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AGENDA REPORT
November 2, 2020
Vesting Tentative Tract Map TT 74194,
Residential Planned Development Permit RP-17-7,
Conditional Use Permit CU-17-9 & Development Agreement

TO:

City of Alhambra Planning Commission

FROM:

Marc Castagnola, AICP, Director of Community Development
Vanessa Reynoso, Deputy Director of Community Development
Paul Lam, Principal Planner

SUBJECT:

Vesting Tentative Tract Map TT 74194, Residential Planned Development
Permit RP-17-7, Conditional Use Permit CU-17-9 & Development Agreement

1.

LOCATION:

1000 South Fremont Avenue; 2215 West
Mission Road; 629, 635, 701, 825 and 1003
South Date Avenue

2.

DATE FILED:

May 25, 2017

3.

APPLICANT:

ELITE-TRC Alhambra Community LLC,
Elite-TRC North Parcel LLC; The Corner
Company, LLC

4.

PROPERTY OWNER:

ELITE-TRC Alhambra Community LLC,
Elite-TRC North Parcel LLC; The Corner
Company, LLC

5.

APN:

5342-001-006, -007, -008, -009, -010, -019,021, -022, -023, -024, -025, -026, -027

6.

AREA OF PROPERTY:

Approximately 1,675,498 square feet (38.38
acres, approximate)

7.

ZONING:

PO (Professional Office)

8.

GENERAL PLAN:

Office Professional

9.

CEQA DETERMINATION:

Environmental Impact Report

10.

STAFF RECOMMENDATION: Recommend City Council approval.
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PROPOSAL
This is an application for Vesting Tentative Tract Map TT 74194, Residential Planned
Development Permit RP-17-7, Conditional Use Permit CU-17-9 and Development Agreement for
the development of the proposed Villages at The Alhambra project (Project). The Project covers
portions of a 38.38-acre site bounded by Fremont Avenue (west), Mission Road (south), Date
Avenue (east), and Orange Street (north) in the City of Alhambra. The Project would retain
902,001 square feet of existing office space and would repurpose 10,145 square feet of existing
office space as Residential Amenity space. Also, the Project would retain a 50,000 square-foot LA
Fitness
health
club,
but
would
replace
existing
surface
parking
areas,
warehouse/storage/maintenance buildings, and a vacant office building with up to 516 new, forsale, residential dwelling units in five-story stacked flat and townhome configurations; 545 new
rental apartments in five-story stacked flat configurations; and up to 4,347 total parking spaces to
accommodate all new uses. It is expected that if the Project is approved the applicant will
implement a parking reduction pursuant to Alhambra Municipal Code Section 23.52.060. The
Project site is located in the PO (Professional Office) zone. An Environmental Impact Report has
been prepared for the Project and will also be considered with the Project.
BACKGROUND
This item was first heard at the July 20, 2020, Planning Commission meeting. At that meeting,
Staff presented the staff report, the Applicant provided a presentation, and the Public Hearing was
opened. A total of 32 speakers spoke to the proposal. Staff was prepared to read into the record
written comments that Staff had received up to 4:30 p.m. the day of the meeting, however, due to
time constraints, the Public Hearing was continued to the August 17, 2020, meeting of the Planning
Commission.
On August 17, 2020, due to time considerations, the Planning Commission took action (8-2 vote)
at the beginning of the meeting, and without opening the Public Hearing on the item, to continue
the Public Hearing to a special meeting of the Planning Commission on August 31, 2020, at 6:30
P.M.
On August 31, 2020, the item was continued with the public comments portion of the Hearing
open, as the written comments still needing to be read into the record. At that meeting, prior to
opening the Public Hearing on this item, the Planning Commission voted unanimously to end the
Hearing at 10:30 P.M. Legal counsel for the Applicant addressed the Commission with his opinion
that SB 330 (The Housing Crisis Act) was applicable to the Project and pursuant to the Act,
localities are prohibited from conducting more than five (5) hearings held pursuant to its
provisions, or any other law, ordinance, or regulation requiring a public hearing. It is the City’s
determination that the proposed Development Agreement requested by the Applicant requires a
legislative act, thus, the Project is not conforming to the objective requirements of the Zoning
Ordinance and General Plan, and therefore, SB 330 is not applicable. The Commission continued
to receive public testimony at this meeting, including three (3) members of the public who spoke
and 180 written public comments read into the record. Due to time considerations, Staff was not
able to read all of the written comments and the Public Hearing was continued open to the next
regular meeting of the Planning Commission on September 8, 2020.
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On September 8, 2020, at the start of the meeting, the Planning Commission voted unanimously
(9-0 vote) to reorder the agenda. This item was Item Number 2 on the agenda and the reordering
allowed Item Numbers 3 and 4 to be heard before this item. Due to time considerations, the
Planning Commission also voted unanimously (9-0 vote) to end the Public Hearing at or around
10:30 P.M. As this item was continued from the August 31, 2020, meeting with the public
comments portion of the Hearing open, an additional 102 sets of public comment letters were read
into the record. Due to time considerations, Staff was not able to read all of the written comments
and the Public Hearing was continued open to the next regular meeting of the Planning
Commission on September 21, 2020.
On September 21, 2020, at the start of the meeting, the Planning Commission voted unanimously
(10-0 vote) to reorder the agenda. This item was Item Number 3 on the agenda and the reordering
allowed Item Number 4 to be heard before this item. Due to time considerations, the Planning
Commission also voted unanimously (10-0 vote) to end the public comments portion of the
Hearing at 10:30 P.M., or until such time all of the public testimony is entered into the record, if
that were to be after 10:30 P.M. One member of the public spoke on the project, 53 sets of written
comments were read into the record, and the public comments portion of the Hearing was closed.
The Applicant was to provide a rebuttal to the public comments, however, due to the anticipated
length of the Applicants rebuttal and time constraints, the item was continued by unanimous vote
(10-0) to the next regular meeting of the Planning Commission on October 5, 2020.
On October 5, 2020, Staff provided a brief summary of the actions taken in the five (5) previous
Hearings, the Applicant provided a rebuttal to the oral and written public testimony, and each of
the Planning Commissioners were able to ask technical questions and express their thoughts and
concerns.
On October 19, 2020, Commissioners received responses from Staff and the Applicant to their
technical questions and concerns raised at the Public Hearing on October 5, 2020. In an effort to
provide direction to the Applicant, the Planning Commission conducted a straw poll to identify if
Commissioners were leaning to: 1) Recommend approval of the Project as proposed; 2)
Recommend approval of the Project with modifications; or 3) Recommend denial of the Project.
Four (4) Commissioners stated that they were leaning towards recommending approval of the
Project with modifications and six (6) Commissioners stated they were leaning towards
recommending denial of the Project. Three (3) of the six Commissioners leaning towards denial
stated they could recommend approval with modifications, but those modifications would need to
be substantial.

SUGGESTED PROJECT MODIFICATIONS
At the Public Hearing on October 19, 2020, Commissioners voiced their comments and opinions
on potential modifications that they wanted to see incorporated into the Project. There was no
clear consensus on any of the suggested modifications, however, the modifications discussed
pertained to the following topics: density, affordability of the units, community benefits/open
space, traffic and transportation, and health/site contamination. The Applicant has considered the
areas of discussion that the Planning Commision suggested modifications and has agreed to modify
the Project in terms of Project density, affordability, and community benefits/open space. The
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areas of the project the Planning Commission would like to be modified as well as the Project
modifications offered by the Applicant are identified below. The Applicant will be available to
discuss each of the areas in futher detail at the meeting for the Project.
Project Density:
The Planning Commission suggested that the Project density should be reduced. The Planning
Commission did not provide an exact number of how many units the Project should be reduced by
, however, it was suggested that the density could be reduced in the following ways:
•
•

•
•

Reduce the number of residential units to the point that there are no traffic impacts.
Reduce the number or residential units to balance with the number of parking spaces
required under the Zoning Ordinance (no modified parking ratios).
Project density should be reduced to no more than 30 units per acre.
Reduce the number of residential units as described in Alternative 3 of the DEIR. This
would reduce the number of units by 286 condominium units and reduce the number of
impacted intersections from seven (7) to five (5).

In order to address the Planning Commission’s concerns, the Applicant has chosen to modify the
Project density in accordance with Alternative 2 of the DEIR. Alternative 2 reduces the total
number of units by 222 units, from 1,061 to 839 units. The 222 units are taken out of the
condominium units. The number of condominiums was originally 516 but will now total 294
units. The number of rental units remains unchanged at 545 units. Alternative 2 is discussed in
greater detail on Page 11 of this staff report.

Affordability:
The Planning Commission raised several points about increasing the number of affordable units in
the Project. The Project proposes an inclusionary housing requirement that requires 10% of the
rental units (equal to 55 units) be made available to moderate income households. The Planning
Commission suggested that the affordability aspect of the Project should include the following:
•
•
•
•

The percentage of affordable units be increased beyond the proposed 10%, however, the
Commission did not stipulate any particular percentage.
The affordable units should also be provided for within the for-sale units.
The affordable units should also be provided for low- and very low-income households.
The Project should follow the requirements outlined in the City’s newly adopted
Inclusionary Housing Ordinance (“IHO”). The IHO would require that a total of 15% of
the 1,061 dwellings (rentals and for-sale) be developed and offered to and sold and rented
to low and moderate income households at an affordable housing cost. Fifteen percent of
the total would equal 160 units. Nine percent (9%) of the total units (96 units) would need
to be sold or rented to Low Income households and six percent (6%) of the total units (64
units) would need to be sold or rented to Moderate Income households. Based on the new
IHO, in lieu of providing these affordable units in the Project, the Applicant would have
the ability to pay in lieu fees, construct the units off-site, or donate land for purposes of
constructing the inclusionary units.
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As mentioned above, the Applicant is proposing to reduce the overall size of the Project
from 1,061 to 839 units, consistent with Alternative 2 of the DEIR. The Applicant has
chosen to provide an inclusionary housing requirement of 10% of the total number of units
(839) for moderate income households. The modified Project proposes 839 units,
therefore, 84 units will be made available to moderate income households. The
inclusionary units will still be available only in the rental units and not in the for-sale units.
Community Benefits/Open Space:
It has been stated by some Commissioners that Alhambra is park-poor in comparison with other
neighboring cities and that park/open space opportunities are lacking in the Project area. It was
suggested by the Planning Commission that the Applicant provide public outdoor open space,
possibly in the form of a public park, on-site or in the vicinity of the Project.
The Applicant has decided to redesign the open space area in the North Plan Area to create a
community park that will be accessible to everyone, including the public although it would be
retained under private ownership.
Traffic and Transportation:
There were three areas of concern the Planning Commission felt needed to be addressed although
no specific modifications have yet been suggested.
•

The Planning Commission stated that the Project needs to provide for better traffic impact
mitigation at the identified intersections than the mitigations that have been identified in
the DEIR.

•

The Planning Commission stated that the Project should increase the number of on-site
parking spaces by applying the parking ratios contained in the Zoning Ordinance and not
alternative parking ratios.

•

The Planning Commission stated that Project needs to incorporate public transportation
improvements, public transportation options, and provide for the associated infrastructure.

Health/Site Contamination:
The Planning Commission stated that a vapor barrier should be implemented in every area of the
Project site where residential units will be located.
On June 19, 2017, the Project site (Sites A & B) was given a No Further Requirements
Determination by the Los Angeles Regional Water Quality Control Board. No further mitigation
in this respect is warranted.
ENVIRONMENTAL REVIEW
An Environmental Impact Report (EIR) was prepared by CAJA Environmental Services, LLC
under the direction of the Applicant and with City input as to scope and requirements. A thirdparty review of the EIR was contracted for by the City and performed by Dudek to ensure that an
independent analysis of the EIR’s contents and conclusions was in place. The EIR has been
prepared, noticed to other agencies and the public, and distributed pursuant to requirements of the
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California Environmental Quality Act. The Draft EIR is intended to provide information regarding:
(1) the potential environmental impacts of the proposed Project; (2) ways in which any significant
impacts of the Project may be mitigated or avoided; and (3) alternatives to the Project which could
reduce or avoid the significant impacts associated with the Project while still achieving the
objectives of the Project.
In accordance with Section 15128 of the CEQA Guidelines, where appropriate an EIR shall contain
a brief statement indicating reasons that various possible significant effects of a project were
determined not to be significant and not discussed in detail in the Draft EIR. In compliance with
Section 15082 of the CEQA Guidelines, a Notice of Preparation (NOP) was prepared by the
Community Development Department and distributed to the State Clearinghouse, Office of
Planning and Research, responsible agencies, and other interested parties on October 10, 2017.
The NOP for the Draft EIR was circulated for 30 days until November 10, 2017. In addition, a
public scoping meeting was held on October 19, 2017 at the Project Site to obtain the public’s
initial views about environmental issues that should be evaluated in the Draft EIR in connection
with the Project. Appendix A of the Draft EIR contains a copy of the NOP and public comments
received by the City in response to the NOP and scoping meeting.
The following agencies and organizations provided written comments during the NOP comment
period or at the scoping meeting:
•

California Department of Transportation (Caltrans)

•

California Native American Heritage Commission

•

Gabrieleño Band of Mission Indians – Kizh Nation (also a response to AB 52 notification)

•

Grassroots Alhambra

•

Union Pacific Railroad

Individuals also provided written comments during the NOP comment period or at the scoping
meeting:
In conjunction with the NOP, an Initial Study was prepared for the Project and is also included in
Appendix A of the Draft EIR. The purposes of the Initial Study, as set forth in Section 15063(c)(3)
of the CEQA Guidelines, are to assist the preparation of an environmental impact report by:
(A)

Focusing the environmental impact report on the effects determined to be
significant;

(B)

Identifying the effects determined not to be significant;

(C)

Explaining the reasons for determining that potentially significant effects would
not be significant; and

(D)

Identifying whether a program environmental impact report, tiering, or another
appropriate process can be used for analysis of the project’s environmental effects.

The Initial Study provides a detailed discussion of the potential environmental impact areas and
the reasons that each environmental area is or is not analyzed further in this Draft EIR. The City
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determined through the Initial Study that there is no substantial evidence that the Project could
cause significant environmental effects in the following areas:
•
•
•
•

•

•

•

•
•

•

•
•
•

Agricultural and Forestry Resources
Air Quality
o Objectionable Odors
Biological Resources
Geology and Soils
o Landslides
o Soil Erosion/Loss of Topsoil
o Wastewater Disposal
Hazards and Hazardous Materials
o Airport Safety Hazards
o Private Airstrip Hazards
o Wildland Fires
Hydrology and Water Quality
o Floodplain Hazards
o Flooding Hazards
o Inundation Risk
Land Use and Planning
o Physical Community Division
o Habitat/Natural Community Conservation Plan Conflicts
Mineral Resources
Noise
o Airport Noise
o Private Airstrip Noise
Population, Housing, and Employment
o Displacement of Housing
o Displacement of People
Transportation
o Air Traffic Patterns
Utilities and Service Systems
o Compliance with Solid Waste Regulations
Wildfire

Based on a review of environmental issues by the City, the Initial Study (see Appendix A of the
Draft EIR), the responses to the NOP, and input received at the scoping meeting, the Draft EIR
included analyses of the following environmental issues:
•
•
•

Aesthetics
Air Quality
Cultural Resources
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•
•
•
•
•
•
•
•
•

•
•
•

o Historical Resources
o Archaeological Resources
o Paleontological Resources
Energy
Geology and Soils
Greenhouse Gas Emissions
Hazards and Hazardous Materials
Hydrology and Water Quality
Land Use and Planning
Noise
Population, Housing, and Employment
Public Services
o Fire
o Police
o Schools
o Parks and Recreation
o Libraries
Transportation
Tribal Cultural Resources
Utilities
o Water
o Wastewater
o Solid Waste

The Draft Environmental Impact Report (DEIR) was made available for review and comment for
45 days from September 3, 2019 – October 17, 2019, and extended an additional 15 days to
November 1, 2019. The City received 133 written comment letters during the extended 60-day
review period. Comments and responses to comments received during this period are included in
the Final EIR beginning on Page I-3. Per CEQA Guidelines Section 15088.5(a), the Final EIR was
not required to be recirculated because no significant new information was added to the EIR after
public notice was given of the availability of the DEIR for public review under Section 15087 but
before certification. The FEIR did add responses to comments to the DEIR and minor corrections
to the DEIR.
Environmental Effects of the Project
Two different Project buildout scenarios were considered and evaluated in the Draft EIR. Under
Buildout Scenario 1, the Project would be developed as a single entity with completion projected
for 2028. Under this scenario, demolition would occur for approximately 3 months and would
require the demolition and removal of 104,242 square feet of existing uses. Grading/soil export
and foundation preparation would occur for approximately 7 months and 120,000 cubic yards of
soil export would be required. Building construction would occur for approximately 26 months
and would include the construction of the proposed structures, connection of utilities, laying
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irrigation for landscaping, architectural coatings, paving, and landscaping the Project Site. Due to
the eight-year buildout period, the 36 months of construction activities would not occur
continuously but would be episodic across the entire buildout period.
Under Buildout Scenario 2, the Project would be phased with a partial buildout of 516
condominium and townhouse units in the North Plan Area (Phase I) completed in 2024 and the
remaining 545 apartment units in the South and Corner Plan Areas (Phase II) completed by 2028.
Phase I involves the demolition of 42,576 square feet of existing uses, and the construction of 480
condominium and 36 townhouse units and 1,625 parking spaces, built by 2024. Under this phase,
demolition would occur for approximately 1 month. Grading/soil export and foundation
preparation would occur for approximately 3.5 months and 60,000 cubic yards of soil export would
be required. Building construction would occur for approximately 13 months. Phase II would
involve the demolition of 61,666 square feet of existing uses, and the construction of 545 apartment
units and 922 parking spaces, built by 2028. Under this phase, demolition would occur for
approximately 2 months. Grading/soil import and foundation preparation would occur for
approximately 3.5 months and 60,000 cubic yards of soil export would be required. Building
construction would occur for approximately 13 months. The estimated Project construction
duration under each Buildout Scenario is shown in Table II-4 of Section II of the Draft EIR.
Based on the analysis included in Section IV, Environmental Impact Analysis, of the Draft EIR,
the Project would result in significant unavoidable environmental impacts related to Air Quality
and Transportation, as identified below.
•

Air Quality
o Construction regional air quality during overlapping construction (Phase II) and
operation (Phase I) period under Buildout Scenario 2 only
Mitigation Measure AQ-MM1 which requires:
AQ-MM1: If the Project Applicant elects to construct the Project under the
phased approach identified as Buildout Scenario 2 in the Draft EIR, offroad equipment meeting the EPA’s Tier 3 construction equipment
emissions standards shall be used. Additionally, only haul trucks with a
model year of 2007 or newer shall be used for the on-road transport of
materials to and from the Project Site.
Project impacts related to regional air emissions during Project construction under
Buildout Scenario 2 would exceed the SCAQMD’s thresholds of significance for
NOx and ROG during the potential construction and operation overlapping period.
These emissions are primarily associated with off-road construction equipment. As
such, Mitigation Measure AQ-MM-1 would reduce these impacts but they would
still be significant. ROG and NOx emissions are reduced by between 3 and 27
percent, total emissions during the overlapping construction and operation activities
would still exceed the applicable SCAQMD significance thresholds. These
exceedances would be temporary and would cease upon the completion of Phase II
construction activities. Long-term operational impacts under either of the two
Buildout Scenarios would be less than significant. Nonetheless, regional
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construction air quality impacts during the overlapping Project construction and
operation period under Buildout Scenario 2 would be significant and unavoidable.
•

Transportation
o Intersection Level of Service (LOS) at 4 intersections.
o Cumulative intersection LOS at 7 intersections under Buildout Scenario 1 and 5
intersections under Buildout Scenario 2.
If the Project were to be developed under Buildout Scenario 1, the required
implementation of Mitigation Measures TR-MM-1 through TR-MM-3 would
reduce the Project’s significant impacts at the W. Valley Boulevard/Westmont
Drive, Date Avenue/Orange Street, and Date Avenue/W. Mission Road
intersections to a less-than-significant level, as shown in Table IV.N-21. However,
because the potential mitigation measures at the remaining significantly impacted
intersections under Buildout Scenario 1 have been determined to be infeasible to
implement, Project impacts at the following 7 intersections would remain
significant and unavoidable:
•
•
•
•
•
•
•

S. Fremont Avenue/W. Mission Road (AM/PM)
S. Fremont Avenue/Orange Street (PM)
S. Fremont Avenue/W. Commonwealth Avenue (PM)
S. Fremont Avenue/W. Valley Boulevard (AM/PM)
S. Marengo Avenue/W. Mission Road (PM)
W. Valley Boulevard/I-710 S/B On-Ramp (AM/PM)
S. Fremont Avenue/W. Hellman Avenue (AM/PM)

If the Project were to be developed under Buildout Scenario 2, the required
implementation of Mitigation Measures TR-MM-2 and TR-MM-3 would reduce
the Project’s significant impacts at the Date Avenue/Orange Street and Date
Avenue/W. Mission Road intersections to a less-than-significant level, as shown in
Table IV.N-22. However, because the potential mitigation measures at the
remaining significantly impacted intersections under Buildout Scenario 2 have
been determined to be infeasible to implement, Project impacts at the following 5
intersections would remain significant and unavoidable:
•
•
•
•
•

S. Fremont Avenue/W. Mission Road (AM/PM)
S. Fremont Avenue/Orange Street (PM)
S. Fremont Avenue/W. Valley Boulevard (AM/PM)
S. Marengo Avenue/W. Mission Road (PM)
W. Valley Boulevard/I-710 S/B On-Ramp (AM/PM)

