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1.0   Project Description 
 
A. Project Summary  
 
The Project Site is located at 3400 Airport Avenue in the City of Santa Monica and is currently 
developed with one single-story office building totaling 29,000 square feet of floor area, three 
ancillary storage buildings totaling 3,700 square feet of floor area, and two associated surface 
parking lots with a total of 79 vehicle parking spaces. The Project Site is adjacent to the Santa 
Monica College (SMC) Bundy Campus (on the south). The Proposed Project includes demolition 
of the existing office building and ancillary storage buildings for the construction, use, and 
maintenance of six outdoor SMC instructional tennis and pickleball courts and one warm up 
pickleball court totaling approximately 31,200 square feet. These courts will be available for public 
use when not being used by SMC for instruction during hours of operation. The Proposed Project 
would also provide 42 vehicle parking spaces, a janitor’s room and two storage buildings (totaling 
564 square feet), and a restroom building with four general neutral bathrooms, as shown on the 
Project Site Plan (Figure 4).  

In addition to requiring the discretionary approval of the Proposed Project from the Santa Monica 
Community College District (SMC), the Proposed Project will require various ministerial 
administrative approvals and permits from the State of California Division of the State Architect’s 
(DSA) Office for project construction activities. 

B.  Environmental Setting 

1. Project Location  
The Project Site is located in the Friends of Sunset Park Neighborhood area within the City of 
Santa Monica. The Project Site’s location within the City of Santa Monica and the greater Los 
Angeles region is depicted in Figure 1, Project Location Map. The Project Site encompasses an 
approximately 3-acre parcel of land. The Project Site’s property address, Assessor’s Parcel 
Number (APN), and land use are summarized in Table 1.1, Summary of Project Site, below.   

The Project Site is generally bound by Airport Avenue to the north; a restaurant to the west; 
College Drive and the SMC Bundy Campus and its associated parking to the south; and Bundy 
Drive to the east. 

Table 1.1 
Summary of Project Site 

Address APN Existing Land Use 

3400 Airport Avenue 4272-026-902 office building, ancillary storage buildings, 
surface parking 

Source: City of Santa Monica, SaMoMAP, website:  https://samomap.santamonica.gov, accessed October 
2023. 
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Regional access to the Project Site is provided by the Santa Monica Freeway (I-10). The Santa 
Monica Freeway generally runs in an east-west direction approximately 1.0 mile to the north of 
the Project Site. Regional access to the Project Site is also provided by the San Diego Freeway 
(I-405). The San Diego Freeway generally runs in a north-south direction approximately 1.3 miles 
to the east of the Project Site.  

Local street access is provided by Airport Avenue, which borders the Project Site to the north. 
Airport Avenue is a two-way street providing one travel lane in each direction. Street parking is 
restricted along Airport Avenue adjacent to the Project Site. Bundy Drive, which borders the 
Project Site to the east, is a two-way street providing two travel lanes in each direction. Street 
parking is restricted along Bundy Drive adjacent to the Project Site. College Drive, which borders 
the Project Site to the south, is a two-way street providing one travel lane in each direction serving 
SMC’s Bundy Campus. Street parking is restricted along College Drive adjacent to the Project 
Site, but approximately 600 parking spaces are provided on the Bundy Campus and 133 overflow 
spaces in the surface parking lot on the east side of the Project Site at the southwest corner of 
Bundy Drive and Airport Avenue. The City’s Bike Action Plan identifies Airport Avenue as a future 
priority connection for the bikeway network. 

The City of Santa Monica’s Big Blue Bus operates one bus line (Line 14) with multiple bus stops 
within walking distance (approximately one-half mile) from the Project Site. In the vicinity of the 
Project Site, bus stops are located along Bundy Drive. Bus service is provided to the SMC Bundy 
Campus. The Project Site is easily accessible and connected with the Bundy Campus, the City, 
and the greater Los Angeles area. The Project Site is also situated within walking distance to 
other recreational properties located along Airport Avenue.  

