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PREFACE

Preface
The April 2017 Camellia Court Project (Project) Initial Study/Mitigated Negative
Declaration (April 2017 Project, April 2017 IS/MND) has been revised to reflect the
Applicant’s recent decision to incorporate the Chapel of St. Simon and Jude (Chapel) into
the overall Project design. The April 2017 Project proposed demolition of the Chapel. The
City has requested that the April 2017 IS/MND be amended to reflect the revised July 2017
Project, which now includes preservation of the Chapel in its current configuration. To this
end, the Project Description within this revised July 2017 IS/MND has been amended
accordingly.
The April 2017 IS/MND assessed the environmental impacts associated of development of
the entire Project site including the demolition and removal of the Chapel structure. The
April 2017 IS/MND concluded that with the incorporation of suggested mitigation, the
development of the April 2017 Project would not result in any significant and unavoidable
impacts.
The revised July 2017 Project, which maintains the Chapel in its current configuration,
would not result in new or additional impacts not addressed in the April 2017 IS/MND;
and would likely diminish environmental effects previously substantiated to be less than
significant within the April 2017 IS/MND. The analysis and conclusions within the April
2017 IS/MND remain valid.
A letter from the environmental consultant summarizing substantive differences between
the April 2017 Project and the July 2017 Project, and their comparative environmental
effects is appended to this revised July 2017 IS/MND at Appendix G.
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1.0

INTRODUCTION

1.0 INTRODUCTION
1.1

DOCUMENT PURPOSE AND SCOPE

This Initial Study/Mitigated Negative Declaration (IS/MND) addresses potential impacts
associated with the proposed Camellia Court Project (the Project). A complete description
of the Project is presented in Section 2.0, Project Description, of this IS/MND.
This Initial Study was prepared pursuant to Section 15063 of the California Environmental
Quality Act (CEQA) Guidelines. Although this Initial Study was prepared with consultant
support, all analysis, conclusions, findings and determinations presented herein fully
represent the independent judgment and position of the City of Alhambra, acting as Lead
Agency under CEQA. In accordance with the provisions of CEQA, and the State and local
CEQA Guidelines, as the Lead Agency, the City is solely responsible for approval of the
proposed Project. As part of the decision-making process, the City is required to review
and consider the potential environmental effects that could result from the Project.
The potential environmental effects of the proposed Project have been evaluated in this
IS/MND consistent with '10563 of the CEQA Guidelines. Article 6 of the CEQA Guidelines
discusses the Mitigated Negative Declaration Process, which is applicable to the Project. As
stated in Article 6:
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“A public agency shall prepare or have prepared a proposed negative
declaration or mitigated negative declaration for a project subject to CEQA
when:
(a) The initial study shows that there is no substantial evidence, in light of
the whole record before the agency, that the project may have a significant
effect on the environment, or
(b) The initial study identified potentially significant effects, but:
(1)

Revisions in the project plans or proposals made by or agreed

to by the applicant before a proposed mitigated negative declaration
and initial study are released for public review would avoid the
effects or mitigate the effects to a point where clearly no significant
effects would occur, and
(2)

There is no substantial evidence, in light of the whole record

before the agency, that the project as revised may have a significant
effect on the environment.”
As supported by the Initial Study presented herein, the City has determined that the Project
may result in or cause potentially significant effects. However, compliance with existing
policies, plans and regulations, and applicable revisions to the Project plans, together with
design features and mitigation measures incorporated in the proposal would avoid the
effects or mitigate the effects to a point where no significant impacts would occur. The City
has consequently determined that a Mitigated Negative Declaration (MND) should be
prepared for the proposed Project.
The City has the authority to review and approve the proposed Project. This IS/MND is
intended to be an informational document, providing the City’s decision-makers, other
public agencies, and the public with an objective assessment of the potential environmental
impacts that could result from implementation of the proposed Project.
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1.2

DOCUMENT ORGANIZATION

This IS/MND includes the following sections:
Introduction: This section (1.0) describes the format of the IS/MND and provides
summary findings of the environmental analysis.
Project Description: This section (2.0) describes the Project and its objectives, and
outlines the existing regulations that will affect development of the Project.
Environmental Setting: This section (3.0) describes the existing physical context of
the Project, providing the baseline conditions for assessment of the Project’s
potential environmental effects.
Environmental Evaluation: This section (4.0) presents the environmental checklist
and responses. Answers provided for items in the checklist are substantiated
qualitatively in all instances, and quantitatively where feasible and appropriate.
Additionally, for environmental considerations identified as “potentially significant
unless mitigation incorporated,” the checklist discussion identifies specific potential
environmental impacts of the Project, proposes mitigation measures that reduce
potentially adverse environmental effects, and indicates levels of significance
subsequent to the application of proposed mitigation measures.
Determination: This section (5.0) responds to questions relating to mandatory
findings of impact significance and presents the determination regarding the
appropriate environmental document for the proposed Project.
Mitigation Monitoring Plan: This section (6.0) presents the Project Mitigation and
Monitoring Plan (MMP). The MMP summarizes potentially significant impacts of
the Project together with the specific mitigation measures incorporated in the
proposal that avoid or reduce potentially significant environmental effects of the
proposal.
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The MMP also identifies mitigation timing, and parties responsible for
implementing and monitoring of mitigation measures.
1.3

DISPOSITION OF THIS DOCUMENT

This Mitigated Negative Declaration and supporting Initial Study will be circulated by the
City of Alhambra for 30 days for public and agency review. Comments received on the
IS/MND will be considered by the City in their review of the proposed Project. The general
public is encouraged to contact the City for responses to specific questions regarding the
CEQA process and its administration for the proposed Project.
1.4

POTENTIAL ENVIRONMENTAL EFFECTS

The analysis presented in this IS/MND indicates that the Project could result in or cause
potentially significant effects under the topics of air quality, geology and soils, hazards and
hazardous materials, noise, and tribal cultural resources. However, revisions to the Project
plans, together with design features and mitigation measures incorporated in the proposal,
would avoid the effects or mitigate the effects to a point where clearly no significant effects
would occur. On the basis of this finding, a Mitigated Negative Declaration has been
prepared for the proposed Project.
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2.0

PROJECT DESCRIPTION

2.0 PROJECT DESCRIPTION
2.1

OVERVIEW

The Project proposes the redevelopment of an existing medical/continuing care
community into a mixed-use development, including residential, retail, and medical
office uses on approximately 12 acres in the southern portion of the City of Alhambra.
2.2

PROJECT LOCATION

As shown at Figure 2.2-1, the Project site is located at the southeast corner of Marengo
Avenue and Valley Boulevard. Benito Avenue and Glendon Way form the site’s easterly
and southerly borders, respectively.
2.3

EXISTING LAND USES

The site currently contains remnants of the Scripps Kensington continuing care
community, which includes the Sunny View Care Center (a 99-bed skilled nursing
facility), independent living residential uses, community buildings, Chapel of St. Simon
and Jude (Chapel), pedestrian walking paths, and courtyards. Currently, the only
occupied use is the skilled nursing facility. Uses within the Project site are illustrated at
Figure 2.2-1.
Uses along Valley Boulevard, to the north, east, and west of the site, are commercial.
Residential uses (single- and multi-family) exist to the east and to the west of the site.
Ramona Convent Secondary School (private) and Marguerita Elementary School
(public) border the site to the south and southeast, respectively.
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2.4

LAND USE DESIGNATIONS

The City of Alhambra General Plan land use designation for the majority of the site is
High Density Residential. Zoning for this portion of the site is R-3, Multiple-Family
Residential. The Valley Boulevard frontage has a General Plan Designation of Valley
Boulevard Specific Plan. Zoning designations for this portion of the site include SRC,
Sub-Regional Commercial and RSP, Residential Specific Plan. Development of the
Valley Boulevard frontage would be subject to the standards and guidelines set forth
within the Valley Boulevard Specific Plan. The remainder of the site will be developed
consistent with City zoning regulations. The Project would require amendment of the
Valley Boulevard Specific Plan, as well as the City’s General Plan and zoning maps,
which is discussed in subsequent Section 2.6.1. Existing and proposed land use
designations of the site are illustrated in Figure 2.4-1.
2.5

PROJECT OBJECTIVES

The primary goal of the Project is to privately redevelop the underutilized site.
Complementary Project Objectives include the following:
•

Reclaim the mostly-vacated site into a modern, productive mixed-use
development;

•

Implement the City’s General Plan through development that is consistent with
the General Plan Land Use Element and Zoning Ordinance;

•

Implement the City’s Housing Element by developing market-rate housing on the
site;

•

Offer new commercial shopping opportunities within new, modern buildings;

•

Develop a tax-generating use within a site that is currently underutilized;

•

Provide a land use that is compatible with adjacent land uses.
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2.6

PROJECT ELEMENTS

2.6.1

Land Use Amendments

As shown in Figure 2.4-1, the Project would require amendment of the Valley Boulevard
Specific Plan, as well as the City’s General Plan and zoning maps. More specifically, the
southerly boundary of the Specific Plan located within the Project site will need to be
modified to accommodate the commercial development proposed along Valley
Boulevard.
2.6.2

Demolition and Site Preparation

Site Preparation
All existing land uses, with the exception of the skilled nursing facility and the Chapel,
will need to be removed in preparation for development of the Project. The site is
essentially level, and Project site preparation will require limited grading.
Any utility service lines that require relocation and/or modification to accommodate the
proposed Project would be realigned/reconfigured pursuant to City and purveyor
requirements.
2.6.3

Development Concept

The Project proposes the construction of a mixed-use development, including
residential, retail, and medical office uses. Table 2.6-1 provides a breakdown of the
proposed land uses, which are described subsequently and illustrated in Figure 2.6-1.
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Table 2.6-1
Camellia Court Land Uses
Land Use

Units/Sq. Ft.

Number of Stories

Acres

126 units

3

8.1

Retail

12,490 sq. ft.

1

Medical Office

18,000 sq. ft.

2

Skilled Nursing1

36,000 sq. ft.

2

Commons Building

14,600 sq. ft.

2

Residential (townhomes)

1

3.51

This existing facility will be retained on-site as part of the Project.

Residential Uses
The residential portion of the Project would include 126 market-rate townhomes. The
townhomes will average 1,593 square feet in size and will be three stories high.

Each

unit will include a two-car garage. Amenities will include a community pool,
clubhouse, and open spaces connected via a series of pedestrian paths.
The existing Chapel will be retained for the exclusive use of Camellia Court residents
and patients of the skilled nursing facility.
Retail and Medical Office
The proposed retail building (12,490 square feet) and medical office building (18,000
square feet) would be located in the northern portion of the site, along Valley Boulevard.
These uses would be physically separated from the rest of the site by a mix of
landscaping treatments using a massing of trees and shrubs, and decorative fencing.
Skilled Nursing and Commons Building
The existing skilled nursing facility located along Marengo Avenue would remain. This
use provides temporary, transitional housing for patients needing a facility to convalesce
before returning to permanent, long-term housing. Adjacent to the nursing facility, a
new common building will be constructed as part of the Project. The common building
will provide support to the skilled nursing facility, and includes a kitchen, dining area,
and other communal facilities.
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2.6.4

Access and Circulation

The Project site is bordered by existing public streets, including Valley Boulevard to the
north, Benito Avenue to the east, Glendon Way to the south, and Marengo Avenue to the
west. As shown in Figure 2.6-1, Conceptual Site Plan, access to the site would be provided
via driveways along the Project site’s easterly and westerly borders. More specifically,
three driveways will be provided along both Benito Avenue and Marengo Avenue.
The northerly driveways will provide dedicated access to the retail and medical office
uses, to be located along Valley Boulevard, the site’s northerly boundary. The parking
field for these uses will be separated from the residential uses and nursing facility by
expansive landscaping treatments.
The

middle

driveway

along

Marengo

Avenue

will

provide

parking

and

drop-off/pick-up access to the skilled nursing facility. The remaining driveways will
provide multiple points of ingress/egress to the residential component of the Project. The
improvements listed below are incorporated in the Project and would be constructed by
the Applicant prior to issuance of the first Certificate of Occupancy.
Marengo Avenue / W. Valley Boulevard – Maintain the existing traffic signal control and
construct the intersection with the following geometrics:
•

Northbound Approach: One left turn lane, one through lane, and one right turn
lane. Modify the northbound left turn lane to provide 100-feet of storage.

•

Southbound Approach: One left turn lane and one shared through-right turn
lane.

•

Eastbound Approach: One left turn lane, one through lane, and one shared
through-right turn lane.

•

Westbound Approach: One left turn lane, two through lanes, and one shared
through-right turn lane. Third through lane can potentially be accommodated
through restriping, however, would prohibit on-street parking along the north
side of W. Valley Boulevard between S. Campbell Avenue and Benito Avenue.
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Marengo Avenue / Driveway 1 – Install a stop control on the westbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared through-right turn lane.

•

Southbound Approach: One shared left-through lane.

•

Eastbound Approach: Not Applicable (N/A)

•

Westbound Approach: One shared left-right turn lane.

Marengo Avenue / Driveway 2 – Install a stop control on the westbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared through-right turn lane.

•

Southbound Approach: One shared left-through lane.

•

Eastbound Approach: N/A

•

Westbound Approach: One shared left-right turn lane.

Marengo Avenue / Driveway 3 – Install a stop control on the westbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared through-right turn lane.

•

Southbound Approach: One shared left-through lane.

•

Eastbound Approach: N/A

•

Westbound Approach: One shared left-right turn lane.

Benito Avenue / W. Valley Boulevard – Maintain the existing traffic signal control and
construct the intersection with the following geometrics:
•

Northbound Approach: One share left-through-right turn lane.

•

Southbound Approach: One share left-through-right turn lane.

•

Eastbound Approach: One left turn lane, one through lane, and one shared
through-right turn lane.

•

Westbound Approach: One left turn lane, one through lane, and one shared
through-right turn lane. Modify the westbound left turn lane to provide 100-feet
of storage.
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Benito Avenue / Driveway 4 – Install a stop control on the eastbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared left-through-right lane.

•

Southbound Approach: One shared left-through-right turn lane.

•

Eastbound Approach: One shared left-through-right turn lane.

•

Westbound Approach: One shared left-through-right turn lane.

Benito Avenue / Driveway 5 – Install a stop control on the eastbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared left-through lane.

•

Southbound Approach: One shared through-right turn lane.

•

Eastbound Approach: One shared left-right turn lane.

•

Westbound Approach: N/A

Benito Avenue / Driveway 6 – Install a stop control on the eastbound approach and
construct the intersection with the following geometrics:
•

Northbound Approach: One shared left-through lane.

•

Southbound Approach: One shared through-right turn lane.

•

Eastbound Approach: One shared left-right turn lane.

•

Westbound Approach: N/A

On-site traffic signing and striping would be implemented in conjunction with detailed
construction plans for the Project site.

Sight distance at each Project access point

would be required to comply to comply with Caltrans and City of Alhambra sight
distance standards; compliance would be determined at the time of preparation of final
grading, landscape and street improvement plans.

Camellia Court
Initial Study/Mitigated Declaration Project

Project Description
Page 2-10

8 2017 Applied Planning, Inc.

2.6.4.1

Construction Traffic Management Plan

Temporary and short‐term traffic detours and traffic disruption may occur during
Project construction activities. Accordingly, the Project Applicant would be responsible
for the preparation of a construction area traffic management plan (Plan) to be submitted
to the City. Typical elements and information incorporated in the Plan would include,
but would not be limited to:
•

Name of on-site construction superintendent and contact phone number.

•

Identification of Construction Contract Responsibilities - For example for
excavation and grading activities, describe the approximate depth of excavation,
and quantity of soil import/export (if any).

•

Identification and Description of Truck Routes - to include the number of trucks
and their staging location(s) (if any).

•

Identification and Description of Material Storage Locations (if any).

•

Location and Description of Construction Trailer (if any).

•

Identification and Description of Traffic Controls - Traffic controls shall be
provided per the Manual of Uniform Traffic Control Devices (MUTCD) if the
occupation or closure of any traffic lanes, parking lanes, parkways or any other
public right-of way is required. If the right-of-way occupation requires
configurations or controls not identified in the MUTCD, a separate traffic control
plan must be submitted to the City for review and approval. All right-of-way
encroachments would require permitting through the City.

•

Identification and Description of Parking - Estimate the number of workers and
identify parking areas for their vehicles.
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•

Identification and Description of Maintenance Measures - Identify and describe
measures taken to ensure that the work site and public right-of-way will be
maintained (including dust control).

The Plan would be reviewed and approved by the City prior to the issuance of
grading/encroachment permits. The Plan and its requirements would be provided to all
contractors as one component of permit/contract document packages.
2.6.5

Landscape

The site currently contains mature trees and typical urban plantings. Existing mature
trees will be preserved to the extent feasible. New perimeter landscaping, as well as
parking lot and ornamental landscaping, will be provided as part of the Project. All
Project landscaping would be implemented consistent with the requirements set forth by
the City.
2.6.6

Lighting

All Project lighting would be designed and implemented consistent with applicable
Lighting Guidelines established by the City, and in a manner that precludes potential
adverse effects of light overspill to surrounding properties. All decorative and security
lighting plans would be submitted for required City review and approval prior to, or
concurrent with, application for building permits.
2.6.7

Signs

All Project signs would conform to applicable City guidelines. Proposed signage
includes typical commercial signage, as well as identification and directional signage.
All Project signs would be submitted for City review and approval prior to, or
concurrent with, application for building permits.
2.6.8

Parking

Parking for the residential uses will include both garage and surface parking for guests.
Parking for the retail and medical office uses will include both surface and
under-building parking. Parking and circulation for the retail and medical office uses
Camellia Court
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will be separated from the residential portion of the site. Table 2.6-2 provides a
comparison of required and proposed parking. As shown, the Project would provide
parking consistent with City standards.
Table 2.6-2
Parking Comparison
Use

2.6.9

Required

Proposed

Residential (Resident + Guest)

427

432

Retail

63

63

Medical Office

90

90

Skilled Nursing

30

41

Total

610

626

Infrastructure

As elements of the Project, public utility systems, including water and sanitary sewer
systems would be modified and/or upgraded to serve the Project facilities. Such
modifications may include, but are not limited to: new service connections,
service/distribution line upgrades, and realignment(s) of existing service/distribution
lines. All modification of, and connection to, existing services would be accomplished
consistent with City and purveyor requirements.
2.6.10 Architectural Design Concepts
Architectural design concepts of the Project are illustrated in Figure 2.6-2. Materials and
color finishes have been chosen to be compatible with surrounding land uses. All Project
architectural designs would be subject to review and approval by the City’s Design
Review Board.
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Retail Building (North Elevation)

Commons Building (East Elevation)

Residential Buildings (Front Elevations)
Source: St. Clair Partners

Figure 2.6-2
Architectural Concepts
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2.7

DISCRETIONARY APPROVALS AND PERMITS

Discretionary actions, permits and related consultation(s) necessary to approve and
implement the Project include, but are not limited to the following.
2.7.1

Discretionary Actions

CEQA Guidelines Section 15124 states in pertinent part that if “a public agency must
make more than one decision on a project, all its decisions subject to CEQA should be
listed…” Requested decisions, or discretionary actions, necessary to realize the Project
would include the following:
•

Adoption of this Mitigated Negative Declaration;

•

Site Plan review;

•

Approval of a Planned Development Permit;

•

Approval of a Tentative Tract Map;

•

Design Approval;

•

Approval of an amendment to the Valley Boulevard Specific Plan;

•

Approval of an amendment to the General Plan land use map; and

•

Approval of an amendment to the zoning map.

Additionally, the Project would require a number of ministerial construction, grading,
drainage and encroachment permits to allow implementation of the Project facilities.
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3.0

ENVIRONMENTAL SETTING

3.0 ENVIRONMENTAL SETTING
Following is a brief description of the Project’s existing setting. Characteristics described
within these topics establish baseline conditions for assessment of the Project’s potential
environmental impacts.
3.1

AESTHETICS

The Project site is located in a suburban area. The site is currently developed with a
mostly-vacated continuing care community. There are no designated scenic vistas or
significant natural features in the vicinity of the Project site. Figure 3.1-1 provides
photographs of the site in its current state.
3.2

AGRICULTURAL RESOURCES

There are no agricultural uses within the Project site or vicinity. The Project site is not
designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance,
nor are any Williamson Act contracts in place for the subject site.
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At Valley Boulevard, facing south towards the site.

At Benito Avenue, facing southwest.

Corner of Marengo/Glendon Way, facing northeast.

At Marengo Ave, facing east (skilled nursing facility).

Source: Google Earth; Applied Planning, Inc.

