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Table 11 

City of Agoura Hills General Plan Consistency Analysis 
Policy Consistency Analysis 

Circulation Element 
Policy 1.1:  Maintain Level of Service “C” for all 
signalized intersections and at freeway 
interchanges. 

Although not all project impacted intersection 
operate at LOS C or above under existing, 
existing plus project, cumulative, or cumulative 
plus project conditions, with mitigation, the project 
impact would not be significant based upon the 
City’s threshold. 

Policy 1.4:  Improve freeway access through 
redesigning and construction of freeway ramps 
and frontage road intersections. 

As required by mitigation, the proposed project 
would contribute its proportionate share to 
improve nearby freeway access ramps. 

Policy 3.1:  Promote the use of alternative forms 
of transportation (other than single passenger 
cars) to reduce congestion, traffic, noise, and air 
quality impacts. 

The proposed project would include an on-site 
bicycle rack and provide bicycle lanes on both 
sides of Chesebro Road.  In addition, the 
proposed project would be required to implement 
transportation demand management measures 
that would provide: 
a. maps, transit schedules;  
b. phone numbers of regional ridesharing 
agencies and local transit operators; 
c. ridesharing promotional materials provided by 
regional agencies; 
d. bicycle routes and facilities information; and 
e. list of facilities available for carpoolers, 
vanpoolers, bicyclists, transit riders and 
pedestrians at the site (see Zoning Ordinance 
Section 9654.4). 

Policy 3.4:  Promote bicycle use by requiring 
establishment of secure and adequate areas for 
the parking and storage of bicycles, showers, 
lockers, and other facilities. 

See the consistency discussion under Policy 3.1 
of the Circulation Element. The proposed project 
would include an on-site bicycle rack. 

Land Use Element 
Policy 1.2:  Within the freeway corridor, develop 
commercial and office centers to provide 
employment and a strong fiscal base for the City.  
Facilitate the development of vacant and 
underutilized freeway parcels with commercial 
uses, which capitalize on their freeway access 
and visibility. 

The proposed project would develop a 40,700 
square-foot medical office building on an existing 
vacant and underutilized site located within the 
City of Agoura Freeway Corridor Overlay District. 

Policy 2.2:  Utilize Floor Area Ratio (FAR) 
standards to regulate building intensities in 
commercial and industrial developments and 
encourage high quality design. 

The proposed project would not exceed the FAR 
of 0.75:1, which is the maximum allowed under 
the BP-OR land use designation in the City’s 
General Plan. 

Policy 2.3:  Regardless of the allowed FAR for a 
site, all development shall provide adequate on-
site parking. 

The proposed project would exceed the amount 
of parking spaces (including handicap parking 
spaces) required by the City of Agoura Hills 
Municipal Code. 
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Policy Consistency Analysis 
Policy 2.4:  Ensure that infill development is 
compatible with adjacent uses. 

The proposed medical office building would be 
considered infill development located between 
existing commercial and office land uses.  The 
proposed project would be similar in size and 
scale to existing surrounding uses, and would 
utilize grading, and landscaping sensitive to the 
existing landscape within the area. 

Policy 2.7:  Design review of buildings and 
exterior spaces will favorably consider features 
that are of human scale and encourage 
pedestrian activity, and will be critical of personal 
designs, which do not consider such features. 

The proposed project would include pedestrian 
friendly improvements that include a meandering 
concrete sidewalk with landscaping along the 
project frontage, new bicycle lanes on Chesebro 
Road, and the dedication of an eight-foot wide 
equestrian trail along the northern edge of Agoura 
Road. 

Policy 2.8:  Incorporate sufficient areas of open 
space in development projects, including 
pedestrian spaces, sidewalks, and usable open 
space, to maintain a sense of openness in 
developed areas. 

See the consistency discussion under Policy 2.7 
of the Land Use Element. 

Policy 2.9:  Require development to utilize low 
intensity directional lighting and screening to 
minimize light spillover and glare onto residential 
neighborhoods and to preserve a natural twilight 
environment at night. 

The proposed project would incorporate such 
features in order to minimize light spillover and 
glare onto residential neighborhoods.  See the 
Lighting Plan in Appendix A. 

Policy 2.10:  Promote extensive landscaping in 
all new projects while emphasizing the use of 
drought-tolerant plant materials and low volume 
irrigation. 

The proposed landscaping plan (see Appendix A) 
includes many native and drought resistant 
species. Nevertheless, the proposed landscaping 
plan would have to be approved by an Agoura 
Hills Planning Department approved biologist 
prior to grading or project development. 

Policy 3.6:  Encourage development to capitalize 
on Agoura Hills’ natural environmental setting and 
preserve public views, including hillside areas.  
Regulate building height and siting to avoid 
obtrusive breaks in the natural skyline. 

Although the proposed project would obstruct 
some views of hillside and ridgelines from Agoura 
and Chesebro Roads, these impacts are 
considered less than significant for the reasons 
described in Section I.a, above. 

Policy 3.9:  Preserve view of the night sky 
through control of outdoor lighting. 

The proposed project would incorporate design 
features, such as hooded lighting, that control 
outdoor lighting. See the Lighting Plan in 
Appendix A. 

Policy 4.2:  Encourage the consolidation of 
contiguous smaller parcels along the freeway 
corridor to facilitate development of vacant and 
underutilized parcels. 

The proposed project would consolidate 7 small 
parcels to develop a 40,700 square foot medical 
office building on an existing vacant and 
underutilized site located within the City of Agoura 
Freeway Corridor Overlay District. 

Policy 6.8:  Create a uniquely identifiable 
pedestrian-oriented commercial district in Old 
Agoura / Indian Hills through identity signage, 
street furniture, enhanced landscaping, and 
pedestrian amenities. 

The proposed project would include pedestrian 
friendly improvements that include a meandering 
concrete sidewalk with landscaping along the 
project frontage, new bike lanes on Chesebro 
Road, and the dedication of an eight-foot wide 
equestrian trail along the northern edge of Agoura 
Road. 
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Policy Consistency Analysis 
Open Space and Conservation Element 

Policy 3.2:  Utilize reclaimed water for non-
potable water supplies (i.e. landscape irrigation). 

Reclaimed water is available to the site and would 
be used for landscaping. 

Policy 3.3:  Require new developments to 
incorporate water conserving measures into 
residential subdivisions and commercial and 
industrial components. 

The proposed project would utilize drought-
tolerant vegetation and reclaimed water for 
landscaping, thus conserving potable water 
supplies. 

Policy 4.2:  Encourage new development and 
existing structures to install energy saving 
features. 

The project will be required to meet California 
Title 24 Energy Efficiency Standards. 

Noise Element 

Policy 3.3:  Ensure all new developments provide 
adequate sound insulation or other protection 
from existing and project noise sources. 

As required by the noise mitigation measure N-1 
(below), the proposed project would utilize noise 
reduction measures in order to adequately reduce 
interior noise levels to City-acceptable standards. 

Public Safety Element 

Policy 1.3:  Require new development to 
upgrade storm drains to handle the increased 
runoff generated from a developed site. 

As a result of the proposed project grading 
improvements, all of the existing on-site storm 
water flows released off-site will be reduced 
significantly below the site pre-construction 
condition. 

Policy 2.1:  Maintain and enforce appropriate 
building standards and codes to avoid and/or 
reduce all risks associated with geologic 
constraints. 

The proposed project would be required to 
adhere to appropriate building codes to avoid 
and/or reduce all risks associated with geologic 
constraints. 

Policy 3.3:  Require new developments to install 
fire protection equipment/systems. 

The project would comply with fire code 
requirements. 

Policy 3.4:  Require new development to pay for 
increase fire protection as necessitated by 
particular development. 

The proposed project would be required to pay all 
required fees for fire protection. 

Seismic Safety Element 
Policy 1.1:  Ensure that geologic hazards in all 
areas for human use are properly mitigated or 
avoided prior to or during development. 

With proposed mitigation, geologic hazards are 
mitigated to a less than significant level. 

Scenic Highways Element 

Policy 1.4:  Maintain a quality visual experience 
along the entire length of the scenic highway 
through protection and enhancement of views 
and development of appropriate landscaping. 

Although the proposed project would obstruct 
some views of hillside and ridgelines from Agoura 
and Chesebro Roads, these impacts are 
considered less than significant for the reasons 
described in Response I.a, above, including the 
project’s provision of landscaping. 

Policy 1.7:  Preserve the hillside backdrop and 
natural landforms visible from the designated 
scenic corridor in their present state to the extent 
possible. 

See the consistency discussion under Policy 1.4 
of the Scenic Highways Element, above. 

Public Facilities, Utilities, and Services Element 
Policy 8.3:  Require new developments to 
incorporate recycling locations into the 
development. 

The proposed site plan identifies a trash 
enclosure area and the project would be required 
to participate in the City’s recycling program both 
during construction and post construction 
throughout the life of the project 
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Policy Consistency Analysis 
Policy 9.3:  Encourage the incorporation of 
energy and water conservation features in the 
building and landscaping design of all new 
construction and site development, and the 
installation of conservation devices in existing 
developments 

The project will be required to meet California 
Title 24 Energy Efficiency Standards and would 
utilize reclaimed water for landscaping, thus 
conserving potable water supplies. 

Community Design Element 
Policy 2.2:  Preserve open space, equestrian, 
and hiking trails, and the semi-rural character of 
Old Agoura. 

The proposed project would include the 
construction of an equestrian trail along the 
project’s Agoura Road frontage and landscaping 
that is compatible with the surrounding area and 
consistent with the semi-rural character of Old 
Agoura. 

 
As indicated above, although the proposed project would require a variance, it is generally 
consistent with polices pertaining to City of Agoura Hills General Plan.  As such, project impacts 
would be less than significant. 
 
c) There are no habitat conservation plans or natural communities conservation plans applicable 
to this site.  Therefore the project would result in no impact. 
 
X.  MINERAL RESOURCES 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Result in the loss of availability of 
a known mineral resource that 
would be of value to the region 
and the residents of the state?  

 
 
 

 
 
 

 
 
 

 

b) Result in the loss of availability of 
a locally-important mineral 
resource recovery site delineated 
on a local general plan, specific 
plan, or other land use plan? 

 
 
 

 
 
 

 
 
 

 

 
 
a) According to the Agoura Hills General Plan, no significant mineral deposits are known to exist 
within the City of Agoura Hills.  The city was surveyed by the California Division of Mines and 
Geology (DMG) as part of a regional study to determine the existence of aggregated 
construction activities such as sand, gravel, and crushed rock.  Most of the City north of Agoura 
Road is classified in the as Mineral Resource Zone – 1 (MRZ-1) in the DMG report, Mineral 
Land Classification of Ventura County.  “This classification defines areas where adequate 
information indicates that no significant mineral deposits are present, or where it is judged that 
little likelihood exists for their presence.”22  As such, no known mineral resources are located 
on-site.  Further, given the project site’s location within an urban environment, and the existing 
project site’s zoning and land use designation of Business Park-Office Retail and 
                                                
22  City of Agoura Hills General Plan Update, 1993, Page IV-26. 
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Commercial/Retail Services, exploration and/or commercial oil drilling at the project site is not 
considered feasible.  Therefore, the proposed project would not result in a significant impact 
with regard to the loss of availability of mineral resources and would not interfere with current or 
planned activities at the above-mentioned oil fields.  Thus, no impact is anticipated. 
 
b) See Response X.a, above.  No impact is anticipated. 
 
