DRAFT PROGRAM
ENVIRONMENTAL IMPACT REPORT

Washington Boulevard
Transit Oriented
Development Specific
Plan Project

SCH NO. 2023090527

LEAD AGENCY

City of Pico Rivera
Alvie Betancourt, Director

Pico Rivera, CA 90660

CONSULTANT

Kimley»Horn

Kimley-Horn and Associates, Inc.
Kevin Thomas, CEP, Project Manager
3801 University Avenue, Suite 300
Riverside, CA 92501

May 2025



City of Pico Rivera
Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report

Table of Contents

1.0

2.0

3.0

EXECUTIVE SUMIMIAIY ettt e e etee e e et e e e ett s e e e et e e eataa e eeataneeeeasaseenasanseeassnaes 1-1
11 T Ao o [8 ot o o O PSPPSR OPP ST 1-1
1.2 PrOJECT OVEIVIEW ..uuiiiiiii ettt ettt s e e e e ettt s e e s e eeeeaebbassseseeeeansaanseeaaaes 11
1.3 ProJECt ODJECLIVES ...uueei e e e e e e e e e e e e e e e e e e e e e e e e e e aeeaaaaaaaans 1-2
1.4 Unavoidable Significant IMPacts ......cccooiiiiiiieeceeccccecceeeeceeceeeeeeeeeeeee et 1-2
1.5 AIErnatives t0 the PrOJECT.......uuuiiiiiiiiiiiiiieieeeeeetitieiieeeeeeeereeeeersreerereerarrrrrsrrrasararrsnsnarnnes 1-3
1.6 F AN T oYl @e T oLV Y N 1-4
1.7 Summary of Environmental Impacts & Mitigation Measures.........cccccvvvvvvevveeeeeeeeeeeeennn. 14
INtroduction @Nd PUIPOSE .....cciiiiiiiiiiieeeceeeeeeeee ettt e e e e e e e e e e e e e e e e e e e eeeeeeees 2-1
2.1 Purpose of the Environmental IMmpact REPOrt.........cccvviviiieiiiicciiirieee e e e 2-1
2.2 Compliance With CEQA ..o, 2-4
2.3 Notice of Preparation/Early CONSUIAtioN .........cccvuvreiiiveeeiiiieeeeceereee et 2-5
2.4 Environmental IMpPact REPOITE. ... ... e 2-6
2.5 Responsible and TruStEe AGENCIES ... ..ci i eicciiccicicrer et e e e e e e e e e e e e e e e e e e e e e e e eaeeas 2-9
2.6 INCOrPOration bBY REfEIENCE ... ...uu e 2-9
o =Tt D 1= of T o 1 Lo o [Nt 3-1
3.1 [T o Lo ] < P PP PP PPPP PP PPPPPP 3-1
3.2 PrOJECT OVEIVIEW .cuuiii i ittt s e e e e e ee e s e e e e e e e aattbaaseeeeaeesaeaaaeeeaaaes 3-1
33 Project BACKEIOUNG ..........ueee et e e e e e e e e e e e e e e e e e e e e e e e e e e eeeaeaeaans 3-2
34 Project LOCation and SEtHING ... ..o 3-2
35 Land Use Designations and ZONINE......ccccciiiieeiiiiiiiieiiiiiieeeeeeeeeeeeee e e ee e e e e e ee e e e e e e e e e e e e e e e 3-3
3.6 Surrounding Land USES.......ccooiiiiiiiiiicccecceeeeeeeeee e 3-4
3.7 ENVIroNmMENtal SEHING .. ..un e e e e e e e e e e e e e e e e e e e 3-4
3.8 ProJECt ODJECTIVES ...uueiiiiiieeeeiiiiietee ettt e e et e e e e e e s sibb bt e e e e e e s s sanrbaeeeeaeeannns 3-6
3.9 Discretionary Actions and ApPProvals. ... 3-7
3.10 Specific Plan Development PIan............uuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieieaeenenennnenneneaenneannnnanaaa. 3-8
3.11  Specific Plan Design GUIAEIINES..........uuuiiiiiiiiiiiiiiiiiiiiiiiiiteiareeeareeeaeeaaeaaaeene ... 3-12
I A o o) [=Yor dl @ o =T = [t €= o 1y okt 3-14

January 2025 i Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
3.13  ProJECt PRasing.....ooeeeiiiiiiie ettt e e e e e e e e s s e s 3-17
3.14  REFEIENCES «eeeiiiiieee ettt e e sttt e e st e e e s bre e e s sabaeeeeaes 3-18

4.0 Environmental Impact ANalYsis .....cooeiiiiiiiiiic 4-1
4.0.1 Section Content and Definition of TEIMS ......coocuiiiiiiiiiiii e 4-1
4.0.2 Cumulative Impact Methodology............coooiiiiiiii 4-4
4.1 ABSTNEEICS. ..ttt 4.1-1

411 INErOAUCTION . ceciieiiiie ettt e s e e 4.1-1
4.1.2  ENVIronmMental SEING........uuuuiiiiiiiiiiiiieitiiiettiieerrerarrrrrrrrrrrrrrrrrrrr—.—————————————. 4.1-1
4.1.3  ReUIALONY SETHING ..uvvviiiiiiiiiiiiiiiiiiiieteeeetttttererararsaseseessersrssrsssarasrasrsssrssnrnnrnnes 4.1-4
4.1.4 Impact Thresholds and Significance Criteria .........ccccoccuvvevermiernenneennnns 4.1-6
4.1.5 Impacts and Mitigation MEASUIES ...........uuuuuurirrririirririrreirerrrreerererrere——. 4.1-7
4.1.6  Cumulative IMPACES ....eeeeiiiiiiiiiiieieee e e e e e e irreee e e e s 4.1-10
4.1.7 Significant Unavoidable IMpacts .........cccccevrriieriiiiiinieniiee e 4.1-11
4.1.8  REFEIENCES....eiiiuitiie ettt ettt e st e e e beee e e seabeeeeseanes 4.1-11
4.2 F N[ T =1 11 USSP 4.2-1
4.2, 1 INErOAUCTION...ceiiiiiiiie ittt e s snr e e e snneeeesanes 4.2-1
4.2.2  ENVIronmMental SEttiNg. ... .cceiieeiiiiecceccce e 4.2-1
4.2.3  ReGUIALOIY SETHING ... e e 4.2-5
4.2.4 Impact Thresholds and Significance Criteria ........cccoeeeeeeeeeeeeeeeeeeee e, 4.2-12
4.2.5 Impacts and Mitigation MEaSUIES......cccceeiiieiiiiiiiiiiiiiciie e e e e e e e e e e e e e e e e e e e e e e 4.2-13
4.2.6  CUMUIGLIVE IMPACES ..uuuiiicc e e e e e e e e e e e e e e e 4.2-19
4.2.7 Significant Unavoidable IMPacts .......ccooooiiiiiiiiiiiiiicicieeceecececeeeeee e 4.2-20
B.2.8  REFEIENCES....uiiiiiiiiee ettt ettt e e et e e e araeeeeas 4.2-20
4.3 BIiOIOZICAl RESOUICES ....eeeiiiieeiiiiiietee e ettt e et e e e e e e e bbe e e e e e s e s anrreeeeeeas 4.3-1
4.3 1 INtrOAUCTION.ceci ittt et e e 43-1
4.3.2  ENVironmMental SEtiNG........uuuuiiiiiiiiiiiiiiiiiiieiiiiaeeeerrrrerrrrrrrrrrrrrrr———————————————. 4.3-1
e B 0= (0] = o] VY =] [ o= P 4.3-3
4.3.4 Impact Thresholds and Significance Criteria ..........cccocuvuveeereeeureennnnnns 4.3-7
4.3.5 Impacts and Mitigation MEASUIES ...........euuuerrurrrerrreerrrerrrerrrrrrrrrrrrrrrer——.. 4.3-8
4.3.6  CUMUIALIVE IMPACLES ...vvvviiiiiiiiiiiiiiiiiiiereeeestraererreereerrererrrrrrrrrrrrrarrrra—.——a—.——. 4.3-11

January 2025 ii Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
4.3.7 Significant Unavoidable IMpacts .........ccccceviriiiiiiniiiieiiee e 4.3-11

4.3.8  REFEIENCES .. ciiiiiiiie ittt ettt ste e e s st e e s s sabbee e ssbbaeeseaae 4.3-11

4.4 CUIEUFAl RESOUICES. ... ettt e e e e s rree e e snnaeeeeas 4.4-1
441 INErOAUCTION.coci ittt et e et e e 4.4-1

4.4.2  ENVIronmMeNntal SEttING.......uuuiuiiiiiiiiiiiiiiiiiiieiiiirearerrrrerrrrrrrrrrrrrrrrrra—r————————————. 4.4-1

e B =Y {0 =1 o] VY =] [ o= 4.4-5

4.4.4 Impact Thresholds and Significance Criteria .........ccccccvvvvuuerveneeennnennnnn. 4.4-11

4.4.5 Impacts and Mitigation MEASUIES ..........uuuvuverrrrrrrerrrrerrrrrrrrrrerrrrrerrrrrre——. 4.4-12

4,46 CUMUIATIVE IMPACTES ..evvvviiiiiiiiiiiiieiiiierttetesrtaserrrrrererrrrerrrrrrrrrrrrraa———————————————. 4.4-15

4.4.7 Significant Unavoidable IMPacts ...........euviiiiiiiiiiiiiiiiiiiiiiiiiiiiiieieneeeieee. 4.4-16

448 REFEIENCES....oii ittt et et e st e e e s b e e e s sareeeesaanes 4.4-16

4.5 o T=T = Y PP PPPPPPT 4.5-1
4.5 1 INtrOAUCTION.ccciiiiiiiitiieeee ettt e e e e e s e r e e e e e s s s sabreaeeeeeeesannn 4.5-1

4.5.2  EnVironmMental SEttING........uuuiiiiiiiiiiiiiiiiiiiieiiiiirieerirrrererrrrrrrrrrrrrr—————————————. 4.5-1

e B 0= {0 =1 o] VY=l [ o= PPNt 4.5-3

4.5.4 Impact Thresholds and Significance Criteria .........cccocevvviveeeeeeeiicciirieeeee e, 4.5-9

4.5.5 Impacts and Mitigation MEASUIES ...........uuuuuriirriiriirieiirriiirrerereieraeerrr... 4.5-9

456  CUMUIALIVE IMPACLES ..evvvviiiiiiiiiiiiiiiiiiietteeeterareerrrererrrerrrrrrrrrrrrrrrarrrrrrrrraaa————.. 4.5-11

4.5.7 Significant Unavoidable IMPacts ............euviiiiiiiiiiiiiiiieiiiieiiieeeieeeeseeerennnnen. 4.5-11

4.5.8  REFEIENCES....oiiiiiiiiiiiieie ettt e st e e e e s enneee e s 4.5-12

4.6 (€T =To] (o -4V T o To BT 1 KNt 4.6-1
4.6.1  INtrOAUCTION.ccci ittt e s e e 4.6-1

4.6.2  ENVironmental SETtiNG.....cee i i i 4.6-1

4.6.3  RegUIAOrY SEING ....uvveiiieiiiiiiiiiieeee et e e e e e e e e 4.6-5

4.6.4 Impact Thresholds and Significance Criteria ..........ccccoevvveuevernieennnnnnn. 4.6-10

4.6.5 Impacts and Mitigation MEASUIES ..........uuuuuveerrrrrrrrrreerirerrrirrrrrerrrrrrrrr——. 4.6-11

4.6.6  CUMUIALIVE IMPACLES ..vvvvviiiiiiiiiiiiiiiiiiieiireeirrarrerarrrrerrerrrrrrrrrrrrrrrrrrrrarrrr———. 4.6-15

4.6.7 Significant Unavoidable IMPacts ...........uuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiieieneee. 4.6-16

4.6.8  REFEIENCES .. .ottt ettt et e et e e et te e e e eabee e e e eanes 4.6-16

January 2025 iii Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
4.7 GreenhouSe Gas EMISSIONS.....cuiiiiiiiiiiiiieiee e e e eeeeiiirt e e e e e e st teeeesessssanrrreeeeaessssnans 4.7-1
4.7. 1 INTrOAUCTION.cceiiieiiiiiietee ettt e ettt e e e e e s s be e e e e e s e s ssnbreaeeeeaessnnnn 4.7-1

4.7.2  ENVironmMental SEttING.......uuuiuiiiiiiiiiiiiiiiieiieiiiirrirrrrerrrrrrrrrrrrrrrrrrr————————. 4.7-1

L e T 0= {0 =1 o] VY=l [ o= PPNt 4.7-3

4.7.4 Impact Thresholds and Significance Criteria ..........ccccooeeuurererniennennnnn. 4.7-12

T T |V =Y d oo o [o] Lo =4V PR 4.7-13

4.7.6  Impacts and Mitigation MEASUIES ..........uuuuururiiririiriereiririrrrrrrrirrnerree.. 4.7-14

4.7.7  CUMUIATIVE IMPACTES ..evvvvrriiiiiiiiiiieeiiieereeeesetarrsrrrrrresrererrrrrrrrrrrrraa.——.———————————. 4.7-18

4.7.8 Significant Unavoidable IMPacts ............uuviiiiiiiiiiiiiiiieiiiiiiiieieiieeneeeerennnnnn. 4.7-18

4.7.9  REFEIENCES...coiiiiieiie ittt ettt e st e e e e s eareeeeseanes 4.7-18

4.8 Hazards and Hazardous Materials.........ccooiiiiiiiiiiiiiiiiieeeieee e 4.8-1
4.8.1  INtrOAUCTION.ccciiieiiiiiiietee ettt e et e e e e e e s r e e e e s s s sarrreeeeeeessnnnn 4.8-1

4.8.2  Environmental SettiNg......ccoi i 4.8-1

L T T 0= (0] =1 o] VY=l [ o= PPNt 4.8-2

4.8.4 Impact Thresholds and Significance Criteria ..........ccccoeevuuerveneinninnnnn. 4.8-14

4.8.5 Impacts and Mitigation MEASUIES ..........uuuuurrruiirreeriirirrirrirerrrrrrrnerarrr.. 4.8-14

T T I O1W T o101 = LY7o o Y= Yot £ 4.8-20

4.8.7 Significant Unavoidable IMPacts ............uueiiiiiiiiiiiiiiiiiiiiiiiieieiiieeieeeeeenenenn. 4.8-20

4.8.8  REIEIENCES...ceii ittt ettt e e st e e e st be e e e ebeee e e aes 4.8-20

4.9 Hydrology and Water QUAlILY ........ccocoioiiicccccc e 4.9-1
4.9.1  INTrOAUCTION.ceciiiiiiie ittt e e e e 4.9-1

4.9.2  EnVironmMental SEttING.......uuuiiiiiiiiiiiiiiiiiiiiiiiiiiieiierierrrrrrrerrrrrrr—————————————. 4.9-1

4.9.3  RegUIAOrY SEING ...uvvviieieei ittt et e e s e e e e e e e e srarrae e e e e e eeans 4.9-3

4.9.4 Impact Thresholds and Significant Criteria ......cccocoeeeiniiiieeiniieeeeieee e 4.9-13

4.9.5 Impacts and Mitigation MEASUIES ...........uuuuvrrriirrrerrrrrerirririrrrrrrrrrrrrre—. 4.9-14

T B R O1W ] o101 = LY7o o oY= Yot €PN 4.9-23

4.9.7 Significant Unavoidable IMPacts ........ccceoviiiiiiieieee et 4.9-24

4.9.8  REFEIENCES....oiiiiiiiie ittt e e e e e e snreeeenaanes 4.9-24

410 LandUseand Planning ..o, 4.10-1
4.10.1  INtrOdUCTION . ccci ittt e e et e e e 4.10-1

January 2025 iv Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
4.10.2 Environmental SettiNg.....ccuui i 4.10-1