While Mitigation Measures TR-MM-1 through TR-MM-3 would partially mitigate
the traffic impacts of the Project, Project impacts would remain significant at 7
intersections under Buildout Scenario 1 and at 5 intersections under Buildout
Scenario 2 during either the AM or PM peak hour (or both).
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All other impacts associated with the Project would either be less than significant or reduced to a
less-than-significant level with mitigation as set forth in the EIR.
Project Alternatives
As discussed above, the Project would result in significant and unavoidable impacts related to
construction air quality and traffic intersection LOS. Four alternatives to the Project were
considered in Section VI, Alternatives, of the Draft EIR – Alternative 1 (No Project),
Alternative 2 (Reduced Density 1), Alternative 3 (Reduced Density 2), and Alternative 4
(Reduced Density 3). Other alternatives taken into consideration in an effort to reduce or avoid
the Project’s significant and unavoidable construction air quality (Project-specific and cumulative
impacts) and traffic intersection LOS (Project-specific and cumulative) impacts included several
further reduced density alternatives, senior housing, and a non-residential alternative. These
alternatives were generally rejected for further review primarily due to the infeasibility of
implementing the alternatives.
The No Project Alternative (Alternative 1) would avoid all of the Project’s significant and
unavoidable impacts. However, Alternative 1 would not meet any of the Project Objectives or the
Project’s underlying purpose of capitalizing on a smart growth opportunity by intensifying a
currently underutilized site with a mix of residential uses near office space, commercial land uses,
and public transit lines. Under the existing zoning and land use designation of the Project Site
(Professional Office), additional office space could be developed to replace the existing light
industrial/warehouse uses and surface parking lots on the portions of the Project Site that are
proposed for redevelopment. This alternative was investigated but concluded to be infeasible based
on the current vacancy rates for office space and projected demand for such space within the City.
Moreover, this alternative would fail to meet several of the basic Project objectives. It would not
contribute housing stock toward the City’s Regional Housing Needs Assessment (RHNA)
allocation. It would not contribute to the economic health of the City by developing residential
uses that generate local tax revenues, provide new construction jobs, and generate residents who
support local businesses. It would not improve the aesthetic quality of the site by removing older
structures and parking lots and developing new, more attractive residential buildings across a
lushly landscaped campus. It would not develop an economically feasible project featuring a high
level of quality in architectural design and placemaking that can create an urban community that
serves as a destination within the City. Therefore, additional office uses were rejected as infeasible.
The Reduced Density 1 Alternative (Alternative 2) would redevelop the Project Site in
accordance with the proposed Project site plan and overall design but would construct 222 fewer
condominium units. Alternative 2 would eliminate the Project’s significant impacts at the W
Valley Boulevard/I-710 S/B On-Ramp intersection in the PM peak period, at the S Fremont
Avenue/W Hellman Avenue intersection in the PM peak period, and at the Westmont Drive/W
Valley Boulevard intersection in the AM peak period, a reduction of three significant impacts.
However, Alternative 2 would not eliminate any of the Project’s other significant and unavoidable
intersection LOS impacts, nor would it eliminate the Project’s construction regional air quality
impact during the overlap period of the Buildout Scenario 2 timeline. These impacts would remain
significant and unavoidable.
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Alternative 2 would not fully achieve the Project objectives to the same extent as the Project.
Specifically, Alternative 2 would be 21 percent smaller than the Project and would not contribute
to the economic health of the City by developing residential uses that generate local tax revenues,
provide new construction jobs, and generate residents who support local businesses to the same
extent as the Project. In an effort to eliminate the Project’s significant and unavoidable intersection
Level of Service (LOS) traffic impacts, a sensitivity analysis was conducted to determine what
size residential development could be developed at the Project Site without resulting in a
significant LOS impact at any of the intersections where the installation of physical mitigation
measures has been concluded to be infeasible due to geometric physical or jurisdictional
constraints. Several additional reduced density alternatives were reviewed, including Alternative
2. However, the additional reduced density alternatives produced at least 4 significant intersection
impacts, including some at the intersections where physical improvements have been concluded
to be infeasible. In order to avoid all significant and unavoidable traffic impacts, a maximum of
60 apartments and 60 condominiums could be constructed at the Project Site. This size of
development would not be economically justifiable for the Project Applicant.
The Reduced Density 2 Alternative (Alternative 3) would redevelop the Project Site in
accordance with the proposed Project site plan and overall design but would construct 286 fewer
condominium units. Alternative 3 would eliminate the Project’s significant impacts at the S
Fremont Avenue/Orange Street intersection in the PM peak period, at the W Valley Boulevard/I710 S/B On-Ramp intersection in the PM peak period, at the S Fremont Avenue/W Hellman
Avenue intersection in the AM and PM peak periods, and at the Westmont Drive/W Valley
Boulevard intersection in the AM peak period, a reduction of five significant impacts at four
intersections. However, Alternative 3 would not eliminate the Project’s construction regional air
quality impact during the overlap period of the Buildout Scenario 2 timeline, nor would it eliminate
any of the Project’s other significant and unavoidable intersection LOS impacts. These impacts
would remain significant and unavoidable.
Alternative 3 would not fully achieve the Project objectives to the same extent as the Project.
Overall, Alternative 3 represents a reduced scope of development containing the same residential
uses as the Project. However, this alternative would not achieve the Project objectives to the same
extent as the Project. Alternative 3 would meet the following Project objectives to generally the
same extent as the Project:
•

Retain the existing office buildings within the Office Plan Area portion of the site.

•

Improve the aesthetic quality of the site by removing older structures and parking lots and
developing new, more attractive residential buildings across a lushly landscaped campus.

•

Develop an economically feasible project featuring a high level of quality in architectural
design and placemaking that can create an urban community that serves as a destination
within the City.

However, Alternative 3 would either partially meet or only meet the following Project objectives
to a lesser extent than the Project:
•

Contribute housing stock toward the City’s Regional Housing Needs Assessment (RHNA)
allocation.
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•

Contribute to the economic health of the City by developing residential uses that generate
local tax revenues, provide new construction jobs, and generate residents who support local
businesses.

Specifically, Alternative 3 would be 27 percent smaller and would not contribute housing stock
toward the City’s RHNA allocation to the same extent as the Project and would provide fewer
opportunities for new home ownership. This would result in less density in proximity to transit
and employment nodes for employees and residents. Alternative 3 would contribute to the City’s
economic health by developing residential uses that generate local tax revenues, provide new
construction jobs, and generate residents who support local businesses but it would do so to a lesser
degree than the Project as it would create fewer residential units. Overall, Alternative 3 would be
partially consistent with two of the five Project objectives.
Alternative 3 was selected as the Environmentally Superior Alternative to the Project. Alternative
3 would eliminate five of the significant and unavoidable operational intersection impacts of the
Project (at four intersections) but would not eliminate the Project’s remaining significant and
unavoidable intersection LOS impacts or the construction air quality impact construction/operation
overlap under Buildout Scenario 2. However, Alternative 3 would not meet two of the Project
Objectives to the same degree as the Project for the reasons outlined above.
The Reduced Density 3 Alternative (Alternative 4) would redevelop the Project Site in
accordance with the proposed Project site plan and overall design but would construct 45 fewer
apartment units and 226 fewer condominium units. Alternative 4 would eliminate the Project’s
significant impacts at the W Valley Boulevard/I-710 S/B On-Ramp intersection in the PM peak
period, at the S Fremont Avenue/W Hellman Avenue intersection in the AM and PM peak periods,
and at the Westmont Drive/W Valley Boulevard intersection in the AM peak period, a reduction
of four significant impacts at three intersections.
However, Alternative 4 would not eliminate any of the Project’s other significant and unavoidable
intersection LOS impacts, nor would it eliminate the Project’s construction regional air quality
impact during the overlap period of the Buildout Scenario 2 timeline. These impacts would remain
significant and unavoidable.
Alternative 4 would not fully achieve the Project objectives to the same extent as the Project.
Overall, Alternative 4 represents a reduced scope of development containing the same residential
uses as the Project. However, this alternative would not achieve the Project objectives to the same
extent as the Project. Alternative 4 would meet the following Project objectives to generally the
same extent as the Project:
•

Retain the existing office buildings within the Office Plan Area portion of the site.

•

Improve the aesthetic quality of the site by removing older structures and parking lots and
developing new, more attractive residential buildings across a lushly landscaped campus.

•

Develop an economically feasible project featuring a high level of quality in architectural
design and placemaking that can create an urban community that serves as a destination
within the City.
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However, Alternative 4 would either partially meet or only meet the following Project objectives
to a lesser extent than the Project:
•

Contribute housing stock toward the City’s Regional Housing Needs Assessment (RHNA)
allocation.

•

Contribute to the economic health of the City by developing residential uses that generate
local tax revenues, provide new construction jobs, and generate residents who support local
businesses.

Specifically, Alternative 4 would be 26 percent smaller and would not contribute housing stock
toward the City’s RHNA allocation to the same extent as the Project and would provide fewer
opportunities for new home ownership. This would result in less density in proximity to transit
and employment nodes for employees and residents. Alternative 4 would contribute to the City’s
economic health by developing residential uses that generate local tax revenues, provide new
construction jobs, and generate residents who support local businesses but it would do so to a lesser
degree than the Project as it would create fewer residential units. Overall, Alternative 4 would be
partially consistent with two of the five Project objectives.
The Project, as proposed, satisfies the Project Objectives to a greater degree than any of the
proposed alternatives. The Draft EIR also includes mitigation measures that reduce the potential
impacts associated with the Project to the maximum extent feasible. Overall, the Project presents
several benefits that override the limited adverse effects the Project may have on the environment.
STATEMENT OF OVERRIDING CONSIDERATIONS
Section 15093 of the CEQA Guidelines requires lead agencies to adopt a Statement of Overriding
Considerations if they elect to approve a project that has significant and unavoidable
environmental impacts. It will be the responsibility of the City Council to make the determination
that the benefits of a project outweigh the significant and unavoidable impacts and to certify the
Environmental Impact Report. As previously noted, the proposed Project would have significant
and unavoidable impacts related to air quality and transportation. As such, the City has identified
the overriding considerations that explain why the Plan’s benefits outweigh these significant
environmental impacts:
1. The proximity of the Project site to transit options and to existing office, retail, and
restaurant uses would encourage the use of transit by on-site residents and their guests and
would potentially reduce vehicle miles traveled (VMT) by offering options for office
employees to live within walking distance of their work. The Project’s inclusion of a mix
of office uses and residential units and bicycle spaces/storage on a site within proximity of
transit lines would promote walkability in the vicinity of the Project Site, and encourage
the use of bicycles as a mode of transportation. In addition, the Project’s residential units
would contribute toward meeting the demand for housing in the City.
2. The Project would support policy directives reflected in both local and regional land use
plans. Specifically, as discussed in Section IV.C, Air Quality, and Section IV.N,
Transportation, of the Draft EIR, the Project site is located in a High-Quality Transit Area
(HQTA) as designated by the Southern California Association of Governments (SCAG).
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Local jurisdictions are encouraged to focus housing and employment growth within
HQTAs. The Project would focus growth within a HQTA, concentrating mixed-use,
pedestrian-friendly development in an area well-served by public transportation.
3. Although the Project would provide new residential uses, it would not necessitate the
extension of roads or other infrastructure. The Project would be developed on an infill site
within an existing urbanized area and would provide greater density around existing and
planned transit. The Project’s location could reduce VMT and would potentially reduce the
need for additional infrastructure.
CONCLUSION

The proposed Project has been in review and development with the City for almost 4-years and
will realize The Ratkovich Company’s vision of the Project site as an urban community, based
around the existing office campus featuring landscaped courtyards and open spaces. The urban
community will be supported by an existing retail commercial component at The Shops at The
Alhambra located across the street from the Project site, on the west side of Fremont Avenue. The
Shops at The Alhambra consists of 17,800 square feet of restaurant and retail stores anchored by
a 100,000 square foot Kohl’s Department Store. The Project site is also conveniently served by
public transit from Metro and the City. With the modifications that the Applicant is proposing to
implement the Project will provide additional housing units that are needed in the City, contribute
toward meeting the City’s Regional Housing Needs Allocation (RHNA), while taking into
consideration the needs of the overall community.
STAFF RECOMMENDED ACTION
Staff recommends the Planning Commission adopt Resolution No. 20-20 recommending that the
City Council:
1. Certify the Final Environmental Impact Report and Statement of Overriding
Considerations for the Project, adopt Findings of Fact, and the Mitigation Monitoring and
Reporting Program; and
2. Approve Vesting Tentative Tract Map TT 74194, Residential Planned Development Permit
RP-17-7, Conditional Use Permit CU-17-9 & Development Agreement for the
development of the proposed Villages at The Alhambra project consisting of up to 516
new, for-sale, residential dwelling units in five-story stacked flat and townhome
configurations; 545 new rental apartments in five-story stacked flat configurations; and up
to 4,347 total parking spaces to accommodate all new uses covering portions of a 38.38acre site, subject to the attached Conditions of Approval (Exhibit A), for the property
located at 1000 South Fremont Avenue; 2215 West Mission Road; 629, 635, 701, 825 and
1003 South Date Avenue (Assessor Parcel Nos. 5342-001-006, -007, -008, -009, -010, 019,-021, -022, -023, -024, -025, -026, -027) in the City of Alhambra.
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Resolution No. 20-20.
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RESOLUTION NO. 20-20
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ALHAMBRA RECOMMENDING THAT THE CITY COUNCIL CERTIFY THE
FINAL ENVIRONMENTAL IMPACT REPORT AND STATEMENT OF
OVERRIDING CONSIDERATIONS FOR THE PROJECT, ADOPT A
MITIGATION MONITORING AND REPORTING PROGRAM, AND APPROVE
VESTING TENTATIVE TRACT MAP TT 74194, RESIDENTIAL PLANNED
DEVELOPMENT PERMIT RP-17-7, CONDITIONAL USE PERMIT CU-17-9 &
DEVELOPMENT AGREEMENT FOR THE DEVELOPMENT OF THE
PROPOSED VILLAGES AT THE ALHAMBRA PROJECT CONSISTING OF 294
NEW, FOR-SALE, RESIDENTIAL DWELLING UNITS IN FIVE-STORY
STACKED FLAT AND TOWNHOME CONFIGURATIONS; 545 NEW RENTAL
APARTMENTS IN FIVE-STORY STACKED FLAT CONFIGURATIONS; AND
UP TO 4,347 TOTAL PARKING SPACES TO ACCOMMODATE ALL NEW USES
COVERING PORTIONS OF A 38.38-ACRE SITE FOR THE PROPERTY
LOCATED AT 1000 SOUTH FREMONT AVENUE; 2215 WEST MISSION ROAD;
629, 635, 701, 825 AND 1003 SOUTH DATE AVENUE (ASSESSOR PARCEL NOS.
5342-001-006, -007, -008, -009, -010, -019,-021, -022, -023, -024, -025, -026, -027) IN
THE CITY OF ALHAMBRA
THE PLANNING COMMISSION OF THE CITY OF ALHAMBRA DOES HEREBY RESOLVE
AS FOLLOWS:
SECTION 1. FINDINGS OF FACT. The Planning Commission does hereby make the following findings
of fact:
A.

On May 25, 2017, applications for Vesting Tentative Tract Map. TT 74194, Residential Planned
Development Permit RP-17-7, Conditional Use Permit CU-17-9, and Development Agreement were
filed by LITE-TRC Alhambra Community LLC, Elite-TRC North Parcel LLC; The Corner
Company, LLC, with the Planning Division, to develop 516 new, for-sale, residential dwelling units
in five-story stacked flat and townhome configurations; 545 new rental apartments in five-story
stacked flat configurations; and 4,347 total parking spaces for the property located at 1000 South
Fremont Avenue; 2215 West Mission Road; 629, 635, 701, 825 and 1003 South Date Avenue
(Assessor Parcel Nos. 5342-001-006, -007, -008, -009, -010, -019,-021, -022, -023, -024, -025, 026, -027) in the City of Alhambra;

B.

The project site is located in the PO (Professional Office) zone with the corresponding General Plan
land use designation of Office Professional. The adjacent property to the north is identically zoned
and designated. The properties to the east are zoned IPD (Industrial Planned Development) and
have a General Plan land use designation of Industrial. The properties to the west are zoned IPD
and CPD (Commercial Planned Development) with General Plan land use designations of Industrial
and General Commercial. The properties to the south are zoned IPD and Open Space and have
General Plan land use designations of Industrial and Open Space;

C.

The surrounding land uses on the adjacent properties consist of the Los Angeles County Public
Works Department offices to the north, various industrial uses to the east, a self-storage facility and
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railroad tracks to the south, and industrial buildings, vacant land, and retail commercial and
restaurant uses to the west;
D.

The project was reviewed pursuant to the provisions of the California Quality Environmental
Quality Act (CEQA). As such, an Environmental Impact Report and a Mitigation Monitoring and
Reporting Program was prepared for this Project in compliance with the California Environmental
Quality Act;

E.

On January 28, 2020, a duly noticed public hearing was held before the City of Alhambra Design
Review Board at 7:30 pm at the City Hall Council Chambers Conference Room, 111 South First
Street, Alhambra;

F.

At this Hearing the Design Review Board considered project comments stated in the Agenda, Staff
presentations, applicant presentations, and public testimony. The Design Review Board approved
the project with conditions. The Applicant has worked with Staff and has satisfied the conditions
of approval;

G.

On July 16, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;

H.

At this Hearing, the Planning Commission considered the staff report, staff presentation, applicant
presentation, and public testimony. A total of 32 speakers spoke to the proposal. Staff was prepared
to read into the record written comments that Staff had received up to 4:30 p.m. the day of the
meeting, however, due to time constraints, the Public Hearing was continued to the August 17, 2020,
meeting of the Planning Commission;

I.

On August 17, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;

J.

At this Hearing, due to time considerations, the Planning Commission took action (8-2 vote) at the
beginning of the meeting, and without opening the Public Hearing on the item, to continue the Public
Hearing to a special meeting of the Planning Commission on August 31, 2020, at 6:30 P.M.;

K.

On August 31, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 6:30 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;

L.

At his Hearing, the item was continued with the public comments portion of the Hearing open, as
the written comments still needing to be read into the record. At that meeting, prior to opening the
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Public Hearing on this item, the Planning Commission voted unanimously to end the Hearing at
10:30 P.M. Staff was not able to read all of the written comments and the Public Hearing was
continued open to the next regular meeting of the Planning Commission on September 8, 2020;
M.

On September 8, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;

N.

At this Hearing, due to time considerations, the Planning Commission voted unanimously (9-0 vote)
to end the Public Hearing at or around 10:30 P.M. As this item was continued from the August 31,
2020, meeting with the public comments portion of the Hearing open, additional public comment
letters were read into the record. Due to time considerations, Staff was not able to read all of the
written comments and the Public Hearing was continued open to the next regular meeting of the
Planning Commission on September 21, 2020;

O.

On September 21, 2020, a duly noticed public hearing was held before the City of Alhambra
Planning Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-3520 from the Executive Department of the State of California and the County of Los Angeles
Department of Public Health Safer At Home Order, the Alhambra Planning Commission meeting
was not physically open to the public and all Commission Members video conferenced into the
meeting;

P.

At this Hearing, due to time considerations, the Planning Commission voted unanimously (10-0
vote) to end the public comments portion of the Hearing at 10:30 P.M., or until such time all of the
public testimony is entered into the record, if that were to be after 10:30 P.M. Additional public
testimony was received and the public comments portion of the Hearing was closed. The Applicant
was to provide a rebuttal to the public comments, however, due to the anticipated length of the
Applicants rebuttal and time constraints, the item was continued by unanimous vote (10-0) to the
next regular meeting of the Planning Commission on October 5, 2020;

Q.

On October 5, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;

R.

At this Hearing, due to time considerations, the Planning Commission voted unanimously (10-0
vote) to end the Hearing at or around 10:30 P.M. Staff provided a brief summary of the actions taken
in the five (5) previous Hearings, the Applicant provided a rebuttal to the oral and written public
testimony, and each of the Planning Commissioners were able to ask technical questions and express
their thoughts and concerns. The Hearing was continued to the next regular meeting of the Planning
Commission on October 19, 2020;

S.

On October 19, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
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Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting;
T.

At this Hearing, Commissioners received responses from Staff and the Applicant to their technical
questions and concerns raised at the October 5, 2020, Hearing. The Hearing was continued to the
next regular meeting of the Planning Commission on November 2, 2020;

U.

On November 2, 2020, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of
Public Health Safer At Home Order, the Alhambra Planning Commission meeting was not
physically open to the public and all Commission Members video conferenced into the meeting; and

V.

At this Hearing, the Planning Commission considered the staff report, staff presentation, and
applicant presentation.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS. Based upon the
Environmental Impact report prepared for the project, the Planning Commission further finds and
determines as follows:
A.

The City determined that an Environmental Impact Report (“EIR”) was required in order to analyze
significant impacts associated with the Project;

B.

In accordance with Sections 15063 and 15082 of the California Environmental Quality Act
(“CEQA”) Guidelines, the City prepared a Notice of Preparation (“NOP”) of an Environmental
Impact Report and filed it with the Office of Planning and Research (“OPR”) and circulated it to
public, local, and state agencies on October 10, 2017;

C.

On October 19, 2017, a Scoping Meeting was held to solicit comments from the public regarding
the potential environmental impacts of the Project to be studied in the Draft EIR.;

D.

Based upon the responses to the Notice of Preparation, the City prepared a Draft EIR and circulated
the Draft EIR to the public. The public comment period for the Draft EIR was extended by the City
from the State-mandated 45 days to 60 days commencing on September 2, 2019, through November
1, 2019, to allow additional time for community input. Copies of the Draft EIR were available at
Alhambra City Hall, Alhambra Civic Center Library, and on the City of Alhambra website;

E.

A Notice of Completion (“NOC”) of the Draft EIR was prepared and circulated on August 28, 2019,
as required by CEQA. The NOC was circulated to responsible agencies, adjacent property owners
and interested parties, including any person who filed a written request for such a notice;

F.

The City received comment letters from the public and public agencies during the public review
period. The City prepared a Final EIR, dated June 2020, containing written responses to all
comments received during the public review period, which responses provide the City’s good faith
and reasoned analysis of the environmental issues raised by the comments;
The Final EIR was released to the public and public agencies at least ten (10) day prior to the
Planning Commission hearing on the Project;

G.
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H.

The Final EIR reflects the City’s independent judgement and analysis on the potential for
environmental impacts and constitute the Environmental Impact Report for The Villages at The
Alhambra development project;

I.

The EIR identifies that the Project would have significant effects on the environment, thus approval
of the Project must include findings as set forth in attached Exhibit B, “CEQA Findings and
Statement of Overriding Considerations”;

J.

