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1.0 INTRODUCTION
PURPOSE
This Mitigated Negative Declaration (MND) has been prepared for the Symphony at San Gabriel Assisted
Living Project (proposed Project). The City of San Gabriel, acting as lead agency, has prepared the MND in
accordance with the requirements of the California Environmental Quality Act (CEQA) 1 and the State
CEQA Guidelines.2 This MND, together with the Initial Study and the comments received, constitutes the
complete environmental review document for the Project.
Prior to approving the Project, the City must consider the proposed MND together with any comments
received during the public review process and may adopt the proposed MND only if it finds on the basis
of the whole record before it that there is no substantial evidence that the project will have a significant
effect on the environment and that the MND reflects the lead agency’s independent judgment and
analysis.

ORGANIZATION OF THIS DOCUMENT
This MND contains the following information:
•

Summary of the Project (Section 2.0).

•

Summary of Impacts and Mitigation (Section 3.0).

•

Overview of Review Process (Section 4.0).

•

Response to Comments (Section 5.0).

•

Appendices

1
2

California Public Resources Code [PRC], Div. 13, sec. 21000 et seq.
CEQA Guidelines, 14 PRC, sec. 15070–15075.
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2.0 SUMMARY OF PROJECT
The Project Site, formerly occupied by a nursing home, is approximately 131,874 square feet (3.08 acres)
and consists of two parcels identified as Assessor’s Parcel Numbers 5373-031-038 and -039. The Project
Site is located east of San Gabriel Boulevard and west of the Rubio Wash. The surrounding area features
new housing projects, nurseries, and other low-intensity uses. Local street access is provided by a grid
roadway system encompassing the Project Site and surrounding area.
The proposed Project would develop a 3-story assisted living facility on approximately 3.08 acres. The
Project Site would contain 197 units, of which 151 are specified for senior independent living, and 46 for
senior memory care. The building would consist of rectangular forms around two central courtyards. The
Project would be designed in an eclectic Spanish style. The proposed unit and floorplan mix would be
intermixed on each level and parking would be provided in one below-grade garage level containing a
total of 119 spaces. In addition, there would be 9 guest parking spaces on the ground level at the north
side of the proposed building.
On May 21, 2018, the City issued a Notice of Intent to adopt a Mitigated Negative Declaration (MND) and
circulated the Initial Study for a review and comment period lasting through June 11, 2018. Response to
comments received during the review period are contained in Section 4.0. The comment letters are
provided in full as Appendix C to this document.
Public information regarding the Project is available for review at the City’s Planning Division office,
located at 425 Mission Drive, San Gabriel, California 91776, and on the City’s website at
http://www.sangabrielcity.com/164/Planning-Division.
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3.0 SUMMARY OF IMPACTS AND MITIGATION
The California Environmental Quality Act (CEQA) requires state and local agencies to identify potential
significant environmental impacts of their actions and, where possible, avoid or mitigate those impacts.
The City of San Gabriel, as the Lead Agency for the Proposed Project, produced an Initial Study, contained
in Appendix A, that evaluated the potential impacts of the Project. The analysis contained in the Initial
Study identified potential significant impacts associated with:
•

Conflict with the City of San Gabriel Tree Ordinance;

•

Potential to unearth subsurface cultural resources during construction;

•

Increases in ambient noise levels during construction that could exceed community noise standards
expressed in the City’s General Plan;

•

Substantial increase in traffic at the intersection of San Gabriel Boulevard and East Grand Avenue; and

•

Potential to unearth subsurface tribal cultural resources during construction.

The following mitigation measures have been identified to reduce these potential impacts to a less than
significant level:
•

MM-BIO-1 Trees Replacement: The Applicant shall complete the City’s Tree Removal Permit and shall
prepare landscape plans that include the number, size, and species of replacement trees, on or off
site, to be reviewed by the City’s Landscape Architect and approved as part of the Precise Plan of
Design.

•

MM-CUL-1: If cultural materials or archaeological remains are encountered during construction, any
ground disturbing activities shall cease. A qualified archeologist approved by the City shall be retained
to evaluate the significance of the find and recommend appropriate treatment measures.

•

MM-NOI-1: For all construction-related activities, noise attenuation techniques shall be employed as
needed to ensure that noise remains as low as possible during construction, specifically at each nearby
sensitive receptor listed above. The following noise attenuation techniques shall be incorporated into
contract specifications to reduce the impact of construction noise:
−

Ensure that construction equipment is properly muffled according to industry standards and in
good working condition.

−

Place noise-generating construction equipment and locate construction staging areas away from
sensitive uses, where feasible.

−

Implement noise attenuation measures to the extent feasible, which may include but are not
limited to temporary noise barriers or noise blankets around stationary construction noise
sources.
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−

Use electric air compressors and similar power tools rather than diesel equipment, where
feasible.

−

All stationary construction equipment (e.g., air compressors, generators, impact wrenches, etc.)
shall be operated as far away from residential uses as possible and shall be shielded with
temporary sound barriers, sound aprons, or sound skins.

−

Construction-related equipment, including heavy-duty equipment, motor vehicles, and portable
equipment, shall be turned off when not in use for more than 30 minutes.

−

Clearly post construction hours, allowable workdays, and the phone number of the job
superintendent at all construction entrances to allow surrounding owners to contact the job
superintendent. If the City or the job superintendent receives a complaint, the superintendent
shall investigate, take appropriate corrective action, and report the action taken to the reporting
party.

•

MM-TRAF-1: The Project Applicant shall install or provide funding for the installation of a traffic signal
at San Gabriel Boulevard and East Grand Avenue, and the interconnection with the existing signalized
intersection of South San Gabriel Boulevard and East Mission Road, at the discretion of the Public
Works Director.

•

MM-TCR-1: The Project Applicant shall be required to obtain the services of a qualified Native
American Monitor(s) approved by the Tribal Representatives from the Gabrieleño Band of Mission
Indians–Kizh Nation. This Monitor must be present during all construction-related ground disturbance
activities. Ground disturbance is defined as activities that include, but are not limited to, pavement
removal, pot-holing or auguring, grubbing, weed abatement, boring, grading, excavation, and
trenching, within the Project area. The Native American Monitor(s) will complete monitoring logs on
a daily basis. The logs will provide descriptions of the daily activities, including construction activities,
locations, soil, and any cultural materials identified. In addition, the monitor(s) will be required to
provide insurance certificates, including liability insurance, for any archaeological resource(s)
encountered during grading and excavation activities pertinent to the provisions outlined in the
California Environmental Quality Act, California Public Resources Code Division 13, Sections 21083.2
(a) through (k). The on-site monitoring shall end when the Project Site grading and excavation
activities are completed, or when the Tribal Representatives and monitor have indicated that the site
has a low potential for archeological resources.

•

MM-TCR-2: All archaeological resources unearthed by Project construction activities shall be
evaluated by the approved Native American Monitor. If the resources are Native American in origin,
the Tribe shall coordinate with the landowner regarding treatment and curation of these resources.
Typically, the Tribe will request reburial or preservation for educational purposes. If a resource is
determined by a Qualified Archaeologist to constitute a “historical resource” pursuant to CEQA
Guidelines Section 15064.5(a) or has a “unique archaeological resource” pursuant to Public Resources
Code Section 21083.2(g), the Qualified Archaeologist shall coordinate with the applicant and the City
to develop a formal treatment plan that would serve to reduce impacts to the resources. The
treatment plan established for the resources shall be in accordance with CEQA Guidelines Section
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15064.5(f) for historical resources and Public Resources Code Section 21083.2(b) for unique
archaeological resources. Preservation in place (i.e., avoidance) is the preferred manner of treatment.
If preservation in place is not feasible, treatment may include implementation of archaeological data
recovery excavations to remove the resource along with subsequent laboratory processing and
analysis. Any historic archaeological material that is not Native American in origin shall be curated at
a public, nonprofit institution with a research interest in the materials, such as the Natural History
Museum of Los Angeles County or the Fowler Museum, if such an institution agrees to accept the
material. If no institution accepts the archaeological material, they shall be donated to a local school
or historical society in the area for educational purposes.
•

MM-TCR-3: If any human skeletal material or related funerary objects are discovered during ground
disturbance, the Native American Monitor will immediately divert work at minimum of 50 feet and
place an exclusion zone around the burial. The Monitor will then notify the construction manager who
will immediately notify the county coroner. Work will continue to be diverted while the coroner
determines whether the remains are Native American. The discovery is to be kept confidential and
secure to prevent any further disturbance.
If the coroner determines the remains to be modern, the coroner will take custody of the remains. If
Native American, the coroner will notify the Native American Heritage Commission (NAHC) as
mandated by State law. The NAHC will then appoint a Most Likely Descendent. In the case where
discovered human remains cannot be fully documented and recovered on the same day, the remains
will be covered with muslin cloth and a steel plate that can be moved by heavy equipment placed over
the excavation opening to protect the remains. If this type of steel plate is not available, a 24-hour
guard should be posted outside of working hours. The Tribe will make every effort to recommend
diverting the Project and keeping the remains in situ and protected. If the Project cannot be diverted,
it may be determined that burials will be removed. The Tribe will work closely with the Qualified
Archaeologist to ensure that the excavation is treated carefully, ethically, and respectfully. If data
recovery is approved by the Tribe, documentation shall be taken which includes at a minimum
detailed descriptive notes and sketches. Additional types of documentation shall be approved by the
Tribe for data recovery purposes. Cremations will either be removed in bulk or by means as necessary
to ensure completely recovery of all material. If the discovery of human remains includes four or more
burials, the location is considered a cemetery and a separate treatment plan shall be created. The
Project Applicant shall consult with the Tribe regarding avoidance of all cemetery sites. Once
complete, a final report of all activities is to be submitted to the NAHC.
Each occurrence of human remains and associated funerary objects will be stored using opaque cloth
bags. All human remains, funerary objects, sacred objects and objects of cultural patrimony will be
removed to a secure container on site if possible. These items should be retained and reburied within
6 months of recovery. The site of reburial/repatriation shall be on the Project Site but at a location
mitigated between the Tribe and the landowner at a site to be protected in perpetuity. There shall be
no publicity regarding any cultural materials recovered.
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4.0 RESPONSE TO COMMENTS
The following responses address comments received during the public review of the Initial
Study/Proposed MND. The comments letters are included in full in Appendix C.
1. South Coast Air Quality Management District, letter dated June 5, 2018
Comment 1-1:
The South Coast Air Quality Management District (SCAQMD) staff appreciates the opportunity to
comment on the above-mentioned document. The following comments are meant as guidance for the
Lead Agency and should be incorporated into the Final MND.
SCAQMD Staff’s Summary of Project Description
The Lead Agency proposes to develop an assisted living and memory care facility with 151 senior
independent-living residential units and 46 senior memory care residential units on 3.08 acres (Proposed
Project). Construction of the Proposed Project is expected to take approximately 15 months to complete.1
1

MND, Appendix A. Page 15.

Response 1-1:
This comment correctly described the Project description. This comment is noted.
Comment 1-2:
Based on a review of Appendix A, Air Quality Study, SCAQMD staff found that the Lead Agency used Tier
2 construction equipment to quantify the Proposed Project’s construction emissions. While the Proposed
Project’s construction air quality impacts were found to be less than significant, SCAQMD staff
recommends that the Lead Agency use off‐road diesel‐powered construction equipment that meets or
exceeds the CARB and USEPA Tier 4 off‐road emissions standards for equipment rated at 50 horsepower
or greater during Project construction to further reduce criteria pollutants emissions. Such equipment will
be outfitted with Best Available Control Technology (BACT) devices including a CARB certified Level 3
Diesel Particulate Filters (DPF). Level 3 DPFs are capable of achieving at least 85 percent reduction in in
particulate matter emissions2. A list of CARB verified DPFs are available on the CARB website3. SCAQMD
staff’s recommended change is as follows. Additionally, SCAQMD staff recommends that the Lead Agency
include this requirement in applicable bid documents, and that successful contractor(s) must demonstrate
the ability to supply such equipment prior to demolition and ground disturbance activities. A copy of each
unit’s certified tier specification and CARB or SCAQMD operating permit (if applicable) should be available
upon request at the time of mobilization of each applicable unit of equipment. Additionally, the Lead
Agency should require periodic reporting and provision of written documentation by contractors to
ensure compliance, and conduct regular inspections to the maximum extent feasible to ensure
compliance.
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2

California Air Resources Board. November 16-17, 2004. Diesel Off-Road Equipment Measure – Workshop. Page 17. Accessed
at https://www.arb.ca.gov/msprog/ordiesel/presentations/nov16-4_workshop.pdf.

3

Ibid. Page 18.