4.10.3 RegUIAOry SELHING ....uuveieiiieiiiiiiietee et e e e e s 4.10-2

4.10.4 Impact Thresholds and Significance Criteria ........ccoceevvvvveieeeeecccciiieeeee e, 4.10-6

4.10.5 Impacts and Mitigation MEASUIES ...........uuuuurrrrrrrrerrrrerrrrrrrrrerrrerrrrrrrrr——. 4.10-7

L (O I I O1W T o101 = LY7o oY= ot £ PPNt 4.10-12

4.10.7 Significant Unavoidable IMPacts ............ueiiiiiiiiiiiiiiiiiiiiiiiiiiiieenn. 4.10-12

4.10.8 REFEIENCES....oiiiiuiiiieiiiiiie ettt ettt e e s e e e e e e s enneeeenaas 4.10-13

B O Yo T Y S ST PP PP ROPPPPO 4111
0 O R 1o o Yo [V T [ P PP P PP PP ROPPPPPO 4111

4.11.2 EnVironmMental SEttiNG........uuuuiiiiiiiiiiiiiiiiiiieiiiiieierieirarrerrrrrrrrr——————————. 4.11-1

T I T Y=Y (0 =1 o] VY =] [ o= N 4.11-3

4.11.4 Impact Thresholds and Significance Criteria ........ccoccevvvcieieiniiiieeeeniiieeees 4.11-6

4.11.5 Impacts and Mitigation MEaSUIES..........ooecuriiiiiieeeiiiiiiieeee e e e e eriireeeeeeees 4.11-7

L L I W T o 11 = LY7o o oY= Yot £t 4.11-10

4.11.7 Significant Unavoidable IMPacts ............euuiiiiiiiiiiiiiiiiiiiiiiiiiieeeeieeeeneaneennn. 4.11-11

4.11.8 REFEIENCES....eiiiiiieiiiie ittt et ettt sttt et e e bt esbeeesareeens 4.11-11

4.12  Population and HOUSING.........ccoooeiiiiiiii e, 4.12-1
4.12.1  INtrOAUCTION.ceii ittt e e et e e 4.12-1

4.12.2 ENVironmMental SEtING........uuuuiiiiiiiiiiiiiiiiiieeitieiersrrerrrrerrrrrrrrrrrrrr.———————————. 4.12-1

T T Y=Y {0 =1 o] VY =] [ o= 4.12-4

4.12.4 Impact Thresholds and Significance Criteria ..........cccccuvuveueveeeiennnnnnnn. 4.12-8

4.12.5 Project Impacts and Mitigation .............euuuiiuiiiiiiiiiiiiiiae. 4,129

4.12.6 CUMUIAtIVE IMPACES ...vviieieeee it e et e e e e e e e eaaaeeeee s 4.12-12

4.12.7 Significant Unavoidable IMpacts .........ccccveiriiiiiiniiieeeeiieccieee e 4.12-12

4.12.8 REFEIENCES...ceiiiuiiiie ettt ettt ettt e et e e s e bt e e e s bbeeeeesnbeeeenaas 4.12-13

.13 PUDBIIC SEIVICES. .ciiiieeie ettt et ettt e e st e s e bt e e e e eabeeeeeenee 4.13-1
4.13. 1 INtrOAUCTION.ccci ittt 4.13-1

4.13.2 ENVironmMental SEttiNG.......uuuuuiiiiiiiiiiiiiiiiiieiiiiiiiinererrrrrerrrrrrrrrrrr——————————. 4.13-1

4.13.3 RegUIALOrY SETHING ...uvvviiiiiiiiiiiiiiiiiiiieeteeiitttireerreeereseeseeesessrerssrsssarrarrsssnrnnnnes 4.13-4

4.13.4 Impact Thresholds and Significance Criteria ...........cccceevvurunnrnnnnnnnnnnnnnnn. 4.13-12

January 2025 v Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
4.13.5 Impacts and Mitigation MEaSUIeS..........cccuuiiiiiieeeeiiiiiiiieee e eeieeeeeee e 4.13-13

4.13.6 CumMUIAtIVE IMPACES ...evviiiiieeiiiiiieeee et e e e e s rreeeeee s 4.13-16

4.13.7 Significant Unavoidable IMPacts .......ccccoeeeeiiiiiiee e 4.13-16

4.13.8 REFEIENCES...ceiiiutiiie ettt e et e e st e e e s bbe e e e e eabeeeeens 4.13-16

4.14  Transportation and Traffic.........cccoeoei i, 4.14-1
4.14. 1 INtrOAUCTION . ccci ittt sr e e s e e e 4.14-1

4.14.2 EnVironmMental SEtING.......uuuuiiiiiiiiiiiiiiiiiiiiiiiieiiirererrrrrerrrrrrrrr————————.. 4.14-1

4.14.3 RegUIALOrY SETHING ...uvvvviiiiiiiiiiiiiiiiiiiieteeittteararreresresrsrserserrrsrssasarrrrarrsrsrararne 4.14-4

4.14.4 Impact Thresholds and Significance Criteria ..........ccccccuvvuuvrnrnninnnnnnnnn. 4.14-8

4.14.5 Impacts and Mitigation MEaASUIES ...........uuuurrriiirrririrrrriirreierrerirrrrrrrrn.. 4.14-9

L I O1W T o101 = LY7o o oY= ot £ PR 4.14-14

4.14.7 Significant Unavoidable IMpacts .........ccccviiriiiiiiniiiee e 4.14-15

8.14.8 REFEIENCES...ctiiiitiiieeiiiiee ettt ettt e ettt ettt e e st e e e s s bt ae e e s bbaeeessbeaeesns 4.14-15

4.15  Tribal CUUIal RESOUICES ...ccciuviiii ittt et e s e e 4.15-1
4.15. 1 INtrOdUCTION . coci it s e e 4.15-1

4.15.2 ENVironmMental SEttING.......uuuuiiiiiiiiiiiiiiiiiiieiiiiiriiirrerrrrerrrrrrrrrrrr———————. 4.15-1

O BT T Y=Y (0 = o VY =] [ o= R 4.15-4

4.15.4 Impact Thresholds and Significance Criteria ..........ccccceeuuueveveiennnnnnnnn. 4.15-5

4.15.5 Impacts and Mitigation MEASUIES ...........uuvurerrrirrrerrererrrrrrrrrrrrrrrrerrrrrre—.. 4.15-8

L B I O1W T o101 = LY7o o= ot £ 4.15-10

4.15.7 Significant Unavoidable IMpPacts ...........ueiiiiiiiiiiiiiiiiiiiiiiiiiiiiiinenine. 4.15-10

4.15.8 REFEIENCES...ceiiiiuiiiie ettt ettt et e e s ee e e s b e e e s anbeeeenans 4.15-11

4.16  Utilities and SErvice SYSTEMS .....cceiiiiiiieiie e sttt e e e e e e e e e e seere e e e e e e e eeaes 4.16-1
4.16.1  INtrOAUCTION..cciiite ittt e ettt e e e e et e e e e e e s s beeeeeesesssanrrreneeeaens 4.16-1

4.16.2 EnVironmental SEttiNG........uuuuiiiiiiiiiiiiiiiiiieiiiiiiiirrerrerrrrrrrrrrrrrr————————————. 4.16-1

4.16.3 RegUIAtOry SELHING ....uvviiiiiiiiiiiiiiiiiiiiieieeiiieeirrear e eeesereeeererereresaaeersrarrsssraearnes 4.16-6

4.16.4 Impact Thresholds and Significance Criteria ........ccccoeeecvvvvveeeeeeeeicccireeeen. 4.16-11

4.16.5 Impacts and Mitigation MEASUIES ..........uuuuurrrierirrrirriirrrriirrrirrerennier.. 4.16-12

4.16.6 CUMUIALIVE IMPACLES ...evvriiiiiiiiiiiiiiiiiiteiereesereeassrrerrrrerrerrrrrrrrrrrrrrraarrra——————.. 4.16-16

4.16.7 Significant Unavoidable IMPacts ............eeuviiiiiiiiiiiiiiiiiiiiiiiiieieereenieennnnnnn, 4.16-17

January 2025 vi Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
.16.8 REFEIENCES...ciiiiiiiiii ettt ettt ettt ettt e e e stee e e s sbb e e e s ibaeeessbeaeesans 4.16-17

5.0 Other CEQA CONSIAEIAtIONS .....ueiiiiieiiiiiiiiiiee e e ettt e e e e e ettt e e e e e e s s senbbbbeeeeessssanrrreeeeaassesnns 5-1
5.1 CEQA REQUIFEMENTS 1eiiiiiiiiieeeeteeetiiiiiee e s e eeettiiisse e e e e eetatasasaseeesesssannassseeeesssnnnsnnseseeeennes 5-1

5.2 Significant and Unavoidable IMPacts .........cooeiviiiiiieeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee s 5-1

5.3 Significant and Irreversible Environmental Changes..........cccccvvviiviiiiiiiiiceeeeeeeeeeeeeeeee, 5-1

5.4 Growth Inducing IMPacts.......ccooiiiiiiiii 5-4

5.5 Mandatory Findings of Significance ......ccccooooiiiiiiiiiiiccccc e, 5-7

6.0 AIEINATIVES ettt et e e sttt e e ettt e e e e bb e e e e e aabbe e e e aabbeeeeebbaeeea 6-1
6.1 Ta 1 dq'e o [¥ ot d o] o ISR S TP PT TP 6-1

6.2 RANEE Of AILEINATIVES ... e e e e e e e e e e e e e e e e e e e e e e e e eeaaaeens 6-2

6.3 ProJECt ODJECLIVES ...t e e e e e e e e e e e e e e e e e e e e e e e e eeaeeaaaaaaaans 6-3

6.4 Criteria for Selecting AItErNatiVES .......occuuii ittt e e 6-3

6.5 Alternatives Removed from Further Consideration...........ccccevvvieiiiniiieeenniieee e 6-4

6.6 Alternatives to the Proposed Project ............uuuuiuuiiiiiiiiiiiiiiiiiiiiiiiieiieeneeennnennennnnnnnan.. 6-5

6.7 Comparison of Project AIternatives ........cccoooeeeiiiieiee e, 6-5

6.8 Environmentally Superior ARernative .....ccocceeeeeeiiieececcecccccceeeeeeeeeeeeeeeeee e, 6-21

7.0 Effects Found Not to be Significant ..., 7-1
7.1 Ta A g'e o [¥ ot d o] o WSRO T RO PP PP RUUPPPT 7-1

7.2 Agriculture and FOrestry RESOUICES .........uuuuurruurrririrrrrrresennnnnnnnnnnnnnnnnnnnnnnnnnnnnnn.n.n.——————— 7-1

7.3 MINEIAl RESOUICES. .....eeieeiiiiiee ittt ettt ettt et et e e s e e e e s enr e e e s anrreeesennneeas 7-3

7.4 RECIALION...ciiiiiiiii e 7-3

7.5 WWTOFIT@ et e s e e s e e s s nre e e e s eabeeeeeas 7-4

7.6 REFEIEINCES ...ttt ettt ettt e sttt e e s s bt e e e e s abeee e e s abteeeeeaneees 7-6

8.0 EIR Consultation and Preparation............ccceeeiiiiiiieieeeeeeeirieeee e e e e s eeirrrre e e e e e s s s sirrreeeeeeeeeeans 8-1
8.1 EIR CONSUIATION .ottt e e e e s e e e e 8-1

8.2 LiST Of PrEPAIEIS ..t e e e e e e e e e e e e e e e e e e e e e e e e e e e e eaeaeeaeaaaaaeaaaaaaaaaaaaens 8-1

January 2025 vii Table of Contents



City of Pico Rivera
Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report

List of Tables

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures...........ccccceeeeeeecvvvvennnnn. 1-5
Table 3.0-1: WBTOD Specific Plan Assessor Parcel NUMDErS ...........ccoiiiiiciiiiieeee e 3-3
Table 3.0-2: Existing Allowed Maximum DENSITY ..........uuuuuuiiiuiiiiiiiiiiiiiieeiarerireee————————————————————————— 3-4
Table 3.0-3: DiSCretionary ACLIONS .........uuuuiiuiiieiiiiiitirreeiieerreer i .—..—————————————————————————————..srnnnnn.nnn.n....———————_. 3-8
Table 3.0-4: Other Anticipated APProvals/PerMits..........ccciveeeeiiirieeeiiireeeeeeiireeeeeerreeeeeireeeeesrreeeeeareeeens 3-8
Table 3.0-5: Development Plan Land USe SUMMAIY .........uuuuiiiiiiiiiiiiiiiiiiriienieeeenneneennnnnnenennnnnnnnn————- 3-10
Table 3.0-6: Allowed Maximum Density and Project Density COmMparisoN ..........ccccceuveeuennennnnnnnnnnnnnnnns 3-10
Table 4.2-1: Air Contaminants and Associated Public Health Concerns..........cccoocieiiiiiieeiiniiieeeeeen, 4.2-2
Table 4.2-2: Ambient Air QUAlitY Data.........uuuiiiiiiiiiiiiiiiiieiiiiiieieiieeerereerererrrrrerrrrrrr——————————————————————————. 4.2-4
Table 4.2-3: State and Federal Ambient Air Quality Standards ............cccvvviiiiiiiiiiiiiiiii, 4.2-7
Table 4.2-4: South Coast Air Basin Attainment Status .........ooccviiiiiieei e 4.2-10

Table 4.2-5: South Coast Air Quality Management District Emissions Thresholds (Maximum Pounds

=T - 1Y) PP UPPPTPPPRPPRPR 4.2-12
Table 4.4-1: Cultural Resources Previously Recorded in the Project Area........ccccccvveeeeeenennnnnnnnnnnnnnnnn. 4.4-3
Table 4.4-2: Properties in the Project Area with Unrecorded Historic Buildings...........cccccccuvvvvnnnnnnnee. 4.4-4
Table 4.5-1: Energy Resources Used to Generate Electricity for SCE (2022).......ccceevvvvvveeeeeeeeeccnrnvnennnn. 4.5-2
Table 4.6-1: Assessor Parcel NUMDEIS .......cooo it 4.6-2
Table 4.7-1: Description Of GreENNOUSE GASES.......uuuuuirrrrrrrrrrerrrerrerrrrsrrrrrrrrrerrrrrrrrrrrr———————————————. 4.7-2
Table 4.9-1: Applicable Set of BMPs for All CONStruction Sites ..............uuuvrrieririrriiireereeerireerennenn... 4.9-15
Table 4.10-1: Existing Land Use and Zoning DiStriCtS ........uuuuuuuuiruuuriiiiiiiiiiieneneeneennnennnnnnnennnnnnnnna... 4.10-2
Table 4.10-2: SUMMATrY Of LANG USES ....uuuiiiiiiiiiiiiiiiiieiieieeeseeeeeseeererseeereerrerrerererererr.——————————. 4.10-8
Table 4.10-3: Consistency with SCAG’s 2024-2050 RTP/SCS Connect SoCal Goals.........cccceeeeeeennnnneee. 4,109
Table 4.10-4: Consistency with the Pico Rivera General Plan..............uuvvviiiiiiiiiiiiiniiiiiiieiiniieeinnn, 4.10-10
Table 4.11-1: Land Use Compatibility for Community Noise Environments ...........cccccceeuvvrnnnnnnnnnnnn. 4.11-4
Table 4.11-2: Typical Construction EqQuipment NOISE LEVEIS...........uuviiiiiiiiiiiiiiiiiiiiiieiiiririeeereneenennnn. 4.11-8
Table 4.12-1: Population Estimates and Forecast (2024-2050) .......cccceeieeiiririreeeeeeiicininreeeeeeeeeeesnnnns 4.12-1
Table 4.12-2: Housing Estimates and Forecast (2024-2050) ........cceeeeeeeieciiiieeeeeeeeeeeeeiiireeeeeeeeeeennnnns 4.12-2
Table 4.12-3: City and County Final RHNA AHOCatioN ..........uuuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiineeeeeeennnennee 4.12-3
Table 4.12-4: Employment Estimates and Projections (2024-2050)...........cuuuverrrrerrrrrrermrennennnnnenennnen. 4.12-3

January 2025 viii Table of Contents



City of Pico Rivera

Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report
Table 4.12-5: Jobs/Housing Ratio (2024-2050).......ccccuuteeiriueeeeiiireeeeeiirreeeesiireeseessaesesssseesessssesessnnns 4.12-4
Table 4.12-6: City and County Population and Housing (With Project Conditions).............ccccuuuu..... 4.12-10
Table 4.16-1: PRWA Actual Water Supplies 2016-2020 (AF) ......uuveereeeeeiiiiiiieeeeeeeeeeeciireee e e e e e 4.16-2
Table 4.16-2: PRWA Projected Water SUPPIY (AF) ....uueeeiieeiiiiiiiiiiiieieiiiiiiiiiieeeeeaeneeeeeseaeenenaees 4.16-2
Table 4.16-3: PRWA Normal Year Supply and Demand Comparison (AF) .........cccceeeuneeneennennnnnnnnnnnnn. 4.16-2
Table 4.16-4: PRWA Single Dry Year Supply and Demand Comparison (AF) ........cccoeeveviveeeeeeeeeeecnnnns 4.16-3
Table 6-1: Project Objective ConsiStENCY ANAIYSIS.....uuuuuururiiiriiiiiiiiiiiiiriirererereeeee———————————————————— 6-4
Table 6-2: Reduced Intensity Alternative Compared to Proposed WBTODSP Project..........ccccvvvvvvvvnnnnns 6-16