Figure 3.1-1
Site Photographs
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3.3

AIR QUALITY

3.3.1

Jurisdictional Setting

The Project site is located in the South Coast Air Basin (SCAB, Basin) within the jurisdiction
of the South Coast Air Quality Management District (SCAQMD). The SCAQMD is
responsible for bringing air quality in areas under its jurisdiction (including all of Orange
County and the non-desert portions of Los Angeles, San Bernardino and Riverside
counties) into conformity with federal and state air quality standards. The SCAB is
bounded by the Pacific Ocean to the west and the San Gabriel, San Bernardino, and San
Jacinto Mountains to the north and east.
3.3.2

Climate

The regional climate, along with the temperature, wind, humidity, precipitation, and
amount of sunshine significantly influences the air quality in the SCAB. The annual average
temperatures throughout the Basin vary from the low to middle 60s (degrees Fahrenheit).
January is the coldest month throughout the SCAB, with average minimum temperatures
of 47°F in downtown Los Angeles and 36°F in San Bernardino. All portions of the SCAB
have recorded maximum temperatures above 100°F.
Although the climate of the SCAB can be characterized as semi-arid, the air near the land
surface is quite moist on most days because of the presence of a marine layer. This shallow
layer of sea air is an important modifier of SCAB climate. Humidity restricts visibility in the
SCAB, and the conversion of sulfur dioxide to sulfates is heightened in air with high
relative humidity. The marine layer provides an environment for that conversion process,
especially during the spring and summer months. The annual average relative humidity
within the SCAB is 71 percent along the coast and 59 percent inland. Since the ocean effect
is dominant, periods of heavy early morning fog are frequent and low stratus clouds are a
characteristic feature. It is noted that these effects decrease with distance from the coast.
The City of Alhambra is located approximately 20 miles inland.
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More than 90 percent of the SCAB’s rainfall occurs from November through April. The
annual average rainfall varies from approximately nine inches in Riverside to 14 inches in
downtown Los Angeles. Monthly and yearly rainfall totals are extremely variable. Summer
rainfall usually consists of widely scattered thunderstorms near the coast and slightly
heavier shower activity in the eastern portion of the SCAB with frequency being higher
near the coast.
Due to its generally clear weather, about three-quarters of available sunshine is received in
the SCAB. The remaining one-quarter is absorbed by clouds. The ultraviolet portion of this
abundant radiation is a key factor in photochemical reactions. On the shortest day of the
year there are approximately 10 hours of possible sunshine, and on the longest day of the
year there are approximately 14-1/2 hours of possible sunshine.
The importance of seasonal winds to air pollution is considerable, as the direction and
speed of the wind determines the horizontal dispersion and transport of the air pollutants.
In summary, during the late autumn to early spring rainy season, the SCAB is subjected to
wind flows associated with the traveling storms moving through the region from the
northwest. This period also brings five (5) to 10 periods of strong, dry offshore winds,
locally termed “Santa Anas” each year. Another characteristic wind regime in the SCAB is
the “Catalina Eddy,” a low level cyclonic (counterclockwise) flow centered over Santa
Catalina Island which results in an offshore flow to the southwest.
3.3.3

Global Climate Change (GCC) Context

Global Climate Change (GCC) is defined as the change in average meteorological
conditions on the Earth with respect to temperature, precipitation, and storms. Scientific
evidence suggests that GCC is the result of increased concentrations of greenhouse gases in
the atmosphere, including carbon dioxide, methane, nitrous oxide, and fluorinated gases.
Most scientists believe that recent increases in greenhouse gases resulting from human
activity and industrialization have accelerated and amplified GCC effects.
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An individual development proposal, such as the Project considered herein, cannot
generate enough greenhouse gas (GHG) emissions to effect a discernible change in global
climate. However, the Project may contribute to the global climate change through its
increment of greenhouse gases in combination with the cumulative increase in GHGs from
all other sources, which when taken together constitute potential influences on global
climate change.
The CEQA Guidelines do not identify a threshold of significance for greenhouse gas
emissions, nor do they prescribe assessment methodologies or specific mitigation measures.
Rather, the Guidelines call for a “good-faith effort, based on available information, to
describe, calculate or estimate the amount of greenhouse gas emissions resulting from a
project” (CEQA Guidelines §15064.4 [a]).
3.4

BIOLOGICAL RESOURCES

The City of Alhambra, including the Project site, is completely urbanized. According to the
Environmental Management Element of the adopted General Plan, no rare or endangered
plant or animal species are known or suspected to exist within the City. Vegetation within
the City is typical of most urban areas, consisting almost entirely of introduced species used
for urban landscaping.
3.5

CULTURAL RESOURCES

Alhambra was part of a large Spanish land grant until the early 19th century, when Mexico
ceded California to the United States. The land grant was subdivided into numerous
smaller rancheros and the area was used for agricultural purposes until the late 19th century
when the railroad was introduced. The City incorporated in 1903 and development
continued. The City was completely urbanized between 1940 and 1960. Although many
historical structures have been identified within the City, no archeological resources are
known to exist.
No cultural or historic resources are known to exist on the Project site. Any such resources
that may have been present at one time have likely been disturbed by previous
construction and other on-site human activities.
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3.6

GEOLOGY AND SOILS

The City lies on the western edge of the San Gabriel Valley, which is an alluvial plain
created by the weathering of the San Gabriel Mountains. The plain slopes generally to the
southeast, at about 1.5 feet for every 100 feet. The mean elevation of Alhambra is 460 feet
above mean sea level, with a range in elevation from 380 feet in the southeastern portion of
the City to 580 feet in the northwestern corner. The City is generally level with no
significant hillside areas.
The Project area is within the eastern central portion of the Los Angeles Quadrangle. This
portion of the quadrangle includes the areas and cities of East Los Angeles, Monterey Park,
and Alhambra. This area consists of older established highly urbanized areas.
The alluvial materials encountered in this portion of the quadrangle are considered to be
older fan deposits that are generally dense to very dense sand, silt, and gravel deposits that
are not considered to be potentially liquefiable. Locally the encountered materials consisted
of fine-grained silty sands that were loose to medium dense and dry to damp.
No active faults are known to traverse the City, nor is Alhambra included in any identified
special seismic zone.
3.7

HAZARDS AND HAZARDOUS MATERIALS

There are hazardous materials handlers and/or processors within the industrial area of the
City. Additionally, certain properties within the City are under remediation and listed
within the Department of Toxic Substances Control’s EnviroStor Data Management
System. These facilities operate in accordance with federal, state, and local regulations. The
Project site is not listed as a hazardous material site.
Hazardous materials used by medical facilities are generally stored in small individual
quantities; thus, the probability of a major hazardous materials incident in the future would
be considered relatively low. The Bloodborne Pathogens Standard, enforced in California
by the DHS, Division of Occupational Safety and Health (DOSH), requires worker safety
training to minimize releases and exposures to potential hazards. The standard also
Camellia Court
Initial Study/Mitigated Negative Declaration

Environmental Setting
Page 3-6

8 2017 Applied Planning, Inc.

requires employees to follow “Universal Precautions,” which call for the handling of all
human blood and body fluids as if they contain infectious agents.
The California Department of Health Services Medical Waste Management Program
enforces the California Medical Waste Management Act and related regulations. Medical
waste is generally regulated in the same manner as hazardous waste, except that special
provisions apply to storage, disinfections, containment, and transportation. The law
imposes a cradle-to-grave tracking system and a calibration and monitoring system for onsite treatment. Facilities that treat medical wastes must obtain permits and are subject to
annual audits.
3.8

HYDROLOGY AND WATER QUALITY

The City’s only supply of surface water comes from rainfall, which averages about 18
inches per year and generally falls between October and April. There are no year-round
bodies of surface water located within the City. The only existing surface water hydrology
consists of the east and west branches of the Alhambra Wash, which were previously
intermittent streams that have since been channelized. These two concrete-lined channels
merge in Almansor Park and then continue southeast where the larger channel drains into
the Whittier Narrows Flood Control Basin.
The City of Alhambra, as with most urban areas, is largely developed with impervious
surfaces, such as paved areas and structures. During storm events, the first few hours of
moderate to heavy rainfall will wash a majority of pollutants from the paved areas where
they enter storm drains, subsequent channels, creeks, and other larger bodies of water. The
majority of pollutants currently entering the storm drain system in this manner are dust
and motor oil. Between periods of rainfall, surface pollutants tend to accumulate, and
runoff from the first significant storm of the year (“first flush”) will likely have the largest
concentration of pollutants.
Approximately 85 percent of the site is currently covered by impervious surfaces.
Generally, the site currently drains to the southwest, toward Benito Avenue and Glendon
Way before being conveyed by a network of existing manmade systems.
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3.9

LAND USE AND PLANNING

The Land Use Element of the Alhambra General Plan designates 10 categories of land use.
These include three categories of varying densities of residential use, three categories of
commercial use, an industrial category, a parking category, an open space category, and a
public facilities category.
The General Plan land use designation for the majority of the site is High Density
Residential. Zoning for this portion of the site is R-3, Multiple-Family Residential. The
Valley Boulevard frontage of the site has a General Plan Designation of Valley Boulevard
Specific Plan. Zoning designations for this portion of the site include SRC, Sub-Regional
Commercial and RSP, Residential Specific Plan.
The site currently contains remnants of the Scripps Kensington continuing care community,
which includes the Sunny View Care Center (a 99-bed skilled nursing facility), independent
living residential uses, community buildings, Chapel of St. Simon and Jude (Chapel),
pedestrian walking paths, and courtyards. It is noted that the only currently occupied use is
the skilled nursing facility.
Uses along Valley Boulevard, to the north, east, and west of the site, are commercial.
Residential uses (single- and multi-family) exit to the east and to the west of the site.
Ramona Convent Secondary School (private) and Marguerita Elementary School (public)
border the site to the south and southeast, respectively.
3.10

MINERAL RESOURCES

The State Division of Mines and Geology has not designated any lands within the City as a
mineral resource deposit area. Mineral resources include nonrenewable deposits of ore,
stone, and earth materials. Gold, copper, lead, silver, zinc, and manganese deposits are
believed to be scattered throughout the mountains to the east and north of the City.
Due to the suburban nature of Alhambra and the Project site, it is unlikely that any new
mineral resources will be discovered or impacted by the proposed Project.
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3.11

NOISE

3.11.1 Introduction
Noise has been simply defined as “unwanted sound.” Sound becomes unwanted when it
interferes with normal activities, when it causes actual physical harm, or when it has
adverse effects on health. Noise is measured on a logarithmic scale of sound pressure level
known as a decibel (dB). A-weighted decibels (dBA) approximate the subjective response
of the human ear to broad frequency noise sources by discriminating against very low and
very high frequencies of the audible spectrum. They are adjusted to reflect only those
frequencies which are audible to the human ear.
3.11.2 Noise Descriptors
Environmental noise descriptors are generally based on averages, rather than
instantaneous, noise levels. The most commonly used figure is the equivalent level (Leq).
Equivalent sound levels are not measured directly but are calculated from sound pressure
levels typically measured in A-weighted decibels (dBA). The equivalent sound level (Leq)
represents a steady state sound level containing the same total energy as a time varying
signal over a given sample period. In addition, the hourly Leq is the noise metric used to
collect short-term noise level measurement samples and to estimate the 24-hour
Community Noise Equivalent Levels (CNEL).
The CNEL is the weighted average of the intensity of a sound, with corrections for time of
day, and averaged over 24 hours. The time of day corrections require the addition of 5
decibels to dBA Leq sound levels in the evening from 7 p.m. to 10 p.m., and the addition of
10 decibels to dBA Leq sound levels at night between 10 p.m. and 7 a.m. These additions
are made to account for the noise sensitive time periods during the evening and night
hours when sound appears louder. CNEL does not represent the actual sound level heard
at any particular time, but rather represents the total sound exposure.
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3.11.3 Noise Control
Noise control is the process of obtaining an acceptable noise environment for a particular
observation point or receiver by controlling the noise source, transmission path, receiver, or
all three. This concept is known as the source-path-receiver concept. In general, noise
control measures can be applied to any and all of these three elements.
3.11.4 Ground Absorption
To account for the ground-effect attenuation (absorption), two types of site conditions are
commonly used in traffic noise models, soft site and hard site conditions. Soft site
conditions account for the sound propagation loss over natural surfaces such as normal
earth and ground vegetation. A drop-off rate of 4.5 dBA per doubling of distance is
typically observed over soft ground with landscaping, as compared with a 3.0 dBA
drop-off rate over hard ground such as asphalt, concrete, stone and very hard packed
earth.
3.11.5 Noise Barrier Attenuation
Effective noise barriers can reduce noise levels by 15 to 20 dBA, cutting the loudness of
traffic noise in half. A noise barrier is most effective when placed close to the noise source
or receiver. Noise barriers, however, do have limitations. For a noise barrier to work, it
must be high enough and long enough to block the view of the noise source. A noise barrier
exists along the northern property line.
3.11.6 Community Response to Noise
Approximately ten (10) percent of the population has a very low tolerance for noise, and
will object to any noise not of their own making. Consequently, even in the quietest
environment, some complaints will occur. Another 25 percent of the population will not
complain even in very severe noise environments. Thus, a variety of reactions can be
expected from people exposed to any given noise environment.
Despite this variability in behavior on an individual level, the population as a whole can be
expected to exhibit the following responses to changes in noise levels. An increase or
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decrease of 1.0 dBA cannot be perceived except in carefully controlled laboratory
experiments. A 3.0 dBA increase may be perceptible outside of the laboratory. An increase
of 5.0 dBA is often necessary before any noticeable change in community response (i.e.,
complaints) would be expected.
Community responses to noise may range from registering a complaint by telephone or
letter, to initiating court action, depending upon each individual’s susceptibility to noise
and personal attitudes about noise. Several factors are related to the level of community
annoyance including:
$ Fear associated with noise-producing activities;
$ Socio-economic status and educational level of the receptor;
$ Noise receptor’s perception that they are being unfairly treated;
$ Attitudes regarding the usefulness of the noise-producing activity;
$ Receptor’s belief that the noise source can be controlled.
3.11.7 Land Use Compatibility with Noise
Some land uses are more tolerant of noise than others. For example, schools, hospitals,
churches and residences are more sensitive to noise intrusion than are commercial or
industrial activities. As ambient noise levels affect the perceived amenity or livability of a
development, so too can the mismanagement of noise impacts impair the economic health
and growth potential of a community by reducing the area’s desirability as a place to live,
shop and work. For this reason, land use compatibility with the noise environment is an
important consideration in the planning and design process.
3.12

POPULATION AND HOUSING

Based on statistical data provided by the Southern California Association of Governments
(SCAG) 1, between 2000 and 2014 the total City of Alhambra population decreased by 1,060,

1

https://scag.ca.gov/Documents/Alhambra.pdf
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reaching 84,697 in 2014. This equates to a growth rate of -1.2 percent, which is below the
Los Angeles County rate of 5.5 percent.
During this same time frame, the total number of households within the City increased by
283, or 1 percent. In 2014, the average Alhambra household size was 2.9. In contrast, the
County’s household growth rate was 4.3 percent and the average household was 3.0.
Between the years of 2000 and 2014, median home sale prices in Alhambra increased from
$195,000 to almost $481,000, an increase of 147 percent. In 2014, the median home price in
Alhambra was $481,000, $31,000 higher than the median home price within Los Angeles
County.
Based on 2013 data, the total number of jobs in Alhambra is 28,927. Education is the largest
sector, accounting for 29.3 percent of all jobs within the City. Other major sectors include
Professional (13.2 percent) and Leisure (11.6 percent).

The smallest sectors are

transportation, public, and “other,” accounting for 3.2 percent (each) of the total number of
jobs within the City.
3.13

PUBLIC SERVICES AND UTILITIES

The Alhambra Fire Department responds to approximately 5,000 fire, rescue, emergency
medical, and hazardous material incidents per year. On average, fire crews can respond to
an emergency and begin working within four to six minutes from initial dispatch time. The
Department maintains four engine companies, one truck, one urban search and rescue
vehicle, and two paramedic ambulances on a 24-hour basis out of four stations. 2 The
Department Headquarters is located at 301 N. First Street, approximately 1.5 miles
northeasterly of the site.
The Alhambra Police Department provides police protection and law enforcement services
to the City. The Police Department handles approximately 55,000 calls for service, takes

2

http://www.cityofalhambra.org/page/18/fire_department/
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close to 9,000 police reports, and makes approximately 2,000 to 2,500 arrests each year. The
Police Department is comprised of 85 sworn police officers, 80 full-time and part-time
civilians, 9 reserve police officers, 4 volunteer police chaplains, and 32 community
volunteers. The Department is organized in two divisions, Field Services and Support
Services, each overseen by a Police Captain and reporting directly to the Chief of Police. 3
The Alhambra Unified School District currently provides public education services to the
City. The District operates 13 K-8 schools and five high schools.
The Project site is currently served or within the service areas of the following utilities:
$ Water (City of Alhambra Utilities Department);
$ Sewer (City of Alhambra Utilities Department providing local sewer lines and
services and the County Sanitation Districts of Los Angeles County providing
regional collection lines and wastewater treatment services);
$ Storm water management (City of Alhambra Utilities Department /Los Angeles
Regional Water Quality Control Board);
$ Solid waste management (Republic Services/Los Angeles County Sanitation
District);
$ Electricity (SCE);
$ Natural gas (Southern California Gas Company); and
$ Telecommunications (various private services).
3.14

RECREATION

The City of Alhambra is a totally developed community with limited opportunities to
expand its parks and recreation resources. There are six parks, a senior center, and a golf
course located within the City. Alhambra offers programs and services for residents,
including aquatic classes and sports programs. Leisure classes, as well as after-school
programs and summer recreation programs are also offered.

3

http://www.cityofalhambra.org/page/413/about_us/
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3.15

TRAFFIC AND CIRCULATION

3.15.1 Regional Access
Regional access to the site is provided by Interstate 10, which runs in an east-west
alignment approximately one-quarter mile south of the Project site. Interstate 710 also
exists approximately one mile to the west of the site.
3.15.2 Local Access
Local access to the site is provided by Valley Boulevard. Valley Boulevard is an east-west
thoroughfare between Los Angeles and Pomona, where it becomes Holt Boulevard, and a
continuation from Fontana to Colton. It generally parallels Interstate 10 and State Route 60,
and is the original alignment of U.S. Route 60. Interstate 710 terminates at Valley Boulevard
just west of Alhambra.
3.15.3 Site Access
The Project site is completely bordered by existing public streets, including Valley
Boulevard to the north, Benito Avenue to the east, Glendon Way to the south, and Marengo
Avenue to the west. Access to the site would be provided via driveways along the Project
site’s easterly and westerly borders. More specifically, three driveways will be provided
along both Benito Avenue and Marengo Avenue.
3.15.4 Transit System
The Alhambra Community Transit (ACT) shuttle bus offers fixed-route bus transit service
connecting passengers to schools, parks, shopping centers, restaurants and public facilities
throughout the City. Germane to the Project site, the ACT Green Line runs along Valley
Boulevard every 20 minutes, 6 days a week. Bus stops are currently located along Valley
Boulevard, along the northerly site boundary. 4

4

http://www.cityofalhambra.org/imagesfile/file/201311/actmap.pdf;
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4.0 ENVIRONMENTAL EVALUATION
4.1

PROJECT TITLE

Camellia Court 1
4.2

LEAD AGENCY NAME AND ADDRESS

City of Alhambra
Attention: Scott Lee, Principal Planner
111 S. First Street
Alhambra, CA 91801
(626) 570-5040
4.3

PROJECT APPLICANT

St. Clair Partners
20250 Acacia Street, Suite 260
Newport Beach, CA 92660
4.4

PROJECT LOCATION

The Project site is located at the southeast corner of Marengo Avenue and Valley
Boulevard, in the southern portion of the City of Alhambra. Benito Avenue and Glendon
Way form the site’s easterly and southerly borders, respectively.

Subsequent to the preparation of the technical studies referenced within this section, the Project has been
renamed. Working titles of the technical studies generically refer to the Project and its physical attributes,
and may not necessarily reflect the currently assigned “Camellia Court” development title.
1
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4.5

GENERAL PLAN AND ZONING DESIGNATIONS

The General Plan land use designation for the majority of the Project site is High Density
Residential. Zoning for this portion the site is R-3, Multiple-Family Residential. The Project
site Valley Boulevard frontage has a General Plan Designation of Valley Boulevard Specific
Plan. Zoning designations for this portion of the site include SRC, Sub-Regional Commercial;
and RSP, Residential Specific Plan.
4.6

EXPLANATION OF CHECKLIST CATEGORIES

“No Impact” applies where the impact simply does not apply to projects like the one
involved. For example, if the project site is not located in a fault rupture zone, then the
item asking whether the project would result in or expose people to potential impacts
involving fault rupture should be marked as “No Impact.”
“Less-Than-Significant Impact” applies where the impact would occur, but the magnitude
of the impact is considered insignificant or negligible. For example, a development which
would only slightly increase the amount of surface water runoff generated at a project site
would be considered to have a less-than-significant impact on surface water runoff.
“Potentially Significant Unless Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from “Potentially Significant Impact” to a “LessThan-Significant Impact.” Incorporated mitigation measures should be outlined within the
checklist and a discussion should be provided which explains how the measures reduce the
impact to a less-than-significant level. This designation is appropriate for a Mitigated
Negative Declaration, where potentially significant issues have been analyzed and
mitigation measures have been recommended.
“Potentially Significant Impact” applies where the project has the potential to cause a
significant and unmitigable environmental impact. If there are one or more items marked
as “Potentially Significant Impact,” an EIR is required.
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4.7

INITIAL STUDY CHECKLIST AND SUBSTANTIATION

Potentially
Significant
Potentially

Less -Than-
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Significant

No

Incorporated

Impact

Impact

































Significant Impact

I.

Unless

AESTHETICS. Would the proposal:
a)

Have a substantial adverse effect on a
scenic vista?

b) Substantially damage scenic resources,
including, but not limited to trees, rocks,
outcroppings,

and

historic

buildings

within a state scenic highway?
c)

Substantially degrade the existing visual
character or quality of the site and its
surroundings?

d) Create a new source of substantial light or
glare, which would adversely affect the
day or nighttime views in the area?

Substantiation:
a-c) Less-Than-Significant Impact. The Project will be implemented in an urban context.
There are no designated scenic vistas or significant natural features in the vicinity of
the Project site. In addition, the Project represents the replacement of aging, mostly
vacant facilities with contemporary development types that are compatible with and
complement area land uses. Based on existing land use designations and surrounding
land uses, the proposed land uses are considered visually appropriate for the site.
Development within the Project site would be required to conform to provisions of the
City Municipal Code (e.g, § 23.44.030 General Design Standards); and where applicable
to provisions of the Urban Design Plan articulated in the Valley Boulevard Corridor
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Specific Plan. As such, the Project does not represent a detrimental alteration of the
existing visual attributes of the site or vicinity.
Based on the preceding, the potential for the Project to have a substantial adverse
effect on a scenic vista; substantially damage scenic resources; or substantially degrade
the existing visual character or quality of the site and its surroundings is less-thansignificant.
d)

Less-Than-Significant Impact. Lighting will be provided consistent with lighting
regulations and guidelines set forth by the City of Alhambra. The subject site is
currently a source of urban light, and is surrounded by urban development on all
sides; Project lighting will not substantively alter ambient light levels. The Project
would be required to comply with City standards (e.g., Municipal Code §
23.44.030 General Design Standards), acting to ensure that any potential light and glare
impacts would be less-than-significant.