Response 1-2:
For the purposes of CEQA, a conservative analysis scenario was considered by assessing potential impacts
as if Tier 2 construction equipment would be used. This approach determined that the Project’s
construction air quality impacts would be less than significant even with Tier 2 equipment. The City
appreciates the South Coast Air Quality Management District (SCAQMD) staff recommendation for the
use of construction equipment that meets or exceeds the California Air Resources Board (CARB) and
United States Environmental Protection Agency (USEPA) Tier 4 off‐road emissions standards and will
consider inclusion of a condition of approval to that effect.
Comment 1-3:
To ensure that Tier 4 construction equipment will be used during the construction phase of the Proposed
Project, SCAQMD recommends that the Lead Agency include this requirement as a project design feature
or a standard condition of approval for air quality in the Final MND. In the event that the Lead Agency
finds that Tier 4 construction equipment is not feasible pursuant to CEQA Guidelines Section 15364, the
Lead Agency should, at a minimum, specify in the Final MND that using Tier 3 or newer construction
equipment is a project requirement that contractor(s) must provide evidence to the City for review and
approval prior to demolition and ground disturbing activities.
Response 1-3:
The City shall take this guidance into consideration in the approval of the Project.
Comment 1-4:
While the CEQA Guidelines do not prescribe the level of technical details in a MND, there are some
guidance on how to handle technical details in an environmental impact report (EIR). “Writing
Environmental Impact Reports in plain language” (CEQA Guidelines Section 15006(q)). “The information
contained in an EIR shall include summarized technical data, maps, plot plans, diagrams, and similar
relevant information sufficient to permit full assessment of significant environmental impacts by
reviewing agencies and members of the public. Placement of highly technical and specialized analysis and
data in the body of an EIR should be avoided through inclusion of supporting information and analyses as
appendices to the main body of the EIR. Appendices to the EIR may be prepared in volumes separate from
the basic EIR document, but shall be readily available for public examination and shall be submitted to all
clearinghouses which assist in public review (CEQA Guidelines Section 15147).
After reviewing the Air Quality Analysis in the main body of the MND, SCAQMD staff found that the
Analysis there was substantively deficient and lacking. The Air Quality Analysis in the main body of the
MND merely referred to the air quality technical appendix but did not include any actual analysis (e.g.,
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regional and localized construction and operation emissions) or relevant technical information from the
technical appendix to support the conclusion that the Proposed Project’s air quality impacts would be less
than significant.
Response 1-4:
The City recognizes the concern raised by SCAQMD. However, while CEQA Guidelines Sections 15006(q)
and 15147 do provide guidance on writing EIRs, CEQA Guidelines Section 15063 states that “an initial
study is neither intended nor required to include the level of detail included in an EIR”. Section 15063
further states that an Initial Study “may rely upon expert opinion supported by facts, technical studies or
other substantial evidence to document its findings” and that the explanation of impacts “may be either
through a narrative or a reference to another information source”. In this case the City has relied on
reference to the technical study included as an appendix to the MND and which was made available for
public review.
Comment 1-5:
The MND, together with all of the technical appendices, is an informational document to inform
government decision makers and the public about the potential, significant environmental effects of
proposed activities (CEQA Guidelines Section 15002(a)(1)). While the air quality technical appendix was
released together with the MND for public review, the Lead Agency should include more information on
the air quality analysis in the main body of the MND in a manner that will be meaningful and useful to
decision makers and the public. For example, the main body of the MND should include a summary of the
environmental setting, regulatory framework that guide the assessment of the Proposed Project’s air
quality impacts, methodology (including any modeling tools and assumptions used), and impact analysis
(including a summary of any modeling results for the construction and operational emissions) from the
Air Quality Technical Appendix A,
Response 1-5:
As stated previously in Response 1-4, CEQA Guidelines Section 15063 states, “an initial study is neither
intended nor required to include the level of detail included in an EIR,” and that the explanation of impacts
in an initial study may be “a reference to another information source.” The information requested in the
comment was provided in the Air Quality Technical Appendix, to which the Initial Study made reference.
Comment 1-6:
Pursuant to CEQA Guidelines Section 15074, prior to approving the Proposed Project, the Lead Agency
shall consider the MND for adoption together with any comments received during the public review
process. Please provide the SCAQMD with written responses to all comments contained herein prior to
the adoption of the Final MND. When responding to issues raised in the comments, response should
provide sufficient details giving reasons why specific comments and suggestions are not accepted. There
should be good faith, reasoned analysis in response. Conclusory statements unsupported by factual
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information do not facilitate the purpose and goal of CEQA on public disclosure and are not meaningful
or useful to decision makers and the public who are interested in the Proposed Project.
SCAQMD staff is available to work with the lead agency to address these issues and any other questions
that may arise. Please contact me at lsun@aqmd.gov if you have any questions regarding the enclosed
comments.
Response 1-6:
This comment asks that SCAQMD be provided with written responses to the comments provided.
Responses have been provided above. This comment is noted.
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2. County Sanitation Districts of Los Angeles, Letter dated June 11, 2018
Comment 2-1:
The Sanitation Districts of Los Angeles County (Districts) received a Notice of Intent to Adopt a Mitigated
Negative Declaration (NOI) for the subject project on May 21, 2018. The proposed project is located within
the jurisdictional boundaries of District No. 15. We offer the following comments regarding sewerage
service:
Response 2-1:
This comment notes that the Sanitation Districts of Los Angeles County received the Notice of Intent and
they have provided comments. This comment is noted.
Comment 2-2:
1.
The wastewater flow originating from the proposed project will discharge to a local sewer line,
which is not maintained by the Districts, for conveyance to the Districts' Joint Outfall B Unit 1J Trunk
Sewer, located in San Gabriel Boulevard at Marshall Street. The Districts' 21-inch diameter trunk sewer
has a capacity of 7.7 million gallons per day (mgd) and conveyed a peak flow of 3.3 mgd when last
measured in 2012.
2.
The wastewater generated by the proposed project will be treated at the Whittier Narrows Water
Reclamation Plant (WRP) located near the City of South El Monte, which has a capacity of 15 mgd and
currently produces an average recycled water flow of 7.2 mgd, or at the Los Coyotes WRP located in the
City of Cerritos, which has a capacity of 37.5 mgd and currently produces an average recycled water flow
of 20.8 mgd.
Response 2-2:
This comment discusses where wastewater will flow from the Proposed Project, where it will be treated,
and the available pipeline and water reclamation plant (WRP) capacity. This comment shows that there is
available pipeline and WRP capacity. This comment is noted.
Comment 2-3:
3.
The expected increase in average wastewater flow from the project, described in the document
as a 3-story Assisted Living and Memory Care Facility that would contain 151 senior independentliving
residential units and 46 senior memory care residential units, is 18,431 gallons per day, after all structures
on the project site are demolished. For a copy of the Districts' average wastewater generation factors, go
to www.lacsd.org, Wastewater & Sewer Systems, click on Will Serve Program, and click on the Table L
Loadings for Each Class of Land Use link.
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Response 2-3:
This comment notes that the proposed Project would generate 18,431 gallons per day (gpd) of
wastewater. The City calculated wastewater generation utilizing Table L, Loadings for Each Class of Land
Use, and the Convalescent Home rate of 125 gpd per bed. With 213 beds, this would equal 26,625 gpd,
more than the amount that County Sanitation has provided. The City concluded that there were no
impacts to wastewater as analyzed, thus, impacts would be considered even less utilizing the wastewater
generation provided by County Sanitation Districts of Los Angeles County.
Comment 2-4:
4.
The Districts are empowered by the California Health and Safety Code to charge a fee for the
privilege of connecting (directly or indirectly) to the Districts' Sewerage System for increasing the strength
or quantity of wastewater discharged from connected facilities. This connection fee is a capital facilities
fee that is imposed in an amount sufficient to construct an incremental expansion of the Sewerage System
to accommodate the proposed project. Payment of a connection fee will be required before a permit to
connect to the sewer is issued. For more information and a copy of the Connection Fee Information Sheet,
go to www.lacsd.org, Wastewater & Sewer Systems, click on Will Serve Program, and search for the
appropriate link. In determining the impact to the Sewerage System and applicable connection fees, the
Districts' Chief Engineer and General Manager will determine the user category (e.g. Condominium, Single
Family home, etc.) that best represents the actual or anticipated use of the parcel or facilities on the
parcel. For more specific information regarding the connection fee application procedure and fees, please
contact the Connection Fee Counter at (562) 908-4288, extension 2727.
Response 2-4:
This comment discusses the connection fee for wastewater. The Applicant would be required to pay the
connection fee. This comment is noted.
Comment 2-5:
5.
In order for the Districts to conform to the requirements of the Federal Clean Air Act (CAA), the
capacities of the Districts' wastewater treatment facilities are based on the regional growth forecast
adopted by the Southern California Association of Governments (SCAG). Specific policies included in the
development of the SCAG regional growth forecast are incorporated into clean air plans, which are
prepared by the South Coast and Antelope Valley Air Quality Management Districts in order to improve
air quality in the South Coast and Mojave Desert Air Basins as mandated by the CCA. All expansions of
Districts' facilities must be sized and service phased in a manner that will be consistent with the SCAG
regional growth forecast for the counties of Los Angeles, Orange, San Bernardino, Riverside, Ventura, and
Imperial. The available capacity of the Districts' treatment facilities will, therefore, be limited to levels
associated with the approved growth identified by SCAG. As such, this letter does not constitute a
guarantee of wastewater service, but is to advise you that the Districts intend to provide this service up
to the levels that are legally permitted and to inform you of the currently existing capacity and any
proposed expansion of the Districts' facilities.
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If you have any questions, please contact the undersigned at (562) 908-4288, extension 2717.
Response 2-5:
This comment notes that capacities of the Districts’ wastewater treatment facilities are based on the
regional growth forecast adopted by Southern California Association of Governments (SCAG). The
comment also notes that the Districts intend to provide this service up to the levels that are legally
permitted by SCAG. As shown in Section 3, Air Quality, and Section 14, Population and Housing of the
Initial Study, the proposed Project is consistent with SCAG projections. This comment is noted.
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3. Gabrieleno Band of Mission Indians – Kizh Nation, Email dated June 12, 2018
Comment 3-1:
We have received your notice of intent to adopt a mitigated negative declaration for the project
Symphony at San Gabriel. Our tribal government would like to be consulted if any ground disturbance will
be conducted for this project.
Response 3-1:
This comment asks that that the Tribe be consulted should any ground disturbance be conducted.
Consultation with the Tribe in accordance with Public Resources Code Section 21080.3.1 was conducted
previous to the publication of the MND. Mitigation Measure MM-TCR-1 was incorporated into the Project
and requires that the Applicant obtain the services of a qualified Native American Monitor(s) approved by
the Tribal Representatives from the Gabrieleño Band of Mission Indians–Kizh Nation, during all
construction-related ground-disturbance activities.
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4. City of Rosemead, Letter dated June 6, 2018
Comment 4-1:
The City of Rosemead has reviewed the Initial Study/Mitigated Negative Declaration for 824 S. Gladys
Avenue. We appreciate the opportunity to comment on the document, and we would like you to consider
addressing the following items in the final document.
Response 4-1:
This comment introduces the comments on the proposed Project. This comment is noted.
Comment 4-2:
Noise
1.
Since the project is located approximately 195 feet from the City of Rosemead's boundary line,
the City is requesting that the City of Rosemead's General Plan and Noise Code Standards also be
considered (attached).
2.
The City of Rosemead would like to request that a construction notice be mailed to residents
within a 300' radius· from the project site to inform them of the commencement of construction, as well
as onsite posting.
Response 4-2:
This comment requests that due to the Project’s close location to the City of Rosemead, the Project should
also consider the City of Rosemead’s General Plan and Noise Code Standards and mail construction notices
to residents within a 300-foot radius from the Project Site.
The proposed Project is located within the City of San Gabriel and is thus required to analyze impacts
based on the City of San Gabriel’s General Plan Noise Element. The proposed Project analyzed noise
impacts and found that impacts during operation would be considered less than significant. Potential
impacts during construction exist, however, as previously mentioned, Mitigation Measure MM-N-1
would ensure that impacts would remain less than significant.
Comment 4-3:
Parking
3.
The City of Rosemead would like to ensure that the project has sufficient off street parking. Per
RMC Table 17.112.040.1, residential care facilities require 1 off-street parking space per 6 beds plus 1 offstreet parking space- for each employee. The proposed project is following the requirements of SGMC
153.220, which is 0.5 Space per bed, however it does not take into consideration parking for the
employees: The City of Rosemead is requesting that additional parking be considered for the employees
of the proposed· project.
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Response 4-3:
This comment requests that additional parking be considered for the employees of the proposed Project.
As noted in the Initial Study, parking would be provided in one below-grade garage level containing a total
of 119 spaces. The City of Rosemead utilizes an off-street parking ratio of 1 off-street parking spot to 6
beds, plus 1 off-street parking space for each employee. This would equate to approximately 0.17 offstreet parking space per bed. The City of San Gabriel has 0.50 off-street parking space per bed, giving an
additional 0.33 off-street parking space per bed. This additional off-street parking required by the City of
San Gabriel accounts for an employment factor.
Additionally, the Project Site is approximately 200 feet away from the City of Rosemead and the likelihood
that Project employees would utilize off-street parking within the City of Rosemead is unlikely.
Comment 4-4:
Engineering
4.

Please see the attached comments from the City of Rosemead's Engineering Division.

Please feel free to contact me at (626) 569-2144 or by email at alao@cityofrosemead.org if you have any
questions regarding this matter. Rosemead City Hall is open from 7:00 a.m. to 6:00 p.m., Monday through
Thursday. City Hall is closed on Fridays.
Response 4-4:
This comment directs the reader to the attached comments from the City of Rosemead’s Engineering
Division. This comment is noted.
Comment 4-5:
The project will consist of a 235 bed assisted living facility, and will take primary access from a single
driveway on South Gladys Avenue.
The project is forecast to generate a net increase of approximately 290 average weekday trips, which
includes a net increase of approximately 20 trips during the AM peak hour, and approximately 30 trips
during the PM peak hour.
The study covered the following seven signalized and un-signalized intersections outside the City of
Rosemead City limits;
1) South San Gabriel Boulevard / East El Monte Street
2) South Gladys Avenue / East El Monte Street
3) South San Gabriel Boulevard/ East Grand Avenue
4) South Gladys Avenue /East Grand Avenue
Meridian Consultants
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5) South San Gabriel Boulevard/ East Mission Road
6) South Gladys Avenue / East Mission Road
7) South Gladys Avenue/ Project Driveway
The Study shows in Figure 4-1 the distribution of traffic with 20 Percent of traffic travelling westbound
towards the City of Rosemead. 10% on Grand and 10% on Mission. That translates to an additional 29
daily trips, 2 additional trips during AM peak and 3 trips during the PM peak hour on each Street
The proposed project trip distributions is below the 150 and 50 peak hour trips thresholds which does not
require a freeway segment and roadway analysis according to MTA Congestion Management Plan (CMP)
Response 4-5:
This comment reiterates the Project description as well as the traffic counts. This comment is noted. No
further response is required.
Comment 4-6:
a.
The assessment shown in the initial study for the transportation and traffic does not show any to
any intersections or segments within the City of Rosemead.
Response 4-6:
This comment correctly notes that the transportation and traffic assessment did not show any
intersections or segments within the City of Rosemead. This comment is noted. No further response is
required.
Comment 4-7:
b.
used.

The Study should provide an estimate of daily truck trips during construction and the truck routes

c.
Truck deliveries and truck hauling to dump etc. should be restricted to nonpeak hours and
possibly using San Gabriel Blvd as a truck route.
d.

No truck route along Grand Avenue easterly of City Boundary will be allowed.

e.
City staff will document existing pavement conditions on Grand Avenue and Mission Drive before
and after construction; any damage done on pavement, sidewalk, curb and gutter, etc. shall be repaired
at developer's expense.
Response 4-7:
This comment discusses estimated daily truck trips and truck routes during construction. Based on the
results of the Air Quality model, the Project would likely have 26 construction trips per day.
Meridian Consultants
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As part of standard Conditions of Approval for the Project, the City would require construction truck traffic
to follow appropriate routes within the City of San Gabriel.
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5. Senya Lubisich, Ph.D., History Instructor, email dated May 22, 2018
Comment 5-1:
Thank you for the notice regarding the mitigated negative declaration for the proposed project at 824 S.
Gladys Ave. I have only quickly read through the initial study, but had a few questions/concerns that I
would like to raise:
Response 5-1:
This comment is an introduction to the email. This comment is noted. No further response is required.
Comment 5-2:
1.
The proposed design of the building is consistent with the "Mission Style" (although "eclectic" is
not a term that is particularly specific) that dominates projects in the city. I noticed the proximity of the
site to the future Pacific Square. Has any consideration to the articulation of the two projects to each
other been made/proposed? If Pacific Square is designed as a commercial draw, it might be nice to create
a coherent transition between the two spaces.
Response 5-2:
This comment asks if the design of the Proposed Project and the design of another proposed project, have
considered their mutual designs. The Pacific Square project has been presented to the City, subsequent
to this Project. The evaluation of the Pacific Square project will consider its compatibility with the adjacent
uses including this Project.
Additionally, the proposed Project is required to adhere to the design guidelines in the City of San Gabriel
General Plan. The Pacific Square project is also required to adhere to the same guidelines.
Comment 5-3:
2.
In the Parks Master Plan, I believe that there is a short trail and area designated as a potential
space for development as a park. My recollection is that it was potentially identified as a dog park. Section
15 addresses public services and I want to be sure that the development in no way eliminates a potential
park site and, conversely, perhaps creates the potential for development of resources that would truly
benefit the public and not just the intended residents. (15.a.iv) Is there an opportunity to serve both plans
as this project goes forward?
Response 5-3:
The commenter wants clarification that the proposed Project would not eliminate public space. The area
discussed by the commenter is outside of the Project Site and the Project would not eliminate or restrict
the use of any adjacent or nearby public space.
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Comment 5-4:
3.
Regarding transportation, and traffic in general, has the study considered the impact of a
commercial/mixed use development adjacent to the proposed project? While both projects are still
somewhat conceptual, the concurrent development of sites seems to require further analysis if additional
residential units, retail, and related traffic will compound the transportation needs, access of emergency
vehicles, and parking. (Appendix I)
Response 5-4:
The Proposed Project’s transportation and traffic assessment analyzed impacts from the Proposed Project
to traffic. The assessment also looked at cumulative projects’ trip generation, which included a total of 21
cumulative projects being developed in the area.
Comment 5-5:
Again, thank you for the notice. I will give the study a closer read...however, finals are quickly approaching
and I did not want to miss an opportunity to raise my primary concerns.
Response 5-5:
This comment does not address any environmental issues. This comment is noted. No further response is
required.
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6. Anthony Yeung, email dated June 2, 2018
Comment 6-1:
The MND of the 824 S. Gladys Ave currently under review is very interesting reading. I am impressed with
the breadth and depth your office oversees in the development of our neighborhood. Thanks!
I wonder whether there are similar MND for the Pacific Square project at the old nursery warehouse site?
and also for the Sante Fe Stone Statue shop site development. I would like to read those please.
Response 6-2:
This comment does not address any environmental issues for the Proposed Project. This comment is noted
and no further response is required.
Comment 6-2:
A question is whether either of the MND took into consideration the existence of Mission Walk? or the
other major development under consideration. I saw no evidence of either in any of the documents
provided, and thus not fully confident that the evaluations have been sufficient. Can an appendix be added
that addresses the additive effects of three developments together please? No doubt the traffic,
environmental effects, security, street parking spaces, will be impacted negatively. It is better for all if the
developers are asked upfront to contribute to these mitigation instead of the city later of when the current
and new residences are confronted with the needs when they arise. Thanks.
For example, will a traffic light be added at the intersection of S. Gladys and El Monte streets? and at San
Gabriel and Santa Fe streets?
Response 6-2:
The Initial Study analyzed impacts on both a project-level and cumulative-level analysis. The Initial Study
found several impacts on a project-level basis including one impact to traffic due to increased traffic at
the intersection of San Gabriel Boulevard and East Grand Avenue, a 2-way, stop-controlled intersection.
Implementation of Mitigation Measure MM-TRAF-1 which requires installation or funding for the
installation of a traffic signal at San Gabriel Boulevard and East Grand Avenue, and the interconnection
with the existing signalized intersection of South San Gabriel Boulevard and East Mission Road, at the
discretion of the Public Works Director.
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INITIAL STUDY:
824 S. GLADYS AVENUE
CITY OF SAN GABRIEL
In accordance with the Environmental Policy Guidelines of the City of Gabriel, this analysis, the associated
Environmental Information Form and supporting data constitute the Initial Study for the subject project.
This Initial Study provides the assessment for a determination whether the project may have a significant
effect on the environment.