2. Existing Conditions 

2.1 Zoning and Land Use Designations  

The Project Site does not currently have a zoning designation. The City of Santa Monica 2010 
Land Use and Circulation Element (LUCE) designates the Project Site for Institutional/Public 
Lands land uses. Public colleges and recreational land uses are expressly permitted in the 
Institutional/Public Lands land use designation. Thus, the land use of the Project Site is consistent 
with the allowable land uses under the existing land use designation.  

Figure 2, Zoning and Land Use Designation, shows the existing zoning designation for properties 
surrounding the Project Site and the land use designation on the Project Site and in the 
surrounding area. Additionally, the Project Site is located within the Airport Influence Area and 
within the Friends of Sunset Park Neighborhood.  

It is anticipated that the SMC Board of Trustees will adopt a resolution preempting local zoning 
as to this Project Site pursuant to Government Code Section 53094(b). 
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2.2  Existing Site Conditions 

The Project Site is currently developed with one single-story commercial office building totaling 
29,000 square feet of floor area, three ancillary storage buildings totaling 3,700 square feet of 
floor area, and associated surface parking. There are two vehicle driveways located along Airport 
Avenue that provide access to the Project Site. There is one additional driveway that provides 
access to the eastern portion of the Project Site along College Drive.  

2.3  Surrounding Land Uses 

As shown in Figure 3, the Project Site does not have a zoning designation, however, certain 
properties proximate to the Project Site are designated with a Parks and Open Space zoning 
within the Airport Influence Area. The Project Site and surrounding properties have a LUCE land 
use designation of Institutional/Public Lands. The properties surrounding the Project Site include 
a one-story restaurant building, parks, surface parking lots, and the Santa Monica College Bundy 
Campus. Below is a description of the existing conditions in the surrounding area. 

North:  Abutting the Project Site to the north is Airport Avenue. Further north, past Airport 
Avenue, is the Airport Park and associated surface parking lot. This property is zoned 
OS (Parks and Open Space) with a LUCE land use designation of Institutional/Public 
Lands.  

West:  Abutting the Project Site to the west is a one-story restaurant and associated surface 
parking lot. This property does not have a zoning designation but has a LUCE land use 
designation of Institutional/Public Lands.  

East:  Abutting the Project Site to the east is a surface parking lot which connects to College 
Drive and provides additional parking for the Santa Monica College Bundy Campus.  
This property does not have a zoning designation but has a LUCE land use designation 
of Institutional/Public Lands. Further east, past the surface parking lot, is Bundy Drive. 

South: Abutting the Project Site to the south is College Drive. Further south, past College Drive, 
is the Santa Monica College Bundy Campus and associated surface parking lot. The 
Bundy Campus property is located within the municipal jurisdiction of the City of Los 
Angeles.  
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C.  Description of Project 

1. Project Overview  

The Project Site is currently developed with one single-story office building totaling 29,000 square 
feet of floor area, three ancillary storage buildings totaling 3,700 square feet of floor area, and two 
associated surface parking lots with a total of 79 vehicle parking spaces. The Proposed Project 
includes demolition of the existing commercial office building and ancillary storage buildings 
(approximately 32,700 square feet in total building area) for the construction, use, and 
maintenance of six outdoor instructional tennis and pickleball courts and one warm up court 
totaling approximately 31,200 square feet. The Proposed Project would also provide 42 vehicle 
parking spaces, two storage buildings (totaling 564 square feet), and a 224 square foot restroom 
building with four gender neutral restrooms, as shown on the Site Plan (Figure 4). The existing 
parking lot on the east side of the Project Site is not a part of the Proposed Project and will remain 
surface parking.  The Proposed Project would be open daily between 8:00 a.m. and 10:00 p.m. 
The tennis and pickleball courts would include perimeter fencing and site lighting.  
 