Some of the significant effects cannot be lessened to less than significant levels, thus approval of
the Project must include findings concerning alternatives and a Statement of Overriding
Considerations as set forth in attached Exhibit B; and

K.

Based upon the substantial evidence on the record, including the oral and written comments received
during the above-referenced processes, the oral and written staff reports submitted in conjunction
with the FEIR, and its independently drafted DEIR, FEIR, Findings of Fact (Exhibit A) and
Mitigation Monitoring and Reporting Program (Exhibit C), the Planning Commission finds that
changes or alterations have been required in, or incorporated into, the Project which avoid or
substantially lessen the significant environmental effect identified in the FEIR.

SECTION 3. VESTING TENTATIVE TRACT MAP FINDINGS. Based upon the foregoing facts and
findings (Title 22 of the Alhambra Municipal Code) for Vesting Tentative Tract Map TT 74194, the
Planning Commission hereby determines as follows:
A.

That the proposed subdivision meets and performs all the applicable requirements and conditions
imposed by the State Subdivision Map Act and Title 22 (Subdivisions) of the Alhambra Municipal
Code.
The proposed Vesting Tentative Tract Map filed will re-subdivide the existing 13 parcels on the site
ranging in size from 10,016 square feet to 23.9 acres, to 11 parcels ranging in size from 40,614
square feet to 17.8 acres. Each of the 13 parcels will correspond to a Plan Area of the development.
In addition, the Vesting Tentative Tract Map is also being requested for condominium purposes.
The Vesting Tentative Tract Map would allow for individual ownership of the 516 units contained
in the North Plan Area. The Vesting Tentative Tract Map has been reviewed for compliance with
the State Subdivision Map Act and Title 22 (Subdivisions) of the Alhambra Municipal Code. It has
been determined that the proposed subdivision meets and performs all the applicable requirements
and conditions imposed by the State Subdivision Map Act and Title 22 of the Alhambra Municipal
Code.

B.

That the proposed map is consistent with the applicable General Plan and specific plans.
There are no specific plans approved for or applicable to the Project site. The proposed Vesting
Tentative Tract Map is necessary for the development of the proposed Villages at the Alhambra
project consisting of 516 new, for-sale, residential dwelling units in five-story stacked flat and
townhome configurations; 545 new rental apartments in five-story stacked flat configurations; and
4,347 total parking spaces to accommodate all new uses. The General Plan allows for urban
residential uses in Office Professional designated properties on sites of at least 30 acres and built at
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a density between 15 and 75 units per acre.The proposed Tentative Tract Map and the associated
land uses are consistent with the applicable provisions of the General Plan.
C.

That the design or improvement of the proposed subdivision is consistent with applicable general
and specific plans;
The proposed Vesting Tentative Tract Map to merge 13 parcels on the site ranging in size from
10,016 square feet to 23.9 acres, to 11 parcels ranging in size from 40,614 square feet to 17.8 acres.
Each of the 13 parcels will correspond to a Plan Area of the development. In addition, the Vesting
Tentative Tract Map airspace lots for up to 516 residential condominium units, however, the
Applicant is considering modifications to the project that would reduce the number of condominium
units to 294 units. The resulting parcels comply with the minimum lot width, depth, and area
requirements for new parcels. There are no specific plans approved for or applicable to the project
site.

D.

That the site is physically suitable for the type of development.
The proposed Vesting Tentative Tract Map will merge 13 parcels on the site ranging in size from
10,016 square feet to 23.9 acres, to 11 parcels ranging in size from 40,614 square feet to 17.8 acres
for purposes of constructing 516 new, for-sale, residential dwelling units in five-story stacked flat
and townhome configurations; 545 new rental apartments in five-story stacked flat configurations;
and 4,347 total parking spaces to accommodate all new uses. All improvements will fit within the
property boundaries and comply with all setback, lot coverage, and floor area ratio requirements, as
well as all other applicable zoning requirements.

E.

That the site is physically suitable for the proposed density of development.
The Land Use Element of the General Plan and the PO zone of the Zoning Ordinance have
designated this site for urban residential uses on sites of at least 30 acres and developed at a
maximum density of 75 units per acre. The proposed 1,061-unit urban residential development will
establish a residential community at a density of 27.6 units per acre, less than the maximum
permitted by the Zoning Ordinance.

F.

That the design of the subdivision or the proposed improvements is not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife, or their habitat.
The subject site is located located in an urbanized setting surrounded by similar uses and is not likely
to cause any environmental damage. The proposed development will comply with all applicable
requirements of the National Pollution Discharge Elimination System permit program and the City
of Alhambra Low Impact Development Ordinance and will control and capture surface water more
effectively than the surface parking lot presently on the property. There are no fish or wildlife, or
any habitats on the property.

G.

That the design of the subdivision or the type of improvements is not likely to cause serious public
health problems.
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The proposed subdivision will facilitate the construction of up to 516 new, for-sale, residential
dwelling units in five-story stacked flat and townhome configurations; 545 new rental apartments
in five-story stacked flat configurations; and 4,347 total parking spaces to accommodate all new
uses. The Applicant is considering modifying the Project to reduce the number of for-sale units
from 516 units to 294 units. The subject site has soils contamination issues, however, mitigation of
the environmental impacts associated with the contamination is addressed in Section IV.H,
Hazards and Hazardous Materials, of the Draft Environmental Impact Report (“DEIR”), which
includes the use of a vapor barrier. The Planning Commission has recommended that the Project
go beyond the mitigation measures described in the DEIR and that the Project be modified to install
the vapor barrier at all locations where residential units will be located. Implementation of the
mitigation measures as outlined in the DEIR or modified as recommended by the Planning
Commission will provide adequate levels of protection and, therefore, the improvements are not
likely to cause serious public health problems.
H.

That the design of the subdivision or the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of property within the proposed
subdivision.
There are multiple recorded easements acquired by the public at large currently existing within the
property. These easements are identified in a survey of the property. The proposed Project will not
conflict with these identified easements.

SECTION 4. RESIDENTIAL PLANNED DEVELOPMENT PERMIT FINDINGS. Based on the
forgoing facts and findings for Residential Planned Development Permit RP-17-7, the Planning
Commission hereby determines as follows:
A.

That the proposed use is permitted within the subject zone:
Pursuant to Section 23.24.030(C) of the Alhambra Municipal Code (“AMC”), Urban Residential
uses are conditionally permitted in the PO (Professional Office) zone if included on a site with a
minimum of 30 acres. Additionally, AMC Section 23.04.757 defines Urban Residential uses as
high density residential ranging in density from 15 to 75 units per acre, which may include live/work
units, and is in close proximity to commercial, professional and/or industrial uses. The proposed
Project proposes 839 residential units at a density of 21.9 units per acre on a lot of 38.38 acres, in
an area surrounded by industrial uses to the east and west, and commercial and professional uses
on-site and to the north and west.

B.

The proposed use complies with the purpose and intent of the Zoning Ordinance and the city’s
General Plan:
The City of Alhambra’s Zoning Ordinance manages land use and development in the City and
corresponding “districts” as designated by the General Plan. The project site is zoned PO
(Professional Office) and the General Plan land use designation is Office Professional. The Land
Use and Community Design Chapter of the General Plan identifies this section of Fremont Avenue
that runs between Mission Road and Commonwealth Avenue as the Fremont Corridor. The General
Plan’s vision for this corridor is “to maintain the core industrial area at the edge of the City,
encourage regional commercial development along Fremont Avenue, and transition select areas to
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a mix of industrial, office, retail, and residential uses.” The proposed Project will be an integral
piece to transforming the Project site into the urban community. The subject site is presently
improved with office uses but also includes an LA Fitness fitness center. The Shops at The
Alhambra is located across the street from the Project site, on the west side of Fremont Avenue.
The Shops at The Alhambra consists of 17,800 square feet of restaurant and retail stores anchored
by a 100,000 square foot Kohl’s Department Store. The proposed residential development of rental
and for-sale units will introduce the residential element and achieve the mix of office, retail, and
residential uses encouraged by the General Plan.
C.

The subject site is physically suitable for the type of land use being proposed:
The Project site measures 38.38 acres and occupies the entire block bounded by Fremont Avenue,
Orange Street, Date Avenue, and Mission Road. The Project site will be developed into five (5)
Plan areas: North Plan Area, South Plan Area, Corner Plan Area, East Plan Area, and the existing
Office Plan Area. As one unified development, the Project complies with all applicable
requirements of the Zoning Ordinance. When viewed independently, the South and Corner Plan
Areas do not appear to meet with the open space requirement of 425 square feet of open space per
unit, However, this Project is designed with all Plan Areas working together as one project,
including the existing Office Plan Area, of which the open space located in that Plan Area is
integrated with the open space areas in the proposed Plan Areas. As such the subject site is suitable
for the proposed use, more so now that the Applicant will be increasing the open space in the North
Plan Area into an open space that will be open to the public as well. The original proposed density
of 27.6 units per acre was suitable for the site, and now that the density has been reduced to 21.9
units per acre (839 units) the site is even more suitable for the proposed Project.

D.

The proposed use would be compatible with existing and future land uses within the zone and
general area in which the proposed use is to be located:
The subject site is located in the Fremont Corridor. The General Plan’s vision for this corridor is “to
maintain the core industrial area at the edge of the City, encourage regional commercial
development along Fremont Avenue, and transition select areas to a mix of industrial, office, retail,
and residential uses.” The proposed Project will be an integral piece to transforming the Project site
into the urban community. The subject site is presently improved with office uses but also includes
an LA Fitness fitness center. The Shops at The Alhambra is located across the street from the Project
site, on the west side of Fremont Avenue, and connected to the Project site by a pedestrian bridge
that promotes the pedestrian experience and connectivity between the two to provide goods and
services. The Shops at The Alhambra consists of 17,800 square feet of restaurant and retail stores
anchored by a 100,000 square foot Kohl’s Department Store. The proposed residential development
of rental and for-sale units will introduce the residential element and achieve the mix of office, retail,
and residential uses encouraged by the General Plan. It has been stated by some members of the
Planning Commission that the Project is too dense and has associated environmental impacts such
as traffic and air quality. The Project density will be reduced by 222 units, consistent with
Alternative 2 that was analyzed in the Draft EIR. There are environmental benefits to the reduced
density, which are the elimination of the Project’s significant impacts at the W Valley Boulevard/I710 S/B On-Ramp intersection in the PM peak period, at the S Fremont Avenue/W Hellman Avenue
intersection in the PM peak period, and at the Westmont Drive/W Valley Boulevard intersection in
the AM peak period, a reduction of three significant impacts.
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E.

With appropriate conditioning, there will be adequate provisions for water, sanitation and public
utilities and services to ensure that the proposed use would not be detrimental to public health and
safety.
The proposed Project has been evaluated by the City’s Fire, Public Works, Utilities, and
Environmental Compliance Departments, and the Building Division, which have each submitted
Conditions of Approval to ensure that there will be adequate provisions for water, sanitation and
public utilities and services not only for the occupants of the proposed use, but adequate provisions
for all persons in the City. These Conditions of Approval were developed by the respective City
Departments for the reviewed 1,061 units. As the project unit count is reduced to 839 units, these
conditions are still applicable, with exception to the Utilities Department conditions, whose
conditions pertaining to utility fee estimates are dependent upon the number units in a development
project. However, the same conditions required of a 1,061-unit project applied to a project with
substantially lower unit count, will ensure that there will be adequate provisions for water, sanitation
and public utilities and services for the modified Project.

F.

With appropriate conditioning, there will be adequate provisions for the public access to serve the
subject proposal.
Vehicular access to the Proposed Project is proposed to be achieved via multiple entrances. The
existing entrance from Fremont Avenue would be retained as a main entrance and would lead to a
two-way private drive providing access to the Office and South Plan Areas. Two of the three existing
entrances from Orange Street would also be retained, with the western entrance leading solely to
parking areas for the existing office buildings in the Office Plan Area, the center driveway leading
to a modified two-way private drive providing access to both the Office and North Plan Areas, and
the eastern-most driveway being removed. A new entrance from Orange Street would be constructed
between Lots 2 and 3 and would be a main residential entrance, connecting to a proposed two-way
private drive within the North Plan Area. The existing mid-block entrance from Date Avenue would
be retained and would lead to a two-way private drive, connecting to each of the private drives from
the Orange Street frontage, providing access to the North, Office, and East Plan Areas. A new
entrance from Date Avenue would be constructed farther south between lots 7 and 8 that would lead
to a proposed two- way private drive providing access to the Corner, South, East, and Office Plan
Areas and which would connect to the Fremont Avenue entrance across the Site. A new driveway
would also be constructed on Date Avenue providing direct access to the parking garage on the
Corner Plan area. Four existing driveways on Date Avenue would be removed. Finally, a new
entrance is proposed from Mission Road to provide access to the South, Office, and Corner Plan
Areas. This entrance would connect to a new two-way private drive that would link to the Fremont
Avenue and new Date Avenue entrances. Pedestrian access would be on all sides of the Site.
The Project Site would be accessible by 8 driveways upon Project completion. One driveway (A)
along Fremont Avenue would remain a signalized intersection and provide access to the South Plan
Area from the west. One driveway (B) along Mission Road would be relocated approximately 280
feet west and would provide access to the South Plan Area from the south. Three driveways along
Date Avenue (C, D, and E) would provide access to the Corner, East, and North Plan Areas from
the east. The farthest south driveway on Date Avenue (C) would provide access exclusively to the
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Corner Plan Area parking structure. Three driveways located along Orange Street (F, G, & H) would
provide access to the North and Office Plan Areas.
The Applicant is seeking a reduction in the number of required parking spaces for the Office uses.
Pursuant to Alhambra Municipal Code (AMC) Section 23.52.060(A) [Reduction of Requirements],
the alternating use of parking facilities may be approved in cases where parties wish to cooperatively
establish and operate parking facilities and where the uses on those sites generate parking demands
primarily during hours when the remaining uses are not in operation. The Applicant hired Walker
Consultants, a third-party consultant to prepare a Shared Parking Analysis (Appendix B of the Draft
EIR) for the site. The Analysis establishes that the maximum parking demand for the existing,
remaining uses in the Office Area is actually 2,213 during weekdays and 788 on weekends. Thus,
even though Code-requirements would be for 4,206 spaces based on a total proposed remaining
Office Area of 902,201 square feet, the Analysis describes a need to provide just 2,213 spaces to
meet the actual parking demands. The Project proposes to retain approximately 1,778 parking spaces
within two existing parking structures. A 490-space parking structure is also proposed to be
constructed in the East Plan Area to serve the parking needs of the Office Plan Area. With the
construction of this parking garage, there would be 2,268 parking spaces provided for the exclusive
use of the Office Plan Area, which exceeds the Analysis’ conclusion regarding the maximum daily
parking demand for the remaining buildings in the Office Area.
The proposed residential areas require a total of 2,387 resident and guest parking spaces per the
Alhambra Municipal Code, based upon a total unit count of 1,061 units. The same Shared Parking
Analysis also examined the parking needs of the South and Corner Plan Areas and argues for the
use of parking rates for the apartment buildings based on the Urban Land Institute’s (ULI) residential
parking generation rates (1 space per unit for studios, 1.5 spaces per unit for 1-bedroom units, 1.75
spaces per unit for 2-bedroom units, and 2 spaces per unit for 3-bedroom units). These rates are
considered by the Analysis to be more in line with current demands for residential parking than the
City of Alhambra’s code-required parking of two spaces per unit no matter the unit’s size. Based on
the Analysis’ use of the ULI parking generation rates, 922 parking spaces are proposed in the South
and Corner Plan Areas instead of the 1,252 that would be required by the Alhambra Municipal Code.
As proposed with the reduced parking numbers, each of the Residential Plan areas would be selfsufficient for parking, although they would not meet the standards of the Alhambra Municipal Code.
However, Based on Alternative 2, the reduction in the number of condominium units by 222 units
reduces the parking required for the North Plan area (condominiums) from 1,135 originally, to 647
spaces. Together with the 915 spaces required for the South Plan Area and the 337 spaces for the
Corner Plan Area, the modified Project would need a total of 1,899 parking spaces for all residential
uses. The original 1,061-unit design was to provide a total of 2,057 parking spaces for the
residences, however, this number will change as the modified design is studied and finalized.
G.

The RPD Permit is internally consistent and in conformance with the applicable density designation
as shown on the General Plan.
The Land Use Chapter of the General Plan and the PO zone of the Zoning Ordinance have
designated this site for urban residential uses to be built at a density ranging between 15 units per
acre and 75 units per acre. The original 1,061-unit proposal had project density of 27.6 units per
acre. The modified Project proposes 839 units at a density of 21.9 units per acre. Both the original
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proposal and the modified proposed are in conformance with the applicable density allowance of
the PO zone.
H.

The design of the proposed new unit(s) fulfills the purpose of the respective zone.
The Project site is located along the Fremont Avenue corridor in the Professional Office zone. The
General Plan’s vision for this corridor is “to maintain the core industrial area at the edge of the City,
encourage regional commercial development along Fremont Avenue, and transition select areas to
a mix of industrial, office, retail, and residential uses.” The proposed Project will be an integral
piece to transforming the Project site into the urban community. The subject site is presently
improved with office uses but also includes an LA Fitness fitness center. The Shops at The
Alhambra is located across the street from the Project site, on the west side of Fremont Avenue
connected by a bridge spanning Fremont Avenue that promotes the pedestrian experience and
connectivity between the two to provide goods and services. The Shops at The Alhambra consists
of 17,800 square feet of restaurant and retail stores anchored by a 100,000 square foot Kohl’s
Department Store. The proposed residential development of rental and for-sale units will introduce
the residential element and achieve the mix of office, retail, and residential uses encouraged by the
General Plan.

I.

The design of the proposed new units fulfills the requirements set forth in Chapter 23.44 (Design
Standards) of the Zoning Ordinance.
The purpose of the Design Standards of the Zoning Ordinance is to assure that the improvements
will conform to a high standard of design, ensure compatibility with the surrounding community,
and enhance the overall image of the City. The proposed design is of a high quality which
compliments the existing brick façade buildings on the existing Office Plan Area, and will contribute
to the character of the neighborhood and enhance the streetscape.

J.

The area of open space, landscaping, parking and other communal facilities are consistent with the
anticipated population of the development.
The Project was originally conceived and submitted as a 1,061-unit residential development and
provided with the amounts of open space, landscaping, parking and other communal facilities
consistent with the anticipated population of the development. The Applicant has since modified
the project to reduce the number of units to 839 by eliminating 222 condominium units, and will be
enlarging the open space in the North Plan Area to create a park-like setting that will be accessible
to Project residents and the general public. Although the final details and designs associated with
these modifications are not completed yet, these modifications will have a positive effect on the
amounts of open space, landscaping, parking, and other communal facilities provided.

SECTION 5. CONDITIONAL USE PERMIT FINDINGS. Based upon the foregoing facts and findings
(Section 23.62.070 of the Alhambra Municipal Code) for Conditional Use Permit CU-17-9, the
Planning Commission hereby determines as follows:
A.

The proposed use is one conditionally permitted within the subject zone and complies with all of the
applicable provisions of the Zoning Ordinance.
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Pursuant to Section 23.24.030(C) of the Alhambra Municipal Code (“AMC”), Urban Residential
uses are conditionally permitted in the PO (Professional Office) zone if included on a site with a
minimum of 30 acres. Additionally, AMC Section 23.04.757 defines Urban Residential uses as
high density residential ranging in density from 15 to 75 units per acre, which may include live/work
units, and is in close proximity to commercial, professional and/or industrial uses. The proposed
Project proposes 839 residential units at a density of 21.8 units per acre on a lot of 38.38 acres, in
an area surrounded by industrial uses to the east and west, and commercial and professional uses
on-site and to the north and west.
The Project will be modified by the Applicant as it pertains to a reduction in the number of overall
units from 1,061 to 839 units, increasing the number of inclusionary units from 55 to 84, and
redesigning and increasing the size of the open space in the North Plan Area to a park-like setting
that will also be accessible to the general public.
B.

The proposed use would not impair the integrity and character of the zone in which it is to be
located.
The proposed Project will not impair the integrity and character of the PO (Professional Office)
zone. The Project site is located along the Fremont Avenue Corridor. The General Plan’s vision for
this corridor is “to maintain the core industrial area at the edge of the City, encourage regional
commercial development along Fremont Avenue, and transition select areas to a mix of industrial,
office, retail, and residential uses.” The proposed Project will be an integral piece to transforming
the Project site into the urban community. The subject site is presently improved with office uses
but also includes an LA Fitness fitness center. The Shops at The Alhambra is located across the
street from the Project site, on the west side of Fremont Avenue, and connected to the Project site
by a pedestrian bridge that promotes the pedestrian experience and connectivity between the two to
provide goods and services. The Shops at The Alhambra consists of 17,800 square feet of restaurant
and retail stores anchored by a 100,000 square foot Kohl’s Department Store. The proposed
residential development of rental and for-sale units will introduce the residential element and
achieve the mix of office, retail, and residential uses encouraged by the General Plan.

C.

The subject site is physically suitable for the type of land use being proposed.
The Project site measures 38.38 acres and occupies the entire block bounded by Fremont Avenue,
Orange Street, Date Avenue, and Mission Road. The Project site will be developed into five (5)
Plan areas: North Plan Area, South Plan Area, Corner Plan Area, East Plan Area, and the existing
Office Plan Area. As one unified development, the Project complies with all applicable
requirements of the Zoning Ordinance. When viewed independently, the South and Corner Plan
Areas do not appear to meet with the open space requirement of 425 square feet of open space per
unit. However, the individual Plan Areas are not being evaluated separately for Code compliance.
This Project is designed with all Plan Areas working together as one project, including the existing
Office Plan Area, of which the open space located in that Plan Area is integrated with the open space
areas in the proposed Plan Areas. As such the subject site is suitable for the proposed use, more so
now that the Applicant will be increasing the open space in the North Plan Area into an open space
that will be open to the public as well. The original proposed density of 27.6 units per acre was
suitable for the site, and now that the density has been reduced to 21.9 units per acre (839 units) the
site is even more suitable for the proposed Project.
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D.