SECTION I – PROJECT INFORMATION
1. Project Title: Symphony at San Gabriel Assisted Living
2. Lead Agency: City of San Gabriel, Planning Division, 425 Mission Drive, San Gabriel, CA 91776
3. Contact Person:

Tracy

Steinkruger,

Planning

Manager,

(626)

308-2806

ext.

4623,

tsteinkruger@sgch.org
4.

Project Location: The Proposed Project is located in the City of San Gabriel along the east side of
S. Gladys Avenue between E. Grand and E. Santa Fe Avenues, as shown in Figure 1: Proposed Project
Location Map. The addresses currently associated with the Project Site include 806 and 824 S. Gladys
Avenue.

5. Project Sponsor’s Name and Address: Capital Health Group LLC, 1422 Clarkview Road, Baltimore, MD
21209
6. General Plan Designation: High Density Residential and General Commercial
7. Zoning: R-3 (Multiple Family Residence) Zone
8. Description of the Project: The Proposed Project would develop an assisted living facility on an
approximately 3.08-acre site as shown in Figure 2: Aerial Photograph of the Project Site. The Project
Site would contain 197 units, of which 151 are specified for senior independent living, and 46 for
senior memory care. The building would consist of rectangular forms around two central courtyards,
as shown in Figure 3: Conceptual Site Plan. The project would be designed in an eclectic Spanish style,
as shown in Figure 4: Southwest Perspective View and Figure 5: Northeast Perspective View. The
proposed unit and floorplan mix would be intermixed on each level, as shown in Figure 6: First-Floor
Plan, Figure 7: Second-Floor Plan, Figure 8: Third-Floor Plan, and Figure 9: Roof Floor Plan.
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Parking would be provided in one below-grade garage level containing a total of 119 spaces, as shown
Figure 10: Garage Floor Plan.
The 3-story building would have stucco walls would be painted white and earth tones, while the roof
would be a mix of terracotta, peach, and red tiles, features typical of the style of architecture. The
façade would feature arches, cleanly stuccoed openings, and dark wood trim sparingly, as shown in
Figure 11: West and South Elevations and Figure 12: East and North Elevations.
To implement the Project, the Applicant has requested that the City approve the following actions:
•

Planned Development Overlay, which consists of a Zone Map Amendment to designate the site
as PD and the adoption of a PD Plan;

•

Tentative Parcel Map to merge existing parcels into one;

•

Precise Plan of Design; and

•

Any excavation, grading or building permits necessary for construction of the Project.

The Project Site, formerly occupied by a nursing home, is approximately 131,874 square feet (3.08
acres) and consists of two parcels identified as Assessor’s Parcel Numbers 5373-031-038 and -039.
The Project Site is located east of San Gabriel Boulevard and west of the Rubio Wash. The surrounding
area features new housing projects, nurseries, and other low-intensity uses. Local street access is
provided by a grid roadway system encompassing the Project Site and surrounding area.
•

S. San Gabriel Boulevard, which is west of the Project Site, runs in a north–south direction. S. San
Gabriel Boulevard generally provides two travel lanes in each direction and is classified as a
Divided Arterial.

•

S. Gladys Avenue, which borders the Project Site on the west side, is classified as a Local
Residential street and runs in a north–south direction, with one travel lane in each direction.

•

E. El Monte Street, which is north of the Project Site to the west, runs in an east–west direction
and provides one travel lane in each direction and is classified as a Local Residential street.
E. Grand Avenue, which is south of the Project Site, runs in an east–west direction and provides
one travel lane in each direction and is classified as a Collector roadway.

•

E. Mission Road, which is south of the Project Site, runs in a northwest–southeast direction and
provides one travel lane in each direction west of San Gabriel Boulevard and two travel lanes in
each direction east of San Gabriel Boulevard. E. Mission Road is classified as an Undivided
roadway.
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(2) Parking Stalls to be Dedicated to Electric Vehicle Charging per the Current Edition of the CA Green Code
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SECTION II – ENVIRONMENTAL CHECKLIST FORM
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would involve at least one impact that is a "Potentially
Significant Impact" as indicated by the checklist on the following pages.
Aesthetics
Biological Resources

Agriculture and Forestry
Cultural Resources

Geology/Soils

Greenhouse Gas Emissions

Hydrology/Water Quality
Noise
Recreation

Land Use Planning
Population/Housing
Transportation/Traffic
Mandatory Findings of
Significance

Utilities/Service Systems

Air Quality
Energy
Hazards/Hazardous
Materials
Mineral Resources
Public Services
Tribal Cultural Resources

DETERMINATION:
On the basis of this initial evaluation:
I find that the proposed Project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.
I find that although the proposed Project could have a significant effect on the environment, there will
not be a significant effect in this case because revisions in the project have been made by or agreed to
by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.
I find that the proposed Project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed Project MAY have a “potentially significant impact” or “potentially significant
unless mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze only the effects that remain to be addressed.
I find that although the proposed Project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to
that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed Project, nothing further is required.

Signature
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II Environmental Analysis

EVALUATION OF ENVIRONMENTAL IMPACTS:
1) A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each question.
A “No Impact” answer is adequately supported if the referenced information sources show that the
impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault
rupture zone). A “No Impact” answer should be explained where it is based on project-specific factors
as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based
on a project-specific screening analysis).
2) All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
impacts.
3) Once the lead agency has determined that a particular physical impact may occur, the checklist
answers must indicate whether the impact is potentially significant, less than significant with
mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is substantial
evidence that an effect may be significant. If there are one or more “Potentially Significant Impact”
entries when the determination is made, an EIR is required.
4) “Negative Declaration: Less than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a
“Less than Significant Impact.” The lead agency must describe the mitigation measures, and briefly
explain how they reduce the effect to a less than significant level (mitigation measures from “Earlier
Analyses,” as described in (5) below, may be cross-referenced).
5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an
effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D).
In this case, a brief discussion should identify the following:
a) Earlier Analysis Used. Identify and state where they are available for review.
b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards,
and state whether such effects were addressed by mitigation measures based on the earlier
analysis.
c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures which were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the project.
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or
outside document should, where appropriate, include a reference to the page or pages where the
statement is substantiated.
7) Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.
8) This is only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a project's
environmental effects in whatever format is selected.
9) The explanation of each issue should identify:
a) the significance criteria or threshold, if any, used to evaluate each question; and
b) the mitigation measure identified, if any, to reduce the impact to less than significant.
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II Environmental Analysis

AESTHETICS
Potentially
Significant
Impact

AESTHETICS—Would the project:
a.

Have a substantial adverse effect on a scenic vista?

b.

Substantially damage scenic resources, including,
but not limited to, trees, rock 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 day or nighttime views
in the area?

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

Have a substantial adverse effect on a scenic vista?

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel.
The Project Site is not located within or along a designated scenic corridor or roadway. The City’s general
plan does not identify any specific scenic vistas within the City. Although the Project Site vicinity is within
the field of view of surrounding mountain ranges, the existing level of development on the site and in the
surrounding area limits views across and beyond the site. As such, no impacts to a scenic vista would
occur.
Mitigation Measures: No mitigation measures are necessary.

b.

Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel.
The Project Site is not bordered by or within the viewshed of a designated scenic highway. No scenic rock
outcroppings, unique geologic features or historic buildings exist on the Project Site. The existing trees on
the site have not been identified as scenic resources. As such, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.
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c.

II Environmental Analysis

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

Less than Significant Impact. Within the Project Site vicinity, existing buildings ranges from 1 to 3 stories
in height. The proposed building in the Project Site would be 3 stories and approximately 33 feet in height.
The Proposed Project would be built in an eclectic Spanish style and be landscaped with trees and other
ornamental plants. As such, the Proposed Project would be consistent with the general visual character
of the area and impacts would be less than significant.
In addition, the visual character or quality of a site or its surroundings would be altered by a new pattern
of shadow caused by the Proposed Project. Shadows are cast to the west in the early morning, then
northward throughout the day, and to the east in the evening. At 33 feet high, the Proposed Project could
cast shadows as long as 100 feet in the morning and evening at the winter solstice, when shadows are
longest as shown in Figure 13: Proposed Project Winter Solstice Shadows. During other times of day and
year, shadows would be shorter. Shade-sensitive uses include routinely useable outdoor spaces
associated with residential, recreational, or institutional land uses; commercial uses such as pedestrianoriented outdoor spaces or restaurants with outdoor eating areas; nurseries; and existing solar collectors.
Given the proposed setback of the building and the width of S. Gladys Avenue, the nursery to the west
would not be substantially shaded. During the winter months shadows would be cast on a portion of the
south side of the residences immediately north of the Project Site. However, the existing 6-foot-high
masonry wall along the property line already casts equivalent shadows. As such, the Proposed Project
would not have a significant shade impact.
Mitigation Measures: No mitigation measures are necessary.
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13

Proposed Project Winter Solstice Shadows
058-002-14
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d.

II Environmental Analysis

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

Less than Significant Impact.

Light
Night lighting for the Project Site would be provided to illuminate the building entrances and common
open space areas, to provide adequate night visibility for residents and visitors, and to provide a measure
of security. The Project Site would utilize outdoor lighting designed and installed to meet City Code
requirements (153.224e). As such, impacts would be less than significant.

Glare
Potential reflective surfaces within the Project Site vicinity include automobiles, exterior building
windows, and other glass and polished metal surfaces. Excessive glare not only restricts visibility, but also
increases the ambient heat reflectivity in a given area. The Project Site’s architectural materials would
include a mix of glass, metal, and wood panels. While distinct in style, the Proposed Project would utilize
materials and finishes typical of assisted living facilities within the surrounding area. As such, impacts
would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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II Environmental Analysis

AGRICULTURE AND FORESTRY RESOURCES

Potentially
Significant
Impact
AGRICULTURE AND FORESTRY RESOURCES—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 forestland or conversion of
forestland to nonforest 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 forestland to nonforest use?

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

Would the project 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 non-agricultural use?

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel.
No farmland or agricultural activity exists on Project Site. According to the California Department of
Conservation “Los Angeles County Important Farmland 2012” map, the Project Site is designated as
“urban and built-up land.” 1 No portion of the Project Site is designated as Farmland of Statewide
Importance, Unique Farmland, or Farmland of Local Importance. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

1

California Department of Conservation, Division of Land Resource Protection, Los Angeles County Important Farmland 2012,
map (January 2015), ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/2012/los12.pdf.
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b.

II Environmental Analysis

Would the project conflict with existing zoning for agricultural use, or a
Williamson Act contract?

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel
and is subject to the General Plan land use and zoning requirements of the San Gabriel zoning code. The
Project Site has land use designations of High Density Residential and General Commercial and are zoned
for residential [R-3]. As such, the Project Site is not zoned for agricultural production, and there is no
farmland at the Project Site. In addition, no Williamson Act Contracts are in effect for the Project Site. 2
No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

c.

Would the project 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))?

No Impact. The Project Site has land use designations of High Density Residential and General Commercial
and is zoned for residential [R-3 multiple family residences]. As such, the Project Site is not zoned as forest
land or timberland, and there is no timberland production at the Project Site. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

d.

Would the project result in the loss of forest land or conversion of forest land to
non-forest use?

No Impact. The Project Site has been previously disturbed, and the buildings were recently demolished.
No forested lands or natural vegetation exists on or near the Project Site. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

e.

Would the project involve other changes in the existing environment, which, due
to their location or nature, could result in conversion of Farmland, to nonagricultural use?

No Impact. Neither the Project Site, nor nearby properties, are currently utilized for agricultural or forestry
uses. The Project Site is not classified in any “Farmland” category designated by the State of California.
Mitigation Measures: No mitigation measures are necessary.
2

California Department of Conservation, Division of Land Resource Protection, “The Land Conservation (Williamson) Act”
(2013), http://www.conservation.ca.gov/dlrp/lca/Pages/Index.aspx.
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II Environmental Analysis

AIR QUALITY

Less than
Significant
with
Potentially
Less than
Project
Significant
Significant
No
Impact
Mitigation
Impact
Impact
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
nonattainment 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?

Discussion
a.

Conflict with or obstruct implementation of the applicable air quality plan?

Less than Significant Impact. The South Coast Air Quality Management District (SCAQMD) is the agency
principally responsible for comprehensive air pollution control within the in the South Coast Air Basin
(Basin). To that end, the SCAQMD has developed an Air Quality Management Plan that uses the growth
projections of the Southern California Association of Governments (SCAG) as the basis for land use and
transportation projections within the Air Quality Management Plan (AQMP). Projects that are consistent
with the projections of population forecasts are considered consistent with the AQMP. Population
forecasts in the AQMP are based on the projected development of land zoned for residential
development. The Proposed Project would develop an Assisted Living and Memory Care Facility on a site
that is zoned for residential development, the potential development of which would be assumed in the
residential projections of the AQMP. As a result, the Proposed Project would not result in a substantial
increase in population as compared with projected population of the AQMP. Therefore, the Proposed
Project would not conflict with the AQMP and, as such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
Meridian Consultants
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b.

II Environmental Analysis

Violate any air quality standard or contribute substantially to an existing or
projected air quality violation?

Less than Significant Impact. The Proposed Project would contribute to regional and localized air
pollutant emissions during construction and Project operation. The applicable air quality standards and
the calculated emissions associated with the Proposed Project are discussed in the Air Quality Study
included as Appendix A to this Initial Study. As shown therein, the emissions generated by the Proposed
Project would not exceed the applicable air quality standards. As such, impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.

c.

Result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is nonattainment under an applicable federal or state
ambient air quality standard (including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?

Less than Significant Impact. The SCAQMD recommends that a project’s potential contribution to
cumulative impacts be assessed utilizing the same significance criteria as those for project-specific
impacts. Furthermore, SCAQMD states that “projects that do not exceed the project-specific thresholds
are generally not considered to be cumulatively significant.” As discussed above, the Proposed Project
would not generate emissions that exceed the SCAQMD’s recommended thresholds of significance. As
such, the Proposed Project would not result in a cumulatively considerable increase in emissions of the
pollutants for which the Basin is in nonattainment. Therefore, impacts of the Proposed Project would be
less than significant.
Mitigation Measures: No mitigation measures are necessary.

d.

Expose sensitive receptors to substantial pollutant concentrations?

Less than Significant Impact. The SCAQMD has developed localized significance thresholds (LSTs) to
assess whether a project would expose local receptors to substantial pollutant concentrations. The
applicable LSTs and the calculated emissions associated with the Proposed Project are discussed in the Air
Quality Study included as Appendix A of this Initial Study. As shown therein, the emissions generated by
the Proposed Project would not exceed the applicable LSTs. As such, impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.
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Create objectionable odors affecting a substantial number of people?