A summary of the Proposed Project is provided in Table 1.2, Proposed Development Program, 
below. Conceptual plan layouts of the Proposed Project are depicted in Figure 4 and Figure 5.1   
 
 

Table 1.2 
Proposed Development Program  

Land Use Proposed Area  
(square feet) 

Institutional/Public Lands  

Tennis and Pickleball Courts 6 full size courts / 1 warm up court 
(31,200 sf)  

Restrooms (4 gender neutral) 224 sf 
Ancillary Janitor’s Room and Equipment Storage 564 sf 
Surface Parking 42 spaces 

Demolition Plan: 

Land Use Existing Floor Area  
(square feet) 

Office building 29,000 sf 
Ancillary storage buildings 3,700 sf 

TOTAL: 32,700 sf 
 

Institutional/Public Lands Uses  

As shown in Table 1.2, above, the Proposed Project would include the demolition of 29,000 
square feet of existing office buildings and 3,700 square feet of ancillary storage buildings and 
the development of six outdoor tennis and pickleball courts and one warm-up court (totaling 
approximately 31,200 square feet), 42 vehicle parking spaces, four gender neutral restrooms 
(approximately 224 square feet), and ancillary janitor’s room and storage areas (564 square feet). 

 
1  The plan layouts depicted in Figures 4 and 5 are conceptual and are subject to change.   
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  2. Access, Circulation, and Parking  

The Proposed Project would provide 42 vehicle parking spaces, as shown in the Site Plan (Figure 
4). Vehicular access to the surface parking lot would be provided via one full-access driveway 
along the south side of Airport Avenue with vehicle circulation connecting the eastern and western 
parking lots. Temporary construction parking and staging would occur on-site within designated 
parking lot/staging areas. 

3. Lighting and Signage 
Exterior lighting features within the Proposed Project would consist of low-level illuminated 
pedestrian walkways and pole lighting within tennis and pickleball courts and surface parking 
areas. Illumination intensity would be consistent with the existing lighting within the Airport Park 
to the north and the Bundy Campus parking lot to the east and south. Lighting for the Proposed 
Project would be consistent with the hours of operation (8:00 a.m. to 10:00 p.m. daily). On site 
signage would include site identity and wayfinding signs in accordance with the SMMC.  

4. Site Security  
Security for the Proposed Project would be provided via site planning and secured access points 
of entry. Perimeter fencing would be placed around the tennis and pickleball courts, which would 
be unlocked during the hours of operation and locked during all other times. Additionally, the 
Santa Monica College Police Department (SMCPD) provides police protection services to the 
SMC community. The Project Site is located adjacent to the SMC Bundy Campus, and therefore, 
the SMCPD would provide emergency services to the Proposed Project. All SMC campus 
buildings and facilities are secured by Campus Police between the hours of 10:15 p.m. to 6:00 
a.m. Mondays-Thursdays and between 5 p.m. on Fridays and 6:00 am on Monday.  

5. Anticipated Construction Schedule 
For purposes of analyzing impacts associated with air quality, this analysis assumes a Project 
construction schedule of approximately six months, with final buildout occurring in 2024. 
Construction activities would include three main steps: (1) demolition/site clearing; (2) grading; 
and (3) paving and installation of fixtures. All construction activities would be performed in 
accordance with all applicable state and federal laws and City codes and policies with respect to 
building construction and activities. In accordance with SMMC Section 4.12.110, project 
construction activities would be permitted to occur only between 8 a.m. and 6 p.m. on Monday 
through Friday, and 9 a.m. to 5 p.m. on Saturday. No construction activities are permitted on 
Sundays. The Proposed Project would comply with these restrictions. 

