant Discharge Elimination System (NPDES) Construction General 

Permit issued for the project. 

 

 

 
7  Los Angeles County Department of Public Works, Groundwater Wells Data, 

http://dpw.lacounty.gov/general/wells/ accessed July 8, 2022. 
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3. PROPOSED PROJECT 

 

3.1. CONSTRUCTION 

 

3.1.1. SURFACE WATER HYDROLOGY 

The Project would maintain the existing building on the north side and demolish the 

parking lot on the south side. The site slopes an average of 1.2% towards the southwest.   

It is anticipated that up to approximately 150,000 CY of soil would be graded and exported 

to construct the Project. These activities have the potential to temporarily alter existing 

drainage patterns and flows on the Project Site by exposing the underlying soils, modifying 

flow direction, and making the Project Site temporarily more permeable. Also, exposed 

and stockpiled soils could be subject to erosion and conveyance into nearby storm drains 

during storm events. In addition, on-site watering activities to reduce airborne dust could 

contribute to pollutant loading in runoff.  

As the construction site would be greater than one acre, the Project would be required to 

obtain coverage under the National Pollutant Discharge Elimination System (NPDES) 

Construction General Permit. In accordance with the requirements of this permit, the 

Project would implement a Stormwater Pollution Prevention Plan (SWPPP) that specifies 

BMPs and erosion control measures to be used during construction to manage runoff flows 

and prevent pollution. BMPs would be designed to reduce runoff and pollutant levels in 

runoff during construction. The NPDES and SWPPP measures are designed to (and would) 

contain and treat, as necessary, stormwater or construction watering for dust reduction on 

the Project Site so runoff does not impact off-site drainage facilities or receiving waters. 

Construction activities would be temporary, and flow directions and runoff volumes during 

construction would be controlled. 

In addition, the Project would be required to comply with all applicable City grading permit 

regulations that require necessary measures, plans, and inspections to reduce sedimentation 

and erosion. Thus, through compliance with all NPDES Construction General Permit 

requirements, including preparation of a SWPPP, implementation of BMPs, and 

compliance with applicable City grading regulations, the Project would not substantially 

alter the Project Site drainage patterns in a manner that would result in substantial erosion, 

siltation, or flooding on- or off-site. Similarly, adherence to standard compliance 

measurements in construction activities would avoid flooding, substantially increasing or 

decreasing the amount of surface water flow from the Project Site into a water body, or a 

permanent, adverse change to the movement of surface water.  

3.1.2. SURFACE WATER QUALITY 

Construction activities such as earth moving, maintenance/operation of construction 

equipment, and handling/storage/disposal of materials could contribute to pollutant loading 
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in stormwater runoff. However, as previously discussed, the Project would be required to 

obtain coverage under the NPDES Construction General Permit (order No. 2009-0009-

SWQ, as well as its subsequent amendments 2010-0014-DWQ and 2012-0006-DWQ). In 

accordance with the requirements of the permit, the Project Applicant would prepare and 

implement a site-specific SWPPP adhering to the California Stormwater Quality 

Association (CASQA) BMP Handbook. The SWPPP would specify BMPs to be used 

during construction. BMPs would include, but would not necessarily be limited to: erosion 

control, sediment control, non-stormwater management, and materials management BMPs. 

Refer to Exhibit 1 for typical SWPPP BMPs implemented during the construction of 

development projects. 

With the implementation of site-specific BMPs included as part of the required SWPPP 

and Erosion Control Plan, the Project would reduce or eliminate the discharge of potential 

pollutants from the stormwater runoff. In addition, the Project Applicant would be required 

to comply with City grading permit regulations, which require implementation of necessary 

measures, plans (including a wet weather erosion control plan if construction occurs during 

the rainy season), and inspection to reduce sedimentation and erosion. Therefore, with 

compliance with NPDES requirements and City grading regulations, construction of the 

Project would not result in discharge that would cause: (1) pollution which would alter the 

quality of the water of the State (i.e. Ballona Creek) to a degree which unreasonably affects 

beneficial uses of the waters; (2) contamination of the quality of the water of the State by 

waste to a degree which creates a hazard to the public health through poisoning or through 

the spread of diseases; or (3) nuisance that would be injurious to health; affect an entire 

community or neighborhood, or any considerable number of persons; and occurs during or 

as a result of the treatment or disposal of wastes. Furthermore, construction of the Project 

would not result in discharges that would cause regulatory standards to be violated in Los 

Angeles River.  