XI.  NOISE 

Would the project result in: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Exposure of persons to or 
generation of noise levels in 
excess of standards 
established in the local general 
plan or noise ordinance, or 
applicable standards of other 
agencies?  

 
 
 

 
 
 
 

 

b) Exposure of persons to or 
generation of excessive 
groundborne vibration or 
groundborne noise levels? 

 
 
 

 
 
 

 
 
 

 

c) A substantial permanent increase 
in ambient noise levels in the 
project vicinity above levels 
existing with project? 

 
 
 

 
 

 
 

 
 

d) A substantial temporary or 
periodic increase in ambient 
noise above levels existing 
without the project? 

 
 

 
   

e) For a project located within an 
airport land use plan or, where 
such a plan has not been 
adopted, within two miles of a 
public airport of public use 
airport, would the project expose 
people residing or working in the 
project area to excessive noise 
levels? 

 
 

 
   

f) For a project within the vicinity of 
a private airstrip, would the 
project expose people residing 
or working in the project area to 
excessive noise levels? 

    

 
According to City of Agoura Hills General Plan Noise Element (1993), herein referred to as the 
“Noise Element,” noise is generally defined as “unwanted” or “intrusive” sound.  Noise 
characteristics are difficult to describe through a single unit of measurement because noise has 
many components, such as loudness, pitch, and duration.  Scientists have developed the A-
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weighted decibel (dBA) as a common noise descriptor, and this unit is widely used to indicate 
the loudness level of a particular sound at a given point in time.  Other forms of noise 
measurement include the Community Noise Equivalent Level (CNEL) and the Day-Night level 
(Ldn).  These latter two measurements describe ambient noise levels over a 24-hour period.  
 
Planning Standards 
The Noise Element provides noise standard compatibility guidelines for land use categories, which 
is modified from the U.S. Department of Housing and Urban Development Guidelines and State of 
California Standards.  Table 12 shows the community noise exposure recommended as normally 
acceptable, conditionally acceptable, normally unacceptable, and clearly unacceptable for various 
classes of land use sensitivity.   
 
 

Table 12 
California Land Use Compatibility Guidelines for Exterior Community Noise 

Community Noise Exposure CNEL, dB 
Land Use Normally 

Acceptable1 
Conditionally 
Acceptable2 

Normally 
Unacceptable3 

Clearly 
Unacceptable4 

Residential – Low Density 
Single Family, Duplex, Mobile 
Homes 

50-60 60-65 65-75 Above 75 

Residential - Multiple-Family  50-60 60-65 65-75 Above 75 
Transient Lodging:  Motels, 
Hotels 50-65 65-70 70-80 Above 80 

Schools, Libraries, Churches, 
Hospitals, Nursing Homes 50-60 60-65 65-80 Above 80 

Auditoriums, Concert Halls, 
Amphitheaters - 50-65 - Above 65 

Sports Arena, Outdoor 
Spectator Sports - 50-70 - Above 70 

Playgrounds, Neighborhood 
Parks 50-70 - 70-75 Above 75 

Golf Courses, Riding Stables, 
Water Recreation, Cemeteries 50-70 - 70-80 Above 80 

Office Buildings, Business 
Commercial and Professional  50-67 67-75 Above 75 - 

Industrial, Manufacturing, 
Utilities, Agriculture 50-70 70-75 Above 75 - 

Source:   Agoura Hills General Plan Update Noise Element, 1993, Page VI-2. 
1 Normally Acceptable:  Specified land use is satisfactory based upon the assumption that any buildings involved are of 

normal conventional construction, without any special noise insulation requirements. 
2 Conditionally Acceptable:  New construction or development should be undertaken only after a detailed analysis of 

the noise reduction requirements is made and needed noise insulation features included in the design.  
Conventional construction, but with closed windows and fresh air supply systems or air conditioning will normally 
suffice. 

3 Normally Unacceptable:  New construction or development should generally be discouraged.  If new construction or 
development does proceed, a detailed analysis of the noise reduction requirements must be made and needed 
noise insulation features included in the design. 

4 Clearly Unacceptable:  New construction or development should generally not be undertaken. 
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The exterior noise standard for general commercial development including professional office 
use is 67 dBA CNEL.  Per the Noise Element, an interior noise level of 50 dB CNEL is 
recommended for this project.23  
 
City of Agoura Hills Standards 
Noise/land use planning standards articulated in the Noise Element of the City’s General Plan 
apply to noise sources for which local jurisdictions are pre-empted from direct control.  
“Stationary” sources are amenable to control under the municipal code.  The City of Agoura Hills 
noise standards limits the noise level generated on a property that can cross to a neighboring 
residential property.  The City’s noise ordinance limits are in terms of a one-hour average sound 
level, and apply to residential uses only, as shown in Table 13.  Ordinance limits generally apply 
to “stationary” sources such as mechanical equipment, manufacturing activities, or vehicles 
operating on private property.  In order to allow for short-term transient noise, the ordinance 
allows some deviation from the average with larger deviations allowed for progressively shorter 
periods.   
 
 

Table 13 
City of Agoura Hills Noise Ordinance Exterior Noise Standards 

Noise Level Time Period 
55 dB (A) 7:00 a.m. – 10:00 p.m. Exterior Residential 

Standards 
50 dB (A) 10:00 p.m. – 7:00 a.m. 

Note: Standards are based on measurements taken from any residential property in the City. 
Source:  City of Agoura Hills Municipal Code, Section 9656.3 (Exterior Noise Standards). 

 
 
It is unlawful for any person any location within the City to create any noise, or to allow the 
creation of any noise on property owned, leased, occupied or otherwise controlled by such 
person, which causes the noise level when measured on any other residential property to 
exceed: 
 

• The noise standard for a cumulative period of more than 15 minutes in any hour; 
• The noise standard plus 5 dB (A) for a cumulative period of more than 10 minutes in any 

hour;  
• The noise standard plus 10 dB (A) for a cumulative period of more than 5 minutes in any 

hour; 
• The noise standard plus 15 dB (A) for a cumulative period of more than one minute in 

any hour; or 
• The noise standard plus 20 dB (A) for any period of time.24 

 
The City’s Noise Ordinance exempts noise generated by construction from the Noise Ordinance 
standards if construction is restricted to the hours of 7 a.m. and 7 p.m. on weekdays and 
Saturdays.  No construction is permitted on Sundays or Federal Holidays.25  

                                                
23  City of Agoura Hills General Plan Update, Table N-4, Interior and Exterior Noise Standards, 1993, Page VI-17.  
24  Ibid. Section 9656.3 (Exterior Noise Standards). 
25  City of Agoura Hills Municipal Code, Section 4100. 
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Baseline Noise Levels 
According to the Noise Element, the sources of noise in Agoura Hills fall into three basic 
categories.  These are freeway, major and minor arterials, and stationary sources.  Other 
potential sources of noise identified by the community are aircraft over flights, amplified sound, 
and construction noise.  Agoura Hills is not impacted by railroad noise or noise from rapid transit 
systems. 
 
The most common sources of noise in developed areas are transportation related noise 
sources.  The 101 Freeway and several arterial roadways bisect the City of Agoura Hills.  The 
101 freeway is the most significant noise source within the City due to the high volume of traffic 
using this roadway on a daily basis.  Chesebro Road is one of the three major north-south 
arterials that transect the City.  In addition, Agoura Road is the major east-west arterial south of 
the Ventura freeway.   
 
The Noise Element provides traffic noise contours for the City for 1991 conditions, as well as 
anticipated traffic noise contours for 2010.  Noise contours represent lines of equal noise 
exposure, just as contour lines of a topographic map are lines of equal elevation.  The 1991 
traffic noise contours map shows that the project site had an approximate CNEL of 65dB, which 
is normally acceptable for business commercial development.  However, the 2010 traffic noise 
contours map shows that project site will have an approximate CNEL of 70dB, which is 
conditionally acceptable for business development.  This noise increase was expected due to 
anticipated increases in daily traffic volumes along city thoroughfares.  It is important to note 
that the noise contours assume level terrain and no obstructions between the source and the 
receptor.  Local topographic conditions and structures fronting the freeway substantially modify 
these contours.    
 
a) Upon buildout, the proposed project would be susceptible to on-site noise exposure from off-
site sources.  Additionally, noise would be generated by project-generated stationary noise and 
traffic.  Both of these noise sources, as well as the project’s on-site exposure, are discussed 
below. 
 
On-Site Noise Exposure 
Suitability of the site for medical office use is dependent upon the ambient noise exposure.  
According to the Noise Element, exterior noise compatibility standards for professional buildings 
office use are ideally less than 67 dB.  As discussed above, the primary noise generator for the 
area is transportation related noise sources, which include automobiles, trucks, motorcycles, 
and railroads.  Motor vehicle noise is of the greatest concern because of the high number of 
individual events which often create a sustained noise level and its proximity to areas sensitive 
to noise exposure.  The proposed project site, which is located on the northwest corner of 
Chesebro Road and Agoura Hills Road, is situated approximately 500 feet south of the Ventura 
Freeway.  As previously discussed, the future 2010 noise contours in the Noise Element show 
that the proposed project site may experience noise levels of approximately 70 dB CNEL, which 
is within the range of noise that is conditionally acceptable for commercial and professional 
office buildings.  It is important to note that several buildings, walls, and landscape elements 
exist north of project site, which may attenuate freeway noise.  In addition, the proposed 
medical office building would be located in an area that has been planned for commercial and 
professional office uses.  Nevertheless, because the transportation noise sources in the area 
are expected to exceed the recommended 67 db CNEL, noise insulation features need to be 
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included in the design in order for the project to be conditionally acceptable.  According to the 
Noise Element, conventional construction, but with closed windows and fresh air supply 
systems or air conditioning, is normally sufficient to mitigate for commercial and professional 
office buildings developed within a CNEL range that is conditionally acceptable.  On-site noise 
exposure is considered less than significant with mitigation incorporated. 
 
Off-Site Effects 
Effects from Stationary Sources 
Given the nature of medical office uses, the proposed project is not considered a potentially 
significant noise generator.  It does not include stationary sources of noise that would 
substantially increase noise levels at nearby sensitive receptors.  Minor increases in noise could 
occur from operation of heating or air conditioning, people in the parking lot and building 
entrance areas, and onsite vehicles.  The reference noise level for air conditioning is 
approximately 55 dBA at 50 feet.  The distances of the closest noise sensitive receptors are 
approximately 275 feet southwest and 300 feet southeast from the closest proposed rooftop air 
conditioning unit.  From these distances, noise is attenuated to less than 40 dBA, which is less 
than the daytime standard of 55dBA and night noise standard of 50 dbA.  In addition, the 
proposed medical office building would be located in an area that has been planned for 
commercial and professional office uses.  The general area currently consists of similar 
commercial uses, and noise generated would be comparable to that generated by these nearby 
land uses.  Because the medical office building would be primarily utilized during day time 
hours, no disturbance of noise sensitive sleeping hours is anticipated.  Noise impacts generated 
from the use of the site is expected to be less than significant. 
 