Demolition/Site Clearing Phase 

This phase would include the demolition of the office building and three ancillary storage buildings 
consistent with SMC’s lease agreement with the City. In addition, this phase may include the 
removal of walls, fences, and associated debris. The demolition/site preparation phase would be 
completed in approximately one (1) month.  
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Grading Phase 

After the completion of the demolition phase, the grading phase for the Proposed Project would 
occur for approximately one (1) month and would involve the export of up to 1,000 cubic yards of 
soil to be hauled off-site. This phase would also involve grading to ensure the proper base and 
slope for the tennis court foundations. 

Paving Phase 

The paving phase is expected to occur for approximately four (4) months. The paving phase would 
involve pouring asphalt for the proposed surface parking lots and walkways, pouring foundation 
for the proposed tennis and pickleball courts, and installing fencing, nets, lighting, water fountains, 
and other associated fixtures.  

D.  Requested Permits and Approvals 

In addition to requiring the discretionary approval of the Proposed Project from the Santa Monica 
Community College District (SMC), the Proposed Project will require various ministerial 
administrative approvals and permits from the State of California Division of the State Architect’s 
(DSA) Office for project construction activities. 
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2.0 Evaluation of Class 32 Criteria 
 
The CEQA Guidelines (Sections 15300 to 15332) include a list of classes of projects, which have 
been determined to not have a significant effect on the environment, known as Categorical 
Exemptions. If a project falls within one of these classes, it is exempt from the provisions of CEQA, 
and no further environmental review is required. The Class 32 “Infill” Categorical Exemption 
(CEQA Guideline Section 15332), hereafter referred to as the Class 32 Exemption, exempts infill 
development within urbanized areas if it meets certain criteria. The class consists of infill projects 
that are consistent with the local General Plan and Zoning requirements. This class is not intended 
for projects that have the potential to result in any significant traffic, noise, air quality, or water 
quality impacts. As supported by the information presented herein, the Proposed Project falls 
under the Class 32 Exemption and would not result in any significant traffic, noise, air quality, or 
water quality impacts. 

A Class 32 Exemption applies to a project characterized as in-fill development meeting the 
conditions described below:  

a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations.  

b) The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses. 

c) The project site has no value as habitat for endangered, rare or threatened species. 

d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 

e) The site can be adequately served by all required utilities and public services. 

As presented herein, the Proposed Project qualifies for a Class 32 Infill Development Project 
under the CEQA (P.R.C. 21000-21189.2), and the State CEQA Guidelines (C.C.R. Title 14, 
Division 6, Chapter 3, 15000-15387). The Proposed Project meets all of the criteria necessary to 
qualify for a CEQA Exemption as a Class 32 (Infill Development Project) pursuant to CEQA 
Guideline Section 15332, respectively, and none of the exceptions section set forth in CEQA 
Guidelines Section 15300.2 apply. Therefore, no further environmental analysis is warranted. 

A. Supporting Analysis for a Class 32 Categorical Exemption 
 
Consistent with the State CEQA Guidelines and both the College’s and City’s policies and 
practices for implementing CEQA, the following assessment provides substantial evidence to 
support the determination that the Proposed Project meets the above criteria, pursuant to the 
Class 32 (Infill Development) requirements as set forth in Section 15332 of the State CEQA 
Guidelines.  
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a) The Proposed Project is consistent with the applicable General Plan designation and 
all applicable General Plan policies as well as with applicable zoning designation and 
regulations. 

A significant impact may occur if a project is inconsistent with applicable land use plans or zoning 
designations adopted for the purpose of avoiding mitigating an environmental effect. Plan 
inconsistencies in and of themselves are not a significant impact on the environment under CEQA. 
CEQA recognizes only direct physical changes or reasonably foreseeable indirect physical 
changes in the environment.2 As such, the analysis below only addresses those policies that have 
the potential to result in physical impacts to the environment.  

That being said, the proposed use of instructional courts for the College is fully consistent with 
the City’s land use designation for the property, as discussed further below. 