3.1.3. GROUNDWATER HYDROLOGY 

As stated above, construction activities for the Project would include demolition of existing 

hardscape areas, excavating down to a maximum depth of 73 feet bgs to build up the 

underground structure, building up the structures, and constructing hardscape and 

landscape around the structures. Since measured groundwater was discovered at a depth of 

16-18 feet bgs temporary dewatering operations are expected. When groundwater is 

encountered during the construction, temporary pumps and filtration would be utilized in 

compliance all applicable regulations and requirements, including with all relevant NPDES 

requirements related to construction and discharges from dewatering operations. The 

temporary dewatering will be active during excavation and during the construction of the 

basement slabs and basement walls. The walls and slab will be designed to withstand 

hydrostatic and buoyant forces and the groundwater is expected to return to measured 

levels. No operational dewatering is expected or anticipated. Therefore, the Project would 

not substantially deplete groundwater supplies in a manner that would result in a net deficit 

in aquifer volume or lowering of the local groundwater table. 
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3.1.4. GROUNDWATER QUALITY 

As discussed under section 2.4.3 the phase 1 Environmental Site Assessment revealed 

evidence of a potential RECs in connection with the Site.  It is BA Environmental’s opinion 

that the former UST constitutes a REC and may still be present.  If the UST is present, it 

should be abandoned in accordance with all local, state and federal regulations. 

During on-site grading and building construction, hazardous materials, such as fuels, 

paints, solvents, and concrete additives, could be used and would require proper 

management and, in some cases, disposal. The management of any resultant hazardous 

wastes could increase the opportunity for hazardous materials releases into groundwater. 

Compliance with all applicable federal, state, and local requirements concerning the 

handling, storage and disposal of hazardous waste, would reduce the potential for the 

construction of the Project to release contaminants into groundwater that could affect 

existing contaminants, expand the area or increase the level of groundwater contamination, 

or cause a violation of regulatory water quality standards at an existing production well.  

3.2. OPERATION 

 

3.2.1. SURFACE WATER HYDROLOGY 

The Project will meet the requirements of the City’s Low Impact Development (LID) 

standards.9 Under section 3.1.3. of the LID Manual, post-construction stormwater runoff 

from a new development must be infiltrated, evapotranspirated, captured and used, and/or 

treated through high efficiency BMPs onsite for at least the volume of water produced by 

the greater of the 85th percentile storm or the 0.75-inch storm event. The LID Manual 

prioritized the selection of BMPs used to comply with stormwater mitigation requirement. 

The order of priority is:  

1. Infiltration Systems  

2. Stormwater Capture and Use 

3. High Efficient Biofiltration/Bioretention Systems 

4. Combination of Any of the Above 

 

Feasibility screening delineated in the LID manual is applied to determine which BMP 

will best suit the Project. Based on the screening criteria, infiltration is not considered 

feasible as the primary LID system at the Project Site. Based on the geotechnical 

investigation on the site by GeoPentech and the shallow measured groundwater 16-18 

feet bgs. Specifically, LID guidelines require that infiltration systems maintain at least ten 

feet of clearance to the groundwater, property line, and any building structure. Thus, due 

 

9   The Development Best Management Practices Handbook, Part B Planning Activities, 5th edition was adopted by 

the City of Los Angeles, Board of Public Works on May 9, 2016 to reflect Low Impact Development (LID) 

requirements. 
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to the Project’s planned basement and excavation depth of 73 feet below the ground 

surface, infiltration is not considered feasible. Therefore, the Project will land in priority 

tier 2 – capture and use. The Project would implement capture and use systems to collect 

and store the first flush of stormwater runoff to satisfy LID requirements and use it for 

irrigation. Based on the proposed landscape area and irrigation demands, a capture and 

reuse system is feasible for the Site. Any capture and use system will be designed to 

comply with the latest City  LID standards. 