Effects from Mobile Sources 
Long-term noise concerns associated with the project center primarily on mobile source 
emissions along roadways in the project vicinity.  People cannot clearly perceive noise level 
changes of 3 dB or less.  An increase of more than 3 dB, however, requires a doubling of traffic 
volumes or other source of noise generation over existing conditions.  According to the traffic 
study prepared for this project (Appendix F), Agoura Road currently carries approximately 5,600 
average daily trips (ADT).  The proposed project is forecasted to add 1,472 ADT to the 
surrounding roadways.  Of these trips, 15 % (221 trips) are anticipated to travel along Agoura 
Road. This increase in traffic would not be sufficient to result in a perceptible (3 dB) increase in 
the CNEL.  Therefore, impacts associated with vehicular noise are less than significant. 
 
b) The proposed project site is not located in an area subject to groundborne vibration and 
would not introduce new sources of groundborne vibration. Therefore the project would result in 
no impact.   
 
c) See Response XI.a, above. 
 
d) Temporary construction noise impacts vary markedly because the noise strength of 
construction equipment ranges widely as a function of the equipment used and its activity level.  
Short-term construction noise impacts tend to occur in discrete phases dominated by large, 
earth-moving equipment sources.  Construction activities are treated separately in various 
community noise ordinances because they do not represent a chronic, permanent noise source.  
Sensitive receptors located nearest to the project site include residential uses approximately 
175 feet southwest of the project site, and approximately 200 feet southeast of the project site 
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across Agoura Road.  Cornerstone Preschool is located approximately 600 feet west of the 
project site.  Additionally, Born Learners School, Woodcrest Pre-School, Partners in Learning, 
Montessori School, and Agoura High School are also all located within one-mile of the project 
site. 
 
Although nearby sensitive receptors may be exposed to noises from construction equipment, it 
is recognized in the Noise Element that construction activity is a constant source of noise in a 
developing community like Agoura Hills.  “Because construction is temporary in most locations, 
and because people recognize the high noise level of construction activity is necessary, most 
people do not consider necessary short-term construction noise a nuisance.”  According to the 
City of Agoura Hills Municipal Code, the permissible hours for construction of the proposed 
project are 7 a.m. to 7 p.m., Monday through Saturday.  Construction is not allowed on Sundays 
or public holidays.  The proposed project would adhere to all applicable noise ordinances 
regarding construction activities. As such, noise impacts during construction activities are 
considered to be less than significant. 
 
e) The proposed project is not located within an airport land use plan or within two miles of a 
public use airport.  Thus, no impact is anticipated. 

 
f) The proposed project is not located within the vicinity of a private airstrip.  Thus, no impact is 
anticipated.  
 
Mitigation Measures 

N-1 The project developer shall ensure that acceptable interior noise levels (50 dBA 
CNEL City standard) within the proposed medical office buildings are met 
through project construction/design measures.  Noise reduction measures to 
adequately reduce interior noise levels may include: 

 
• Installation of ceilings/floors, doors, windows and exterior wall configurations 

of appropriate Sound Transmission Class (STC) ratings (e.g., STC rating of 
35 or more); 

• Airtight construction for stone veneer, block or stucco exterior walls; 
• At the penetration of exterior walls by pipes, ducts or conduits, the space 

between the wall and pips, ducts or conduits shall be caulked of filled with 
mortar; A mechanical ventilation system shall be installed that will provide at 
least the minimum air circulation and fresh air supply requirements for various 
uses in occupied rooms without the need to open any windows, doors or 
other openings to the exterior; and 

• Vent ducts specifically designed (e.g., using the appropriate material and 
without any direct line of sight through the duct) to meet the required noise 
reduction. 
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XII.  POPULATION/HOUSING 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Induce substantial population 
growth in an area, either directly 
(for example, by proposing new 
homes and businesses) or 
indirectly (for example, through 
extension of roads or other 
infrastructure)?  

 
 
 

  
  

b) Displace substantial numbers of 
existing housing, necessitating 
the construction of replacement 
housing elsewhere? 

 
 
 

 
 
 

 
  

c) Displace substantial numbers of 
people, necessitating the 
construction of replacement 
housing elsewhere? 

 
 
 

 
 

 
 

 
 

 
 
a.) The proposed project would develop 40,700 square feet of medical office space and would 
not involve the erection of new housing nor stimulate direct population growth for the City of 
Agoura Hills.  The medical facility would employ a workforce and generate new jobs for the 
project area.  The United States Census Bureau estimated the City’s population in 2007 to be 
approximately 20,498.26 The proposed project’s indirect population growth that would be 
induced by the proposed medical office space represents a small increment to the existing 
population of the City of Agoura Hills and the County of Los Angeles. 

 
The project-generated growth is well within community plan area and regional growth 
projections. The Southern California Association of Governments (SCAG) forecasts a citywide 
population growth from approximately 22,016 in the year 2005 to 23,400 by the year 2020.27  In 
addition SCAG population forecasts estimate that there were 11,520 jobs in Agoura Hills in 
2005 with approximately 442 jobs being added by 2010, and 971 jobs by 2020. Any jobs or 
indirect population added to the City of Agoura Hills by the proposed project would be within the 
SCAG projections.  As the project would be consistent with the SCAG projections for jobs, it 
would not generate a significant demand for housing, and no new infrastructure or roads are 
proposed to be extended to accommodated the project, impacts related to population growth 
would be less than significant. 
 
b) The project site is currently vacant.  As such, construction activities and development 
associated with the proposed project would not temporarily or permanently displace any 
housing.  No impact would occur. 
 

                                                
26  U.S. Census Bureau.  http://factfinder.census.gov, accessed May 20, 2008. 
27  SCAG City Projections. http://www.scag.ca.gov/forecast/index.htm, accessed May 20, 2008. 
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c) The project site is currently vacant.  As such, construction activities and development 
associated with the proposed project would not temporarily or permanently displace any people.  
No impact would occur. 
 
 
XIII.  PUBLIC SERVICES 
a) Would the project result in substantial 

adverse physical impacts associated with 
the provision of new or physically altered 
governmental facilities, the construction 
of which could cause significant 
environmental impacts, in order to 
maintain acceptable service ratios, 
response times or other performance 
objectives for any of the public services: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

i. Fire protection? 
 
 
 

 
 
 

 
 

 
 

ii. Police protection? 
 
 
 

 
 
 

 
 

 
 

iii. Schools? 
 
 
 

 
 
 

  

iv. Parks?  
 
 
 

 
 
 

  

v. Other public services? 
 
 
 

 
 
 

  

 
 
a) i.  The proposed project would receive its fire protection and paramedic services from the Los 
Angeles County Fire Department (LAFD). Of the County’s fire stations located throughout the 
Agoura Hills and Santa Monica Mountains area, Fire Station 65 and the recently constructed 
Fire Station 89 would be the jurisdictional stations for the project site. Fire Station 65 is located 
at 4206 North Cornell Road in the City of Agoura Hills, approximately 1.9 miles from the project 
site.  It is staffed with a 3-person engine company.  Fire Station 89 is located at 29575 Canwood 
Street in the City of Agoura Hills, approximately 2.0 miles from the project site.  This particular 
station is staffed with a 3-person engine company (1 Fire Captain, 1 Fire Fighter Specialist, and 
1 Fire Fighter) and a 2-person paramedic squad (2 Fire Fighter/Paramedics). While Fire 
Stations 65 and 89 are the two closet stations to the project area, Fire Station 125 also has 
jurisdictional responsibility (“first in”) in some portions of the City of Agoura Hills and is located 
at 5215 Las Virgenes Road, approximately 3.1 miles from the project site.  Nevertheless, the 
LACFD operates under a regional concept in its approach to providing fire protection and 
emergency medical services, wherein, emergency response units are dispatched as needed to 
an incident anywhere in the District’s service territory based on distance and availability, without 
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regard to jurisdictional or municipal boundaries.  According to the LACFD, fire protection serving 
the area appears to be adequate for the existing area.28 
 
The County of Los Angeles Fire Code and Safety Elements set forth officially established 
standards, policies, and goals for the construction, design, and distribution of fire suppression 
facilities.  These policy documents ensure that new developments meet standards for fire-flow, 
minimum distance to fire stations, public and private fire hydrants, and roadway access 
provisions for fire-fighting units.  Based on the distance to the project site, both jurisdictional 
engine companies (Engine 65 and 89), as well as the jurisdictional paramedic squad, Squad 89 
(advanced life support), are estimated to be approximately four minutes away from the 
proposed project site.   
 
It is anticipated that the completion of the proposed project would not result in an increased 
demand or a special need for services that could not be met by the by existing staffing and 
equipment deployments among the above fire stations, as the project site is already within a 
developed area currently served by the LAFD. In addition, the proposed project designs would 
incorporate and meet all fire safety features in accordance with applicable State and County 
Fire Safety Code requirements.  The proposed project would also have to comply with 
requirements pertaining to building construction, site access, water mains, the adequacy of fire 
flows, and the location of adequate numbers of fire hydrants, as dictated by the LAFD, 
Prevention Bureau.  As discussed in Response XVI (b), sufficient water supplies provided by the 
Las Virgenes Municipal Water District (LVMWD) should be available for the proposed project.  It 
is expected that the two proposed entry points for the project site, which include a total width of 
over 26-feet, would provide sufficient access for fire trucks and/or other emergency service 
vehicles.  Fire flow, access, and other project design features would be addressed by the LAFD 
once final plans are submitted for review. 
 
