Malburg Generating Station

Application for Certification

8.4 Land Use


8.4 LAND USE

This section discusses existing land uses and potential land use impacts associated with the MGS in accordance with CEC guidelines.  This section also includes an evaluation of the Project’s conformance with local plans, regulations, and general land use compatibility.  Land uses are described within one mile of the project site and within a 0.5-mile wide corridor (0.25-mile to either side) along the proposed natural gas, sewer, and reclaimed water pipeline routes.  This section is reported as follows:

Section 8.4.1 describes the local and regional environment surrounding the MGS.

Section 8.4.2 evaluates the Project’s impact on the City’s General Plan for land uses and zoning issues.

Section 8.4.3 describes the City’s plan when the Project permanently closes.

Section 8.4.4 presents the cumulative impact from other nearby projects.

Section 8.4.5 describes any needed mitigation measures for the Project.

Section 8.4.6 describes all applicable LORS.

Section 8.4.7 lists the agency contacts used to address land use issues.

Section 8.4.8 discusses land use permits required.

Section 8.4.9 lists the references related to land use issues.

8.4.1 Affected Environment

Governmental jurisdictions in the potentially affected land use environment include the Cities of Vernon, Huntington Park, Los Angeles (southeast Los Angeles), and Maywood.  Potentially sensitive land uses include schools and residences.  Sensitive land uses may also include cultural and historic sites.  The land use study area, along with major jurisdictional boundaries, is shown on Figure 8.4-1; however, no sensitive land use areas are known to exist within the study area.

8.4.1.1 Regional Setting

The Project site is in the western portion of the City of Vernon in central Los Angeles County.  Los Angeles County is bordered on the east by Orange and San Bernardino counties, on the north by Kern County, on the west by Ventura County, and on the south by the Pacific Coastline.  Los Angeles County also includes San Clemente and Santa Catalina islands.  Generally, the land use in the region is a mixture of residential, agricultural, commercial, and industrial.  The county comprises 4,081 square miles and has a population of over nine million residents.

Los Angeles County includes 88 cities and other unincorporated areas.  Other sizable communities within one mile of the project site include the City of Los Angeles (southeast Los Angeles) to the west and the cities of Huntington Park and Maywood to the south.  Southeast Los Angeles, which is part of the City of Los Angeles, consists of approximately 14.8 square miles of land and was founded in 1781.  Southeast Los Angeles is primarily residential with limited commercial, industrial, and open space uses.  The City of Huntington Park, incorporated in 1906, consists of three square miles of highly urbanized land.  With approximately 64 persons per net residential acre, there is virtually no vacant land suitable for development (City of Huntington Park, 1991).  The City of Maywood, incorporated in 1924, consists of 1.14 square miles of land. It is a residential community providing homes to persons working in the surrounding industrial and commercial areas (City of Maywood, 1993).  The portions of the cities of Maywood, Huntington Park, and Los Angeles within one mile of the project site are generally built‑out.  The cities continue to promote the redevelopment and construction of facilities consistent with existing land uses.

Four major transportation corridors, Interstate highways 110, 10, 5, and 710, serve Vernon.  Interstate Highway 110 runs north-south approximately 3.4 miles from the western boundary of the City of Vernon.  Interstate 110 intersects Interstate 10 approximately 2.6 miles northwest of Vernon.  Interstate 10, which eventually becomes State Highway 60, runs east-west and is situated approximately 0.6 mile north of Vernon.  Interstate 10 and Interstate 5, which run northwest to southeast, intersect approximately one mile north of Vernon.  Interstate 5 is situated approximately 0.6 mile north of Vernon.  Interstate 710 runs north-south parallel to the east boundaries of the City of Vernon.  There is considerable industrial and commercial development along Interstates 110, 10, 5, and 710.

8.4.1.2 Local Setting

The City is an exclusively industrial area of approximately 5.25 square miles.  It has a workday population of approximately 55,000 persons.  The City continues to encourage rehabilitation of industrial properties to foster Vernon as a city suitable for all types of industry.
The project site is in the City’s existing Station A.  MGS will be connected to the existing Vernon Substation.  Station A, which comprises approximately 5.9 acres of land and is located at 2715 East 50th Street, began operation in 1933.  The site is currently zoned by the city as General Industrial (M).