 

The post-project condition is approximately 80.25% impervious. The analysis includes the 

existing building to remain and the proposed office building with landscaped areas on the 

building roofs and podium.  

Under the proposed conditions illustrated in Figure 3, the Project Site would consist of two 

drainage areas (A and B) that would drain via building roof drains, area drains, surface 

flow, and subterranean drainage to the proposed BMPs.  

 Drainage Area A represents the existing building to remain.   

 Drainage Area B represents the south portion of the site that will be redeveloped 

with the new office building.   

Stormwater runoff from all drainage areas will be conveyed to the Project BMPs. Figure 

5A-B shows all the input parameters used for analyzing the proposed Project Site.  

Table 2a shows the proposed volumetric flow rates and volumes generated by a 50-year 

storm event for the Project.  

 

Table 2a - Proposed Onsite Drainage Stormwater Runoff Calculations for Project Area 

Drainage Area Area (Acres) 

Percent 

Imperviousness 

(%) 

Q50 (cfs) 

(volumetric flow 

rate measured in 

cubic feet per 

second) 

V50 (cf) 

(volume of flow 

measured in 

cubic feet) 

A 1.03 100 3.26 19,689 

B 1.02 60.3 3.23 13,334 

Total 2.05 80.25 6.49 33,023 
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Compliance with the LID requirements for the Project Site would ensure stormwater 

treatment with post-construction BMPs that are required to control pollutants associated 

with storm events up to the 85th percentile storm event, per the City’s Stormwater Program. 

In order to meet the LID requirements, it is estimated that 2,203 cubic feet of stormwater 

for the Project Site will need to be captured and treated on-site (see Figure 6). To capture 

and treat this LID design volume and comply with the LID ordinance the Applicant would 

likely install capture and use systems which may be supplemented by bio-filtration 

systems. The capture and use system would temporarily store the captured stormwater until 

the stored volume is entirely used through irrigation on the Project Site. 

Table 3a summarizes the existing and post-Project 50-year design storm event peak flow 

rates from the Project Site.  

Table 3a – Pre- and Post-Project 50-year frequency peak flow rates for Project Area 

Drainage 

Area 

Project Site 

Area (Acres) 

Pre-Project 

Q50 (cfs)             

(volumetric 

flow rate 

measured in 

cubic feet 

per second) 

Post-Project 

Q50 (cfs)             

(volumetric 

flow rate 

measured in 

cubic feet per 

second) 

Increase from 

Existing to 

Proposed Condition 

(%) 

Entire Site 2.05 6.49 6.49 0% 

 

The Project would maintain the same 50-year peak flow rate from the entire Project Site. 

In addition, the Project would improve current conditions by capturing and treating the 85th 

percentile storm, and thus reducing the peak flow of the stormwater discharged to the 

public infrastructure. 

In addition, as described above, as part of the SUSMP and LID strategy for the Project to 

manage post-construction stormwater runoff, the Project would include the installation of 

building roof drain downspouts, catch basins, and planter drains throughout the Project Site 

to collect roof and site runoff and direct stormwater to the approved installed BMP’s. This 

on-site stormwater conveyance system would serve to prevent on-site flooding and 

nuisance water on the Project Site. 

Table 4a summarizes the existing and post-Project 50-year design storm event 24-hour 

volumetric flows from the Project Site. 
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Table 4a– Pre- and Post-Project 50-year 24-hour volume flow for Project Area 

Drainage 

Area 

Project 

Site 

Area 

(Acres) 

Pre-

Project 

V50 (cf)             

(volumetric 

flow 

measured 

in cubic 

feet) 

Post-

Project 

V50 (cf)             

(volumetric 

flow 

measured in 

cubic feet) 

Estimated 

Low Impact 

Development 

Treatment 

Volume 

(volumetric 

flow 

measured in 

cubic feet) 

Decrease from 

Existing to 

Proposed 

Condition (%) 

Entire Site 2.05 39,029 33,023 2,203 21.0% 

 

The Project would decrease the 50-year flow volume from the entire Project Site, and the 

Project would improve current conditions by capturing and treating the 85th percentile 

storm, thus decreasing the volume of the stormwater discharged to the public infrastructure. 

