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CampusEdge

INTRODUCTION

David Evans and Associates, Inc. was hired by Ventus Group to conduct an engineering
feasibility study for the project below.

Ventus Group is redeveloping an existing residential apartment site consisting of 9 lots located
at 3822-3828 South Figueroa Street, 3801-3833 % South Flower Drive, 468-470 West 38 Street
in Los Angeles, California, 90037. The proposed project includes a 7-story mixed-use building
with 209 residential units and 2,705 square feet of restaurant uses. There are eight existing
apartment buildings with a total of 51 units that will be demolished.

Below is a summary of the existing surrounding infrastructure, an analysis of the sewer, water,
and fire hydrant infrastructure demand. Hydrology and Stormwater Treatment for compliance
with Low Impact Development standards is detailed in the attached report prepared on July 26,
2024. Documents provided include record as-built plans, reports and communication from
utility purveyors, the City of Los Angeles, technical reports and maps. A brief analysis of the
public right of way and anticipated dedications and improvements necessary to comply with
the Mobility Plan is also included in this report. The information contained in this report does
not represent the final project requirements for an approved project. The final determination
will be part of the entitlement coordination with the City of Los Angeles and Los Angeles
County.
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A. EASEMENTS

o

David Evans and Associates, Inc. procured a survey from CL Survey dated June 14, 2024, for
nine lots Ventus Group has assembled for the proposed development. The parcel of land

fronts Figueroa Street, Flower Drive and 38 Street as shown on said survey in Exhibit “A.”
Fidelity National Title Company prepared the title report for the project and is included as

Attachment “F.” Title exceptions from the most recent title report with the corresponding
plottable title exceptions, including easements labeled in kind, can be found on the vesting
tentative tract map labeled Exhibit “B”.

There are two existing easements identified in the title report and plotted on the survey
and subdivision map exhibits. The first easement is described in the title report as “Parcel
B1” in the Legal Description and labeled “Parcel B1” on Exhibit “B”. A snippet from the
tentative tract map showing the easement is below in Figure 1. Parcel B1 is an access
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easement on Lot 1in
favor of Lot 2 and can
be terminated by the
Owner(s) of Lot 2 once
access is no longer
required. The second
easement is described in
Title Exception 39 of
Attachment F and
labeled “39” on Exhibit
B. Exception #39 is a 4-
foot-wide utility
easement on Lots 16
and 17 for overhead
power lines. A snippet
from the tentative tract
map showing the
easement is below in
Figure 2. The access
easementon Lot 1is
expected to be
terminated while the

utility easement is to remain pending discussions with utility provider for permission to
construct within the easement and bury the lines below the new building.
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B. GRADING

1. EARTHWORK
The project is relatively flat, however existing conditions towards the center of the block
are slightly higher than the curb level with steps leading up from the sidewalk to the
front door of existing buildings. This built-up condition along Flower Drive requires the
excavation of earthwork to bring the proposed driveway entrance and pedestrian
entrance down to street level. While no subterranean levels are proposed, there will
still be approximately 8,310 cubic yards of earth to export from the site. David Evans
and Associates, Inc. prepared a “Back-of-Walk” Exhibit for the project team to
determine the average elevation at the back of sidewalk closest to the property line on
38t Street, Figueroa Street and Flower Drive. In addition to calculating the amount of
dirt to be hauled or imported to the site, this exercise also generated our target finished
floor elevation and pad elevation.

PRELIMINARY EARTHWORK QUANTITIES TABLE
See Exhibit “C” - Preliminary cuT(cn FILL(CY) | EXPORT(CY) |
Grading Plan for details on the CAMPUS EDGE 8550 20 8310
earthwork quantities listed in TOTAL EXPORT (CY) 8310

Table 1. Table 1



2. HAUL ROUTE

The hauling of dirt requires approval when the project is in the Bureau of Engineering
(BOE) Special Grading District and when hauling over 1,000 cubic yards. BOE Special
Grading District Lands identified to be in a Hillside Area based on the latest Bureau of
Engineering Basic Grid Map A-13372, per Section 91.7003 of the Building Code. This map
is on file in the official City documents located in the Office of the City Clerk in Council
File No. 121222 Sup.#1. According to the Zone Information and Map Access System
(ZIMAS), this assemblage of parcels is not in the BOE Special Grading Area as identified
on Grid Map A-13372. Although the hauling activity only meets one of the criteria, the
project team has elected to prepare a Haul Route Application package to be submitted
along with other project applications and include the request as a matter of record.

An approximate 3,810 cubic yards of earth will be exported to the Waste Management
Reclamation Azusa Land Reclamation facility at 1211 W. Gladstone Street in Azusa, CA.
The route is approximately 28 miles east from the project site with most of the travel on
highways 10, 60 and 605. Details of the requested haul route can be found on the Haul
Route Map submitted as part of the Haul Route Application.

See Attachment “G” for Haul Route Application and Map.

C. HYDROLOGY

1. HYDROLOGY
The project will produce over 10,000 square feet of new impervious surface requiring
the treatment of stormwater before entering the stormwater system. A preliminary
hydrology study was conducted by David Evans and Associates, Inc. to evaluate the
existing and proposed stormwater conveyance, water quality, and water quantity for
design of a stormwater treatment system. Currently, a system of curbs, gutters and
catch basins direct flow from east to west and north to south to join the storm drain
system. The “Revised Limited Geotechnical Exploration” prepared by Leighton and
Associates, Inc. was used to evaluate soil conditions and review historical groundwater
levels. See Table 2 for
pre-development
hydrology calculations.