Sources: Alhambra General Plan; Alhambra Municipal Code; Valley Boulevard Corridor
Specific Plan; Preliminary Plans for Camellia Court, February 2016.
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AGRICULTURE AND FOREST RESOURCES - In
determining

whether

impacts

to

agricultural

resources are significant environmental effects, lead
agencies may refer to the California Agricultural
Land Evaluation and Site Assessment Model (1997)
prepared

by

the

California

Department

of

Conservation as an optional model to use in assessing
impacts on agriculture and farmland. In determining
whether impacts to forest resources, including
timberland, are significant environmental effects, lead
agencies may refer to information compiled by the
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California Department of Forestry and Fire Protection
regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project
and the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in
Forest Protocols adopted by the California Air
Resources Board. Would the Project:
a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland),
as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to nonagricultural use?
b) Conflict with existing zoning for agricultural use,
or a Williamson Act contract?
c)

Conflict with existing zoning for, or cause
rezoning of, forest land (as defined in Public
Resources Code section 12220(g)), timberland (as
defined by Public Resources Code section 4526),
or timberland zoned Timberland Production (as
defined by Government Code section 51104(g))?

d) Result in the loss of forest land or conversion of
forest land to non-forest use?
e)

Involve other changes in the existing environment
which, due to their location or nature, could
result in conversion of Farmland, to nonagricultural use or conversion of forest land to
non-forest use?
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Substantiation:
a)

No Impact. There are no agricultural uses within the Project site or vicinity. The
Project site is not designated as Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance. The site currently accommodates medical and residential uses,
the continuation of which will have no effect on Farmlands.

b)

No Impact. Zoning designations for the site include Multiple-Family Residential (R-3),
Sub-Regional Commercial (SRC) and Residential Specific Plan (RSP). No Williamson
Act contracts are in place for the subject site. The Project will therefore not conflict
with any existing agricultural zoning designations, nor affect any existing Williamson
Act contract(s).

c)

No Impact. As stated above, zoning designations for the site include Multiple-Family
Residential (R-3), Sub-Regional Commercial (SRC) and Residential Specific Plan (RSP).
As such, the Project will not conflict with existing zoning for, or cause rezoning of,
forest land or timberland.

d)

No Impact. No forest land is located on the Project site or in the vicinity. The site
currently accommodates urban uses, the continuation of which will have no effect on
forest land.

e)

No Impact.

As previously stated, the Project does not involve changes to the

environment which could result in the conversion of Farmland or forest land to other
uses.
Sources: City of Alhambra Zoning Map; Preliminary Plans for Camellia Court, February
2016.
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AIR QUALITY - Where available, the significance
criteria established by the applicable air quality
management or air pollution control district may be
relied upon to make the following determinations.
Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air
quality violation?
c)

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
(including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?

d) Expose sensitive receptors to substantial pollutant
concentrations?
e) Create objectionable odors affecting a substantial
number of people?

Substantiation:
a)

Less-Than-Significant Impact. The Project site is located within the SCAB. The
SCAQMD has jurisdiction over an approximately 10,743-square-mile area consisting
of the four-county Basin and the Los Angeles County and Riverside County
portions of what used to be referred to as the Southeast Desert Air Basin. In these
areas, the SCAQMD is principally responsible for air pollution control, and works
directly with the Southern California Association of Governments (SCAG), county
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transportation commissions, local governments, as well as state and federal agencies
to reduce emissions from stationary, mobile, and indirect sources to meet state and
federal ambient air quality standards.
Currently, these state and federal air quality standards are exceeded in most parts of
the Basin.

In response, the SCAQMD has adopted a series of Air Quality

Management Plans (AQMPs) to meet the state and federal ambient air quality
standards. AQMPs are updated regularly in order to more effectively reduce
emissions, accommodate growth, and to minimize any negative fiscal impacts of air
pollution control on the economy.
The Final 2012 AQMP was adopted by the AQMD Governing Board on December 7,
2012. The 2012 AQMP incorporates the latest scientific and technological
information and planning assumptions, including the 2012 Regional Transportation
Plan/Sustainable Communities Strategy and updated emission inventory
methodologies for various source categories.
Similar to the 2007 AQMP, the 2012 AQMP was based on assumptions provided by
both CARB and SCAG in the latest available EMFAC model for the most recent
motor vehicle and demographics information, respectively. The air quality levels
projected in the 2012 AQMP are based on several assumptions. For example, the
2012 AQMP has assumed that development associated with general plans, specific
plans, residential projects, and wastewater facilities will be constructed in
accordance with population growth projections identified by SCAG in its 2012
Regional Transportation Plan (RTP). The 2012 AQMP also has assumed that such
development projects will implement strategies to reduce emissions generated
during the construction and operational phases of development. The Project’s
consistency with the 2012 AQMP is discussed as follows:
Criteria for determining consistency with the AQMP are defined in Chapter 12,
Section 12.2 and Section 12.3 of the SCAQMD’s CEQA Air Quality Handbook (1993).
These indicators are discussed below:
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Consistency Criterion No. 1: The proposed Project will not result in an increase in the
frequency or severity of existing air quality violations or cause or contribute to new
violations, or delay the timely attainment of air quality standards or the interim emissions
reductions specified in the AQMP.
Consistency Criterion No. 1 refers to violations of the California Ambient Air
Quality Standards (CAAQS) and National Ambient Air Quality Standards
(NAAQS). CAAQS and NAAQS violations would occur if localized significance
thresholds (LSTs) or regional significance thresholds were exceeded. As evaluated
as part of the Project LST analysis (presented subsequently), the Project’s localized
and regional construction-source emissions (as mitigated) would not exceed
applicable LSTs, and would be less-than-significant.
The Project regional analysis demonstrates that Project operational-source emissions
would not exceed applicable localized or regional significance thresholds, and
would therefore not result in or cause violations of the CAAQS and NAAQS.
On the basis of the preceding discussion, the Project is determined to be consistent
with the first criterion.
Consistency Criterion No. 2: The Project will not exceed the assumptions in the AQMP
based on the years of Project build-out phase.
The 2012 AQMP demonstrates that the applicable ambient air quality standards can
be achieved within the timeframes required under federal law. Growth projections
from local general plans adopted by cities in the district are provided to the SCAG,
which develops regional growth forecasts, which are then used to develop future air
quality forecasts for the AQMP. Development consistent with the growth
projections in the City General Plan is considered to be consistent with the AQMP.
Peak day emissions generated by construction activities are largely independent of
land use assignments, but rather are a function of development scope and maximum
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area of disturbance. Irrespective of the site’s land use designation, development of
the site to its maximum potential would likely occur, with disturbance of the entire
site occurring during construction activities.
A project would conflict with the AQMP if it will exceed the assumptions in the
AQMP or increments based on the year of project buildout and phase. The AQMP
indicates that key assumptions to use in this analysis are population number and
location and a regional housing needs assessment. The parcel-based land use and
growth assumptions and inputs used in the Regional Transportation Model run by
the SCAG that generated the mobile inventory used by the SCAQMD for the AQMP
are not available.
The City General Plan land use designation for the majority of the site is High
Density Residential (HDR), which allows for 13-24 dwelling units/acre (see Figure
2.4-1). The Project site’s zoning designation is Multi-Family Residential (R-3). The
Valley Boulevard frontage has a General Plan land use designation of Valley
Boulevard Specific Plan, and includes Sub-Regional Commercial (SRC) and
Residential Specific Plan (RSP) zones. Development of the Valley Boulevard
frontage would be subject to the standards and guidelines set forth within the Valley
Boulevard Specific Plan. The remainder of the site will be developed consistent with
City zoning regulations.
Despite the land use designation amendments proposed by the Project, the Project
proposes uses and development intensities that are consistent with the Project site’s
current General Plan Land Use and Zoning Designations. That is, the amendments
are of limited scope and serve to implement the vision of the Valley Boulevard
Specific Plan by accommodating the commercial uses envisioned along Valley
Boulevard. As such, the Project would be consistent with the development
anticipated under the City General Plan and reflected in the AQMP.
On the basis of the preceding discussion, the Project is determined to be consistent
with the second criterion.
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Summary
The land uses proposed by the Project been anticipated by growth forecasts
identified in the AQMP. The Project would not result in or cause NAAQS or
CAAQS violations; nor exceed applicable SCAQMD regional or daily emissions
thresholds. Based on the preceding discussion, the potential for the Project to
conflict with or obstruct implementation of the applicable AQMP is considered lessthan-significant.
b,c)

Potentially Significant Unless Mitigation Incorporated. The SCAQMD has developed
regional and localized significance thresholds for regulated pollutants. The
SCAQMD’s CEQA Air Quality Significance Thresholds indicate that any projects in
the SCAB with daily emissions that exceed any of the indicated thresholds should be
considered as having an individually and cumulatively significant air quality
impact.
The Project could impact air quality through emissions associated with short-term
construction and long-term operational activity. These activities are discussed
below.
Construction
Project construction activities would generate emissions of CO, VOCs, NOx, SOx,
PM10, and PM2.5. Construction-source emissions are expected from the following
activities:
• Demolition;
• Site Preparation;
• Grading;
• Building Construction;
• Paving;
• Architectural Coating; and
• Construction Workers Commuting.
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SCAQMD Rules addressing construction-source emissions include but are not
limited to: Rule 1403 (Asbestos); Rule 1113 (Architectural Coatings); Rule 431.2 (Low
Sulfur Fuel); Rule 403 (Fugitive Dust); and Rule 1186 / 1186.1 (Street Sweepers). 2
Maximum daily Project construction-source emissions are summarized in Table 4.71. 3
Table 4.7-1
Maximum Daily Construction-Source Emissions Summary (Without Mitigation)
Emissions (pounds per day)

Year

VOC

NOx

CO

SOx

PM10

PM2.5

2017

6.90

81.79

48.77

0.08

23.62

13.18

2018

77.78

28.08

29.24

0.05

3.32

1.99

Maximum Daily Emissions

77.78

81.79

48.77

0.08

23.62

13.18

75

100

550

150

150

55

YES

NO

NO

NO

NO

NO

SCAQMD Regional Threshold
Threshold Exceeded?

Source: Alhambra Mixed Use Air Quality Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.

As shown above, emissions resulting from the Project construction would exceed
applicable SCAQMD regional thresholds of significance for emissions of VOCs.
Mitigation measures presented below would ensure timely and monitored
compliance with previously-cited SCAQMD Rules, and would act to reduce Project
construction-source emissions.
AQ-1 All clearing, grading, earth-moving, or excavation activities shall cease when winds
exceed 25 mph per SCAQMD guidelines in order to limit fugitive dust emissions.
AQ-2 The contractor shall ensure that all disturbed unpaved roads and disturbed areas
within the Project are watered, with complete coverage of disturbed areas, at least

To ensure their timely and monitored implementation, applicable SCAQMD Rules are restated as mitigation
measures subsequently within this discussion.
3
Please refer to Section 3.4 of the Air Quality Impact Analysis (MND Appendix A) for details regarding
construction equipment and sequencing assumptions.
2
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three (3) times daily during dry weather; preferably in the mid-morning, afternoon,
and after work is done for the day.
AQ-3 The contractor shall ensure that traffic speeds on unpaved roads and Project site
areas are reduced to 15 miles per hour or less.
AQ-4 Only “Low-Volatile Organic Compounds” paints (no more than 50 gram/liter of
VOC) and/or High Pressure Low Volume (HPLV) applications consistent with
South Coast Air Quality Management District Rule 1113 shall be used.
AQ-5 During site preparation and grading, all crawler tractors and rubber tired dozers
shall be CARB certified tier 3 or higher.
Maximum daily Project construction-source emissions with the incorporation of the
above mitigation measures are summarized in Table 4.7-2.
Table 4.7-2
Maximum Daily Construction-Source Emissions Summary (With Mitigation)
Year

Emissions (pounds per day)
VOC

NOx

CO

SOx

PM10

PM2.5

2017

4.95

61.92

46.21

0.08

9.11

5.05

2018

40.34

28.08

29.24

0.05

3.32

1.99

Maximum Daily Emissions

40.34

61.92

46.21

0.08

9.11

5.05

75

100

550

150

150

55

NO

NO

NO

NO

NO

NO

SCAQMD Regional Threshold
Threshold Exceeded?

Source: Alhambra Mixed Use Air Quality Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.

As shown in Table 4.7-2, with the implementation of the proposed mitigation,
Project construction-source emissions would not exceed applicable SCAQMD
regional thresholds and would therefore be less-than-significant as mitigated.
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Operations
Project operations would generate emissions of VOCs, NOx, CO, SOx, PM10, and
PM2.5. Operational emissions would derive from the following sources:
• Area Source Emissions (architectural coatings, consumer products, landscape
equipment);
• Energy Source Emissions (generation of electricity, consumption of natural
gas);
• Mobile Source Emissions (vehicles).
Maximum daily operational-source emissions are summarized in Table 4.7-3.
Table 4.7-3
Maximum Daily Operational-Source Emissions
Operational Activities – Summer Scenario

Emissions (pounds per day)
VOC

NOx

CO

Area Source

7.64

0.12

10.50

Energy Source

0.06

0.53

0.26

Mobile

6.47

16.95

69.29

Total Maximum Daily Emissions

14.17

17.60

55
NO

SCAQMD Regional Threshold
Threshold Exceeded?

Operational Activities – Winter Scenario

PM10

PM2.5

0.23

0.22

0.04

0.04

0.18

12.13

3.41

80.05

0.18

12.40

3.67

55

550

150

150

55

NO

NO

NO

NO

NO

NOx

CO

Area Source

7.64

0.12

10.50

Energy Source

0.06

0.53

0.26

Mobile

6.80

17.83

70.35

Total Maximum Daily Emissions

14.50

18.48

55
NO

Threshold Exceeded?

5.50E04
3.36E03

Emissions (pounds per day)
VOC

SCAQMD Regional Threshold

SOx

SOx

PM10

PM2.5

0.23

0.22

0.04

0.04

0.17

12.14

3.41

81.11

0.17

12.41

3.67

55

550

150

150

55

NO

NO

NO

NO

NO

5.50E04
3.36E03

Source: Alhambra Mixed Use Air Quality Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.
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As shown in Table 4.7-3, Project operational-source emissions would not exceed
applicable SCAQMD regional thresholds, and would therefore be less-thansignificant.
Localized Significance Thresholds
The SCAQMD has established that impacts to air quality are significant if there is a
potential to contribute or cause localized exceedances of the NAAQS or CAAQS.
Collectively, these are referred to as LSTs.
The significance of localized emissions impacts depends on whether ambient levels
in the vicinity of any given project are above or below State standards. In the case of
CO and NO2, if ambient levels are below the standards, a project is considered to
have a significant impact if project emissions result in an exceedance of one or more
of these standards. If ambient levels already exceed a state or federal standard, then
project emissions are considered significant if they increase ambient concentrations
by a measurable amount. This would apply to PM10 and PM2.5; both of which are
non-attainment pollutants.
LSTs represent the maximum emissions from a project that will not cause or
contribute to an exceedance of the most stringent applicable federal or state ambient
air quality standard at the nearest residence or sensitive receptor. The SCAQMD
states that lead agencies can use the LSTs as another indicator of significance in air
quality impact analyses.
LSTs were developed in response to environmental justice and health concerns
raised by the public regarding exposure of individuals to criteria pollutants in local
communities. To address the issue of localized significance, the SCAQMD adopted
LSTs that show whether a project would cause or contribute to localized air quality
impacts and thereby cause or contribute to potential localized adverse health effects.
The analysis makes use of methodology included in the SCAQMD Final Localized
Significance Threshold Methodology (LST Methodology).
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Localized Construction-Source Emissions
SCAQMD’s Methodology clearly states that “off-site mobile emissions from the
Project should not be included in the emissions compared to LSTs.” Therefore, for
purposes of the construction LST analysis, only emissions included in the CalEEMod
“on-site” emissions outputs were considered.
Based on information presented within the Air Quality Impact Analysis, the Project
could actively disturb approximately 3.5 acres per day during site preparation and
4.0 acres per day during the grading phase of construction. 4

The SCAQMD recommends that the nearest receptors be considered when
determining the Project’s potential localized air quality impacts.
Certain groups of people are especially sensitive to air pollution and are given
special consideration when evaluating air quality impacts from projects. These
groups include children, the elderly, persons with preexisting respiratory or
cardiovascular illness, and athletes and others who engage in frequent exercise.
Structures that house these persons or places where they gather (i.e., residences,
schools, day care centers, playgrounds, and medical facilities) are defined as
“sensitive receptors.”
Localized air quality impacts were evaluated at sensitive receptor land uses nearest
the Project site, listed and described below.
R1:

Located approximately 256 feet/78 meters northeast of the Project site, R1
represents an existing residential home on Benito Avenue.

R2:

Location R2 represents existing residential home located approximately 72
feet/22 meters east of the Project site on Benito Avenue.

R3:

Location R3 represents the existing Marguerite Elementary School and
Ramona Convent Secondary School at a distance of roughly 133 feet/40.50
meters from the Project site.
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R4:

Location R4 represents the existing residential homes located approximately
362 feet/110.3 meters south of the Project site on Marengo Avenue.

R5:

Location R5 represents existing residential homes which are situated
approximately 104 feet/31.7 meters west of the Project site boundary across
Marengo Avenue.

R6:

At a distance of approximately 92 feet/28 meters west of the Project site,
location R6 represents residential homes on Marengo Avenue.

The nearest sensitive receptor, where an individual can remain for 24 hours, is the
residential home located approximately 72 feet/21.95 meters northwest of the Project
site (Location R5). Notwithstanding, SCAQMD Methodology explicitly states that
“It is possible that a project may have receptors closer than 25 meters. Projects with
boundaries located closer than 25 meters to the nearest receptor should use the LSTs
for receptors located at 25 meters.” Accordingly, LSTs for receptors at 25 meters are
utilized in this analysis and provide for a conservative i.e., “health protective”
standard of care. Table 4.7-4 summarizes the maximum potential localized impacts
of construction-source emissions at the sensitive receptor nearest the Project site.
Table 4.7-4
Construction-Source Emissions
Localized Significance Summary (Without Mitigation)
Site Preparation Emissions

Emissions (pounds per day)
NOx

CO

PM10

PM2.5

75.92

40.81

23.41

13.13

SCAQMD Localized Threshold

123

1,176

9

6

Threshold Exceeded?

NO

NO

YES

YES

Maximum Daily Emissions

Grading Emissions

Emissions (pounds per day)
NOx

CO

PM10

PM2.5

81.68

47.51

13.29

6.98

SCAQMD Localized Threshold

131

1,297

10

6

Threshold Exceeded?

NO

NO

YES

YES

Maximum Daily Emissions

Source: Alhambra Mixed Use Air Quality Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.

4

Please refer to Table 3-8 of the Air Quality Impact Analysis, presented as MND Appendix A.
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As shown in Table 4.7-4, localized construction-source emissions would exceed
SCAQMD LSTs for emissions of PM10 and PM2.5. It should be noted that the above
summary of emissions does not take credit for reductions achieved through
implementation of SCAQMD Rules. Mitigation Measures AQ-1 through AQ-5
(presented previously) would act to reduce localized emissions impacts in this
regard. As summarized in Table 4.7-5, with the implementation of mitigation,
Project construction-source emissions would not exceed SCAQMD LSTs, and would
therefore be less-than-significant as mitigated.
Table 4.7-5
Construction-Source Emissions
Localized Significance Summary (With Mitigation)
Site Preparation Emissions

Emissions (pounds per day)
NOx

CO

PM10

PM2.5

27.16

30.44

8.90

4.99

SCAQMD Localized Threshold

123

1,176

9

6

Threshold Exceeded?

NO

NO

NO

NO

Maximum Daily Emissions

Grading Emissions

Emissions (pounds per day)
NOx

CO

PM10

PM2.5

61.80

44.96

6.48

3.95

SCAQMD Localized Threshold

131

1,297

10

6

Threshold Exceeded?

NO

NO

NO

NO

Maximum Daily Emissions

Source: Alhambra Mixed Use Air Quality Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.

Localized Operational-Source Emissions
According to the SCAQMD LST methodology, LSTs would apply to the operational
phase of a project, if the project includes substantive stationary sources of emissions,
or uses that attract mobile sources that may spend long periods queuing and idling
at the site (e.g., transfer facilities and warehouse buildings). The Project does not
proposes or require uses that would constitute substantive stationary sources of
emissions; or uses that attract mobile emissions sources that may spend long periods
queuing and idling at the site. Accordingly, no operational-source emissions LST
analysis is required.
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Summary
Based on the preceding discussions, Project construction-source emissions would
not exceed applicable regional or localized thresholds as mitigated. Even without
mitigation Project operational-source emissions would not exceed applicable
regional thresholds. Project operational-source emissions are not subject to localized
significance analysis.
Based on the preceding, the Project’s potential to violate any air quality standard,
contribute substantially to an existing or projected air quality violation, or result in a
cumulatively considerable net increase of any criteria pollutant is considered lessthan-significant.
d)

Less-Than-Significant Impact. Sensitive receptors can include uses such as health care
facilities, rehabilitation centers, retirement homes, residences, schools, playgrounds,
child care centers, and athletic facilities.
Potential sensitive receptors in the Project vicinity include existing residences and
schools, identified previously as locations R1 through R6. Sensitive receptors could
be affected by localized emissions (construction or operations), or emissions
resulting from Project-generated traffic, as discussed below.
Localized Emissions
As discussed in the LST analysis, for modeling purposes, sensitive receptors were
assumed to be located at a conservative distance of 25 meters from the nearest point
of construction. Results of the LST analysis indicate that Project construction-source
emissions (as mitigated) would not exceed SCAQMD localized significance
thresholds. Project operational-source emissions are not substantive, and are not
subject to localized significance analysis.
CO Hotspot Analysis
An adverse CO concentration, known as a “hot spot,” would occur if an exceedance
of the state one-hour standard of 20 ppm or the eight-hour standard of 9 ppm were
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to occur. At the time of the 1993 Handbook, the SCAB was designated
nonattainment under the California AAQS and National AAQS for CO.
It has long been recognized that CO hotspots are caused by vehicular emissions,
primarily when idling at congested intersections. In response, vehicle emissions
standards have become increasingly stringent in the last 20 years. Currently, the
allowable CO emissions standard in California is a maximum of 3.4 grams/mile for
passenger cars (there are requirements for certain vehicles that are more stringent).
With the turnover of older vehicles, introduction of cleaner fuels, and
implementation of increasingly sophisticated and efficient emissions control
technologies, CO concentration in the SCAB is now designated as attainment. Also,
CO concentrations in the Project vicinity have steadily declined.
To establish a more accurate record of baseline CO concentrations affecting the
SCAB, a CO “hot spot” analysis was conducted in 2003 for four busy intersections in
Los Angeles at the peak morning and afternoon time periods. This “hot spot”
analysis did not predict any violation of CO standards, as shown in Table 4.7-6.
Table 4.7-6
CO Model Results
Intersection Location

Carbon Monoxide Concentrations (parts per million)
Morning 1-hour

Afternoon 1-hour

8-hour

Wilshire-Veteran

4.6

3.5

3.7

Sunset-Highland

4

4.5

3.5

La Cienega-Century

3.7

3.1

5.2

Long Beach-Imperial

3

3.1

8.4

Source: 2003 AQMP, Appendix V: Modeling and Attainment Demonstrations
Notes: Federal 1-hour standard is 35 ppm and the deferral 8-hour standard is 9.0 ppm.