Consequently, the base Project would not cause flooding during the 50-year developed 

storm event, would not create runoff which would exceed the capacity of existing or 

planned drainage systems, would not substantially reduce or increase the amount of surface 

water in a water body, or result in a permanent adverse change to the movement of surface 

water. 

Earthquake-induced flooding can result from the failure of dams or other water-retaining 

structures resulting from earthquakes. According to California Department of Water 

Resources, Dam Breach Inundation Map (Refer to Figure 10), the Project Site is located in 

a potential dam inundation area. Dam safety regulations are the primary means of reducing 

damage or injury due to inundation occurring from dam failure. The California Division of 

Safety of Dams regulates the siting, design, construction, and periodic review of all dams 

in the State.  In addition, the Los Angeles Department of Water and Power (LADWP) 

operates the dams in the Project Site area and mitigates the potential for overflow and 

seiche hazard through control of water levels and dam wall height. These measures include 

seismic retrofits and other related dam improvements completed under the requirements of 

the 1972 State Dam Safety Act. The City’s Local Hazard Mitigation Plan,10 dated January 

2018, provides a list of existing programs, proposed activities and specific projects that 

may assist the City of Los Angeles in reducing risk and preventing loss of life and property 

damage from natural and human-caused hazards, including dam failure. The Hazard 

Mitigation Plan evaluation of dam failure vulnerability classifies dam failure as a moderate 

risk rating. Therefore, considering the above information and risk reduction projects, the 

risk of flooding from inundation by a seiche or dam failure is considered low. 

 
10    City of Los Angeles Emergency Management Department, Local Hazard Mitigation Plan, January 1, 2018. 
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Additionally, the Project Site is not located within a Special Flood Hazard Area (100-year 

floodplain) or Moderate Flood Hazard Area (500-year floodplain) identified by the Federal 

Emergency Management Agency (FEMA) and published in the Flood Insurance Rate Maps 

(FIRM).11 The areas of minimal flood hazard, which are the areas outside the SFHA and 

higher than the elevation of the 500-year floodplain are labeled Zone C or Zone X 

(unshaded). As shown on Figure 9, the Project Site is located within Zone X (unshaded) 

and is therefore located outside of the 100- and 500-year floodplain.12 

3.2.2. SURFACE WATER QUALITY 

As previously described, the Project would be required to implement SUSMP and LID 

requirements throughout the operational life of the Project. As part of these requirements, 

the Project would prepare a SUSMP which would outline the stormwater treatment 

measures or post-construction BMPs required to control pollutants of concern. In addition, 

consistent with LID requirements to reduce the quantity and improve the quality of rainfall 

runoff that leaves the Project Site, the Project would include the installation of a capture 

and use system as established by the LID Manual. 

The LID Manual prioritizes BMPs with infiltration systems as the top tier priority BMP. 

Feasibility of the proposed infiltration BMP will be determined according to the criteria 

established in the LID manual, along with coordination with the City. Based on the 

explorations of the Project Site, infiltration is considered to be infeasible and based on the 

footprint of the proposed buildings and the depth of basement levels a capture and use 

system would be the main LID BMP system for the Project Site. As is typical of most urban 

developments, stormwater runoff from the Project Site has the potential to introduce 

pollutants into the stormwater system. Anticipated and potential pollutants generated by 

the Project are sediment, nutrients, pesticides, metals, pathogens, and oil and grease.  

The pollutants listed above are expected to, and would in fact, be mitigated through the 

implementation of approved LID BMPs. In addition, the implementation of the following 

LID BMPs would be included as part of the SUSMP for the Project to manage post-

construction stormwater runoff. 

 Promote evapotranspiration and infiltration, and the use of native and/or drought 

tolerant plants; 

 Provide storm drain system stenciling and signage to discourage illegal dumping; 

 
11  FIRMs depict the 100-year floodplain as Zone A, Zone AO, Zone AH, Zones A1-A30, Zone AE, Zone A99, 

Zone AR, Zone AR/AE, Zone AR/AO, Zone AR/A1-A30, Zone AR/A, Zone V, Zone VE, and Zones V1-V30. 

FIRMs depict the 500-year floodplain as Zone B or Zone X (shaded). 