The proposed project locates a demand for typical fire protection services that can be 
adequately accommodated by existing staff levels, equipment, and water supply.  Fire 
protection serving the area appears to be adequate of the existing development/land use; 
however, each additional development creates greater demands on existing resources.  Any 
required developer mitigation fee for fire protection facilities in effect in the project area would 
mitigate any impact the proposed project may have on existing resources. Therefore, the 
proposed project is expected to have a less than significant impact on fire 
protection/emergency services. 
 
a) ii.  The Los Angeles County Sheriff’s Department (LASD) provides police protection and law 
enforcement services within the City of Agoura Hills, including the proposed project site.  In 
addition to serving the City of Agoura Hills, the LASD also provides law enforcement within 
unincorporated potions of Los Angeles County and contract services to 39 other cities within the 
County.  The proposed project would be served by the LASD’s Lost Hills Station, which is 
located at 27050 Agoura Road in the City of Agoura Hills.  The station has approximately 125 
sworn deputies to serve a population of 93,255 within a 178.6 square mile area that includes the 
cities of Agoura Hills, Calabasas, Hidden Hills, Westlake Village, and Malibu, as well as the 
adjacent unincorporated area.29  The City of Agoura Hills contracts for a specific level of service, 

                                                
28  Letter Correspondence with Acting Chief Frank Vidales, Forestry Division, Los Angeles County Fire Department, 

2008. 
29   Email Communication with Sgt. Phillip D. Brooks, LACSD 2008. 
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which includes a single two-man car in the early morning hours to three one-man cars patrolling 
during the day. The LASD’s Lost Hills Station participates in a reciprocal agreement with the 
nearby communities of Westlake and Calabasas, which enables these stations to be called 
upon for assistance, if necessary.  In addition, resources of the entire department can be utilized 
when necessary.   According to LASD, existing staff levels are adequate to meet current 
demands for police protection in the service area.30   
 
The LASD developed and currently operates the Volunteers on Patrol (VOP) program.  The 
VOP, which is funded and supported by the City of Agoura Hills, encourages residents to 
become involved with the safety of their community by performing non-hazardous patrol duties.  
VOP members are trained on how to help the LASD deter crime and educated community 
members on how to avoid becoming a victim of “crimes of opportunity.”  This program allows 
LASD patrol deputies to perform the more hazardous duties that they have been trained to do, 
thus helping the Department to better achieve its goal of serving the community.31  In addition to 
the VOP program, the City of Agoura Hills participates in the LASD initiated, Sheriff’s Teen 
Traffic Offender Program (STOPP) in order to educate young drivers and their parents about 
reckless driving. 
 
Implementation of the proposed project would result in the addition of 40,700 square feet of 
medical office building space.  Law enforcement impacts during the construction phase of a 
project are often associated with the potential theft of construction materials/equipment or traffic 
enforcement for heavy construction vehicles.  Furthermore, the addition of on-site staffing 
and/or visitors would result in an increased demand for the various law enforcement services 
provided to project area by the LASD.  However, given that the project would not directly 
contribute to an increase of population and that it is already located within a developed area 
currently served by the LASD and VOP, it is not expected that the proposed project’s 
incremental demand on police protection services would require the need for new facilities or 
the hiring of additional deputies during both the construction and operational phases..  
Furthermore, the LASD’s Lost Hills Station is located approximately 1.9 miles east, or 
approximately 5 minutes from the proposed project site.  As such, it is anticipated that the 
LASD’s response time to the proposed project site for emergency, priority, and routine calls 
would be adequate.  Therefore, the proposed project is anticipated to result in a less than 
significant impact on police services.    
 
a) iii.  The Las Virgenes Unified School District (LVUSD) provides public school services to 
residents within the City of Agoura Hills, as well as the surrounding communities of Calabasas, 
Hidden Hills, and Westlake Village.  Local public schools serving the project site are Sumac 
Elementary School, Lindero Canyon Middle School, and Agoura High School. The proposed 
use of the project site, which would include the construction of 40,700 square feet of medical 
building space, would not result in a significant impact by causing or contributing to 
overcrowding in elementary, middle, or high school. In addition, it is noted that the required 
payment of school fees will be required as per Senate Bill (SB) 50, the Leroy F. Greene School 
Facilities Act of 1998, which authorizes school districts to levy statutory developer fees.  Thus, a 
less than significant impact is anticipated. 
 

                                                
30  Ibid. 
31  City of Agoura Hills, Volunteers on Patrol, Accessed on December 1, 2008 from http://www.ci.agoura-

hills.ca.us/Index.aspx?page=213. 
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a) iv.  The City of Agoura Hills Community Services Department operates public parks and 
recreational facilities within the City of Agoura Hills.  Old Agoura Park, located at 5301 
Chesebro Road, is located less than a half mile north of the project site.  In addition there are 
several more public parks and recreational facilities operated by the City that are located within 
a few miles of the project site.  These include Chumash Park, Forest Cove Park, Reyes Adobe 
Park, Morrison Park, Sumac Park, Agoura Hills Recreation Center, Agoura Hills/Calabasas 
Community Center, tennis courts at Agoura High School that can be used for public use, and 
the Reyes Adobe Historical Site. The surrounding parks and facilities offer several amenities to 
Agoura Hills residents, including but not limited to: auditoriums, basketball courts, children’s play 
areas, community rooms, picnic shelters, baseball fields, indoor gyms, a variety of sports 
programs, aerobics, and day camps.  Additionally, the City of Agoura Hills is situated at the 
northern boundaries of the Santa Monica Mountains National Recreation Area (SMNRA) 
operated by the National Parks Service.  Comprising of approximately 153,075 acres, the 
SMNRA is the world’s largest urban national park.32  The project site would not introduce 
residential uses or generate substantial population growth.  In addition, given the project site’s 
location within an urban area and the existing and proximate recreational parks and facilities, 
the proposed project would result in a less than significant impact on parks and recreational 
facilities. 
 
a) v.  The proposed project only involves the construction of commercial facilities.  As such, the 
proposed project would not directly increase the City’s population.  The proposed project would 
result in an incremental demand on parks, recreational facilities, fire services, police protection, 
and/or other public services, including library services.  The proposed project would be served 
by the Agoura Hills Library, which is comprised of 17,500 square feet of space and located at 
29901 Ladyface Court, approximately 2.2 miles west of the project site.  The incremental 
increase of the public service demand would not adversely affect existing facilities, nor create 
the need for new parks and recreational facilities.  Therefore, the incremental increase in 
demand for all public services would not be substantial and would be less than significant. 
 
XIV.  RECREATION 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Would the project increase the use of 
existing neighborhood and regional 
parks or other recreational facilities 
such that substantial physical 
deterioration of the facility would 
occur or be accelerated? 

 
 
 

 
 
 

 
 
 

 
 
 

b) Does the project include recreation 
facilities or require the construction or 
expansion of recreational facilities 
which might have an adverse physical 
effect on the environment? 

 
 

 
 

 
 

 
 

 

                                                
32  National Park Service, U.S. Department of the Interior, Frequently Asked Questions, Accessed from: 

http://www.nps.gov/samo/faqs.htm on April 2, 2009. 
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a) The proposed project would not generate any residential uses.  As such, while the proposed 
project would generate some new jobs, it would not substantially increase the population of 
Agoura Hills.  The increased use of existing park and recreational facilities associated with this 
incremental increase in population is not expected to result in substantial physical deterioration 
of these facilities, given the variety of recreational opportunities within a few miles of the project 
site (see Response XIII a.iv above). Thus, less than significant impacts are anticipated. 
 
b) As discussed in Response XIVa, the proposed project would not result in a significant 
adverse impact on parks and recreational facilities.  Thus, implementation of the proposed 
project is not anticipated to require the construction or expansion of off-site park and 
recreational facilities.  Thus, no impact is anticipated. 
 
 
XV.  TRANSPORTATION/TRAFFIC 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Cause an increase in traffic which is 
substantial in relation to the existing 
traffic load and capacity of the street 
system (i.e.,  result in  a substantial 
increase in either the number of vehicle 
trips, the volume to capacity ratio on 
roads, or congestion at intersections)? 

 
 

 
 

 
 

 
 

b) Exceed, either individually or 
cumulatively, a level of service 
standard established by the county 
congestion management agency for 
designated roads or highways? 

 
 
 
 

 
 

 
 

 
 

c) Result in a change in air traffic 
patterns, including either an increase in 
traffic levels or a change in location 
that results in substantial safety risks? 

 
 
 

 
 
 

  

d) Substantially increase hazards due to 
a design feature (e.g., sharp curves or  
dangerous intersections) or 
incompatible uses (e.g., farm 
equipment)? 

 
 
 

 
 
 

 
 
 
 

e) Result in inadequate emergency 
access?  

 
 
 

 
 
 

 
 
 
 

f) Result in inadequate parking capacity?   
 
 

 
 
 

 
 
 
 

g) Conflict with adopted policies, plans, or 
programs supporting alternative 
transportation (e.g., bus turnouts, 
bicycle racks)? 

 
 
 

 
 
 

 
 
 
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The information in this section is based upon the Revised Traffic and Circulation Study for the 
Agoura Medical Office Project, which was prepared by Associated Transportation Engineers 
(August 27, 2008) and is included in Appendix F.   
 
a), b) Traffic impacts anticipated due to the project were evaluated using methodology and 
assumptions approved by the City of Agoura Hills.  As traffic flow on urban arterial roadways is 
most constrained at intersections, detailed traffic flow analyses focus on the operating 
conditions of critical intersections during peak travel periods.  In rating intersection operations, 
“Levels of Service” A through F are used, where LOS A indicates a free flow operations and 
LOS F indicates congested operations.  The City of Agoura Hills considers LOS C as the 
minimum acceptable operating standard for intersections.  A significant impact would occur if 
the proposed project increases traffic demand by two percent or greater (a volume to capacity, 
or V/C, increase of 0.02 or greater) at a facility that would operate at LOS D or worse with 
project-added traffic volumes. 
 
Study Intersections and Existing Levels of Service 
For the proposed project, five intersections were analyzed for traffic impacts and are listed 
below.  
 

1. Lewis Road/Agoura Road 
2. U.S. 101 SB Ramps/Chesebro Road/Dorothy Drive 
3. U.S. 101 NB Ramps/Palo Comado Canyon Road 
4. Chesebro Road/Palo Comado Canyon Road 
5. Chesebro Road/Agoura Road 
 

As shown in Table 14, four of the intersections studied currently operate at Level of Service 
(LOS) C or better during both the AM and PM peak hour periods.  Only the intersection of U.S. 
101 NB Ramps/Palo Comado Canyon Road operates at LOS F during the AM Peak hour.  
Existing peak hour volumes at the study intersections were collected in January 2008, and the 
LOS for the unsignalized intersections were calculated using the methodology in the Highway 
Capacity Manual (HCM). 
 
 

Table 14 
Existing Intersection Levels of Service 

A.M. Peak Hour P.M. Peak Hour 
Intersection Delay 

(seconds) LOS Delay 
(seconds) LOS 

Lewis Road/Agoura Road 8.6 A 8.7 A 
U.S. 101 SB Ramps/Chesebro Road/Dorothy 
Drive 15.8 C 13.2 B 

U.S. 101 NB Ramps/Palo Comado Canyon Road > 50 F 16.3 C 
Chesebro Road/Palo Comado Canyon Road 19.5 C 16.7 C 
Chesebro Road/Agoura Road 9.5 A 10.8 B 
Note:  Bold values exceed the City of Agoura Hills standard. 
Source: Associated Transportation Engineers (August 2008). 
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Project Trip Generation 
Trip generation estimates for the proposed project are based on the Institute of Transportation 
Engineers (ITE) trip generation manual for Medical Office uses.  The proposed project is 
expected to generate approximately 1,472 average daily trips (ADT), including 101 trips 
occurring during the morning peak hour, and 152 trips occurring during the evening peak hour, 
as summarized in Table 15.   
 