Based on the SCAQMD’s 2003 AQMP and the 1992 Federal Attainment Plan for
Carbon Monoxide (1992 CO Plan), peak carbon monoxide concentrations in the
SCAB were a result of unusual meteorological and topographical conditions and not
a result of traffic volumes and congestion at a particular intersection. As evidence of
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this, for example, 8.4 ppm CO concentration measured at the Long Beach
Boulevard/Imperial Highway intersection (highest CO generating intersection
within the “hot spot” analysis), only 0.7 ppm was attributable to the traffic volumes
and congestion at this intersection; the remaining 7.7 ppm were due to the ambient
air measurements at the time the 2003 AQMP was prepared. Therefore, even if the
traffic volumes for the Project were double or even triple the traffic volumes
generated at the Long Beach Boulevard/Imperial Highway intersection, coupled
with the on-going improvements in ambient air quality, the Project would not be
capable of resulting in a CO “hot spot” at any study area intersections.
Similar considerations are also employed by other Air Districts when evaluating
potential CO concentration impacts. More specifically, the Bay Area Air Quality
Management District (BAAQMD) concludes that under existing and future vehicle
emission rates, a given project would have to increase traffic volumes at a single
intersection by more than 44,000 vehicles per hour (or 24,000 vehicles per hour
where vertical and/or horizontal air does not mix) in order to generate a significant
CO impact. Traffic volumes employed in the CO “hot spot” analysis are presented
at on Table 4.7-7; Table 4.7-8 presents the traffic volumes associated with the Project.
Table 4.7-7
2003 AQMP Traffic Volumes
Peak Traffic Volumes (vehicles per hour)
Intersection Location

Eastbound
(AM/PM)

Westbound
(AM/PM)

Southbound
(AM/PM)

Northbound
(AM/PM)

Total
(AM/PM)

Wilshire-Veteran

4,954/2,069

1,830/3,317

721/1,400

560/933

8,062/7,719

Sunset-Highland

1,417/1,764

1,342/1,540

2,304/1,832

1,551/2,238

6,614/5,374

La Cienega-Century

2,540/2,243

1,890/2,728

1,384/2,029

821/1,674

6,634/8,674

Long Beach-Imperial

1,217/2,020

1,760/1,400

479/944

756/1,150

4,212/5,514

Source: 2003 AQMP
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Table 4.7-8
Project Peak Traffic Volumes
Peak Traffic Volumes (vph)
Intersection Location

Northbound
(AM/PM)

Southbound
(AM/PM)

Eastbound
(AM/PM)

Westbound
(AM/PM)

Total
(AM/PM)

Marengo Ave./Valley Blvd.

208/367

525/588

685/1,417

1,266/872

4,684/3,244

Benito Ave./Valley Blvd.

166/115

131/79

738/1,476

1,297/905

2,332/2,575

Marguerita Ave./Valley Blvd.

154/173

358/278

826/1,529

1,292/927

2,630/2,907

1,618/1,617

1,321/1,327

826/1,398

1,176/971

4,941/5,313

Atlantic Blvd./Valley Blvd.

Source: Alhambra Mixed Use Traffic Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 7, 2016.

As shown in Table 4.7-7, the busiest intersection evaluated was Wilshire
Boulevard/Veteran Avenue, which has a daily traffic volume of approximately
100,000 vehicles per day. 5 The 2003 AQMP estimated that the 1-hour concentration
for this intersection was 4.6 ppm. This indicates that, should the daily traffic volume
increase four times to 400,000 vehicles per day, CO concentrations (4.6 ppm x 4= 18.4
ppm) would still not likely exceed the most stringent 1-hour CO standard of 20.0
ppm. At buildout of the Project, the highest average daily trips on a segment of
road would be 30,700 daily trips on Atlantic Boulevard south of Valley Boulevard, 6
which is lower than the highest daily traffic volumes generated at the busiest
intersection in the CO “hot spot” analysis.
As shown in Table 4.7-8, the Project considered herein would not produce the
volume of traffic required to generate a CO “hot spot” either in the context of the
2003 Los Angeles hot spot study, or based on representative BAAQMD CO
threshold considerations.

2003 Air Quality Management Plan Appendix V; Modeling and Attainment Demonstrations (SCAQMD), p.
V-4-24.
6 Alhambra Mixed Use Development Traffic Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November
7, 2016 (MND Appendix E), Exhibit 6-2.
5
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Summary
As presented in the preceding analysis, mitigated Project construction-source
emissions would not exceed SCAQMD localized significance thresholds. Project
operational-source emissions are not substantive, and are not subject to localized
significance analysis.
Additionally, sensitive receptors would not be significantly affected by localized CO
emissions concentrations (CO hotspots). Based on the above discussions, impacts to
sensitive receptors are considered less-than-significant.
e)

Less-Than-Significant Impact. Land uses generally associated with odor complaints
include:
$ Agricultural uses (livestock and farming)
$ Wastewater treatment plants
$ Food processing plants
$ Chemical plants
$ Composting operations
$ Refineries
$ Landfills
$ Dairies
$ Fiberglass molding facilities
The Project does not contain land uses typically associated with emitting
objectionable odors. Potential odor sources associated with the Project may result
from construction equipment exhaust and the application of asphalt and
architectural coatings during construction activities, and the temporary storage of
typical solid waste (refuse) associated with the Project’s (long-term operational)
uses. Standard construction requirements would minimize odor impacts from
construction. Construction odor emissions would be temporary, short-term, and
intermittent in nature and would cease upon completion of the respective phase of
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construction. Site-generated refuse is currently and would continue to be stored in
covered containers and removed at regular intervals in compliance with the City’s
solid waste regulations. The Project would also be required to comply with
SCAQMD Rule 402 to prevent occurrences of public nuisances. Therefore, odors
associated with the Project construction and operations would be less-thansignificant and no mitigation is required.
Sources: Alhambra Mixed-Use Air Quality Impact Analysis (Urban Crossroads) July 1, 2016;
Preliminary Plans for Camellia Court, February 2016.
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Would the

Project:
a) Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional plans, policies,
or regulations, or by the California Department
of Fish and Game or U.S. Fish and Wildlife
Service?
b)

Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, polices,
regulations or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

c)

Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited
to, marsh, vernal pool, coastal, etc.) though direct
removal, filling, hydrological interruption, or
other means?

Camellia Court
Initial Study/Mitigated Negative Declaration

Environmental Evaluation
Page 4-24

8 2017 Applied Planning, Inc.
Potentially
Significant

d) Interfere substantially with the movement of any

Potentially

Unless

Less-Than-

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

























native resident or migratory fish or wildlife
species or with established native resident or
migratory wildlife corridors, or impede the use
of wildlife nursery sites?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f)

Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

Substantiation:
a)

No Impact. The Project site is located in an urbanized area and is entirely developed.
Landscaping includes non-native shrubs, grass cover and common trees. Ornamental
landscaping typically does not support candidate, sensitive, or special status species.
The site is devoid of any natural habitat and has no significant biological resource
value. Consequently, Project implementation would not have a substantial direct or
indirect adverse effect on candidate, sensitive, or special status species.

b)

No Impact. No riparian habitat exists within the Project site or in the Project vicinity.
Elsewhere within the City, urbanization has replaced native vegetation with nonnative grasses, hedges, and trees. Any existing vegetation serves as habitat for local
common species. Implementation of the Project would not affect any riparian habitat
or other sensitive natural community.
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c)

No Impact. No wetlands areas have been identified on or adjacent to the Project site.
As such, the Project will have no impact on wetlands habitat.

d)

No Impact. Due to the disturbed nature of the Project site and surrounding roadways
and development, the potential for native wildlife species to use the Project site as a
migratory corridor or nursery site is unlikely. The Project will not result in direct or
indirect impacts on wildlife dispersal or migration corridors.

e,f) No Impact. There are no protected tree species or other biologically significant
resources on the Project site. Nor are there any local or area-wide preservation or
conservation plans or policies applicable to the subject site. These environmental
concerns are thus not relevant to implementation of this Project, and the Project will
have no impacts in these regards.
Sources: Preliminary Plans for Camellia Court, February 2016.
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Substantiation:
a)

Less-Than-Significant Impact. No unique or historical resources are known to exist on
the Project site. Based on the urban nature of the site and previous site alterations, the
Project’s potential to disturb heretofore unidentified historic resources is considered
unlikely, and the potential impact is considered less-than-significant.

b)

Less-Than-Significant Impact. There is no evidence suggesting that the Project site
would contain potentially significant archaeological resources. Any archaeological
resources that may have been present at one time have likely been disturbed by the
previous construction and other on-site human activities. The Project’s potential to
disturb previously unidentified archaeological resources is considered unlikely, and
the potential impact is considered less-than-significant.

c)

Less-Than-Significant Impact. There is no evidence suggesting that the Project site
would contain potentially significant paleontological or geological elements. Any
paleontological resources that may have been present at one time have likely been
disturbed by the previous construction and other on-site human activities. The
Project’s potential to disturb previously unidentified paleontological resources is
considered unlikely, and the potential impact is considered less-than-significant.

d)

Less-Than-Significant Impact. The likelihood of encountering human remains in the
course of Project development is minimal. However, as required by California Health
and Safety Code Section 7050.5, should human remains be found, no further
disturbance shall occur until the County Coroner has made a determination of origin
and disposition pursuant to Public Resources Code Section 5097.98. The County
Coroner must be notified of the find immediately. If the remains were found to be
prehistoric, the coroner would coordinate with the California Native American
Heritage Commission as required by State law. Based on compliance with these
existing regulations, the Project’s potential to disturb human remains is considered
less-than-significant.
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Source:

Preliminary Plans for Camellia Court, February 2016.
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VI. TRIBAL CULTURAL RESOURCES. Would the
project:
a) Cause a substantial adverse change in the
significance of a tribal cultural resource as
defined in Public Resources Code 21074?

Substantiation:
a)

Potentially Significant Unless Mitigation Incorporated. There are no known tribal
cultural resources within the Project site; nor is it anticipated that the Project would
adversely affect off-site tribal cultural resources. Notwithstanding, consistent with
Assembly Bill 52 (AB 52), the City of Alhambra is working in coordination with the
Gabrieleno Band of Mission Indians – Kizh Nation (Tribe) to ensure that no
previously undiscovered tribal resources are affected by the Project. Through this
coordination, the Tribe has requested that a Native American Monitor oversee any
ground-altering activities on the Project site. To this end, the following mitigation is
incorporated into the Project.
TCR-1

At least 30 days prior to the issuance of a grading permit, the Applicant shall
contact the Gabrieleno Band of Mission Indians – Kizh Nation and shall provide
evidence to the City of Alhambra that a professionally qualified Native American
monitor(s) has been secured. The Tribe shall be allowed to monitor all ground
disturbing activities.

TCR-2

If, during ground disturbing activities, the Native American monitor suspects
that a tribal resource may have been unearthed, the monitor shall immediately
halt and redirect grading operations in a 50-foot radius around the find to allow
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identification and evaluation of the suspected resource. The Native American
monitor shall evaluate the suspected resource and make a determination of
significance pursuant to California Public Resources Code Section 21083.2. The
monitor, the Project Applicant, and the City Planning Division shall confer
regarding mitigation of the discovered resource(s). All sacred sites, should they
be encountered within the Project area, shall be avoided and preserved as the
preferred mitigation, if feasible.
TCR-3

Prior to grading permit issuance, the City shall verify that the following note is
included on the Grading Plan:
“If any suspected tribal cultural resources are discovered during grounddisturbing activities and the Native American monitor is not present, the
construction supervisor is obligated to halt work in a 50-foot radius around the
find and call the Native American monitor to the site to assess the significance of
the find."
With the incorporation of the preceding mitigation measures, the potential for the
Project to cause a substantial adverse change in the significance of a tribal cultural
resource is considered less-than-significant.

Source:

Correspondence with Gabrieleno Band of Mission Indians – Kizh Nation
(September 26, 2016); Preliminary Plans for Camellia Court, February 2016.
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i)

Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on
other substantial evidence of a known fault?
Refer to Division of Mines and Geology
Special Publication 42.

ii) Strong seismic ground shaking?
iii)

Seismic-related ground failure, including
liquefaction?

iv) Landslides?
b) Result in substantial soil erosion or the loss of
topsoil?
c)

Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in onor off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?
e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water
disposal systems where sewers are not available
for the disposal of waste water?
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Substantiation:
a,i)

Less-Than-Significant Impact. The Project site is located in the seismically active
southern California region, which is characterized by major faults and fault zones.
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Active faults may be designated as Earthquake Fault Zones under the Alquist-Priolo
Earthquake Fault Zoning Act, which includes standards regulating development
adjacent to active faults.
According to the Project-specific Geotechnical Investigation prepared for the site
[Preliminary Geotechnical Investigation, Proposed Mixed Use Project, 1516 S. Marengo,
Alhambra, California (Kling Consulting Group, Inc.) April 29, 2016], the site shows no
evidence of surface faulting. Ground rupture due to faulting was determined to be
very low, and potential impacts arising from fault rupture are considered
less-than-significant.
a,ii)

Less-Than-Significant Impact. Based on location in the seismically active Southern
California region, the site is susceptible to groundshaking events. However, because
the site is not located in an Alquist-Priolo Fault Study Zone, potential impacts
would not be higher at the Project site than elsewhere in the region. Application of
established CBC seismic engineering and design standards will ensure that
significant impacts do not result from Project development.

a,iii)

Less-Than-Significant Impact. Liquefaction and seismically induced settlement or
ground failure are generally associated with strong seismic shaking in areas where
ground water tables are at relatively shallow depths (within 50 feet of the ground
surface) and/or when the area is underlain by loose, cohesionless deposits. During a
strong groundshaking event, saturated, cohesionless soils may acquire a degree of
mobility to the extent that the overlying ground surface distorts. In extreme cases,
saturated soils become suspended in groundwater and become fluid-like.
Based on the high content of fine onsite soils and the absence of shallow
groundwater at the site, the Geotechnical Investigation concluded that the potential
for liquefaction to occur within the site is unlikely.
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a,iv)

No Impact. The Project site is an essentially level property and as such is not
internally susceptible to landsliding. Adjacent properties also present little
topographic relief. As such, the potential for landslides does not exist.

b)

Less-Than-Significant Impact. Construction activities associated with the Project will
temporarily expose underlying soils, thereby increasing their susceptibility to
erosion until the Project is fully implemented. Potential erosion impacts incurred
during construction activities are mitigated through the Project’s mandated
compliance with a City-approved Storm Water Pollution Prevention Plan (SWPPP).
The Project involves typical urban improvements within an essentially level area of
the City. The Project does not propose to significantly alter existing topography.
Potential impacts associated with erosion or changes in topography are considered
less-than-significant.

c)

Potentially Significant Unless Mitigation Incorporated. According to the Geotechnical
Investigation, the upper three feet of exposed alluvium is not considered suitable for
support of conventional foundations, and other site improvements. Additionally,
demolition of existing structures could potentially disturb soils at greater depths
and unsuitable material removals should be reevaluated after demolition.
The Geotechnical Investigation provides recommendations regarding grading, site
preparation, and building foundations; and concludes that development of the site
is feasible from a geotechnical standpoint, provided that the recommendations of
the Investigation are included within the Project design and construction processes.
As such, the following mitigation is required.
GEO-1

Prior to the issuance of grading permits, and to the satisfaction of the City, the
Project Applicant shall ensure that the recommendations, performance standards and
requirements established within the Final Project Geotechnical Engineering
Investigation are incorporated into the Project design and construction plans. A
qualified geotechnical engineer shall be retained on site to ensure that Project
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implementation is realized consistent with specifications and requirements identified
in the Project Geotechnical Engineering Investigation.
With the incorporation of Mitigation Measure GEO-1, potential impacts related to
unstable soils are considered less-than-significant.
d)

Less-Than-Significant Impact. Laboratory testing conducted as part of the preliminary
geotechnical investigation indicates that the onsite soils have a very low expansion
potential. As such, the potential for the Project to result in substantial risks to life or
property due to expansive soils is considered less-than-significant.

e)

No Impact. The Project would be served by sewer services. No septic tanks or other
alternative wastewater disposal systems are proposed. Thus, there is no potential
for adverse impacts to result from inadequate soils in this regard.

Sources:

Alhambra General Plan; Preliminary Geotechnical Investigation, Proposed Mixed
Use Project, 1516 S. Marengo, Alhambra, California (Kling Consulting Group, Inc.)
April 29, 2016; Preliminary Plans for Camellia Court, February 2016.
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VIII. GREENHOUSE GAS EMISSIONS. Would the
project:
a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?
b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing
the emissions of greenhouse gases?
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Substantiation:
a,b) Less-Than-Significant Impact. To evaluate potential impacts in this regard, a Projectspecific Greenhouse Gas Analysis has been prepared. The following paragraphs
summarize the information and conclusions presented in Alhambra Mixed-Use
Greenhouse Gas Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016,
presented as MND Appendix C.
CEQA Guidelines 15064.4 (b) (1) states that a lead agency may use a model or
methodology to quantify greenhouse gas emissions associated with a project. On
October 2, 2013, the SCAQMD, in conjunction with the California Air Pollution
Control Officers Association (CAPCOA), released the latest version of the California
Emissions Estimator Model™ (CalEEMod™) v2013.2.2. The purpose of this model is
to accurately calculate construction-source and operational-source criteria pollutant
(NOx, VOC, PM10, PM2.5, SOx, and CO) and greenhouse gas (GHG) emissions from
direct and indirect sources; and quantify applicable air quality and GHG reductions
achieved from mitigation measures. Accordingly, the latest version of CalEEMod™
has been used for this Project.
The City of Alhambra has not yet adopted a Climate Action Plan. As such, the
Greenhouse Gas Analysis utilized a screening threshold of 3,000 MTCO2e (annually)
to assess Project impacts. This approach, based on SCAQMD guidance, is widely
accepted by numerous counties and cities within the SCAB.
Construction Emissions
Construction activities associated with the Project will result in emissions of CO2 and
CH4. For construction phase Project emissions, GHGs are quantified and amortized
over the life of the Project. To amortize the emissions over the life of the Project, the
SCAQMD recommends calculating the total greenhouse gas emissions for the
construction activities, dividing it by a 30-year project life then adding that number
to the annual operational phase GHG emissions. As such, construction emissions

Camellia Court
Initial Study/Mitigated Negative Declaration

Environmental Evaluation
Page 4-34

8 2017 Applied Planning, Inc.

were amortized over a 30-year period and added to the annual operational phase
GHG emissions.
Operational Emissions
Operational activities associated with the Project will result in emissions of CO2,
CH4, and N2O from the following primary sources, which are discussed in the
following paragraphs:
• Area-Source Emissions;
• Energy-Source Emissions;
• Mobile-Source Emissions;
• Solid Waste; and
• Water Supply, Treatment and Distribution.
Area-Source Emissions
Landscape maintenance equipment would generate emissions from fuel combustion
and evaporation of unburned fuel. Equipment in this category would include
lawnmowers, shedders/grinders, blowers, trimmers, chain saws, and hedge
trimmers used to maintain the landscaping of the Project.
Energy-Source Emissions
GHGs are emitted from buildings as a result of activities for which electricity and
natural gas are typically used as energy sources. Combustion of any type of fuel
emits CO2 and other GHGs directly into the atmosphere; these emissions are
considered direct emissions associated with a building. GHGs are also emitted
during the generation of electricity from fossil fuels; these emissions are considered
to be indirect emissions.
Mobile-Source Emissions
GHG emissions will also result from mobile sources associated with the Project.
These mobile-source emissions will result from the typical daily operation of motor
vehicles by visitors, employees, and residents.
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Solid Waste
The proposed land uses will result in the generation and disposal of solid waste. A
large percentage of this waste will be diverted from landfills by a variety of means,
such as reducing the amount of waste generated, recycling, and/or composting. The
remainder of the waste not diverted will be disposed of at a landfill. GHG emissions
from landfills are associated with the anaerobic breakdown of material.
Water Supply, Treatment and Distribution
Indirect GHG emissions result from the production of electricity used to convey,
treat, and distribute water and wastewater. The amount of electricity required to
convey, treat and distribute water depends on the volume of water, as well as the
sources of the water.
Total Project Emissions
Table 4.7-9 presents the annual GHG emissions that can be expected to be generated
from the preceding sources.
Table 4.7-9
Total Project GHG Emissions (annual)
Emission Source

Emissions (metric tons per year)
CO2

CH4

N2O

Total CO2E

Annual construction-related
(emissions amortized over 30 years)

30.29

5.46E-03

0.00

30.41

Area

32.38

2.70E-04

0.00

32.61

Energy

403.39

0.02

5.56E-03

405.52

2,178.96

0.09

0.00

2,180.77

Waste

56.64

3.35

0.00

126.94

Water Usage

65.02

0.46

1.00E-02

78.22

Mobile Sources

Total CO2E (All Sources)

2,854.47

Source: Alhambra Mixed-Use Greenhouse Gas Analysis, City of Alhambra (Urban Crossroads, Inc.) July 1, 2016.
Note: Totals obtained from CalEEMod™ and may not total 100% due to rounding.
Table results include scientific notation. e is used to represent times ten raised to the power of (which would be written as x
10b") and is followed by the value of the exponent.
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As shown above, the annual GHG emissions associated with the Project are
estimated to be 2,854.47 MTCO2e. Direct and indirect emissions associated with the
Project are compared with the SCAQMD threshold of significance for small land use
projects, which is 3,000 MTCO2e per year. Since the Project would not exceed the
threshold, the Project’s potential to generate GHG emissions, either directly or
indirectly, that may have a significant impact on the environment is considered lessthan-significant. Additionally, the Greenhouse Gas Analysis concluded that the
Project would not conflict with an applicable plan, policy or regulation adopted for
the purpose of reducing the emissions of greenhouse gases.
Sources:

IX.