 
12    Based on FIRM Number 06037C1605F, effective on 09/26/2008. 
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 Design material storage areas and loading docks within structures or enclosures to 

prevent leaks or spills of pollutants from entering the storm drain system; 

 Provide evidence of ongoing BMP maintenance as part of a legal agreement with 

the City of Los Angeles. Recorded covenant and agreements for BMP maintenance 

are part of standard building permit approval processing; and 

 Design post-construction structural or treatment control BMPs to infiltrate 

stormwater runoff. Stormwater treatment facilities and systems would be designed 

to meet the requirements of the SUSMP and LID Manual. 

As described above, the Project Site currently does not have structural BMPs in place for 

the treatment of stormwater runoff from the existing impervious surfaces. Therefore, 

implementation of BMP systems proposed as part of the Project would result in a 

substantial improvement in surface water quality runoff from the Project Site. In 

implementation of BMPs, which would utilize the natural adsorption13 and filtration 

characteristics of vegetated pervious surfaces, would allow for more opportunities to direct 

stormwater to flow through the planting media where pollutants are filtered, absorbed, and 

biodegraded by the soil and plants. However, due to the limited vegetated area of both the 

existing and proposed Project site, these effects are expected to be less significant than the 

proposed structural BMPs described above in terms of incremental improvement of 

existing conditions. 

Based on the above, with implementation of BMPs such as those described above, 

operation of the Project would not result in discharges that would cause: (1) an incremental 

increase in pollution which would alter the quality of the waters of the State (i.e., Ballona 

Creek) to a degree which unreasonably affects beneficial uses of the waters; (2) an 

incremental increase of contamination of the quality of the waters of the State by waste to 

a degree which creates a hazard to the public health through poisoning or through the 

spread of diseases; or (3) an incremental increase in the nuisance that would be injurious 

to health; affect an entire community or neighborhood, or any considerable number of 

persons; and occurs during or as a result of the treatment or disposal of wastes. 

Furthermore, operation of the Project would not result in discharges that would cause 

regulatory standards to be violated in the Santa Monica Bay.  

3.2.3. GROUNDWATER HYDROLOGY 

The percolation of precipitation that falls on pervious surfaces is variable dependent upon 

the soil type, condition of the soil, vegetative cover, and other factors. The implementation 

of the Project would include the addition of pervious surfaces throughout the Project Site 

boundary. However, as the Project is located in a highly urbanized area, any reduction in 

groundwater recharge due to the overall net change in impervious area would be minimal 

in the context of the regional groundwater basin. The Project would include the installation 

of SUSMP and LID BMPs, which would mitigate at minimum the first flush or the 

 
13    Adsorption is the attachment of pollutants in water to soil particles, resulting in retention of pollutants. 



Romaine and Sycamore   Water Resources Technical Report 
Environmental Impact Report  Page 15 

October 10, 2022 

 

equivalent of the greater between the 85th percentile storm and first 0.75-inch of rainfall 

for any storm event. The installed BMP systems will be designed with an internal bypass 

or overflow system to prevent upstream flooding due to large storm events. The stormwater 

which bypasses the BMP systems would discharge to an approved discharge point in the 

public right-of-way and not result in infiltration of a large amount of rainfall, which would 

affect groundwater hydrology, including the direction of groundwater flow.  

3.2.4. GROUNDWATER QUALITY 

Operational activities which could affect groundwater quality include spills of hazardous 

materials and leaking underground storage tanks. Surface spills from the handling of 

hazardous materials most often involve small quantities and are cleaned up in a timely 

manner, thereby resulting in little threat to groundwater. As discussed under section 2.4.3 

the phase 1 Environmental Site Assessment revealed evidence of a potential RECs in 

connection with the Site.  It is BA Environmental’s opinion that the former UST constitutes 

a REC and may still be present. Construction of the proposed subterranean parking 

structures will remove any unforeseen UST’s, any removal will go through the proper 

permits and City removal requirements. In addition to the underground LID BMP systems 

described above, multiple underground stormwater storage pipes/tanks may be operated by 

the Project. All tanks will be installed and maintained in compliance of all existing 

regulations.  