Less than Significant Impact. Odors are typically associated with industrial projects involving the use of
chemicals, solvents, petroleum products, and other strong-smelling elements used in manufacturing
processes, as well as sewage treatment facilities and landfills.
During the construction phase for the Proposed Project, activities associated with construction
equipment, the application of asphalt, the application of architectural coatings, and other interior and
exterior finishes may produce discernible odors typical of most construction sites. Although these odors
could be a source of nuisance to adjacent receptors, they are temporary and intermittent in nature. As
construction-related emissions dissipate from the construction area, the odors associated with these
emissions would also decrease, dilute, and become unnoticeable.
Odors associated with operational activities would be limited to those associated with on-site waste
generation and disposal (e.g., trash cans, dumpsters). As such, the Proposed Project operation is not
expected to create objectionable odors.
Adherence with SCAQMD Rule 402 (Nuisance), and SCAQMD Best Available Control Technology
Guidelines would limit potential objectionable odor impacts from the proposed uses. Good housekeeping
practices, such as the use of trash receptacles, would be sufficient to prevent nuisance odors. Therefore,
impacts from the Proposed Project would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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BIOLOGICAL RESOURCES

BIOLOGICAL RESOURCES—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 Wildlife

b.

Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations, or by the California Department of Fish
and Wildlife 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.) through direct
removal, filling, hydrological interruption, or other
means?

d.

Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory
wildlife corridors, or impede the use of native
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?
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Discussion
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 Wildlife

Less than Significant Impact. The Project Site is located within a developed and urbanized area of the city
of San Gabriel. The Project Site was formerly developed with the Mission Lodge Sanitarium, a nursing
home. The former structures have been previously demolished, and the Project Site does not contain
undisturbed habitat areas. No rare plant or animal species have been previously recorded as specifically
existing on the Project Site; however, the following species have been documented within the area of the
Project Site: 3
•

Bank swallow (Riparia riparia): found within a 5-mile radius of the Project Site vicinity. This species is
State listed as threatened and globally ranked G5 4 and State ranked S2. 5 This species’ habitat includes
rivers, streams, and coastal areas in Southern California. This species is presumed to be extirpated.

•

Swainson’s hawk (Buteo Swainsoni): found within a 1-mile radius of the Project Site vicinity. This
species is State listed as threatened and globally ranked G5 6 and State ranked S3. 7 This species’
habitat includes open and semi-open country such as deserts, grasslands, and prairies. This species is
presumed to possibly be extirpated.

•

Hoary bat (Lasiurus cinereus): found within a 1-mile radius of the Project Site vicinity. This species is
not federally or State listed but is globally ranked G5 8 and State ranked S4. 9 This species’ habitat
includes dense vegetation areas, including forests, open wooded glades, and shade trees along urban
environments. This species is presumed to be extant.

•

Mesa horkelia (Horkelia cuneate var. puberula): found within a 1-mile radius of the Project Site
vicinity. This species is not federally or State listed but is globally ranked G4T1 10 and State ranked

3

California Department of Fish and Wildlife, California Natural Diversity Database (CNDDB), RareFind, accessed March 20,
2018, https://map.dfg.ca.gov/rarefind/view/RareFind.aspx.
4 G5 Definition: Secure—Common; widespread and abundant.
5 S2 Definition: Imperiled—Imperiled in the State because of rarity due to very restricted range, very few populations (often
20 or fewer), steep declines, or other factors, making it very vulnerable to extirpation from the nation or State.
6 G4 Definition: Apparently Secure—Uncommon but not rare; some cause for long-term concern due to declines or other
factors.
7 S3 Definition: Vulnerable—Vulnerable in the State due to a restricted range, relatively few populations (often 80 or fewer),
recent and widespread declines, or other factors, making it vulnerable to extirpation.
8 G5 Definition: Secure—Common; widespread and abundant.
9 S4 Definition: Apparently Secure—Uncommon but not rare; some cause for long-term concern due to declines or other
factors.
10 G4 Definition: Apparently Secure—Uncommon but not rare; some cause for long-term concern due to declines or other
factors.
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S1. 11 This species’ habitat includes open habitats or habitat mosaics, with access to trees for cover
and open areas or habitat edges for feeding. This species is presumed to be extant.
Due to its urbanized context and disturbed condition, the Project Site does not contain habitat for these
species. Therefore, impacts to rare plant or animal species would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

b.

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

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel.
No riparian or other sensitive natural community is located on the Project Site. The Project Site is within
close proximity to the Rubio Wash. However, the Proposed Project would not result in any change to
habitat within the wash. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

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.) through direct removal, filling, hydrological interruption, or
other means?

No Impact. The Project Site is located within a developed and urbanized area of the city of San Gabriel.
No federally protected wetlands are located on or adjacent to the Project Site. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

d.

Interfere substantially with the movement of any native resident or migratory
fish or wildlife species or with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites?

Less than Significant Impact. The Project Site is located within a developed and urbanized area of the city
of San Gabriel. No wildlife corridors, native wildlife nursery sites, or bodies of water in which fish are
present are located on the Project Site. Ornamental and nonnative trees are present on the site that could
provide shelter for migratory birds. These trees would be removed during construction and replaced with
11 S1 Definition: Critically Imperiled—Critically imperiled in the State because of extreme rarity (often 5 or fewer occurrences)
or because of some factor(s), such as very steep declines, making it especially vulnerable to extirpation from the State.
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new trees. The general area contains additional trees such that the removal of on-site trees would not
represent a substantial change in the surrounding area. As such, less than significant impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

e.

Conflict with any local policies or ordinances protecting biological resources, such
as a tree preservation policy or ordinance?

Less than Significant Impact with Project Mitigation. The following analysis is based on the Arborist
Report included as Appendix B of this Initial Study. Fourteen existing trees of substantial size have been
identified on the Project Site. 12 It is expected that most of these trees would be removed during the
construction process. The City of San Gabriel Tree Ordinance states: 13
•

No person shall cut trim, prune, transplant, destroy or remove more than 1/3 of the live foliage of any
mature Class 1 tree (includes Cedars and Pines) located anywhere on private property without first
obtaining a permit from the City.

•

No person shall cut, trim, prune, transplant, or destroy more than 1/3 of the live foliage or remove any
tree of “historical/landmark” significance located in any of the single family residential zones of the
City anywhere on private property without first obtaining a permit.

•

Finally, no person shall reduce the height of any protected “mature tree” more than 1/4 over two years
without first obtaining a permit from the City.

As such, the removal of the existing trees could conflict with the City’s tree ordinance. The following
mitigation measure shall be incorporated into the Project in order to reduce impacts to a less than
significant level.
Mitigation Measures: The incorporation of the following mitigation measures into the Proposed Project
would reduce impacts to a less than significant level.
MM-BIO-1

Trees Replacement
The Applicant shall complete the City’s Tree Removal Permit and shall prepare landscape
plans that include the number, size, and species of replacement trees, on or off site, to
be reviewed by the City’s Landscape Architect and approved as part of the Precise Plan of
Design.

12 Arbor Culture LLC, Arborist Statement Letter (October 5, 2016).
13 City of San Gabriel, “FAQs: Trees,” accessed January 2018, http://www.sangabrielcity.com/FAQ.aspx?QID=177.
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Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or state habitat
conservation plan?

No Impact. The Project Site is not part of any draft or adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or State habitat conservation plan.
Therefore, implementation of the Proposed Project would not conflict with any of these plans. No impacts
would occur.
Mitigation Measures: No mitigation measures are necessary.
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CULTURAL RESOURCES—Would the project:
a.

b.

c.

d.
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Less than
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Less than
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Impact

No
Impact

Cause a substantial adverse change in the
significance of a historical resource as defined in
§15064.5?
Cause a substantial adverse change in the
significance of an archaeological resource pursuant
to §15064.5?
Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?
Disturb any human remains, including those interred
outside of formal cemeteries?

Discussion
This section incorporates information from the Historic Resource Evaluation Report by GPA Consulting,
April 2016 included as Appendix C.

a.

Cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5?

Less than Significant Impact. The Project Site was previously developed as the Mission Lodge Sanitarium.
The structures of the sanitarium were determined not to be eligible for listing on the National Register,
California Register or local historic register due to a lack of architectural significance and physical
integrity.14 Those structures have since been demolished. Therefore, impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.

b.

Cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5?

Less than Significant Impact with Project Mitigation. The Project Site is located within an urbanized area
that has been subject to grading and development in the past. There are no known archaeological sites or
archaeological survey areas on the Project Site. As such, the likelihood of unearthing unique archeological
resources is considered low. However, as the Proposed Project would excavate portions of the Project
14 GPA Consulting, Historical Resources Evaluation Report—Mission Lodge Sanitarium, San Gabriel (April 2016).
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Site for subterranean parking, the potential exists to unearth archaeological artifacts. As such, the
following mitigation measure shall be incorporated into the Proposed Project.
Mitigation Measures: The incorporation of the following mitigation measure into the Project, along with
the mitigation measures described under Section 18: Tribal Cultural Resources would reduce impacts to
a less than significant level.
CUL-1: If cultural materials or archaeological remains are encountered during construction, any ground
disturbing activities shall cease. A qualified archeologist approved by the City shall be retained to
evaluate the significance of the find and recommend appropriate treatment measures.

c.

Directly or indirectly destroy a unique paleontological resource or site or unique
geologic feature?

Less than Significant Impact. The Project Site is located within an urbanized area that has been subject to
grading and development in the past. The Project Site and immediate surrounding areas do not contain
any known unique paleontological resources or unique geologic features. As such, the likelihood of
unearthing unique paleontological or geologic resources is considered low. Impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.

d.

Disturb any human remains, including those interred outside of formal
cemeteries?

Less than Significant Impact. The Project Site is in an urbanized area and has been subject to grading and
development in the past. No known burial sites are located on or adjacent to the Project Site.
Furthermore, compliance would be required with existing regulations, including State Health and Safety
Code Section 7050.5 and Public Resources Code Section 5097.98 that specify the protocol if human
remains are discovered during excavation, grading, or construction activities. As such, the Proposed
Project would excavate portions of the Project Site for subterranean parking, the potential exists to
unearth human remains. As such, the following mitigation measure shall be incorporated into the
Proposed Project.
Mitigation Measures: The incorporation of the mitigation measures described under Section 18: Tribal
Cultural Resources would reduce impacts to a less than significant level.
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ENERGY—Would the project:
a.

Conflict with adopted energy conservation plans?

b.

Use non-renewable resources in a wasteful and
inefficient manner?

a.

II Environmental Analysis

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Conflict with adopted energy conservation plans?

Less than Significant Impact. The Proposed Project would result in the development of a new Assisted
Living and Memory Care Facility. Construction of the Proposed Project would consume energy from offroad construction equipment and on-road vehicular travel from vendor trucks, haul trucks, and
construction employee commuting. Additionally, electricity would be required to deliver water to the
Project Site for water for dust control. During operation of the Proposed Project, energy would be
consumed for a variety of purposes, including electricity consumption for lighting, appliances, HVAC
equipment, water supply and delivery, and other commercial operations; natural gas consumption for
cooking, and science classes; and transportation fuel consumption from motor vehicles driving to and
from the Project Site.
The Proposed Project would be required to comply with the energy standards in the California’s Energy
Efficiency Standards found in Title 24 California Energy Code and with the California Green Building
Standards Code. 15 In addition, the City has adopted an Energy Action Plan with the aim of enhancing
energy efficiency. As discussed in the Greenhouse Gas Emissions Study, included as an Appendix D to this
Initial Study, the Project would not conflict with the Energy Action Plan. As such, impacts would be less
than significant.
Mitigation Measures: No mitigation measures are necessary.

b.

Use non-renewable resources in a wasteful and inefficient manner?

Less than Significant Impact. The Proposed Project would result in the development of a new Assisted
Living and Memory Care Facility. The structure would comply with current building and energy codes,
including Title 24 for the California Building Efficiency Standards. 16 Measures to meet these performance

15 California Energy Commission, 2016 Building Energy Efficiency Standards for Residential and Nonresidential Buildings (June
2015), http://www.energy.ca.gov/2015publications/CEC-400-2015-037/CEC-400-2015-037-CMF.pdf
16 California Energy Commission, 2016 Building Energy Efficiency Standards.
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standards may include high-efficiency building systems, efficient lighting features, higher than standard
rated insulation, and double-glazed windows. As such, the Proposed Project is expected to use energy in
an efficient manner. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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GEOLOGY AND SOILS—Would the project:
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Less than
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Impact

No
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Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
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?

ii.

Strong seismic ground shaking?

iii. Seismic-related
liquefaction?

ground

failure,

including

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 on- or 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 wastewater
disposal systems where sewers are not available for
the disposal of wastewater?

Discussion
The analysis below relies in part on the Report of Preliminary Geotechnical Investigation for the Proposes
New Senior Care Housing Development prepared by Associated Soils Engineering, dated January 12, 2017,
and included in as Appendix E.
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Would the project expose people or structures to potential substantial adverse
effects, including the risk of loss, injury, or death involving:
i. Rupture of a known earthquake fault, as delineated on the most recent AlquistPriolo Earthquake Fault Zoning map, issued by the State Geologist for the area or
based on other substantial evidence of a known fault?

Less than Significant Impact. According to the City’s General Plan, the Project Site is not located within a
seismic hazard zone, as delineated by the State of California in accordance with the Seismic Hazards
Mapping Act or the Alquist-Priolo Act. The closest fault, the Raymond Fault, is approximately 2.3 miles
away. Other local faults, the Upper Elysian Park Blind Thrust and the Verdugo Faults are located 2.6 and
4.5 miles away, respectively. As such, the potential risk for surface fault rupture within the Project Site is
considered low. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

ii. Strong seismic ground shaking?
Less than Significant Impact. The Project Site is located within a seismically active region. The
Geotechnical Investigation identified 42 active or potentially active faults located within a 62-mile radius
of the site. Each of these faults is believed to be capable of producing sizeable earthquake events with
significant ground motions. No known active or potentially active faults are shown crossing the Project
Site. Ground shaking due to earthquakes should be anticipated during the life of the Project. However,
the Proposed Project would conform to all applicable provisions of the California Building Code (CBC) in
effect at the time of plan check. The CBC requires structural design and construction methods that
minimize the effects of strong ground shaking. Adherence to current building codes and engineering
practices will ensure that the Proposed Project would not expose people, property, or structures to
substantial adverse effects. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

iii. Seismic-related ground failure, including liquefaction?
Less than Significant Impact. The Project Site is not located in an area susceptible to liquefaction. 17 The
Project would comply with CBC provisions for soil preparation to minimize hazards from liquefaction and
other seismically related ground failures. Impacts would be less than significant
Mitigation Measures: No mitigation measures are necessary.

17 City of San Gabriel, General Plan, “Safety Element” (August 2002), Technical Background Report.
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iv. Landslides
No Impact. The Project Site is relatively level and is not located in proximity to steep slopes. There is no
indication that recent landslides or unstable slope conditions exist on or adjacent to the Project Site.
Therefore, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

b.

Result in substantial soil erosion or the loss of topsoil?

Less than Significant Impact. The Project Site has been previously developed. The Proposed Project would
redevelop the Project Site with new Assisted Living and Memory Care Facility, parking, and landscaping.
Grading and excavation during construction activities may expose soils to short-term wind and water
erosion. Implementation of erosion measures as stated in Chapter 98.02 of the Municipal Code and
adherence to all requirements set forth in the National Pollution Discharge Elimination System (NPDES)
permit for construction activities would reduce potential impacts. As such, impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.

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 on- or off-site
landslide, lateral spreading, subsidence, liquefaction or collapse?

Less than Significant Impact. The Geotechnical Investigation indicates that it is unlikely that lateral
spreading, subsidence, liquefaction or collapse would occur on the Project Site. The Proposed Project
would conform to all applicable provisions of the CBC, would implement the recommendations for the
Geotechnical Investigation and would be subject to plan review and inspections as part of the building
plan check. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

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?

Less than Significant Impact. The Geotechnical Investigation indicates a very low potential for soil
expansion. Therefore, no adverse impact arising from undesirable soil expansion is anticipated at the
Project Site. Furthermore, the Proposed Project would conform to all applicable provisions of the CBC and
would be subject to plan review and inspections as part of the building plan check. As such, impacts would
be less than significant.
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Mitigation Measures: No mitigation measures are necessary.

e.

Have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the
disposal of wastewater?

No Impact. The Project Site is located in a developed area that is served by public sewer system. No septic
tanks or alternative disposal systems would be utilized. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.
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GREENHOUSE GAS EMISSIONS
Potentially
Significant
Impact
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?