Alhambra Mixed-Use Greenhouse Gas Analysis, City of Alhambra (Urban
Crossroads, Inc.) July 1, 2016; Preliminary Plans for Camellia Court, February
2016.
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HAZARDS AND HAZARDOUS MATERIALS.
Would the project:
a) Create a significant hazard to the public or the
environment through the routine transport, use,
or disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
likely release of hazardous materials into the
environment?
c)

Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or
proposed school?
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d) Be located on a site which is included on a list of
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hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the
public or the environment?
e) For a project located within an airport land use
plan or, where such a plan has not been adopted,
within two miles of a public airport or public use
airport, would the project result in a safety
hazard for the people residing or working in the
project area?
f)

For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for the people residing or working in the
project area?

g) Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
h) Expose people or structures to a significant risk of
loss, injury or death involving wildland fires,
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

Substantiation:
a,b) Less-Than-Significant Impact.
Commercial/Residential Uses
Implementation of the Project’s residential and commercial uses would not require the
transportation, use, storage, or disposal of hazardous or potentially hazardous
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materials beyond those typically employed for the construction and maintenance of
such uses. During the normal course of construction activities, there will be limited
transport of potentially hazardous materials (e.g., gasoline, diesel fuel, paints,
solvents, fertilizer, etc.) to and from the Project site. The Project is required to meet all
City Hazardous Materials Management Plans and regulations addressing transport,
use, storage and disposal of these materials.
Medical Office Operation
The proposed medical office and existing skilled nursing uses typically generate
biohazardous materials and, to a certain degree, use radiation technology. Operation
of these land uses would require the routine transport, use, or disposal of hazardous
materials. Routine maintenance and repair activities may also involve the use of
hazardous materials.

Bio-hazardous materials and medical wastes, along with

chemical and radioactive waste, would be generated.
Hazardous materials used by medical facilities are generally stored in small individual
quantities; thus, the probability of a major hazardous materials incident in future
would be considered relatively low. Minor incidents can be anticipated, however,
given the typically small quantities of hazardous materials handled at any particular
time, the consequences of such accidents are not expected to be severe.
The Project-related effects of hazardous materials handling and storage would
generally be limited to the immediate areas where the materials would be located,
because this is where exposure would be most likely. For this reason, the individuals
most at risk would be medical personnel or others in the immediate vicinity of the
hazardous materials.
Compliance with applicable rules and regulations (described at Section 3.7) act to
minimize the risk of public exposure to any hazardous materials at the Project site. As
a standard procedure, the proposed medical facilities would implement
Environmental Health and Safety (EMS) programs designed to achieve full
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compliance with applicable laws, regulations, and accreditation standards intended to
protect the safety of patients, staff, visitors, and the environment. The health and
safety procedures that protect workers and other individuals in the immediate vicinity
of hazardous materials can also be expected to protect the adjacent community and
environment.
Proposed medical facilities will be required to maintain an emergency response plan
which directs medical staff in responding to possible hazardous materials
emergencies. In general, small spills of materials are cleaned up by hospital staff.
Some materials (e.g., formaldehyde), and larger spills, may require clean up by an
outside hazardous materials team.
The use of hazardous materials within the Project would not substantially affect the
demand for hazardous materials emergency response services in the vicinity; nor
would it substantially affect the availability or response times of emergency
responders. This is because potential hazardous material spills associated with
medical facilities are relatively minor and infrequent. The likelihood of emergency
incidents within the Project site is more a function of the types of materials used as
opposed to the quantities of materials used.
Compliance with all applicable federal and State laws and regulations related to the
storage of hazardous materials would serve to maximize containment (through safe
handling and storage practices) and to provide for prompt and effective cleanup if an
accidental release occurs, reducing potentially significant impacts to a less-thansignificant level.
Transportation of Hazardous Materials
The transportation of hazardous materials can result in accidental spills, leaks, toxic
releases, fire, or explosion.

The USDOT Office of Hazardous Materials Safety

prescribes strict regulations for the safe transportation of hazardous materials, as
described in Title 49 of the Code of Federal Regulations (CFR), and implemented by
Title 13 of the California Code of Regulations (CCR).
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The USDOT, the USPS, and the California Department of Health Services Radiologic
Health Branch and Medical Waste Program all specify packaging requirements for
hazardous materials and wastes that limit the potential for packages to fail on impact.
Regulations set forth by the CHP for testing of shipping containers, marking
containers and vehicles, inspecting vehicles, and training drivers. Compliance with
these regulations would reduce the likelihood and severity of accidents during transit,
reducing potentially significant impacts to a less-than-significant level.
Disposal of Hazardous Waste
Federal, State and local regulations govern the disposal of wastes identified as
hazardous, including the disposal of bio-hazardous materials and medical wastes.
Hazardous wastes will be disposed of in compliance with Titles 8, 14, 17, and 22 of the
CCR, reducing potential impacts to a less-than-significant level. The spent hazardous
materials generated on a daily basis within the facilities will be placed in special
containers and kept in ventilated accumulation areas which are designated, secured
areas designed to prevent accidental release to the environment.

Wastes are

transported off-site by a licensed hazardous waste transporter, and disposed of at a
licensed facility capable of accepting bio-hazardous and medical wastes. Compliance
with all applicable regulations for the storage and disposal of hazardous materials
would reduce potential impacts to a less-than-significant level.
Summary
Medical office operations, transportation of hazardous materials, and disposal of
hazardous waste are extensively regulated at the local, State, and federal levels. The
Project will comply with all applicable requirements addressing hazards or hazardous
conditions that could potentially result from Project operations. On this basis, the
potential for Project operations to create a significant hazard to the public or the
environment through the routine transport, use, or disposal of hazardous materials; or
through reasonably foreseeable upset and accident conditions involving the release of
hazardous materials into the environment is less-than-significant.
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c)

Potentially Significant Unless Mitigation Incorporated. Two schools are located adjacent
to the Project site. Ramona Convent Secondary School is located to the south, across
W. Glendon Way. Marguerita Elementary School is located to the southeast of the site,
across Benito Avenue. Public Resources Code (PRC) Section 21151.4 and correlating
Section 15186 of the CEQA Guidelines establish requirements for school projects, as
well as projects near schools, to ensure that potential health impacts resulting from
exposure to hazardous materials, wastes, and substances are examined and disclosed
in an environmental document. More specifically, the cited PRC and CEQA Guidelines
provisions require that when a project located within one-quarter mile of a school
involves the construction or alteration of a facility that might reasonably be
anticipated to emit hazardous or acutely hazardous air emissions, or handle acutely
hazardous materials or a mixture containing acutely hazardous materials in a quantity
equal to or greater than that specified in Section 25536(a) of the Health and Safety
Code, the Lead Agency must:
(1)

Consult with the school district having jurisdiction regarding the potential
impact of the project on the school(s) in question; and

(2)

The school district must be provided written notification of the project not
less than 30 days prior to the proposed certification of the environmental
impact report or approval of the (mitigated) negative declaration.

The Project identifies no known or proposed uses or activities that would be subject to
the provisions and requirements of PRC Section 21151.4/CEQA Guidelines Section
15186.

Moreover, the Project is subject to AQMD permitting and regulatory

requirements that would preclude hazardous air emissions. It is noted further that
compliance with previously cited applicable rules and regulations would be expected
to minimize the risk of public exposure (including schools) to any hazardous materials
used or stored at the Project site. As a standard procedure, the proposed facilities
would implement Environmental Health and Safety (EMS) programs designed to
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achieve full compliance with applicable laws, regulations, and accreditation standards
intended to protect the safety of patients, staff, visitors, and the environment.
Notwithstanding, at this program level of definition and evaluation, it cannot be
definitively stated that all future development proposals within the Project site will
not emit hazardous emissions and/or handle acutely hazardous materials or a mixture
containing acutely hazardous materials in a quantity equal to or greater than that
specified in Section 25536(a) of the Health and Safety Code. As such, certain
individual uses within the Project site may be subject to, and will be required to
comply with, provisions of Public Resources Code Section 21151.4.
Level of Significance Before Mitigation: Potentially Significant.
Mitigation Measures:
HAZ-1 Development applicants shall evaluate and determine if the requested uses/facilities
are subject to provisions of Public Resources Code Section 21151.4. Based on this
evaluation and determination, applicants shall either:
a) Provide the City of Alhambra with signed affidavit(s) that the requested
facilities/uses are not subject to provisions of Public Resources Code Section 21151.4,
or
b) If the requested uses/facilities are determined to be subject to Public Resources
Code Section 21151.4, applicable consultation and notification processes shall be
conducted not less than 30 days prior to the approval of this mitigated negative
declaration.
Summary
The Project identifies no known or proposed uses or activities that would be subject to
the provisions and requirements of PRC Section 21151.4/CEQA Guidelines Section
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15186.

Moreover, the Project is subject to AQMD permitting and regulatory

requirements that would preclude hazardous air emissions. Further, compliance with
local, State, and federal regulatory requirements act to minimize the risk of public
exposure (including schools) to any hazardous materials used or stored at the Project
site.

As a standard procedure, the proposed facilities would implement

Environmental Health and Safety (EMS) programs designed to achieve full
compliance with applicable laws, regulations, and accreditation standards intended to
protect the safety of patients, staff, visitors, and the environment. Although not
proposed or anticipated at this time, Mitigation Measure HAZ-1 acts to ensure that
any uses within the Project site that may be subject to provisions of Public Resources
Code Section 21151.4 fulfill required consultation and notification processes. The
potential for the Project to emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter mile of an existing or
proposed school and thereby result in potentially hazardous conditions is less-thansignificant.
d)

No Impact.

Based on information contained within the EnviroStor database,

maintained by the Department of Toxic Substance Control (DTSC), the Project site is
not on a list of hazardous materials sites compiled pursuant to Government Code
Section 65962.5.
e,f) Less-Than-Significant Impact. The Project site is not located within an airport land use
plan, nor is it located within two miles of any airport. The nearest airport, El Monte
Airport, is located approximately six miles east of the Project site. At this distance, the
Project will not result in significant safety hazards for future occupants of the Project
site.
g)

Less-Than-Significant Impact. The Project would not cause permanent alteration to
vehicle circulation routes, and would not interfere with any identified emergency
response or emergency evacuation plan. In accordance with City and County policies,
coordination with the local fire and police departments during construction will
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ensure that potential interference with emergency response and evacuation efforts are
avoided. This potential impact is therefore considered less-than-significant.
h)

No Impact. The Project site is located in a suburban area and no wildlands are located
in the vicinity of the Project site. Fire protection services are provided to the City and
the Project site by the Alhambra Fire Department. Adherence to local fire department
regulations during construction and operation of the Project will be required. As such,
the Project is considered to have no potential to expose people to, or result in,
increased fire hazard in areas with flammable brush, grass, or trees.

Sources: Alhambra General Plan; Preliminary Plans for Camellia Court, February 2016.
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X. HYDROLOGY AND WATER QUALITY.
Would the project:
a) Violate any water quality standards or waste
discharge requirements?
b) Substantially deplete groundwater supplies or
interfere substantially with groundwater
recharge such that there would be a net deficit in
aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate
of the pre-existing nearby wells would drop to a
level which would not support existing land uses
or planned uses for which permits have been
granted)?
c)

Substantially alter the existing drainage pattern of
area, including through the alteration of the
course of a stream or river, in a manner which
would result in substantial erosion or siltation onor off-site?
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d) Substantially alter the existing drainage pattern of
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the site or area, including through the alteration
of the course of a stream or river, or substantially
increase the rate or amount of surface runoff in a
manner which would result in flooding on- or
off-site?
e) Create or contribute runoff water which would
exceed the capacity of the existing or planned
storm water drainage systems or provide
substantial additional sources of polluted runoff?
f)

Otherwise substantially degrade water quality?

g) Place housing within a 100-year flood hazard area
as mapped on a federal Flood Hazard Boundary
or Flood Insurance Rate Map or other flood
hazard delineation map?
h) Place within a 100-year flood hazard area
structures which would impede or redirect flood
flows?
i) Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or
dam?
j)

Inundation by seiche, tsunami, or mudflow?

Substantiation:
a)

Less-Than-Significant Impact. Project-related construction activities have the potential
to impact surface water quality as the result of minor soil erosion (during grading
and soil stockpiling), subsequent siltation, and conveyance of other pollutants into
municipal storm drains during the Project construction phase. However, Project
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construction would occur in compliance with erosion control measures, including
grading and dust control measures imposed via City grading permit regulations.
Project operations would comply with the City’s Standard Urban Stormwater
Mitigation Plan (SUSMP) requirements. Under the SUSMP, the Project would be
required to ensure that post-development peak storm water runoff discharge rates
would not exceed the estimated pre-development rates such that there would be an
increased potential for downstream erosion. The SUSMP requirements also include,
but are not limited to the following: minimizing stormwater pollutants of concern;
containing properly designed outdoor material storage areas; containing properly
designed trash storage areas; and providing proof of ongoing BMP maintenance. To
the extent applicable, the Project would be required to: filter and treat runoff before
it reaches the storm drain system; treat runoff to remove oil and petroleum
hydrocarbons; and ensure adequate operation and maintenance of filter treatment
systems.
Additionally, the Project would be implemented consistent with Los Angeles
County Low Impact Development (LID) Standards, which address stormwater
runoff, pollutant loadings from impervious surfaces, and erosion and other
hydrologic impacts on natural drainage systems.
Implementation of SUSMP and LID requirements would ensure that operation of
the Project would not violate any water quality standards or waste discharge
requirements. Based on the preceding discussion, the Project’s potential to violate
any water quality standards or waste discharge requirements is considered
less-than-significant.
b)

Less-Than-Significant Impact. The Project would not contribute to groundwater
depletion or interfere with groundwater recharge to an environmentally significant
degree. Water is provided throughout the City by the City of Alhambra Utilities
Department. Groundwater which may be consumed by the Project and the City of
Alhambra as a whole is recharged pursuant to Department policies and programs.
Direct additions or withdrawals of groundwater are not proposed by the Project.
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The Project would not substantially increase the impervious coverage on-site and
will include permeable landscaped areas throughout the site.

Construction

proposed by the Project would not involve massive substructures at depths that
would significantly impair or alter the direction or rate of flow of groundwater.
Consequently, changes in the potential for groundwater infiltration would not
occur.
c)

Less-Than-Significant Impact. Runoff from the Project area may include oils from
paved areas and other chemicals which cumulatively may result in degradation of
offsite surface waters. However, no open bodies of water currently exist within or
near the Project site.
Compliance with applicable existing National Pollution Discharge Elimination
System (NPDES) permitting requirements reduces Project-specific impacts on offsite surface water quality below the level of significance. Runoff from the Project site
and vicinity will be conveyed via existing manmade drainage structures, ultimately
draining to offsite natural watersheds with little or no net impact on quantities of
off-site surface waters.

d)

Less-Than-Significant Impact. Because the site is currently developed and the Project
will use existing drainage facilities, implementation of the Project would not result
in substantial changes to existing drainage patterns or substantial increases in
surface water runoff quantities; nor does the Project propose to alter the course of a
stream or river. Thus, implementation of the Project would not substantially alter
the existing drainage pattern of the site or surrounding area and would not
substantially increase the rate or amount of surface runoff in a manner that would
result in flooding on- or off-site.

e)

Less-Than-Significant-Impact.

Consistent

with

SUSMP

requirements,

post-development runoff quantities would not substantially increase as a result of
the Project. The Project will generate pollution constituents in surface water runoff
that are generally similar to existing conditions, and required water quality control
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measures would be introduced and implemented. The Project’s potential to create or
contribute runoff water that would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted
runoff is therefore considered less-than-significant.
f)

Less-Than-Significant Impact. The Project would not impact soils beneath levels
necessary to place structure footings and utilities for the site, and would not utilize
groundwater. The Project would not degrade water quality, because it would not
use, alter, or penetrate the groundwater bearing strata. The surface structure and
paving would effectively act as a cap, preventing water from imposing downward
migration pressures on any residual soil contaminants and as a result, natural
attenuation would result in slow improvement of groundwater quality.
Construction activities would occur in accordance with City requirements including
necessary permits, plans, plan checks, and inspections to reduce the effects of
sedimentation and erosion. As part of the City’s requirements, Best Management
Practices (BMPs) would be implemented during construction, consistent with the
Municipal NPDES permit to reduce pollution in stormwater discharge to levels that
comply with applicable water quality standards. In addition, Project operation
would comply with the City’s SUSMP requirements to minimize potential water
quality impacts associated with Project operations, including those attributable to
the parking areas. Impacts in this regard are considered less-than-significant.

g,h)

No Impact. Based on maps maintained by the Federal Emergency Management
Agency (FEMA), the Project site is located in Zone X, “Area of Minimal Flood
Hazard.” The Project site does not lie within a 100-year flood hazard zone. As such,
no placement of structures in a 100-year flood hazard zone would occur as a result
of Project implementation and no impact would occur relative to potential
placement housing or other structures within a mapped 100-year flood hazard area.

i)

Less-Than-Significant Impact. The Project would not alter the site in such a way as to
create any flood hazards or otherwise substantially alter area drainage patterns.
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The City of Alhambra is relatively flat and is not located near any bodies of water,
nor does the subject site lie within a dam innundation area. The Project’s potential
to create or expose people or property to a significant risk of loss due to flood
hazards is considered less-than-significant.
j)

No Impact. The Project site is not located near any bodies of water or water storage
facility that would be considered susceptible to seiche. Nor is the Project site located
proximate to coastal waters, and as such, is not subject to tsunami hazards. No
slopes of significance have been identified on or near the Project site, and the Project
site has not historically been affected by mudflows. Impacts related to tsunami,
seiche, or mudflow hazards will not affect the Project.

Sources: Alhambra General Plan; FEMA; Preliminary Plans for Camellia Court, February
2016.
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LAND USE AND PLANNING. Would the project:

or regulation of an agency with jurisdiction over
the project (including, but not limited to the
general plan, specific plan, local coastal program,
or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?
c)

Conflict with any applicable habitat conservation
plan or natural communities conservation plan?
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Substantiation:
a)

Less-Than-Significant Impact. The Project site is located in a suburban area of
Alhambra. The Project involves the replacement of aging, outdated facilities with
new, generally similar uses including residential, retail, and medical office uses.
Furthermore, since the on-site residential uses are currently vacated, no residents
would be displaced by Project-related activities, nor would the physical
arrangement of the surrounding residential communities be modified or divided.
As such, the Project would not physically divide an established community.
Potential land use impacts resulting from the Project that could indirectly affect
established communities or neighborhoods are assessed under their respective
environmental topics within this Initial Study. Please refer also to Checklist items I,
Aesthetics, III, Air Quality, XI, Noise, and XV, Transportation/Circulation. Based on the
preceding discussion, the Project’s potential to disrupt or divide the physical
arrangement of an established community is considered less-than-significant.

b)

Less-Than-Significant Impact. The General Plan land use designation for the majority
of the site is High Density Residential. Zoning for this portion of the site is R-3,
Multiple-Family Residential. The Valley Boulevard frontage has a General Plan
Designation of Valley Boulevard Specific Plan. Zoning designations for this portion
of the site include SRC, Sub-Regional Commercial and RSP, Residential Specific
Plan. Development of the Valley Boulevard frontage would be subject to the
standards and guidelines set forth within the Valley Boulevard Specific Plan.
As shown in previous Figure 2.4-1, the Project would require amendment of the
Valley Boulevard Specific Plan, as well as the City’s General Plan and zoning maps.
More specifically, the southerly boundary of the Specific Plan located within the
Project site will need to be modified to accommodate the commercial development
proposed along Valley Boulevard.
Upon approval of the amendments, land uses proposed by the Project would be
permitted under existing site designations. Given the minor scope of the
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amendments, the Project will not conflict with any applicable land use plan with
jurisdiction over the Project site.
c)

No Impact. There are no existing or proposed conservation plans that would affect
the Project; nor would the Project affect any identified conservation plans. No
impacts due to inconsistency with habitat conservation plans or natural community
conservation plans are anticipated.

Sources: Alhambra General Plan Land Use Designation Map; Alhambra Zoning Map;
Preliminary Plans for Camellia Court, February 2016.
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XII. MINERAL RESOURCES. Would the project:
a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and to the residents of the state?
b) Result in the loss of availability of a locally
important mineral resource recovery site
delineated on a local general plan, specific
plan or other land use plan?

Substantiation:
a,b)

No Impact. No known mineral resources of value to the region and the residents of
the State have been identified on the Project site. Therefore, development of the
Project would not result in any impacts to mineral resources that would be of future
value to the region and the residents of the State.

Sources: Alhambra General Plan; Preliminary Plans for Camellia Court, February 2016.
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NOISE. Would the project result in:
a) Exposure of persons to or generation of noise
levels in excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?
b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise?
c)

A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing without the project?