The proposed use is compatible with the land uses presently on the subject property.
The project site is The Alhambra, a unique property originally built as the corporate headquarters
for the engineering firm C. F. Braun from the 1920’s to 1980’s. The Alhambra occupies the entire
block bounded by Orange Street to the north, Mission Road to the south, Date Street to the east, and
Fremont Avenue to the west. The property occupies approximately 1,675,498 square feet (38.38
acres, approximate). The property currently exists as an office campus with 20 buildings of varying
heights and 974,166 square feet of office space. The property is fully developed with office, fitness
center, warehouse, storage, utility substation, and surface parking lot uses.
Since purchasing the property in 1999, The Ratkovich Company has envisioned the development of
an urban community, based around the existing office campus featuring landscaped courtyards and
open spaces. It is the intent with this urban community to blend the residential and office uses
through outdoor spaces, architecture, and the special relationships between the two to create a
walkable environment. Even with the modifications to the Project as contemplated by the Applicant,
the Project will still embody the vision and principals of The Ratkovich Company.

E.

The proposed use would be compatible with existing and future land uses within the zone and the
general area in which the proposed use is to be located.
The subject site is located in the Fremont Corridor. The General Plan’s vision for this corridor is “to
maintain the core industrial area at the edge of the City, encourage regional commercial
development along Fremont Avenue, and transition select areas to a mix of industrial, office, retail,
and residential uses.” The proposed Project will be an integral piece to transforming the Project site
into the urban community. The subject site is presently improved with office uses but also includes
an LA Fitness fitness center. The Shops at The Alhambra is located across the street from the Project
site, on the west side of Fremont Avenue, and connected to the Project site by a pedestrian bridge
that promotes the pedestrian experience and connectivity between the two to provide goods and
services. The Shops at The Alhambra consists of 17,800 square feet of restaurant and retail stores
anchored by a 100,000 square foot Kohl’s Department Store. The proposed residential development
of rental and for-sale units will introduce the residential element and achieve the mix of office, retail,
and residential uses encouraged by the General Plan. It has been stated by some members of the
Planning Commission that the project is too dense and has associated environmental impacts such
as traffic and air quality. The project density will be reduced by 222 units, consistent with
Alternative 2 that was analyzed in the Draft EIR. There are environmental benefits to the reduced
density, which are the elimination of the Project’s significant impacts at the W Valley Boulevard/I710 S/B On-Ramp intersection in the PM peak period, at the S Fremont Avenue/W Hellman Avenue
intersection in the PM peak period, and at the Westmont Drive/W Valley Boulevard intersection in
the AM peak period, a reduction of three significant impacts.

F.

There would be adequate provisions for water, sanitation, and public utilities and services to ensure
that the proposed use would not be detrimental to public health and safety.
The proposed project has been evaluated by the City’s Fire, Public Works, Utilities, and
Environmental Compliance Departments, and the Building Division, which have each submitted
conditions of approval to ensure that there will be adequate provisions for water, sanitation and
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public utilities and services not only for the occupants of the proposed use, but adequate provisions
for all persons in the City. These conditions of approval were developed by the respective City
Departments for the original proposal including1,061 units. As the project unit count is reduced to
839 units, these conditions are still applicable, with exception to certain Utilities Department
conditions with respect to s fee estimates which are dependent upon the number units in a
development project. However, the same conditions required of a 1,061-unit project applied to a
project with substantially lower unit count, will ensure that there will be adequate provisions for
water, sanitation and public utilities and services for the modified Project.

G.

There would be adequate provisions for public access to serve the subject proposal.
Vehicular access to the Proposed Project is proposed to be achieved via multiple entrances. The
existing entrance from Fremont Avenue would be retained as a main entrance and would lead to a
two-way private drive providing access to the Office and South Plan Areas. Two of the three existing
entrances from Orange Street would also be retained, with the western entrance leading solely to
parking areas for the existing office buildings in the Office Plan Area, the center driveway leading
to a modified two-way private drive providing access to both the Office and North Plan Areas, and
the eastern-most driveway being removed. A new entrance from Orange Street would be constructed
between Lots 2 and 3 and would be a main residential entrance, connecting to a proposed two-way
private drive within the North Plan Area. The existing mid-block entrance from Date Avenue would
be retained and would lead to a two-way private drive, connecting to each of the private drives from
the Orange Street frontage, providing access to the North, Office, and East Plan Areas. A new
entrance from Date Avenue would be constructed farther south between lots 7 and 8 that would lead
to a proposed two- way private drive providing access to the Corner, South, East, and Office Plan
Areas and which would connect to the Fremont Avenue entrance across the Site. A new driveway
would also be constructed on Date Avenue providing direct access to the parking garage on the
Corner Plan area. Four existing driveways on Date Avenue would be removed. Finally, a new
entrance is proposed from Mission Road to provide access to the South, Office, and Corner Plan
Areas. This entrance would connect to a new two- way private drive that would link to the Fremont
Avenue and new Date Avenue entrances. Pedestrian access would be on all sides of the Site.
The Project Site would be accessible by 8 driveways upon Project completion. One driveway (A)
along Fremont Avenue would remain a signalized intersection and provide access to the South Plan
Area from the west. One driveway (B) along Mission Road would be relocated approximately 280
feet west and would provide access to the South Plan Area from the south. Three driveways along
Date Avenue (C, D, and E) would provide access to the Corner, East, and North Plan Areas from
the east. The farthest south driveway on Date Avenue (C) would provide access exclusively to the
Corner Plan Area parking structure. Three driveways located along Orange Street (F, G, & H) would
provide access to the North and Office Plan Areas.
The Applicant is seeking a reduction in the number of required parking spaces for the Office uses.
Pursuant to Alhambra Municipal Code (AMC) Section 23.52.060(A) [Reduction of Requirements],
the alternating use of parking facilities may be approved in cases where parties wish to cooperatively
establish and operate parking facilities and where the uses on those sites generate parking demands
primarily during hours when the remaining uses are not in operation. The Applicant hired Walker
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Consultants, a third-party consultant to prepare a Shared Parking Analysis (Appendix B of the Draft
EIR) for the site. The Analysis establishes that the maximum parking demand for the existing,
remaining uses in the Office Area is actually 2,213 during weekdays and 788 on weekends. Thus,
even though Code-requirements would be for 4,206 spaces based on a total proposed remaining
Office Area of 902,201 square feet, the Analysis describes a need to provide just 2,213 spaces to
meet the actual parking demands. The Project proposes to retain approximately 1,778 parking spaces
within two existing parking structures. A 490-space parking structure is also proposed to be
constructed in the East Plan Area to serve the parking needs of the Office Plan Area. With the
construction of this parking garage, there would be 2,268 parking spaces provided for the exclusive
use of the Office Plan Area, which exceeds the Analysis’ conclusion regarding the maximum daily
parking demand for the remaining buildings in the Office Area.
The proposed residential areas require a total of 2,387 resident and guest parking spaces per the
Alhambra Municipal Code, based upon a total unit count of 1,061 units. The same Shared Parking
Analysis also examined the parking needs of the South and Corner Plan Areas and argues for the
use of parking rates for the apartment buildings based on the Urban Land Institute’s (ULI) residential
parking generation rates (1 space per unit for studios, 1.5 spaces per unit for 1-bedroom units, 1.75
spaces per unit for 2-bedroom units, and 2 spaces per unit for 3-bedroom units). These rates are
considered by the Analysis to be more in line with current demands for residential parking than the
City of Alhambra’s code-required parking of two spaces per unit no matter the unit’s size. Based on
the Analysis’ use of the ULI parking generation rates, 922 parking spaces are proposed in the South
and Corner Plan Areas instead of the 1,252 that would be required by the Alhambra Municipal Code.
As proposed with the reduced parking numbers, each of the Residential Plan areas would be selfsufficient for parking, although they would not meet the standards of the Alhambra Municipal Code.
The reduction in the number of condominium units by 222 units reduces the parking required for
the condominiums from 2,387 originally, to 647 spaces. Together with the 915 spaces required for
the South Plan Area and the 337 spaces for the Corner Plan Area, the modified Project would need
a total of 1,899 parking spaces for the residential uses. The original 1,061-unit design was to provide
a total of 2,057 parking spaces for the residences, however, that number will change as the modified
design is studied and finalized.
H.

The proposed use is consistent with the objectives, policies, general land uses and programs of the
Alhambra General Plan.
The subject site is located along the Fremont Avenue Corridor. The General Plan’s vision for this
corridor is “to maintain the core industrial area at the edge of the City, encourage regional
commercial development along Fremont Avenue, and transition select areas to a mix of industrial,
office, retail, and residential uses.” The proposed Project will be an integral piece to transforming
the Project site into the urban community. The subject site is presently improved with office uses
but also includes an LA Fitness fitness center. The Shops at The Alhambra is located across the
street from the Project site, on the west side of Fremont Avenue. The Shops at The Alhambra
consists of 17,800 square feet of restaurant and retail stores anchored by a 100,000 square foot
Kohl’s Department Store. The proposed residential development of rental and for-sale units will
introduce the residential element and achieve the mix of office, retail, and residential uses
encouraged by the General Plan. It has been stated by some members of the Planning Commission
that the project is too dense and has associated environmental impacts such as traffic and air quality.
The project density will be reduced by 222 units, consistent with Alternative 2 that was analyzed in
32

the Draft EIR. There are environmental benefits to the reduced density, which are the elimination
of the Project’s significant impacts at the W Valley Boulevard/I-710 S/B On-Ramp intersection in
the PM peak period, at the S Fremont Avenue/W Hellman Avenue intersection in the PM peak
period, and at the Westmont Drive/W Valley Boulevard intersection in the AM peak period, a
reduction of three significant impacts.
I.

The proposed use would not be detrimental to the public interest, health, safety, convenience or
welfare.
The proposed Project will not be detrimental to the public interest, health, safety, convenience or
welfare. The proposed Project will realize the transitioning of the Fremont Corridor into a district
that mixes industrial, office, retail and residential uses as encourage in the General Plan. The
original 1,061-unit proposal was evaluated for environmental impacts and a Draft EIR was prepared.
The Draft EIR found that there were numerous environmental impacts, although, those impacts were
mitigatable to less than significant levels. However, based on the analysis included in Section IV,
Environmental Impact Analysis, of the Draft EIR, the Project would result in significant
unavoidable environmental impacts related to air quality and transportation. Section 15093 of the
CEQA Guidelines requires lead agencies to adopt a Statement of Overriding Considerations if they
elect to approve a project that has significant and unavoidable environmental impacts. It will be the
responsibility of the City Council to make the determination that the benefits of a project outweigh
the significant and unavoidable impacts and to certify the Environmental Impact Report. As
previously noted, the proposed Project would have significant and unavoidable impacts related to
air quality and transportation. As such, the City has prepared CEQA Findings and a Statement of
Overriding Considerations.

SECTION 6. NOW THEREFORE, BE IT RESOLVED, that the forgoing recitals are true and correct
and made a part of this resolution; and that the Planning Commission of the City of Alhambra,
California hereby approves the following:
RESOLUTION NO. 20-20, A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF ALHAMBRA RECOMMENDING THAT
THE CITY COUNCIL CERTIFY THE FINAL ENVIRONMENTAL IMPACT
REPORT AND STATEMENT OF OVERRIDING CONSIDERATIONS FOR
THE PROJECT, ADOPT A MITIGATION MONITORING AND REPORTING
PROGRAM, AND APPROVE VESTING TENTATIVE TRACT MAP TT 74194,
RESIDENTIAL
PLANNED
DEVELOPMENT
PERMIT
RP-17-7,
CONDITIONAL USE PERMIT CU-17-9 & DEVELOPMENT AGREEMENT
FOR THE DEVELOPMENT OF THE PROPOSED VILLAGES AT THE
ALHAMBRA PROJECT CONSISTING OF 294 NEW, FOR-SALE,
RESIDENTIAL DWELLING UNITS IN FIVE-STORY STACKED FLAT AND
TOWNHOME CONFIGURATIONS; 545 NEW RENTAL APARTMENTS IN
FIVE-STORY STACKED FLAT CONFIGURATIONS; AND UP TO 4,347
TOTAL PARKING SPACES TO ACCOMMODATE ALL NEW USES
COVERING PORTIONS OF A 38.38-ACRE SITE FOR THE PROPERTY
LOCATED AT 1000 SOUTH FREMONT AVENUE; 2215 WEST MISSION
ROAD; 629, 635, 701, 825 AND 1003 SOUTH DATE AVENUE (ASSESSOR
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PARCEL NOS. 5342-001-006, -007, -008, -009, -010, -019,-021, -022, -023, -024, 025, -026, -027) IN THE CITY OF ALHAMBRA

PASSED, APPROVED AND ADOPTED THIS 2nd DAY OF NOVEMBER 2020.

____________________________________
ANTONIO GARDEA, PRESIDENT
PLANNING COMMISSION
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ATTEST:

__________________________________________
MARC CASTAGNOLA, AICP, SECRETARY
PLANNING COMMISSION

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF ALHAMBRA

)
)
)

I, Marc Castagnola, AICP, Planning Commission Secretary of the City of Alhambra, do hereby certify
that forgoing Resolution was duly adopted by the Planning Commission of the City of Alhambra at a
regular meeting thereof, held on the 2nd day of November, 2020 by the following vote of the Planning
Commission:
AYES:
NOES:
ABSENT:

____________________________________
MARC CASTAGNOLA, AICP
SECRETARY, PLANNING COMMISSION
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EXHIBIT A
CONDITIONS OF APPROVAL
VESTING TENTATIVE TRACT MAP TT 74194,
RESIDENTIAL PLANNED DEVELOPMENT PERMIT RP-17-7,
CONDITIONAL USE PERMIT CU-17-9 & DEVELOPMENT AGREEMENT
NOVEMBER 2, 2020
APPLICANT: ELITE-TRC ALHAMBRA COMMUNITY LLC,
ELITE-TRC NORTH PARCEL LLC;
THE CORNER COMPANY, LLC

PLANNING DIVISION
PL1.

This approval is for Vesting Tentative Tract Map TT 74194, Residential Planned Development
Permit RP-17-7, Conditional Use Permit CU-17-9 & Development Agreement for the
development of the proposed “The Villages at The Alhambra” project (Project). The Project
covers portions of a 38.38-acre site bounded by Fremont Avenue (west), Mission Road (south),
Date Avenue (east), and Orange Street (north) in the City of Alhambra. The Project would
retain 902,001 square feet of existing office space and would repurpose 10,145 square feet of
existing office space as Residential Amenity space. Also, the Project would retain a 50,000
square-foot LA Fitness health club, but would replace existing surface parking areas,
warehouse/storage/maintenance buildings, and a vacant office building with 294 new, for-sale,
residential dwelling units in five-story stacked flat and townhome configurations; 545 new
rental apartments in five-story stacked flat configurations; and up to 4,347 total parking spaces
to accommodate all new uses.

PL2.

The applicant shall submit an “Acceptance of Conditions of Approval” form and return it to
the Development Services Department within 10 days of City Council approval.

PL3.

The Residential Planned Development Permit and Conditional Use Permit shall be valid for
the duration of the Development Agreement, which is proposed at 20 years from the date the
Enabling Ordinance becomes effective pursuant to Government Code Section 36937, unless
earlier terminated pursuant to the terms therein.

PL4.

Prior to the submittal of construction plans for any specific phase of the development, the
applicant shall obtain approval of the architectural plans for that phase from the Design Review
Board.

PL5.

Per AMC Section 18.02.060(C), construction on the site shall be permitted only between the
hours of 7:00 AM and 7:00 PM Monday through Saturday. There shall be no construction
before or after these hours, nor shall any construction be allowed on Sundays or federal
holidays.

PL6.

All surface or ground mounted mechanical equipment, including transformers, terminal boxes,
pull boxes, air conditioner condensers, gas meters and electric meter cabinets shall be screened
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EXHIBIT A
CONDITIONS OF APPROVAL
VESTING TENTATIVE TRACT MAP TT 74194,
RESIDENTIAL PLANNED DEVELOPMENT PERMIT RP-17-7,
CONDITIONAL USE PERMIT CU-17-9 & DEVELOPMENT AGREEMENT
NOVEMBER 2, 2020
APPLICANT: ELITE-TRC ALHAMBRA COMMUNITY LLC,
ELITE-TRC NORTH PARCEL LLC;
THE CORNER COMPANY, LLC

from public view and/or treated to match the materials and colors of the adjacent building.
Prior approval of such screening/treatment is required by the Planning Division. The project
design may not include the use of window or wall mounted air conditioning units.
PL7.

All roof-mounted mechanical equipment and duct systems shall comply with the screening
standards contained in AMC Section 23.44.030(B).

PL8.

The property shall be maintained in a safe and well-kept condition prior to, during and after
construction, in accordance with AMC 6.26. If City standards are not met, the approval may
be revoked or a lien placed on the property to pay for clean-up.

PL9.

Utilities shall not be released until all of the conditions of approval are met and all of the
improvements are installed per the final approved plans.

PL10.

Landscaping and irrigation plans shall be submitted for City approval at the time of plan check.
These plans shall comply with the updated provisions of AMC Chapter 23.48 (Landscaping
Standards), including the State of California Model Water Efficient Landscape Ordinance
which will be in effect at the time plans are submitted for plan check.

PL11.

All phases shall be subject to Design Review Board review and approval prior to submitting
for plan check.

PL12.

All drive aisles and driveways shall be clearly marked with arrows indicating the direction of
travel and shall be maintained in a clear and visible manner.

PL13.

Wheel stops or continuous concrete curbing at least six inches in height shall be provided for
all parking spaces.

PL14.

All guest parking spaces shall be clearly marked and designated as such and shall not be used
by or assigned to, residents of the units. This stipulation shall be contained in the CC & R's for
this project for the North Plan Area and contained in the lease agreements for each unit within
the South Plan and Corner Plan Areas.

PL15.

The guest parking spaces contained in the North Plan Area shall be controlled by the
homeowners association for guest use only. This stipulation shall be contained in the CC
& R's for this project.
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EXHIBIT A
CONDITIONS OF APPROVAL
VESTING TENTATIVE TRACT MAP TT 74194,
RESIDENTIAL PLANNED DEVELOPMENT PERMIT RP-17-7,
CONDITIONAL USE PERMIT CU-17-9 & DEVELOPMENT AGREEMENT
NOVEMBER 2, 2020
APPLICANT: ELITE-TRC ALHAMBRA COMMUNITY LLC,
ELITE-TRC NORTH PARCEL LLC;
THE CORNER COMPANY, LLC

PL16.

No garage spaces contained in the North Plan Area shall be converted to living quarters or
otherwise used for habitable purposes, except as authorized pursuant to California Government
Code Sections 65852.2 and 65852.22. This condition shall be incorporated in the CC & R’s for
this project.

PL17.

One set of Covenants, Conditions and Restrictions (CC & R's) shall be prepared by the
Developer for the project, submitted to the Planning Division for the approval by the Director
of Community Development Department or his/her designee and then be recorded by the
Developer. The CC & R's shall include the provisions specified in Sections 23.20.090 and
23.20.100 of the Alhambra Municipal Code and shall also include a provision that the CC &
R's shall not be modified without written approval of the Director of Community Development
or his/her designee.

PL18.

All parking spaces shall be striped with a white or yellow single four-inch wide continuous
stripe, so as to clearly show the layout of the intended parking stalls. The stall shall be measured
from center to center of stripe.

PL19.

Parking areas used exclusively for parking and vehicle maneuvering shall be designed and
improved with grades not to exceed a 5% slope.

PL20.

Driveways used exclusively for ingress and egress or interior parking lot circulation shall be
designed and improved with grades not to exceed a 15% slope.

PL21.

Storage of any kind (i.e. barbecues, bicycles, etc.) shall not be permitted on patios and courtyard
areas visible from or directly facing Fremont Avenue, Mission Road, Orange Street, or Date
Avenue.

PL22.

Project mailboxes shall be centrally located near the front of the project, but shall not encroach
into the required street yard setback nor be more than four steps above the sidewalk grade. The
types and exact location of the mailboxes are subject to approval of the Superintendent of the
Postal Service, Alhambra Main Office, 10 West Bay State and the Director of Development
Services.
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PL23.

In order to prevent vandalism or theft on this property prior to or during construction, the
construction area shall be fenced and screened during the demolition and during all construction
phases. All vacant buildings shall be either boarded or demolished.

PL24.

One hundred cubic feet of lockable storage area shall be provided for each unit per AMC
Section 23.44.040 (B)(6).

PL25.

The combined height of walls and fences within the side and rear yards shall not exceed six
feet above the grade of the adjacent property. Front yard fences or walls shall not exceed three
feet above the grade of the property and are subject to review by the Design Review Board. No
sharp wire or sharp projecting objects shall be allowed at the top of fences per AMC
23.44.040(A)(1).

PL26.

Any retaining walls shall be treated in a similar manner as the project building(s), using
compatible materials, colors and finishes per AMC 23.44.040 (B)(1).

PL27.

Under no circumstances shall any public right-of-way be obstructed during demolition or
construction by materials, debris, vehicles, equipment or other related objects without obtaining
an encroachment permit from the Public Works Department.

PL28.

All new utilities on the project site shall be underground per AMC Section 23.44.030 (C)(1).

PL29.

All units shall be prewired to accommodate the future installation of cable television, per AMC
Section 23.44.030 (C).

PL30.

On-site lighting shall be installed along all vehicular access ways and major walkways and
within the garages per AMC 23.44.030 (A)(13) and AMC 23.52.070 (H).

PL31.

All electric meters shall be contained within a flush mounted cabinet and screened from public
view. The meter cabinets shall match the building materials and color per AMC 23.44.030
(C)(2).
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PL32.

Gas meters which are located in the front of a building shall be screened from public view with
a minimum 30-inch high masonry wall. Such wall shall be treated to match the color and finish
of the adjacent building.

PL33.

All buildings shall display the street address number in a prominent location on the street side.
In the multi-family units, each unit shall prominently display the unit number or designation.
All address numbers shall be easily visible to vehicular and/or pedestrian traffic. The street
address and unit numbers shall be no less than four inches in height and shall be of a color
contrasting to the background to which they are attached.

PL34.

Address numbers shall be uniformly located throughout the development. Address location
maps shall be provided at the entries of each of the Plan Areas.