DEA performed

hydrologic calculations

for the project using

the methods outlined Table 2

in the LA County

Hydrology Manual to calculate the 50-year, 24-hour storm event and 85 Percentile
Storm Event for Water Quality purposes. For the small sub-watersheds of this project, a
time of concentration of 5 minutes is assumed. The proposed site will implement
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measures to minimize flows leaving the site and the “post-developed” condition will be
equal to or less than the “pre-developed” condition. Hydrocalc software version 1.0.2,
provided by LA County, was used to calculate the storm volumes and flow rates. Input
parameters for soil class and isohyetals were gathered from the LA County Hydrology
Map. Soil classification per LA County hydrology GIS is 006. The 50-year, 24-hour Storm
Event rainfall was determined to be 5.4 inches, with the 85 Percentile at 1.09 inches.
See Table 3 below.

See Attachment “H” — Preliminary Hydrology & Low Impact Development Report for
details including the Geotechnical Report.

Table 3

. FLOOD ZONE

This project site is in Flood Zone “X”, determined to be an area of minimal flood hazard
and outside the 0.2% annual chance floodplain. Refer to Attachment “O” - FEMA Flood
Zone Map.

. LOW IMPACT DEVELOPMENT / STORMWATER TREATMENT

Per the latest version of the City of Los Angeles Low Impact Development (LID)
Handbook, it is required to infiltrate as a Best Management Practice (BMP) unless site
conditions are unsuitable or infeasible. The report prepared by Leighton & Associates,
Inc. used percolation testing data from an adjacent site to determine infiltration rates
and concluded that infiltration at this site is feasible. The infiltration data referenced in
the report was collected for an adjacent development and the raw percolation rates
ranged from 1.9 inches per hour to 41.5 inches per hour at depths up to 60 feet.
According to the City of Los Angeles LID handbook, the minimum infiltration rate
allowable is 1.5 inches per hour before applying a factor of safety of 3.

The proposed development will be designed to maintain or reduce the current
stormwater runoff by implementing measures to minimize flows leaving the site. The
site will implement a drywell system using the Torrent Maxwell IV. The preliminary LID
calculations result in a total required mitigation volume of 5,121 cubic feet. At the time
the study was done, there was no site-specific percolation rate data available. Once
percolation testing is performed and infiltration rates determined, drywell sizing
calculations will be provided to address the required treatment volume. Overflow will
discharge to the public system via under sidewalk drains which will be sized using the
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50-year storm once a location for the point of discharge has been set with the plumbing
engineer.

4. STORMWATER POLLUTION PREVENTION
Per the requirements set forth by the United States Environmental Protection Agency,
the proposed development is more than 1 acre and will, therefore, require a
STORMWATER POLLUTION PREVENTION PLAN (SWPPP). The SWPPP serves to prevent
pollution to the storm system during construction activities using various approved
BMPs with constant monitoring. If a new connection is required to the public storm
drain network, a review by the City of Los Angeles Public Works Department will be
required.

D. PUBLIC IMPROVEMENTS

1. ADA IMPROVEMENTS
The repair & replacement of broken, off-grade or cracked sidewalk, curb and gutter is
required for discretionary application approvals unless otherwise agreed as part of the
conditional approval. In addition to physical repairs and modifications to meet ADA
standards, the Mobility Plan sets standards for minimum public space to accommodate
ADA facilities such as ramps. “Corner cuts” are either 15" x 15’ or a 15’ radius dedication
at the corner where local and collector streets meet. Arterials and major thoroughfares
require a 20’ x 20’ or a 20’ radius corner cut to provide for ADA ramps within the public
right of way. A 15’ radius corner cut dedication is anticipated to be required at the
corner of 38t Street and Flower Drive as well as possible modifications to the existing
curb ramp and sidewalk.

2. DRIVEWAYS
The proposed project includes a driveway on Flower Drive where an existing curb cut for
driveway exists. This curb cut will be utilized but widened to 20-feet to accommodate
the new development. All other existing driveways will be closed, and curb and gutter
constructed in place. No other driveways are proposed, and no vehicular access is taken
from Figueroa Street or 38 Street.

3. FIGUEROA STREET
Figueroa Street is classified Avenue | within the City of Los Angeles Mobility Plan 2035.
Avenue | classifications require a half right-of-way of 50 feet and a half roadway of 35
feet with 15-foot sidewalk. See Figure 3 below for cross section from Los Angeles City
Street Standards. Per the ALTA and Cadastral map, Figueroa Street is currently a fully
dedicated and improved street.

Refer to Attachment “N”- Cadastral Map.
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4. FLOWER DRIVE
Flower Drive is classified as a Local Street within the City of Los Angeles Mobility Plan
2035. Local Street classifications require a half right-of-way of 30 feet and a half
roadway of 18 feet with 12-foot sidewalk. See Figure 4 below for cross section from Los
Angeles City Street Standards. Per the ALTA and Cadastral map, Flower Drive is a fully
dedicated and improved street.

Refer to Attachment “N” Cadastral Map.

5. 38" STREET
38t Street is classified as a Local Street within the City of Los Angeles Mobility Plan
2035. Local Street classifications require a half right-of-way of 30 feet and feet and a
half roadway of 18 feet with 12-foot sidewalk. See diagram below. Per the ALTA and
Cadastral map, Flower Drive is a fully dedicated and improved street.

Refer to Attachment “N” Cadastral Map.

Figure 4



































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