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

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

f)

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

Substantiation:
a)

Potentially Significant Unless Mitigation Incorporated. The following analysis,
summarized from the Noise Impact Study prepared for the Project (Alhambra Mixed
Use Noise Impact Analysis, City of Alhambra [Urban Crossroads, Inc.] November 21,
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2016) identifies the following City of Alhambra noise significance thresholds to which
Project-related noise can be compared.
Table 4.7-10
Summary of Noise Significance Thresholds
Analysis

Land Use

Jurisdiction

Condition(s)

Significance Criteria
Daytime

Off-Site1

On-Site2

NoiseSensitive

Multiple

if ambient is < 65 dBA

Project plus ambient is > 65 dBA;
and a ≥ 3 dBA Project increase

if ambient is > 65 dBA

≥ 1.5 dBA
Project increase

Exterior Noise Level

65 dBA CNEL @ Residential Uses

All

City of
Alhambra

Nighttime

Interior Noise Level

45 dBA CNEL @ Residential
& Skilled Nursing Uses
50 dBA CNEL @ Retail Uses
55 dBA CNEL @ Office Uses

Operational

NoiseSensitive

City of
Alhambra3
All

1

Exterior Noise Level Standard

55 dBA Leq

if ambient is < 60 dBA CNEL

≥ 5 dBA Project increase

if ambient is 60 - 65 dBA CNEL

≥ 3 dBA Project increase

if ambient is > 65 dBA CNEL

≥ 1.5 dBA Project increase

Permitted hours of 7:00 a.m. to 7:00 p.m. on weekdays and Saturdays;
no activity on Sundays or holidays.4
Construction

NoiseSensitive

Noise Level Threshold5

75 dBA Lmax

n/a

Vibration Level Threshold6

0.05 in/sec
(RMS)

n/a

All

Source: FICON, 1992.
Source: City of Alhambra General Plan Noise Element, Table 2.
3 Source: City of Alhambra Municipal Code, Section 18.02.050 (Appendix 3.1).
4 Source: City of Alhambra Municipal Code, Section 18.02.060 (C) (Appendix 3.1).
5 Threshold based on the lowest County of Los Angeles Municipal Code, Section 12.08.440 (Appendix 3.2) standards for mobile construction
equipment noise levels at residential land uses.
6 Source: City of Alhambra Municipal Code, Section 18.02.100 (Appendix 3.1).
"Daytime" = 7:00 a.m. to 10:00 p.m.; "Nighttime" = 10:00 p.m. to 7:00 a.m.; "n/a" = No construction activity is permitted during the nighttime hours.
1
2

Additionally, to assess the potential for long-term stationary/area-source and shortterm construction noise impacts, six sensitive receiver locations were identified as
representative locations for analysis. The location of these receiver locations is
shown in Figure 4.7-1.
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Sensitive Receiver Locations
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R1:

Located approximately 256 feet northeast of the Project site, R1 represents an
existing residential home on Benito Avenue.

R2:

Location R2 represents existing residential home located approximately 72
feet east of the Project site on Benito Avenue.

R3:

Location R3 represents the existing Marguerite Elementary School and
Ramona Convent Secondary School at a distance of roughly 133 feet from the
Project site.

R4:

Location R4 represents the existing residential homes located approximately
362 feet south of the Project site on Marengo Avenue.

R5:

Location R5 represents existing residential homes which are situated
approximately 104 feet west of the Project site boundary across Marengo
Avenue.

R6:

At a distance of approximately 92 feet west of the Project site, location R6
represents noise-sensitive residential homes on Marengo Avenue.

As detailed in the following discussions, with the incorporation of the proposed
mitigation, the Project will not generate noise levels or expose persons to noise
levels in excess of the City standards identified in Table 4.7-10.
b)

Less-Than-Significant Impact. Groundborne vibration levels from automobile traffic
are generally overshadowed by vibration generated by heavy trucks that roll over
the same uneven roadway surfaces. However, due to the rapid drop-off rate of
groundborne vibration and the short duration of the associated events, vehicular
traffic-induced groundborne vibration is rarely perceptible beyond the roadway
right-of-way, and rarely results in vibration levels that cause damage to buildings in
the vicinity.
While vehicular traffic is rarely perceptible, construction has the potential to result
in varying degrees of temporary ground vibration, depending on the specific
construction activities and equipment used. The Project’s construction activities
most likely to cause vibration impacts are:
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• Heavy Construction Equipment: Although all heavy mobile construction
equipment has the potential of causing at least some perceptible vibration
while operating close to building, the vibration is usually short-term and is
not of sufficient magnitude to cause building damage. It is not expected that
heavy equipment such as large bulldozers would operate close enough to
any residences to cause a vibration impact.
• Trucks: Trucks hauling building materials to construction sites can be
sources of vibration intrusion if the haul routes pass through residential
neighborhoods on streets with bumps or potholes.
The City of Alhambra identifies a vibration perception threshold of 0.05 in/sec
(RMS). Table 4.7-11 presents the expected Project related vibration levels at each of
the sensitive receiver locations identified in Figure 4.7-1.
Table 4.7-11
Construction Equipment Vibration Levels
Receiver PPV Levels (in/sec)

RMS
Velocity
Levels
(in/sec)

Threshold
Exceeded?

0.002

0.002

No

0.011

0.011

0.008

No

0.004

0.004

0.004

0.003

No

0.001

0.001

0.001

0.001

0.001

No

0.000

0.003

0.006

0.008

0.008

0.005

No

0.000

0.003

0.006

0.007

0.007

0.005

No

Receiver
Location

Distance
To Const.
Activity

Small
Bulldozer

Jackhammer

Loaded
Trucks

Large
Bulldozer

Peak
Vibration
(PPV)

R1

290'

0.000

0.001

0.002

0.002

R2

100'

0.000

0.004

0.010

R3

185'

0.000

0.002

R4

395'

0.000

R5

130'

R6

135'

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, at distances ranging from 100 to 395 feet from the center of
construction activity, construction vibration velocity levels are expected to approach
a maximum of 0.011 in/sec PPV/ 0.008 in/sec (RMS) at the receiver locations. Since
Project construction activities will not exceed the City of Alhambra vibration
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standard of 0.05 in/sec RMS at any receiver location, impacts in this regard are
considered less-than-significant.
Potentially Significant Unless Mitigation Incorporated. The following discussions

c)

summarize potential on/off-site transportation-source and stationary/area-source
noise impacts of the Project.
Existing Noise Environment
As part of the Noise Impact Analysis, and to evaluate the existing noise level
environment, six long-term measurements were taken at locations in the Project
vicinity. The long-term noise level measurements were positioned as close to the
nearest sensitive receiver locations as possible to assess the existing ambient hourly
noise levels surrounding the Project site. Table 4.7-12 presents the noise
measurement results; Figure 4.7-2 illustrates the measurement locations.
Table 4.7-12
Ambient Noise Measurements
Location

Distance
To Project
Boundary

L1

256'

L2

0'

L3

133'

L4

362'

L5

0'

L6

0'

Description
Located north of the Project site and Valley
Boulevard at the property line between existing
residential homes and commercial land uses.
Located at the eastern Project site boundary
across Benito Avenue from existing residential
homes.
Located southeast of the Project site on Glendon
Way, south of Marguerita Elementary School at
the Ramona Convent Secondary School.
Located south of the Project site on Marengo
Avenue adjacent to existing residential homes.
Located at the southwestern Project site
boundary across Marengo Avenue from existing
residential homes.
Located at the western Project site boundary on
Marengo Avenue across the street from existing
residential homes and commercial uses.

Energy Average
Hourly Noise Level
(dBA Leq)

CNEL

Daytime

Nighttime

59.0

54.0

62.0

54.3

49.0

57.1

55.4

47.2

56.5

63.7

56.0

65.2

57.6

51.2

59.8

62.5

56.6

64.8

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.
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Noise Measurement Locations
(Refer to Table 4.7-12 for descriptions and measurements)

Source: Urban Crossroads, Inc.

Figure 4.7-2
Ambient Noise Measurement Locations

8 2017 Applied Planning, Inc.

The background ambient noise levels in the Project study area are dominated by the
transportation-related noise associated with the arterial roadway network. This
includes the auto and heavy truck activities near the noise level measurement
locations. The 24-hour existing noise level measurements shown above present the
worst-case existing unmitigated ambient noise conditions. These ambient noise level
measurements allows for a comparison of the before and after Project noise levels, as
presented in the following discussions of potential Project-related noise level
contributions.
Project-Generated Noise Levels
The following discussions summarize potential on/off-site transportation-source and
stationary/area-source noise impacts of the Project.
Off-Site Transportation Noise Impacts
To assess the off-site transportation CNEL noise level impacts associated with the
Project, noise contours were developed based on the Project Traffic Impact Analysis.
Noise contour boundaries represent the equal levels of noise exposure and are
measured in CNEL from the center of the roadway. Noise contours were developed
for the following traffic scenarios:
• Existing (2016) Without / With Project Conditions: This scenario refers to the
existing present-day noise conditions, without and with buildout of the
Project.
• Opening Year Without / With Project 2018: This scenario refers to the
background noise conditions at future Opening Year 2018 without and with
the Project. This scenario corresponds to 2018 conditions, and includes all
cumulative projects identified in the Traffic Impact Analysis.
The noise contours were developed to quantify the Project’s traffic noise impacts on
the surrounding areas. The changes in traffic noise levels on 15 roadway segments
surrounding the Project were calculated based on the changes in the average daily
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traffic volumes.

The noise contours were then used to assess the Project’s

incremental traffic-related noise impacts at land uses adjacent to roadways
conveying Project traffic. The noise contours for the above conditions are presented
in Noise Impact Analysis Tables 7-1 through 7-4. Using the noise contours, the
Project’s contribution to the noise environment can be estimated. Tables 4.7-13 and
4.7-14, below, present a comparison of the off-site transportation noise levels with
and without the Project under the Existing (2016) and Opening Year (2018)
Conditions described above.
Table 4.7-13
Existing Off-Site Project-Related Traffic Noise Impacts
Adjacent
Land Use

Segment

CNEL at Adjacent Land Use
(dBA)
Without
With
Project
Project Project Addition

Threshold
Exceeded?

ID

Road

1

Marengo Av.

n/o Valley Bl.

Residential

62.7

62.7

0.0

No

2

Marengo Av.

s/o Valley Bl.

Residential

58.2

58.6

0.4

No

3

Marengo Av.

n/o Glendon Wy.

Residential

58.2

58.4

0.2

No

4

Marengo Av.

s/o Glendon Wy.

School

58.6

58.9

0.3

No

5

Benito Av.

s/o Valley Bl.

Residential

54.3

56.7

2.4

No

6

Benito Av.

n/o Glendon Wy.

School

53.5

53.9

0.4

No

7

Atlantic Bl.

n/o Valley Bl.

Commercial

69.0

69.0

0.0

No

8

Atlantic Bl.

s/o Valley Bl.

Residential

71.0

71.1

0.1

No

9

Valley Bl.

w/o Marengo Av.

Commercial

67.9

68.0

0.1

No

10

Valley Bl.

e/o Marengo Av.

Commercial

68.0

68.0

0.0

No

11

Valley Bl.

e/o Benito Av.

Commercial

66.7

66.9

0.2

No

12

Valley Bl.

e/o Marguerita Av.

Commercial

66.7

66.9

0.2

No

13

Valley Bl.

w/o Atlantic Bl.

Commercial

66.5

66.6

0.1

No

14

Valley Bl.

e/o Atlantic Bl.

Commercial

66.0

66.1

0.1

No

15

Glendon Wy.

e/o Benito Av.

School

53.9

54.3

0.4

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, Project traffic would not cause or result in increased noise levels
that would exceed the 65 dBA CNEL threshold under the Existing With Project
Condition. Nor would Project traffic cause or result in increased noise levels of
greater than 1.5 dBA CNEL when the Without-Project condition already exceeds 65
dBA CNEL.
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Table 4.7-14
Opening Year Off-Site Project-Related Traffic Noise Impacts
Adjacent
Land Use

Segment

CNEL at Adjacent Land Use
(dBA)
Without
With
Project
Project Project Addition

Threshold
Exceeded?

ID

Road

1

Marengo Av.

n/o Valley Bl.

Residential

62.8

62.9

0.1

No

2

Marengo Av.

s/o Valley Bl.

Residential

58.4

58.9

0.5

No

3

Marengo Av.

n/o Glendon Wy.

Residential

58.4

58.6

0.2

No

4

Marengo Av.

s/o Glendon Wy.

School

58.9

59.0

0.1

No

5

Benito Av.

s/o Valley Bl.

Residential

54.3

56.9

2.6

No

6

Benito Av.

n/o Glendon Wy.

School

53.9

54.3

0.4

No

7

Atlantic Bl.

n/o Valley Bl.

Commercial

69.5

69.5

0.0

No

8

Atlantic Bl.

s/o Valley Bl.

Residential

71.6

71.7

0.1

No

9

Valley Bl.

w/o Marengo Av.

Commercial

68.4

68.5

0.1

No

10

Valley Bl.

e/o Marengo Av.

Commercial

68.4

68.4

0.0

No

11

Valley Bl.

e/o Benito Av.

Commercial

67.2

67.4

0.2

No

12

Valley Bl.

e/o Marguerita Av.

Commercial

67.4

67.5

0.1

No

13

Valley Bl.

w/o Atlantic Bl.

Commercial

67.1

67.3

0.2

No

14

Valley Bl.

e/o Atlantic Bl.

Commercial

67.1

67.2

0.1

No

15

Glendon Wy.

e/o Benito Av.

School

53.9

54.3

0.4

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, Project traffic would not cause or result in increased noise levels
that would exceed the 65 dBA CNEL threshold under the Opening Year With
Project Condition. Nor would Project traffic cause or result in increased noise levels
of greater than 1.5 dBA CNEL when the Without-Project condition already exceeds
65 dBA CNEL.
Summary
As presented in the preceding paragraphs, off-site transportation impacts of the
Project are considered less-than-significant.
On-Site Transportation Noise Impacts
An on-site exterior and interior noise impact analysis has been completed to
determine the traffic noise exposure and to identify potential necessary noise
abatement measures for the proposed Camellia Court.
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Exterior Noise Analysis
Using the FHWA traffic noise prediction model and the parameters outlined in the
Noise Impact Analysis, the expected future exterior noise levels for the Project
buildings were calculated. Table 4.7-15 presents a summary of future exterior noise
level impacts in the townhome outdoor living areas (patios) and at the building
façade of the retail, office building, and skilled nursing (hospital) uses of the Project.
Table 4.7-15
Exterior Noise Levels
Land Use
Compatibility

Exterior
Noise
Level
Threshold

Threshold
Exceeded?

Receiver
Location

Roadway

Unmitigated
Noise Level
(dBA CNEL)

Retail Façade

Valley Bl.

69.1

Clearly Compatible

n/a

No

Medical Office Façade

Valley Bl.

68.4

Normally Compatible

n/a

No

Townhomes (North)

Valley Bl.

57.8

Clearly Compatible

65

No

Retail Façade
Commons Building
Façade
Skilled Nursing Façade

Marengo Av.

62.8

Clearly Compatible

n/a

No

Marengo Av.

56.7

Clearly Compatible

65

No

Marengo Av.

63.6

Normally Compatible

65

No

Townhomes (West)

Marengo Av.

62.2

Normally Compatible

65

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, the noise levels at the Project will satisfy the City of Alhambra 65
dBA CNEL exterior noise level standard for residential land uses. Further, the land
use compatibility for the Project ranges from clearly compatible to normally
compatible.
This noise analysis shows that the Project will satisfy the City of Alhambra 65 dBA
CNEL exterior noise level standards for residential development, and the land use
compatibility criteria for retail, office, and hospital land use. No exterior noise
mitigation is required.
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Interior Noise Analysis
To ensure that the interior noise levels comply with the City of Alhambra interior
noise standards, future noise levels were calculated at the first, second, and third
floor building facades, as presented in Tables 4.7-16 through 4.7-18. The interior
noise level is the difference between the predicted exterior noise level at the building
facade and the noise reduction of the structure. Typical building construction will
provide a Noise Reduction (NR) of approximately 12 dBA with “windows open”
and a minimum 25 dBA noise reduction with “windows closed.”
Table 4.7-16
First Floor Interior Noise Impacts
Receiver
Location

Noise Level
at Façade

Required
Interior
Noise
Reduction

Estimated
Interior
Noise
Reduction

Upgraded
Windows

Interior
Noise Level

Retail Façade

69.1

24.1

25.0

No

44.1

Medical Office Façade

68.4

23.4

25.0

No

43.4

Townhomes (North)

57.8

12.8

25.0

No

32.8

Retail Façade

62.8

17.8

25.0

No

37.8

Commons Façade

56.7

11.7

25.0

No

31.7

Skilled Nursing Façade

63.6

18.6

25.0

No

38.6

Townhomes (West)

62.2

17.2

25.0

No

37.2

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

Table 4.7-17
Second Floor Interior Noise Impacts
Receiver
Location

Noise Level
at Façade

Required
Interior
Noise
Reduction

Estimated
Interior
Noise
Reduction

Upgraded
Windows

Interior
Noise Level

Retail Façade

N/A

N/A

N/A

N/A

N/A

Medical Office Façade

68.2

23.2

25.0

No

43.2

Townhomes (North)

57.8

12.8

25.0

No

32.8

Retail Façade

62.7

17.7

25.0

No

37.7

Commons Façade

56.7

11.7

25.0

No

31.7

Skilled Nursing Façade

63.5

18.5

25.0

No

38.5

Townhomes (West)

62.1

17.1

25.0

No

37.1

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.
N/A = Location does not have a second floor.
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Table 4.7-18
Third Floor Interior Noise Impacts
Receiver
Location

Noise Level
at Façade

Required
Interior
Noise
Reduction

Estimated
Interior
Noise
Reduction

Upgraded
Windows

Interior
Noise Level

Retail Façade

N/A

N/A

N/A

N/A

N/A

Medical Office Façade

N/A

N/A

N/A

N/A

N/A

Townhomes (North)

57.8

12.8

25.0

No

32.8

Retail Façade

N/A

N/A

N/A

N/A

N/A

Commons Façade

N/A

N/A

N/A

N/A

N/A

Skilled Nursing Façade

N/A

N/A

N/A

N/A

N/A

Townhomes (West)

61.9

16.9

25.0

No

36.9

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.
N/A = Location does not have a third floor.

To provide the necessary interior noise level reduction, the tables above indicate
that all uses facing Valley Boulevard and Marengo Avenue will require a “windows
closed” condition and a means of mechanical ventilation (e.g., air conditioning).
As shown above, interior noise levels will not exceed the more conservative 45 dBA
CNEL residential interior noise level standard (under a windows closed condition,
with a means of mechanical ventilation). The interior analysis summarized in the
preceding tables assumed certain construction techniques and materials. Even
though these measures are considered typical, they are included here as mitigation
to ensure their implementation.
NOI-1

Buildings adjacent to Valley Boulevard and Marengo Avenue will require a noise
reduction of up to 24.1 dBA and a windows closed condition requiring a means
of mechanical ventilation (e.g., air conditioning). As such, the Project shall
provide the following or equivalent noise abatement measures:
a. Windows: All windows and sliding glass doors shall be well fitted, well
weather-stripped assemblies and shall have a minimum sound transmission
class (STC) rating of 27.
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b. Doors: All exterior doors shall be well weather-stripped solid core assemblies
at least one and three-fourths-inch thick.
c. Walls: At any penetrations of exterior walls by pipes, ducts, or conduits, the
space between the wall and pipes, ducts, or conduits shall be caulked or filled
with mortar to form an airtight seal.
d. Roof: Roof sheathing of wood construction shall be well fitted or caulked
plywood of at least one-half inch thick. Ceilings shall be well fitted, well
sealed gypsum board of at least one-half inch thick. Insulation with at least a
rating of R-19 shall be used in the attic space.
e. Attic: Attic vents should be oriented away from Valley Boulevard. If such
an orientation cannot be avoided, then an acoustical baffle shall be placed in
the attic space behind the vents.
f. Ventilation: Arrangements for any habitable room shall be such that any
exterior door or window can be kept closed when the room is in use and still
receive circulated air. A forced air circulation system (e.g., air conditioning)
or active ventilation system (e.g., fresh air supply) shall be provided which
satisfies the requirements of the Uniform Building Code.
With the construction materials and techniques specified above, the Project will
satisfy the City of Alhambra interior noise level standards for residential, retail,
office, and hospital land uses.
Stationary/Area Source Noise Impacts
The City of Alhambra Municipal Code, Section 18.02.050, identifies the exterior
noise level standards based on the receiving land use type. For the purposes of this
analysis, the exterior noise level standard of 55 dBA Leq for noise-sensitive
residential land use is used to assess the stationary/area-source noise levels
associated with the operation of the Project.
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Using reference noise levels 7 to represent the noise sources from the Project site, the
Project-related 24-hour operational stationary-source noise levels at nearby sensitive
receiver locations have been estimated and are presented in Table 4.7-19, below.
The normal activities associated with the Project are anticipated to include roof-top
air conditioning units, parking lot vehicle movements, and park activities. 8
Table 4.7-19
Project Stationary/Area-Source Noise Levels
Receiver
Location

R1

R2

Stationary/AreaSource Noise
Levels (dBA Leq)

Noise
Sources
Roof-Top Air Conditioning Units

35.2

Parking Lot Vehicle Movements

26.5

Combined Noise Level:

35.7

Roof-Top Air Conditioning Units

47.3

Parking Lot Vehicle Movements

40.6

Combined Noise Level:

48.1

R3

Park Activity

27.4

R4

Park Activity

23.0

Roof-Top Air Conditioning Units

41.6

Park Activity

30.0

Combined Noise Level:

41.9

Roof-Top Air Conditioning Units

45.4

Parking Lot Vehicle Movements

39.3

Combined Noise Level:

46.4

R5

R6

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.)
November 21, 2016.