List of Figures

Figure 3-1: REZIONAI LOCAtION. ....uuuiii e e e e e e e e e e e e e e e e e e e e e e e e e e e e eeeeaeeaaaaaaaaaas 3-19
Figure 3-2: WBTOD SPECIfiC Plan Ar@a.......ocuuieiiiiiiiieeiiieee s eriieee sttt e sttt e e s st e e s ssaeeeessabeeesssaneeeesnnnes 3-20
Figure 3-3: Existing General Plan Land Use DeSigNatioNnS..........cccuuviiiiiieeinniiiiiiieeeeeeeseiirieeeee e s e s 3-21
FIBUIe 3-4: EXISTING ZONING .cevuuiiiiiiiitiiiiie ittt e et e e e ttee s e et s e e e aae e e s et e e eaaaaseeataneaeaaneeansnnseeensans 3-22
Figure 3-5: Specific Plan Land USE CONCEPT.......uu e e e e e s e e e e e e e e e e e e e e e e e e e e e eeeas 3-23
Figure 3-6: Specific Plan Land Use Concept — MUR LOW ......ccooviuiiiiiiiee e et e e e eeeiivvree e e e e e eennens 3-24
Figure 3-7: Specific Plan Land Use Concept — MUR High......ccoooiiiiiiiiiiiiiiiicccceeeeeeeeeeeeeeeeeeeeeeeeee e, 3-25
Figure 3-8: Specific Plan Land Use CoNCEPt - MUC ........uiiiiiceeccccccccceeeeeeeeeeee e e e e e e e e e e 3-26
Figure 3-9: Specific Plan Land USE CONCEPT = C...uuunnnieeeeeee e e e e e e e e e e e e e e e e e e e e e e e e e e as 3-27
Figure 3-10: Specific Plan Land Use CoNCept = IIMU.... ... 3-28
Figure 3-11: Specific Plan Land Use CoNCEPL = FLX . .uuuiiiiiiiicccciccccccccceeeeeeeeeeee e e e e e e e e e e e e 3-29
Figure 4.14-1: EXisting Transit FACilities. ... .. e e e e e 4.14-16
Figure 4.14-2: Existing Bicycle FaCilities........uuuiiiiiiiiiciiiieiee et e e e e e e 4.14-17

Appendices (Provided under separate cover)

Appendix A: Biological Resources
Appendix B: Cultural Resources
Appendix C: Mobility Assessment

Appendix D: NOP and Scoping Meeting Materials

January 2025 ix Table of Contents



City of Pico Rivera
Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report

1.0 EXECUTIVE SUMMARY

1.1 Introduction

This Draft Program Environmental Impact Report (EIR) process, as defined by the California Environmental
Quality Act (CEQA), requires the preparation of an objective, full-disclosure document in order to
(1) inform agency decision-makers and the general public of the direct and indirect potentially significant
environmental effects of a proposed action; (2) identify feasible or potentially feasible mitigation
measures to reduce or eliminate potentially significant adverse impacts; and (3) identify and evaluate
reasonable alternatives to a project. In accordance with Section 15168 of the State CEQA Guidelines (Title
14 of the California Code of Regulations [CCR]), this Draft Program EIR has been prepared for the proposed
Washington Boulevard Transit-Oriented Development Specific Plan (“Project” or “WBTODSP”).

This Draft Program EIR has been prepared for the City of Pico Rivera (City) to provide an analysis of the
Project’s potential effects on the environment. CEQA requires that projects subject to approval by a public
agency of the State of California, and that are not otherwise exempt or excluded, undergo an
environmental review process to identify and evaluate potential impacts. CEQA Guidelines Section 15050
states that environmental review shall be conducted by the Lead Agency, defined in CEQA Guidelines
Section 15367 as the public agency with principal responsibility for approving a project. The Project is
subject to approval actions by the City, which is therefore the Lead Agency for CEQA purposes.

This Draft Program EIR is an informational document intended to inform the public and decision makers
about the environmental consequences of the Project.

1.2 Project Overview

The Project is a comprehensive local planning effort for the potential expansion of the Metro E Line. The
Project WBTODSP would create a compact multi-modal, mixed-use, and sustainable environment that is
a focal point for community activity. The WBTODSP would be used as a policy and regulatory guide for
subsequent project-specific reviews and approvals when project level proposals within the WBTODSP area
are submitted to the City.

Project Location

The Project is located in the City of Pico Rivera within the southeastern portion of Los Angeles County,
approximately 11 miles from downtown Los Angeles. Regional freeway access to the City is provided by
Interstate 605 (San Gabriel River Freeway), Interstate 5 (Santa Ana Freeway), and Interstate 60 (Pomona
Freeway); refer to Figure 1: Regional Location. The location of the Project in both regional and local
contexts are further identified in Section 3.0: Project Description.

Project Description

The primary goal of the Project is to promote and guide future revitalization and reuse of the
Washington/Rosemead area to complement the future Metro E Line extension through the City. The
Project WBTODSP would establish six land uses: Mixed Use Residential Low Multi-Family (MUR Low),
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Mixed Use Residential High Multi-Family (MUR High), Mixed Use Commercial (MUC), Commercial (C),
Industrial Mixed Use (IMU), and Flex District (FLX). The WBTODSP would allow a maximum of 2,336 new
residential units and approximately 5,889,747.60 SF of new non-residential (commercial, retail, office,
public facilities, etc.) uses within the Specific Plan area. Refer to Section 3.0: Project Description for
additional details.

1.3 Project Objectives

State CEQA Guidelines Section 15124(b) requires that an EIR include “[a] statement of the objectives
sought by the proposed Project. A clearly written statement of objectives will help the Lead Agency
develop a reasonable range of alternatives to evaluate in the EIR and will aid the decision-makers in
preparing findings or a statement of overriding considerations, if necessary. The statement of objectives
should include the underlying purpose of the proposed Project.” The following objectives have been
established for the proposed Project:

Objective 1:  Transit supportive development.

Objective 2:  Vibrant, mixed-use, multimodal environment.
Objective 3:  Enhanced connectivity.

Objective 4: Preserve community/character/culture/heritage.
Objective 5:  Creative funding/financing options.

Objective 6:  Increased economic development opportunity.

Objective 7:  Sustainable design and development.

1.4 Unavoidable Significant Impacts

The Project’s potentially significant impacts are defined in Section 4.1: Aesthetics through Section 4.16:
Utilities and Service Systems of this Draft Program EIR. As noted in these sections, most of the potentially
significant impacts identified can be mitigated to a less than significant level through implementation of
Project Design Features, standard conditions, and feasible mitigation measures. However, there are
unavoidable significant impacts associated with air quality and greenhouse gas emissions as summarized
below. For a complete discussion of each impact, refer to Section 4.2: Air Quality and Section: 4.7
Greenhouse Gas Emissions.

Air Quality

The Project would result in significant and unavoidable impacts related to the implementation of the air
qguality plan and cumulatively considerable net increase of criteria pollutants. Future development
projects within the WBTODSP could exceed SCAQMD construction and operational threshold for pollutant
concentrations despite implementation of Mitigation Measure (MM)s AQ-1 through AQ-3. Therefore,
future development could conflict with the implementation of 2022 AQMP and result in cumulatively
considerable increases of criteria pollutants. In addition, the construction of future developments may
expose surrounding receptors to substantial pollutant concentrations.
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Greenhouse Gas Emissions

The Project could have significant and unavoidable impacts with respect to greenhouse gas (GHG)
emissions in that future development within the WBTODSP could exceed City thresholds. Due to the size
of the WBTODSP, potential GHG emissions associated with construction and operation of future
development projects could still result in significant and unavoidable impacts on the environment, even
with the implementation of feasible MM GHG-1.

1.5 Alternatives to the Project

State CEQA Guidelines Section 15126.6(a) requires that an EIR “describe the range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain most of the basic
objectives of the project but will avoid or substantially lessen any of the significant effects of the project
and evaluate the comparative merits of the alternatives.” In response to the potentially significant impacts
that were identified, this Draft Program EIR includes the following alternatives for consideration by
decision-makers upon action related to the Project:

Alternative 1: No Project/No Build Alternative

The purpose of describing and analyzing a No Project/No Build Alternative is to allow decision-makers the
ability to compare the impacts of approving the Project with impacts of not approving the Project. The No
Project/No Build Alternative analysis is required to discuss the existing conditions (at the time the Notice
of Preparation (NOP) was published on September 21, 2023), as well as what would be reasonably
expected to occur in the foreseeable future, if the Project were not approved, based on current plans and
consistent with available infrastructure and services. The No Project/No Build Alternative assumes that
the Project would not be redeveloped, which means that there would be no future multi-family
residential, mixed-use, commercial, light industrial developments or surface lot and landscape
improvements on the Project site or off-site. Although this alternative assumes “No Development” (as
required by CEQA), this is considered a speculative assumption as each Project site parcel are assumed to
remain in private ownership and eventual development could occur.

Alternative 2: No Project/Existing Land Use Alternative

The No Project/Existing Land Use Alternative assumes that the existing land uses and condition of the
Project site at the time the NOP was published (September 21, 2023) would continue to exist without the
Project, and future development of the Project site would continue to occur consistent with the existing
land use designations and zoning districts. The No Project/Existing Land Use Alternative assumes the
Project would not be implemented, and that maximum allowed development from the existing land use
and zoning would be realized which could increase on-site densities, if existing parcels were to be
maximized per existing land use and zoning. Additionally, changes to zoning standards or municipal codes
that would change the intensity of the land use as proposed by the Project would not occur.

Alternative 3: Reduced Intensity Alternative

The Reduced Intensity Alternative assumes development of the Project site at a 15 percent reduction in
intensity of the proposed Project assumed maximum buildout. Under the Reduced Intensity Alternative,
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itis assumed that the Project site would allow a maximum of 1,985 dwelling units and 5,006,284.49 square
feet (SF) of new non-residential (commercial, retail, office, public facilities, etc.) uses. The Reduced
Intensity Alternative also assumes the same size area of the Project site with the same land uses as the
proposed Project.

Environmentally Superior Alternative

State CEQA Guidelines requires that an Environmentally Superior Alternative be identified; that is, an
alternative that would result in the fewest or least significant environmental impacts. The No Project
Alternative is the Environmentally Superior Alternative because it would avoid many of the proposed
Project’s impacts. If the No Project Alternative is the environmentally superior Alternative, CEQA
Guidelines § 15126.6(e)(2) requires that another alternative that could feasibly attain most of the Project’s
basic objectives be chosen as the Environmentally Superior Alternative. Based on the analysis conducted
in Section 6.0: Alternatives, Alternative 3, Reduced Intensity Alternative, was chosen as the
Environmentally Superior Alternative. These alternatives are further discussed in Section 6.0.

1.6 Areas of Controversy

The CEQA Guidelines Section 15123 (b)(2) and (3) require that an EIR identify areas of controversy known
to the Lead Agency, including issues raised by other agencies and the public and issues to be resolved,
including the choice among alternatives and whether, or how to mitigate the significant effects. The
following issues of concern have been identified during the review period of the distribution of the NOP
and public meetings:

o Traffic

o Public safety

« Noise
o Theft
1.7 Summary of Environmental Impacts & Mitigation Measures

The following table is a summary of impacts and proposed mitigation measures associated with the
Project as identified in this Draft Program EIR. Refer to Sections 4.1 through 4.16, for a detailed description
of the environmental impacts and mitigation measures for the Project. All impacts of the Project can be
mitigated to less than significant levels with the exception of air quality and greenhouse gas emissions as
described in Section 4.1: Air Quality and Section 4.7 Greenhouse Gas Emissions.
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact
Section 4.1 Aesthetics

Level of Significance

Mitigation Measure(s)

Impact 4.1-1
Would the Project have a substantial adverse effect on a
scenic vista?

Less than Significant

No mitigation is required.

Impact 4.1-2

Would the Project substantially damage scenic resources,
including, but not limited to, tress, rock outcroppings, and
historic buildings within a state scenic highway?

No impact

No mitigation is required.

Impact 4.1-3

Would the Project in nonurbanized areas, substantially
degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are
those that are experienced from publicly accessible vantage
points). If the Project is in an urbanized area, would the
Project conflict with applicable zoning and other regulations
governing scenic quality?

Less than Significant

No mitigation is required.

Impact 4.1-4

Would the Project create a new source of substantial light or
glare which would adversely affect day or nighttime views in
the area?

Less than Significant

No mitigation is required.

Section 4.2, Air Quality

Impact 4.2-1
Would the Project, conflict with or obstruct implementation
of the applicable air quality plan?

Significant and
unavoidable

See Mitigation Measure (MM) AQ-1 below. No additional feasible mitigation
measures are proposed at the programmatic level to reduce future construction and
operational emissions associated with development facilities by the WBTODSP.
Future construction and operational emissions would conflict with implementation
of the AQMP. Impacts remain significant and unavoidable.

Impact 4.2-2

Would the Project result in a cumulatively considerable net
increase of any criteria pollutant for which the project is non-
attainment under applicable federal or state ambient air
quality standard?

Significant and
unavoidable

MM AQ-1: Proposed development projects that are not exempt from CEQA shall
prepare an air quality assessment for construction and operational air quality
impacts using the latest available air emissions model, or other analytical method
determined in conjunction with the SCAQMD. The results of the air quality impact
analysis shall be included in the development project’s CEQA documentation. To
address potential localized impacts, the air quality analysis shall incorporate
SCAQMD'’s Localized Significance Threshold analysis or other appropriate analyses
as determined in conjunction with the SCAQMD. If such analyses identify potentially
significant regional or local air quality impacts, the City shall require the
incorporation of appropriate mitigation to reduce such impacts.

Impact 4.2-3
Would the Project expose sensitive receptors to substantial
pollutant concentrations?

Less than Significant
with Mitigation
Incorporated

MM AQ-2: Proposed development projects within 500 feet of existing residential
uses, and are not exempt from CEQA, shall prepare a construction health risk
assessment to determine health impacts to surrounding residents that would result
from the operation of diesel construction equipment on site and from on-road diesel
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Resource Impact

Level of Significance

Mitigation Measure(s)

trucks uses for hauling soil and equipment to and from the site. The results of the
construction health risk assessment shall be included in the development project’s
CEQA documentation. The health risk assessment shall include mitigation measures
to reduce impacts from the construction of future developments on sensitive
receptors.

MM AQ-3: Consistent with the CARB Land Use Planning Handbook, residential and
mixed-use development shall be prohibited within 1,000 feet of the BNSF Pico
Rivera Rail Yard, State Route 19 (SR-19)/Rosemead Boulevard, or existing
industrial/warehouse properties unless a project specific health risk assessment is
prepared and can show that health risks would be less than significant.

Impact 4.2-4

Would the Project result in other emissions (such as those
leading to odors) adversely affecting a substantial number of
people?

Less than Significant

No mitigation is required.

Section 4.3, Biological Resources

Impact 4.3-1

Would the Project, have a substantial adverse effect, either
directly or through habitat modifications, on a 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 or U.S. Fish and
Wildlife Service?

Less than Significant

No mitigation is required.

Impact 4.3-2

Would the Project 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. and
Wildlife Service?

Less than Significant

No mitigation is required.

Impact 4.3-3

Would the Project have a substantial adverse effect on state
or federally protected wetlands (including, but not limited to,
march, vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, other means?

Less than Significant

No mitigation is required.