The primary source of cooling water for the project will be the reclaimed water supplied by the CBMWD.  A new 10,000-feet reclaimed water pipeline will be constructed to carry reclaimed water from the terminus of a nearby existing reclaimed water pipeline to the project site.  The pipeline will originate from Randolph Avenue and Newell in Huntington Park just south of the Vernon border.  Refer to Figure 8.4-1 for the location and routing of the reclaimed water pipeline.  The project site will also contain a 50-feet diameter, 480,000-gallon raw water tank, which will provide eight hours of make up water.

Natural gas and sewer pipeline connections, each 1,300 feet in length, will be installed beneath Seville Avenue, adjacent to and west of the project site.  The pipelines will run south below Seville Avenue.  The new gas pipeline will connect with an existing natural gas pipeline running beneath Fruitland Avenue.  The new sewer line will also connect with an existing sewer line beneath Fruitland Avenue.

Wastewater from the project power generating activities will be discharged via the new 1,300 feet of sewer line into the existing Los Angeles County Sanitation District sewer system.
The existing land uses at the site, those within one mile of the power generating facility and ¼-mile of the natural gas, sewer, and reclaimed water pipelines, are described in Table 8.4-1 and shown in Figure 8.4-1.  The project is in an industrial area and is consistent with the existing and planned land uses and zoning designations at and around the site.  Land use in the vicinity of the project site is as follows:

North – Immediately north of the site is a Southern Pacific railroad right-of-way beyond which are several light industrial buildings.

East – Soto Street borders the project site to the east.  Beyond Soto Street are several industrial businesses.

South – The power generation site is bordered by 50th Street to the south, beyond which are several industrial businesses.  The natural gas pipeline and sewer line are bordered by 50th Street to the South, which has several industrial businesses.  The reclaimed water pipeline extends east and south from the power plant to a point near the intersection of Randolph and Newell Streets.  The reclaimed water pipeline right-of-way is surrounded by industrial-type businesses.
West – Seville Avenue borders the subject property to the west, beyond which are a railroad and storage facility and several warehouse structures.

Sensitive receptors within a one-mile radius around the site and a ¼-mile radius of the natural gas, sewer, and reclaimed water pipelines are shown in Figure 8.4-2 and Table 8.4-2.  Residential properties are within ¼ mile southwest of the Project site in the City of Huntington Park.  Isolated houses are located approximately two-thirds mile east and two-thirds mile northwest of the power plant in the City of Vernon.  Housing is also located south of the reclaimed water pipeline terminus in the City of Huntington Park.  No unique land uses were identified within one mile of the site.

Existing zoning designations within one mile of the site and ½-mile of the natural gas, sewer, and reclaimed water pipelines are described in Table 8.4-3 and shown in Figure 8.4-3.

Based on conversations with the planners of the Cities of Los Angeles, Vernon, Huntington Park, and Maywood, no changes are anticipated in recent zoning trends in these cities.  However, the City of Huntington Park is proposing a new zoning code.  There are no known discretionary reviews associated with land use and zoning designations within one mile of the project site and initiated or completed in the prior 18 months.

Contractor office areas, construction staging, laydown areas, and parking areas will be located outside the property boundaries.  The area directly west of the facility, across Seville Avenue, is one of the sites construction contractors will use to place office facilities and laydown/fabrication areas for the power generating facility and pipeline constructions.  The site is currently a railroad and storage yard.  A parking lot, at the southeast corner of the intersection of Soto Street and East 50th Street, diagonally across from the facility, will be used for construction worker and visitor parking and as an additional laydown area for power generating facility construction.  These staging, laydown, and parking areas are zoned by the City as General Industrial (M).

8.4.2 Environmental Consequences

The following sections discuss the effects of project construction and operation on land use and land use resources in the project area

8.4.2.1 Evaluation Methods and Significance Criteria

To assess the potential land use impacts of MGS, proposed land use was evaluated against existing land use plans, policies, regulations, and controls for the Cities of Vernon, Los Angeles, Huntington Park, and Maywood.  The MGS land use impacts were considered significant if the Project did not conform to these land use plans, policies, regulations, or controls.