In addition, while the development of expanded facilities would increase the use of existing 

on-site hazardous materials, compliance with all applicable existing regulations at the 

Project Site would prevent the Project from affecting or expanding any potential areas of 

contamination, increasing the level of contamination, or causing regulatory water quality 

standards at an existing production well to be violated, as defined in CCR, Title 22, 

Division 4, Chapter 15 and the Safe Drinking Water Act.  

 

Furthermore, as described above, operation of the Project would not require extraction 

from the groundwater supply as the below ground walls would be designed to withstand 

hydrostatic and buoyant forces. The Project does not include the installation or operation 

of water wells, or any extraction or recharge system that is in the vicinity of the coast, an 

area of known groundwater contamination or seawater intrusion, a municipal supply well 

or spreading ground facility. The Project does not include surface or subsurface application 

or introduction of potential contaminants or waste materials during construction or 

operation. The Project is not anticipated to result in releases or spills of contaminants that 

could reach a groundwater recharge area or spreading ground or otherwise reach 

groundwater through percolation. Additionally, the Project would include the installation 

of structural BMPs as a means of pretreatment prior to capture and use of the first flush or 

equivalent of the greater between the 85th percentile storm event and the first 0.75-inch of 

rainfall for any storm event, which would allow for treatment of runoff generated on-site 

prior to contact with the groundwater below. 
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3.3. CONCLUSION 

 

In conclusion, the Project will improve the Project Site’s hydrologic function, as compared 

to existing conditions. The current site design and existing conditions allow the Applicant 

multiple options to install BMP systems that would comply with the City’s LID 

requirements. Whereas stormwater from the Project Site currently either sheet flows into 

an underground storm drain network that ultimately discharges to the Santa Monica Bay, 

implementation of the Project would capture and treat stormwater on-site, improving water 

quality in receiving water bodies.  
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Peak Flow Hydrologic Analysis
File location: P:/2022/2200077 948 Sycamore/2 ENGR/Entitlements/Hydrology Technical Report/Updated Report/2022-06-15_948 Sycamore (Existing 50-yr HydroCalc Area 1).pdf
Version: HydroCalc 1.0.2

Input Parameters
Project Name 948 Sycamore
Subarea ID Drainage Area 1
Area (ac) 1.1
Flow Path Length (ft) 299.0
Flow Path Slope (vft/hft) 0.005
50-yr Rainfall Depth (in) 5.9
Percent Impervious 1.0
Soil Type 13
Design Storm Frequency 50-yr
Fire Factor 0
LID False

Output Results
Modeled (50-yr) Rainfall Depth (in) 5.9
Peak Intensity (in/hr) 3.231
Undeveloped Runoff Coefficient (Cu) 0.9365
Developed Runoff Coefficient (Cd) 0.9
Time of Concentration (min) 6.0
Clear Peak Flow Rate (cfs) 3.1987
Burned Peak Flow Rate (cfs) 3.1987
24-Hr Clear Runoff Volume (ac-ft) 0.4827
24-Hr Clear Runoff Volume (cu-ft) 21027.6095
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Figure 4A



Peak Flow Hydrologic Analysis
File location: P:/2022/2200077 948 Sycamore/2 ENGR/Entitlements/Hydrology Technical Report/Updated Report/2022-06-15_948 Sycamore (Existing 50-yr HydroCalc Area 2).pdf
Version: HydroCalc 1.0.2

Input Parameters
Project Name 948 Sycamore
Subarea ID Drainage Area 2
Area (ac) 0.95
Flow Path Length (ft) 151.0
Flow Path Slope (vft/hft) 0.014
50-yr Rainfall Depth (in) 5.9
Percent Impervious 0.989
Soil Type 13
Design Storm Frequency 50-yr
Fire Factor 0
LID False

Output Results
Modeled (50-yr) Rainfall Depth (in) 5.9
Peak Intensity (in/hr) 3.5201
Undeveloped Runoff Coefficient (Cu) 0.9482
Developed Runoff Coefficient (Cd) 0.9
Time of Concentration (min) 5.0
Clear Peak Flow Rate (cfs) 3.0097
Burned Peak Flow Rate (cfs) 3.0097
24-Hr Clear Runoff Volume (ac-ft) 0.4132
24-Hr Clear Runoff Volume (cu-ft) 18001.1345
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Peak Flow Hydrologic Analysis
File location: P:/2022/2200077 948 Sycamore/2 ENGR/Entitlements/Hydrology Technical Report/Updated Report/Appendix/948 Sycamore - Drainage Area 1.pdf
Version: HydroCalc 1.0.2