Impact 4.3-4

Would the Project 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 with Mitigation

MM BIO-1: Nesting birds are protected pursuant to the Migratory Bird Treaty Act
(MBTA) and California Fish and Game Code (sections 3503, 3503.5, 3511, and 3513
prohibit the take, possession, or destruction of birds, their nests or eggs). In order
to protect migratory bird species, a nesting bird clearance survey should be
conducted prior to any ground disturbance or vegetation removal activities that may
disrupt the birds during the nesting season.
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Resource Impact Level of Significance Mitigation Measure(s)

If construction occurs between February 1t and August 31%, a pre-construction
clearance survey for nesting birds will be disturbed during construction. The
biologist conducting the clearance survey should document a negative survey with
a brief letter report indicating that no impacts to active avian nests will occur. If an
active avian nest is discovered during the pre-construction clearance survey,
construction, activities should stay outside of a no-disturbance buffer will be
determined by the wildlife biologist and will depend on the level of noise and/or
surrounding anthropogenic disturbances, line of sight between the nest and the
construction activity, type and duration of construction activity, ambient noise,
species habituation, and topographical barriers. These factors will be evaluated on
a case-by-case basis when developing buffer distances. Limits of construction to
avoid an active nest will be established in the field with flagging, fencing, or other
appropriate barriers; and construction personnel will be instructed on the sensitivity
of nest areas. A biological monitor should be present to delineate the boundaries of
the buffer area and to monitor the active nest to ensure that nesting behavior is not
adversely affected by the construction activity. Once the young have fledged and
left the nest, or the nest otherwise becomes inactive under natural conditions,
construction activities within the buffer area can occur.

Impact 4.3-5 Less than Significant No mitigation is required.

Would the Project conflict with any local policies or
ordinances protecting biological resources, such as a tree
preservation policy or ordinance?

Impact 4.3-6 Less than Significant No mitigation is required.
Would the Project conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or State habitat
conservation plan?

Section 4.4 Cultural Resources

Impact 4.4-1 Less than Significant with | MM CUL-1: Before project activities can be permitted within areas of the Project
Would the Project, cause a substantial adverse change in the | Mitigation Incorporated | site/WBTODSP that contain historic-period resources, these would require formal
significance of a historical resource pursuant to Section recordation on Department Parks and Recreation (DPR) 523 forms and evaluation
15064.5? for the CRHR eligibility to determine if any are significant under CEQA. Evaluations

must be completed under the oversight of a cultural resources professional that
meets the U.S. Secretary of the Interior Professional Qualifications for Architectural
History.

MM CUL-2: Vacant parcels on the Project site require intensive-level pedestrian
cultural resources field surveys under the oversight of a cultural resources
professional that meets the U.S. Secretary of the Interior Professional Qualification
Standards for Archaeology. This inventory would determine the presence and
significance of prehistoric and historic period archaeological resources.
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Resource Impact

Level of Significance

Mitigation Measure(s)

MM CUL-3: Future development projects within the Project site would be subject
project-specific resource inventory and evaluations and would be required to
adhere to applicable policies related to cultural resources within the Pico Rivera
General Plan, such as Pico Rivera General Plan Policies 8.7-1 through 8.7-7.

Impact 4.4-2

Would the Project cause a substantial adverse change in the
significance of an archaeological resource pursuant to
Section 15064.5?

Less than Significant with
Mitigation Incorporated

MM CUL-4: Future if previously unidentified cultural resources are encountered
during ground-disturbing activities, work within 100 feet of the discovery shall halt
and a qualified archaeologist, defined as an archaeologist who meets the Secretary
of the Interior’s Professional Qualification Standards for archaeology, shall be
retained by the Applicant immediately to evaluate the significance of the discovery.
The City of Pico Rivera Planning Division shall be notified immediately. If the
discovery proves to be significant under the California Environmental Quality Act
(CEQA), additional work such as data recovery excavation may be warranted to
mitigate any significant impacts. In the event that an identified cultural resource is
of Native American consultation procedures. Construction shall not resume until the
qualified archaeologist states in writing that the proposed construction activities
would not significantly damage any archaeological and/or tribal cultural resources.

Impact 4.4-3
Would the Project disturb any human remains, including
those interred outside of dedicated cemeteries?

Less than Significant with
Mitigation Incorporated

MM CUL-5: If human remains or funerary objects are encountered during the
undertaking, work in the immediate vicinity (within a 100-foot buffer of the find)
shall cease and the County Coroner shall be contacted pursuant to State Health and
Safety code Section 7050.5 and that code enforced for the duration of the Project.
If the remains are determined to be Native American in origin, the coroner will notify
the Native American Heritage Commission (NAHC), who will determine and notify a
Most Likely Descendant (MLD). With the permission of the landowner or his/her
authorized representative, the MLD may inspect the site of the discovery. The MLD
shall complete the inspection within 48 hours notification by the NAHC.

Section 4.5 Energy

Impact 4.5-1

Would the Project result in potentially significant
environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, during
Project construction or operation?

Less than Significant

No mitigation is required.

Impact 4.5-2
Would the Project conflict with or obstruct a State or Local
plan for renewable energy or energy efficiency?

Less than Significant

No mitigation is required.

Section 4.6 Geology and Soils

Impact 4.6-1

Would the Project directly or indirectly cause 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

Less than Significant

No mitigation is required.
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Resource Impact Level of Significance Mitigation Measure(s)
Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault?
Refer to Division of Mines and Geology Special
Publication 427?

Impact 4.6-2 Less than Significant No mitigation is required.

Would the Project directly or indirectly cause potential

substantial adverse effects, including the risk of loss, injury,

or death involving:

ii)  Strong seismic ground shaking?

Impact 4.6-3 Less than Significant No mitigation is required.

Would the Project directly or indirectly cause potential

substantial adverse effects, including the risk of loss, injury,

or death involving:

iii) Seismic-related ground failure, including liquefaction?
Impact 4.6-4 Less than Significant No mitigation is required.
Would the Project directly or indirectly cause potential
substantial adverse effects, including the risk of loss, injury,
or death involving:

iv) Landslides?

Impact 4.6-5 Less than Significant No mitigation is required.
Would the Project result in substantial soil erosion or the loss

of topsoil?

Impact 4.6-6 Less than Significant No mitigation is required.

Would the Project be located on a geological 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?
Impact 4.6-7 Less than Significant No mitigation is required.
Would the Project be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code (1994), creating
substantial direct or indirect risks to life or property?
Impact 4.6-8 No impact No mitigation is required.
Would the Project 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?

Impact 4.6-9 Less than Significant with | MM GEO-1: A paleontological resource assessment should be prepared to review
Would the Project directly or indirectly destroy a unique | Mitigation Incorporated | the susceptibility of subsurface geological units to containing paleontological
paleontological resource or site or unique geological resources as well as to review records for fossil localities near the Project site.
feature?
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Resource Impact
Section 4.7 Greenhouse Gas Emissions

Level of Significance

Mitigation Measure(s)

Impact 4.7-1

Would the Project generate GHG emissions, either directly or
indirectly, that could have a significant impact on the
environment?

Significant and
unavoidable

MM GHG-1: Proposed development projects that are not exempt from CEQA shall
prepare a greenhouse gas (GHG) emissions assessment using the latest available air
emissions model, or other analytical method determined in conjunction with the
SCAQMD, to identify GHG impacts. Where possible, GHG emissions of existing uses
shall be modeled and compared with the emissions for future development projects
to determine if the net increase in GHG emissions exceeds SCAQMD’s threshold of
3,000 MTCOze or any applicable thresholds developed by the CAP. The results of the
GHG emissions assessment shall be included in the development project’'s CEQA
documentation. If the assessment identifies potentially significant GHG impacts, the
City shall require the incorporation of appropriate mitigation to reduce such impacts
to the extent feasible.

Impact 4.7-2

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

No mitigation is required.

Section 4.8 Hazards and Hazardous Materials

Impact 4.8-1

Would the Project create a significant hazard to the public or
the environment through the routine transport, use, or
disposal of hazardous materials?

Less than Significant

No mitigation is required.

Impact 4.8-2

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

Less than Significant with
Mitigation Incorporated

MM HAZ-1: If a proposed use at the Project site has a threshold quantity of a
regulated substance greater than as specified by the applicable health and safety
code, the user shall prepare and implement a Hazardous Materials Risk
Management Plan for facilities that store, handle, or use regulated substances as
defined in the California Health and Safety Code Section 25532(g) in excess of
threshold quantities. This plan shall be reviewed and approved by the Los Angeles
County fire Department Division of Health Hazardous Materials through the
Certified Unified Program Agencies (CUPA) process prior to implementation as
required by the California Accidental Release Prevention (CalARP) Program.

MM HAZ-2: If potentially contaminated soil is identified during site disturbance
activities for the Project, as evidenced by discoloration, odor, detection by
instruments, or other signs, a qualified environmental professional shall inspect the
site, determine the need for sampling to confirm the nature and extent of
contamination, and provide a written report to the Master Developer, Site
Developer, or Lead Agency, as applicable, stating the recommended course of
action. Depending on the nature and extent of contamination, the qualified
environmental professional shall have the authority to temporarily suspend
construction activity at that location for the protection of workers of the public. If,
in the opinion of the qualified environmental professional shall have the authority
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Resource Impact Level of Significance Mitigation Measure(s)

to temporarily suspend construction activity at that location of the protection of
workers or the public. If, in the opinion of the qualified environmental professional,
substantial remediation may be required, the Master Developer, Site Developer, or
Lead Agency, as applicable, shall contact representatives of the Los Angeles County
Fire Department and/or DTSC for guidance and oversight and shall comply with all
performance standards and requirements of the respective agency for proper
removal and disposal of contaminated materials.

MM HAZ-3: Prior to the issuance of a demolition permit for any buildings or
structures on-site, the Master Developer or Site Developer, as applicable, shall
conduct a comprehensive asbestos-containing materials (ACM) survey to identify
the locations and quantities of ACM in above-ground structures. The Master
Develop or Site Developer, as applicable, shall retain a licensed or certified asbestos
consultant to inspect buildings and structures on-site. The consultant’s report shall
include requirements for abatement, containment, and disposal of ACM, if
encountered, in accordance with SCAQMD’s Rule 1403.

Impact 4.8-3 Less than Significant with | Refer to MM HAZ-1 through HAZ-3.

Would the Project emit hazardous emissions or handle | Mitigation Incorporated
hazardous or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or proposed
school?

Impact 4.8-5 No impact No mitigation is required.
For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles of
a public airport or public use airport, would the Project result
in a safety hazard or excessive noise for people residing or
working in the Project area?

Impact 4.8-6 Less than Significant No mitigation is required.
Would the Project impair implementation of or physically
interfere with an adopted emergency response plan or
emergency evacuation plan?

Impact 4.8-7 Less than Significant No mitigation is required.
Would the Project expose people or structures, either
directly or indirectly, to a significant risk of loss, injury or
death involving wildland fires?

Section 4.9 Hydrology and Water Quality

Impact 4.9-1 Less than Significant No mitigation is required.
Would the Project violate any water quality standards or
waste discharge requirements or otherwise substantially
degrade surface or ground water quality?
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Resource Impact

Impact 4.9-2

Would the Project substantially decrease groundwater
supplies or interfere substantially with groundwater
recharge such that the Project may impede sustainable
groundwater management of the basin?

Level of Significance
Less than Significant

Mitigation Measure(s)
No mitigation is required.

Impact 4.9-3

Would the Project substantially alter the existing drainage
pattern of the site or area, including through the alteration
of the course of a stream or river through the addition of
impervious surfaces, in a manner which would:

i) Result in substantial erosion or siltation on- or off-site?

Less than Significant

No mitigation is required.

Impact 4.9-4

Would the Project substantially alter the existing drainage

pattern of the site or area, including through the alteration

of the course of a stream or river or through the addition of

impervious surfaces, in a manner which would:

ii)  Substantially increase the rate or amount of surface
run-off in a manner which would result in flooding on-
or off-site?

Less than Significant

No mitigation is required.

Impact 4.9-5

Would the Project substantially alter the existing drainage

pattern of the site or area, including through the alteration

of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would:

iii)  Create or contribute run-off water which would exceed
the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted run-off?

Less than Significant

No mitigation is required.

Impact 4.9-6

Would the Project substantially alter the existing drainage
pattern of the site or area, including through the alteration
of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would:

iv) Impede or redirect flood flows?

Less than Significant

No mitigation is required.

Impact 4.9-8

Would the Project conflict with or obstruct implementation
of a water quality control plan or sustainable groundwater
management plan?

Less than Significant

No mitigation is required.

Section 4.10 Land Use

Impact 4.10-1
Would the Project physically divide an established
community

Less than Significant

No mitigation is required.
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Resource Impact

Impact 4.10-2

Would the Project cause a significant environmental impact
due to a conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect?

Level of Significance
Less than Significant

Mitigation Measure(s)

No mitigation is required.

Section 4.11 Noise

Impact 4.11-1

Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the Project
in excess of standards established in the local general plan or
noise ordinance, or applicable standards of other agencies?

Less than Significant with
Mitigation Incorporated

MM NOI-1: Proposed development projects that are not exempt from CEQA shall
prepare an acoustic assessment, addressing noise and vibration impacts from
construction and operational activities. The results of this acoustic assessment shall
be included in the development Project’s CEQA documentation. If the assessment
identifies potentially significant noise or vibration impacts, the City shall require the
incorporation of appropriate mitigation to reduce such impacts.

Impact 4.11-2
Generation of excessive groundborne vibration or
groundborne noise levels?

Less than Significant with
Mitigation Incorporated

Refer to MM NOI-1.

Impact 4.11-3

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

No Impact

No mitigation is required.

Section 4.12 Population and Housing

Impact 4.12-1

Would the Project induce substantial unplanned population
growth in an area, either directly (for example, by proposing
new homes and business) or indirectly (for example, through
extension of roads or other infrastructure)?

Less than Significant

No mitigation is required.

Impact 4.12-2

Would the Project displace substantial numbers of existing
people or housing necessitating the construction of
replacement housing elsewhere?

Less than Significant

No mitigation is required.

Section 4.13 Public Services

Impact 4.12-3

Would the Project result in substantial adverse physical
impacts associated with the provision of new 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?

Less than Significant

No mitigation is required.
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Resource Impact
iii)  Schools?

iv)  Parks?

v)  Other facilities?

Level of Significance

Mitigation Measure(s)

Section 4.14 Transportation

Impact 4.14-1

Would the Project conflict with a program plan, ordinance or
policy addressing the circulation system, including transit,
roadway, bicycle, and pedestrian facilities?

Less than Significant

No mitigation is required.

Impact 4.14-2
Would the Project conflict or be inconsistent with CEQA
Guidelines Section 15064.3, subdivision (b)?

Less than Significant

No mitigation is required.

Impact 4.14-3

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

Less than Significant

No mitigation is required.

Impact 4.14-4 No impact No mitigation is required.

Would the Project result in inadequate emergency access?

Section 4.15 Tribal Consultation

Impact 4.15-1 Less than Significant with | MM TCR-1: The Gabrieleno Band of Mission Indians —Kizh Nation shall be contacted,

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:

i) 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
5020.1(k), or

ii) A resources 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 Resources Code Section
5024.1. In applying the criteria set forth in subdivisions
(c) of Public Resources Code Section 5024.1, the lead
agency shall consider the significance of the resource
to a California Native American tribe.

Mitigation Incorporated

as detailed in of any pre-contact and/or historic-era cultural resources discovered
during project implementation, and be provided information regarding the nature
of the find, so as to provide Tribal input with regards to significance and treatment.
Should the find be deemed significant, as defined by CEQA (as amended, 2015), a
cultural resource Monitoring and Treatment Plan shall be created by the
archaeologist, in coordination with the Gabrieleno Band of Mission Indians — Kizh
Nation, and all subsequent finds shall be subject to the Monitoring and Treatment
Plan. The Monitoring and Treatment Plan shall allow for a monitor to be present
that represents the Gabrieleno Band of Mission Indians — Kizh Nation for the
remainder of the project, should the Gabrieleno Band of Mission Indians — Kizh
Nation elect to place a monitor on-site.

MM TCR-2: Any and all archaeological/cultural documents created as a part of the
Project (isolate records, site records, survey reports, testing reports, etc.) shall be
supplied to the applicant and Lead Agency for dissemination to the Gabrieleno Band
of Mission Indians — Kizh Nation. The Lead Agency and/or applicant shall, in good
faith, consult with the Gabrieleno Band of Mission Indians — Kizh Nation throughout
the life of the project.
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Resource Impact
Section 4.16 Utilities and Service Systems

Level of Significance

Mitigation Measure(s)

Impact 4.16-1

Would the Project require or result in the relocation or
construction of new or expanded water, wastewater
treatment, or storm water drainage, electric power, natural
gas, or telecommunications facilities, the construction or
relocation of which could cause significant environmental
effects?

Less than Significant

No mitigation is required.

Impact 4.16-2

Would the Project have sufficient water supplies available to
serve the Project and reasonably foreseeable future
development during normal, dry, and multiple dry years?

Less than Significant

No mitigation is required.