8.4.2.2 Construction Phase Impacts

8.4.2.3.1 Power Plant

The power generating site is consistent with the City’s land use and zoning designations.  Therefore, no impacts to land use or zoning are expected.  Since the project site is an existing power generating site, it is consistent with the City’s General Plan.

Direct access to the construction site and laydown, and parking areas will be from existing roadways (50th Street, Seville Avenue, and Soto Street).  Offsite staging, laydown, and parking areas will be used during construction of the Project.  As these uses are consistent with the existing Project area land uses and will be temporary, the offsite staging, laydown, and parking areas will not significantly impact land use.

Construction activities will somewhat increase traffic volumes on the roadways surrounding the project site.  It is expected that the Project construction will be completed in 14 months.  Noise, dust, and emissions in the immediate site vicinity will temporarily increase as a result of heavy construction equipment use.  These issues are addressed in sections 8.1, Air Quality; 8.5, Noise; and 8.10, Traffic and Transportation.

Overall, direct land use impacts of construction activities will be insignificant due to the existing industrial development and temporary nature of the construction.  In addition, due to the localized nature of the construction, the project will not result in significant indirect impacts to neighboring Los Angeles, Huntington Park, and Maywood.

8.4.2.3.2 Natural Gas and Sewer Pipelines

Construction will occur within the boundaries of Seville and Fruitland avenues.  The natural gas and sewer pipelines will run through existing streets, in industrial areas having below and above-grade utilities.  Construction may temporarily close part of Seville Avenue.  Potential impacts to traffic and mitigation measures are discussed in Section 8.10, Traffic and Transportation.

No impacts to land use or zoning are expected to occur from the construction of the natural gas pipeline.
8.4.2.3.3 Reclaimed Water Pipeline

Construction will occur within the boundaries of Seville Avenue, 50th Street, Boyle Avenue, and Randolph Avenue.  The reclaimed water pipeline will run through existing streets, in industrial areas having below and above-grade utilities.  Construction may temporarily close part of the streets.  Potential impacts to traffic and mitigation measures are discussed in Section 8.10, Traffic and Transportation.

No impacts to land use or zoning are expected to occur from the construction of the reclaimed water pipeline.

8.4.2.3 Operation Phase Impacts

8.4.2.3.4 Power Plant Site

The MGS site has been a power plant site since 1933.  The use of the site for a power plant is consistent with existing land use regulations.  MSG is consistent with future industrial land uses in the City.  Therefore, MGS operation will not result in substantial impacts to land use.

8.4.2.3.5 Natural Gas and Sewer Pipelines

As the natural gas and sewer pipelines will run underground through existing City streets, the project will not result in substantial impacts to land use as a result of pipelines operation.

8.4.2.3.6 Reclaimed Water Pipeline

As the reclaimed water pipeline will run underground through existing City streets, the project will not result in substantial impacts to land use as a result of pipeline operation.

In summary, MGS will result in the continuation of the current land use at the subject property.  Land use is consistent with current zoning and land use designations and anticipated future trends.  As a result, the project will not result in direct land use impacts to the project site or indirect impacts to neighboring Los Angeles, Huntington Park, and Maywood.

8.4.3 Abandonment/Closure Impacts

Planned permanent closure impacts will be incorporated into the facility closure plan and evaluated at the end of the power plant’s economic operation.

8.4.4 Cumulative Impacts

The cumulative effect of the other anticipated projects in the City is not significant as the project involves the redevelopment of a build-out area of the City consistent with the City’s General Plan.

8.4.5 Mitigation Measures

The project will not result in significant adverse land use impacts and will not conflict with existing land use activities in the area.  Therefore, mitigation measures are not required.

8.4.6 LORS

LORS related to land use and their applicability to the project are summarized in Table 8.4-4.

8.4.6.1 Federal

No applicable federal LORS related to land use were identified.  Refer to Section 8.10, Traffic and Transportation, for information about applicable Federal Aviation Administration requirements for the two stacks associated with the proposed project.

8.4.6.2 State

The following applicable state LORS were identified.