SMMC: Zoning Designations and Regulations 

Land Use 

The Project Site does not have a zoning designation, but has a Land Use and Circulation Element 
(LUCE) land use designation of Institutional/Public Lands. The Proposed Project would include 
the demolition of an existing office building for the new construction and operation of six full-sized 
outdoor courts and one warm-up court totaling 31,200 square feet, 42 ancillary surface parking 
spaces, four gender neutral restrooms, and 564 square feet of ancillary janitor’s room and storage 
areas. Public college and recreational uses are both identified as allowable land uses in the 
Institutional/Public Lands land use designation. Therefore, the Proposed Project would conform 
to the allowable land uses pursuant to the SMMC.  

Parking 

The City’s Zoning Code does not call for any required parking for recreational uses. Nevertheless, 
the Proposed Project would provide 42 onsite vehicle parking spaces such as shown on the Site 
Plan (Figure 4). Vehicular access to the surface parking lot would be provided via one full-access 
driveway along the south side of Airport Avenue with vehicle circulation connecting the eastern 
and western parking lots. Temporary construction parking and staging would occur on-site within 
designated parking lot/staging areas.  

City of Santa Monica General Plan Land Use and Circulation Element – Institutional/Public 
Lands 

The Santa Monica Land Use and Circulation Element (LUCE) (amended May 2023) articulates 
the community’s vision for Santa Monica’s future. The LUCE, which is an element of the City’s 
General Plan, is designed to maintain the City’s character, protect its neighborhoods, manage its 
transportation systems, and encourage additional housing in a sustainable manner that ensures 
a high quality of life for all Santa Monicans now and in the future. The purpose of the LUCE is to 
establish the community’s vision for the future. Its goal is to provide a flexible framework for long-

 
2  See Guidelines Section 15064(d)-(e).   
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term decision making that will determine how the community will look and function as it evolves 
over time. The LUCE is the City of Santa Monica’s fundamental land use and circulation policy 
document, and it provides the basic policy direction for the City’s development and conservation 
for the next 20 years. The Land Use Policy and Designations Chapter of the Santa Monica LUCE 
outlines what is allowed in terms of uses as well as the intensity of development for each parcel 
of land within the City. Citywide goals and policies are designed to implement the core values of 
the community that form the basis of the City’s land use policy. Table 2.1, below, demonstrates 
the Proposed Project’s compliance with the applicable Citywide Land Use Goals and Policies of 
the Santa Monica Land Use and Circulation Element. 

Table 2.1 
Project Consistency Analysis with Applicable Land Use Goals and  

Policies of the Santa Monica Land Use and Circulation Element 
Goal / Policy Project Consistency Analysis 

Goal LU17: Increase Open Space – Increase 
the amount of open space in the City and 
improve the quality and character of existing 
open space areas ensuring access for all 
residents. 

No Conflict.  The Proposed Project includes the demolition 
of one office building and three ancillary storage buildings 
for the construction of tennis and pickleball courts to serve 
the needs of SMC students and the general public when not 
in use by the College. The Proposed Project would also 
include two storage buildings and a restroom building 
consisting of four gender neutral stalls and a utility/janitor’s 
room. Residents of all ages and income levels would have 
access to recreational uses and amenities with the 
development of the Proposed Project as it would be open to 
the public without fees. Therefore, the Proposed Project 
would not conflict with this Goal. 

Policy LU17.1: Encourage new ground level 
open space including, but not limited to 
landscaped areas, gathering spaces and play 
areas in new development. 

No Conflict. The Proposed Project would provide new open 
space and amenities. In addition to the construction of  
tennis and pickleball courts, the Proposed Project would 
provide a social gathering space. The Project Site would 
include minimal ornamental landscaping. Therefore, the 
Proposed Project would not conflict with this Policy.    

Policy LU17.4: Continue to seek cooperative 
agreements with school, institutions and other 
public agencies to increase open and 
recreational space accessible to the 
community. 