Impact 4.16-3
Would the Project result in a determination by the waste
water treatment provider, which serves or may serve that
Project that it has adequate capacity to serve the Project’s
projected demand in addition to the provider’s existing
commitments?

Less than Significant

No mitigation is required.

Impact 4.16-4

Would the Project generate solid waste in excess of state or
local standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of solid
waste reduction goals?

Less than Significant

No mitigation is required.

Impact 4.16-5

Would the Project comply with federal, state, and local
management and reduction statutes and regulations related
to solid waste?

Less than Significant

No mitigation is required.
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2.0 INTRODUCTION AND PURPOSE

This Draft Program Environmental Impact Report (EIR) is prepared for the Washington Boulevard Transit-
Oriented Development Specific Plan (“Project” or “WBTODSP”) in compliance with the California
Environmental Quality Act (CEQA). CEQA requires local and State agencies to identify the significant
environmental impacts of their actions and to avoid or mitigate those impacts, if feasible. The CEQA
Guidelines are located within the California Code of Regulations, Title 14, Division 6, Chapter 3,
Section 15000-15387 (CCR or CEQA Guidelines), while the CEQA statute is codified as Public Resources
Code Section 21000-21189.57 (PRC or CEQA Statute). For purposes of CEQA review and compliance for
this Project, the City of Pico Rivera (City) serves as the Lead Agency.

The Project site is located in the County of Los Angeles, within the southwest portion of the City. The
Project site is developed to the north with commercial uses and existing residential neighborhoods, to the
south by industrial facilities, to the east by residential neighborhoods, and to the west by industrial
facilities. The location of the Project in both regional and local contexts are further identified in
Section 3.0: Project Description, Figure 3-1: Regional Location Map, and Figure 3-2: Specific Plan Project
Area.

The Project entails establishing a WBTODSP that would promote future revitalization and reuse of the
Project site.

This Draft Program EIR evaluates the potentially significant, adverse, and beneficial impacts on the
environment resulting from implementation of the Project. Section 3.0: Project Description provides a
detailed description of the Project. Section 4.0: Environmental Impact Analysis discusses the regulatory
environment, existing conditions, environmental impacts, and mitigation measures for the Project.
Following public review of the Draft Program EIR, a Final EIR will be prepared, which will include responses
public comments made on the Draft Program EIR.

2.1 Purpose of the Environmental Impact Report

According to 14 CCR Section 15121 of the CEQA Guidelines and PRC Section 21061, the purpose of an EIR
is to provide detailed information to public agency decision-makers and the public on the environmental
effects of a proposed project. The purpose of this Draft Program EIR for the Project is to review the existing
conditions at and in the vicinity of the Project site; identify and analyze the potential environmental
impacts; and suggest feasible mitigation measures or alternatives to reduce significant adverse
environmental effects, as described in Section 3.0: Project Description and Section 6.0: Alternatives.

This EIR is being prepared as a Program EIR in accordance with Section 15168 of the CEQA Guidelines,
which states the following:

a) General. A program EIR is an EIR, which may be prepared on a series of actions that can be
characterized as one large project and are related either:

1) Geographically,

2) Aslogical parts in the chain of contemplated actions,
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3)

4)

In connection with issuance of rules, regulations, plans, or other general criteria to govern the
conduct of a continuing program, or

As individual activities carried out under the same authorizing statutory or regulatory
authority and having generally similar environmental effects which can be mitigated in similar
ways.

b) Advantages. Use of a Program EIR can provide the following advantages. The Program EIR can:

1)

2)
3)
4)

5)

Provide an occasion for a more exhaustive consideration of effects and alternatives than
would be practical in an EIR on an individual action,

Ensure consideration of cumulative impacts that might be slighted in a case-by-case analysis,
Avoid duplicative reconsideration of basic policy considerations,

Allow the Lead Agency to consider broad policy alternatives and program-wide mitigation
measures at an early time when the agency has greater flexibility to deal with basic problems
or cumulative impacts, and

Allow reduction in paperwork.

c) Use with Later Activities. Subsequent activities in the program must be examined in the light of
the Program EIR to determine whether an additional environmental document must be prepared.

1)

2)

3)

4)

5)

If a later activity would have effects that were not examined in the program EIR, a new Initial
Study would need to be prepared leading to either an EIR or a Negative Declaration. That later
analysis may tier from the program EIR as provided in Section 15152.

If the agency finds that pursuant to Section 15162, no subsequent EIR would be required, the
agency can approve the activity as being within the scope of the project covered by the
program EIR, and no new environmental document would be required. Whether a later activity
is within the scope of a program EIR is a factual question that the lead agency determines
based on substantial evidence in the record. Factors that an agency may consider in making
that determination include, but are not limited to, consistency of the later activity with the
type of allowable land use, overall planned density and building intensity, geographic area
analyzed for environmental impacts, and covered infrastructure, as described in the program
EIR.

An agency shall incorporate feasible mitigation measures and alternatives developed in the
program EIR into subsequent actions in the program.

Where the subsequent activities involve site-specific operations, the agency should use a
written checklist or similar device to document the evaluation of the site and the activity to
determine whether the environmental effects of the operation were covered in the program
EIR.

A program EIR will be most helpful in dealing with subsequent activities if it deals with the
effects of the program as specifically and comprehensively as possible. With a good and
detailed analysis of the program, many subsequent activities could be found to be within the
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scope of the project described in the program EIR, and no further environmental documents
would be required.

d) Use with Subsequent EIRs and Negative Declarations. A program EIR can be used to simplify the

task of preparing environmental documents on later activities in the program. The program EIR

can:

1)

2)

3)

Provide the basis in an Initial Study for determining whether the later activity may have any
significant effects.

Be incorporated by reference to deal with regional influences, secondary effects, cumulative
impacts, broad alternatives, and other factors that apply to the program as a whole.

Focus an EIR on a later activity to permit discussion solely of new effects which had not been
considered before.

e) Notice with Later Activities. When a law other than CEQA requires public notice when the agency
later proposes to carry out or approve an activity within the program and to rely on the program

EIR for CEQA compliance, the notice for the activity shall include a statement that:

1)

This activity is within the scope of the program approved earlier, and

2) The program EIR adequately describes the activity for the purposes of CEQA.

Therefore, this Draft Program EIR will act as the primary environmental document for all entitlements

associated with the Project and the Specific Plan, including all discretionary approvals requested or

required to implement the Project. As the Lead Agency, the City can approve subsequent actions without

additional environmental documentation unless otherwise required by Section 21166 of the CEQA
Statutes and Section 15162 of the CEQA Guidelines. Section 21166 of the CEQA Statutes states that:

When an environmental impact report has been prepared for a project pursuant to this

division, no subsequent or supplemental environmental impact report shall be required by

the lead agency or by any responsible agency, unless one or more of the following events

occurs:

a)

b)

c)

Substantial changes are proposed in the project which will require major revisions of the
environmental impact report.

Substantial changes occur with respect to the circumstances under which the project is being
undertaken which will require major revisions in the environmental impact report.

New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.

Additionally, Section 15162 of the CEQA Statutes states that:

a)

When an EIR has been certified or a negative declaration adopted for a project, no subsequent
EIR shall be prepared for that project unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:
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1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration
due to the involvement of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects; or

3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR was
certified as complete or the negative declaration was adopted, shows any of the following:

a) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

b) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

c) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or

d) Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.

2.2 Compliance with CEQA

According to the CEQA Guidelines (14 CCR Section 15064[f][1]), preparation of an EIR is required whenever
a project may result in a significant effect on the environment. An EIR is an informational document used
to inform public agency decision-makers and the general public of the significant environmental effects
of a project, identify possible ways to minimize the significant effects, and describe reasonable
alternatives to the project that could feasibly attain most of the basic objectives of the project while
substantially lessening or avoiding any of the significant environmental impacts. Public agencies are
required to consider the information presented in the EIR when determining whether to approve a
project. CEQA requires that State and local government agencies consider the environmental effects of
projects over which they have discretionary authority before taking action on those projects.

This Draft Program EIR identifies and analyzes the environmental effects of the Project to the degree of
specificity appropriate to the current proposed actions, as required by Section 15146 of the CEQA
Guidelines. The analysis considers the activities associated with the Project in order to determine the
short-term and long-term environmental effects associated with their implementation. This Draft
Program EIR discusses both direct and indirect impacts of the Project, as well as cumulative impacts
associated with other past, present, and reasonably foreseeable future projects.

January 2025 2-4 2.0 | Introduction and Purpose



City of Pico Rivera
Washington Boulevard Transit-Oriented Development Specific Plan Project Draft Program Environmental Impact Report

Based on significance criteria, the effects of the Project have been categorized as either “no impact,” “less
than significant,” “less than significant with mitigation incorporated,” or “significant unavoidable” (refer
to Section 4.0: Environmental Impact Analysis). Mitigation measures are recommended for potentially
significant impacts, to avoid or lessen impacts. In some cases, the Project results in significant unavoidable
impacts even with implementation of feasible mitigation measures. In these situations, the decision-
makers may approve the Project based on a “Statement of Overriding Considerations.” This determination
would require the decision-makers to balance the benefits of the Project to determine if they outweigh
identified unavoidable impacts. The CEQA Guidelines Section 15093 provides the following:

o CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social,
technological, or other benefits, including region-wide or statewide environmental benefits, of a
proposed project against its unavoidable environmental risks when determining whether to
approve the project. If the specific economic, legal, social, technological, or other benefits,
including region-wide or statewide environmental benefits, of a proposed project outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be considered
“acceptable.”

«  When the lead agency approves a project which will result in the occurrence of significant effects
which are identified in the final EIR but are not avoided or substantially lessened, the agency shall
state in writing the specific reasons to support its action based on the final EIR and/or other
information in the record. The Statement of Overriding Considerations shall be supported by
substantial evidence in the record.

« If an agency makes a Statement of Overriding Considerations, the statement should be included
in the record of the project approval and should be mentioned in the notice of determination. This
statement does not substitute for, and shall be in addition to, findings required pursuant to
Section 15091.

2.3 Notice of Preparation/Early Consultation

In compliance with the CEQA Guidelines, the City provided opportunities for various agencies and the
public to participate in the environmental review process. During preparation of the Draft Program EIR,
efforts were made to contact various federal, State, regional, and local government agencies and other
interested parties to solicit comments on the scope of review in this document. This included the
distribution of a Notice of Preparation (NOP) to various responsible agencies, trustee agencies, and
interested parties. Pursuant to CEQA Guidelines Section 15082 and CEQA Statute Section 21084.4, the
City circulated the NOP directly to public agencies (including the State Clearinghouse Office of Planning
and Research), special districts, and members of the public who had requested such notice. The NOP was
distributed on September 21, 2023, with the 30-day public review period concluding on October 25, 2023.
The City prepared and distributed the NOP for the Project to the general public, including federal, State
and local agencies. Refer to Appendix D: NOP and Scoping Meeting Materials.
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Public Scoping Meeting

A public scoping meeting was hosted by the City on October 25, 2023, to obtain comments regarding the
scope of the environmental process.

Areas of concern identified during the public scoping period include:

o Aesthetics o Population and Housing
o Air Quality o Transportation
« Noise

Native American Consultation

Senate Bill (SB) 18, requires local governments to consult with Native American tribes prior to making
certain planning decisions, and to provide notice to tribe at certain key points in the planning process. The
intent of SB 18 is to provide Native American tribes an opportunity to participate in local land use decisions
at an early planning stage, for the purpose of protecting and mitigating impacts to cultural places (refer
to Section 4.4: Cultural Resources and Section 4.15: Tribal Cultural Resources for further information).
Additionally, California Assembly Bill (AB) 52 created a new class of resources — tribal cultural resources
for consideration under CEQA. Under AB 52, a project that has potential to cause a substantial adverse
change to a tribal cultural resource constitutes a significant effect on the environment unless mitigation
reduces such effects to a less than significant level.

The City contacted the following tribes via written correspondence on September 21, 2023, in compliance
with AB 52 and SB 18: Gabrieleno Band of Mission Indians — Kizh Nation, Gabrieleno/Tongva San Gabriel
Band of Mission Indians, Gabrielino/Tongva Nation, Gabrielino/Tongva Nation, Gabrielino Tongva Indians
of California Tribal Council, Gabrielino-Tongva Tribe, Santa Rosa Band Cahuilla Indians, and Soboba Band
of Luiseno Indians. To date, responses have been received from Gabrieleno Band of Mission Indians — Kizh
Nation and are detailed in Section 4.15: Tribal Cultural Resources.

2.4 Environmental Impact Report

Public Review of the Draft Program EIR

Per CEQA Guidelines Section 15105, the public review period for a Draft EIR shall not be less than 30 days
nor should it be longer than 60 days except under unusual circumstances. This Draft Program EIR will be
circulated for a 45-day public review period and a Notice of Available will be provided to residents,
agencies and other interested parties.

The public is invited to comment in writing on the information contained in this document. Interested
agencies and members of the public are invited to provide written comments on the Draft Program EIR
and are encouraged to provide information that they believe should be included in the Draft Program EIR.
The Draft Program EIR is available to the general public for review on the City’s website and also at the
following location:

The Draft Program EIR is also available at the City’s Planning Department listed below:
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City of Pico Rivera City Hall
6615 Passons Boulevard
Pico Rivera, CA 90660

Comment letters should be sent to:

Alvie Betancourt

City of Pico Rivera

6615 Passons Boulevard
Pico Rivera, CA90660

Email: abetancourt@pico-rivera.org

Final EIR

Upon completion of the 45-day Draft EIR public review period, the City will evaluate all written comments
received during the public review period on the Draft Program EIR. Pursuant to CEQA Guidelines Section
15088, the City will prepare written responses to comments raising environmental issue(s) concerns.
Pursuant to CEQA Guidelines Section 15132 (Contents of Final Environmental Impact Report), the Final
EIR will be prepared and will include:

a) The Draft EIR or a revision of the draft;
b) Comments and recommendations received on the Draft EIR either verbatim or in summary;
c) Alist of persons, organizations, and public agencies commenting on the Draft EIR; and

d) The lead agency’s responses to significant environmental points raised in the review and
consultation process.

e) Any other information added by the Lead Agency.

Additionally, pursuant to CEQA Guidelines Section 15088 (Evaluation of and Response to Comments), after
the Final EIR is completed and at least ten days prior to certifying the Final EIR, the City will provide a copy
of the written response to comments made by each public agency who commented on the Draft EIR.

Certification of the Final EIR

The Draft Program EIR, as revised by the Final EIR, will be considered by the City of Pico Rivera Planning
Commission and the City Council for certification, consistent with CEQA Guidelines Section 15090, which
states:

Prior to approving a project, the lead agency shall certify that:
1) The final EIR has been completed in compliance with CEQA,;

2) Thefinal EIR was presented to the decision-making body of the lead agency, and that the decision-
making body reviewed and considered the information contained in the final EIR prior to
approving the project; and

3) The final EIR reflects the lead agency’s independent judgment and analysis.
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Regarding the adequacy of an EIR, according to CEQA Guidelines Section 15151, “An EIR should be
prepared with a sufficient degree of analysis to provide decision-makers with information which enables
them to make a decision which intelligently takes account of environmental consequences. An evaluation
of the environmental effects of a proposed project need not be exhaustive, but the sufficiency of an EIR
is to be reviewed in the light of what is reasonably feasible. Disagreement among experts does not make
an EIR inadequate, but the EIR should summarize the main points of disagreement among the experts.
The courts have looked not for perfection but for adequacy, completeness, and a good faith effort at full
disclosure.”

Project Consideration

With certification of the Final EIR, the proposed Project will also be adopted. A decision to approve the
Project would be accompanied by specific, written findings, in accordance with CEQA Guidelines
Section 15091.

Format of the EIR
This Draft Program EIR is organized into nine sections:

Section 1.0 Executive Summary, provides a Project summary and summary of environmental impacts,
and the proposed mitigation measures and alternatives.

Section 2.0 Introduction, provides CEQA compliance information.

Section 3.0 Project Description, provides Project history, as well as the environmental setting, Project
characteristics and objectives, phasing, and anticipated permits and approvals that may be
required for the Project.

Section 4.0 Environmental Impact Analysis, provides a discussion of the existing conditions for each of
the environmental impact areas. This section also describes methodologies for significance
determinations, identifies both short-term and long-term environmental impacts of the
Project, recommends mitigation measures to reduce the significance of environmental
impacts, and identifies any areas of potentially significant and unavoidable impacts. This
section includes a discussion of cumulative impacts that could arise as a result of the
implementation of the Project.