Less than
Significant With
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
The analysis below relies in part on the Greenhouse Gas Emissions Study prepared by Meridian
Consultants LLC, dated April 2018, included in as Appendix D.

a.

Would the project generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the environment?

Less than Significant Impact. The Proposed Project would result in short-term emissions of greenhouse
gases (GHGs) during construction, primarily from heavy-duty equipment, material delivery trucks, and
construction vehicles. GHG emissions would also result from operation of the Proposed Project, primarily
from automobiles and energy consumption. As discussed in the Greenhouse Gas Emissions Study,
included as Appendix D to this Initial Study, the GHG emissions resulting from construction and operation
of the Proposed Project would not have a significant on the environment.
Mitigation Measures: No mitigation measures are necessary.

b.

Would the project conflict with an applicable plan, policy or regulation adopted
for the purpose of reducing the emissions of greenhouse gases?

Less than Significant Impact. The Proposed Project would be designed to comply with the California Green
Building Code and would be consistent with the City’s goals expressed in the City’s Energy Action Plan. As
such, the Project would not conflict with applicable plans, policies, or regulations for the purposes of
reducing the emissions of greenhouse gasses. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

Meridian Consultants
188-001-17

II-25

Symphony at San Gabriel Assisted Living
May 2018

ATTACHMENT E
9

II Environmental Analysis

HAZARDS AND HAZARDOUS MATERIALS

Potentially
Significant
Impact
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 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?

d.

Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 [inclusive of
Section 25356 of the Health & Safety Code] 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 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
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
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?

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
This section incorporates information from the Phase I Environmental Site Assessment, Mission Lodge,
806 and 824 South Gladys Avenue by Tetra Tech, Inc., dated October 12, 2016, and included as
Appendix F.
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Create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials?

Less than Significant Impact. Construction activities are anticipated to use typical construction materials,
such as vehicle fuels, paints, oils, transmission fluids, and solvents. The types and amounts of hazardous
materials that would be used in connection with operation of the Proposed Project would be typical of
assisted living uses, such as cleaning solutions, solvents, pesticides for landscaping, painting supplies, and
petroleum products used in normal vehicles operations. These substances can be hazardous in high
concentrations. However, the routine and proper use of these standard construction and household
products would not result in significant hazards due to small quantities of use. Impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.

b.

Create a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous
materials into the environment?

Less than Significant Impact. Hazardous materials used during construction or operation of the Proposed
Project are expected to be used in accordance with regulatory standards and protocols. Such materials
would not be used in quantities or stored in such manner as to pose significant safety hazards. As such,
impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

c.

Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

Less than Significant Impact. The Project Site is not within one-quarter mile of an existing or proposed
school. The closest school to the Project Site is Options for Youth–San Gabriel school, which is
approximately 0.3 miles to the northwest. In addition, construction and operation activities are expected
to comply with applicable federal, State, and local regulations that govern the transport, use, or disposal
of hazardous materials. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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Be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 [inclusive of Section
25356 of the Health & Safety Code] and, as a result, would it create a significant
hazard to the public or the environment?

Less than Significant Impact. The Phase I ESA prepared for the Project Site identified sites included on
lists of hazardous materials within the Project Site vicinity that potentially affect groundwater within the
surrounding area. The Phase I ESA concluded that based on groundwater depth and distance, these sites
would not have significant effect on the Project Site. As such, the impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

e.

For a project located within an airport land use plan or, where such 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 people residing or working in the project
area?

No Impact. The Project Site is not within 2 miles of a public airport or within an airport land use plan. The
nearest airport, Hollywood Burbank Airport, is approximately 16 miles to the northwest of the Project
Site. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

f.

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

No Impact. The Project Site is not within 2 miles of a private airstrip. Thus, the Proposed Project would
not result in a safety hazard associated with an airport nor airstrip for people residing or working in the
Project area.
Mitigation Measures: No mitigation measures are necessary.

g.

Impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan?

No Impact. The City has a Multi-Hazard Functional Plan that established tactics to cope with local and
regional hazards in the event of a major disaster and is operated by the emergency operation center.18
The Proposed Project does not involve changes to any rights of way that would interfere with emergency
18 City of San Gabriel, Ingredients for Success: The Comprehensive General Plan of the City of San Gabriel, California 2004 (May
18, 2004), accessed January 2018, https://www.sangabrielcity.com/DocumentCenter/Home/View/733.
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response actions. Any lane closures along Gladys Avenue during construction would be temporary and
coordinated with the City. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

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?

No Impact. The Project Site is located in an urbanized area in the city of San Gabriel. The Project Site is
not located adjacent to, intermingled with or within the proximity of wildlands. No impacts would occur.
Mitigation Measures: No mitigation measures are necessary.
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HYDROLOGY AND WATER QUALITY

Potentially
Significant
Impact
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 preexisting 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
the site or area, including through the alteration of
the course of a stream or river, in a manner, which
would result in substantial erosion or siltation on- or
off-site?

d.

Substantially alter the existing drainage pattern of
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 offsite?

e.

Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater 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.

Be subject to inundation by seiche, tsunami, or
mudflow?
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Discussion
This section incorporates information from the Gladys Ave Senior Housing Development Preliminary
Hydrology Report by Proactive Engineering Consultants, dated January 2017 and included as Appendix G.

a.

Violate any water quality standards or waste discharge requirements?

Less than Significant Impact. Construction activities, including grading, excavation, and trenching would
occur during development of the Proposed Project. These types of land-disturbing activities generate the
potential for increased soil erosion and sedimentation in stormwater runoff. In addition, general
construction activities could contribute pollutants such as construction waste, diesel and oil from
equipment, solvents, and lubricants. Sediment and contaminants could enter the stormwater drainage
system and eventually enter downstream waterways and water bodies. The potential increase in soil
erosion, siltation, and construction-related pollutants could degrade downstream surface water or
groundwater. However, regulatory requirements described below would control construction activities
and minimize, to the maximum extent practicable, the degradation of water quality.
The Proposed Project would be required to comply with NPDES requirements. Construction activities
would be subject to the NPDES general construction activity permit and would be required to eliminate
or reduce nonstormwater discharges to storm drain systems and other waters and consider the use of
postconstruction permanent Best Management Practices (BMPs). The Proposed Project would be
required to develop and implement a Storm Water Pollution Prevention Plan (SWPPP) with BMPs that
would be employed to prevent soil erosion and discharge of other construction-related pollutants, as well
as a monitoring program to ensure that BMPs are implemented appropriately and are effective at
controlling discharges of pollutants that are related to stormwater.
Operation of the Proposed Project would introduce sources of potential stormwater pollution that are
typical of assisted living uses, such as cleaning solutions, solvents, pesticides for landscaping, painting
supplies, and petroleum products used in normal vehicles operations. The subterranean parking garage
could also contribute additional sources of contaminated runoff. Stormwater runoff from precipitation
events could potentially carry urban pollutants into municipal storm drains. As such, the Proposed Project
would also be required to comply with the Standard Urban Stormwater Mitigation Plan and with the City’s
Low Impact Development (LID) requirements, which includes implementation of BMPs to infiltrate or treat
stormwater runoff, control peak flow discharge, and reduce the operational discharge of pollutants from
stormwater conveyance systems. Compliance with these requirements would reduce potential impacts
to water quality standards to a less than significant level.
Mitigation Measures: No mitigation measures are necessary.
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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
preexisting nearby wells would drop to a level which would not support existing
land uses or planned uses for which permits have been granted)?

Less than Significant Impact. The Project Site would require excavation in order to construct a
subterranean parking garage. According to LARWQCB Depth to Groundwater database, the depth to
groundwater in San Gabriel is typically greater than 185 feet. 19 The parking structure would not exceed
this and would therefore not interfere with groundwater. Additionally, no groundwater wells or other
withdrawal of groundwater is proposed. The net change in impervious surface would be negligible.
Therefore, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

c.

Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, in a manner, which
would result in substantial erosion or siltation on- or off-site?

Less than Significant Impact. No streams or river courses are located on the Project Site. The Proposed
Project would include engineered drainage features that would collect, retain, and release stormflow in
accordance with applicable regulatory requirements. As such the drainage pattern of the Project Site
would not be substantially altered. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

d.

Substantially alter the existing drainage pattern of 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?

Less than Significant Impact. Construction of the Proposed Project would be required to develop and
implement a SWPPP with BMPs that would be employed to prevent soil erosion and discharge of other
construction-related pollutants, as well as a monitoring program to ensure that BMPs are implemented
appropriately and are effective at controlling discharges of pollutants that are related to stormwater. The
Proposed Project would include drainage features that would collect, retain, and release stormflow in

19 Associated Soils Engineering, Report of Preliminary Geotechnical Investigation (January 2017).
Meridian Consultants
188-001-17

II-32

Symphony at San Gabriel Assisted Living
May 2018

ATTACHMENT E

II Environmental Analysis

accordance with the City’s Low Impact Development (LID) standards. As such the rate and amount of
runoff from the site would not be substantially increased. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

e.

Create or contribute runoff water which would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources
of polluted runoff?

Less than Significant Impact. The Proposed Project would include drainage features that would collect,
retain and release stormflow in accordance with the City’s LID standards, thereby reducing peak discharge
into the existing stormwater system. Therefore, the Proposed Project would not create or contribute
substantial additional runoff. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

f.

Otherwise substantially degrade water quality?

Less than Significant Impact. Construction activities would be subject to the NPDES requirements and
would be required to eliminate or reduce nonstormwater discharges to storm drain systems and other
waters and consider the use of post construction permanent BMPs. The implementation of BMPs and
compliance with all federal, State, and local regulations governing stormwater discharge would reduce
the impacts of the Proposed Project on surrounding water quality. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

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?

No Impact. According to the Public and Environmental Safety Element of the General Plan, the Project
Site is not located within a flood zone, which is defined as a geographic area with varying levels of flood
risk. 20 Furthermore, the Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map
designates the entire City as within a Flood Zone “C.” Flood Zone “C” is identified as an area of minimal
flooding. 21 Therefore, the Proposed Project would not place housing within a 100-year flood hazard area,
which is a land area covered by floodwaters of a base flood. No impact would occur.

20 City of San Gabriel, Comprehensive General Plan.
21 FEMA, “Flood Zones,” https://www.fema.gov/flood-zones.
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Mitigation Measures: No mitigation measures are necessary.

h.

Place within a 100-year flood hazard area structures, which would impede or
redirect flood flows?

No Impact. As previously mentioned, the Project Site is not located within a designated flood zone nor a
100-year flood hazard area as defined by FEMA. No impact would occur.
Mitigation Measures: No mitigation measures are necessary.

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?

No Impact. The Project Site is not located in any area susceptible to floods associated with a levee or
dam. 22 No impact would occur.
Mitigation Measures: No mitigation measures are necessary.

j.

Be subject to inundation by seiche, tsunami, or mudflow?

No Impact. The Project Site is not located near an ocean or enclosed body of water; therefore, the Project
Site would not be subject to inundation by seiche or tsunami. The Project Site is not located on or near
hillsides that could be source of mudflows. Therefore, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

22 City of San Gabriel, “Stormwater,” accessed January 2018, https://www.sangabrielcity.com/326/Stormwater.
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LAND USE AND PLANNING

Potentially
Significant
Impact
LAND USE AND PLANNING—Would the project:
a.

Physically divide an established community?

b.

Conflict with applicable land use plan,
policy, 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 community
conservation plan?

Less than
Significant
with Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

Physically divide an established community?

No Impact. The Project Site is located east of San Gabriel Boulevard and west of the Rubio Wash. The
surrounding area features new residential development, nurseries and other low-intensity uses. The
Proposed Project would revitalize a formerly developed property. Therefore, the Proposed Project would
not physically divide an established community.
Mitigation Measures: No mitigation measures are necessary.

b.

Conflict with applicable land use plan, policy, 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?

Less than Significant Impact. The City’s General Plan includes land use goals applicable to the Project.
Specifically, the following goals apply:
Goal 1.1:

Preserve our neighborhoods by preserving those things that give them character,
cohesion, and quality of life.

Goal 1.6:

Ensure that new development is appropriately and sensitively buffered from its
neighbors.
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The Project would redevelop the site with a use comparable to the historic use of the site. The design of
the Project would be buffered from adjacent uses with setbacks and landscaping. The Project Applicant
seeks the approvals of a Planned Development Overlay, a Conditional Use Permit, and a Zoning Text
Amendment to allow for the redevelopment of the site with a new Assisted Living and Memory Care
Facility.
A Planned Development Zone may be established where a proposal for a large-scale development (1 acre
or larger) makes it more desirable to apply regulations that are more flexible than those applicable to
other zones. Pursuant to the procedure set forth in Sections 153.470 through 153.475, the provisional
plan shall be merged with the Planned Development Overlay Zone for the Project Site which is currently
listed as R-3 zone. As such, the Proposed Project would be subject to the procedure of zoning
amendments. 23 With these proposed actions, the Proposed Project would not conflict with the applicable
land use plan. Therefore, the impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

c.

Conflict with any applicable habitat conservation plan or natural community
conservation plan?

No Impact. The Project Site is not subject to any habitat conservation plan or natural community
conservation plan. As such, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

23 American Legal Publishing Corporation, San Gabriel, California: Municipal Code, December 19, 2017,
http://library.amlegal.com/nxt/gateway.dll/California/sangab/sangabrielcaliforniamunicipalcode?f=templates$fn=default.
htm$3.0$vid=amlegal:sangabriel_ca.
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MINERAL RESOURCES

Potentially
Significant
Impact
MINERAL RESOURCES—Would the project:
a.

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

b.

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

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

Discussion
a. Would the project result in the loss of availability of a known mineral resource
that would be of future value to the region and the residents of the State?
No Impact. The Project Site has not been used for mineral extraction is not located within a designated
mineral recovery or related area. 24 As such, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

b. Would the project 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?
No Impact. As noted, the Project Site is not located within a delineated mineral recovery area. The Project
Site is not designated as a locally-important mineral resource recovery site delineated on a local general
plan, specific plan, or other land use plan. Therefore, the Proposed Project would not result in the loss of
availability of a locally-important mineral resource recovery site delineated on a local general plan or other
land use plan. As such, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

24 California Department of Conservation, CGS Information Warehouse: Mineral Land Classification, database, accessed
December 2017, https://maps.conservation.ca.gov/cgs/informationwarehouse/index.html?map=mlc.
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NOISE
Potential
ly
Significa
nt
Impact

NOISE—Would the project:
a.

Result in 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.

Result in exposure of persons to or generation of
excessive groundborne vibration or groundborne
noise levels?

c.

Result in a substantial permanent increase in ambient
noise levels in the Project vicinity above levels existing
without the Project?

d.

Result in 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 2
miles of a public airport or public use airport, would
the project expose students or staff 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?

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
This section incorporates information from the Noise Analysis Technical Study (Noise Study) by Meridian
Consultants, dated April 2018 and included as Appendix H.

a.

Result in 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?

Less Than Significant Impact with Project Mitigation. As described in the Noise Study, included as
Appendix H to this Initial Study, construction activities associated with the Proposed Project would
increase noise levels at off-site sensitive receptors that would exceed the community noise standards
expressed in the City’s General Plan. The residences directly north and south of the Project Site represent
the nearest sensitive receptors that could be impacted from construction noise. As such, impacts would
be significant, and mitigation is necessary.
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Mitigation Measures: The incorporation of the following mitigation measure into the Proposed Project
would reduce impacts to a less than significant level:
N-1:

For all construction-related activities, noise-attenuation techniques shall be employed as
needed to ensure that noise remains as low as possible during construction, specifically
at each nearby sensitive receptor listed above. The following noise-attenuation
techniques shall be incorporated into contract specifications to reduce the impact of
construction noise:

b.

•

Ensure that construction equipment is properly muffled according to industry
standards and in good working condition.

•

Place noise-generating construction equipment and locate construction-staging areas
away from sensitive uses, where feasible.

•

Implement noise attenuation measures to the extent feasible, which may include but
are not limited to temporary noise barriers or noise blankets around stationary
construction noise sources.

•

Use electric air compressors and similar power tools rather than diesel equipment,
where feasible.