PL35.

Developer shall indemnify, defend with counsel reasonably approved by City, and hold
harmless City and its officers, employees and agents from and against any and all losses,
liabilities, fines, penalties, costs, claims, demands, damages, injuries or judgments arising out
of, or resulting in any way from, Developer's performance pursuant to this Agreement.
Developer shall indemnify, defend with counsel reasonably approved by City, and hold
harmless City and its officers, employees and agents from and against any action or proceeding
to attack, review, set aside, void or annul this Agreement or any provision thereof; arising out
of or in any way relating to this project, any discretionary approvals granted by the City related
to the development of the project, or the environmental review conducted under California
Environmental Quality Act, Public Resources Code Section 21000 et seq., for the project;
excepting the foregoing any action by Developer against City for breach of the Agreement
pursuant to section 11.2 of this Agreement. Developer retains the right to withdraw from any
such action or proceeding and terminate this Agreement without penalty. Upon such
withdrawal and termination, Developer’s obligation to indemnify, defend with counsel
reasonably approved by City, and hold harmless City and its officers, employees and agents
shall terminate without penalty, provided any pending action or claim is also dismissed or
terminated and the City’s costs incurred to that point are paid. If the City elects to continue to
participate in any action or claim after Developer has elected to withdraw and terminate,
Developer shall have no obligation for costs and liabilities incurred and accruing after such
date of withdrawal and termination.
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City shall indemnify, defend with counsel reasonably approved by Developer, and hold
harmless Developer and its officers, employees and agents from and against any and all losses,
liabilities, fines, penalties, costs, claims, demands, damages, injuries or judgments arising out
of, or resulting in any way from, City’s failure to perform pursuant to the terms of this
Agreement.
PL36.

Utilities shall not be released for a phase until all of the conditions of approval for that phase
are met and all of the improvements for that phase are installed per the final approved plans.

PL37.

The Community Development shall have the authority to modify and/or waive Conditions of
Approval in the event issues of impossibility or performance arise or in the event that the timing
or manner of construction of required improvements can be made more efficient.
Notwithstanding the foregoing, the Director of Community Development may not modify or
waive a condition of approval that is an environmental mitigation measure. Additionally, if a
modification or waiver is requested, the Director of Community Development retains the
discretion to refer such request to the original approving body for the Condition of Approval.

PL38.

The developer shall comply with all mitigation measures specified and contained in the
Mitigation Monitoring Program (Exhibit _C_)

PL39.

The developer shall arrange for a Tribal Monitor to be present on the development site at all
times during any phase of project construction involving subsurface activities, including, but
not limited to, excavation, fill, grading, earth movement, trenching and installation of
underground utilities and piping. For the purpose of the project, a Tribal Monitor means either
a representative from the Gabrieleno Band of Mission Indians - Kizh Nation or other qualified
representative identified by the Native American Heritage Commission.

PL40.

At least 30 days prior to the issuance of a grading permit, the developer shall provide the City
with written documentation of the agreement with the Tribal Monitor.

PL41.

In the event archeological resources are unearthed during project subsurface activities, all earth
disturbing work in a 50-foot radius of the find shall cease until the on-site Tribal Monitor has
evaluated the significance of the find. If the Tribal Monitor is not adequately qualified, an
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archeologist shall be consulted to evaluate the significance of the find. After the find has been
appropriately mitigated, work in the area may resume.
PL42.

If human remains are unearthed during the project subsurface activities, State Health and Safety
Code Section 7050.5 requires that no further disturbance shall occur until the County Coroner
has made the necessary findings as to origin and disposition pursuant to Public Resources Code
Section 5097.98. If the remains are determined to be of Native American descent, the coroner
has 24 hours to notify the Native American Heritage Commission (“NAHC”). The NAHC will
then contact the most likely descendant of the deceased Native American, who will then serve
as consultant on how to proceed with the remains.

PL43.

In the event that paleontological resources are unearthed, the developer shall retain a qualified
paleontologist. The qualified paleontologist shall be on-site during grading and other
significant ground disturbance activities that impact Pleistocene alluvial deposits, which could
occur at depths below six feet. The monitoring shall apply to the areas of the site where
excavation shall extend at depths of six feet or more.

PL44.

In the event that paleontological resources are unearthed during the project subsurface
activities, all earth disturbing work within a 50-foot radius of the finds shall cease until the onsite paleontologist has evaluated the significance of the find. After the find has been
appropriately mitigated, work in the area may resume.

PL45.

The proposed development shall comply with all applicable provisions of the City of
Alhambra’s Art in Public Places Program (AMC 23.81).

PL46.

The proposed development shall comply with all other applicable regulations of the
Alhambra Municipal Code and the Building and Fire Codes in effect at the time of permit
application for any particular phase of the Master Plan.

BUILDING
B1.

The second sheet of building plans is to list all conditions of approval and to include a copy of
the Planning Commission Decision letter. This information shall be incorporated into the plans
prior to the first submittal for plan check.
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B2.

School Developmental Fees shall be paid to School District prior to the issuance of the building
permit.

B3.

Fees shall be paid to the County of Los Angeles Sanitation District prior to issuance of the
building permit.

B4.

New construction tax of $2,000 per new residential unit shall be paid to the City of Alhambra
Building Department at the time the building permit is issued.

B5.

The Alhambra City Council establishing fees for the Art in public places program effective on
October 22, 2001, Ordinance number 02M1-4417. Whenever Residential developments more
than 5 units, or Non-residential project valuation exceeds $500,000.00, the art display
contribution obligation shall be one half of one percent of the Total Building Valuation for the
development, excluding land value, off site improvement costs, interior improvements, parking
facilities and public facilities. Such Fees shall be paid to the City prior to issuance of the building
permit.

B6.

Each building shall be addressed accordingly, and an application for address assignment for each
building shall be filed with Building Division prior to plan check submittal.

B7.

In accordance with paragraph 5538(b) of the California Business and Professions Code, plans
are to be prepared and stamped by a licensed architect.

B8.

Structural calculations prepared under the direction of an architect, civil engineer or structural
engineer shall be provided.

B9.

A geotechnical and soils investigation report is required, the duties of the soils engineer of record,
as indicated on the first sheet of the approved plans, shall include the following:
a)
Observation of cleared areas and benches prepared to receive fill;
b)
Observation of the removal of all unsuitable soils and other materials;
c)
The approval of soils to be used as fill material;
d)
Inspection of compaction and placement of fill;
e)
The testing of compacted fills; and
f)
The inspection of review of drainage devices.
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B10.

The owner shall retain the soils engineer preparing the Preliminary Soils and/or Geotechnical
Investigation accepted by the City for observation of all grading, site preparation, and compaction
testing. Observation and testing shall not be performed by another soils and/or geotechnical
engineer unless the subsequent soils and/or geotechnical engineer submits and has accepted by
the Public Works Department, a new Preliminary Soils and/or Geotechnical Investigation.

B11.

A grading and drainage plan shall be approved prior to issuance of the building permit. The
grading and drainage plan shall indicate how all storm drainage including contributory drainage
from adjacent lots is carried to the public way or drainage structure approved to receive storm
water.

B12.

Preliminary MS4 Project Application (MS4-1 FORM) completed by Engineer of Record and
approved by Environmental Division shall be copied on the first sheet of Building Plans and on
the first sheet of Grading Plans.

B13.

When required by Environment Division LID plans shall be submitted with grading plans. See
MS4-1 Form for requirements.

B14.

All State of California disability access regulations for accessibility and adaptability shall be
complied with.

B15.

Approval is required from the Los Angeles County Health Department for public spas, wading
pools, and swimming pools.

B16.

The building permit will not be issued until the property has been surveyed and the boundaries
marked by a land surveyor licensed by the State of California.

B17.

Foundation inspection will not be made until the excavation has been surveyed and the setbacks
determined to be in accordance with the approved plans by a land surveyor licensed by the State
of California. THIS NOTE IS TO BE PLACED ON THE FOUNDATION PLAN IN A
PROMINENT LOCATION.

B18.

The governing codes shall be determined individually for each development phase at the time of
plan check submittal and shall apply throughout the duration of each phase until completion.
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B19.

Rules and regulations for expiring plan check and permit applications for each development
phase shall be enforced separately by the governing codes as determined at the time of plan check
submittal.

B20.

Means of egress of any existing building or structure on site shall not be obstructed at any
development phase. Alterations to means of egress as necessary during construction of any phase
shall be such that the existing building or structure is no less complying with the provisions of
the governing code than the existing building or structure was prior to the alteration.

B21.

The path of travel and accessible routes to any existing building or structure on site shall not be
obstructed at any development phase. Alterations to path of travel and/or accessible routes as
necessary during construction of any phase shall be such that the existing building or structure is
no less complying with the provisions of the governing code than the existing building or
structure was prior to the alteration.

B22.

Construction of a new building surrounded by or adjacent to any existing structure shall be such
that the fire resistance rating requirements for exterior walls and maximum areas of exterior wall
openings for both new and existing buildings or structures based on fire separation distance per
the governing codes are satisfied.

B23.

Separate plans, applications and fees are required for each development phase prior to plan
review of electrical, plumbing, mechanical, or grading plans.

B24.

Mechanical ventilation in accordance with Los Angeles County Building Code is required for
the underground parking garage.

B25.

Electrical plan check is required.

B26.

Mechanical plan check is required.

B27.

Plumbing plan check is required.

B28.

Project shall comply with the CalGreen Non-Residential mandatory requirements.
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B29.

Project shall comply with the CalGreen Residential mandatory requirements.

B30.

No form work or other construction materials will be permitted to encroach into adjacent property
without written approval of the affected property owner.

B31.

Demolition permit is required for any existing buildings which are to be demolished.

B32.

Separate plan review and permit is required for each detached structure and swimming pool.

B33.

Separate plan review and permit is required for each detached retaining wall.

B34.

Fences over 6 feet high require a separate plan review and a separate building permit.

B35.

Prior to the issuance of building permit, a written consent shall be obtained from the current
easement holder(s) for any proposed development encroaching into existing easement(s).

B36.

All fire sprinkler hangers must be designed, and their location approved by an engineer or an
architect. Calculations must be provided indicating that the hangers are designed to carry the
tributary weight of the water filled pipe plus a 250-pound point load. A plan indication this
information must be stamped by the engineer or the architect and submitted for approval prior to
issuance of the building permit.

B37.

Separate permit is required for fire sprinklers

B38.

A reciprocal easement for ingress and egress, sanitary sewer, utility, drainage, water shall be
provided for each property that does not front on or have direct access to the public way. Services
to each property shall be underground and shall be located in a trench within this easement.

B39.

City records indicate the proposed site is a combination of lots under common ownership. A
parcel merger by document shall be processed prior to issuance of the building permit.

B40.

Building permits shall not be issued until the final map has been prepared to the satisfaction of
the Building Official.
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FIRE DEPARTMENT
NORTH PLAN AREA
FD1.

NFPA 13: Fire Sprinkler system including Alhambra Municipal Code Amendments

FD2.

NFPA 14: Standpipe system as well as stairwell access to roof

FD3.

NFPA 72: Fire alarm system

FD4.

NFPA 10: Portable Fire Extinguishers

FD5.

New fire flow test

FD6.

Fire Flow: 4000+ gpm @ 20 psi for 4 hours

FD7.

4 Fire hydrant(s)within 210 Maximum distance on street/road frontage to a fire hydrant

FD8.

Hard-wired-interconnected smoke alarms with battery back-up all rooms used for sleeping and
in the area, just outside of rooms used for sleeping. Minimum one per level

FD9.

Emergency responder radio coverage

FD10.

20 minute fire-rate door, self-closing and latching between garage and living area where garage
and dwelling have openings.

FD11.

Exit stairwells from lower basement levels.

FD12.

Aerial Apparatus Access Roads and fire lanes, per Ch.5 and Appendix D of California Fire
Code. See mark up Sheet A-5.0 AND A5.2

FD13.

Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
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NOTE: Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
* Including Alhambra Municipal Code Amendments
SOUTH PLAN AREA
FD14.

NFPA 13: Fire Sprinkler system including Alhambra Municipal Code Amendments

FD15.

NFPA 14: Standpipe system as well as stairwell access to roof

FD16.

NFPA 72: Fire alarm system

FD17.

NFPA 10: Portable Fire Extinguishers

FD18.

New fire flow test

FD19.

Fire Flow: 4000+ gpm @ 20 psi for 4 hours

FD20.

4 Fire hydrant(s)within 210 Maximum distance on street/road frontage to a fire hydrant

FD21.

Hard-wired-interconnected smoke alarms with battery back-up all rooms used for sleeping and
in the area, just outside of rooms used for sleeping. Minimum one per level

FD22.

Emergency responder radio coverage

FD23.

Aerial Apparatus Access Roads and fire lanes, per Ch.5 and Appendix D of California Fire
Code. See mark up Sheet A-2.3

FD24.

Existing fire lane access through courtyard not to be obstructed/deleted or blocked see A2.3

FD25.

Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
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NOTE: Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
* Including Alhambra Municipal Code Amendments

EAST PLAN AREA
FD26.

NFPA 13: Fire Sprinkler system including Alhambra Municipal Code Amendments

FD27.

NFPA 14: Standpipe system as well as stairwell access to roof

FD28.

NFPA 72: Fire alarm system

FD29.

NFPA 10: Portable Fire Extinguishers

FD30.

New fire flow test

FD31.

Fire Flow: 2125+ gpm @ 20 psi for 2 hours

FD32.

2 Fire hydrant(s)within 225 Maximum distance on street/road frontage to a fire hydrant

FD33.

Emergency responder radio coverage

FD34.

Exit stairwells Levels 2-5

FD35.

Aerial Apparatus Access Roads and fire lanes, per Ch.5 and Appendix D of California Fire
Code. See mark up Sheet A4.1-2.

FD36.

Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.

NOTE: Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
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* Including Alhambra Municipal Code Amendments
CORNER PLAN AREA
FD37.

NFPA 13: Fire Sprinkler system including Alhambra Municipal Code Amendments

FD38.

NFPA 14: Standpipe system as well as stairwell access to roof

FD39.

NFPA 72: Fire alarm system

FD40.

NFPA 10: Portable Fire Extinguishers

FD41.

New fire flow test

FD42.

Fire Flow: 4000+ gpm @ 20 psi for 4 hours

FD43.

4 Fire hydrant(s)within 210 Maximum distance on street/road frontage to a fire hydrant

FD44.

Hard-wired-interconnected smoke alarms with battery back-up all rooms used for sleeping and
in the area, just outside of rooms used for sleeping. Minimum one per level
Emergency responder radio coverage

FD45.
FD46.

Aerial Apparatus Access Roads and fire lanes, per Ch.5 and Appendix D of California Fire
Code. See mark up Sheet A-3.2—Appears deficient

FD47.

Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.

NOTE: Additional Fire Department Requirements may be set after reviewing a complete set of
architecture plans.
* Including Alhambra Municipal Code Amendments
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PUBLIC WORKS DEPARTMENT
The following work items are to be designed, installed and completed at the sole expense of the
applicant/developer/property owner.
CITY ENGINEERING FEES
PW1.

Prior to issuance of grading, building or other permits as appropriate, the applicant shall pay
all necessary fees to the City.

PW2.

If a new sewer line/connection is installed, a fee will be required in addition to the fees paid to
the County of Los Angeles Sanitation District, and shall be paid prior to building permit
issuance. Contact the Utilities Department for further information.

PW3.

A separate public works permit and payment of fee is required for all work in the public
right-of-way.

PUBLIC WORKS REQUIREMENTS
PW4.

In addition to the listed below, this project will also be required to implement necessary and
required improvements that are specified in the approved Traffic Impact Study.

PW5. It is anticipated that separate plans for improvements within the public right-of-way will be
required.
FREMONT
PW6.

Dedicate 10’ on Fremont Ave. along the full frontage of the property and pay associated fees.
Widen Fremont Avenue from the existing transition south of Orange Ave to Mission Rd.
Pavement section shall be 5 ½ inch AC Pavement over 16 inch Base material, as directed by
the Public Works Inspector.

PW7.

Construct 2 inch AHRM over pavement reinforcing fabric, more overlay thickness by using
concrete leveling course to be placed in separate layers, as directed by the Public Works
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Inspector.
PW8.

Grind and overlay 2” AHRM to half street width along property frontage as directed by the
Public Works Inspector.

PW9.

Reinstall thermo-plastic extrusion striping and reinstall street markings/delineation as directed
by the Public Works Inspector.

PW10. Install new curb and gutter along the full frontage of the property, per Alhambra Standard Plan
SR-01 as directed by the Public Works Inspector.
PW11. Install new sidewalk along the frontage of the property, in accordance with Alhambra Standard
Plan SR-07 as directed by the Public Works Inspector.
PW12. Install new ADA ramps with truncated domes on curb ramp at four (4) locations on Fremont
(NE and SE corners of 1000 S. Fremont and Fremont, NE and SE corners ant Mission and
Fremont as directed by the Public Works Inspector.
PW13. Remove and replace existing signage/poles with DG3 reflective signage/unistruts along
Fremont from Mission to Orange as directed by the Public Works Inspector.
PW14. Relocate existing streetlight poles, install new conduit, conductors and pullboxes in widening
area. Replace existing HPSV luminaires with LED luminaires (34 units, circuit MM-121).
Salvage existing luminaires to City.
PW15. Relocate signal controller cabinet and poles, install new signal mastarms, install new conduits
and conductors in widening area. (Fremont @ Mission, Fremont @ 1000 S. Fremont). All
conduits must be installed per City of Alhambra Standard as directed by the Public Works
Inspector.
PW16. Install City approved street trees 40’on center within parkway with tree grates and irrigation
system as directed by the Public Works Inspector.
PW17. Relocate existing banner pole.
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PW18. Reconstruct bus stops and bus pads.
PW19. Reconstruct catch basins.
PW20. Remove all construction Graffiti. (Any underground utility identifying spray paint markings
on the sidewalk and pavement related to excavation due to construction.)
MISSION
PW21. Should the proposed work generate a cut into the street, paving shall be in accordance to
Alhambra Standard Plan SR-2018-01.01, as directed by the Public Works Inspector. Note:
Mission Rd. paving was accepted as completed in April 2019 and moratorium would remain
until April 2024. Any cut into the pavement may require half to full width pavement restoration
during moratorium.
PW22. Remove and replace broken and off-grade curb and gutter in accordance with Alhambra
Standard Plan SR-01 as directed by the Public Works Inspector.
PW23. Install (3) new driveway apron per Alhambra Standard Plan SR-10 driveway apron, as directed
by the Public Works Inspector.
PW24. Close four (4) existing driveways.
PW25. Remove and replace broken and off-grade sidewalk in accordance with Alhambra Standard
Plan SR-07 as directed by the Public Works Inspector.
PW26. Install new ADA ramps with truncated domes on curb ramp at two (2) locations on Mission
Rd. (NE and NW corner of Mission Rd. and Date Ave.) as directed by the Public Works
Inspector.
PW27. Remove and replace existing signage/poles with DG3 reflective signage/unistruts along
Mission Rd. from Date Ave. to Fremont Ave. as directed by the Public Works Inspector.
PW28. Replace existing HPSV luminaires with LED luminaires (5 units, circuit MM-166). Salvage
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existing luminaires to City.
PW29. Install City approved street trees 40’on center within parkway with tree grates and irrigation
system as directed by the Public Works Inspector.
PW30. Underground utilities. Undergrounding utilities includes but is not limited to the removal of
any aboveground utility structures such as poles and cabinets as well as overhead utility cables
along any frontage of the subject property.
PW31. Remove all construction Graffiti. (Any underground utility identifying spray paint markings
on the sidewalk and pavement related to excavation due to construction.)
DATE
PW32. Grind and overlay 2” conventional asphalt street full-width from Orange Ave. to Mission Rd.,
reinstall thermo-plastic extrusion striping and reinstall street markings/delineation as directed
by the Public Works Inspector.
PW33. (Based on Traffic Study) Install new signal and controller. Equipment shall be 170 ATC/HC11
in Type 332 cabinet including ethernet communications, OPTICOM signal preemption and
battery backup system, intersection of Mission and Date.
PW34. Install new curb and gutter along the full frontage of the property, per Alhambra Standard Plan
SR-01 as directed by the Public Works Inspector.
PW35. Install new sidewalk along the frontage of the property, in accordance with Alhambra Standard
Plan SR-07 as directed by the Public Works Inspector.
PW36. Install new ADA ramps with truncated domes on curb ramp at eight (8) locations (NE, NW,
SE, SW corners of Date and Chestnut and NE, NW, SE, SW corners of Date and Orange) as
directed by the Public Works Inspector.
PW37. Install (6) new driveway apron per Alhambra Standard Plan SR-10 driveway apron, as
directed by the Public Works Inspector.
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PW38. Remove and replace existing signage/poles with DG3 reflective signage/unistruts along Date
Ave. from Orange Ave. to Mission Rd. as directed by the Public Works Inspector.
PW39. Install City approved street trees 40’on center within parkway with tree grates and irrigation
system as directed by the Public Works Inspector.
PW40. Replace existing HPSV luminaires with LED luminaires (18 units, circuit MM-120 south of
Orange). Salvage existing luminaires to City.
PW41. Underground utilities. Undergrounding utilities includes but is not limited to the removal of
any aboveground utility structures such as poles and cabinets as well as overhead utility cables
along any frontage of the subject property.
PW42. Remove all construction Graffiti. (Any underground utility identifying spray paint markings
on the sidewalk and pavement related to excavation due to construction.)
ORANGE
PW43. Install new curb and gutter along the full frontage of the property, per Alhambra Standard Plan
SR-01 as directed by the Public Works Inspector.
PW44. Install new sidewalk along the frontage of the property, in accordance with Alhambra Standard
Plan SR-07 as directed by the Public Works Inspector.
PW45. Grind and overlay 2” conventional asphalt street full-width along property frontage, reinstall
thermo-plastic extrusion striping and reinstall street markings/delineation as directed by the
Public Works Inspector.
PW46. (Based on Traffic Study) Install new signal and controller. Equipment shall be 170 ATC/HC11
in Type 332 cabinet including ethernet communications, OPTICOM signal preemption and
battery backup system (intersection of Orange and Date).
PW47. Replace existing Type 90 controller and cabinet with Type 170 ATC/HC11 controller and Type
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332 cabinet including ethernet communications. Salvage existing equipment to the City
(intersection of Fremont and Orange).
PW48. Install new ADA ramps with truncated domes on curb ramp at one (1) location (SE corner of
Orange Ave. and Fremont Ave.) as directed by the Public Works Inspector.
PW49. Install 10 new streetlight poles, conduits, conductors and LED luminaires on south side of
Orange.
PW50. Remove and replace existing signage/poles with DG3 reflective signage/unistruts along Orange
Ave. from Date to Fremont as directed by the Public Works Inspector.
PW51. Install City approved street trees 40’on center within parkway with tree grates and irrigation
system as directed by the Public Works Inspector.
PW52. Remove all construction Graffiti. (Any underground utility identifying spray paint markings
on the sidewalk and pavement related to excavation due to construction.)
PW53. A permit shall be obtained from the City of Alhambra Public Works Department prior to start
of any work in the public right-of-way; including, but not limited to, public improvements and
utility installations. All work shall be done in accordance with established City standards or as
directed by the Director of Public Works and/or the City Engineer.
The following are general requirements for off-site improvements:
PW54. Any existing improvements in the public right-of-way damaged or made off-grade during
construction, including but not limited to traffic signals, light standards, aprons, sidewalk, curb
ramps, curb, and/or gutter shall be removed and replaced in accordance with the appropriate
City Standard or as directed by the City Engineer.
PW55. All site drainage shall be collected and deposited in the adjacent gutter, alley, storm drain or
similar structure or device. Site storm and/or nuisance water shall not flow across the City
sidewalk.
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PW56. All new and existing, non-complying driveway aprons shall be constructed in accordance with
Alhambra Standard Plan SR-11 and shall provide a minimum 4' wide path of travel at not more
than 2% cross-slope at the top of the apron. Where limited parkway width occurs, the sidewalk
shall be depressed at the driveway apron to provide a disabled access complying path of travel
across the driveway apron. Top of driveway apron X shall be 3' minimum from any trees,
power poles, traffic signals controllers, electric services or similar improvements in the public
way. Maximum width of SR-11 driveway apron in R-1 and R-2 zones is 20'.
PW57. All existing driveway aprons to be closed shall be removed and replaced with new curb, gutter
and sidewalk constructed in accordance with Alhambra Standard Plans SR-01 and SR-07.
PW58. All existing damaged or off-grade sidewalks shall be removed and replaced in accordance with
Alhambra Standard Plan SR-07.
PW59. All existing damaged or off-grade curb and gutter shall be removed and replaced in accordance
with Alhambra Standard Plan SR-01.
PW60. All existing street trees off-site and on-site shall be protected in place. Street trees shall be
replaced in kind; 36" box minimum, if damaged or killed.
UTILITIES DEPARTMENT
U1.