Input Parameters
Project Name 948 Sycamore
Subarea ID Drainage Area 1
Area (ac) 1.03
Flow Path Length (ft) 200.0
Flow Path Slope (vft/hft) 0.01
50-yr Rainfall Depth (in) 5.9
Percent Impervious 1.0
Soil Type 13
Design Storm Frequency 50-yr
Fire Factor 0
LID False

Output Results
Modeled (50-yr) Rainfall Depth (in) 5.9
Peak Intensity (in/hr) 3.5201
Undeveloped Runoff Coefficient (Cu) 0.9482
Developed Runoff Coefficient (Cd) 0.9
Time of Concentration (min) 5.0
Clear Peak Flow Rate (cfs) 3.2631
Burned Peak Flow Rate (cfs) 3.2631
24-Hr Clear Runoff Volume (ac-ft) 0.452
24-Hr Clear Runoff Volume (cu-ft) 19689.4862
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Peak Flow Hydrologic Analysis
File location: P:/2022/2200077 948 Sycamore/2 ENGR/Entitlements/Hydrology Technical Report/Updated Report/Appendix/948 Sycamore - Drainage Area 2.pdf
Version: HydroCalc 1.0.2

Input Parameters
Project Name 948 Sycamore
Subarea ID Drainage Area 2
Area (ac) 1.02
Flow Path Length (ft) 200.0
Flow Path Slope (vft/hft) 0.01
50-yr Rainfall Depth (in) 5.9
Percent Impervious 0.603
Soil Type 13
Design Storm Frequency 50-yr
Fire Factor 0
LID False

Output Results
Modeled (50-yr) Rainfall Depth (in) 5.9
Peak Intensity (in/hr) 3.5201
Undeveloped Runoff Coefficient (Cu) 0.9482
Developed Runoff Coefficient (Cd) 0.9
Time of Concentration (min) 5.0
Clear Peak Flow Rate (cfs) 3.2315
Burned Peak Flow Rate (cfs) 3.2315
24-Hr Clear Runoff Volume (ac-ft) 0.3061
24-Hr Clear Runoff Volume (cu-ft) 13334.28
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Peak Flow Hydrologic Analysis
File location: P:/2022/2200077 948 Sycamore/2 ENGR/Entitlements/Hydrology Technical Report/Updated Report/Appendix/Figure6A_948 Sycamore (LID Volume).pdf
Version: HydroCalc 1.0.2

Input Parameters
Project Name 948 Sycamore 
Subarea ID Office Building LID
Area (ac) 1.02
Flow Path Length (ft) 200.0
Flow Path Slope (vft/hft) 0.01
85th Percentile Rainfall Depth (in) 1.03
Percent Impervious 0.603
Soil Type 13
Design Storm Frequency 85th percentile storm
Fire Factor 0
LID True

Output Results
Modeled (85th percentile storm) Rainfall Depth (in) 1.03
Peak Intensity (in/hr) 0.3457
Undeveloped Runoff Coefficient (Cu) 0.1
Developed Runoff Coefficient (Cd) 0.5824
Time of Concentration (min) 17.0
Clear Peak Flow Rate (cfs) 0.2054
Burned Peak Flow Rate (cfs) 0.2054
24-Hr Clear Runoff Volume (ac-ft) 0.0506
24-Hr Clear Runoff Volume (cu-ft) 2202.738
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Ballena Creek Channel Critical Facilities 

City/Community 

G>------<::!) Cross Section 

Flow Centerline 

LJ Floodplain Boundary 

DATE 

W+ E 
s 

1,000 2,000 4,000 feet 

RE VISIONS 

• 

• 
rn 

I@ 

® 

© 
0 

11/9/2018 Added critical facilities cit /communi boundaries and 

disclaimer statement. U dated basema usin World Ima e 

DESCRIPTION 

Dam 

Fire Station 

Hospital 

Jail / Prison 

Police Station 

School 

Schools (see Additional Notes #5) 