No Conflict. The Proposed Project is consistent with SMC’s 
lease agreement with the City and would increase open and 
recreational space accessible to the community. As 
mentioned above, the Proposed Project includes 
development of instructional tennis and pickleball courts to 
serve the needs of SMC students and the general public 
when not in use by the College. The Proposed Project would 
also include two storage buildings and a restroom building 
consisting of four gender neutral stalls and a utility/janitor’s 
room. Residents of all ages and income levels would have 
access to recreational uses and amenities with the 
development of the Proposed Project as it would be open to 
the public without fees. Therefore, the Proposed Project 
would not conflict with this Policy.   

Policy LU17.5: Encourage access to open 
space for all residents through expansion of 
the larger open space system with the 
ultimate goal of providing open and 
recreational spaces within a ¼ mile radius of 
all residences in the City. 

No Conflict.  Development of the Proposed Project would 
promote the expansion of the larger open space system 
within the City. The Proposed Project is located within 
walking distance of residential neighborhoods and would 
serve to provide additional amenities and open space to the 
local residents when not in use by the College. Therefore, 
the Proposed Project would not conflict with this Policy.   

Source: City of Santa Monica, Planning and Community Development Department, Santa Monica Land Use 
and Circulation Element, May, 2023; and Parker Environmental Consultants, 2024. 
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The Community Enrichment Chapter of the Santa Monica LUCE integrates with citywide policies 
relating to: Open space, parks and recreation; Arts and culture; Active and healthy living; Child, 
youth, senior and family education and programs; and education and public facilities, and lifelong 
learning. Table 2.2, below, demonstrates the Proposed Project’s compliance with the applicable 
Community Enrichment Goals and Policies of the Santa Monica LUCE relating to Open space, 
parks and recreation. 

Table 2.2 
Project Consistency Analysis with Applicable Community Enrichment Goals 

and Policies of the Santa Monica Land Use and Circulation Element 
Goal / Policy Project Consistency Analysis 

Open Space, Parks and Recreation 
Goal CE1: Expand the amount, quality, 
diversity and interconnectivity of parks, open 
spaces and recreational facilities throughout 
the city.  

No Conflict.  The Proposed Project would serve to provide 
additional amenities and open space to SMC students as 
well as local residents. The Proposed Project would also 
include a social gathering area which would expand the 
amount of open space in the area.  Therefore, the Proposed 
Project would promote and not conflict with this Goal. 

Policy CE1.1: Incentivize or require new 
development above the base throughout the 
City and particularly in activity centers along 
the boulevards and near the new transit 
stations, to include outdoor gathering places 
such as plazas, paseos and outdoor dining 
areas.  

No Conflict. In addition to the recreational courts, the 
Proposed Project would also include a social gathering area 
with ample seating and tables, two storage buildings, and a 
restroom building consisting of four gender neutral stalls and 
a utility/janitor’s room. Therefore, the Proposed Project 
would promote and not conflict with this Policy. 

Policy CE1.7: Strive for a geographic 
distribution of parks, open spaces and 
recreational facilities throughout the City such 
that most residents are within walking 
distance of a park or recreational area.  

No Conflict. The Project Site has a LUCE land use 
designation of Institutional/Public Lands and is located 
within walking and bicycling distance of the Sunset Park 
neighborhood. The Proposed Project would serve to provide 
tennis and pickleball courts, which are in high demand 
throughout the City. There are no other such courts in the 
vicinity. Therefore, the Proposed Project would promote and 
not conflict with this Policy. 

Policy CE1.8: Seek to improve and expand 
sports and recreational facilities throughout 
the City. 

No Conflict. The Proposed Project would expand the sports 
and recreational facilities within the City. When not in use by 
SMC for instructional purposes, the Proposed Project would 
be accessible to the public, including local residents and the 
Santa Monica College students. Therefore, the Proposed 
Project would promote and not conflict with this Policy. 

Policy CE1.9: Continue to maintain a diverse 
range of recreational facilities, offering 
residents of all ages affordable and safe 
access to high-quality recreational 
opportunities.  