The owner/developer shall provide one set of complete project plans to the Utilities Department
for further review. The plans shall include all lot area, building space, landscape and proposed
retail use for the project. All water, irrigation, fire (including fire flow requirements) and sewer
shall be noted on review set. Plans shall be submitted to the Utilities Department at the same
time Building Plans are submitted.

U2.

The owner/developer shall implement Structural and Source Best Management Practices to
minimize pollutant discharges to the storm water system during construction and continue after
occupancy.

U3.

The owner/developer shall be required to purchase and have the City install 516 1-inch
Domestic water services and meters from water main to the meter and required backflow
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protection.
U4.

The owner/developer shall be required to purchase and have the City install six 6-inch
Domestic water services and meters from water main to the meter and required backflow
protection.

U5.

The owner/developer shall be required to purchase and have the City install seven 1-inch
Common water services and meters from water main to the meter and required backflow
protection.

U6.

The owner/developer shall be required to purchase and have the City install one 1 1/2 -inch
Common water service and meter from water main to the meter and required backflow
protection.

U7.

The owner/developer shall be required to purchase six 2-inch water services and meters for
Irrigation service and required backflow protection.

U8.

The owner/developer shall be required to purchase five 6-inch fire hydrants.

U9.

The owner/developer shall be required to purchase and have the city install six new 6-inch fire
service lines and required backflow protection. Additional fees may apply depending on type
of fire protection system required by the City of Alhambra’s Fire Department.

U10.

The owner /developer shall install five new public fire hydrants.

U11.

The owner/developer shall be responsible for upgrading all 4-inch sewer laterals being used to
6-inch and cap all others. The sewer lateral is the entire sewer pipeline that runs from the
owner/developers building/house to the City’s sewer main in the public right-of-way/street.

U12.

The owner/developer is required to contact the City of Alhambra’s Public Works inspector at
(626) 570-5067 to schedule an appointment for inspection of the 6-inch lateral connection to
the City’s sewer main before back-filling and paving.

U13.

The owner/developer shall obtain a hydrant meter from the Utilities Department Customer
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Service Center located at 68 South First Street for all demolition and construction water.
U14.

The owner/developer shall be responsible for completing a sewer area survey to determine the
impact on the City’s sewer system. The survey will need to be performed from the proposed
project site to the nearest impacted County sewer trunk line, if it is determined that the
infrastructure before construction is completed.

U15.

The owner/developer shall be responsible for all required water system access seer connection
fees, backflow fees, excavation fees and inspection fees.

U16.

All Utility Department fees shall be paid prior to issuance of Building Permits.

U17.

UTILITIES DIVISION: The water and sewer requirements of the Utilities Division of the
Public Works Department will be forthcoming as detailed plans for each phase are submitted.

U18.

The owner/developer shall incorporate and comply with all regulations, policies and standards
regarding water, sewer and storm water.

LIST OF CONDITIONS
•
•
•
•
•
•
•
•
•
•
•

1” Water Services & Meters / Domestic
6” Water Services & Meters / Domestic
1” Water Services & Meters / Common
1 1/2 ” Water Services & Meters / Common
2” Water Services & Meters / Irrigation
6” Fire Services
Public Fire Hydrants
Water System Access Fees
Sewer Connection Usage Fee
Backflow Device Fees
6” Lateral
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(Estimated)
Fees are subject to change and actual fees to be paid will be based upon the adopted fee schedule in
effect at the time that building permits are paid and issued.
Quantity

Unit Price

Extended
Price

1” Water Services & Meters /Domestic

516

$404.37

$208,654.92

6” Water Services & Meters / Domestic

6

$ 2,617.72

$15,706.32

1” Water Services & Meters/ Common

7

$404.37

$2,830.59

1 ½” Water Service & Meter / Common

1

$758.00

$758.00

2” Water Service / Irrigation

6

$956.50

$5,739.00

6” Fire Services

6

$7,321.00

$43,926.00

Public Fire Hydrants

5

$5,500.00

$27,500.00

547

$2,282.00

$1,248,254.00

Description

Water System Access Fees
Sewer Connection Usage Fee

$494,471.00

Excavation/Encroachment Fee

$16,920.00

Backflow Fees

$1,972.00

Plan Check Fees/Inspection Fees

$18,910.00

Total

$2,085,642.00
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ENVIRONMENTAL COMPLIANCE
EC1. The Applicant, The Ratkovich Company, is required to apply LID strategies to the project located
at 1000 S. Fremont Avenue, in accordance with LID requirements outlined in Alhambra
Municipal Code Section 16.36 (Redevelopment Projects). The County of Los Angeles has an
LID Standards Manual available (February 2014), which outline design standards and BMPs.
This manual is only suggested for guidance and should not supersede the aforementioned
Municipal Code
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I

INTRODUCTION

The California Environmental Quality Act (CEQA) requires that a Lead Agency issue two sets of findings prior
to approving a project that will generate a significant impact on the environment. The Statement of Facts and
Findings is the first set of findings where the Lead Agency identifies the significant impacts, presents facts
supporting the conclusions reached in the analysis, makes one or more of three findings for each impact, and
explains the reasoning behind the agency’s findings.
The Statement of Overriding Considerations is the second set of findings. Where a project will cause unavoidable,
significant, adverse environmental effects, the Lead Agency may still approve the project if it determines that the
project’s benefits outweigh its adverse effects. In order to do so, the Lead Agency must adopt a Statement of
Overriding Considerations, in which it sets forth specific reasoning by which the benefits of the project outweigh
its adverse environmental effects.
The following statement of findings has been prepared in accordance with the California Environmental Quality
Act (CEQA) and Public Resources Code Section 21081. CEQA Guidelines Section 15091 (a) provides that:
No public agency shall approve or carry out a project for which an EIR has been certified which
identifies one or more significant environmental effects of the project unless the public agency
makes one or more written findings for each of those significant effects, accompanied by a brief
explanation of the rationale for each finding.
There are three possible finding categories available for the Statement of Facts and Findings pursuant to Section
15091 (a) of the CEQA Guidelines.

1. Exceedances related to regional air emissions would be temporary and would cease upon the
completion of Phase II construction activities. Long-term operational impacts under either
of the two Buildout Scenarios would be less than significant as identified in the final EIR.
2. Exceedances related to cumulative air emissions would be temporary and would cease upon the
completion of Phase II construction activities.
3. Implementation of the necessary physical improvements to reduce these impacts to a lessthan-significant level is not feasible due to various physical or jurisdictional constraints as
discussed in Section IV.N, Transportation.
4. No feasible physical mitigation measures are available at the remaining significantly
impacted intersections (under both buildout scenarios) due to either physical or
jurisdictional constraints.
The City of Alhambra, the CEQA Lead Agency, finds and declares that The Villages at The Alhambra Final
Environmental Impact Report (Final EIR) has been completed in compliance with CEQA and the CEQA
Guidelines. The City of Alhambra finds and certifies that the Final EIR was reviewed and information contained
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in the Final EIR was considered prior to any approval associated with the proposed General Plan, herein referred
to as the “Project.”
Based upon its review of the Final EIR, the City of Alhambra finds that the Final EIR is an adequate assessment
of the potentially significant environmental impacts of the Plan and represents the independent judgment of the
City.
DESCRIPTION OF THE PROJECT

The Project is proposing the development of an urban neighborhood across the entire eastern and
southern portions of the Project Site, including a network of landscape and communal spaces that fuse
office and residential uses into a single community with a unique identity and sense of place. All but one
of the existing office buildings (one that is currently vacant) on the Project Site would be retained as part
of the Project. Overall, the Project would construct 1,061 residential units (516 for-sale; 545 rental) and
associated open space, landscaping, and vehicle/pedestrian circulation areas to accompany the existing
902,001 square-feet of office space that would be retained within the Office Plan Area. Also, up to 4,347
parking spaces would be provided as part of the proposed Project to serve both the new residential and
existing office uses at the Project Site.
ENVIRONMENTAL EFFECTS DETERMINED TO BE SIGNIFICANT
The City of Alhambra, having reviewed and considered the information contained in The Villages at
The Alhambra Final EIR, finds, pursuant to California Public Resources Code 21081 (a)(1) and CEQA
Guidelines 15091 (a)(1), that the Plan would result in significant environmental effects related to air
quality and transportation. These effects are summarized below.
Impact AQ-1 Project impacts related to regional air emissions during Project construction under
Buildout Scenario 2 would exceed the SCAQMD’s thresholds of significance for NOx
and ROG during the potential construction and operation overlapping period. Impacts
would be significant and unavoidable.
Finding
Exceedances related to regional air emissions would be temporary and would cease upon the completion
of Phase II construction activities. Long-term operational impacts under either of the two Buildout
Scenarios would be less than significant as identified in the final EIR.
Facts in Support of Finding
Project development would occur over two phases under Buildout Scenario 2. The buildings constructed
during Phase I could become operational during the construction phases of Phase II. These emissions
are primarily associated with off-road construction equipment.
•

AQ-MM-1: If the Project Applicant elects to construct the Project under the phased approach
identified as Buildout Scenario 2 in the Draft EIR, off-road equipment meeting the EPA’s Tier 3
construction equipment emissions standards shall be used. Additionally, only haul trucks with a
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model year of 2007 or newer shall be used for the on-road transport of materials to and from the
Project Site.
.
Mitigation Measure AQ-MM-1 would reduce these impacts. While the ROG and NOx emissions are
reduced by between 3 and 27 percent, total emissions during the overlapping construction and operation
activities would still exceed the applicable SCAQMD significance thresholds. These exceedances would
be temporary and would cease upon the completion of Phase II construction activities. Long-term
operational impacts under either of the two Buildout Scenarios would be less than significant, as
discussed above. Nonetheless, regional construction air quality impacts during the overlapping Project
construction and operation period under Buildout Scenario 2 would be significant and unavoidable.
Impact AQ-2 Project impacts related to cumulative air emissions during Project construction under
Buildout Scenario 2 would exceed the SCAQMD’s thresholds of significance for NOx
and ROG during the potential construction and operation overlapping period. Impacts
would be significant and unavoidable.
Finding

Exceedances related to cumulative air emissions would be temporary and would cease upon the
completion of Phase II construction activities.
Facts in Support of Finding

Project development would occur over two phases under Buildout Scenario 2. The buildings constructed
during Phase I could become operational during the construction phases of Phase II. These emissions
are primarily associated with off-road construction equipment.
•

AQ-MM-1: If the Project Applicant elects to construct the Project under the phased approach
identified as Buildout Scenario 2 in the Draft EIR, off-road equipment meeting the EPA’s Tier 3
construction equipment emissions standards shall be used. Additionally, only haul trucks with a
model year of 2007 or newer shall be used for the on-road transport of materials to and from the
Project Site.

Mitigation Measure AQ-MM-1 would reduce these impacts to the extent feasible; however, the
emissions would still exceed the applicable SCAQMD regional thresholds. These exceedances would be
temporary and would cease upon the completion of Phase II construction activities. Nonetheless, the
Project’s contribution to cumulative regional construction air quality impacts during the overlapping
Project construction and operation period under Buildout Scenario 2 would be significant and
unavoidable

Impact T-1

Without mitigation, the Project would result in significant impacts at 4 of the 27 study
intersections.
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Finding
Implementation of the necessary physical improvements to reduce these impacts to a less-thansignificant level is not feasible at these 4 intersections due to various physical or jurisdictional
constraints as discussed in Section IV.N, Transportation.
Facts in Support of Finding
As discussed in Section IV.N, Transportation, of the Draft EIR, the analysis of Existing (2018) with
Project traffic conditions concluded that without mitigation, the Project would result in significant
impacts at 4 of the 27 study intersections.
Impact T-2

The Project would result in significant impacts at 10 of the 27 study intersections under
Project Buildout Scenario 1 and at 7 of the 27 study intersections under Project Buildout
Scenario 2.

Finding
No feasible physical mitigation measures are available at the remaining significantly impacted
intersections (under both buildout scenarios) due to either physical or jurisdictional constraints. For
these reasons, impacts to the following intersections would remain significant and unavoidable during
the AM and/or PM peak hours under Project Buildout Scenario 1.
Facts in Support of Finding
Without mitigation, the Project would result in significant impacts at 10 of the 27 study intersections
under Project Buildout Scenario 1 and at 7 of the 27 study intersections under Project Buildout Scenario
2.
ALTERNATIVES
The final EIR considers the following alternatives to the proposed General Plan.
No Project (Alternative 1)
The No Project Alternative (Alternative 1) would avoid all of the Project’s significant and unavoidable
impacts. However, Alternative 1 would not meet any of the Project Objectives or the Project’s underlying
purpose of capitalizing on a smart growth opportunity by intensifying a currently underutilized site with
a mix of residential uses near office space, commercial land uses, and public transit lines.
Reduced Density 1 Alternative (Alternative 2)
The Reduced Density 1 Alternative (Alternative 2) would redevelop the Project Site in accordance
with the proposed Project site plan and overall design but would construct 222 fewer condominium units.
Alternative 2 would eliminate the Project’s significant impacts at the W Valley Boulevard/I-710 S/B
On-Ramp intersection in the PM peak period, at the S Fremont Avenue/W Hellman Avenue intersection
in the PM peak period, and at the Westmont Drive/W Valley Boulevard intersection in the AM peak
period, a reduction of three significant impacts. However, Alternative 2 would not eliminate any of the
Project’s other significant and unavoidable intersection LOS impacts, nor would it eliminate the Project’s
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construction regional air quality impact during the overlap period of the Buildout Scenario 2 timeline.
These impacts would remain significant and unavoidable.
Alternative 2 would not fully achieve the Project objectives to the same extent as the Project.
Specifically, Alternative 2 would be 21 percent smaller than the Project and would not contribute housing
stock toward the City’s Regional Housing Needs Assessment (RHNA) allocation to the same extent as
the Project, nor would it contribute to the economic health of the City by developing residential uses that
generate local tax revenues, provide new construction jobs, and generate residents who support local
businesses to the same extent as the Project.
Reduced Density 2 Alternative (Alternative 3)
The Reduced Density 2 Alternative (Alternative 3) would redevelop the Project Site in accordance
with the proposed Project site plan and overall design but would construct 286 fewer condominium units.
Alternative 3 would eliminate the Project’s significant impacts at the S Fremont Avenue/Orange Street
intersection in the PM peak period, at the W Valley Boulevard/I-710 S/B On-Ramp intersection in the
PM peak period, at the S Fremont Avenue/W Hellman Avenue intersection in the AM and PM peak
periods, and at the Westmont Drive/W Valley Boulevard intersection in the AM peak period, a reduction
of five significant impacts at four intersections. However, Alternative 3 would not eliminate the Project’s
construction regional air quality impact during the overlap period of the Buildout Scenario 2 timeline,
nor would it eliminate any of the Project’s other significant and unavoidable intersection LOS impacts.
These impacts would remain significant and unavoidable.
Alternative 3 would not fully achieve the Project objectives to the same extent as the Project.
Specifically, Alternative 3 would be 27 percent smaller than the Project and would not contribute housing
stock toward the City’s Regional Housing Needs Assessment (RHNA) allocation to the same extent as
the Project, nor would it contribute to the economic health of the City by developing residential uses that
generate local tax revenues, provide new construction jobs, and generate residents who support local
businesses to the same extent as the Project.
Alternative 3 was selected as the Environmentally Superior Alternative to the Project. Alternative 3
would eliminate five of the significant and unavoidable operational intersection impacts of the Project
(at four intersections) but would not eliminate the Project’s remaining significant and unavoidable
intersection LOS impacts or the construction air quality impact construction/operation overlap under
Buildout Scenario 2. However, Alternative 3 would not meet two of the Project Objectives to the same
degree as the Project for the reasons outlined above.
Reduced Density 3 Alternative (Alternative 4)
The Reduced Density 3 Alternative (Alternative 4) would redevelop the Project Site in accordance
with the proposed Project site plan and overall design but would construct 45 fewer apartment units and
226 fewer condominium units. Alternative 4 would eliminate the Project’s significant impacts at the W
Valley Boulevard/I-710 S/B On-Ramp intersection in the PM peak period, at the S Fremont Avenue/W
Hellman Avenue intersection in the AM and PM peak periods, and at the Westmont Drive/W Valley
Boulevard intersection in the AM peak period, a reduction of four significant impacts at three
intersections.
However, Alternative 4 would not eliminate any of the Project’s other significant and unavoidable
intersection LOS impacts, nor would it eliminate the Project’s construction regional air quality impact
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during the overlap period of the Buildout Scenario 2 timeline. These impacts would remain significant
and unavoidable.
Alternative 4 would not fully achieve the Project objectives to the same extent as the Project.
Specifically, Alternative 4 would be 26 percent smaller than the Project and would not contribute housing
stock toward the City’s Regional Housing Needs Assessment (RHNA) allocation to the same extent as
the Project, nor would it contribute to the economic health of the City by developing residential uses that
generate local tax revenues, provide new construction jobs, and generate residents who support local
businesses to the same extent as the Project.
Finding

The Project, as proposed, satisfies the Project Objectives to a greater degree than any of the proposed
alternatives. The Draft EIR also includes mitigation measures that reduce the potential impacts
associated with the Project to the maximum extent feasible. Overall, the Project presents several benefits
that override the limited adverse effects the Project may have on the environment.
Facts in Support of Finding
The Project would redevelop portions of an underutilized site in the City of Alhambra (City) with a
planned urban residential community. The Project Site also contains an office campus that would remain
in place and is located proximate to other existing office, commercial retail, and light industrial land
uses. The Project Site is located proximate to public transit options as well.
As discussed further in Section IV.J, Land Use and Planning, of the Draft EIR, proximity of the Project
Site to transit options and to existing office, retail, and restaurant uses would encourage the use of transit
by on-site residents and their guests and would potentially reduce vehicle miles traveled (VMT) by
offering options for office employees to live within walking distance of their work. The Project’s
inclusion of a mix of office uses and residential units and bicycle spaces/storage on a site within
proximity of transit lines would promote walkability in the vicinity of the Project Site, and encourage
the use of bicycles as a mode of transportation. In addition, the Project’s residential units would
contribute toward meeting the demand for housing in the City.
The Project would support policy directives reflected in both local and regional land use plans.
Specifically, as discussed in Section IV.C, Air Quality, and Section IV.N, Transportation, of the Draft
EIR, the Project Site is located in a High-Quality Transit Area (HQTA) as designated by the Southern
California Association of Governments (SCAG). Local jurisdictions are encouraged to focus housing
and employment growth within HQTAs. The Project would focus growth within a HQTA, concentrating
mixed-use, pedestrian-friendly development in an area well-served by public transportation.
As discussed above, the Project would result in significant and unavoidable impacts related to
construction air quality and traffic intersection LOS. Four alternatives to the Project were considered in
Section VI, Alternatives, of the Draft EIR – Alternative 1 (No Project), Alternative 2 (Reduced
Density 1), Alternative 3 (Reduced Density 2), and Alternative 4 (Reduced Density 3). Other
alternatives taken into consideration in an effort to reduce or avoid the Project’s significant and
unavoidable construction air quality (Project-specific and cumulative impacts) and traffic intersection
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LOS (Project-specific and cumulative) impacts included several further reduced density alternatives,
senior housing, and a non-residential alternative. These alternatives were generally rejected for further
review primarily due to the infeasibility of implementing the alternatives.
STATEMENT OF OVERRIDING CONSIDERATIONS
Section 15093 of the CEQA Guidelines requires lead agencies to adopt a Statement of Overriding
Considerations if they elect to approve a project that has significant and unavoidable environmental
impacts. As noted above, the proposed General Plan would have significant and unavoidable impacts
related to transportation/traffic. As such, the City has identified the following overriding considerations
that explain why the Plan’s benefits outweigh these significant environmental impacts:
•

The proximity of the Project site to transit options and to existing office, retail, and restaurant
uses would encourage the use of transit by on-site residents and their guests and would
potentially reduce vehicle miles traveled (VMT) by offering options for office employees to
live within walking distance of their work.