•

All stationary construction equipment (e.g., air compressors, generators, impact
wrenches, etc.) shall be operated as far away from residential uses as possible and
shall be shielded with temporary sound barriers, sound aprons, or sound skins.

•

Construction-related equipment, including heavy-duty equipment, motor vehicles,
and portable equipment, shall be turned off when not in use for more than 30
minutes.

•

Clearly post construction hours, allowable workdays, and the phone number of the
job superintendent at all construction entrances to allow surrounding owners to
contact the job superintendent. If the City or the job superintendent receives a
complaint, the superintendent shall investigate, take appropriate corrective action,
and report the action taken to the reporting party.

Result in exposure of persons to or generation of excessive groundborne vibration
or groundborne noise levels?

Less than Significant Impact. As described in the Noise Study, included as Appendix H to this Initial Study,
the type of construction equipment, as well as operational vehicles, associated with the Proposed Project
would not generate excessive vibration levels at the residences directly north and south of the Project
Site. Impacts would be less than significant.
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Mitigation Measures: No mitigation measures are necessary.

c.

Result in a substantial permanent increase in ambient noise levels in the Project
vicinity above levels existing without the Project?

The Proposed Project would introduce various stationary noise sources, including HVAC systems mounted
on the exterior of the structure. This equipment would be screened and integrated in architectural design
of the building, as required by code. Typically, this type of equipment produces noise levels of
approximately 56.0 dBA at 50 feet. At 100 feet from the equipment, sound levels would be 50 dBA.
Furthermore, due to distance, it is unlikely that noise from multiple cumulative projects would interact to
create a significant combined noise impact. Therefore, it is not anticipated that a significant cumulative
increase in permanent ambient noise levels would occur. As such, construction equipment would not
generate levels that would substantially elevate the ambient noise environment. Impacts would be less
than significant.
Roadway noise levels were modeled to determine if operation of the Proposed Project would result in
exceedance of the City’s interior and exterior noise standards for residential and commercial uses as a
result of increased vehicle traffic. As described in the Noise Study, included as Appendix H to this Initial
Study, Project traffic would not result in a substantial increase in ambient noise levels. As such, impacts
would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

d.

Result in a substantial temporary or periodic increase in ambient noise levels in
the Project vicinity above levels existing without the Project?

Less than Significant with Project Mitigation. As discussed above, under threshold a, substantial increases
in ambient noise levels are likely during construction.
Mitigation Measures: Mitigation measures have been identified above, under threshold a, that would
reduce potential construction noise impacts to a less than significant level

e.

For a project located within an airport land use plan or, where such a plan has
not been adopted, within 2 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?

No Impact. There are no public airports within 2 miles of the Project Site. No impact will occur.
Mitigation Measures: No mitigation measures are necessary.
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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?

No Impact. The Project Site is not located in the vicinity of a private airstrip. Therefore, the Proposed
Project would not expose people residing or working in the Project area to excessive noise levels.
Mitigation Measures: No mitigation measures are necessary.
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POPULATION AND HOUSING

POPULATION AND HOUSING—Would the project:
a.

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

b.

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

c.

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

Potentially
Significant
Impact

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

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

Less than Significant Impact. According to the SCAG, San Gabriel had a 2016 population of 40,424; the
City is within the County of Los Angeles, with a 2016 population of 10,241,33. 25 The Housing Element of
the General Plan seeks to expand the range of housing opportunities provided in San Gabriel, including
for senior citizens. 26 The proposed Assisted Living and Memory Care Facility would include 197 units with
a total of 213 beds, which would increase the Project Site’s population by approximately 563 persons. This
increase does not represent a substantial increase in the population of the area. In addition, the Proposed
Project would generate new employment; however, the type and scale of employment associated with
the Proposed Project would not induce population growth. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

25 Southern California Association of Governments, Local Profiles Report 2017: Profile of the City of San Gabriel (May 2017),
https://www.scag.ca.gov/Documents/SanGabriel.pdf.
26 City of San Gabriel, Comprehensive General Plan.
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Displace substantial numbers of existing housing, necessitating the construction
of replacement housing elsewhere?

No Impact. The Project Site has been previously developed though the buildings have been demolished.
No displacement of existing housing would occur as part of the Proposed Project. As such, no impacts
would occur.
Mitigation Measures: No mitigation measures are necessary.

c.

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

No Impact. The Project Site is currently unoccupied. No displacement of people would occur as part of
the Proposed Project. As such, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.
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PUBLIC SERVICES

Less than
Significant
with
Potentially
Less than
Project
Significant
Significant
Impact
Mitigation
Impact
PUBLIC SERVICES—Would the Project result in substantial adverse physical impacts to:
a.

No
Impact

Would the project result in substantial adverse
physical impacts associated with the provision of
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:
i. Fire Protection?
ii. Police Protection?
iii. Schools?
iv. Parks?
v. Other public services?

Discussion
a.

Would the project result in substantial adverse physical impacts associated with
the provision of 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:
i. Fire Protection?

Less than Significant Impact. Fire protection and emergency medical services in the City are provided by
the San Gabriel Fire Department. The Project Site is served by Fire Station 51, located approximately 0.7
miles to the southwest. The Project Site was previously developed with a sanitarium. The Proposed Project
would increase the residential population on the Project Site but would not fundamentally change the
nature of the use on the Project Site. Thus, it is anticipated that any increase in demands on fire services
would be low and not necessitate the construction of a new fire station or other new facilities.
Mitigation Measures: No mitigation measures are necessary.
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ii. Police Protection?
Less Than Significant Impact. Police protection services in the city are provided by the San Gabriel Police
Department. The San Gabriel police station is located approximately 0.6 miles west of the Project Site.
The Proposed Project would increase the residential population on the Project Site but would not
fundamentally change the nature of the use on the Project Site. Thus, it is anticipated that any increase in
demands on police services would be low and not necessitate the construction of a new police station or
other new facilities.
Mitigation Measures: No mitigation measures are necessary.

iii. Schools?
Less than Significant Impact. School services within the city are provided by the San Gabriel Unified School
District (SGUSD) and Garvey School District (GSD). Within the SGUSD, there are five elementary schools,
one middle school, and two high schools. 27 Within the GSD, there are eight elementary schools and two
intermediate schools. Although the Assisted Living and Memory Care Facility would generate a population
growth, the resident population is not expected to include any school-age children. As such, impacts are
less than significant.
Mitigation Measures: No mitigation measures are necessary.

iv. Parks?
Less than Significant Impact. The Project Site is located within 2 miles of several parks, the closest being
Sally Tanner Park, a community park, approximately 0.2 miles southeast of the Project Site. In addition,
the Proposed Project would incorporate indoor and outdoor recreational amenities that would meet
some of the needs of the residents and the public, offsetting impacts on existing off-site park facilities.
Indoor amenities would include a leisure center, day spa/wellness center, movie theater, salon, and
computer room. Outdoor amenities would include communal open space such as central courtyards and
other landscaping. As a result, residents ae not expected to substantially utilize off-site parks. As such,
impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

v. Other Public Services?
Less than Significant Impact. Library services within the city are provided by the Los Angeles County Public
Library system. While the Proposed Project would result in the generation of new residents, it is not
27 San Gabriel Unified School District, “About SGUSD,” accessed December 2017, http://www.sgusd.k12.ca.us/.
Meridian Consultants
188-001-17

II-45

Symphony at San Gabriel Assisted Living
May 2018

ATTACHMENT E

II Environmental Analysis

expected to generate substantial demand for library services such that provision of additional library
space would be necessary to maintain adequate standards. As such, impacts would be less than
significant.
Mitigation Measures: No mitigation measures are necessary.
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RECREATION
Potentially
Significant
Impact

RECREATION—Would the project:
a.

Increase the use of existing neighborhood and
regional parks or other recreational facilities such
that substantial physical deterioration of the facility
would occur or be accelerated?

b.

Include recreational facilities or require the
construction or expansion of recreational facilities,
which might have an adverse physical effect on the
environment?

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

Increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility
would occur or be accelerated?

Less than Significant Impact. The Proposed Project would introduce new resident population to the
Project Site. The Proposed Project would incorporate on-site amenities that would meet some of the
recreational needs of the residents as well as add communal open space. Given the resident
characteristics, it is not expected that the future residents would make extensive use of off-site
recreational facilities. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

b.

Include recreational facilities or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the
environment?

Less than Significant Impact. The Proposed Project includes on-site resident amenities and communal
space. These amenities would not have an adverse effect on the environment distinct from the effects of
the Proposed Project discussed in other sections of this Initial Study. No other recreational facilities would
be required as a result of the Proposed Project. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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TRANSPORTATION AND TRAFFIC

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

e.

Result in inadequate emergency access?

f.

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

Meridian Consultants
188-001-17

II-48

Potentially
Significant
Impact

Less than
Significant
with
Project
Mitigation

Less than
Significant
Impact

No
Impact

Symphony at San Gabriel Assisted Living
May 2018

ATTACHMENT E

II Environmental Analysis

Discussion
a.

Would the project 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?

Less than Significant Impact with Project Mitigation. A Traffic Study, included as Appendix I of this Initial
Study, was prepared for the Proposed Project in accordance with the City’s Traffic Study Guidelines for
Development Projects in the City of San Gabriel (September 2006). 28 The Proposed Project is forecast to
generate a total of approximately 644 trips per day, with approximately 43 trips occurring during the
morning (AM) peak hour, and approximately 68 trips occurring during the afternoon (PM) peak hour.
Seven intersections near the Project Site were evaluated. A significant impact was identified at the
intersection of San Gabriel Boulevard and East Grand Avenue, a two-way, stop-controlled intersection. As
such, mitigation is required.
Mitigation Measures: The following mitigation measure shall be incorporated into the Project:
MM-TRAF-1:

The Project Applicant shall install or provide funding for the installation of a traffic signal
at San Gabriel Boulevard and East Grand Avenue, and the interconnection with the
existing signalized intersection of South San Gabriel Boulevard and East Mission Road, at
the discretion of the Public Works Director.

b.

Would the project 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?

Less than Significant Impact. The Congestion Management Program (CMP) of Los Angeles County states
that a CMP freeway analysis must be conducted if 150 or more trips attributable to the Proposed Project
are added to a mainline freeway-monitoring location in either direction during AM or PM weekday peak
hours. Similarly, a CMP arterial monitoring station analysis must be conducted if 50 or more peak-hour
project trips are added to a CMP arterial monitoring station during the morning or afternoon weekday
peak hours of adjacent street traffic. The closest CMP arterial monitoring stations is Rosemead Boulevard
28 STC Traffic, San Gabriel Senior Center Traffic Impact Analysis Report (May 2017).
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and Huntington Drive which is approximately 2.7 miles northeast from the Project Site. 29 Based on the
Traffic Study, included as Appendix I, the Proposed Project is forecast to generate a total of approximately
644 trips per day, with approximately 43 trips occurring during the AM peak hour and approximately 68
trips occurring during the PM peak hour. Therefore, the Proposed Project would not result in an increase
of 50 or more AM peak-hour trips. As shown in the Traffic Study, the Project Trip Generation only shows
a 25 percent distribution of trips to the northeast. As such, with the distance between the CMP monitoring
station and the low trip distribution in the direction from the Project Site, the PM peak-hour would be less
than significant.
Mitigation Measures: No mitigation measures are necessary.

c.

Would the project 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?

No impacts. The Project Site is located approximately 16 miles from the Hollywood Burbank Airport. The
Proposed Project is located in an urban area and would not encroach into an airport runway zone or flight
path. Therefore, no impacts would occur.
Mitigation Measures: No mitigation measures are necessary.

d.

Would the project substantially increase hazards due to a design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm
equipment)?

Less than Significant Impact. The Proposed Project would include the development of a new Assisted
Living and Memory Care Facility. No alterations would be made to the right of way. Vehicle traffic
associated with the Proposed Project would be compatible with existing vehicle traffic. As such, impacts
would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

29 Los Angeles County Metropolitan Authority, 2010 Congestion Management Program, accessed March 2018,
http://media.metro.net/projects_studies/cmp/images/CMP_Final_2010.pdf.
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Would the project result in inadequate emergency access?

Less than Significant Impact. The Proposed Project would be required to incorporate all applicable design
and safety requirements as set forth in current fire codes, building codes, and safety standards. Existing
access to properties along the surrounding roadways would not be altered and no changes to the roadway
system would occur. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

f.

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

Less than Significant Impact. The Proposed Project would develop the site with a new Assisted Living and
Memory Facility. The Proposed Project would improve the street frontage with new sidewalks. The
Proposed Project would not require the disruption of public transportation services or the alteration of
public transportation routes. The Proposed Project would comply with any applicable plan, ordinance or
policy establishing measures of effectiveness for the performance of the circulation system. As such,
impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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TRIBAL CULTURAL RESOURCES

Less than
Potentially Significant
Less than
Significant with Project Significant
No
Impact
Mitigation
Impact
Impact
TRIBAL CULTURAL RESOURCES—Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either a
site, feature, place, cultural landscape that is geographically defined in terms of the size and scope of
the landscape, sacred place, or object with cultural value to a California Native American tribe, and
that is::
a.

Listed or eligible for listing in the California Register
of Historical Resources, or in a local register of
historical resources as defined in Public Resources
Code section 5020.1(k)?

b.

A resource determined by the lead agency, in its
discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth in
subdivision (c) of Public Resource Code Section
5024.1. In applying the criteria set forth in
subdivision (c) of Public Resource Code Section
5024.1, the lead agency shall consider the
significance of the resource to a California Native
American tribe.

Discussion
a.

Listed or eligible for listing in the California Register of Historical Resources, or in
a local register of historical resources as defined in Public Resources Code section
5020.1(k).

Less than Significant Impact. The Project Site does not contain known resources eligible for listing in the
National Register or California Register. As such, the Proposed Project would not cause substantial adverse
change in the significance of on-site resources. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

b.

A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in subdivision
(c) of Public Resource Code Section 5024.1. In applying the criteria set forth in
subdivision (c) of Public Resource Code Section 5024.1, the lead agency shall
consider the significance of the resource to a California Native American tribe.

Less than Significant with Project Mitigation. Assembly Bill 52 (AB 52) established a formal notification
and consultation process for California Native American Tribes to identify potential significant impacts to
Tribal Cultural Resources, as defined in Public Resources Code §21074. As specified in AB 52, lead agencies
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must provide notice to tribes that are traditionally and culturally affiliated with the geographic area of a
Project if the tribe has submitted a written request to be notified. Notification of the Project was sent to
the Gabrieleño Band of Mission Indians. A response letter was received from the Tribe requesting
consultation with the City. Representatives of the City met with representatives of the Tribe on February
7, 2018. Due to the history or tribal settlement and activity within the Project vicinity, there is a possibility
of unearthing subsurface resources during excavation. As such, impacts could occur, and mitigation
measures shall be incorporated into the Project.
Mitigation Measures: Due to the possibility of unearthing Tribal Cultural Resources during site excavation,
the following mitigation measures shall be incorporated into the Project:
MM-TCR-1:

The Project Applicant shall be required to obtain the services of a qualified Native
American Monitor(s) approved by the Tribal Representatives from the Gabrieleño Band
of Mission Indians–Kizh Nation. This Monitor must be present during all constructionrelated ground disturbance activities. Ground disturbance is defined as activities that
include, but are not limited to, pavement removal, pot-holing or auguring, grubbing, weed
abatement, boring, grading, excavation, and trenching, within the Project area. The
Native American Monitor(s) will complete monitoring logs on a daily basis. The logs will
provide descriptions of the daily activities, including construction activities, locations, soil,
and any cultural materials identified. In addition, the monitor(s) will be required to
provide insurance certificates, including liability insurance, for any archaeological
resource(s) encountered during grading and excavation activities pertinent to the
provisions outlined in the California Environmental Quality Act, California Public
Resources Code Division 13, Sections 21083.2 (a) through (k). The on-site monitoring shall
end when the Project Site grading and excavation activities are completed, or when the
Tribal Representatives and monitor have indicated that the site has a low potential for
archeological resources.