No Conflict. The Proposed Project would provide a diverse 
range of recreational facilities in the neighborhood by 
developing new instructional tennis and pickleball courts and 
a gathering area. The Proposed Project would also include 
a social gathering area with ample seating and tables, two 
storage buildings, and a restroom building consisting of four 
gender neutral stalls and a utility/janitor’s room. Residents 
would have access to high-quality, affordable, and safe 
recreational uses with the development of the Proposed 
Project as it would be open to the public without fees when 
not being used for instructional purposes by SMC. The 
tennis and pickleball courts would be fenced and there 
would be ample lighting on-site. Therefore, the Proposed 
Project would promote and not conflict with this Policy. 

Goal CE2: Develop a comprehensive system 
of pedestrian-friendly, green streets and 
recreational pathways.  

No Conflict. Airport Avenue is identified in the Bike Action 
Plan as a future priority connection to the bikeway network 
and a neighborhood street with adequate sidewalks for 
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walking and bicycling. The Proposed Project includes the 
demolition of one office building and three ancillary storage 
buildings for the construction of additional open space/park 
usage which would promote walking/bicycling. Therefore, 
the Proposed Project would not conflict with this Policy. 

Policy CE2.1: Utilize streets as public spaces 
by improving them with landscaping, 
particularly shade trees, pedestrian facilities 
and other enhancements to create a system 
of green connections throughout the City. 

No Conflict. The Project Site is not located within a public 
street or right-of-way. Therefore, the Proposed Project 
would not conflict with this Policy. 

Policy CE2.2: Strive to make all streets 
pedestrian-friendly to promote increased 
walkability. 

No Conflict. As mentioned above, Airport Avenue is 
identified in the Bike Action Plan as a future priority 
connection to the bikeway network and a neighborhood 
street with adequate sidewalks for walking and bicycling. 
The Proposed Project does not propose any improvements 
within the public right-of-way and would maintain the existing 
street width and sidewalks adjacent to the Project Site. 
Therefore, the Proposed Project would not conflict with this 
Policy. 

Goal CE7: Create convenient and safe 
opportunities for physical activity for residents 
of all ages and income levels. 

No Conflict. The Proposed Project would provide 
convenient and safe recreational facilities in the 
neighborhood by developing new instructional tennis and 
pickleball courts and a gathering area. Residents of all ages 
and income levels would have access to high-quality, 
affordable, and safe recreational uses with the development 
of the Proposed Project as it would be open to the public 
without fees when not being used by SMC for instructional 
purposes. The tennis and pickleball courts would be fenced 
and there would be ample lighting on-site. Therefore, the 
Proposed Project would promote and not conflict with this 
Goal. 

Goal CE12: Support the SMMUSD and Santa 
Monica College capital planning and 
implementation in recognition of their 
important role in the City. 

No Conflict. The Project Site borders the Santa Monica 
College Bundy Campus to the north. The Proposed Project 
includes development of  instructional tennis and pickleball 
courts and a gathering area to serve the needs of SMC 
students and the general public when not in use by the 
College. As such, the Proposed Project would support the 
SMMUSD and SMC by providing additional recreational 
facilities as well as a social gathering space. Therefore, the 
Proposed Project would promote and not conflict with this 
Goal. 

Goal CE13: Maximize the community benefit 
of educational and City facilities through 
coordinated planning and shared use. 

No Conflict. The Proposed Project is a shared use 
opportunity between SMC and the City. Local residents 
would have access to the proposed instructional tennis and 
pickleball courts when not in use by the College. The 
coordinated facility development of the Proposed Project 
would provide mutual benefits to the College and City. 
Therefore, the Proposed Project would promote and not 
conflict with this Goal. 

Source: City of Santa Monica, Planning and Community Development Department, Santa Monica Land Use 
and Circulation Element, May, 2023; and Parker Environmental Consultants, 2023. 