•

The Project’s inclusion of a mix of office uses and residential units and bicycle spaces/storage
on a site within proximity of transit lines would promote walkability in the vicinity of the
Project Site, and encourage the use of bicycles as a mode of transportation.

•

The Project’s residential units would contribute toward meeting the demand for housing in
the City.

•

The Project would support policy directives reflected in both local and regional land use
plans.
o The Project site is located in a High-Quality Transit Area (HQTA) as designated by
the Southern California Association of Governments (SCAG).
o Local jurisdictions are encouraged to focus housing and employment growth within
HQTAs.
o The Project would focus growth within a HQTA, concentrating mixed-use,
pedestrian-friendly development in an area well-served by public transportation.

•

Although the Project would provide new residential uses, it would not necessitate the
extension of roads or other infrastructure.

•

The Project would be developed on an infill site within an existing urbanized area and would
provide greater density around existing and planned transit.

•

The Project’s location could reduce VMT and would potentially reduce the need for
additional infrastructure.

The Project will achieve certain General Plan objectives that focus on improving how residents get
around, the conversion of properties to different uses in response to market demand, the more intense
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use of land in defined areas and proposed focus areas and activity nodes to help shape and distribute new
development.
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EXHIBIT C

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

None required

Less Than Significant

SECTION IV.B, AESTHETICS
Scenic Vistas
Construction
activities
associated with the Project
and the Project’s proposed
building
would
not
substantially affect existing
scenic vistas of the distant
San Gabriel Mountains. The
Project Site and surrounding
area are characterized by
dense urban development,
and the construction activities
associated with development
of the Project would not
substantially alter existing
views available in the area.
Therefore,
impacts
with
respect to scenic vistas
would
be
less
than
significant.
Scenic Resources
The Project Site does not
contain trees with scenic
significance
or
rock
outcroppings and is not
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

None required

Less Than Significant

located within a state scenic
highway.
Therefore,
no
impact would occur with
respect to scenic resources
within a state scenic highway.
Overall impacts would be less
than significant.
Visual Character
Although
the
Project’s
construction
and
development
of
new
buildings on the Project Site
would alter the visual
character of the Project Site
and surrounding area, this
alteration would not be
considered a substantial
degradation.
Therefore,
Project impacts related to
visual character would be
less than significant.
Light and Glare
Although
the
Project’s
construction and operation of
new buildings at the Project
Site would introduce new
sources of light and glare, the
Project would comply with
AMC
light
and
glare
requirements. Thus, the

71

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Project would not create a
new source of substantial
light or glare that would
adversely affect day or
nighttime views in the Project
Site area. Therefore, Project
impacts related to light and
glare would be less than
significant.
SECTION IV.C, AIR QUALITY
Air Quality Plan Consistency
The Project would not
increase the frequency or
severity of existing air quality
violations,
cause
or
contribute to new air quality
violations, or delay timely
attainment of air quality
standards or the interim
emission reductions specified
in the South Coast Air
Management
District’s
(SCAQMD)
Air
Quality
Management Plan (AQMP).
Also, the Project would be
consistent with the population
growth projections upon
which AQMP forecasted
emission levels are based,
would be consistent with
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

Alhambra Municipal Code
(AMC) measures that reduce
pollutant emissions, and
would be consistent with the
AQMP’s land use policies.
Thus, the Project would be
consistent with the AQMP.
Therefore, Project impacts
related to AQMP consistency
would
be
less
than
significant.
Increase of Criteria Pollutants for which Region is in Non-Attainment
Neither construction nor
operation of the Project under
Buildout Scenario 1 would
result in a cumulatively
considerable contribution to
pollutant
concentrations.
Therefore, the Project would
not result in a cumulatively
considerable net increase of
any criteria pollutant for
which the Project region is
non-attainment under an
applicable federal or state
ambient air quality standard,
and impacts would be less
than significant.

AQ-MM-1: If the Project
Applicant elects to construct
the Project under the phased
approach identified as Buildout
Scenario 2 in the Draft EIR, offroad equipment meeting the
EPA’s Tier 3 construction
equipment
emissions
standards shall be used.
Additionally, only haul trucks
with a model year of 2007 or
newer shall be used for the onroad transport of materials to
and from the Project Site.
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Buildout Scenario 1
Less Than Significant

Buildout Scenario 2
Significant and
Unavoidable

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Under Buildout Scenario 2,
the Project would result in a
cumulatively
considerable
contribution to both ROG and
NOx (precursors to Ozone, a
criteria pollutant for which the
region is currently in nonattainment)
during
the
temporary
period
of
overlapping
Phase
II
construction and Phase I
operation. This impact would
be significant.
Sensitive Receptors
The Project’s construction
and operational activities
would
not
exceed
SCAQMD’s
localized
significance
thresholds.
Thus, the Project would not
expose sensitive receptors to
substantial
pollutant
concentrations. Also, the
Project would not result in
any substantial emissions of
toxic air contaminants (TACs)
during the construction or
operation phases. Therefore,
impacts related to this issue
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

would
be
significant.

less

Mitigation Measures

Level of Impact
Significance After
Mitigation

than

SECTION IV.D, CULTURAL RESOURCES
Historical Resources
The demolition of the
buildings on the Project Site
would not result in a
substantial adverse change
to the CF Braun & Company
Historic District, because
none
of
the
buildings
proposed to be demolished
are located within the Historic
District.
The
proposed
potential
relocation
of
Building A0 would create a
potentially significant impact
with respect to the Historic
District. The new construction
proposed as part of the
Project would not diminish
the integrity of the Historic
District and impacts would be
less than significant.

CUL-MM-1:
The
Project
Applicant
shall retain
a
qualified historic preservation
professional
meeting
the
Secretary of the Interior's
Professional
Qualifications
Standards
for
historic
architecture to create a
relocation plan for Building A0.
The relocation plan shall
include the identification of the
receiving site, the orientation of
the building after the relocation,
a survey of the building to
document the physical spaces
and features and to assess the
current condition of the
materials and systems, and an
analysis for compliance with
the Standards. The relocation
plan shall be submitted to the
City of Alhambra Director of
Development Services for
concurrence. Building permits
may be issued after the
Director has concurred that the
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Less Than Significant

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

relocation plan complies with
the
Standards
for
Rehabilitation.

CUL-MM-2: In advance of the
relocation, the historic architect
meeting
the qualifications
described above shall meet
with the building mover to
review the plan. Within five
days of the meeting, the
professional
shall
submit
meeting minutes to the City of
Alhambra
Director
of
Development Services.

CUL-MM-3: Prior to the
issuance of any building
permits, the Project Applicant
shall retain a qualified historic
preservation
professional
meeting the Secretary of the
Interior’s
Professional
Qualifications Standards for
architectural history or historic
architecture to review plans
related to the alteration of
Building A0. The plans shall be
reviewed by this professional
for compliance with the
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

Standards for Rehabilitation. If
the plans do not comply with
the Standards, the professional
shall make recommendations
for changes to the plans so
they comply. The review shall
be
summarized
in
a
memorandum, and submitted
to the City of Alhambra Director
of Development Services for
concurrence. Building permits
may be issued after the
Director has concurred that the
plans
comply
with
the
Standards for Rehabilitation.
Archaeological Resources
Though
no
known
archaeological
resources
have been identified within
the Project Site, it is possible
that archaeological resources
are preserved below the
surface. Specifically, Historicperiod artifacts and features,
especially those associated
with residences along Date
Avenue, as well as industrial
uses within the portions of the
Project Site being proposed
for excavation. For these
reasons, the Project Site is

CUL-MM-4:
The
Project
Applicant
shall retain
a
qualified archaeologist, defined
as an archaeologist who meets
the Secretary of the Interior’s
Standards for professional
archaeology, who will carry out
all mitigation measures related
to archaeological resources.

CUL-MM-5: Prior to the
commencement of excavation,
an Archaeological Resources
Monitoring Plan (Monitoring
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Less Than Significant

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

concluded to possess a high
sensitivity for containing
historic
archaeological
resources. If present, the
Project would have the
potential
to
cause
a
substantial adverse change
in the significance of such
archaeological
resources
pursuant to Section 15064.5
of the CEQA Guidelines.
Therefore, without mitigation,
impacts
related
to
archaeological
resources
would
be
potentially
significant.

Plan) shall be prepared. The
Monitoring Plan shall include,
but not be limited to, a
monitoring protocol for any
initial excavation conducted for
the Project, a construction
worker training program, and
discovery and
processing
protocol
for
inadvertent
discoveries of archaeological
and tribal cultural resources.
The Monitoring Plan should
identify areas with moderate to
high sensitivity determined for
archaeological resources that
require monitoring and detail a
protocol
for
determining
circumstances
in
which
additional or reduced levels of
monitoring
(e.g.,
spotchecking) may be appropriate.
Specifically, the Monitoring
Plan
should
include
a
framework for assessing the
geo-archaeological setting to
determine whether sediments
capable
of
preserving
archaeological remains are
present (e.g., in native versus
fill soils), and the depth at
which these sediments would
no longer be capable of
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

containing
material.

archaeological

CUL-MM-6: Prior to the
commencement of excavation,
the
selected
qualified
archaeologist or their designee
will provide a briefing to
construction crews to provide
information
on
regulatory
requirements for the protection
of archaeological resources.
As part of this training,
construction crews shall be
briefed on proper procedures
to follow should unanticipated
archaeological
resources
discoveries be made during
construction. Workers will be
provided contact information
and protocols to follow if
inadvertent discoveries are
made. In addition, workers will
be shown examples of the
types
of
archaeological
resources that would require
notification of the project
archaeologist.
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

CUL-MM-7: Prior to ground
disturbance, an archaeological
monitor shall be present during
initial excavation activities as
stipulated in the Monitoring
Plan.
The
qualified
archaeologist may designate
an archaeologist to conduct the
monitoring
under
their
direction. Specifically, field
observations regarding the
geoarchaeological
setting
should be taken to determine
the presence of sediments
capable
of
preserving
archaeological remains, and
the depth at which these
sediments would no longer be
capable
of
containing
archaeological material. In the
event
that
archaeological
resources are encountered
during
ground-disturbing
activities, work in the vicinity of
the discovery will temporarily
halt and, if needed, redirected
while
the
archaeological
monitor can evaluate the find.
The duration and timing of the
monitoring shall be determined
by the qualified archaeologist
in consultation with the City and
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

the Project Applicant. At the
conclusion
of
monitoring
activities, a technical report will
be prepared documenting the
methods and results of all work
completed
under
the
Monitoring Plan. The report will
be
prepared
under
the
supervision of a qualified
archaeologist and submitted to
the Project Applicant, the City
of Alhambra, and the SCCIC.
Paleontological Resources
A records search conducted
for the Project Site indicates
there are no previously
encountered fossil vertebrate
localities located within the
Project Site. The closest
identified
localities
in
proximity to the Project Site
are LACM 1023 and 2032,
approximately four miles to
the southwest, collected, in
the latter case, at a depth of
20-35 feet below the surface.
The Project Site has been
subject to grading and
development in the past and
grading for the Project would
consist of relatively minimal

CUL-MM-8:
A
Project
Paleontologist
(meeting
Society
of
Vertebrate
Paleontology [SVP] standards)
will prepare a Paleontological
Resources Monitoring and
Mitigation Plan (PRMMP). This
plan will address specifics of
monitoring and mitigation and
comply
with
the
recommendations of the SVP
(2010).
The
Project
Paleontologist will also prepare
a report of the findings of the
monitoring
plan
after
construction is completed.
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Less Than Significant

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

excavation to an approximate
depth of 10-12 feet below the
existing ground surface.
Even so, the possibility exists
that paleontological artifacts
that were not recovered
during prior construction or
other human activity may be
present given the noted high
paleontological sensitivity of
the area. As such, the Project
could have the potential to
destroy
a
unique
paleontological resource or
site or unique geologic
feature. Therefore, without
mitigation, impacts related to
paleontological
resources
would
be
potentially
significant.

CUL-MM-9:
The
Project
Paleontologist will develop a
Worker’s
Environmental
Awareness Program (WEAP)
to train the construction crew
on the legal requirements for
preserving fossil resources as
well as procedures to follow in
the event of a fossil discovery.
This training program will be
given to the crew before
ground-disturbing
work
commences and will include
handouts to be given to new
workers.

CUL-MM-10:
All
ground
disturbances at the Project Site
that occur in previously
undisturbed
sediment
will
require monitoring. Monitoring
should be conducted by a
Paleontological
Monitor
meeting the standards of the
SVP (2010) and under the
supervision of the Project
Paleontologist. The Project
Paleontologist may periodically
inspect construction activities
to adjust the level of monitoring
in response to subsurface
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

conditions. Full-time monitoring
can be reduced to part-time
inspections or ceased entirely if
determined adequate by the
Project
Paleontologist.
Paleontological monitoring will
include inspection of exposed
sedimentary units during active
excavations within sensitive
geologic
sediments.
The
monitor will have authority to
temporarily divert activity away
from exposed fossils to
evaluate the significance of the
find and, should the fossils be
determined
significant,
professionally and efficiently
recover the fossil specimens
and collect associated data.
Paleontological Monitors will
record pertinent geologic data
and
collect
appropriate
sediment samples from any
fossil localities.

CUL-MM-11: In the event of a
fossil discovery, whether by the
Paleontological Monitor or a
member of the construction
crew, all work will cease in a
50-foot radius of the find while
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

the Project Paleontologist
assesses the significance of
the fossil and documents its
discovery. Should the fossil be
determined significant, it will be
salvaged
following
the
procedures and guidelines of
the SVP (2010). Recovered
fossils will be prepared to the
point of curation, identified by
qualified experts, listed in a
database to facilitate analysis,
and deposited in a designated
paleontological curation facility.
The most likely repository is the
LACM. A repository will be
identified and a curatorial
arrangement will be signed
prior to collection of the fossils.
SECTION IV.E, ENERGY
Wasteful, Inefficient, Unnecessary Energy Use
The Project would not cause
a wasteful, inefficient, or
unnecessary consumption of
energy during the Project’s
construction or operation
phases. The Project’s energy
needs would not significantly
affect local and regional
supplies or capacity. The

None required
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Less Than Significant

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

Project’s
energy
usage
during peak and base periods
would also be consistent with
electricity and natural gas
future projections for the
region. Electricity generation
capacity and supplies of
natural
gas
and
transportation fuels also
would be sufficient to meet
the needs of the Project’s
construction and operation
phases. During operation of
the Project, the Project would
comply with existing energy
efficiency
requirements.
Thus, the Project’s demand
for
energy
would
not
significantly affect available
energy supplies and would
comply with existing energy
efficiency
standards.
Therefore, Project impacts
related to this issue would be
less than significant.
Conflict/Obstruction of State/Local Renewable/Efficient Energy Plans
The Project does not contain
any components that would
effectively conflict with or
obstruct the implementation
of state or local plans for

None required
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

renewable energy or energy
efficiency. Project impacts
related to this issue would be
less than significant.
SECTION IV.F, GEOLOGY AND SOILS
Fault Rupture
The Project Site is not located
within
an
Alquist-Priolo
Earthquake Fault Zone for
surface fault rupture hazards.
The Project Site is not located
within an active fault zone.
Accordingly, the potential for
surface rupture due to
faulting occurring beneath
the Project Site is considered
very low. As a result, the
Project would not directly or
indirectly cause potential
adverse effects related to
fault rupture.
Therefore,
impacts associated with fault
rupture would be less than
significant.

None required

Less Than Significant

None required

Less Than Significant

Strong Seismic Ground Shaking
As with all properties in the
seismically active southern
California region, the Project
Site is susceptible to ground
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

shaking during a seismic
event. The main seismic
hazard affecting the Project
Site is moderate to strong
ground shaking on one of the
local
regional
faults.
However, the Project would
be required to conform to all
applicable provisions of the
City Building Code and
California Building Code with
respect to new construction.
Adherence to current building
codes
and
engineering
practices would ensure that
the Project would not expose
people,
property,
or
infrastructure to seismically
induced ground shaking
hazards that are greater than
the average risk associated
with locations in the southern
California region and would
minimize the potential to
expose people or structures
to substantial risk, loss, or
injury. As such, impacts
related to seismic ground
shaking would be less than
significant.
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Seismic-Related Ground Failure
The State of California
Seismic Hazard Zone Map for
the Los Angeles Quadrangle
(1998) indicates that the
Project site is not located in
an area designated as
“liquefiable.” The historic high
groundwater level at the
Project Site is approximately
200 feet beneath the ground
surface. Typically, saturated
soils within the upper 50 feet
of the ground surface or
lowest adjacent grade are
considered
subject
to
liquefaction. Based on the
conditions documented at the
Project Site, the potential for
liquefaction is very low. Thus,
the potential for ground
failure to occur at the Project
Site is considered low, and
development of the Project at
this location would not
directly or indirectly cause
potential adverse effects
related to liquefaction or
seismically induced ground
failure. Therefore, impacts
related to ground failure
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

would
be
significant.

less

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

None required

Less Than Significant

than

Geologic or Soil Instability
The Project Site is not located
in an area designated as
“liquefiable,” and the potential
for liquefaction beneath the
Project Site is very low. Also,
the Project Site is not
susceptible to landslides.
Furthermore, there appears
to be little or no potential for
ground subsidence due to
withdrawal of fluids or gases
at the Project Site. Given the
absence of these geologic
hazards and the physical
conditions within which they
are likely to occur at the
Project Site, the Project
would not be located on a
geologic unit or soil that is
unstable. Therefore, impacts
related
to
soil/geologic
instability would be less than
significant.
Expansive Soils
The soils encountered during
the Project Site exploration
are not subject to measures
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Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

to mitigate expansive soils.
Therefore, the Project would
not create direct or indirect
substantial risks related to
expansive soils, and impacts
related to expansive soils
would
be
less
than
significant.
SECTION IV.G, GREENHOUSE GAS EMISSIONS
The Project would not
generate greenhouse gas
(GHG)
emissions
either
directly or indirectly, that
would have a significant
impact on the environment.
The Project would be
consistent with applicable
plans,
policies,
and
regulations adopted for the
purpose of reducing the
emissions
of
GHG.
Therefore, Project impacts
related to GHG emissions
would
be
less
than
significant.

None required

Less Than Significant

SECTION IV.H, HAZARDS AND HAZARDOUS MATERIALS
Transport, Use, or Disposal of Hazardous Materials
Construction and operation of
the Project would involve the

None required
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

temporary transport, use, or
disposal
of
potentially
hazardous
materials,
including paints, adhesives,
surface coatings, cleaning
agents, fuels, and oils. All
potentially
hazardous
materials would be used and
stored in accordance with
manufacturers’ instructions
and handled in compliance
with applicable standards
and regulations, which would
ensure that impacts are less
than significant. Thus, the
Project would not create a
significant hazard to the
public or the environment
through the routine transport,
use, or disposal of hazardous
materials. Therefore, impacts
related to this issue would be
less than significant.
Risk of Upset
Given the age of the existing
structure, it is possible that
asbestos-containing
materials (ACMs) and leadbased paint (LBP) could be
encountered
during
the
Project’s demolition phase.
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After Mitigation
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Mitigation Measures

However,
the
Project
Applicant would be required
to comply with existing
regulations to abate these
materials. No above or
underground storage tanks
are known to exist at the
Project Site. No evidence of
soil
contamination
was
encountered at the Project
Site
during
site
reconnaissance. The Phase I
Environmental
Site
Assessment concluded that
no recognized environmental
conditions
(RECs)
associated with current uses
of the Project Site and the
surrounding land uses pose a
risk at the Project Site.
Existing
remediation
activities
and
related
institutional controls are in
place at the Project Site to
contain
and
clean
up
contamination in the soils and
groundwater beneath the site
resulting from historic land
uses on-site and in the
surrounding
area.
The
Project’s site design is
consistent with applicable
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Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

land use limitations in place
as
a
result
of
this
contamination and ongoing
remediation. Accordingly, the
Project would not create a
significant hazard to the
public or the environment
through
reasonably
foreseeable
upset
and
accident conditions involving
the release of hazardous
materials. Therefore, Project
impacts would be less than
significant.
Hazardous Emissions Near a School
No schools exist or are
proposed within one-quarter
mile of the Project Site.
Therefore, the Project would
not
emit
hazardous
emissions
or
handle
hazardous
or
acutely
hazardous
materials,
substances, or waste within
one-quarter mile of an
existing or proposed school.
Thus, no impact would occur
with respect to schools.

None required
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No Impact

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Section 65962.5 List
The Project Site is included
on 46 listings in the database
lists compiled pursuant to
Government Code Section
65962.5. Seven remediation
cases were opened on the
Project Site, of which 6 are
now closed. Land use
restrictions are in place for
the property at 1000 S.
Fremont
Avenue, which
would be redeveloped with a
parking structure under the
proposed Project. Thus,
construction and operation of
the Project would not create a
significant hazard to the
public or the environment, as
a result of being on a list of
hazardous materials sites
compiled
pursuant
to
Government Code Section
65962.5.
As
such,
construction and operation of
the Project would not cause
or exacerbate a significant
hazard to the public or the
environment. Impacts would
be less than significant.
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Mitigation Measures

Level of Impact
Significance After
Mitigation

Emergency Response/Evacuation
Through implementation of
the Project’s work zone traffic
control
plan
during
construction
work
and
compliance
with
City
requirements governing the
placement of evacuation
signs and the establishment
of an emergency response
plan, the Project would not
impair implementation of or
physically interfere with an
adopted
emergency
response plan or emergency
evacuation plan. Therefore,
Project impacts related to
emergency evacuation and
response plans would be less
than significant.