MM-TCR-2:

All archaeological resources unearthed by Project construction activities shall be
evaluated by the approved Native American Monitor. If the resources are Native
American in origin, the Tribe shall coordinate with the landowner regarding treatment
and curation of these resources. Typically, the Tribe will request reburial or preservation
for educational purposes. If a resource is determined by a Qualified Archaeologist to
constitute a “historical resource” pursuant to CEQA Guidelines Section 15064.5(a) or has
a “unique archaeological resource” pursuant to Public Resources Code Section
21083.2(g), the Qualified Archaeologist shall coordinate with the applicant and the City
to develop a formal treatment plan that would serve to reduce impacts to the resources.
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The treatment plan established for the resources shall be in accordance with CEQA
Guidelines Section 15064.5(f) for historical resources and Public Resources Code Section
21083.2(b) for unique archaeological resources. Preservation in place (i.e., avoidance) is
the preferred manner of treatment. If preservation in place is not feasible, treatment may
include implementation of archaeological data recovery excavations to remove the
resource along with subsequent laboratory processing and analysis. Any historic
archaeological material that is not Native American in origin shall be curated at a public,
nonprofit institution with a research interest in the materials, such as the Natural History
Museum of Los Angeles County or the Fowler Museum, if such an institution agrees to
accept the material. If no institution accepts the archaeological material, they shall be
donated to a local school or historical society in the area for educational purposes.
MM-TCR-3:

If any human skeletal material or related funerary objects are discovered during ground
disturbance, the Native American Monitor will immediately divert work at minimum of
50 feet and place an exclusion zone around the burial. The Monitor will then notify the
construction manager who will immediately notify the county coroner. Work will
continue to be diverted while the coroner determines whether the remains are Native
American. The discovery is to be kept confidential and secure to prevent any further
disturbance.
If the coroner determines the remains to be modern, the coroner will take custody of the
remains. If Native American, the coroner will notify the Native American Heritage
Commission (NAHC) as mandated by State law. The NAHC will then appoint a Most Likely
Descendent. In the case where discovered human remains cannot be fully documented
and recovered on the same day, the remains will be covered with muslin cloth and a steel
plate that can be moved by heavy equipment placed over the excavation opening to
protect the remains. If this type of steel plate is not available, a 24-hour guard should be
posted outside of working hours. The Tribe will make every effort to recommend diverting
the Project and keeping the remains in situ and protected. If the Project cannot be
diverted, it may be determined that burials will be removed. The Tribe will work closely
with the Qualified Archaeologist to ensure that the excavation is treated carefully,
ethically, and respectfully. If data recovery is approved by the Tribe, documentation shall
be taken which includes at a minimum detailed descriptive notes and sketches. Additional
types of documentation shall be approved by the Tribe for data recovery purposes.
Cremations will either be removed in bulk or by means as necessary to ensure completely
recovery of all material. If the discovery of human remains includes four or more burials,
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the location is considered a cemetery and a separate treatment plan shall be created. The
Project Applicant shall consult with the Tribe regarding avoidance of all cemetery sites.
Once complete, a final report of all activities is to be submitted to the NAHC.
Each occurrence of human remains and associated funerary objects will be stored using
opaque cloth bags. All human remains, funerary objects, sacred objects and objects of
cultural patrimony will be removed to a secure container on site if possible. These items
should be retained and reburied within 6 months of recovery. The site of
reburial/repatriation shall be on the project site but at a location mitigated between the
Tribe and the landowner at a site to be protected in perpetuity. There shall be no publicity
regarding any cultural materials recovered.
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UTILITIES AND SERVICE SYSTEMS

Potentially
Significant
Impact
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
stormwater 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 and 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?

Less than
Significant
with Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
a.

Would the project exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board?

Less than Significant Impact. Wastewater treatment for the Project Site is provided by the County
Sanitation District. The County is responsible for ensuring that its treatment meets all State and federal
treatment requirements. Wastewater from the Proposed Project would have pollutant-load
characteristics typical of uses already treated by the County. Therefore, the Proposed Project would not
exceed any requirements of the LARWQCB. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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Would the project 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?

Potentially Significant Impact. The Project site is served by the San Gabriel County Water District. The
San Gabriel County Water District 2015 Urban Water Management Plan (UWMP) describes forecasted
demand and supply for water within the District’s service area. The UWMP indicates that the District has
sufficient supplies and facilities to support forecasted growth. The Project does not represent substantial
unforeseen growth and therefore would not result in the need to construct new water treatment facilities.
Wastewater generated at the Project site is collected through sewers owned and operated by the city of
San Gabriel that connect to the trunk system of the Los Angeles County Sanitation District which conveys
wastewater to the Whittier Narrows Water Reclamation Plant (WRP). The Whittier Narrows WRP has a
design capacity of 15 million gallons per day (mgd) and average flow of 7.3 mgd million gallons per day. 30
The Project is estimated to generate 26,250 galled per day. 31 As such, the Project would not result in the
need to construct new wastewater treatment facilities.
Mitigation Measures:

c.

No mitigation is necessary.

Would the project 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?

Less than Significant Impact. The Project site was previously developed and is mostly impervious surface.
The Project would be required to comply with the Los Angeles County Low Impact Development
Ordinance. As such, the Project would not generate a substantial increase in stormwater runoff.
Mitigation Measures:

d.

No mitigation is necessary.

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

Less than Significant Impact. As stated under threshold b, the Project is served San Gabriel County Water
District which has forecast growth and projected water supplies available to serve that growth. The
Project does not represent substantial unforeseen growth. As such, it is expected that the supplies
available to the San Gabriel County Water District would be sufficient to serve the Project.
Mitigation Measures:

No mitigation is necessary.

30 Raza, Adriana, Facilities Planning Department, Sanitation Districts of Los Angeles County, communication with Meridian.
31 LACSD Loadings for Each Class of Land Use, Convalescent Home, 125 gpd per bed x 201 beds.
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Would the project 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?

Less than Significant Impact. As stated above, the wastewater flow monitoring report indicated that there
would be adequate conveyance capacity to serve the projected demand from the Proposed Project. The
Proposed Project would be required to comply with applicable regulatory standards and city regulations.
Compared to existing capacity at the San Jose Creek WRP, Whittier Narrows WRP and Los Coyotes WRP,
the Sanitation District has sufficient capacity to accommodate the Project without the need to construct
new or expanded facilities. Impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

f.

Would the project be served by a landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposal needs?

Less than Significant Impact. Solid waste generated within the city is disposed of at privately owned
landfill facilities throughout Los Angeles County. While the Bureau of Sanitation provides waste collection
services to single-family and some small multifamily developments, private haulers, Athens, provide
waste collection services for most multifamily residential and commercial developments within the city.
Solid waste transported by both public and private haulers is recycled, reused, and transformed at a
waste-to-energy facility, or disposed of at a landfill.
As shown in the Athens Construction and Demolition Letter, included as Appendix J of this Initial Study,
Athens will take all construction and demolition roll-off loads to a certified construction and demolition
facility, where those will get at least a minimum of 65 percent diversion, the current State requirement
for these kinds of loads. Other waste would be hauled to a Materials Recovery Facility for processing and
recycling recover, which is consistent and agreed upon with the City of San Gabriel. 32 As such, impacts
would be less than significant.
Mitigation Measures: No mitigation measures are necessary.

g.

Would the project comply with federal, State, and local statutes and regulations
related to solid waste?

Less than Significant Impact. The Proposed Project would generate solid waste during both construction
and operation that is typical of assisted living uses. Solid waste collection and conveyance would be
32 Athens, Athens Services Letter (March 2017).
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managed through on-site operations and outside contracts subject to State and local regulations.
Compliance with federal, State, and local statutes and regulations related to solid waste is fully expected
from the Proposed Project. As such, impacts would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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MANDATORY FINDINGS OF SIGNIFICANCE

Potentially
Significant
Impact
MANDATORY FINDINGS OF SIGNIFICANCE—Does the project:
a.

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.

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

c.

Have environmental effects, which will cause
substantial adverse effects on human beings, either
directly or indirectly?

Less than
Significant
With
Project
Mitigation

Less than
Significant
Impact

No
Impact

Discussion
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?

Less than Significant Impact. The Proposed Project would not substantially reduce the habitat of fish or
wildlife species; cause a fish or wildlife population to drop below self-sustaining levels; threaten to
eliminate a plant or animal community; or reduce the number or restrict the range of a rare or endangered
plant or animal. Nor would the Proposed Project affect important examples of California history or
prehistory. Impacts on the quality of the environment would be less than significant.
Mitigation Measures: No mitigation measures are necessary.
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Does the project have impacts that are individually limited, but cumulatively
considerable? ("Cumulatively considerable" means that the incremental effects
of a project are considerable when viewed in connection with the effects of past
projects, the effects of other current projects, and the effects of probable future
projects.)

Less Than Significant Impact. Cumulative impacts can occur when the impacts of two or more separate
projects are considerable when considered together. In the preceding topical analyses, cumulative
impacts have been considered where appropriate. For example, the evaluation of air quality impacts
considered the Proposed Project’s cumulative contribution to federal or State nonattainment pollutants
within the Basin and the evaluation of traffic impacts considered the cumulative effect of other proposed
projects in the immediate vicinity. No significant cumulative impacts were identified for the Project.
Mitigation Measures: No mitigation measures are necessary.

c.

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

Less Than Significant Impact with Mitigation Incorporated. The Proposed Project could result in
potentially significant impacts on nearby residents. Mitigation Measures MM-BIO-1, MM-CUL-1,
MM-NOI-1, MM-TRAF-1, MM-TCR-1, MM-TCR-2, and MM-TCR-3, as listed in Sections 4.4: Biological
Resources, 4.5: Cultural Resources, 4.13: Noise, 4.17: Transportation and Traffic, and 4.18: Tribal
Cultural Resources, respectively, would reduce this impact to a less than significant level.
Mitigation Measures: Applicable mitigation measures have been identified in the Biological Resources,
Cultural Resources, Noise, Transportation and Traffic, and Tribal Cultural Resources sections of this Initial
Study. With incorporation of these measures, impacts of the Proposed Project would be less than
significant.
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ATTACHMENT E
PROPOSED MITIGATION MONITORING AND REPORTING PROGRAM
The City of San Gabriel is the Lead Agency for the proposed Symphony at San Gabriel Assisted Living
Project located at 806 and 824 S. Gladys Avenue. A Mitigated Negative Declaration (MND) has been
prepared to evaluate potential environmental impacts of the Project. The MND identified potentially
significant impacts associated with the Project. Mitigation measures were proposed in the MND that
would reduce the potential impacts to a less than significant level. Section 21081.6 of the Public Resources
Code requires a Lead Agency to adopt a reporting or monitoring program for any mitigation measures
adopted in order to mitigate or avoid significant effects on the environment of a project.
This Mitigation Monitoring and Reporting Program (MMRP) is intended to ensure implementation of the
mitigation measures identified in the MND. If the City council approves the Project, this MMRP will be
adopted at the same time, and all mitigation measures will be included in the Project as Conditions of
Approval. This MMRP will be kept on file, as part of the environmental record of this Project, at the City
of San Gabriel Planning Division, 425 Mission Drive, San Gabriel, California, 91776.
The table on the following page identifies the implementation, enforcement, and monitoring
responsibilities for each mitigation measure.
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Symphony at San Gabriel Assisted Living Mitigation Monitoring and Reporting Program
Impact

Mitigation Measure

Confliction with
the City of San
Gabriel Tree
Ordinance

MM-BIO-1 Trees Replacement

Enforcement

Monitoring

Timing

Applicant

City of San Gabriel
Public Works
Department

City of San Gabriel
Public Works
Department

Prior to
Construction

Applicant

City of San Gabriel
Planning Division

Qualified
Archeologist

During
Construction

Applicant

City of San Gabriel
Planning Division

City of San Gabriel
Planning Division

Prior to and
During
Construction

The Applicant shall complete the City’s Tree Removal
Permit and shall prepare landscape plans that include the
number, size, and species of replacement trees, on or off
site, to be reviewed by the City’s Landscape Architect and
approved as part of the Precise Plan of Design.

Potential to
unearth
archaeological
artifacts

MM-CUL-1:

Exceedance of
the community
noise standards
expressed in the
City’s General
Plan at off-site
sensitive
receptors

MM-NOI-1:
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Responsible
Party

If cultural materials or archaeological remains are
encountered during construction, any ground disturbing
activities shall cease. A qualified archeologist approved by
the City shall be retained to evaluate the significance of the
find and recommend appropriate treatment measures.

For all construction-related activities, noise-attenuation
techniques shall be employed as needed to ensure that
noise remains as low as possible during construction,
specifically at each nearby sensitive receptor listed above.
The following noise-attenuation techniques shall be
incorporated into contract specifications to reduce the
impact of construction noise:
•

Ensure that construction equipment is properly
muffled according to industry standards and in good
working condition.

•

Place noise-generating construction equipment and
locate construction-staging areas away from sensitive
uses, where feasible.

•

Implement noise attenuation measures to the extent
feasible, which may include but are not limited to
2
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Symphony at San Gabriel Assisted Living Mitigation Monitoring and Reporting Program
Impact

Mitigation Measure
temporary noise barriers or noise blankets around
stationary construction noise sources.
•

Use electric air compressors and similar power tools
rather than diesel equipment, where feasible.

•

All stationary construction equipment (e.g., air
compressors, generators, impact wrenches, etc.) shall
be operated as far away from residential uses as
possible and shall be shielded with temporary sound
barriers, sound aprons, or sound skins.

•

Construction-related equipment, including heavy-duty
equipment, motor vehicles, and portable equipment,
shall be turned off when not in use for more than 30
minutes.

•

Clearly post construction hours, allowable workdays,
and the phone number of the job superintendent at all
construction entrances to allow surrounding owners to
contact the job superintendent. If the City or the job
superintendent
receives
a
complaint,
the
superintendent shall investigate, take appropriate
corrective action, and report the action taken to the
reporting party.

Responsible
Party

Enforcement

Monitoring

Timing

Substantial
increases in
ambient noise
levels during
construction

Implementation of MM-NOI-1.

Applicant

City of San Gabriel
Planning Division

City of San Gabriel
Planning Division

Prior to and
During
Construction

Increased traffic
at the
intersection of
San Gabriel

MM-TRAF-1:

Applicant

City of San Gabriel
Public Works
Director

City of San Gabriel
Public Works
Director

At the
discretion of

Meridian Consultants
188-001-17

The Project Applicant shall install or provide funding for the
installation of a traffic signal at San Gabriel Boulevard and
3
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Symphony at San Gabriel Assisted Living Mitigation Monitoring and Reporting Program
Impact
Boulevard and
East Grand
Avenue, a twoway, stopcontrolled
intersection

Mitigation Measure
East Grand Avenue, and the interconnection with the
existing signalized intersection of South San Gabriel
Boulevard and East Mission Road, at the discretion of the
Public Works Director.

Potential to
unearth
subsurface tribal
cultural
resources during
excavation

MM-TCR-1:

Meridian Consultants
188-001-17

Responsible
Party

Applicant

The Project Applicant shall be required to obtain the
services of a qualified Native American Monitor(s)
approved by the Tribal Representatives from the
Gabrieleño Band of Mission Indians–Kizh Nation. This
Monitor must be present during all construction-related
ground disturbance activities. Ground disturbance is
defined as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, grubbing, weed
abatement, boring, grading, excavation, and trenching,
within the Project area. The Native American Monitor(s)
will complete monitoring logs on a daily basis. The logs will
provide descriptions of the daily activities, including
construction activities, locations, soil, and any cultural
materials identified. In addition, the monitor(s) will be
required to provide insurance certificates, including liability
insurance, for any archaeological resource(s) encountered
during grading and excavation activities pertinent to the
provisions outlined in the California Environmental Quality
Act, California Public Resources Code Division 13, Sections
21083.2 (a) through (k). The on-site monitoring shall end
when the Project Site grading and excavation activities are
completed, or when the Tribal Representatives and monitor
have indicated that the site has a low potential for
archeological resources.