Table 4.7-19 indicates that the hourly noise levels associated with the roof-top air
conditioning units, parking lot vehicle movements, and park activities are expected
to range from 23.0 to 48.1 dBA Leq at the nearby sensitive receiver locations.
To demonstrate compliance with local noise standards, the Project-only operational
noise levels shown above were evaluated against the City of Alhambra exterior
noise level standards as presented in Table 4.7-20, below.
7
8

See Table 6-6 of the Noise Impact Analysis.
Please see Noise Impact Analysis, Exhibit 10-A for the location of these noise sources in relation to the receiver locations.
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Table 4.7-20
Stationary/Area-Source Noise Level Compliance
Receiver
Location

Noise Level
At Receiver
Locations
(dBA Leq)

Noise Level
Standards
(dBA Leq)

Threshold
Exceeded?

R1

35.7

55

No

R2

48.1

55

No

R3

27.4

55

No

R4

23.0

55

No

R5

41.9

55

No

R6

46.4

55

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

Table 4.7-20 shows the stationary/area-source noise levels associated with the Project
land uses will satisfy the City of Alhambra daytime and nighttime noise level
standards at the nearby sensitive receiver locations.
To describe the Project operational noise level contributions, the Project operational
noise levels were combined with the existing ambient noise levels measurements for
the off-site receiver locations potentially impacted by Project operational noise
sources. Project and ambient noise levels describe the Project noise level
contributions. Noise levels that would be experienced at receiver locations when
Project-source noise is added to the ambient daytime and nighttime conditions are
presented in Tables 4.7-21 and 4.7-22, respectively.
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Table 4.7-21
Daytime Stationary/Area-Source Noise Level Contributions
Measurement
Location

Reference
Ambient
Noise
Levels

Combined
Project and
Ambient

Project
Contribution

Threshold
Exceeded?

35.7

L1

59.0

59.0

0.0

No

R2

48.1

L2

54.3

55.2

0.9

No

R3

27.4

L3

55.4

55.4

0.0

No

R4

23.0

L4

63.7

63.7

0.0

No

R5

41.9

L5

57.6

57.7

0.1

No

R6

46.4

L6

62.5

62.6

0.1

No

Receiver
Location

Total Project
Operational
Noise Level

R1

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

Table 4.7-22
Nighttime Stationary/Area-Source Noise Level Contributions
Receiver
Location

Total Project
Operational
Noise Level

Measurement
Location

Reference
Ambient
Noise
Levels

Combined
Project and
Ambient

Project
Contribution

Threshold
Exceeded?

R1

35.7

L1

54.0

54.1

0.1

No

R2

48.1

L2

49.0

51.6

2.6

No

R3

27.4

L3

47.2

47.2

0.0

No

R4

23.0

L4

56.0

56.0

0.0

No

R5

41.9

L5

51.2

51.7

0.5

No

R6

46.4

L6

56.6

57.0

0.4

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As indicated in Table 4.7-21, the Project will contribute a stationary/area-source
noise level increase of up to 0.9 dBA CNEL during the daytime hours at the existing
sensitive receiver locations potentially impacted by the operation of the Project.
Table 4.7-22 shows the nighttime Project-related operational noise level contribution
will approach 2.6 dBA CNEL.
Summary
Based on the preceding discussions of potential on/off-site transportation-source
and stationary/area-source noise impacts of the Project, the Project-related
operational noise level contributions will not exceed the significance criteria
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presented in Table 4.7-10. On this basis, the Project would not result in a substantial
permanent increase in ambient noise levels in the Project vicinity above levels
existing without the Project.
d)

Potentially Significant Unless Mitigation Incorporated. The City of Alhambra Municipal
Code, Section 18.02.060 (C) indicates that noise from construction activity is
considered exempt between the hours of 7:00 a.m. to 7:00 p.m. on weekdays and
Saturdays, with no activity allowed on Sundays or holidays. While the City
establishes limits to the hours during which construction activity may take place,
neither the City’s General Plan nor Municipal Code establish numeric maximum
acceptable construction source noise levels at potentially affected receivers, which
would allow for a quantified determination of what CEQA constitutes a substantial
temporary or periodic noise increase.
To allow for a quantified determination of potential noise impacts due to
construction activity, relevant quantified construction noise standards from the Los
Angeles County Code were used in the Noise Impact Analysis. Section 12.08.440 of
the Los Angeles County Code identifies the construction noise level limits by land
use type and time of day for mobile and stationary construction equipment. Based
on the planned mix of Project construction equipment 9, the mobile construction
equipment noise level standard of 75 dBA Lmax, for single-family residential
homes, is used as a conservative threshold to assess the potential impacts related to
Project construction.
Table 4.7-23 provides a summary of the noise levels from each stage of construction
at each of the sensitive receiver locations identified in previous Figure 4.7-1.

Please refer to Section 11 of the Noise Impact Analysis (MND Appendix D) for more details regarding the
construction equipment anticipated to be used within the site.

9
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Table 4.7-23
Construction Equipment Noise Level Summary (Unmitigated)
Construction Phase Hourly Noise Level (dBA Lmax)
Receiver
Location

Grading

Building
Construction

Paving &
Site
Finishes

Architectural
Coating

Peak
Activity

64.8

64.8

49.8

58.5

49.7

64.8

79.4

79.4

79.4

64.4

73.2

64.3

79.4

R3

74.1

74.1

74.1

59.1

67.8

59.0

74.1

R4

67.5

67.5

67.5

52.5

61.2

52.4

67.5

R5

77.2

77.2

77.2

62.2

70.9

62.1

77.2

R6

76.8

76.8

76.8

61.8

70.6

61.7

76.8

Demolition

Site
Preparation

R1

64.8

R2

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, construction noise levels are expected to range from 64.8 to 79.4
dBA Lmax at nearby sensitive receivers. Although construction noise is temporary,
intermittent and of short duration, and will not present any long-term impacts,
potential construction noise level impacts are expected to exceed the acceptable
construction noise level threshold of 75 dBA Lmax at nearby sensitive receiver
locations during the permitted hours of construction activity. Therefore, temporary
noise barrier mitigation would be needed to reduce the potential construction noise
impacts.
FHWA guidance indicates that the noise transmitted through a barrier (or
transmission loss) can effectively be neglected, since it will be at such a low level
relative to the diffracted sound over and around the barrier edges. Therefore, the
FHWA recommends a minimum transmission loss of at least 20 dBA and a weight
of at least four pounds per square foot of face area, which can be attained by lighter
and thicker, or heavier and thinner materials. The greater the density of the
material, the thinner the material may be. The transmission loss also depends on the
stiffness of the barrier material and frequency of the source.
Based on the minimum requirements of the FHWA for noise barriers, Mitigation
Measure NOI-2 has been developed. The locations and required heights of the
barrier are illustrated in Figure 4.7-3, Temporary Construction Noise Barrier Locations.
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NOI-2 Install minimum 6-foot and 8-foot high temporary construction noise barriers at the western
and eastern Project site boundaries (respectively), as shown on MND Figure 4.7-3 for the
duration of construction activities at the Project site. The temporary noise barriers at the
western site boundary shall end at the northern and southern building facades of the existing
skilled nursing facility, as shown. The noise control barriers must present a solid face from
top to bottom. The noise control barrier must meet the minimum heights shown on MND
Figure 4.7-3.
a. The barrier shall provide a weight of at least 4 pounds per square foot of face area with no
decorative cutouts or line-of-sight openings between shielded areas and the noise source.
The noise barrier shall be constructed using an acoustical blanket (e.g., vinyl acoustic
curtains or quilted blankets) attached to the construction site perimeter fence or
equivalent temporary fence posts with a sound transmission class (STC) rating of 21.
b. The noise barriers must be maintained and any damage promptly repaired. Gaps, holes,
or weaknesses in the barrier or openings between the barrier and the ground shall be
promptly repaired.
c. The noise control barriers and associated elements shall be completely removed and the
site appropriately restored upon the conclusion of the construction activity.
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Table 4.7-24 presents the construction noise levels that can be expected at the receiver
locations with the incorporation of Mitigation Measure NOI-2.
Table 4.7-24
Construction Equipment Noise Level Summary (Mitigated)
Construction Noise Levels (dBA Lmax)
Receiver
Location

With Temporary Noise Barriers (dBA Lmax)

Peak
Activity

Threshold

Threshold
Exceeded?

Temporary
Barrier
Height

Attenuation

Construction
Noise Levels

Threshold
Exceeded?

R1

64.8

75

No

-

-

-

No

R2

79.4

75

Yes

8'

-4.9

74.5

No

R3

74.1

75

No

-

-

-

No

R4

67.5

75

No

-

-

-

No

R5

77.2

75

Yes

6'

-2.5

74.7

No

R6

76.8

75

Yes

6'

-2.3

74.5

No

Source: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 21, 2016.

As shown above, peak construction noise levels are expected to range from 64.8 to
74.7 dBA Lmax with the attenuation provided by the temporary construction noise
barriers, required by Mitigation Measure NOI-2. Noise received at nearby receiver
locations will not exceed the 75 dBA Lmax construction noise level threshold at any
of the sensitive receiver locations. As such, the Project’s potential to result in a
substantial temporary or periodic increase in ambient noise levels is considered lessthan-significant.
e,f)

Less-Than-Significant Impact. The Project site is not located within an airport land use
plan, nor is it located within two miles of any airport. The nearest airport, El Monte
Airport, is located approximately six miles easterly of the Project site. While
occasional aircraft overflight is expected, no excessive aircraft related noise is
anticipated to affect the Project area.

The Project will not expose residents,

employees, or patrons to excessive aircraft-related noise levels, and potential
impacts in this regard are therefore considered less-than-significant.
Sources: Alhambra Mixed Use Noise Impact Analysis, City of Alhambra (Urban Crossroads,
Inc.) November 21, 2016; Preliminary Plans for Camellia Court, February 2016.
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POPULATION AND HOUSING. Would the
project:
a) Induce substantial population growth in the area,
either directly (e.g., by proposing new homes and
businesses) or indirectly (e.g., through the
extension or roads or other infrastructure)?
b) Displace substantial numbers of existing housing,
necessitating the construction of replacement
housing elsewhere?
c)

Displace

substantial

numbers

of

people

necessitating the construction of replacement
housing elsewhere?

Substantiation:
a)

Less-Than-Significant Impact. The Project proposes the construction of up to 126 new
residential units and approximately 30,490 square feet of new commercial/medical
office uses within the Project site. The development of new residences and business
uses as part of the Project would result in direct population growth. This growth,
however, is consistent with growth envisioned and anticipated under the City’s
General Plan.
Any employment generated by the Project is not anticipated to be significant. Job
opportunities likely arising from the Project are relatively common throughout
Southern California and are unlikely to generate any population migration. Any
Project-related employment demands would likely be filled by the existing local
personnel pool. The Project’s potential to noticeably alter the overall location,
distribution, density, or growth rate of City or regional populations is therefore
considered less-than-significant.
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b,c) No Impact. On-site residential uses to be removed as part of the Project have been
vacated for the last few years. As such, the Project does not involve, or propose
displacement of any on-site or off-site housing stock.

No impacts relating to

displacement of housing will result from the Project.
Source: Preliminary Plans for Camellia Court, February 2016.

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less-ThanSignificant
Impact

No
Impact

XV. PUBLIC SERVICES. Would the project result in
substantial adverse physical impacts associated with the
provision of the new or physically altered governmental
facilities, need for new or physically altered governmental
facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:
a)

Fire Protection?









b)

Police Protection?









c)

Schools?









d)

Parks?

















e)

Other public facilities?

Substantiation:
a)

Less-Than-Significant Impact. The Alhambra Fire Department responds to
approximately 5,000 fire, rescue, emergency medical, and hazardous material
incidents per year. On average, fire crews can respond to an emergency and begin
working within four to six minutes from initial dispatch time. The Department
maintains four engine companies, one truck, one urban search and rescue vehicle, and
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two paramedic ambulances on a 24-hour basis out of four stations. 10 The Department
Headquarters is located at 301 N. First Street, approximately 1.5 miles northeasterly of
the site.
The site is not located in a high fire hazard area as designated by the City of
Alhambra. Additionally, the Project proposes the replacement of existing uses.
Property and sales tax revenues generated by the Project may be used to offset costs
associated with providing and maintaining fire protection services within the City.
The Project would not result in substantial adverse physical impacts associated with
the provision of the 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,
response times or other performance objectives.
b)

Less-Than-Significant Impact.

The Alhambra Police Department provides police

protection and law enforcement services to the City. The Police Department handles
approximately 55,000 calls for service, takes close to 9,000 police reports, and makes
approximately 2,000 to 2,500 arrests each year. The Police Department is comprised of
85 sworn police officers, 80 full-time and part-time civilians, 9 reserve police officers, 4
volunteer police chaplains, and 32 community volunteers. The Department is
organized in two divisions, Field Services and Support Services, each overseen by a
Police Captain and reporting directly to the Chief of Police. 11
Property and sales tax revenues generated by the Project may be used to offset costs
associated with providing police services and maintaining police protection services
within the City. Uses realized under the Project would not result in substantial
increased demands that would require construction of new, nor alteration of existing
police protection facilities, the construction of which could cause significant
environmental impacts.
10

http://www.cityofalhambra.org/page/18/fire_department/

11

http://www.cityofalhambra.org/page/413/about_us/
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c)

Less-Than-Significant Impact. School impacts attributable to development projects
within the City are mitigated on a fee basis by payment of school impact fees. The
Alhambra Unified School District currently provides public school services to the
Project area, serving students in grades K-12. The School District currently collects
negotiated development impact fees ($3.48/sq. ft. for residential development and
$0.56/sq. ft. for commercial/office uses). 12 Based on payment of requisite fees, impacts
to school services and facilities are considered less-than-significant.

d)

Less-Than-Significant Impact. As discussed in the following Section XVI., Recreation, the
Project will be required to pay all applicable park development impact fees required of
new development for the provision of Citywide parkland and park development.
Further, the Project will incorporate onsite recreational facilities to serve future
residents of the Project. On this basis, the potential for the Project to adversely affect
parks or recreational facilities based on increased demands for services is considered
less-than-significant.

e)

Less-Than-Significant Impact. Development of the Project would require established
public agency oversight, including but not limited to: actions by the City Planning and
Building and Safety Divisions, and the City Public Works Department. These actions
typically fall within routine tasks of these agencies and are funded by existing review
and processing fees. The Project will not create a level of demand that would require
the provision of new facilities to serve these demands.

Source: www.cityofalhambra.org; Alhambra Unified School District; Preliminary Plans
for Camellia Court, February 2016.

12

Alhambra Unified School District, Accounting Department, November 2016.
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XVI. RECREATION
a)

Would the project increase the use of existing
neighborhood and regional parks or other
recreational

facilities

such

that

substantial

deterioration of the facility would occur or be
accelerated?
b) Does the project include recreational facilities or
require

the

construction

or

expansion

of

recreational facilities, which might have an
adverse physical effect on the environment?

Substantiation:
a)

Less-Than-Significant Impact. As with all new residential development within the City,
the Project will be required to participate in the City’s established Park Development
Impact Fee program, which was established pursuant to the Quimby Act
(Government Code Section 66477). Additionally, the Project includes the development
of a pool area with a clubhouse and open space within the residential community.
Based on payment of requisite fees, and on-site recreational amenities, the Project’s
potential to result in a substantial deterioration of a public recreational facility is
considered less-than-significant.

b)

Less-Than-Significant Impact. As mentioned above, on-site recreational amenities
include a pool area with a clubhouse and open space. Potential environmental impacts
relative to the development of these recreational uses are considered along with the
potential impacts of the Project as a whole, and addressed within the entirety of this
checklist. The Project would not affect the construction or expansion of any park or
recreational facilities not included within the Project site. Based on the preceding
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discussion, the Project’s potential impact in this regard is considered less-thansignificant.
Source: Preliminary Plans for Camellia Court, February 2016.
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XVII. TRANSPORTATION/TRAFFIC. Would the
project:
a) Conflict with an applicable plan, ordinance or
policy establishing measures of effectiveness for
the performance of the circulation system, taking
into account all modes of transportation
including mass transit and non-motorized travel
and relevant components of the circulation
system, including but not limited to intersections,
streets, highways and freeways, pedestrian and
bicycle paths, and mass transit?
b) Conflict

with

an

applicable

congestion

management program, including, but not limited
to level of service standards and travel demand
measures, or other standards established by the
county congestion management agency for
designated roads or highways?
c)

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

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









f)









Conflict with adopted policies, plans, or
programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

Substantiation:
a,b)

Less-Than-Significant Impact. To evaluate the potential impacts to traffic and
circulation associated with the development of the Project, and to recommend
improvements to mitigate impacts considered significant in comparison to
established regulatory thresholds, a Project-specific Traffic Impact Analysis has
been conducted. The report, Alhambra Mixed Use Development Traffic Impact
Analysis, City of Alhambra (Urban Crossroads, Inc.) November 7, 2016, is presented
in its entirety at MND Appendix E.
Construction Traffic
Traffic operations during the construction phase of the Project may potentially
result in traffic deficiencies related to construction employees, export of materials,
and the use of heavy equipment. Consistent with the City’s Municipal Code,
construction activity will only occur during the hours of 7:00 AM and 7:00 PM
from Monday to Saturday.
The Applicant would be required to develop and implement a City-approved
Construction Traffic Management Plan addressing potential construction-related
traffic detours and disruptions. The Construction Traffic Management Plan would
ensure that to the extent practical, construction traffic would access the Project site
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during off-peak hours; and that construction traffic would be routed to avoid
travel through, or proximate to, sensitive land uses.
Operational Traffic
Trips anticipated to be generated by the Project have been estimated based on trip
generation rates collected by the Institute of Transportation Engineers (ITE) as
presented in ITE’s most current edition of the Trip Generation manual (9th Edition,
2012). As presented at TIA Table 4-1, the Project is anticipated to generate a net
total of approximately 1,783 trip-ends per day with 113 new AM peak hour trips
and 166 PM peak hour trips.
Traffic Scenarios
For the purposes of the traffic study, potential impacts to traffic and circulation
have been assessed for each of the following scenarios:
•

Existing (2016) Conditions

•

Existing plus Project Conditions

•

Opening Year (2018) Without Project

•

Opening Year (2018) With Project

Existing (2016) Conditions
Information for Existing conditions represents the baseline traffic conditions as
they existed at the time the TIA was prepared.
Existing Plus Project Conditions
The Existing plus Project (E+P) analysis determines whether or not significant
traffic impacts would occur on the existing roadway system with the addition of
Project traffic. The E+P analysis is intended to identify the Project-specific impacts
associated solely with the development of the Project based on a comparison of the
E+P traffic conditions to Existing conditions.
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Opening Year Cumulative (2018) Conditions
The Opening Year Cumulative conditions analysis determines the Project’s
contribution to near-term cumulative traffic impacts based on a comparison of the
“With Project” traffic scenario to the “Without Project” traffic scenario. To account
for background traffic growth, traffic associated with other known cumulative
development projects in conjunction with an ambient growth from Existing (2016)
conditions of 2.0 percent (1 percent per year, compounded over 2 years) is included
for Opening Year Cumulative traffic conditions, as well as traffic generated by the
Project.
The generalized growth factors provided in the 2010 LA County Congestion
Management Program (CMP) indicates a growth factor of 1.082 for ten years (2010
to 2020) or 0.79% per year for the Regional Statistical Area (RSA) 25 in which the
Project is located. As such, the analysis is consistent with the CMP guidelines.
Study Area
The potential impact study area was defined in coordination with the City of
Alhambra staff and in conformance with the requirements of the CMP guidelines.
Based on these guidelines, the minimum area to be studied shall include any
intersections at which the Project will add 50 or more peak hour trips. As such, the
following 12 area intersection locations were selected for analysis. It should be noted
that none of the study area intersections are CMP locations.
Table 4.7-25
Intersection Analysis Locations
ID

Intersection Location

Jurisdiction

1

Marengo Avenue/Valley Boulevard

Alhambra

2

Marengo Avenue/Driveway 1 - Future Intersection

Alhambra

3

Marengo Avenue/Driveway 2 - Future Intersection

Alhambra

4

Marengo Avenue/Driveway 3 - Future Intersection

Alhambra

5

Marengo Avenue/Glendon Way

Alhambra

6

Benito Avenue/Valley Boulevard

Alhambra

7

Benito Avenue/Driveway 4 - Future Intersection

Alhambra
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Table 4.7-25
Intersection Analysis Locations
ID

Intersection Location

Jurisdiction

8

Benito Avenue/Driveway 5 - Future Intersection

Alhambra

9

Benito Avenue/Driveway 6 - Future Intersection

Alhambra

10

Benito Avenue/Glendon Way

Alhambra

11

Marguerita Avenue/Valley Boulevard

Alhambra

12

Atlantic Boulevard/Valley Boulevard

Alhambra

Source: Alhambra Mixed Use Development Traffic Impact Analysis, City of Alhambra (Urban Crossroads, Inc.) November 7, 2016.

To determine whether the addition of Project traffic at a study intersection results in
a significant impact, the following thresholds of significance consistent with the Los
Angeles County CMP will be utilized:
•

A significant impact occurs at an intersection (signalized or unsignalized) if
the addition of Project trips causes the peak hour LOS to fall from an
acceptable LOS to an unacceptable LOS.

•

A significant impact occurs at a signalized intersection if the addition of
Project trips to an intersection that is currently operating at an acceptable
LOS (i.e., LOS C) causes the volume-to-capacity (v/c) to increase by 0.04 or
more.

•

A significant impact occurs at a signalized intersection if the addition of
Project trips to an intersection that is currently operating at an acceptable
LOS (i.e., LOS D) causes the v/c to increase by 0.02 or more.