California Public Resources Code Section 25523(a); 20 CCR sections 1752, 1752.5, 2300–2309, and Chapter 2. Subchapter 5, Appendix B, Parts (I)(3) and (4).  These authorities include provisions to ensure protection of environmental quality, including compatibility of a proposed project with relevant land use plans.

California State Planning Law, Government Code Section 65300 through 65302.  Cities and counties are required to adopt a comprehensive plan for the physical description of the county or city.  Requirement identifies contents of the General Plan.  The City has adopted a General Plan, therefore no action is required by the project applicant.

8.4.6.3 Local

Vernon General Plan, adopted April 18, 1989 and revised June 16, 1992
The General Plan, adopted April 18, 1989, most recently revised June 16, 1992, dictates land use in the City.  The plan guides future development in Vernon to encourage rehabilitation of industrial properties and thereby continue to promote Vernon as a city suitable for all types of industry.

The General Plan consists of several elements, including land use.  The land use element designates future land use patterns and specifies appropriate density and intensity of development.  Pursuant to the existing land use and zoning designations, the MGS is zoned as General Industrial and the land use designation is Public Facility, which the City defines as any facilities, structure, or land owned or operated by local, state, federal agencies or by a public utility.  The project site is in the City’s Planning Area 4, which is characterized by general industrial uses including manufacturing, warehousing, and transportation uses.  The City’s policies covering the MGS include:

Policy 1.1:  Provide sufficient appropriate locations for manufacturing and industrial uses and provide for the location of those activities which support manufacturing (e.g., warehousing and transportation-related uses) in areas where they will not interfere or compete for space with manufacturing operations.

Policy 1.4:  Continue to maintain and upgrade City services, utilities, and infrastructure to levels required by modern industry.

Policy 2.3:  Continue to enforce all applicable building and health and safety codes.

Policy 2.4:  Explore the potential of greater City involvement encouraging revitalization of industrial structures through the use of redevelopment and bonding powers.

The infrastructure element of the Vernon General Plan contains two policies that apply to MGS:

Policy 6.1:  Operate and maintain an electrical utility system, which provides an adequate level of service to businesses and other uses in the City.

Policy 6.2:  Periodically evaluate the electrical utility system to ensure its adequacy to meet any changes in demand over time.

Comprehensive Zoning Ordinance of the City, effective date April 18, 1989, revised October 1995

The City’s Zoning Ordinance, last revised in October 1995, consolidates and coordinates existing zoning regulations and provisions into a comprehensive zoning plan.  As previously mentioned, the project site is zoned General Industrial (M).  The following ordinances are applicable to the project site:

Article III, Section 26.3.5-4(a):  The total gross flow area of all buildings or structures on any lot in the M Zone shall not exceed a floor area ratio of 2.0 times the buildable area of said lot.  A greater floor area ratio may be approved where the City Council determines.

Article III, Section 26.3.5-4(b):  Off-street parking and loading facilities shall be provided in accordance with the provisions of Section 26.4.2 of the City of Vernon Comprehensive Zoning Ordinance.

Article III, Section 26.3.5-4(c):  Outdoor activities and storage may be permitted provided such activities and storage are not visible from the public right-of-way.  No materials or wastes shall be deposited on a lot in such form or manner that they may be transferred off the lot by natural causes or forces.  Wastes that might cause fumes or dust, which constitute a fire hazard, or which may be edible by or otherwise be attractive to rodents or insets shall be stored only in closed containers in required enclosures.

[Equipment and structural elements are excluded from this requirement.]

Article III, Section 26.3.5-4(d):  Every use shall be so operated that the steady ground vibration inherently and recurrently generated shall not exceed two hundredths of one inch (0.02”) per second particle velocity when measured at the property line except that vibrations in excess of two hundredths of one inch (0.02”) measured at the property line may be permitted with a conditional use permit.
Article III, Section 26.3.5-4(e)(2):  Radio and television transmitters shall be operated at the regularly assigned wave lengths (or within the authorized tolerances therefore) as assigned thereto by the appropriate governmental agency.  Subject to such exception and the operation of domestic household equipment, all electrical and electronic devices and equipment shall be suitably wired, shielded, and controlled so that in operation they shall not, beyond the lot lines, emit any electrical impulse or wave which will adversely affect the operation and control of any other electrical or electronic devices and equipment.
Article III, Section 26.3.5-4(f):  All storage of, and activities involving, inflammable and explosive materials shall be provided with adequate safety devices against the hazard of fire and explosion and with adequate fire-fighting and fire-suppression equipment and devices to the standards of the Fire Department.
Article IV, Regulations Applicable to All Zones:  Defines specifications associated with off-street parking and loading facilities, building setbacks, street dedication and improvements, and nonconforming buildings, structures and uses.