4

Enforcement
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Timing
the Public
Works Director

City of San Gabriel
Public Works
Director

Tribal
Representatives
from the
Gabrieleño Band of
Mission Indians–
Kizh Nation

During
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Responsible
Party

Mitigation Measure

Enforcement

Monitoring

Timing

MM-TCR-2:
All archaeological resources unearthed by Project
construction activities shall be evaluated by the approved
Native American Monitor. If the resources are Native
American in origin, the Tribe shall coordinate with the
landowner regarding treatment and curation of these
resources. Typically, the Tribe will request reburial or
preservation for educational purposes. If a resource is
determined by a Qualified Archaeologist to constitute a
“historical resource” pursuant to CEQA Guidelines Section
15064.5(a) or has a “unique archaeological resource”
pursuant to Public Resources Code Section 21083.2(g), the
Qualified Archaeologist shall coordinate with the applicant
and the City to develop a formal treatment plan that would
serve to reduce impacts to the resources. The treatment
plan established for the resources shall be in accordance
with CEQA Guidelines Section 15064.5(f) for historical
resources and Public Resources Code Section 21083.2(b) for
unique archaeological resources. Preservation in place (i.e.,
avoidance) is the preferred manner of treatment. If
preservation in place is not feasible, treatment may include
implementation of archaeological data recovery
excavations to remove the resource along with subsequent
laboratory processing and analysis. Any historic
archaeological material that is not Native American in origin
shall be curated at a public, nonprofit institution with a
research interest in the materials, such as the Natural
History Museum of Los Angeles County or the Fowler
Museum, if such an institution agrees to accept the
material. If no institution accepts the archaeological
material, they shall be donated to a local school or historical
society in the area for educational purposes.
Meridian Consultants
188-001-17
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Responsible
Party

Mitigation Measure

Enforcement

Monitoring

Timing

MM-TCR-3:
If any human skeletal material or related funerary objects
are discovered during ground disturbance, the Native
American Monitor will immediately divert work at
minimum of 50 feet and place an exclusion zone around the
burial. The Monitor will then notify the construction
manager who will immediately notify the county coroner.
Work will continue to be diverted while the coroner
determines whether the remains are Native American. The
discovery is to be kept confidential and secure to prevent
any further disturbance.
If the coroner determines the remains to be modern, the
coroner will take custody of the remains. If Native
American, the coroner will notify the Native American
Heritage Commission (NAHC) as mandated by State law.
The NAHC will then appoint a Most Likely Descendent. In
the case where discovered human remains cannot be fully
documented and recovered on the same day, the remains
will be covered with muslin cloth and a steel plate that can
be moved by heavy equipment placed over the excavation
opening to protect the remains. If this type of steel plate is
not available, a 24-hour guard should be posted outside of
working hours. The Tribe will make every effort to
recommend diverting the Project and keeping the remains
in situ and protected. If the Project cannot be diverted, it
may be determined that burials will be removed. The Tribe
will work closely with the Qualified Archaeologist to ensure
that the excavation is treated carefully, ethically, and
respectfully. If data recovery is approved by the Tribe,
documentation shall be taken which includes at a minimum
detailed descriptive notes and sketches. Additional types of
documentation shall be approved by the Tribe for data
Meridian Consultants
188-001-17
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Impact

Meridian Consultants
188-001-17

Mitigation Measure
recovery purposes. Cremations will either be removed in
bulk or by means as necessary to ensure completely
recovery of all material. If the discovery of human remains
includes four or more burials, the location is considered a
cemetery and a separate treatment plan shall be created.
The Project Applicant shall consult with the Tribe regarding
avoidance of all cemetery sites. Once complete, a final
report of all activities is to be submitted to the NAHC.
Each occurrence of human remains and associated funerary
objects will be stored using opaque cloth bags. All human
remains, funerary objects, sacred objects and objects of
cultural patrimony will be removed to a secure container on
site if possible. These items should be retained and reburied
within 6 months of recovery. The site of
reburial/repatriation shall be on the project site but at a
location mitigated between the Tribe and the landowner at
a site to be protected in perpetuity. There shall be no
publicity regarding any cultural materials recovered.
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SENT VIA E-MAIL AND USPS:
tsteinkruger@sgch.org
Tracy Steinkruger, Planning Manager
City of San Gabriel, Planning Division
425 Mission Drive, San Gabriel, CA 91776

6.0 Response to Comments
Letter No. 1

June 5, 2018

Mitigated Negative Declaration (MND) for the Proposed Symphony at San Gabriel
The South Coast Air Quality Management District (SCAQMD) staff appreciates the opportunity to
comment on the above-mentioned document. The following comments are meant as guidance for the
Lead Agency and should be incorporated into the Final MND.
SCAQMD Staff’s Summary of Project Description
The Lead Agency proposes to develop an assisted living and memory care facility with 151 senior
independent-living residential units and 46 senior memory care residential units on 3.08 acres (Proposed
Project). Construction of the Proposed Project is expected to take approximately 15 months to complete1.

1-1

SCAQMD Staff’s Comments
Tier 4 Construction Equipment or Level 3 Diesel Particulate Filters
Based on a review of Appendix A, Air Quality Study, SCAQMD staff found that the Lead Agency used
Tier 2 construction equipment to quantify the Proposed Project’s construction emissions. While the
Proposed Project’s construction air quality impacts were found to be less than significant, SCAQMD staff
recommends that the Lead Agency use off‐road diesel‐powered construction equipment that meets or
exceeds the CARB and USEPA Tier 4 off‐road emissions standards for equipment rated at 50 horsepower
or greater during Project construction to further reduce criteria pollutants emissions. Such equipment will
be outfitted with Best Available Control Technology (BACT) devices including a CARB certified Level 3
Diesel Particulate Filters (DPF). Level 3 DPFs are capable of achieving at least 85 percent reduction in in
particulate matter emissions2. A list of CARB verified DPFs are available on the CARB website3.
SCAQMD staff’s recommended change is as follows. Additionally, SCAQMD staff recommends that the
Lead Agency include this requirement in applicable bid documents, and that successful contractor(s) must
demonstrate the ability to supply such equipment prior to demolition and ground disturbance activities. A
copy of each unit’s certified tier specification and CARB or SCAQMD operating permit (if applicable)
should be available upon request at the time of mobilization of each applicable unit of equipment.
Additionally, the Lead Agency should require periodic reporting and provision of written documentation
by contractors to ensure compliance, and conduct regular inspections to the maximum extent feasible to
ensure compliance.

1-2

Enforceability
To ensure that Tier 4 construction equipment will be used during the construction phase of the Proposed
Project, SCAQMD recommends that the Lead Agency include this requirement as a project design feature
MND. Appendix A. Page 15.
California Air Resources Board. November 16-17, 2004. Diesel Off-Road Equipment Measure – Workshop. Page 17. Accessed
at: https://www.arb.ca.gov/msprog/ordiesel/presentations/nov16-04_workshop.pdf.
3 Ibid. Page 18.
1
2
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or a standard condition of approval for air quality in the Final MND. In the event that the Lead Agency
finds that Tier 4 construction equipment is not feasible pursuant to CEQA Guidelines Section 15364, the
Lead Agency should, at a minimum, specify in the Final MND that using Tier 3 or newer construction
equipment is a project requirement that contractor(s) must provide evidence to the City for review and
approval prior to demolition and ground disturbing activities.

1-3

Other Comment
While the CEQA Guidelines do not prescribe the level of technical details in a MND, there are some
guidance on how to handle technical details in an environmental impact report (EIR). “Writing
Environmental Impact Reports in plain language” (CEQA Guidelines Section 15006(q)). “The
information contained in an EIR shall include summarized technical data, maps, plot plans, diagrams, and
similar relevant information sufficient to permit full assessment of significant environmental impacts by
reviewing agencies and members of the public. Placement of highly technical and specialized analysis
and data in the body of an EIR should be avoided through inclusion of supporting information and
analyses as appendices to the main body of the EIR. Appendices to the EIR may be prepared in volumes
separate from the basic EIR document, but shall be readily available for public examination and shall be
submitted to all clearinghouses which assist in public review (CEQA Guidelines Section 15147).

1-4

After reviewing the Air Quality Analysis in the main body of the MND, SCAQMD staff found that the
Analysis there was substantively deficient and lacking. The Air Quality Analysis in the main body of the
MND merely referred to the air quality technical appendix but did not include any actual analysis (e.g.,
regional and localized construction and operation emissions) or relevant technical information from the
technical appendix to support the conclusion that the Proposed Project’s air quality impacts would be less
than significant.
The MND, together with all of the technical appendices, is an informational document to inform
government decision makers and the public about the potential, significant environmental effects of
proposed activities (CEQA Guidelines Section 15002(a)(1)). While the air quality technical appendix
was released together with the MND for public review, the Lead Agency should include more information
on the air quality analysis in the main body of the MND in a manner that will be meaningful and useful to
decision makers and the public. For example, the main body of the MND should include a summary of
the environmental setting, regulatory framework that guide the assessment of the Proposed Project’s air
quality impacts, methodology (including any modeling tools and assumptions used), and impact analysis
(including a summary of any modeling results for the construction and operational emissions) from the
Air Quality Technical Appendix A,
Closing
Pursuant to CEQA Guidelines Section 15074, prior to approving the Proposed Project, the Lead Agency
shall consider the MND for adoption together with any comments received during the public review
process. Please provide the SCAQMD with written responses to all comments contained herein prior to
the adoption of the Final MND. When responding to issues raised in the comments, response should
provide sufficient details giving reasons why specific comments and suggestions are not accepted. There
should be good faith, reasoned analysis in response. Conclusory statements unsupported by factual
information do not facilitate the purpose and goal of CEQA on public disclosure and are not meaningful
or useful to decision makers and the public who are interested in the Proposed Project.
SCAQMD staff is available to work with the lead agency to address these issues and any other questions
that may arise. Please contact me at lsun@aqmd.gov if you have any questions regarding the enclosed
comments.

1-5
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Sincerely,

Lijin Sun
Lijin Sun, J.D.
Program Supervisor, CEQA IGR
Planning, Rule Development & Area Sources
LS
LAC18052203
Control Number
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6.0 Response to Comments
Letter No. 3

Matt Lechuga
From:
Sent:
To:
Subject:

Ned Baldwin
Wednesday, June 13, 2018 11:44 AM
Victoria Boyd
FW: Symphony at San Gabriel

From: Tracy Steinkruger [mailto:Tsteinkruger@SGCH.ORG]
Sent: Tuesday, June 12, 2018 9:14 AM
To: Ned Baldwin <nbaldwin@meridianconsultantsllc.com>
Subject: FW: Symphony at San Gabriel
FYI.
From: Administration Gabrieleno Indians <admin@gabrielenoindians.org>
Sent: Monday, June 11, 2018 3:55 PM
To: Tracy Steinkruger <Tsteinkruger@SGCH.ORG>
Subject: Symphony at San Gabriel

We have received your notice of intent to adopt a mitigated negative declaration for the project Symphony at
San Gabriel. Our tribal government would like to be consulted if any ground disturbance will be conducted for
this project.
Sincerely,
Admin Specialist
Gabrieleno Band of Mission Indians - Kizh Nation
PO Box 393
Covina, CA 91723
Office: 844-390-0787
website: www.gabrielenoindians.org
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6.0 Response to Comments
Letter No. 5

Matt Lechuga
From:
Sent:
To:
Subject:

Ned Baldwin
Monday, June 11, 2018 1:30 PM
Victoria Boyd
FW: Symphony at San Gabriel

From: Tracy Steinkruger [mailto:Tsteinkruger@SGCH.ORG]
Sent: Wednesday, May 23, 2018 9:46 AM
To: Senya Lubisich <slubisich@citruscollege.edu>
Cc: Eloy Zarate <eloyitalo@aol.com>; Ned Baldwin <nbaldwin@meridianconsultantsllc.com>
Subject: RE: Symphony at San Gabriel
Good Afternoon,
Thank you for your comments on the draft MND. The comments will be forwarded to the environmental team and
addressed at the end of the public comment period.
Thank you,

Tracy Steinkruger
Planning Manager

City of San Gabriel
425 South Mission Drive
San Gabriel, California 91776
Phone: 626.308.2806 Ext. 4623
Fax: 626.458.2830
tsteinkruger@sgch.org
SanGabrielCity.com

From: Senya Lubisich <slubisich@citruscollege.edu>
Sent: Tuesday, May 22, 2018 9:57 PM
To: Tracy Steinkruger <Tsteinkruger@SGCH.ORG>
Cc: Eloy Zarate <eloyitalo@aol.com>
Subject: Symphony at San Gabriel

Hello Tracy,
Thank you for the notice regarding the mitigated negative declaration for the proposed project at 824 S. Gladys Ave. I
have only quickly read through the initial study, but had a few questions/concerns that I would like to raise:
1
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1. The proposed design of the building is consistent with the "Mission Style" (although "eclectic" is not a term that is
particularly specific) that dominates projects in the city. I noticed the proximity of the site to the future Pacific Square.
Has any consideration to the articulation of the two projects to each other been made/proposed? If Pacific Square is
designed as a commercial draw, it might be nice to create a coherent transition between the two spaces.

5-2

2. In the Parks Master Plan, I believe that there is a short trail and area designated as a potential space for development
as a park. My recollection is that it was potentially identified as a dog park. Section 15 addresses public services and I
want to be sure that the development in no way eliminates a potential park site and, conversely, perhaps creates the
potential for development of resources that would truly benefit the public and not just the intended residents. (15.a.iv)
Is there an opportunity to serve both plans as this project goes forward?

5-3

3. Regarding transportation, and traffic in general, has the study considered the impact of a commercial/mixed use
development adjacent to the proposed project? While both projects are still somewhat conceptual, the concurrent
development of sites seems to require further analysis if additional residential units, retail, and related traffic will
compound the transportation needs, access of emergency vehicles, and parking. (Appendix I)

5-4

Again, thank you for the notice. I will give the study a closer read...however, finals are quickly approaching and I did not
want to miss an opportunity to raise my primary concerns.

5-5

Best,
Senya

Senya Lubisich, Ph.D.
History Instructor
Citrus College
1000 W. Foothill Blvd.
Glendora, CA 91741
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Matt Lechuga
From:
Sent:
To:
Subject:

Ned Baldwin
Monday, June 11, 2018 1:30 PM
Victoria Boyd
FW: MND of 824 S Gladys

From: Tracy Steinkruger [mailto:Tsteinkruger@SGCH.ORG]
Sent: Tuesday, June 05, 2018 2:37 PM
To: atyeung <atyeung@gmail.com>
Cc: Ned Baldwin <nbaldwin@meridianconsultantsllc.com>
Subject: RE: MND of 824 S Gladys
Good Morning,
Thank you for your comment letter. I have forwarded to the environmental consultant (who prepared the MND). At the
end of the comment period, we will prepare responses to all comments received and they will be forwarded to you
(since you are a commenter).
Thank you,

Tracy Steinkruger
Planning Manager

City of San Gabriel
425 South Mission Drive
San Gabriel, California 91776
Phone: 626.308.2806 Ext. 4623
Fax: 626.458.2830
tsteinkruger@sgch.org
SanGabrielCity.com

From: atyeung <atyeung@gmail.com>
Sent: Saturday, June 02, 2018 5:38 PM
To: Tracy Steinkruger <Tsteinkruger@SGCH.ORG>
Subject: MND of 824 S Gladys

Hi Tracy,
The MND of the 824 S. Gladys Ave currently under review is very interesting reading. I am impressed with the
breadth and depth your office oversees in the development of our neighborhood. Thanks!
1
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I wonder whether there are similar MND for the Pacific Square project at the old nursery warehouse site? and
also for the Sante Fe Stone Statue shop site development. I would like to read those please.
A question is whether either of the MND took into consideration the existence of Mission Walk? or the other
major development under consideration. I saw no evidence of either in any of the documents provided, and thus
not fully confident that the evaluations have been sufficient. Can an appendix be added that addresses the
additive effects of three developments together please? No doubt the traffic, environmental effects, security,
street parking spaces, will be impacted negatively. It is better for all if the developers are asked upfront to
contribute to these mitigation instead of the city later of when the current and new residences are confronted
with the needs when they arise. Thanks.
For example, will a traffic light be added at the intersection of S. Gladys and El Monte streets? and at San
Gabriel and Santa Fe streets?
Thanks!
Anthony Yeung
630 S. Gladys Ave, Unit A
San Gabriel CA 91776
215-900-6345
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