Section 5.0 Other CEQA Considerations, summarizes unavoidable significant impacts, and discusses
significant irreversible environmental changes, growth-inducing impacts, and energy
conservation, in accordance with CEQA Guidelines Appendix F.

Section 6.0 Alternatives, describes potential Project alternatives, including alternatives considered but
rejected from further consideration, the No Project Alternative, various Project
Alternatives, and identifies the Environmentally Superior Alternative.

Section 7.0 Effects Found Not to Be Significant, describes potential impacts that have been determined
not to be significant throughout the EIR process.

Section 8.0 EIR Consultation and Preparation identifies the CEQA lead agency and EIR preparation
team, as well as summarizes the EIR consultation process.
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2.5 Responsible and Trustee Agencies

Lead Agency
City of Pico Rivera

As noted previously, the City is the Lead Agency under CEQA. This Draft Program EIR has been prepared
in accordance with the CEQA Statute and the CEQA Guidelines. CEQA requires lead agencies to consider
potential environmental effects that may occur with implementation of a project and to avoid or
substantially lessen significant effects to the environment when feasible. When a project may have a
significant effect on the environment, the agency with primary responsibility for carrying out or approving
the Project (the Lead Agency) is required to prepare an EIR.

Trustee, Responsible, and Cooperating Agencies

Other federal, State, and local agencies are involved in the review and approval of the proposed project,
including trustee and responsible agencies under CEQA. Under CEQA, a trustee agency is a State agency
that has jurisdiction by law over natural resources affected by a project that are held in trust for the people
of the State of California. A responsible agency is an agency other than the lead agency that has
responsibility for carrying out or approving a project. The City is the responsible agency for this Project.
Responsible and trustee agencies are consulted by the CEQA lead agency to ensure the opportunity for
input and also review and comment on the Draft Program EIR. Responsible agencies also use the CEQA
document in their decision-making. Several agencies other than the City may require permits, approvals,
and/or consultation in order to implement various elements of the project, as listed in Section 3.8:
Discretionary Actions and Approvals.

2.6 Incorporation by Reference

Pertinent documents relating to this Draft Program EIR are cited in accordance with CEQA Guidelines
Section 15148 or have been incorporated by reference in accordance with CEQA Guidelines Section 15150,
which encourages incorporation by reference as a means of reducing redundancy and the length of
environmental reports. The following documents are hereby incorporated by reference into this EIR and
are available for review online. Information contained within these documents is utilized for various
sections of this Draft Program EIR.

City of Pico Rivera General Plan. The City adopted the City of Pico Rivera General Plan Update (Pico Rivera
General Plan) in 2014. The nine chapters or elements are designed to guide the City’s immediate and long-
term land use, development, and environmental management decisions.

The Land Use Element discusses the type, intensity, and general distribution of uses of land for housing,
business, industry, open space, education, and public buildings.

The Housing Element provides an 8-year strategy to address the City’s identified housing needs, including
implementation of specific programs and activities.
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The Circulation Element identifies goals and policies to provide a safe, efficient, and adequate circulation
system in the City.

The Community Facilities Element describes the City’s existing and future facility and service needs,
including general government, law enforcement, fire protection, water, wastewater, and energy.

The Economic Prosperity Element focuses on enhancing the City’s economic well-being and sustainability
and provides a strategic approach to economic development that reflects the City’s unique opportunities
and challenges.

The Environmental Resources Element discusses the long-term management of the City’s environmental
resources including air quality, greenhouse gas emissions, water resources, biological resources, mineral
resources, and cultural resources.

The Safety Element discusses the City’s seismic and geologic hazards, flood hazards, hazardous materials,
and emergency preparedness.

The Healthy Community Element discusses planning for a community that provides opportunities for
people of all ages and abilities to engage in routine and safe physical activity, to access basic needs, and
to promote self-improvement and intellectual development for personal and economic growth.

The Noise Element examines noise sources in the City, identifies and evaluates the potential for noise
conflicts, and identifies ways to reduce existing and potential noise impacts.

The General Plan was used throughout this Draft Program EIR since it contains information, policies, and
regulations relevant to the proposed Project. This document is available for review on the City’s website
at:

https://www.pico-rivera.org/index.php/general-plan/

City of Pico Rivera Municipal Code. The City of Pico Rivera Municipal Code (PRMC) establishes detailed
zoning districts and regulations based on the Pico Rivera General Plan. The Pico Rivera Zoning Code (PRMC
Title 18) serves as the primary implementation tool for the Pico Rivera General Plan. Whereas the Pico
Rivera General Plan is a policy document that sets forth direction for development decisions, the Zoning
Code is a regulatory document that establishes specific standards for the use and development of all
properties in the City. The Zoning Code regulates development intensity using a variety of methods, such
as setting limits on building setbacks, yard landscaping standards, and building heights. The Zoning Code
also indicates which land uses are permitted in the various zones. The PRMC includes all of the City’s
zoning ordinance provisions and has been supplemented over time to include other related procedures
such as subdivision regulations, environmental review procedures, and advertising and sign code
provisions. PRMC regulations and maps must be consistent with the Pico Rivera General Plan land uses,
policies, and implementation programs. The PRMC is referenced throughout this Draft Program EIR as it
relates to the analysis of the Project area parcels within the City.
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The PRMC can be found online at:

https://library.gcode.us/lib/pico rivera ca/pub/municipal code

Southern California Association of Governments (adopted 2020-2045). The Southern California
Association of Governments (SCAG) 2020-2045 Regional Transportation Plan/Sustainable Communities
Strategy (RTP/SCS) or Connect SoCal was fully approved and adopted on September 3, 2020. The Connect
SoCal is SCAG’s long-range visioning plan that builds upon and expands land use and transportation
strategies established over several planning cycles to increase mobility options and achieve a more
sustainable growth pattern. It charts a path toward a more mobile, sustainable, and prosperous region by
making connections between transportation networks, between planning strategies, and between the
people whose collaboration can improve the quality of life for southern Californians. The Connect SoCal
addresses the cumulative impact of future development and associated infrastructure improvements for
the SCAG region, which includes Los Angeles County and the City of Pico Rivera.

The SCAG Connect SoCal can be accessed online at:

https://scag.ca.gov/read-plan-adopted-final-plan Please note that since the release of the Project’s NOP
distributed on September 21, 2023, SCAG has certified the Final 2024 Program EIR (State Clearinghouse
No. 2022100337) for the 2024-2050 RTP/SCS or Connect SoCal 2024 on April 4, 2024 (with the latest
Addendum #1 to the Connect SoCal 2024 Program EIR being adopted by the SCAG Regional Council on
September 5, 2024). Although the Project’s technical studies and cumulative approach rely on the

previous Connect SoCal, this Draft Program EIR, where appropriate, includes information and data from
the latest Connect SoCal 2024.
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3.0 PROJECT DESCRIPTION

3.1 Purpose

The City of Pico Rivera (City), as Lead Agency under the California Environmental Quality Act (CEQA) has
prepared this Draft Program Environmental Impact Report (EIR) for the Washington Boulevard
Transit-Oriented Development Specific Plan (“WBTODSP or “Project”). The purpose of the Project
Description is to provide an accurate, stable, and finite description of the Project to allow for meaningful
review by local, state, and federal reviewing agencies, decision-makers, and interested parties. CEQA
Guidelines Section 15124 (14 California Code of Regulations [CCR] Section 15124) requires a project
description to contain the following:

1. The precise location and boundaries of the proposed project shown on a detailed map and along
with a regional location map;

2. A clearly written statement of the objectives of the proposed Project including the underlying
purpose of the Project and Project benefits. The statement of objectives must be detailed enough
to allow a Lead Agency the opportunity to develop and evaluate Project alternatives;

3. A description of the proposed Project’s technical, economic, and environmental characteristics
along with engineering and public service facilities details; and

4. A statement describing the intended uses of the EIR, including a chronological list of all necessary
approvals and a roster of other agencies that may use the document, a list of required permits
and approvals, and a list of related consultation and environmental review necessary under local,
state, and federal laws, regulations, and policies.

An adequate Project description need not be extensive, but it must be sufficient to allow for review and
evaluation of the possible environmental impacts of a proposed Project.

3.2 Project Overview

The Project site encompasses 305.1 acres of land within the Washington/Rosemead area to complement
the future Metro E Line extension through the City. The WBTODSP would create a compact multi-modal,
mixed-use, and sustainable environment that is a focal point for community activity. The WBTODSP would
be used as a policy and regulatory guide for subsequent Project-specific reviews and approvals when
Project level proposals within the WBTODSP area are submitted to the City. The WBTODSP assumes a
maximum buildout of approximately 2,336 new residential dwelling units (DU)s and 5,889,747.60 square
feet (SF) of new non-residential (commercial, retail, office, public facilities, etc.) uses. In addition, the
WBTODSP includes regulations to encourage improvements that update and improve facilities for
pedestrians, bicyclists, transit riders, and motorists. This would include a combination of multi-use
pathways, separated bike lanes, and sidewalk and crosswalk enhancements.

The purpose of this Draft Program EIR is to review the existing conditions at the Project site and immediate
vicinity; identify and analyze the potential environmental impacts from future developments occurring
within the WBTODSP; and suggest feasible mitigation measures or alternatives to reduce significant
adverse environmental effects, as described in this section and Section 6.0: Alternatives.
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3.3 Project Background

The City initiated the preparation of the Rancho de Bartolo Specific Plan (SP-400) in 1996 to provide a
comprehensive set of guidelines, regulations, and implementation programs to guide the future
redevelopment of the 200 gross acre site currently occupied by Northrop-Grumman. The 35-acre area
located to the south of Northrop-Grumman plant site, occupied by the Burlington Northern Santa Fe
(BNSF) rail yard, was included in the Planning Area governed by the SP-400. The Project site also includes
the entirety of Specific Plan 301 (SP-301) that encompasses the Pico Rivera Towne Center. SP-301 includes
roughly 12.84 acres and is located at the southeast corner of Rosemead and Washington Boulevard.

The WBTODSP would essentially “replace” the zoning standards of the SP-400 and SP-301 that applied to
the Planning Area. The City of Pico Rivera General Plan Update (Pico Rivera General Plan) promotes the
use of a comprehensive planned development process involving the preparation the WBTODSP, which
provides both the City and property owner additional flexibility in the development of standards to match
the unique characteristics for a particular site to meet the goals of the Pico Rivera General Plan. The
WBTODSP would amend the City of Pico Rivera Municipal Code (PRMC) to replace the SP-400 and SP-301
zoning standards.

The WBTODSP is a comprehensive local planning effort for the potential extension of the Metro E Line.
Community engagement for the WBTODSP began in the summer of 2019, and outreach efforts included
focus group meetings, business and property owner interviews, an Easter Eggstravaganza event, and two
community workshop events. A total of five WBTODSP community engagement events have been
undertaken where participants at the community outreach events were introduced to the WBTODSP
process and introduced to community ideas for the WBTODSP. A summary of existing conditions, issues,
and opportunities were presented to the workshop participants to help stimulate dialogue. The ideas,
opportunities, and challenges identified by participants helped formulate future land use and design
alternative scenarios.

3.4 Project Location and Setting

The City is located within the southeastern portion of Los Angeles County, approximately 14 miles from
downtown Los Angeles, situated on the eastern edge of the Los Angeles basin and the southern edge of
the area known as the San Gabriel Valley. The City is bounded on the north by the Whittier Narrows Dam,
on the south by the City of Downey, on the west by the Rio Hondo River and the City of Montebello, and
on the east by the San Gabriel River, Santa Fe Springs, and unincorporated West Whittier. Regional
freeway access to the City is provided via Interstate 605 (San Gabriel River Freeway), Interstate 5 (Santa
Ana Freeway), and Interstate 60 (Pomona Freeway); refer to Figure 3-1: Regional Location.

The WBTODSP area is approximately 305 acres and is bound (generally) by Washington Boulevard (to the
north), Rosemead Boulevard (to the east), Paramount Boulevard (to the west), and a BNSF Pico Rivera rail
yard (to the south); refer to Figure 3-2: WBTOD Specific Plan Area. The Project area is composed of 96
legal Assessor’s Parcel Numbers (APNs), as shown in Table 3.0-1: WBTOD Specific Plan Assessor Parcel
Numbers.
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Table 3.0-1: WBTOD Specific Plan Assessor Parcel Numbers

Existing Setting

6369006032

6369006028

6369004011

6378017004

6369006013

6369006034

6369004018

6378018900

6369006038

6369027022

6369004010

6378018002

6369006033

6369027006

6369004002

6378018003

6369006037

6369006039

6369004003

6378019072

6369006035

6369027900

6369004021

6378019067

6369006042

6369006027

6369004012

6378019053

6369006043

6369006802

6369004013

6378019037

6369006044

6348026026

6369004006

6370027013

6369006049

6370030015

6369004007

6370024033

6369006045

6378019068

6369004017

6378019071

6369006048

6381014006

6369004016

6378019058

6369027023

6381014011

6369005009

6378019019

6369027021

6381014010

6369005008

6378019052

6369027019

6369006901

6370013021

6370027021

6369027018

6378019900

6370013033

6370027018

6369027002

6369002012

6370013032

6370027014

6369027001

6369002004

6370021001

6370025009

6369027020

6369002900

6370022025

6370024033

6369006026

6369002007

6381014007

6370024026

6369006025

6369002006

6370013014

6370030016

6369006024

6369002005

6378017001

6348026027

6369006032

6369006028

6369004011

6378017004

6369006013

6369006034

6369004018

6378018900

Source: Washington Boulevard Transit-Oriented Development Specific Plan

Except for Assessor’s Parcel Number 6370-013-014, located at 6605 Rosemead Boulevard, which is the
only vacant parcel within the Project site, the balance of the Project site parcels are fully developed with
a mix of industrial, light-industrial, commercial, and residential uses. No portion of the Project site remains
in its native state. Major thoroughfares including Washington Boulevard and Rosemead Boulevard border
the Project site in an east/west and north/south direction, respectively. Roadways internal to the Project
site include Rex Road and Mercury Lane.

3.5 Land Use Designations and Zoning

The Project area has General Plan Land Use designations of General Industrial (1), Specific Plan (SP-400
and SP-301), Commercial (C), High Density Residential (HDR), and Mixed Use (MU).! Refer to Figure 3-3:
Existing General Plan Land Use Designations.

The Project site’s existing zoning is composed of the following classifications: General Industrial (I-G),
Specific Plan (SP-400 and SP-301), General Commercial (C-G), Community Commercial (C-C), Multiple-
Family Residential (R-M), Professional and Administrative (P-A) and Public Facilities (P-F). Refer to Figure

! City of Pico Rivera. 2014. Land Use Element. Figure 3-1: Land Use Plan. https://www.pico-rivera.org/wp-content/uploads/2022/09/GP-

Chapter-3.pdf (accessed October 2024).
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3-4: Existing Zoning. The existing development in the Project area consists of residential (R-M) uses;
commercial (C-G and C-C) uses; professional and administrative (P-A) uses; General Industrial (G-1) uses;
and public facilities (P-F) uses. The Project site is also composed of an approximately 76-acre portion of
the existing SP-400 and approximately 12.84 acres of the existing SP-301. SP-400 and SP-301 are
anticipated to be rescinded with the adoption of the proposed General Plan Amendment (GPA) and
Municipal Code Amendment (MCA); refer to Section 3.9, Discretionary Approvals below. Table 3.0-2,
Existing Allowed Maximum Density, shows a breakdown of maximum allowed densities in each of the
existing land uses with a maximum allowed 6,065,561.58 SF of non-residential capacity and up to 331 high
density residential dwelling units (DUs).

Table 3.0-2: Existing Allowed Maximum Density

Dwelling Unit . .
— . Non-Residential
Existing General Plan Land Use Capacity .
Capacity (SF)
(DU)
General Commercial (C-G) - 936,648.90
Community Commercial (C-C) - 77,754.60
Professional and Administrative (P-A) - 91,476.00
General Industrial (1-G) - 1,158,608.88
Public Facilities (P-F) - 27,007.20
High Density Residential (R-M) 331.2 -
Specific Plan 400 - 3,774,066.00
TOTAL 331.20 6,065,561.58
3.6 Surrounding Land Uses

Surrounding land uses are composed of retail commercial services, restaurants, lodging, and residential
uses to the north; a railroad, business parks, industrial uses, and residential uses to the south; warehouses,
public facilities, open space and trail amenities adjacent to the Rio Hondo River to the west; and residential
uses make up most of the areas east of the Project site.