8.4.7 Agencies and Agency Contacts

Agencies and contacts relevant to MGS project land use issues are provided in Table 8.4-5.

8.4.8 Required Permits and Permitting Schedule

Appropriate permits related to land use will be obtained prior to initiation of the Project.  Agency-required permits and permit schedule related to land use are summarized in Table 8.4-6.

8.4.9 References

City of Huntington Park, 1991.  City of Huntington Park General Plan.  February 19, 1991.

City of Maywood, 1993.  City of Maywood General Plan Update.  Revised November 1993.

City of Vernon, 1989.  Vernon General Plan. Revised June 16, 1992. 

City of Vernon, 1995.  City of Vernon Comprehensive Zoning Ordinance.  October 19, 1995.

Southeast Los Angeles, 2000.  Southeast Los Angeles Community Plans – A Part of the General Plan – City of Los Angeles.  Adopted March 22, 2000.

Table 8.4-1
Land Use Designations Within One Mile of the MGS
 and ¼-Mile of the Natural Gas, Sewer, and Reclaimed Water Pipelines
	Location
	Land Use Designation

	City of Vernon

	General Industrial 
	Applies to areas that encourage varied manufacturing, assembling and wholesaling uses in the City.  Other permitted uses include commercial, slaughtering operations, and press/stamping operations.  However, these uses are subject to conditional use permits and other use limitations.

	Heavy Industrial/Warehousing Transportation Related
	Applies to areas that encourage certain types of industrial activities that require larger lot areas, involve truck related activity, or generate noise, odors, or other impacts that might adversely impact neighboring uses.  Other permitted uses include industrial activities classified as General Industrial, transportation, and residential.  However, these uses are subject to conditional use permits and use/intensity standards.

	Commercial/Industrial
	Applies to areas characterized by businesses that serve industrial uses and their employees.  Other permitted uses include retail and wholesale commercial uses, as well as industrial and residential uses subject to use and intensity standards.

	Public Facilities
	Applies to areas operated and maintained for public benefit, welfare, and use.  Permitted public facilities include educational facilities, utilities, and other government buildings or open space areas.  Residential uses are also permitted in these areas.

	Slaughtering Overlay
	Applies to the appropriate locations for activities involving slaughtering of animals.

	City of Huntington Park

	Medium Density Residential
	Applies to areas of residential units up to 17.4 units per acre.  Other permitted uses include rest homes, child-care facilities, and churches.

	High Density Residential
	Applies to areas of residential unit up to 20 dwelling units per acre. Other permitted uses include rest homes, child-care facilities, and churches.

	General Commercial
	Applies to areas in which permitted uses include neighborhood and general retail and service establishments, such as stores and repair shops.

	Light Industry
	Applies to areas in which permitted uses include light manufacturing, light processing, warehousing, distribution, wholesaling, service operations, and related developments.


Table 8.4-1 (continued)
Land Use Designations Within One Mile of the MGS 
and ¼-Mile of the Natural Gas, Sewer, and Reclaimed Water Pipelines
	Location
	Land Use Designation

	City of Huntington Park (continued)

	Industrial Manufacturing
	Applies to areas in which permitted uses include manufacturing, processing, warehousing, distribution, wholesaling, and related developments of a more intense nature than those permitted in the Light Industry category.

	Public Facilities
	This designation includes all federal, state, and local government properties.

	Schools
	This designation includes all the public schools in Huntington Park.

	Central Business District/Residential
	The designation outlines use and specific locations for residential and commercial uses.

	Rail Transportation Corridor
	This designation includes three rail corridors that traverse Huntington Park.