 

Table 15 
Project Trip Generation 

ADT A.M. Peak Hour P.M. Peak Hour Land Use Area  
(square feet) Rate1 Trips Rate Trips Rate Trips 

Medical Office 40,7332 36.13 1,472 2.48 101 3.72 152 
1Trip generation rates are from the Institute of Transportation Engineers (ITE) Trip Generation, Seventh 
Edition, 2003. 
2 As discussed in Section 2.0, Project Description, the proposed project would have an an actual area of 
39,202 square feet.  Thus, the project’s estimated trip generation, which is based on an assumed area of 
40,733 square feet, should be considered conservative. 
Source: Associated Transportation Engineers (August 2008).  

 
 
Trip Distribution 
Project-generated traffic was distributed and assigned to the adjacent street network (refer to 
Table 16), and trip distribution percentages were based on existing traffic patterns observed in 
the study area, City staff input, and consideration of the most logical travel routes for vehicles 
accessing the project site. 

 
 

Table 16 
Project Trip Distribution 

Origin/Destination Direction Percent 
U.S. Highway 101 East of Palo Comado Canyon Road East 40 
U.S. Highway 101 West of Chesebro Road West 30 
Palo Comado Canyon Road North of U.S. Highway 101 North 15 
Agoura Road East of Chesebro Road East 5 
Agoura Road West of Lewis Road West 10 

Total 100 
Source: Associated Transportation Engineers (August 2008). 

 
 
Project Impacts 
Roadway Operations 
As part of the Traffic Study, traffic volume data for Agoura Road, west of the proposed project 
driveway, was collected for existing and existing plus project conditions. Associated 
Transportation Engineers collected 24-hour data on this portion of Agoura Road on April 19, 
2008, and the data show that Agoura Road currently carries 5,600 ADT west of the project site 
driveway.  As the proposed project is forecast to add 150 ADT to the roadway (for a total of 
5,750 ADT under the existing plus project scenario), the level of traffic is within the arterial 
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roadways’ carrying capacity.  Therefore, the proposed project would result in a less than 
significant impact associated with roadway operations on Agoura Road. 
 
Intersection Operations 
Existing and existing plus project traffic volumes were used to calculate the LOS of the study 
area intersections during both AM and PM peak hours and are shown in Tables 17 and 18. 
 
 

Table 17 
Existing and Existing Plus Project AM Peak Hour Levels of Service 

Existing Existing Plus Project Project Added 
 

Intersection 
Control 
Delay 

(seconds) 
LOS 

Control 
Delay 

(seconds) 
LOS Percent 

Increase 

Significant 
Project 
Impact? 

Lewis Road/Agoura Road 8.6 A 8.6 A N/A NO 
U.S. 101 Southbound 
Ramps/Chesebro/Dorothy 

15.8 C 16.7 C N/A NO 

U.S. 101 Northbound 
Ramps/Palo Comado Canyon 

> 50 F > 50 F 3.0 YES 

Chesebro Road/Palo Comado 
Canyon 

19.5 C 20.3 C N/A NO 

Chesebro Road/Agoura Road 9.5 A 9.6 A N/A NO 
Notes:  Bold values exceed the City of Agoura Hills standard. 
N/A=The V/C increase is not applicable at LOS C or better. 
Source: Associated Transportation Engineers (August 2008). 

 
 

Table 18 
Existing and Existing Plus Project PM Peak Hour Levels of Service 

Existing Existing Plus 
Project Project Added 

 
Intersection Control 

Delay 
(seconds) 

LOS 
Control 
Delay 

(seconds) 
LOS Percent 

Increase 

Significant 
Project 
Impact? 

Lewis Road/Agoura Road 8.7 B 8.7 B N/A NO 
U.S. 101 Southbound 
Ramps/Chesebro/Dorothy 13.2 B 14.8 B N/A NO 

U.S. 101 Northbound 
Ramps/Palo Comado 
Canyon 

16.3 C 21.7 C N/A NO 

Chesebro Road/Palo 
Comado Canyon 

16.7 C 20.3 C N/A NO 

Chesebro Road/Agoura 
Road 

10.8 B 11.0 B N/A NO 

Notes:  Bold values exceed the City of Agoura Hills standard. 
N/A=The V/C increase is not applicable at LOS C or better. 
Source: Associated Transportation Engineers (August 2008). 
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As shown above, with the exception of the U.S. 101 Northbound Ramps/Palo Comado Canyon 
Road intersection, the study area intersection would operate at LOS C or better under the 
existing plus project traffic scenario. The U.S. 101 Northbound Ramps/Palo Comado Canyon 
Road intersection currently operates at LOS F with a stop sign on the westbound approach, and 
the proposed project would increase traffic at this location by three percent in the AM peak hour, 
which is considered a significant impact based on City standards.  However this impact can be 
reduced to less than significant with mitigation incorporated (Mitigation Measure T-1). 
 
Congestion Management Program Impacts 
As required by the Los Angeles County Congestion Management Program (CMP), a regional 
Traffic Impact Analysis (TIA) was prepared for the proposed project to determine the potential 
impacts at designated monitoring locations on the CMP highway system.  The CMP guidelines 
state that 1) intersection monitoring locations must be examined if the proposed project would 
add 50 (PHT) or more during the AM or PM peak hour and that 2) freeway monitoring locations 
must be examined if the proposed project would add 150 PHT or more, in either direction, 
during the AM or PM peak hour.   
 
None of the intersections included in the traffic analysis for the proposed project are in the CMP 
network.  Additionally, the proposed project is forecast to add less than 150 peak hour trips to 
U.S. Highway 101.  Therefore, based on CMP criteria, the proposed project would result in a 
less than significant impact to CMP intersections. 
 
Cumulative Impacts 
Associated Transportation Engineers forecasted the cumulative traffic volumes, accounting for 
approved and pending development projects within the City of Agoura Hills and adjacent areas 
of Los Angeles County (these related projects are included in Appendix F).  Trip generation 
estimates for the proposed project are again based on the ITE trip generation manual, with 
cumulative trips distributed to the study area street network based on land use patterns in the 
City, traffic patterns observed in the study area, distribution data compiled from the traffic 
studies of other projects, and consideration of the most logical travel routes for vehicles 
accessing the project site.  The cumulative traffic volume forecasts are shown in Appendix F, 
Cumulative Traffic Volumes and Cumulative + Project Volumes). 
 
Intersection Operations 
The LOS for study area intersections were calculated using the cumulative and cumulative plus 
project volumes.  Each scenario is shown for the AM and PM peak hours in Tables 19 and 20, 
below. 
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Table 19 

Cumulative and Cumulative Plus Project AM Peak Hour Levels of Service 

Cumulative Cumulative Plus 
Project Project Added 

 
Intersection Control 

Delay 
(seconds) 

LOS 
Control 
Delay 

(seconds) 
LOS Percent 

Increase 

Significant 
Project 
Impact? 

Lewis Road/Agoura Road 9.1 A 9.1 A N/A NO 
U.S. 101 Southbound 
Ramps/Chesebro/Dorothy > 50 F > 50 F 2.2 YES 

U.S. 101 Northbound 
Ramps/Palo Comado 
Canyon 

> 50 F > 50 F 1.8 NO 

Chesebro Road/Palo 
Comado Canyon > 50 F > 50 F 2.6 YES 

Chesebro Road/Agoura 
Road 14.9 B 14.9 B N/A NO 

Notes:  Bold values exceed the City of Agoura Hills standard. 
N/A=The V/C increase is not applicable at LOS C or better. 
Source: Associated Transportation Engineers (August 2008). 

 
 

Table 20 
Cumulative and Cumulative Plus Project PM Peak Hour Levels of Service 

Cumulative Cumulative Plus 
Project Project Added 

 
Intersection Control 

Delay 
(seconds) 

LOS 
Control 
Delay 

(seconds) 
LOS Percent 

Increase 

Significant 
Project 
Impact? 

Lewis Road/Agoura Road 9.0 A 9.1 A N/A NO 
U.S. 101 Southbound 
Ramps/Chesebro/Dorothy 

> 50 F > 50 F 3.8 YES 

U.S. 101 Northbound 
Ramps/Palo Comado 
Canyon 

> 50 F > 50 F 3.5 YES 

Chesebro Road/Palo 
Comado Canyon 

> 50 F > 50 F 4.0 YES 

Chesebro Road/Agoura 
Road 

24.5 C 25.6 D 1.0 NO 

Notes:  Bold values exceed the City of Agoura Hills standard. 
N/A=The V/C increase is not applicable at LOS C or better. 
Source: Associated Transportation Engineers (August 2008). 

 
 
As shown, the intersections of U.S. 101 Southbound Ramps/Chesebro Road/Dorothy Drive, 
U.S. 101 Northbound Ramps/Palo Comado Canyon Road, and Chesebro Road/Palo Comado 
Canyon Road would operate at LOS F under both the cumulative and cumulative plus project 
scenarios during both AM and PM peak hours.  In addition, the proposed project’s contribution 
to these cumulative traffic volumes would be greater than two percent at two intersection during 
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the AM peak hours and at three intersections during the PM peak hours, resulting in a 
significant impact, based on City standards.  However this impact can be reduced to less than 
significant with mitigation incorporated. 
 
c) As the project includes medical office and parking land uses and it is not located in the vicinity 
of airports or airstrips, the project would not result in a change to any air traffic patterns.  No 
impact to air traffic would occur with project implementation. 
 
d), e) The proposed project would implement frontage improvements, resulting in a change to 
the lane geometry at the Chesebro Road/Agoura Road and Chesebro Road/Palo Comado 
Canyon Road intersections.  Associated Transportation Engineers reviewed the existing and 
cumulative traffic volumes at these intersections in order to determine the lane geometry that 
would be required to accommodate future traffic.  As shown in Appendix F, these frontage 
improvements would include 1) widening the west side of Chesebro Road, providing a 
southbound left-turn land at the Agoura Road intersection and bike lanes on both sides of the 
road, and 2) reconfiguring the Chesebro Road/Palo Comado Canyon Road intersection to 
provide separate left-turn lanes on the northbound and southbound approaches and to improve 
the eastbound approach by providing a left-turn through lane and a right-turn lane.  The project 
site parking areas would be accessed by one driveway from Chesebro Road and one driveway 
from Agoura Road, which are discussed in further detail below.  Each driveway would meet the 
City’s 26-foot drive aisle requirement. A LOS and gap analysis was performed to assess 
operations at these driveways, assuming cumulative plus project volumes.  A description and 
the results of the analysis for each driveway are discussed below. 
 
Chesebro Road Driveway 
This driveway is located on the south side of Chesebro Road, between the intersections of 
Dorothy Drive to the north and Palo Comado Canyon Road to the east.  The Chesebro Road 
cross-section allows full access at the driveway (both right- and left-turns, inbound and 
outbound).  This driveway would provide access to the project’s surface and garage parking 
areas, as well as connect with the Agoura Road driveway.  The delays at the Chesebro Road 
driveway are forecast to be in the LOS A range for left-turns inbound to the project site during 
the peak hours and LOS C range for both left- and right-turn outbound vehicles from the project 
site during peak hours.  Therefore, there would be sufficient gaps in the cumulative plus project 
scenario for vehicles to enter and exit the project site from the Chesebro Road driveway (refer 
to Appendix F for data sheets). 
 