3.7 Environmental Setting
Topography and Soils

The City generally slopes to the southwest where the Project is located at, with elevations ranging from
approximately 200 feet above mean sea level (amsl) at the northern boundary of the City to 140 feet amsl
at the southern boundary of the City. Additionally, the City is located in an area of alluvial fans, plains, and
terrace.

According to the U.S. Department of Agriculture (USDA) Natural Resources Conservation Service’s Web
Soil Survey, the Project site is underlain by Urban land-Biscailuz-Hueneme, drained complex, 0 to 2
percent slopes, and Urban land-Hueneme, drained-San Emigdio complex, 0 to 2 percent slopes.” In

2 USDA Natural Resources Conservation Services. (2019). Web Soil Survey. Available at: https://websoilsurvey.nrcs.usda.gov/app/ (accessed
October 2024).
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general, soils on-site have been heavily disturbed from a mix of industrial, light-industrial, commercial,
and residential development, with the exception of soils within the vacant parcel.

Biology

Kimley-Horn and Associates conducted a California Natural Diversity Database (CNDDB) search to
determine if endangered, rare, or threatened status at a federal and/or state level have the potential to
be found within the Project site. The CNDDB data output (included as Appendix A) for the Project site
determined that no critical habitat, candidate, sensitive, or special status species that would exist in local
or regional plans, policies, or regulations, or by the California Department of Fish and Wildlife (CFWD) or
U.S. Fish and Wildlife Service (FWS) occur onsite. Refer to Section 4.3, Biological Resources for further
discussion.

Seismic Conditions

The Project site is located in an area which is subject to strong ground motions due to earthquakes. Review
of Pico Rivera General Plan Figure 9-1, Regional Faults indicated that the Project site is not located within
an Alquist-Priolo Earthquake Fault Zone.? The closest fault zone is the Whitter Fault located outside of the
City to the east.

Hydrology

The Project site is located within the Alhambra Wash-Rio Hondo Watershed (HUC12 180701050303).* This
is a smaller drainage basin that drains into the Los Angeles River system, and ultimately discharges into
the Pacific Ocean.’

The WBTODSP Area is bordered by water facilities belonging to three different water agencies. Pico Water
District has an 8-inch pipeline in the north side of Washington Boulevard, and another 8-inch line in the
east side of Rosemead Boulevard. Also in the east side of Rosemead Boulevard is a 10-inch line belonging
to the Santa Fe Springs Water Company. The City of Pico Rivera Water Department has a 17-inch line in
the south side of Washington Boulevard, a 12-inch pipeline in the west side of Paramount Boulevard, and
a 17-inch line in the west side of Rosemead Boulevard, which only extends southerly from Washington
Boulevard into Sub-Area A. This 17-inch line in Washington Boulevard is fed directly by a well located just
westerly of Paramount Boulevard. Three main water connections from these City lines currently serve the
Specific Plan area. A 10-inch service exists on the west side of the site at Rex Road, a 12-inch service feeds
from the north, and another 12-inch line serves the easterly portion of the Project site.

The Project site is largely developed and has existing storm drain infrastructure that serve the Project site.
A 27-inch reinforced concrete pipe (RCP) conveys flows from north of Washington Boulevard to an open
channel located on the west side of Rosemead Boulevard. This channel then continues in a southerly
direction in the easterly portion of the WBTODSP Area, where it outlets to a double 72-inch RCP. At that

3 City of Pico Rivera. (2014). Pico Rivera General Plan. Safety Element Figure 9-1: Regional Faults. Retrieved from: https://www.pico-

rivera.org/wp-content/uploads/2022/09/GP-Chapter-9.pdf (accessed October 2024).

4 California Waterboards. 2022. HUC Watersheds.
https://gispublic.waterboards.ca.gov/portal/home/webmap/viewer.html?useExisting=1&layers=b6clbab9acc148e7ac726e33c43402ee
(accessed January 2024).

5 Arroyo Seco Foundation. ND. https://www.arroyoseco.org/riohondowatershed.htm (accessed January 2024).
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point, there is a confluence with an existing 66-inch RCP that extends northerly to Rex Road, and an
existing 72-inch RCP that extends westerly. The 66-inch RCP feeds a network of on-site drainage facilities.
Storm drains are the primary flood control facilities in the City, which convey local water runoff to Whittier
Narrows Dam and the Rio Hondo and San Gabriel spreading grounds, located adjacent to the Rio Hondo
and San Gabriel rivers. The Whittier Narrows Dam captures local stormwater flows for groundwater
replenishment.

Sewer service currently exists along the west side of Paramount Boulevard. The main sewer line located
adjacent to the Specific Plan area is a 63-inch trunk line on Paramount Boulevard. This line, which operated
by the County Sanitation Districts of Los Angeles County, has three direct connections in the area. The
first connection is a 10-inch public line on Washington Boulevard that extends easterly. The other two
connections are private lines. One of these is a 15-inch line located north of Rex Road, extending easterly
into the site, and the other is a 10-inch line extending easterly on Rex Road. The wastewater generated
from future development would be treated at the City’s Albert Robles Center, a water replenishment
facility that is used for water recycling and environmental learning.

Flood Zone Information

The Project site is located in Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map
06037C1830F (effective September 26, 2008).° The Project is designated Zone X, an area of reduced flood
risk due to a levee.” Additionally, the City is located approximately 20 miles east of the Pacific Ocean and
is not located within a tsunami hazard zone.? There are no large open bodies of water in the Project area.

3.8 Project Objectives

Section 15124(b) of the State CEQA Guidelines requires that an EIR include “[a] statement of the objectives
sought by the proposed Project. A clearly written statement of objectives will help the Lead Agency
develop a reasonable range of alternatives to evaluate in the EIR and will aid the decision-makers in
preparing findings or a statement of overriding considerations, if necessary. The statement of objectives
should include the underlying purpose of the proposed Project.” The following objectives have been
established for the proposed Project:

« Objective 1: Transit Supportive Development

« Objective 2: Vibrant, Mixed-Use, Multimodal Environment

. Objective 3: Enhanced Connectivity

o Objective 4: Preserve Community/Character/Culture/Heritage
o Objective 5: Creative Funding/Financing Options

« Objective 6: Increased Economic Development Opportunity

6 FEMA. ND. FEMA’s National Flood Hazard Layer (NFHL) Viewer. Map Number 06037C1830F. https://hazards-
fema.maps.arcgis.com/apps/webappviewer/index.htm|?id=8b0adb51996444d4879338b5529aa9¢cd. (Accessed October 2024).

7 Ibid.

8 City of Pico Rivera. 2014. Pico Rivera General Plan Update Administrative Draft Environmental Impact Report — 3.7 Hydrology and Water Quality.
Page 3.7-9.
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o Objective 7: Sustainable Design and Development

3.9 Discretionary Actions and Approvals

The City is the Lead Agency under CEQA and is responsible for reviewing and certifying the adequacy of
the Draft Program EIR for the WBTODSP Project. Prior to development of the Project site, discretionary
permits and approvals must be obtained from local, State, and federal agencies, as applicable. It is
expected that these agencies, among any others applicable at the time development projects are
proposed, at a minimum, would consider the data and analyses contained in this Draft Program EIR when
making permit determinations. The proposed Project requires the approval of a GPA No. 65 and a MCA
No. 198. No development or specific projects are proposed by the WBTODSP. It is anticipated that future
development projects would be required to comply with the requirements of this Draft Program EIR and
the WBTODSP Design Guidelines.

California Environmental Quality Act — State Clearinghouse No. 2023090527

This Washington Boulevard Transit-Oriented Development Specific Plan Project is considered a “Project”
under CEQA. CEQA is a statute that requires state and local agencies to identify the significant
environmental impacts of their actions and to avoid or mitigate those impacts, if feasible. To document
the potential significant impacts, this Draft Program EIR is being prepared for the Project and would be
certified by the City prior to adoption of the Project or any other Project entitlements. Subsequent
development within the WBTODSP boundaries deemed consistent with Specific Plan standards would not
require further environmental review. The City is the lead agency responsible for certification of the Draft
Program EIR.

GPA No. 65 — General Plan Amendment

The GPA would be required to adopt the new Washington Boulevard Transit-Oriented Development
Specific Plan. The Project area is presently designated as General Industrial (I), Specific Plan (SP 301 and
SP 400.4, Commercial (C), High-Density Residential (HDR), and Mixed Use (MU). The GPA would amend
the existing land use designations by proposing a new land use map with the following six land uses: Mixed
Use Residential Low Multi-Family (MUR Low), Mixed Use Residential High Multi-Family (MUR High), Mixed
Use Commercial (MUC), Commercial (MUC), Industrial Mixed Use (IMU), and Flex District (FLX). Refer to
Table 3.0-4 below that summarizes the Project’s proposed land uses.

The maximum overall intensity of development within the Specific Plan land use designation would be
consistent with the provisions of the Pico Rivera General Plan as determined through the development
review process. In all cases, the intensity of Specific Plan developments, and each portion thereof, would
be compatible with the underlying General Plan densities and intensities and adjacent and adjacent and
existing and planned land uses.

MCA No. 198- Municipal Code Amendment

An MCA would be required to amend the existing zoning standards for SP-400 and SP-301 within the PRMC
and adopt the new Washington Boulevard Transit-Oriented Development Specific Plan development
guidelines for the Project area.
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Table 3.0-3: Discretionary Actions and Table 3.0-4: Other Anticipated Approvals/Permits below includes
various approvals and permits for local, state, and federal agencies with jurisdiction over specific elements
of the Project that may be obtained during the decision-making process. The tables are organized by
agency/jurisdiction.

Table 3.0-3: Discretionary Actions

Action

=  Final EIR Certification
=  General Plan Amendment
City of Pico Rivera ®=  Municipal Code Amendment
= Specific Plan Adoption
= Statement of Overriding Considerations (if needed)

All development projects in the WBTODSP area are required to be consistent with the provisions of this
Specific Plan, including, but not limited to, tentative maps, development plans, conditional use permits,
substantial conformance reviews, planned residential developments, grading and improvement plans,
and landscape plans.

Table 3.0-4: Other Anticipated Approvals/Permits

Overseeing Agency Approval/Permit

= Infrastructure Plans/Permits (including roadway, landscape
and drainage for off-site facilities)

=  Building Plans/Permits

= Grading Plans/Permits

= Certificates of Occupancy

=  Commercial Site Plans

= |nfrastructure Plans/Permits

= Conditional Use Permit(s)

City of Pico Rivera =  Landscape Plan

=  Drainage Plan

=  Water and Sewer Plan

=  Site Development Plan

=  Mixed-Use Development Plan

®=  Planned Residential Development Permits, including Multi-
Family Residential

=  Water Quality Management Plan

=  Water Supply Assessment

Pico Water District =  Approval and construction of plans for water and sewer
facilities

= NPDES General Construction Permit

=  Clean Water Act 401 Certification

Regional Water Quality Control Board

Los Angeles County Flood Control and
Water Conservation District
State Water Resources Control Board ®  Construction General Permit Notice of Intent
U.S. Army Corps of Engineers ®=  Clean Water Act Section 404 Permit

=  Drainage Facility Plan Approval

3.10 Specific Plan Development Plan
Land Use Plan

The Land Use Plan for the WBTODSP area provides for the development of six land uses: Mixed Use
Residential Low Multi-Family (MUR Low), Mixed Use Residential High Multi-Family (MUR High), Mixed Use
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Commercial (MUC), Commercial (C), Industrial Mixed Use (IMU), and Flex District (FLX). The Specific Plan
encompasses approximately 305 acres (including rights-of-way). Table 3.0-5: Development Plan Land Use
Summary provides a breakdown of the WBTODSP area. The WBTODSP would allow a maximum of 2,336
new residential units and 5,889,747.60 SF of new non-residential (commercial, retail, office, public
facilities, etc.) uses. The 2,336 units are a cap on the total number of residential units that can be
developed in the Project. The actual number of units constructed may be lower and would be built over
multiple stages.

The WBTODSP is intended as the primary regulatory document for the development within the Specific
Plan area. Properties within the WBTODSP are subject to applicable regulations of the PRMC unless those
regulations are otherwise addressed in the Specific Plan. All terms in this chapter shall have the same
meaning as in the PRMC, the regulations set forth in the WBTODSP shall prevail. The final mix of uses
developed within the WBTODSP area will depend on the market conditions, tenant needs, and other
factors. As further discussed in Chapter 6: Implementation, of the WBTODSP, proposal for development
within the Project area will be evaluated by the City through review and approval.

This area is subject to unique factors that will influence the future development of the planning area,
including:

« Incoming multi-tenant buildings

« Transit Oriented Mixed Use Development

o LA Metro’s future E Line extension
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Table 3.0-5: Development Plan Land Use Summary

Assumed Buildout

Land Use
Acres Density Dwelling Units Square Footage
Mixed Use
Residential Low 16.8 ac 25 420 du 0.30 219,542.40 SF
Multi-family
Mixed Use
Residential High 19.6 ac 40 784 du 0.30 256,132.80 SF
Multi-family
Mixed Use
. 28.3 ac 40 1,132 du 0.30 369,824.40 SF
Commercial
Commercial 75.9 ac -- -- 0.50 1,653,102.00 SF
Industrial Mixed Use 39.5ac -- -- 0.50 860,310.00 SF
Flex District 116.2 ac -- -- 0.50 2,530,836.00 SF
Washington 8.8 -- --
Boulevard eac
TOTALS 305.1 AC -- 2,336 DU -- 5,889,747.60 SF

Table 3.0-6, Allowed Maximum Density and Proposed Project Density, shows a summary of existing
allowed maximum density on the Project site versus the anticipated maximum allowed density in of the
WBTODSP.

Table 3.0-6: Allowed Maximum Density and Project Density Comparison
‘ ‘ Dwelling Unit (DU)  Non-Residential (SF)

Existing Allowed Maximum Densities 331 6,065,561.58
Project SF 2,336 5,889,747.60
Difference 2,005 -175,813.9 SF

As shown in Table 3.0-6, the future development of the WBTODSP associated with the Project would for
approximately 175,813 SF less development of non-residential development than that allowed in the
same footprint under the existing land use designation (see Table 3.0-2, Existing Allowed Maximum
Density). The Project would allow for 2,005 more DUs than the 331 DUs allowed under the existing land
use designation. Overall, the WBTODSP would generate less density and an overall enhancement in
creating a TOD-oriented mixed use planning area.

The WBTODSP is designed to advance planning and investment efforts around the proposed Washington
and Rosemead Boulevard E Line Station to create an environment that promotes, encourages, and
supports transit ridership, and a transit-oriented community. The WBTODSP will transform the area into
an integrated transit-oriented commercial environment of residential mixed use living and a central hub
for employment. Figure 3-5, Specific Plan Land Use Concept, shows the anticipated land uses.
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Ground floor spaces in the commercial buildings developed in the Specific Plan area may include tenant
amenities, office, research and development, and/or other permitted uses. Where feasible, the public
lobbies of new commercial buildings should front onto Rosemead and Washington Boulevards, which
provides connectivity through the Specific Plan area, to create a unified environment.

Mixed Use Residential Low Multi-Family (MUR Low)

The MUR Low (MURL) is intended to provide low-rise multifamily buildings with three or fewer habitable
stories and ground floor commercial. This land use encompasses the existing commercial uses north of
Washington Boulevard. These uses will support the existing commercial uses while providing housing
options within the Specific Plan area. In total, the MUR Low would have an assumed total buildout of up
to 420 dwelling units at 219,542.40 SF. This land use would be permitted along Washington and Rosemead
Boulevards; refer to Figure 3-6, Specific Plan Land Use Concept — MUR Low.

Mixed Use Residential High Multi-Family (MUR High)

The MUR High (MURH) is intended to provide mid-rise multifamily buildings with four or more habitable
stories and ground floor commercial. This land use will encompass the existing commercial uses around
the intersection of Washington and Rosemead Boulevards where the E Line Station is planned to be built.
These uses are intended to be the central area for commercial use around the new Metro Station,
providing commercial uses on the ground floor and housing above. In total, the MUR High would have an
assumed total buildout of up to 784 dwelling units at 256,132.8 SF; refer to Figure 3-7, Specific Plan Land
Use Concept — MUR High.