	Senior Citizen Housing Overlay
	Applies to areas determined suitable for senior citizen housing.

	Single-room Occupancy Overlay
	This designation allows mixed use development of commercial uses together with single-room occupancy hotels.

	City of Los Angeles

	Industrial
	Applies to areas of industry.

	City of Maywood

	Residential
	Applies to an area characterized by a mix of single-family residences and attached development.

	Industrial
	Applies to those areas to encourage the development of a wide range of manufacturing and industrial activities.


Table 8.4-2
Sensitive Receptors Within One Mile of the MGS 
and ¼-Mile of the Natural Gas, Sewer, and Reclaimed Water Pipelines
	Map Identification
	Location
	Sensitive Receptor

	Educational
	City of Vernon
	Vernon City Elementary School/Vernon City Children’s Center

	
	City of Huntington Park
	Elementary School

	
	City of Huntington Park
	Huntington Park High School

	Religious
	City of Vernon
	Holy Angels Church of the Deaf

	
	City of Huntington Park
	St. Martha’s Catholic Church

	Hospitals
	City of Huntington Park
	Community Hospital

	
	City of Huntington Park
	St. Francis Hospital


Table 8.4-3
Zoning Designations Within One Mile of the MGS
and ¼-Mile of the Natural Gas, Sewer, and Reclaimed Water Pipelines
	Location
	Zoning Designation

	City of Vernon
	General Industrial (M)
Heavy Industrial/Warehousing Transportation Related (M-2)
Commercial/Industrial (CM)
Slaughtering District Overlay (S)

	City of Huntington Park
	Single Family Residential (R1)

Two Family Residential (R2)

Medium Density (R3)

High Density (R4)

Central Business District (CBD)

Commercial General (CG)

Commercial Manufacturing (CM)

Commercial Neighborhood (CN)

Commercial Professional (CP)

Light Industry (M1)

Industrial Manufacturing (M2)

Heavy Manufacturing (M3)

	City of Los Angeles
	Light Industrial (M2)

	City of Maywood
	Industrial (M)

Residential (R3)


Table 8.4.4
LORS Applicable to Land Use

	LORS
	Applicability
	Conformance (Section)

	State

	California Public Resources Code Section 25523(a); 20 CCR Sections 1752, 1752.5, 2300 – 2309, and Chapter 2. Subchapter 5, Appendix B, Part (I)(3) and (4).  
	The authorities include provisions to ensure protection of environmental quality, including compatibility of a proposed project with relevant land use plans.  The administering agency for this authority is the CEC.
	8.4.2

	California State Planning Law, Government Code Section 65300 through 65302.
	Requires city and county comprehensive plans, which identify the content of the general plan.
	No action required by Project applicant

	Local

	Vernon General Plan/Zoning Ordinances
	Requires compliance with City land use and ordinance requirements
	8.4.6.3


Table 8.4-5
Agency Contacts

	Issue
	Contact
	Title
	Telephone

	Land Use Issues/Permits
(Encroachment Permits)
	Kevin Wilson
City of Vernon
4305 Santa Fe Avenue
Vernon, California 90058
	Director of Community Services and Water
	(323) 583-8811

	Zoning and Land Use Information
	Mariano Aguiere
City of Huntington Park
6550 Miles Avenue
Huntington Park CA 90255
	Senior Planner
	(323) 582-6161

Ext. 245

	Zoning and Land Use Information
	Linda Smith
City of Los Angeles
200 N. Spring Street Rm. 667
Los Angeles, CA 90012
	City Planning Associate
	(213) 978-1205

	Zoning and Land Use Information
	David Mango
City of Maywood
4319 East Slauson Avenue
Maywood, CA 90270
	Interim Director Building and Planning
	(323) 562-5000


Table 8.4-6 
Permits Required and Permit Schedule

	Permit/Approval Required
	Due Date

	Construction Permits
	Will obtain permits prior to construction

	City Encroachment Permits for Natural Gas Pipeline, Sewer Pipeline, and Reclaimed Water Pipeline construction (note that there is no cultural resources component in the encroachment permit)
	Thirty days prior to construction
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