Agoura Road Driveway 
This driveway is located on the north side of Agoura Road between the intersections of Lewis 
Road to the west and Chesebro Road to the east.  The Agoura Road cross-section allows full 
access at the driveway (both right- and left-turns, inbound and outbound).  This driveway would 
extend north from Agoura Road, providing access to the surface parking area and connecting 
with the Chesebro Road driveway.  As with the Chesebro Road driveway, the delays at the 
Agoura Road driveway are forecast to be in the LOS A range for left-turns inbound to the project 
site during the peak hours; however, delays would be in the LOS B range for left- and right-turn 
outbound vehicles from the project site during peak hours.  Therefore, there would be sufficient 
gaps in the cumulative plus project scenario for vehicles to enter and exit the project site from 
the Agoura Road driveway (refer to Appendix F for data sheets). 
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Proposed site access and circulation would be designed to avoid hazardous road conditions.  
As such, the proposed project’s potential impacts to hazardous road conditions from site access 
(including Emergency access) and circulation are considered to be less than significant. 
 
f) The City of Agoura Hills Municipal Code requires a minimum of five spaces per 1,000 square 
feet of medical office gross floor area and seven handicapped parking spaces for development 
providing between 200 and 300 parking spaces.  The City of Agoura Hills Municipal Code 
requires a minimum of five spaces for each 1,000 square feet of gross floor area for medical 
office land use and requires seven handicapped parking spaces for developments providing 
between 200 and 300 parking spaces (Section 9645.6, Parking Allocation).  As the proposed 
project includes 40,700 square feet of medical office space, it would be required by City to 
provide 204 parking spaces.  Project site plans include a total of 209 parking spaces (which 
includes eight handicapped spaces).  Therefore, the proposed project exceeds the City’s 
parking requirement and would result in a less than significant impact associated with parking 
capacity. 
 
g) The proposed project would not conflict with adopted policies, plans, or programs supporting 
alternative transportation.  No impact would occur. 
 
Mitigation Measures 
The mitigation measures listed below would reduce project specific and the project’s 
contribution to cumulative impacts to less than significant.  These measures supersede the 
measures identified in the Traffic Study. 
 
Project Impacts 

T-1 U.S. 101 Northbound Ramps/Palo Comado Canyon Road (AM Peak Hour) The 
applicant shall implement the project-specific mitigation measures which include 
1) signalization of the intersection; and 2) restriping the westbound approach to 
provide one left-through lane and one right-turn lane. 

 
Cumulative Impacts 

T-2 U.S. 101 Southbound Ramps/Chesebro Road/Dorothy Drive (AM and PM Peak 
Hour) The applicant shall contribute their proportionate share to fund City of 
Agoura Hills and Caltrans improvements at the U.S. 101 Southbound 
Ramps/Chesebro Road/Dorothy Drive intersection resulting in LOS A during the 
AM peak hour and LOS C during the PM peak hour, which may include 
signalizing the intersection and restriping each approach, providing one left-turn 
lane and one shared through-right lane.  

 
T-3 U.S. 101 Northbound Ramps/Palo Comado Canyon Road (PM Peak Hour) The 

applicant shall contribute their proportionate share to fund City of Agoura Hills 
and Caltrans improvements at the U.S. 101 Northbound Ramps/ Palo Comado 
Canyon Road intersection resulting in LOS C or better during the AM peak hour, 
which include 1) signalization of the intersection; and 2) restriping the westbound 
approach to provide one left-through lane and one right-turn lane.  

 
T-4 Chesebro Road/Palo Comado Canyon Road (AM and PM Peak Hour) The 

applicant shall contribute their proportionate share to fund City of Agoura Hills 
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and Caltrans improvements at the Chesebro Road/Palo Comado Canyon Road 
intersection resulting in LOS B during the AM peak hour and LOS A during the 
PM peak hour, which may include signalization of the intersection and restriping 
the eastbound approach to provide one left-through lane and one right-turn lane, 
and restriping the southbound approach to provide one left-turn lane, one 
through lane, and one right-turn lane. 

 
T-5 The project developer shall pay the standard City Traffic Impact fee. 

 
 
XVI.  UTILITIES AND SERVICE SYSTEMS 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Exceed wastewater treatment 
requirements of the applicable Regional 
Water Quality Control Board? 

 
 

 
 

 
 

 
 

b) Require or result in the construction of 
new water or wastewater treatment 
facilities or expansion of existing 
facilities, the construction of which could 
cause significant environmental effects? 

 
 
 

 
 
 

  

c) Require or result in the construction of 
new storm water drainage facilities or 
expansion of existing facilities, the 
constructions of which would cause 
significant environmental effects? 

 
 
 

 
 
 

  

d) Have sufficient water supplies available 
to serve the project from existing 
entitlements and resources, or are new 
or expanded entitlements needed? 

 
 
 

 
 
 

  

e) Result in a determination by the 
wastewater treatment provider which 
serves or may serve the project that it 
has adequate capacity to serve the 
project’s projected demand in addition 
to the provider’s existing commitments?   

 
 
 

 
 
 

  

f) Be served by a landfill with sufficient 
permitted capacity to accommodate the 
project’s solid waste disposal needs?  

 
 
 

 
 
 

  

g) Comply with federal, state, and local 
statutes and regulations related to solid 
waste? 

 
 

 
   

 
 
a) Wastewater generated by the proposed project would be collected and transported through 
local, trunk, and mainline sewers to the Tapia Wastewater Reclamation Facility (TWRF), 
operated by the Las Virgenes Municipal Water District (LVMWD).  The LVMWD provides 



 
4.0  ENVIRONMENTAL EVALUATION 

 

 
 

AGOURA MEDICAL PARTNERS.  LLC 
FINAL IN IT IAL STUDY AND MITIGATED NEGATIVE DECLARATION 

77 

potable water, wastewater treatment, reclaimed water and biosolids composting to over 66,000 
persons located within the Cities of Agoura Hills, Hidden Hills, Calabasas, Westlake Village, and 
unincorporated areas of western Los Angeles County.33  Wastewater treatment at the TWRF is 
carried out in conformance with the requirements of the Regional Water Quality Control Board.  
The proposed project would not involve direct discharges and its wastewater generation is 
within the treatment capacity at TWRF, as described in Response XVI.b. Therefore, the 
proposed project is not expected to exceed the applicable wastewater treatment requirements.  
Thus, no impact is anticipated. 
 
b) The TWRF is located approximately 4.5 miles south of the project site, and is adjacent to 
Malibu Creek at the point where the creek crosses Malibu Canyon Road.  The TWRF currently 
provides tertiary treatment to all wastewater received and has a capacity of 16.1 million gallons 
per day.  However, based on estimated future wastewater flows, it is undergoing planned 
modifications that are expected to reduce its rated capacity to an average of 12 million gallons 
per day.34  The modifications are necessary to improve the nutrient removal capabilities of the 
plant and enable to the TWRF to conform to new discharge limits on nutrients that stimulate 
algal growth.  The TWRF currently treats approximately an average daily influent flow of 9.5 
million gallons per day (average dry-weather day).35   
 
Full build out of the proposed project would add 40,700 square feet of medical building space. 
Based on the average wastewater generation rates provided by the Los Angeles County 
Sanitation District (LACSD), the proposed project is expected to generate approximately 12,210 
gallons of wastewater per day.  Table 21 outlines the proposed project’s wastewater generation. 

 
 

Table 21 
Estimated Wastewater Generated by The Proposed Project 

Land Use 
Description 

Proposed 
Development Sq. Ft. 

Sewage Demand 
Factor (Future gal/ 

1000 sf/day)1 

Gallons per Day 
(gpd) 

Professional Building 40,700 300 gal/1,000 sf/day 12,210 gpd 
Total 12,210 gpd 

1 Source: LACSD accessed from April 2, 2008 from 
http://www.lacsd.org/civica/filebank/blobdload.asp?BlobID=3531 

 
 
The 12,210 gallons per day of wastewater generated by the proposed project would represent 
approximately .19 percent of the current 6.6 million gallons per day of excess capacity at the 
TWRF.  Under the future proposed capacity of 12 million gallons per day at the TWRF, the 
proposed project would represent approximately .49 percent of the future 2.5 million gallons per 
day of excess capacity.  Therefore, the TWRF is anticipated to have adequate capacity (even 
after reductions to capacity at the plant) to serve the proposed project.  
 

                                                
33  Las Virgenes Municipal Water District.  Accessed on October 20,2008 from 

http://www.lvmwd.dst.ca.us/who/who3bringing.html. 
34  Boyle Engineering.  Integrated Water System Master Plan Updated 2007. October 2007. 
35  Las Virgenes Municipal Water District.  Bringing Water Service Full Circle.  Accessed on July 7, 2008 from 

http;//www.lvmwd.com. 
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As indicated previously by City Engineer Ramiro Adeva, the City of Agoura Hills is not aware of 
any deficiencies in the City’s sewer system.36  Nevertheless, existing LVMWD facilities and 
trunk sewer lines are expected to be able to accommodate the incremental increase in 
wastewater generated by the proposed project.  As such, impacts related to wastewater 
generation are considered to be less than significant.  
 
c) Stormwater runoff is currently handled through connections to the City storm drain system.  
As described above (see Response VIII.d), the proposed project would decrease the quantity of 
runoff at the project site and, therefore, would not significantly impact the quantity of stormwater 
runoff generated at the project site. Therefore, the proposed project would not result in 
significant impacts on stormwater drainage capacity. In addition, as noted in Response VIII.a, in 
accordance with Federal, State, and local regulations, the proposed project would involve the 
preparation and implementation of a SWPPP and SUSMP, which would reduce the potential for 
adverse impacts as the result of the modification of site drainage.  Thus, a less than 
significant impact is anticipated. 
 
d) As previously mentioned in Response XVI.a, the LVMWD would provide potable water and 
reclaimed water for the proposed project.  Most of the potable water served to LVMWD 
customers is purchased from the Metropolitan Water District of Southern California (MWD).  The 
LVMWD is one of 26 participating agencies that receive potable water service of MWD.  Water 
supplies are conveyed via the MWD’s pipelines throughout the LVMWD’s service area that 
encompasses 122 square miles of western Los Angeles County and are transported via a 
system that contains 325 miles of water pipelines, 20 storage tanks, and 20 pump stations.  
Water served annually by LVMWD includes 25,772 acre-feet (AF) of potable water and 6,087 
AF of recycled water.37  The Las Virgenes Reservoir is filled with MWD supplies during periods 
of low demand and holds up to a six-month supply for emergency backup.  The LVWMD also 
purchases water from the Ventura County Waterworks District No. 17 for Woolsey Canyon 
residents and from the City of Simi Valley for residents in Box Canyon.  
 