APPROVED OWNED BY .... 
Los Angeles 
Depa rtment of 
Wate r & Power 

111 North Hope Street 
Los Angeles, CA 90012-2607 

Phone (213) 367-0855 

DISTANCE: 6. 78 mi 
PEAK FLOW: 36,408 cfs 
FLOOD ARRIVAL TI ME: 45 min 
PEAK FLOOD TIME: 55 min 
MAX. FLOOD ELEV: 101 ft 
MAX. FLOW DEPTH 12 ft 

I 

ENGINEER I GENTERRA Consultants Inc. 

.#7!- ttH~ fty7~ 
0ougl!l$A.~. PE. Pf(ljll<:I~ Josei,l> J. Kulil<o'w$ki. PE. GE.~~ 

Distance 
Flood Peak Flood 

Maximum 
Maximum Cross Downstream Peak Flow Flood 

Section of Dam 
Arrival Time Time 

Elevation 
Flow Depth 

No. 
(mi) (cfs) (hrs) (min) (hrs) (min) (ft) (ft) 

1 0.91 380,976 3 4 438 21 

2 1.89 314,607 6 8 314 12 

3 3 .06 112,781 12 16 248 10 

4 3.75 80,116 13 22 221 17 

5 3.15 100,908 13 17 236 8 

6 5.07 62,217 25 35 160 20 

7 4 .95 33,355 33 40 143 5 

8 5.75 51,961 31 43 129 11 

9 6 .32 23,368 55 1 1 106 4 

10 6 .78 36,408 45 55 101 12 

11 8.55 14,458 -- -- 2 14 69 20 

Notes 

1) The travel times are measured from the beginning of the simulation. 

2) The Flood Arrival Time is based on minimum depth criteria of 1.0 foot. 

3) The Peak Flood Time occurs when the maximum flood elevation is reached . 

4) The Maximum Flood Elevation is the average maximum water surface elevation across the section. 

5) The flow at Cross Section No. 11 is contained with in the Ballena Creek Channel, and no overbank 
flow or inundated area occurs downstream of Cross Section No. 11 . 

6) The Peak Flow and Peak Flood Time were obtained from the FLO-2D output file HYCROSS.OUT. 

7) The Flood Arrival Time was obtained from the hydrographs. 

8) The Flood Arrival Time for Cross Section No. 11 is not provided because 
the flow is fu lly contained within the channel. 

9) A hypothetical piping breach failure of Mulholland Dam was assumed with a worst case scenario 
initial water surface elevation (WSE) of 722.38 ft. The enti re volume of water in Upper Hollywood 
Reservoir was added to volume of Lower Hollywood Reservoir, based on assumed breach of 
Upper Hollywood Dam. 

10) All data files have a coordinate system of State Plane, Zone V, US Survey Feet with the survey 
datum set as horizontal datum of NAD 1983 and vertical datum of NAVO 1988. 

11) The inundated area is mapped on three USGS topographic quadrangle maps (Beverly Hills, 
Hollywood, and Los Angeles 7 .5' Quadrangles) with a vertical datum of NGVD 1929. 

12) The methods used to develop inundation zones and flood wave arrival times are approximate and 
should only be used as guidance for establishing evacuation zones. Actual areas inundated will 
depend on actual failure and pre-failure hydrologic conditions and may differ significantly from the 
information shown on maps. 

13) Due to density of map content, the following school types were not depicted: Adu lt Education, 
Early Childhood Education and Heat Start Schools, and Private and Charter Schools 

GENTERRA 
CONSULTANTS, INC. 

Engineering & Gcotcchnical Services 
15375 13arrnnca Parkway, 13uilding L 

lrvine, Califomia92618 
Phone (949) 753-8766 

HOLLYWOOD RESERVOIR COMPLEX 

Upper Hollywood Dam, DWR Dam No. 06-029 
and Mulholland Dam, DWR Dam No. 06-017 

Los Angeles County, California 

FLOOD INUNDATION MAP 
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DATE: DECEMBER 2013 
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