Mixed Use Commercial (MUC)

MUC will focus on providing an integrated mix of residential and commercial land uses located close to
one another, either within a single building, on the same parcel, or adjacent parcels. This land use will
encompass the existing commercial uses on the corners of the intersection of Washington and Rosemead
Boulevards where the E Line Station is planned to be built. These uses are intended to be the central area
for commercial use around the new Metro Station providing commercial uses on the ground floor and
high-rise residential above. In total, MUC would have an assumed total buildout of up to 1,132 dwelling
units at 369,824.4 SF; refer to Figure 3-8, Specific Plan Land Use Concept — MUC.

Commercial (C)

The Commercial land use is intended to designate certain areas within residential neighborhoods of the
Specific Plan for commercial purposes that could provide convenience goods and services. This land use
would encompass a blend of employment and commercial intensity in the areas south of Washington
Boulevard and east of Paramount Boulevard. In total, the Commercial land use would have an assumed
total buildout of 1,653,102 SF for employment and commercial uses; refer to Figure 3-9, Specific Plan
Land Use Concept - C.

Industrial Mixed Use (IMU)

The IMU land use is intended to designate certain areas within the City that would promote wholesaling
and limited manufacturing, but which may also involve general commercial in nature. The IMU land use
would encompass the areas south of Washington Boulevard and east of Paramount Boulevard within the
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Specific Plan area. By their nature, the uses in this area require relatively flat, large acreage tracts of land
and may generate truck traffic. In total, the IMU would have an assumed total buildout of 860,310 SF of
employment and industrial uses; refer to Figure 3-10, Specific Plan Land Use Concept — IMU.

Flex District (FLX)

The FLX land use is intended in to provide commercial and restricted light industrial use types at the core
of the Specific Plan area. These uses would be located along Paramount Boulevard. In total, the FLX District
would have an assumed total buildout of 2,530,836 SF of light industrial and commercial use; refer to
Figure 3-11, Specific Plan Land Use Concept — FLX.

3.11 Specific Plan Design Guidelines

The Project has incorporated design guidelines into the WBTODSP, including architectural, streetscape,
landscaping, lighting and monumentation. The guidelines provided are supplemental to the land use plan,
development standards applicable to commercial, industrial, multifamily residential, and mixed-use multi-
family development as established within the WBTODSP for each sub-district allowing such use. The
design guidelines would be used for subjective review of all projects to ensure that the City’s requirements
for quality site, building, and public realm development are satisfied for the WBTODSP area. The design
guidelines shall be applied uniformly, and without discretion, to enhance the built environment for all
permitted and conditional use development types.

The Guidelines identify appropriate TOD around the future Washington and Rosemead transit station and
within each of the six WBTODSP sub-districts. The Director may issue interpretations regarding how
regulations are applied. The Guidelines are organized into four major sections.

General Transit-Oriented Development (TOD) Guidelines

In the ideal TOD, the essential components are integrated to create a ‘one-stop destination’ that is easily
accessed on foot, by bicycle or from transit, by commuters, residents and people working in the area.
Land use patterns and intensities should support the day-to-day needs of TOD residents. Refer to
Section 6.2, TOD Guidelines of the WBTODSP, for specific guidelines pertaining to the following:

.  First and Last Mile Station Trip Guidelines — These are trips that transit users must take between
their starting or ending destination and the future Washington and Rosemead Boulevards light
rail station. Transit users would have at a minimum safe, direct, and convenient five-minute
walking and biking access to and from the light rail station. Walking and biking improvements
would be focused within the relevant ‘rider-sheds.’

. Street Grid Guidelines — Are intended to generate an interconnected network of streets and
ensures that all trips to or from a transit station are as short as possible. The ideal TOD street grid
would extend continuously in all directions from the station. Partial or disconnected networks
would be prohibited. Direct sightlines to the station would be fostered. Streets would not
meander or jog.

o Complete Streets Guidelines - Active transportation modes like walking and biking would be
addressed equally with motor vehicles to encourage reduction in auto dependency. The street
grid should be designed to be safe and inviting for all.
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. Transit-Supportive Land Use Guidelines - Mixed-use development within the Washington and
Rosemead Boulevard station neighborhood and station hub would include the highest intensity
of trip-generating retail and employment uses such as grocery stores, and dense residential types,
such as multi-family apartments or condominiums.

«  Station ‘Hub’ Environment Guidelines - Conditions in the area directly adjacent to the station play
an essential role in establishing the TOD. Land uses adjacent to the station platform would
establish a station ‘hub’ environment that encourages commuters to congregate and linger.
Street-oriented buildings, open spaces, and station pedestrian and bicycle facilities and amenities
would result in safer and more vibrant station. This would in turn result in more transit riders and
reduce the potential for crime.

Public Area Guidelines

The Public Area guidelines address publicly accessible outdoor areas within public rights-of-way (ROW),
publicly dedicated open spaces, and private open spaces that may be accessible to the public or for
exclusive communal or private use by tenants, residents, or invited guests.

Public ROW guidelines include sidewalks, bicycle parking, plaza guidelines for community gather spaces,
and paseo guidelines applicable to routes that would be dedicated to Pico Rivera or owned, maintained,
and operated by private entities. Private development site guidelines would apply to private spaces
accessible from public sidewalks, courtyards, and forecourts; private or public site courtyards and roof
top spaces. Additionally, guidelines are included for pedestrian zones, building zones, and
furnishings/landscape zones. Refer to Section 6.3, Public Area Guidelines of the WBTODSP, for a detailed
description.

Site Design Guidelines

Site Design guidelines address private development parcel areas within the Specific Plan boundaries. The
intent of the Site Design Guidelines is to address the full range of potential site configurations and
conditions in which development is permitted. The guidelines identify site uses including building edges,
parking, common open space, landscaping, at-grade utilities, and other site components. The guidelines
ensure that economic viability for development is maintained; development is harmonious with adjacent
residential uses; and an environment where livability is maximized for residents and guests is created.
These guidelines include parking lots and structures, bicycle parking facilities, site lighting, site
landscaping, utility screening, rooftop mechanical equipment screening, waste and recycling enclosures,
and wall and fence guidelines. Refer to Section 6.4, Site Design Guidelines of the WBTODSP, for a detailed
description.

Building Design Guidelines

The Building Design guidelines would serve as a set of rules and principles that would guide designers in
creating consistent and well-designed products for future projects in the WBTODSP. Section 6.5, Building
Design Guidelines of the WBTODSP, includes a detailed description of the following guidelines: building
harmony, building contrast, building vertical and horizontal scale, form and volume, mixed-use
commercial, multi-family building entries and edges, campus office entries, window and door
fenestration, facade materials, facade colors, balconies, terraces and patios, window bays, awning and
canopy guidelines, and lighting.
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3.12 Project Characteristics
Circulation Plan

The Metro Transit Oriented Development Toolkit (the Metro TOD Toolkit) details specific policies and
programs that can be used to promote Transit Oriented Communities (TOC). The Metro TOD Toolkit
provides local governments, advocates, and developers in Los Angels County (Metro’s service area) with
strategies for integrating land use and transportation planning, to encourage reduced passenger vehicle
miles traveled (VMT) through increased rates of walking, biking, and transit usage. The toolkit includes a
wide range of policy and regulatory tools that have successfully been implemented throughout Southern
California and across the State.

The WBSTODSP has incorporated several Metro TOD recommendations to develop regulations and
policies to provide safe and adequate sidewalks including crosswalks, improve comfort and safety
elements through landscaping and lighting, create pedestrian oriented corridors and circulations, all of
which will be accessible for all persons and be Americans with Disabilities Act (ADA) compliant. The
WBTODSP will also encourage bicycle use and commuting by developing regulations and standards to
include a comprehensive and safe bicycle plan through improved signage, bike lanes, increased safety
measures using landscaping and lighting, and require short-term and long-term bicycle parking.

Accordingly, the proposed circulation and mobility within and around the WBTODSP area includes
upgrades to existing, and construction of new, roadways, pedestrian pathways, and bike lanes and routes.
Consistent with the mobility guidelines above, these improvements would be designed to provide a
variety of travel options (vehicle, pedestrian, bike, and transit) and provide safe pedestrian access to the
Metro station.

More specifically, the proposed Circulation Plan within the WBTODSP describes the general layout of
roadways, ingress and egress, and multimodal transportation infrastructure within and surrounding the
Project area. Future development facilitated by the WBTODSP would be subject to discretionary permits
and requires compliance with all applicable City policies and requirements in the Pico Rivera General Plan
and PRMC. This includes policies and regulations required to improve the transportation system, as
applicable, and improve public access and safety for people who walk and bike. Further, future
development within the WBTODSP would be required to adhere to all state requirements for consistency
with transportation plans.

Public Transit Facilities

Public transportation within the City is provided by the Los Angeles County Metropolitan Transportation
Authority (Metro), Montebello, and Downey Link bus lines.’

The Specific Plan area is traversed with major public transit services, including Montebello and Los Angeles
Metro (LA Metro) bus lines. Montebello Line 50 runs northwest/southeast along Washington Boulevard.
Metro Line 265 runs northeast/southwest along Paramount Boulevard. Lastly, Metro Line 266 runs
northeast/southwest along Rosemead Boulevard. As further discussed in Chapter 3: Circulation & Mobility

9 City of Pico Rivera. 2014. Pico Rivera General Plan Update — Circulation Element. Pg. 5-15. Retrieved from: https://www.pico-rivera.org/wp-
content/uploads/2022/09/GP-Chapter-5.pdf (accessed September 2023).
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of the WBTODSP, the proposed E Line extension and proposed Metro transit station at the Rosemead and
Washington Boulevard intersection will sync up with existing adjacent bus line schedules to enhance
connectivity to the neighborhood and region. Pedestrian and bicycle connectivity would be provided at
this future transit station.

The intent of the WBTODSP is to establish a flexible range of parking options based on tenancy needs and
market conditions and to encourage the use of alternate transportation modes and reduce reliance on
single-occupancy vehicles. The specific parking strategy would be implemented through the Precise Plan
process for each phase, with parking provided within the permitted range.

Bicycle Facilities

The significant bicycle facilities in the area are the bicycle paths (dedicated rights-of-way) along the Rio
Hondo Channel which is identified as a Class | lane (west of the proposed Metro stop) and the San Gabriel
River bike lane (east of the proposed Metro stop), also classified as a Class | lane. Direct access to bicycle
facilities is proposed including Class Il bike lanes along Rosemead Boulevard and Class Il bike routes along
Washington Boulevard, Paramount Boulevard, Passons Boulevard, and Slauson Avenue.

Pedestrian Facilities

Existing pedestrian facilities in the Project area also includes Paramount Boulevard and Rex Road.
Sidewalks also exist on south side of Rex Road. No sidewalks currently exist along the Project frontage
near the train tracks.

New sidewalks constructed with new site developments will connect and conform to existing sidewalks
and crosswalks adjacent the site to allow residents, employees, and patrons access to nearby transit
facilities, as well as residential and commercial uses surrounding the Specific Plan area. Increased
pedestrian improvements would include but are not limited to additional crosswalks along Paramount,
Rosemead, and Washington Boulevard to slow traffic and provide safer routes for residents to walk to
work, nearby retail centers, or to school.

Infrastructure Improvements

Future development within the WBTODSP area would utilize the existing public utility infrastructure in
the Project site to the extent feasible. It is anticipated that certain existing utility connections may be
relocated and/or abandoned, as necessary and approved by the City, and new utility connections shall be
required for implementation of the WBTODSP to accommodate increased capacity demand.

New underground connections would be constructed to existing utilities on surrounding streets as needed
to accommodate additional capacity demand. Additionally, existing overhead utility poles may need to be
relocated underground along the street frontages, as required by the City or otherwise required by the
respective utility provider.

The City would determine required utility connections and improvements during development projects
plan review for each development phase, or as otherwise set forth in a Development Agreement.
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Water Supply
Specific Plan Water Infrastructure Improvements

The existing water system adequately served the Northrop-Grumman facility when it was in full
production. When the facility was operating at full capacity, it used approximately 25 percent of the
annual 6,000 acre-feet of water pumped by the City. This equates to a demand of approximately
930 gallons per minute (gpm). The existing water system is sufficient to accommodate future
development contemplated under the WBTODSP without additional off-site improvements. However, if
future development includes any high-water usage industries, such as bottling plants, the water demands
of such industries should be estimated, combined with the demands of the entire development, and
compared with the anticipated figures to ensure continued water system adequacy at the time of project-
level development projects.

Wastewater

Specific Plan Wastewater Improvements

Buildout of the WBTODSP area would increase wastewater/sanitary sewer flows to the public sanity sewer
system. The City’s Sewer Division would provide wastewater treatment for the proposed flows from
buildout of the WBTODSP. Development projects would be required to request a will-serve letter from
the City’s Sewer Division.

Stormwater

Specific Plan Stormwater Improvements

The WBTODSP area is fully developed. As such, the existing storm drain facilities can convey the
“developed” condition storm flows generated on-site. Since future development permitted under this
WBTODSP also represents a “developed” condition, it is assumed that the existing drainage facilities
would be capable of conveying these flows as well. As a result, the existing major storm drain facilities are
adequate to properly drain the Specific Plan area, following redevelopment. The existing backbone
facilities (i.e., concrete channel, large diameter reinforced concrete pipes, etc.) should therefore remain
in place and be utilized by future development. However, some modifications may be required to
accommodate future development. Furthermore, on-site infrastructure and connections may need
upgrading, depending on the uses ultimately selected.

Development within the WBTODSP area shall be required to comply with the City’s standard development
conditions regarding both stormwater conveyance and water quality, in addition to any other applicable
federal, state, and local requirements regarding stormwater discharge.

Dry Utilities
The following standards are concerned with the provision of energy to the WBTODSP area (natural gas
and electric utility purveyors) and the need for energy conservation:

1. The developer shall work with Southern California Edison (SCE) and Southern California Gas
Company (SCG) in abandoning existing overhead power lines and gas lines. New and existing
utility lines shall be installed underground. SCE and SCG would facilitate the extension and/or
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relocation of power and gas lines and facilities that would serve future development within the
Specific Plan area.

2. The developer shall work with telephone and cable television companies in abandoning existing
overhead lines and undergrounding all new telephone and cable lines that would serve future
development.

3. All proposed structures on-site shall adhere to State and City standards regarding energy
conservation, insulation, and energy-efficient site planning, design, and appliance use. Energy
conservation practices shall be incorporated into the Project, and the use of energy-efficient or
gas air conditioning systems and appliances will be required.

4. Design measures that maximize the use of climate and reduce heating and cooling requirements
would also be incorporated into future development. All proposed structures on-site shall adhere
to State and City standards on energy conservation, insulation, and energy-efficient site planning,
design, and appliance use.

Specific Plan Dry Utilities Improvements

Cable, phone, gas, and electric infrastructure improvements would be required to adequately serve
development within the WBTODSP area. These dry utility infrastructure improvements are anticipated to
include undergrounding a portion of the existing overhead utilities along the immediate street frontages,
as conditioned by the City or otherwise required by the respective utility provider.

Where feasible and required by the City, new dry utilities improvements should be located underground
and in building service areas. Above-ground infrastructure should be screened from view utilizing
landscaping and/or other appropriate screening methods.

Solid Waste Disposal

Future occupants would be encouraged to implement waste recycling practices for paper, cardboard,
glass, plastics, metals, green waste, and other recyclable materials at the WBTODSP area, and each future
parcel-specific project shall comply with the City’s recycling and source reduction programs, in compliance
with Assembly Bill 939.

Public Services

The City of Pico Rivera provides relevant public services which includes fire protection, police protection,
and emergency medical services. Any increased demand on public services associated with
implementation of the WBTODSP would be financed through development fees and the payment of
annual property taxes associated with new development within the WBTODSP area.

3.13 Project Phasing

This is a policy document, no specific development has been identified at this time, and no specific phasing
schedule has been identified. Mixed Use Residential Low and High Multi-family, Mixed Use Commercial,
Commercial, Industrial Mixed Use, and Flex District development projects are dependent upon market
factors and the ability to attract future end-users. Where possible, infrastructure and physical
improvements within the Project boundary may be installed in response to market demands.
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The planning and design of each land use would address construction issues such as drainage, storm water
management, utilities and parking, as described in the WBTODSP and required by mitigation measures
adopted as part of this Draft EIR, if applicable.

Construction and implementation of any development project within the Project site would demonstrate
that all required infrastructure and facilities would be timed to adequately service each individual
development project. This may require construction of the facilities both on-site (within or adjacent to
the land use) and/or off-site (within other land use or outside of the Project site) to connect with existing
facilities that would service that development.
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