The LVMWD potable water system consists of an elaborate system of pumps, pressure zones, 
supply connections and reservoirs/tanks.  There are 22 main pressure zones created by 
numerous facilities.  The 1235-foot “Main Zone” would serve the proposed project site.  The 
“Main Zone,” which distributes potable water to customers within the 1235-foot gradient (below 
an elevation of about 1100 feet), is the “backbone” of the District’s potable water system.  This 
zone stretches along the 101 Freeway corridor, from eastern Calabasas to the western edge of 
Westlake Village.  The main system serves approximately 90 percent of the District’s customer 
either directly or by distribution to smaller subsystems within the District.38  Besides the Las 
Virgenes Reservoir, this zone has operation storage in Calabasas, Equestrian Trails, and 
Morrison Tanks.  In the Potable Water Master Plan Update (2007), Boyle Engineering identified 
problems and deficiencies within the LVWMD and offered several recommendations to improve 
the systems in order to adequately meet the water demands now and over the next 25 years.   
Some which include pipeline improvements along Agoura Road and Reyes Road located west 

                                                
36  Gelman, Daniel, Agoura Hills working to create a sewer management program, Ventura County Star, October 30, 

2007.  Accessed on April 6, 2009 from:  http://www.venturacountystar.com/news/2007/oct/30/agoura-hills-
working-to-create-a-sewer-program/. 

37  Las Virgenes Municipal Water District.  Bringing Water Service Full Circle.  Accessed on July 7, 2008 from 
http;//www.lvmwd.com. 

38  Boyle Engineering.  LVMWD Potable Water Master Plan Update, 2007. 
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of the project site.  According to the LVMWD, the existing potable water system currently 
operates with no significant deficiencies.39  
 
Full buildout of the proposed project would add 40,700 square feet of medical building space on 
a project site that consists of 79,194 square feet, inclusive of seven separate parcels.  Potable 
water demand for the proposed buildings can be indirectly derived from standard Los Angeles 
County Sanitation Districts’ (LACSD) wastewater (sewage) generation rates.  Utilizing such 
indirect means to make such estimates is common practice.  It is assumed that all landscape 
plantings would be irrigated with reclaimed water.  Based on the wastewater demand land use 
factors provided by the LACSD, the proposed project would demand approximately 12,210 
gallons of potable water per day or 8.5 gallons per minute.  Table 22 outlines the increase in 
demand generated by the proposed office development. 

 
 

Table 22 
Estimated Water Demand by The Proposed Project 

Land Use 
Description 

Proposed 
Development Sq. Ft. 

Water Demand 
Factor (Future gal/ 

1000 sf/day)1 

Gallons per Day 
(gpd) 

Professional Building 40,700 300 gal/1,000 sf/day 12,210 gpd 
Total   12,210 gpd 
1 Source: LACSD accessed from January 23, 2008 from 
http://www.lacsd.org/civica/filebank/blobdload.asp?BlobID=3531 
2 Estimate assumes that all landscape plantings would be irrigated with potable water. 

 
 
The increase in annual demand of approximately 4.5 million gallons per year, or 13.8 acre-feet 
(AF) represents only .05 percent of the annual demand on LVMWD potable supply, which 
currently serves approximately 25,772 AF of water annually.   
 
The LVMWD recycled water system includes four pressure zones or service areas within 
LVMWD.  The proposed project is located in the Western Recycled Water System.  This system 
consists of the headquarters Recycled Water Pump Station West (RWPS West), the Morrison 
Supplement Facility (Morrison Pump Station), 24-inch and 20-inch pipelines that connect to the 
Indian Hills Tank, and many smaller diameter pipelines that serve many uses within the Western 
System.  Within the Western System the major pipeline is 24 inches in diameter and extends 
from RWPS West to the intersection of Lindero Canyon and Agoura Road.40  Recycled water 
from the district's TWRF has reduced demand for imported potable supplies by 20 percent.  
 
The availability of recycled water is dependent on the amount of wastewater coming into the 
TWRF.  According to the LVMWD Recycled Water Master Plan Update (2007) supply to Tapia 
is expected to increase by about 25 percent by estimated buildout in 2030.  As discussed in 
Response XVI.b, the proposed project is expected to generate approximately 11,761 gallons of 
sewage per day.  As such, the proposed project would supply wastewater for the TWRF, which 
in turn would produce additional recycled water that can be utilized for the proposed project site.  
Furthermore, the proposed project would be able to connect into the Western System’s major 
24-inch pipeline, which extends from RWPS West to the intersection of Lindero Canyon and 
                                                
39  Phone Communication with Phyllis Southard of LVMWD Planning on 12/11/08. 
40  Boyle Engineering.  LVMWD Recycled Water Master Plan Update, 2007. 
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Agoura Road.  As such, it is expected that sufficient recycled water resources and infrastructure 
would be available for the proposed project site. 
 
The applicant would be required to pay for waterline connections for the proposed project.  In 
addition, the applicant would dedicate easements and right-of-way requirements for the 
installation of the required waterlines.  The proposed project would be required to comply with 
all water system and conservation requirements of the LVMWD and the California Plumbing 
Code, as adopted by the City of Agoura Hills.  The estimated demand of potable water and 
reclaimed water is considered a small increase.  Therefore sufficient potable and reclaimed 
water supplies should be available.  Thus impacts are anticipated to be less than significant 
 
e) As discussed above (See Response XVI.b), the proposed project would result in an 
incremental increase in wastewater generation within the TWRF service area.  The TWRF has 
adequate remaining capacity to serve the proposed project in addition to its other commitments.  
Thus, no impact is anticipated. 
 
f) The County of Los Angeles comprises 88 incorporated cities and numerous unincorporated 
areas within its 4,100 square miles, and has a population in excess of 9.8 million persons.  Each 
jurisdiction of the County is responsible for its own solid waste management.  Solid waste 
generated in Los Angeles County comprises residential waste, construction wastes, commercial 
and industrial wastes, and sludge residues (wastes remaining at the end of the sewage 
treatment process). Private contractors provide collection and hauling of solid waste services to 
commercial customers in Agoura Hills. Waste is transported mainly to the Calabasas Landfill for 
disposal.  The Calabasas landfill is located in Agoura and is owned by the County of Los 
Angeles and operated by the County Sanitation Districts of Los Angeles County.  In 2006, the 
landfill operated at about 46 percent of its permitted daily capacity.  As of the end of 2006, the 
landfill had a remaining capacity of 7.89 million tons and an estimated remaining life of 
approximately 15.6 years (based on 1,623 tons per day, 6 days per week).41 
 
Much of the solid waste generated from construction of the proposed project is recyclable, such 
as wood and metal scrap and formed construction board (cement and dry wall board).  Minimum 
quantities of waste would be generated by construction workers at the site, which is mostly food 
related (food scraps and various food packaging materials). The City of Agoura Hills has an 
approved Construction and Demolition Debris Program that is required for all new construction 
and additions, alterations, and demolitions over 1,000 square feet.  Under this program, the 
project applicant is required to show that 50 percent of construction debris would be recycled. 
The applicants must complete a Pre-Construction Waste Reduction/Recycling Plan (WRRP) to 
demonstrate how materials will be recycled.  Upon completion of work, the applicant must 
submit a Post Construction WRRP, indicating whether the goals for recycling and reuse were 
met.  If less than 50 percent of the construction debris from the project was diverted from landfill 
disposal, the submittal must include documentation demonstrating that a "good faith" effort was 
made to achieve the 50 percent waste reduction goal.  Given the applicant’s required 
compliance with the City’s Construction and Demolition Debris Recycling Program and the 
excess in permitted daily capacity at the Calabasas landfill, construction waste from the 
proposed project that cannot be recycled is not expected to exceed the capacity of the landfills.  

                                                
41  Los Angeles County Department of Public Works.  2006 Los Angeles County Countywide Integrated Waste 

Management Plan.  Countywide Summary Plan and Countywide Siting Element. 
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The hazardous wastes produced by the proposed medical building uses, as well as the typical 
hazardous waste related to maintenance activities, such as paint thinners, solvents, and motor 
oil would be stored in areas consistent with current County Fire Department practices.  As 
shown in Table 23, the daily average solid waste generation would be 235.2 pounds per day, or 
43 tons per year.  The quantities shown in Table 23 represent projected solid waste generation 
under worst-case conditions without any recycling activities in place.  
 
 

Table 23 
Project Generated Solid Waste 

Land Use Size Factor 
Daily 

Generation 
(lbs/day) 

Annual 
Generation 

(tons/yr) 

Office  40,700 sf 6 lbs/1000 
sq. ft./day1 

244.2 45 

Net Increase in Solid Waste Generation 244.22 45 
1 Source:  Ultrasystems, Stevenson Ranch DEIR Phase IV Specific Plan, April 1992.  Accessed from 
the California Integrated Waste Management Board.  Accessed on November 17, 2008 from:  
http://www.ciwmb.ca.gov/wastechar/wastegenrates/Commercial.htm. 
2 Estimate does not take into consideration that the project buildings would be designed and 
operated according with local regulations to promote recycling. 

 
 
Calabasas Landfill’s disposal rate is, on average, 1,877 tons per day less than its permitted 
daily capacity of 3,500 tons per day.  The .12 tons per day generated from the project only 
represents .003 percent of the remaining average daily capacity of the Calabasas Landfill.  
Although there is an identified Countywide shortage of future landfill capacity (as reported in the 
Los Angeles County Integrated Solid Waste Management Plan 2006 Annual Report), 
substantial capacity currently exists at the landfill that would serve the project site.  
Nevertheless, the applicant would be required to participate in the City’s Commercial Services & 
Recycling Program.  Under this program, adequate storage areas shall be located within the 
proposed project site for the collection and removal of recyclable materials in order to ensure 
that the waste diverted to local landfills is reduced to the degree feasible.  Given the limited 
contribution of the proposed project’s incremental solid waste generation as compared to the 
remaining available landfill capacity, the proposed project is expected to result in a less than 
significant impact on solid waste disposal capacity.  
 
g) The proposed project would comply with Federal, State, and local statutes and regulations 
related to solid waste, such as AB 939.  The proposed project would dispose of solid waste in a 
manner consistent with City requirements, which reflect Federal, State and local (City of Agoura 
Hills) regulations.  Thus, no impact is anticipated. 
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or 
animal community, reduce the number 
or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods 
of California history or prehistory? 

 
 

 
 

 
 

 
 

b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? (“Cumulatively 
considerable” means that the 
incremental effects of a project are 
considerable when viewed in connection 
with the effects of the past projects, the 
effects of other current projects, and the 
effects of probable future projects)? 

 
 
 

 
 
 

  

c) Does the project have environmental 
effects, which cause substantial adverse 
effects on human beings, either directly 
or indirectly? 

 
 
 

 
 
 

 
 

 
 

 
 
a) The proposed project would not have the potential to significantly degrade the quality of the 
environment, substantially reduce the habitat to a fish or wildlife species, and cause a fish or 
wildlife population to drop below self-sustaining levels.  Although there are no known or reported 
archaeological or paleontological resources located on the project site, given that the city is 
located in a region rich in the archaeological remains of prehistoric cultures and the possibility 
that previously undiscovered paleontological resources would be exposed during project 
grading and construction activities, impacts to archaeological and paleontological resources are 
considered potentially significant. However, impacts would be less than significant with 
mitigation incorporated (Mitigation Measures CR-1 and CR-2). 
 
b) The proposed project’s impacts would not be cumulatively considerable with the exception of 
its traffic generation in relation to future nearby intersection traffic congestion.  The traffic 
cumulative analysis indicates that project would generate a cumulative impact at the following 
intersections: 
 

• U.S. 101 Southbound Ramps/Chesebro Road/Dorothy Drive (A.M. and P.M. peak hour 
periods); 
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• U.S. 101 Northbound Ramps/Palo Comado Canyon Road (P.M. peak hour period); and 
• Chesebro Road/Palo Comado Canyon (A.M. and P.M peak hour periods). 