None required

Less Than Significant

SECTION IV.I, HYDROLOGY AND WATER QUALITY
Water Quality
The Project would not violate
water quality standards,
otherwise degrade water
quality, or provide substantial
additional sources of polluted
runoff. Because runoff from
the Project Site does not
directly discharge into any

None required
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Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

waterbody, runoff from the
Project Site would be
regulated under the County’s
Muncipal
Stormwater
Discharge
Permit.
Construction
stormwater
would be regulated under the
State General Construction
Activity Stormwater Permit.
Implementation
of
LowImpact
Design
and
stormwater BMPs through
compliance with City, State,
and federal regulations, code
requirements, and permit
provisions would prevent
significant impacts related to
the release of potentially
polluted
discharge
into
surface
water
via
the
municipal storm drain system
during
construction
and
operation of the Proposed
Project. Impacts would be
less than significant.
Groundwater
Construction of the Project is
not anticipated to require
temporary dewatering for the
approximately
10-12-foot
deep excavations that would
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Mitigation Measures

be required. Groundwater
levels in the vicinity are noted
to be approximately 200 feet
below ground surface; thus,
excavations for the Project
would not be expected to
encounter
groundwater.
Additionally, because the
Project Site is approximately
95 percent impervious, there
is limited to no groundwater
recharge currently occurring.
The Project would be
expected to result in a
substantial reduction in the
amount of impervious surface
on the site due to the
inclusion of extensive green
space, landscaping, and
stormwater infiltration BMPs
as required under the City’s
LID
Ordinance,
thereby
increasing opportunities for
groundwater recharge in
comparison to the existing
conditions. In addition, the
Project would be served by
the municipal water and
sewer system and no
production wells for a source
of water would be installed.
Therefore, the Project would
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Mitigation Measures

Level of Impact
Significance After
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None required

Less Than Significant

not substantially deplete
groundwater supplies or
interfere substantially with
groundwater
recharge,
yields, or flow directions.
Impacts would be less than
significant.
Drainage Pattern Alteration
The Project Site does not
contain any water features,
streams, or rivers. Similarly,
runoff from the Project Site
discharges to the local
existing
storm
drain
infrastructure and does not
directly discharge to a stream
or river. Thus, the Project
would not alter the course of
any stream or river. The
Project would slightly alter
the on-site drainage patterns
due
to
the
proposed
redevelopment.
However,
this alteration would not
result in on-site erosion or
siltation because all runoff
would be directed to areas of
BMPs and/or other storm
drain infrastructure. The
Project
would
not
substantially alter the existing
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Significance After
Mitigation

drainage pattern of the
surrounding area in a manner
that
would
result
in
substantial flooding on- or offsite, nor would it contribute
runoff water which would
exceed the capacity of
existing
or
planned
stormwater drainage systems
or
provide
substantial
additional sources of polluted
runoff, nor would it impede or
redirect flood flows. Impacts
would
be
less
than
significant.
Interfere with Plan Implementation
The Project would be
required
to
incorporate
permanent
(postconstruction)
stormwater
mitigation measures and
mandates
specific
performance criteria that
must be achieved concerning
the retention of stormwater
runoff and the protection of
water quality. The primary
purpose
of
these
performance criteria and
related BMPs is to reduce the
quantity and improve the

None required
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Mitigation Measures

quality of stormwater runoff
that
leaves
a
site.
Compliance with the City’s
LID ordinance in terms of
Project site design and the
design,
installation,
and
maintenance
of
on-site
stormwater quality BMPs
would reduce the quantity
and improve the overall
quality of the stormwater
leaving the Project Site as
compared
to
existing
conditions. As a result of the
above, the Project would aid
the implementation of the
Basin Plan, rather than
conflict with or obstruct it. The
Project would not impact
groundwater due to both its
shallow excavations and the
depth
to
groundwater
beneath the Project Site. As a
result, the Project would not
conflict with or obstruct the
implementation of the FiveYear Plan. Impacts would be
less than significant.
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Mitigation Measures
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SECTION IV.J, LAND USE AND PLANNING
Physically Divide a Community
The Project would not
physically
divide
an
established community. The
Project Site is 38.38 acres in
size
and
is
currently
developed with an office
campus, fitness center, light
industrial/storage,
other
office, and parking uses. No
housing currently exists onsite.
Redevelopment
of
portions of the Project Site
would not physically divide an
established
community.
Therefore, no impact with
respect to community division
would occur.

None required

No Impact

Plan, Policy, and Regulation Consistency
The Project would be
substantially consistent with
applicable plans, policies,
and regulations associated
with development of the
Project
Site.
Therefore,
Project impacts related to this
issue would be less than
significant.

None required
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SECTION IV.K, NOISE
Noise in Excess of Established Standards
Construction
Project construction activities
would potentially expose
persons at the nearest singlefamily residences to noise
levels above noise standards
(i.e., 75 dBA), but would not
expose persons at multifamily residences above
those
applicable
noise
standards (i.e., 80 dBA). In
addition, sensitive receptors
along the haul route may be
impacted by noise from haul
trucks,
including nearby
residences and other uses.
Noise from haul trucks could
reach up to 76.9 dBA Leq for
building frontages along
Fremont Avenue. As such,
noise from haul truck activity
would exceed the County’s
75 dBA standard for singlefamily residences, but would
not
exceed
multi-family
standards of 80 dBA. Project
construction activity noise
impacts would be significant.

Construction

Construction

NOI-MM-1:
Noise
and
groundborne
vibration
construction activities whose
specific location on the Project
Site may be flexible (e.g.,
operation of compressors and
generators, cement mixing,
general truck idling) shall be
conducted as far as possible
from the nearest off-site land
uses.

Less Than Significant

NOI-MM-2: Construction and
demolition activities shall be
scheduled so as to avoid
operating several pieces of
equipment simultaneously, as
feasible.

NOI-MM-3: Flexible sound
control curtains shall be placed
around all drilling apparatuses,
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Operation

The Project’s operational
activities would not generate
noise in excess of the City’s
threshold. Therefore, the
Project’s operational noise
impacts would be less than
significant.

Mitigation Measures

drill rigs, and jackhammers
when in use.

NOI-MM-4: The
Project
contractor shall use power
construction equipment with
state-of-the-art noise shielding
and muffling devices. Noise
reduction devices shall achieve
a sound attenuation of at least
3 dBA at 50 feet of distance.

NOI-MM-5: A
temporary,
continuous sound barrier shall
be erected along the perimeter
of the Project Site. The barrier
shall be at least 8 feet in height
and constructed of materials
achieving a Transmission Loss
(TL) value of at least 20 dBA,
such as ½ inch plywood. The
supporting structure shall be
engineered
and
erected
according to applicable codes.
The temporary barrier shall
remain in place until all Project
windows have been installed.
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Mitigation Measures

NOI-MM-6: All construction
truck traffic shall be restricted
to truck routes approved by the
City,
which
shall
avoid
residential areas and other
sensitive receptors to the
extent feasible.

NOI-MM-7: Two weeks prior to
the
commencement
of
construction at the Project Site,
notification shall be provided to
the immediate surrounding offsite properties that discloses
the construction schedule,
including the various types of
activities and equipment that
would be occurring throughout
the duration of the construction
period.

NOI-MM-8: Construction
staging areas for each phase
shall be located as far from
sensitive receptors as possible.

NOI-MM-9: Construction
activities shall utilize rubber-
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Mitigation Measures

tired equipment in place of
steel-track equipment.

NOI-MM-10: The construction
contractor shall avoid using
vibratory rollers and packers
near sensitive receptors.

NOI-MM-11: The construction
contractor shall use drilled piles
or the use of a sonic or
vibratory pile driver where
geological conditions permit
their use. The construction
shall
not
utilize
impact
piledriving except in locations
where
the
underlying
geological conditions render
drilled piles or sonic or vibratory
pile drivers ineffective.

Operation

None required
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Mitigation Measures

Level of Impact
Significance After
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Construction – Building
Damage

Construction – Building
Damage

Construction – Building
Damage

Construction vibration levels
at the on-site CF Braun &
Company Historic District
would have the potential to
exceed the City’s 0.05 PPV
(inches per second) standard
and the FTA’s 0.20 PPV
(inches per second) standard
for Category III buildings.
Therefore,
impacts
with
respect to potential building
damages
from
on-site
construction-related vibration
would
be
potentially
significant.
No
off-site
buildings
would
be
significantly impacted by
Project
construction
vibration.

NOI-MM-12: All construction
work shall be performed in
accordance Section 832 of the
Civil Code of California.
Compliance
with
these
standards will ensure all on-site
historical property shall be
protected from damage during
construction.
The
Project
Applicant shall complete a
structural monitoring program
for the on-site historical uses
during construction including
the following steps and
procedures:

Less Than Significant

Groundborne Vibration

Construction – Human
Annoyance

Construction – Human
Annoyance

Less Than Significant

Operation

Less Than Significant
•

Prior to start of construction,
the Applicant shall retain
the services of a structural
engineer to visit the
historical uses to inspect
and document the apparent
physical condition of the
buildings, including but not
limited to the building
structure, interior walls, and
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Construction vibration levels
would not exceed the 80 VdB
annoyance threshold for
Category
2
uses
(i.e.
residences) at Sensitive
Receptor 1. Therefore, as the
Project’s
construction •
vibration levels would not
exceed the threshold of 80
VdB for Category 2 buildings,
construction-generated
human annoyance vibration
impacts
to
Sensitive
Receptor No. 1 would be less
than significant.

Operation

During
the
Project’s
operational phase, virtually
imperceptible
levels
of
groundborne vibration would
be generated by cars moving
within the parking areas.
Minimal
levels
of
groundborne vibration in the
Project Site’s vicinity would
be generated by its related
vehicle travel on local
roadways. However, road

Mitigation Measures

ceiling finishes. In addition,
the structural engineer shall
establish baseline structural
conditions of the buildings
and prepare a shoring
design.
The Applicant shall retain
the services of a qualified
acoustical
engineer
to
review
proposed
construction equipment and
develop and implement a
vibration
monitoring
program
capable
of
documenting
the
construction-related ground
vibration levels at the
historical buildings during
construction. The vibration
monitoring system shall
measure and continuously
store the peak particle
velocity
(PPV)
in
inch/second. Vibration data
shall be stored on a onesecond
interval.
The
system shall also be
programmed for two preset
velocity levels per FTA
standards: a warning level
of 0.17 inch/second (PPV),
and a regulatory level of
0.20 inch/second (PPV).
The system shall also
provide real-time alert when
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Mitigation Measures

vehicles
rarely
create
vibration levels perceptible to
humans unless road surfaces •
are poorly maintained and
have potholes or bumps.
Project-related traffic would
expose nearby land uses and
other sensitive receptors to
vibrations far below levels
associated
with
human
annoyance or land use
disruption. Therefore, the
Project’s long-term vibration
impacts would be less than •
significant.

the vibration levels exceed
the two preset levels.

•

In the event damage occurs
to a historical use due to
construction vibration, such
materials shall be repaired
and restored to previous
condition as feasible.

In the event the warning
levels above are triggered,
the contractor shall identify
the source of vibration
generation and provide
feasible steps to reduce the
vibration level, including but
not
limited
to
halting/staggering
concurrent activities and
utilizing lower vibratory
techniques.
In the event the regulatory
levels above are triggered,
the contractor shall halt the
construction activities in the
vicinity of the historical
buildings
and
visually
inspect the buildings for any
damage. Results of the
inspection must be logged.
The contractor shall identify
the source of vibration
generation and provide
feasible steps to reduce the
vibration level. Construction
activities may then restart.
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Mitigation Measures

Level of Impact
Significance After
Mitigation

Construction – Human
Annoyance

None required

Operation

None required
SECTION IV.L, POPULATION AND HOUSING
Inducement of Substantial Population Growth
Construction

Construction

Construction

Project-related construction
workers would not be likely to
relocate their place of
residence as a consequence
of working on the Project.
Project-related construction
would not represent a
permanent or substantial new
employment generator that
would significantly contribute
to local or regional growth.
Housing
or
population

None required

Less Than Significant

Operation

Operation

None required

Less Than Significant
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Mitigation Measures

impacts from construction of
the Project would be less
than significant.

Operation

The Project’s increase in
housing and population at the
Project Site would fall with
anticipated growth for the
City. Additionally, the Project
does
not
include
the
development of any new
roadways
or
other
infrastructure that would
allow for off-site growth.
Thus, the Project would not
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).
Impacts
would
be
less
than
significant.
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SECTION IV.M, PUBLIC SERVICES
Fire Protection
The Project would not result
in
substantial
adverse
physical impacts associated
with the provision of new or
physically
altered
governmental facilities, or the
need for new or physically
altered
governmental
facilities, the construction of
which could cause significant
environmental impacts, in
order to maintain acceptable
service ratios or other
performance objectives for
fire protection. Therefore,
Project impacts related to fire
protection services would be
less than significant.

None required

Less Than Significant

None required

Less Than Significant

Police Protection
The
Project’s
direct
population increase and
associated demand for police
services, along with the
provision of on-site security
features, coordination with
the
Alhambra
Police
Department
(APD),
and
incorporation
of
crime
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Mitigation Measures

Level of Impact
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None required

Less Than Significant

None required

Less Than Significant

prevention features, would
not require the provision of
new or physically altered
police stations in order to
maintain acceptable service
ratios or other performance
objectives
for
police
protection. Therefore, Project
impacts on the APD would be
less than significant.
Schools
Based on the mandatory
payment of the school fees
established by the Alhambra
Unified School District in
accordance with existing
rules
and
regulations
regarding the calculation and
payment of such fees, the
Project’s direct and indirect
impacts to school services
would
be
less
than
significant.
Parks and Recreation
Due to the amount, variety,
and availability of the
Project’s proposed open
space
and
recreational
amenities, it is anticipated
that Project residents would
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Mitigation Measures

generally utilize on-site open
space
to
meet
their
recreational needs. As such,
the Project would meet the
applicable
open
space
requirements set forth in the
Alhambra Municipal Code
(AMC). Furthermore, the
Project would comply with
AMC requirements regarding
payment of Quimby fees for
the acquisition of public
parkland. Thus, the Project
would not result in substantial
adverse physical impacts
associated with the provision
of new or physically altered
government facilities, need
for new or physically altered
governmental facilities, the
construction of which would
cause
significant
environmental impacts, in
order to maintain acceptable
service ratios, response
times or other performance
objectives
for
parks.
Therefore, Project impacts
would
be
less
than
significant.
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Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Construction

Construction

None required

Less Than Significant

Libraries
Operation of the Project
would not create any new
exceedance of the capacity
of
local
libraries
to
adequately serve the existing
residential population based
on target service populations
as defined by the Alhambra
Public Library, which would
result in the need for new or
altered
facilities,
or
substantially increase the
demand for library services
for which current and future
demand exceeds the ability
of the facility to adequately
serve
the
population.
Therefore, Project impacts
related to library services
would
be
less
than
significant.
SECTION IV.N, TRANSPORTATION
Intersection LOS
Construction

During
the
construction

Project’s
phase,
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temporary impacts could
occur with respect to traffic,
truck deliveries, hauling, and
equipment usage. However,
Project Design Feature TRPDF-2,
which
requires
preparation
and
implementation of the Work
Zone Traffic Control Plan,
would
manage
these
temporary
impacts
and
reduce them to a less-thansignificant level.

Mitigation Measures

Level of Impact
Significance After
Mitigation

Operation

Operation

TR-MM-1: If the Project
Applicant elects to develop the
Project
under
Buildout
Scenario 1, at the intersection
of
W.
Valley
Boulevard/Westmont
Drive,
add one additional westbound
through lane (see Figure IV.N16).

Significant and
Unavoidable

Operation

Under the Existing (2018)
With Project traffic condition,
the
Project’s
traffic
generation would produce
significant intersection level
of service (LOS) impacts at
four intersections in the AM
and/or PM peak periods.
Under the Cumulative Future
(2028) With Project traffic
condition, the Project’s traffic
generation under Buildout

TR-MM-2: If the Project
Applicant elects to develop the
Project under either Buildout
Scenario
1
or
Buildout
Scenario 2, at the intersection
of Date Avenue/Orange Street,
install a traffic signal.

TR-MM-3: If the Project
Applicant elects to develop the
Project under either Buildout
Scenario
1
or
Buildout
Scenario 2, at the intersection
115

(Residual significant
intersection impacts would
remain at 7 intersections
under Buildout Scenario 1
and at 5 intersections
under Buildout Scenario 2)
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Mitigation Measures

Level of Impact
Significance After
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Scenario 1 would result in of Date Avenue/W. Mission
significant LOS impacts at 10 Road, install a traffic signal.
intersections.

Under Buildout Scenario 2,
the
Project’s
traffic
generation would result in
significant LOS impacts at 7
intersections
under
the
Cumulative Future (2024)
With Project traffic condition.
Congestion Management Plan Analysis
The Project would contribute See Mitigation Measures TRfewer than 150 trips during MM-1 through TR-MM-3 under
the AM or PM peak hours in “Intersection LOS”, above.
either direction at any of the
CMP freeway segments in
the vicinity of the study area.
However, the Project would
contribute more than 50 trips
during the AM or PM peak
hours at two CMP arterial
monitoring intersections and
would result in a significant
impact at one intersection.
Therefore, the Project’s CMP
impacts would be significant.
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Mitigation Measures

Level of Impact
Significance After
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Conflict with Policies, Plans, or Programs
The Project would not conflict
with adopted policies, plans,
or programs regarding public
transit, bicycle, or pedestrian
facilities,
or
otherwise
decrease the performance or
safety of such facilities.
Therefore, impacts would be
less than significant.

None required

Less Than Significant

None required

Less Than Significant

None required

Less Than Significant

Hazardous Design Features
No sharp curves, dangerous
intersections, or incompatible
uses are being proposed in
the Project’s access and
circulation
system. With
implementation of Project
Design Feature TR-PDF-3,
all Project driveways would
operate at acceptable levels.
Therefore, the Project would
not substantially increase
hazards due to a design
feature or incompatible uses
and impacts would be less
than significant.
Emergency Access
The Project Applicant would
be required to submit a plot
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plan for approval by the
Alhambra Fire Department
(AFD) to help ensure that
Project construction and
operations would not impede
fire access to and from the
Project Site. Pursuant to Fire
Code
requirements,
emergency access shall be
maintained to the Project Site
during construction through
marked emergency access
points approved by the APD.
Therefore, the Project would
not result in inadequate
emergency access, and
impacts would be less than
significant.
SECTION IV.O, TRIBAL CULTURAL RESOURCES
No previously recorded tribal
cultural
resources
were
identified within the Project
Site. The Project Site was
further assessed for the
potential to contain deeply
buried,
previously
unidentified archaeological
materials, including those
that meet the definition of a
tribal cultural resource. The
potential
for
unknown

See Mitigation Measures CULMM-4 through CUL-MM-7
under “Section IV.D, Cultural
Resources”, above.
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prehistoric
archaeological
resources and tribal cultural
resources to exist at the
Project Site is found to be
moderate. Specifically, there
is potential to encounter
subsurface
remains
of
temporary camps that include
hearth features, stone tools
or debris, shell and faunal
remains, and ceramic sherds.
Though unlikely, individual
Native
American
burial
findings could also occur. If
present, such resources have
the potential to be significant.
If present, it is possible that
unidentified tribal cultural
resources
may
be
inadvertently
discovered
through implementation of
the Project. In the event of
this
occurrence,
Project
impacts could potentially be
significant.
SECTION IV.P, UTILITIES AND SERVICE SYSTEMS
Wastewater
During
the
Project’s
operational
phase,
the
Project would generate a

None required
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Mitigation Measures

total
net
increase
of
approximately
195,569
gallons per day (gpd) of
wastewater over existing
Project Site uses (excluding
the Office Plan Area, which
would not be altered by the
Project).
The
three
wastewater treatment plants
serving the City have a
combined total available
excess capacity of 171.4 mgd
above their existing levels of
wastewater treatment. The
Project’s 0.196 mgd net
increase
in
wastewater
generation over the existing
Project
Site
conditions
represents approximately 0.1
percent of the combined
remaining capacity at the
three treatment plants. Thus,
the plants would have
adequate
capacity
to
accommodate the Project’s
wastewater
treatment
demands. Further, the City’s
Utilities Department would be
required to confirm that the
local sewer trunk lines have
sufficient
capacity
to
accommodate the Project’s
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None required

Less Than Significant

projected wastewater flows.
Therefore, Project impacts
related to wastewater would
be less than significant.
Water
The Project would result in a
net
increase
in
water
consumption at the Project
Site of approximately 91
acre-feet (AF) per year
following buildout and full
occupation of Phase I under
Buildout Scenario 2 (2025)
and approximately 158 AF
per year following buildout
and full occupation of Phase
II or of the full Project under
Buildout Scenario 1. The
City’s 2015 Urban Water
Management Plan (UWMP)
forecasts adequate water
supplies to meet all projected
water demands in the City for
normal, single-dry, and multidry years from 2020 to 2040.

The Project is consistent with
the
population
growth
projections that were utilized
by the City in the preparation
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of its 2015 UWMP. These
data were used for water
demand
projections
in
LADWP’s 2015
UWMP.
Thus, the Project would not
require or result in the
construction of new water
facilities or expansion of
existing
facilities,
the
construction of which would
cause
significant
environmental effects. Thus,
Project impacts related to
water supply would be less
than significant. The Project
would not require the
expansion of public water
service infrastructure to serve
the Project Site’s domestic
water
and
landscaping
irrigation demands. Thus,
impacts related to water
infrastructure would be less
than significant.
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Level of Impact
Significance After
Mitigation

Table I-1
Summary of Project Impacts, Mitigation Measures, and Level of Impact Significance
After Mitigation
Environmental Impacts

Mitigation Measures

Level of Impact
Significance After
Mitigation

None required

Less Than Significant

Solid Waste
The Project Site is located in
an
urban
area
with
established
solid
waste
collection routes. Transport
of the Project’s solid waste
would occur along one of the
established routes. Thus, the
Project would not result in the
need for additional solid
waste collection routes. The
Project would not be served
by a landfill with insufficient
permitted
capacity
to
accommodate the Project’s
solid waste disposal needs.
Therefore, Project impacts
related to solid waste would
be less than significant.
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