•

A significant impact occurs at a signalized intersection if the addition of
Project trips to an intersection that is currently operating at an unacceptable
LOS (i.e., LOS E or F) causes the v/c to increase by 0.01 or more.
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Analysis Findings
The following paragraphs summarize the findings of the Traffic Impact Analysis for
the study area intersections under the previously-identified scenarios (Existing, E+P,
and Opening Year).
Existing (2016) Conditions 13
For Existing traffic conditions, all study area intersections were found to operate at
an acceptable level of service (LOS) based on the applicable jurisdiction’s LOS
standard, with the exception of the following intersection:
•

Atlantic Boulevard / Valley Boulevard (#12) – LOS E PM peak hour only

Existing Plus Project (E+P) Conditions 14
For E+P traffic conditions, the addition of Project traffic is not anticipated to cause
any new LOS deficiencies, in addition to that previously identified under Existing
(2016) conditions. That is, Project traffic is anticipated to contribute to the following
existing deficiency:
• Atlantic Boulevard / Valley Boulevard (#12)
This intersection was found to operate at an unacceptable LOS (LOS E) during the
PM peak hour only under Existing traffic conditions. The addition of Project traffic
is not anticipated to increase the v/c beyond the City’s significance threshold (e.g.,
increase to the v/c by more than 0.01).
No study area intersections are anticipated to meet traffic signal warrants for E+P
traffic conditions.

13
14

Please refer to TIA Table 3-1.
Please refer to TIA Table 5-1.

Camellia Court
Initial Study/Mitigated Negative Declaration

Environmental Evaluation
Page 4-85

8 2017 Applied Planning, Inc.

Opening Year Cumulative (2018) Conditions 15
For Opening Year Cumulative (2018) traffic conditions, the addition of Project traffic
is not anticipated to cause any new LOS deficiencies, in addition to that previously
identified under Existing (2016) conditions and E+P conditions. That is, Project
traffic is anticipated to contribute to the following existing deficiency:
• Atlantic Boulevard / Valley Boulevard (#12)
This intersection was found to operate at an unacceptable LOS (LOS E during the
AM peak hour and LOS F during the PM peak hour) during the peak hours under
Opening Year Cumulative (2018) Without Project traffic conditions. The addition of
Project traffic is anticipated to result in a deficiency during the AM peak hour,
however, it not anticipated to increase the v/c beyond the City’s significance
threshold (e.g., increase to the v/c by more than 0.01).
No study area intersections are anticipated to meet traffic signal warrants for
Opening Year Cumulative (2018) traffic conditions.
Impact Summary
Based on the applicable jurisdiction’s significance criteria, the addition of Project
traffic is not anticipated to increase the volume-to-capacity (v/c) beyond the City’s
significance threshold at the above intersection. As such, the Projects potential to
conflict with an applicable plan, ordinance or policy establishing measures of
effectiveness for the performance of the circulation system, level of service
standards, or other established standards is considered less-than-significant.
c)

Less-Than-Significant Impact. As previously mentioned, the Project site is not located
within two miles of any airport. The Project site is approximately six miles westerly
of the nearest airport, El Monte Airport. The Project does not propose elements or

15

Please refer to TIA Table 6-1.
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aspects that would affect air traffic patterns. Safety hazards associated with air
traffic at these distances are considered less-than-significant.
d)

Less-Than-Significant Impact. The Project represents compatible infill development
within a currently developed site. No new circulation patterns are proposed. The
potential for the Project to substantially increase hazards to a design feature or
incompatible uses is considered less-than-significant.

e)

Less-Than-Significant Impact. The Project does not propose elements or aspects that
would obstruct or restrict emergency access to or through the area. In conjunction
with the review and approval of building permits, the City will review all plans to
assure compliance with all applicable emergency access and safety requirements.

f)

Less-Than-Significant Impact. The Alhambra Community Transit (ACT) shuttle bus
offers fixed-route bus transit service connecting passengers to schools, parks,
shopping centers, restaurants and public facilities throughout the City. Germane to
the Project site, the ACT Green Line runs along Valley Boulevard every 20 minutes,
6 days a week. Bus stops are currently located along Valley Boulevard, along the
northerly site boundary. 16 The Project does not present elements or aspects that
would conflict with adopted alternative transportation policies; nor would the
Project decrease the performance or safety of such facilities. Impacts in this regard
are considered less-than-significant.

Sources: Alhambra Mixed Use Development Traffic Impact Analysis, City of Alhambra (Urban
Crossroads, Inc.) November 7, 2016; Alhambra Community Transit; and
Preliminary Plans for Camellia Court, February 2016.

16

http://www.cityofalhambra.org/imagesfile/file/201311/actmap.pdf;
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XVIII. UTILITIES AND SERVICE SYSTEMS.
Would the project:
a)

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

b)

Require or result in the construction of new
water or wastewater treatment facilities or
expansion

of

existing

facilities,

the

construction of which could cause significant
environmental effects?
c)

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

d)

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

e)

Result in a determination by the wastewater
treatment provider which serves or may serve
the project that it has adequate capacity to
serve the project=s projected demand in
addition

to

the

provider=s

existing

commitments?
f)

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

g)

Comply with federal, state, and local statutes
and regulations related to solid waste?
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Substantiation:
a,b,e) Less-Than-Significant Impact. Wastewater generated by the Project will be conveyed
for treatment to the Whittier Narrows Water Reclamation Plant (WRP). The WRP is
operated by the Sanitation District of Los Angeles County (LACSD), and currently
treats an average of 9 million gallons per day (mgd) and has capacity to treat 15
mgd. 17 According to the LACSD, approximately 66 percent of the effluent is reused
as recycled water. The balance of effluent is discharged to the San Gabriel River and
eventually flows to the ocean.
Wastewater treatment capacities will not be discernibly affected by the Project.
LACSD, as a regional wastewater treatment provider, will determine when and in
what manner treatment facilities will be constructed and/or upgraded to meet
increasing demands of areawide development, including incremental demands of
the Project.
According to the Civil Engineering Support Studies for Camellia Court (Fuscoe
Engineering, Inc.) June 30, 2016, collection lines currently exist in Marengo Avenue,
Valley Boulevard, and Benito Avenue. Due to the limited scope of the Project and
the fact that the site is currently developed, no upgrades of existing off-site
infrastructure are anticipated.
The Project will pay sewer connection and service fees which act to fund areawide
LACSD improvement plans, operations, and maintenance. Project improvements
will include the construction of water laterals necessary to connect the Project to the
existing sewer lines. This construction will occur on the Project site, or within
dedicated public easements/right of way.
Project-generated wastewater would be typical of commercial/office/residential
sources, and would not require treatment beyond that provided by existing and

17 Personal communication with Mr. Bob Shomokochi, Maintenance Supervisor on June 18, 2014.
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programmed City and County facilities. Moreover, the Project will be developed
and operated in compliance with the City regulations and standards of the
Sanitation District of Los Angeles County.
The Project will not require the construction of new water or wastewater treatment
facilities or expansion of existing facilities, exceed wastewater treatment
requirements, or cause capacity concerns. Impacts in this regard are considered
less-than-significant.
c)

Less-Than-Significant Impact. The Project will include a volumetric retention-style
stormwater treatment system. This system allows gradual dispersal to existing
municipal storm drainage facilities to prevent downstream capacity issues.
Additionally, the Project would not substantially increase the amount of impervious
surface area; as such post-development runoff quantities would not be expected to
substantially increase.
Existing NPDES permit and Regional Water Quality Control Board (RWQCB)
requirements supporting federal water quality standards and criteria established
under the Clean Water Act (CWA) apply to the Project site. In combination,
requirements and procedures established under these regulations typically act to
mitigate potential water quality impacts of new development, including storm water
discharges exiting the Project site.
Through compliance with existing permits, requirements and regulations, the
potential for the Project to implement facilities or activities that would violate water
quality standards, waste discharge requirements, or otherwise substantially degrade
water quality is considered less-than-significant.

d)

Less-Than-Significant Impact. The City of Alhambra Utilities Department provides
water service to the site. Water supply within the City is provided by groundwater
from wells in the Main San Gabriel and Raymond Basins, and water imported from
the Metropolitan Water District of Southern California. The site is bound on all sides
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by public water mains, as depicted within Appendix 4.6 of the Civil Engineering
Support Studies prepared for the Project.
The water demand planning reflected in the City of Alhambra Urban Water
Management Plan (UWMP) takes into account anticipated development of the City
pursuant to the General Plan. In this regard, the UWMP reflects and anticipates the
development proposed by the Project.
The Project proponent will be required to pay water connection fees established by
the City to support the maintenance and planned improvement of existing
infrastructure. Project improvements will include the construction of water laterals
necessary to connect the Project to the existing water distribution lines. This
construction will occur on the Project site, or within dedicated public
easements/right of way.
Based on the previous demands from existing on-site uses, the current availability of
water to the Project site, and the fact that the UWMP anticipated development of the
site, existing capacity is considered adequate to serve the Project. Impacts are
considered less-than-significant.
f)

Less-Than-Significant Impact. Solid waste generated within the City is delivered to
either the Puente Hills Material Recovery Facility or to privately-owned material
recovery/transfer stations. The waste is separated into recyclable materials and
landfill waste. The trash requiring landfill disposal is consolidated onto large trucks
and delivered to either Olinda Alpha Landfill or El Sobrante Landfill. Olinda Alpha
is a 565-acre landfill, located east of the 57 Freeway in the City of Brea. Olinda
Alpha is permitted to accept up to 8,000 tons per day and currently accepts
approximately 7,000 tons per day. Based on average tonnage per day figures, the
Olinda Alpha Landfill has capacity for the next 25 years. El Sobrante Landfill is
located on the east side of Interstate 15, in the City of Corona. The 1,322-acre landfill
is permitted to accept up to 16,000 tons per day through 2045. El Sobrante currently
accepts approximately 6,500 tons per day.
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Throughout the course of Project construction, any demolished concrete or asphalt,
scrap building materials and construction refuse would be removed and
recycled/disposed of consistent with the City’s adopted Source Reduction and
Recycling Element (SRRE), thereby maximizing reuse of building materials and
minimizing recyclables placed within landfills.
With regard to operational solid waste generation, CalRecycle maintains solid waste
generation rates for various land uses. The rates are based on square footage and/or
number of units. Thus, the solid waste generation of the Project can been estimated,
as presented below.
Table 4.7-26
Solid Waste Generation
Size of Proposed

Estimated Waste

Use

Generation

4 lb/unit/day

126 units

504 lbs. per day

5 lb/1,000 sq. ft./day

27,090 sq. ft.

135.45 lbs. per day

Office

6 lb/1,000 sq. ft./day

18,000 sq. ft.

108 lbs. per day

Total

-

-

747.45 lbs. per day

Land Use

Rate

Residential (Multi-Family)
Commercial

1

Source: http://www.calrecycle.ca.gov/wastechar/wastegenrates/
Note: The existing skilled nursing facility is currently in use and therefore not included here as a new solid waste generator.
1

The proposed commons building has been included as a commercial generator.

As shown above, the Project is anticipated to generate approximately 747 pounds of
trash per day. This amount of solid waste, in the context of the capacity of receiving
landfills, is considered negligible. Impacts in this regard are considered to be
less-than-significant.
g)

Less-Than-Significant Impact. Uses currently occupying the Project site conform to
federal, State, and local regulations related to solid waste. The Project does not
include components that would not comply with local, State and federal regulations.
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Sources: Alhambra General Plan; Civil Engineering Support Studies for Camellia Court
(Fuscoe Engineering, Inc.) June 30, 2016; Preliminary Plans for Camellia Court,
February 2016.
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XIX. MANDATORY FINDINGS OF SIGNIFICANCE.
a)

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

b)

Does the project have impacts that are
individually

limited,

but

cumulatively

considerable? (“Cumulatively considerable”
means that the incremental effects of a project
are considerable when reviewed in connection
with the effects of past projects, the effects of
other current projects, and the effects of
probable future projects.)
c) Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either directly or indirectly?
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Substantiation:
a)

Less-Than-Significant Impact. The site is located in a suburban area, with no known
significant biological or cultural resources. The Project does not have the potential to
significantly degrade the quality of biological resources, substantially reduce the
habitat of a fish or wildlife species, cause a fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal.

b,c)

Potentially Significant Unless Mitigation Incorporated. Under each environmental
consideration addressed in this Initial Study checklist, the Project is considered to
have either no impact, or potential effects of the proposal are substantiated at or
mitigated to levels below thresholds of significance. Based on the analysis presented
in the preceding checklist, the Project has the potential to result in significant
impacts under the following environmental topics:
• Air Quality;
• Geology and Soils;
• Hazards and Hazardous Materials;
• Noise; and
• Tribal Cultural Resources.
In response, appropriate mitigation has been developed. Proposed mitigation
measures, compiled subsequently within the project Mitigation Monitoring Plan,
successfully mitigate all identified potential impacts to less-than-significant levels.
Therefore, cumulatively considerable impacts and/or substantial adverse effects on
humans, are considered less-than-significant.
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5.0

DETERMINATION

6.0

MITIGATION MONITORING PLAN

6.0 MITIGATION MONITORING PLAN
6.1

INTRODUCTION

To ensure that the mitigation measures contained in the MND are properly implemented, a
monitoring program has been devised pursuant to State law. This Mitigation Monitoring
Plan (MMP) identifies measures incorporated into the Project which reduce its potential
environmental effects; the entities responsible for implementation and monitoring of
mitigation measures; and the appropriate timing for implementation of mitigation
measures. As described in CEQA Guidelines ' 15097, this MMP employs reporting on, and
monitoring of, Project mitigation measures.
The objectives of the MMP are to:
$ Assign responsibility for, and ensure proper implementation of mitigation
measures;
$ Assign responsibility for, and provide for monitoring and reporting of compliance
with mitigation measures; and
$ Provide the mechanism to identify areas of noncompliance and need for
enforcement action before irreversible environmental damage occurs.
Mitigation monitoring and reporting procedures incorporated into the Project are
presented in the following Section 6.2. Specific mitigation measures incorporated into the
Project, mitigation timing, and implementation and reporting/monitoring responsibilities
are presented within this section in Table 6.1-1.
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6.2

MITIGATION MONITORING AND REPORTING

6.2.1

Mitigation Monitoring and Responsibilities

As the Lead Agency, the City of Alhambra is responsible for ensuring full compliance with
the mitigation measures adopted for the proposed Project. The City will monitor and
report on all mitigation and construction activities, and will require its contractors to
implement this mitigation monitoring plan. Primary responsibility for compliance with
Project mitigation measures, and reporting the progress of that compliance through the
mitigation monitoring plan resides with the City.
Any proposed significant modifications to the mitigation measures presented herein will be
reported immediately to any potentially affected agencies. Prior to their implementation,
the City will ensure that any proposed significant modification of the mitigation measures
or procedures identified within this mitigation monitoring plan are first approved by any
affected responsible agencies.
If, during the course of Project implementation, any of the mitigation measures identified
herein cannot be successfully implemented, the City will immediately inform any affected
responsible agencies. The City, in conjunction with any affected responsible agencies, will
then determine if modification to the Project is required and/or whether alternative
mitigation is appropriate.
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Monitoring/
Reporting Frequency

Air Quality
AQ-1

All clearing, grading, earth-moving, or excavation
activities shall cease when winds exceed 25 mph per
SCAQMD guidelines in order to limit fugitive dust
emissions.

AQ-2

Throughout the
grading and trenching

Throughout the
Contractor

City of Alhambra

phases of construction

grading and trenching
phases of construction

The contractor shall ensure that all disturbed unpaved
roads and disturbed areas within the Project are
watered, with complete coverage of disturbed areas, at

Throughout

least three (3) times daily during dry weather;

Construction

Contractor

City of Alhambra

Contractor

City of Alhambra

Contractor

City of Alhambra

preferably in the mid-morning, afternoon, and after

Throughout
Construction

work is done for the day.
AQ-3

The contractor shall ensure that traffic speeds on
unpaved roads and Project site areas are reduced to 15
miles per hour or less.

AQ-4

Throughout
Construction

Throughout
Construction

Only “Low-Volatile Organic Compounds” paints (no
more than 50 gram/liter of VOC) and/or High Pressure
Low Volume (HPLV) applications consistent with
South Coast Air Quality Management District Rule

Throughout
Construction

Throughout
Construction

1113 shall be used.
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

AQ-5

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Contractor

City of Alhambra

Applicant

City of Alhambra

Monitoring/
Reporting Frequency

During site preparation and grading, all crawler
tractors and rubber tired dozers shall be CARB certified

Throughout

tier 3 or higher.

Construction

Throughout
Construction

Tribal Cultural Resources
TCR-1 At least 30 days prior to the issuance of a grading
permit, the Applicant shall contact the Gabrieleno
Band of Mission Indians – Kizh Nation and shall
provide evidence to the City of Alhambra that a
professionally qualified Native American monitor(s)
has been secured. The Tribe shall be allowed to monitor

At least 30 days prior
to the issuance of
grading permit

At issuance of grading
permit

all ground disturbing activities.
TCR-2 If, during ground disturbing activities, the Native
American monitor suspects that a tribal resource may
have been unearthed, the monitor shall immediately
halt and redirect grading operations in a 50-foot radius
around the find to allow identification and evaluation

Throughout ground

Contractor/ Native

disturbing activities

American Monitor

City of Alhambra

Throughout ground
disturbing activities

of the suspected resource. The Native American
monitor shall evaluate the suspected resource and make
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Applicant

City of Alhambra

Monitoring/
Reporting Frequency

a determination of significance pursuant to California
Public Resources Code Section 21083.2. The monitor,
the Project Applicant, and the City Planning Division
shall confer regarding mitigation of the discovered
resource(s). All sacred sites, should they be encountered
within the Project area, shall be avoided and preserved
as the preferred mitigation, if feasible.
TCR-3 Prior to grading permit issuance, the City shall verify
that the following note is included on the Grading
Plan:
“If any suspected tribal cultural resources are
discovered during ground-disturbing activities and the
Native American monitor is not present, the

Prior to the issuance
of grading permit

At issuance of grading
permit

construction supervisor is obligated to halt work in a
50-foot radius around the find and call the Native
American monitor to the site to assess the significance
of the find."
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Project Applicant

City of Alhambra

Project Applicant

City of Alhambra

Monitoring/
Reporting Frequency

Geology and Soils
GEO-1

Prior to the issuance of grading permits, and to the
satisfaction of the City, the Project Applicant shall
ensure that the recommendations, performance
standards and requirements established within the
Final Project Geotechnical Engineering Investigation
are incorporated into the Project design and
construction plans. A qualified geotechnical engineer

Prior to the issuance
of grading permits

At the issuance of
grading permits

shall be retained on site to ensure that Project
implementation

is

realized

consistent

with

specifications and requirements identified in the Project
Geotechnical Engineering Investigation.
Hazards and Hazardous Materials
HAZ-1 Development applicants shall evaluate and determine if
the requested uses/facilities are subject to provisions of
Public Resources Code Section 21151.4. Based on this

Prior to the approval
of the MND

Prior to the public
hearing process

evaluation and determination, applicants shall either:
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Project Applicant

City of Alhambra

Monitoring/
Reporting Frequency

a) Provide the City of Alhambra with signed affidavit(s)
that the requested facilities/uses are not subject to
provisions of Public Resources Code Section 21151.4, or
b) If the requested uses/facilities are determined to be
subject to Public Resources Code Section 21151.4,
applicable consultation and notification processes shall be
conducted not less than 30 days prior to the approval of
this mitigated negative declaration.
Noise
NOI-1 Buildings adjacent to Valley Boulevard and Marengo
Avenue will require a noise reduction of up to 24.1 dBA
and a windows closed condition requiring a means of
mechanical ventilation (e.g., air conditioning). As
such, the Project shall provide the following or

Prior to the issuance

equivalent noise abatement measures:

of building permits

a)

At the issuance of
building permits

Windows: All windows and sliding glass doors
shall be well fitted, well weather-stripped
assemblies and shall have a minimum sound
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Monitoring/
Reporting Frequency

transmission class (STC) rating of 27.
b)

Doors: All exterior doors shall be well weatherstripped solid core assemblies at least one and
three-fourths-inch thick.

c)

Walls: At any penetrations of exterior walls by
pipes, ducts, or conduits, the space between the
wall and pipes, ducts, or conduits shall be caulked
or filled with mortar to form an airtight seal.

d) Roof: Roof sheathing of wood construction shall be
well fitted or caulked plywood of at least one-half
inch thick. Ceilings shall be well fitted, well sealed
gypsum board of at least one-half inch thick.
Insulation with at least a rating of R-19 shall be
used in the attic space.
e)

Attic: Attic vents should be oriented away from
Valley Boulevard. If such an orientation cannot be
avoided, then an acoustical baffle shall be placed in
the attic space behind the vents.

f)

Ventilation: Arrangements for any habitable room
shall be such that any exterior door or window can
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Applicant/Contractor

City of Alhambra

Monitoring/
Reporting Frequency

be kept closed when the room is in use and still
receive circulated air. A forced air circulation
system (e.g., air conditioning) or active ventilation
system (e.g., fresh air supply) shall be provided
which satisfies the requirements of the Uniform
Building Code.
NOI-2 Install minimum 6-foot and 8-foot high temporary
construction noise barriers at the western and eastern
Project site boundaries (respectively), as shown on
MND Figure 4.7-3 for the duration of construction
activities at the Project site. The temporary noise
barriers at the western site boundary shall end at the

Prior to the issuance

northern and southern building facades of the existing

of grading permits

At the issuance of
grading permits

skilled nursing facility, as shown. The noise control
barriers must present a solid face from top to bottom.
The noise control barrier must meet the minimum
heights shown on MND Figure 4.7-3.
a) The barrier shall provide a weight of at least 4
pounds per square foot of face area with no
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Table 6.1-1
Camellia Court
Mitigation Monitoring Plan
Impact

Mitigation Measures

Mitigation Timing

Implementation
Entity

Monitoring/
Reporting Entity

Monitoring/
Reporting Frequency

decorative cutouts or line-of-sight openings
between shielded areas and the noise source. The
noise barrier shall be constructed using an
acoustical blanket (e.g., vinyl acoustic curtains or
quilted blankets) attached to the construction site
perimeter fence or equivalent temporary fence posts
with a sound transmission class (STC) rating of 21.
b) The noise barriers must be maintained and any
damage promptly repaired.

Gaps, holes, or

weaknesses in the barrier or openings between the
barrier and the ground shall be promptly repaired.
c) The noise control barriers and associated elements
shall be completely removed and the site
appropriately restored upon the conclusion of the
construction activity.
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APPENDICES

Please refer to accompanying CD for complete technical appendices.