 
However, the proposed project would be required to implement road improvements and 
contribute a fair share contribution to the improvement of the above intersections.  As such, as 
discussed in Section XV. (Transportation/Traffic), impacts would be less than significant with 
mitigation incorporated. 
 
c) As discussed in the following sections: Geology and Soils (Section VI), Noise (Section XI), 
and Transportation/Traffic (XV), the project has a potential to result in conditions that may 
adversely affect humans.  However, implementation of mitigation measures listed herein would 
reduce impacts to levels of insignificance.  Thus, impacts would be less than significant with 
mitigation incorporated, 
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5.0 RESPONSE TO COMMENTS 

This section provides written responses to all comments received on the Draft MND during its 
public review period from October 9, 2009 though November 9, 2009.  Comments were 
received in the form of letters, and are numbered chronologically by date.  Each comment letter 
is reproduced with comment numbering added, followed by responses to that letter.  
 
Letter No. 
1. Dennis Hunter, County of Los Angeles Department of Public Works, November 5, 2009 
2. Chris Dellith, United States Fish and Wildlife Service, November 6, 2009 



GAIL FARBER, Director

November 5, 2009

COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS

"To Enrich Lives Through Effective and Caring Service"

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 91803-1331

Telephone: (626) 458-5100
http://dpw.lacounty.gov ADDRESS ALL CORRESPONDENCE TO:

P.O. BOX 1460
ALHAMBRA, CALIFORNIA 91802-1460

IN REPLY PLEASE
REFER TO FILE: LD-1

Mrs. Valerie Darbouze
Associate Planner
City of Agoura Hills
Planning and Community Development Department
30001 Ladyface Court
Agoura Hills, CA 91301

Dear Mrs. Darbouze:

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
AGOURA HILLS MEDICAL PARTNERS, LLC
CITY OF AGOURA HILLS

We reviewed the Initial Study/Mitigated Negative Declaration for the Agoura Hills
Medical Partners, LLC, project. The project entails 40,700-square-feet of commercial
development with parking, as well as ancillary facilities on an approximately 1.8-acre
site at the northwest corner of the Chesebro Road and Agoura Road intersection within
the City of Agoura Hills.

The following comments are for your consideration and relate to the environmental
document only.

Other-Environmental Safety

Underground Storage Tanks/Industrial Waste: Should any operation within the
subject project include the construction, installation, modification, or removal of
underground storage tanks and/or industrial waste treatment or disposal facilities,
Public Works' Environmental Programs Division must be contacted for required
approvals and operating permits.

If you have any questions regarding environmental comments, please contact
Mr. Corey Mayne at (626) 458-3524 or by e-mail at cmavnedow.lacounty.gov .

1

1



Ms. Valerie Darbouze
November 5, 2009
Page 2

If you have any other questions or require additional information, please contact
Mr. Toan Duong at (626) 458-4945 or by e-mail at tduond dow.lacounty.dov.

Very truly yours,

GAIL FARBER
Director of Public Works

C'DENNIS HUNTER, PLS PE
Assistant Deputy Director
Land Development Division

JY:ca
PAIdpub\CEQA\CDM\ CITY OF AGOURA HILLS - AGOURA MEDICAL PARTNERS_IS-MND.doc
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1. Dennis Hunter, County of Los Angeles Department of Public Works, November 5, 
2009 

1-1 Underground Storage Tanks/Industrial Waste – This statement is included as conditions 
of approval for the proposed project. 



United States Department of the Interior 
FISH AND WILDLIFE SERVICE 
Ventura Fish and Wildlife Office 

2493 Portola Road,  Suite B 
Ventura, California   93003

IN REPLY REFER TO: 

2010-CPA-007 
November 6, 2009 

Valerie Darbouze, Associate Planner 
Planning and Community Development Department 
City of Agoura Hills 
30001 Ladyface Court 
Agoura Hills, California  91301 

Subject: Comments on the Draft Mitigated Negative Declaration for the Agoura Medical 
Partners Project, City of Agoura Hills, Los Angeles County, California 

Dear Ms. Darbouze: 

We are writing in response to the city of Agoura Hills (City) request for comments on the initial 
study and draft mitigated negative declaration (dMND) for the construction of the Agoura 
Medical Partners project pursuant to the requirements of the California Environmental Quality 
Act (CEQA).  The proposed project includes the development of a 40,700 square-foot, two story 
medical building on an approximate 1.8-acre site at the northwest corner of the intersection of 
Chesebro Road and Agoura Road in the city of Agoura Hills, Los Angeles County, California.
The analysis in the dMND identifies potentials significant, but mitigable, environmental effects 
to biological resources. 

The U.S. Fish and Wildlife Service’s (Service) responsibilities include administering the 
Endangered Species Act of 1973, as amended (Act), including sections 7, 9, and 10.  Section 9 of 
the Act and its implementing regulations prohibit the taking of any federally listed endangered or 
threatened species.  Section 3(18) of the Act defines take to mean to harass, harm, pursue, hunt, 
shoot, wound, kill, trap, capture, or collect, or to attempt to engage in any such conduct.  Service 
regulations (50 CFR 17.3) define harm to include significant habitat modification or degradation 
which actually kills or injures wildlife by significantly impairing essential behavioral patterns, 
including breeding, feeding or sheltering.  Harassment is defined by the Service as an intentional 
or negligent action that creates the likelihood of injury to wildlife by annoying it to such an 
extent as to significantly disrupt normal behavioral patterns which include, but are not limited to, 
breeding, feeding, or sheltering.  The Act provides for civil and criminal penalties for the 
unlawful taking of listed species.  Exemptions to the prohibitions against take may be obtained 
through coordination with the Service in two ways.  If a project is to be funded, authorized, or 
carried out by a Federal agency and may affect a listed species, the Federal agency must consult 
with the Service, pursuant to section 7(a)(2) of the Act.  If a proposed project does not involve a 
Federal agency but may result in the take of a listed animal species, the project proponent should 
apply to the Service for an incidental take permit, pursuant to section 10(a)(1)(B) of the Act.
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As it is not our primary responsibility to comment on documents prepared pursuant to the 
CEQA, our comments on the dMND for the Agoura Medical Partners project do not constitute a 
full review of project impacts, nor do they represent consultation with the Service.  We are 
providing our comments based upon a review of the sections addressing biological resources and 
our concerns for listed species within our jurisdiction related to our mandates under the Act. 

Based on our knowledge of sensitive species and declining habitat types in Los Angeles County 
and the vicinity of the city of Agoura Hills, we believe that this project is not likely to have 
adverse impacts to federally listed, proposed, or candidate species under the Act; however, we 
have concerns regarding the adequacy of the biological surveys that were conducted for this 
project.  Two deficiencies of the surveys were the species list for the site was incomplete and the 
surveys were not conducted during times when each potential federally listed, proposed, or 
candidate species was present or identifiable.  The dMND references a 2008 Biological 
Resources Assessment prepared by Rincon Consultants, Inc. (dated April 2, 2008 and included in 
Appendix C of the dMND) to support the conclusion that the project would have potentially 
significant, but mitigable, effects to biological resources, including federally listed, proposed, or 
candidate species.  The 2008 Biological Resources Assessment indicates that a field survey was 
conducted on March 12, 2008, during which the habitat at the site was characterized and the 
potential to support sensitive species was evaluated.  Table 1 (reproduced in Appendix C of the 
dMND) indicates that several federally listed, proposed, or candidate species, which are known 
to occur within the immediate vicinity of the project site, are not expected to occur on-site due to 
the lack of suitable habitat.  The study indicates that no sensitive plant species were observed on-
site during the site visit, but it states that survey efforts “…did not include definitive surveys for 
the presence or absence of the special-status species that may be present.”   

Our ability to adequately assess effects to federally listed species is compromised or lacking 
when biological survey information is inadequate.  Our primary responsibility is the conservation 
of public fish and wildlife resources and their habitats.  In order for the Service to determine if 
the proposed project would impact these species or their habitat, we recommend that biological 
surveys for all proposed projects in the future conform to our guidelines or protocols for the 
species that have the potential to occur within a project area.  Our survey guidelines and 
protocols can be found on the internet at the following link:
http://www.fws.gov/ventura/speciesinfo/protocols_guidelines/.

We appreciate the opportunity to provide comments on the Agoura Medical Partners project and 
look forward to working with the City in the future to address and minimize the potential impacts 
to federally listed species within your jurisdiction.  If you have any questions regarding these 
comments, please contact Mark A. Elvin of our staff at (805) 644-1766, extension 258. 

       Sincerely, 

       /s/  Chris Dellith 

       Chris Dellith 
       Senior Biologist 

cc: Mary Meyer, California Department of Fish and Game 

/s/  Chris Dellith

http://www.fws.gov/ventura/speciesinfo/protocols_guidelines/.
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2. Chris Dellith, United States Fish and Wildlife Service, November 6, 2009 
2-1 Incomplete Species List for the Site – Two small southern California black walnuts 

(Juglans californica var. californica) are located on the site, but were not listed in Table 
2, titled “Plant and Animal Species Observed on Agoura Medical Partners Project During 
a Site Visit Conducted on March 12, 2008” contained in Appendix E of the Biological 
Resources Assessment (dated April 2, 2008) that was prepared for the Agoura Medical 
Partners Project (Appendix C of MND). The two southern California black walnuts 
located on the project site are not associated with California Walnut Woodland; and 
therefore, are not considered a species of concern. In response to the above comment 
regarding the species list for the site, Table 2 was updated to include southern California 
black walnut (Juglans californica var. californica) as a species observed on the project 
site. 

 
2-2 Survey Timing – The comment states that the proposed project is not likely to have 

adverse impacts to federally listed, proposed, or candidate species under the 
Endangered Species Act.  The commenter states that the species list for the site was 
incomplete and that the surveys were not conducted during times when each potential 
federally listed, proposed, or candidate species was present or identifiable. 

 
The field survey of the project site was conducted by Rincon Consultants, Inc. in early 
spring at the request of the client.  As discussed in the Biological Resources 
Assessment (dated April 2, 2008) that was prepared for the Agoura Medical Partners 
Project, the entire project site is highly disturbed and lacking natural vegetation to 
support sensitive biological resources.  While the field visit did not include a late spring 
or summer survey, the ruderal/disturbed habitat present at the site lacked the potential to 
contain sensitive plant and animal species due to the long-term continual disturbance of 
the site for weed control/fuel management.  Therefore, given the present condition of 
site, the construction of the proposed project would not result in a significant impact to 
biological resources and late spring and summer surveys would not be necessary. 
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