 

Based on the discussions in Tables 2.1 and 2.2, above, the Proposed Project would be consistent 
with the applicable Goals and Policies of the LUCE. As such, impacts related to the consistency 
with the applicable land use and planning policies in the LUCE would be less than significant. 
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Santa Monica College Career and Educational Facilities Mater Plan 2010 Update (Master 
Plan) 
The Master Plan is a living document that provides the long range planning framework for Santa 
Monica College and flexibility to accommodate changes in future conditions. The Master Plan 
2010 Update incorporates an understanding of SMC, projects’ future needs and provides for an 
approach to implementation. It is an update of the 1998 Master Plan which identified the guiding 
principles and parameters for future development. The guiding principles describe intent, action, 
or desired character of the future environment and have served to establish a program and 
direction for arranging the key design elements on the site and providing framework to evaluate 
design solutions. Table 2.3, below, demonstrates the Proposed Project’s compliance with the 
applicable Guiding Principles of the Santa Monica College Career and Educational Facilities 
Master Plan 2010 Update. 

Table 2.3 
Project Consistency Analysis with Applicable Guiding Principles of the Santa Monica 

College Career and Educational Facilities Master Plan 2010 Update 
Guiding Principle  Project Consistency Analysis 

Land Use 
Organize campus with zones of development. 

o Commercial, recreational, academic, 
student activity zone 

No Conflict.  The Proposed Project would provide an 
additional recreational zone to serve the needs of SMC 
students by developing instructional tennis and pickleball 
courts and a gathering area. The Proposed Project would 
also provide a social gathering space, two storage buildings, 
and a restroom building consisting of four gender neutral 
stalls and a utility/janitor’s room. Therefore, the Proposed 
Project would promote and not conflict with this Guiding 
Principle. 

Open Space 
Ensure a variety of open space sizes and 
uses. 

No Conflict.  The Proposed Project would provide additional 
amenities and open space by developing instructional tennis 
and pickleball courts to serve the needs of SMC students 
and the general public when not in use by the College. The 
Proposed Project would ensure a variety of open space 
sizes and uses as there are no other such courts in the 
vicinity. The Proposed Project would also include a social 
gathering area which would expand the amount of open 
space in the area. The Proposed Project would also provide 
two storage buildings, and a restroom building consisting of 
four gender neutral stalls and a utility/janitor’s room. 
Therefore, the Proposed Project would promote and not 
conflict with this Guiding Principle. 

College as a Community Resource 
Recognize the community of users. No Conflict. The Project Site borders the Santa Monica 

College Bundy Campus to the north and is located within 
walking and bicycling distance of the Sunset Park 
neighborhood. The Proposed Project would provide 
convenient and safe recreational facilities in the 
neighborhood by developing new tennis and pickleball 
courts and a gathering area. SMC students and residents of 
all ages and income levels would have access to high-
quality, affordable, and safe recreational uses with the 
development of the Proposed Project as it would be open to 
the public without fees when not being used by SMC for 
instructional purposes. Therefore, the Proposed Project 
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would promote and not conflict with this Guiding Principle. 
 

Create more visible and accessible public 
amenities. 

No Conflict. The Proposed Project would create more 
visible and accessible public amenities by developing 
instructional tennis and pickleball courts to serve the needs 
of SMC students and the general public when not in use by 
the College. The Proposed Project would serve to provide 
additional amenities and open space to SMC students and 
to the local residents as there are no other such courts in the 
vicinity. The Proposed Project would also include a social 
gathering area which would expand the amount of open 
space in the area. The Proposed Project would also provide 
two storage buildings, and a restroom building consisting of 
four gender neutral stalls and a utility/janitor’s room. 
Therefore, the Proposed Project would promote and not 
conflict with this Guiding Principle. 

Integrate the college into the community. No Conflict. The Proposed Project is a shared use 
opportunity between SMC and the City, which would 
promote integration of the college into the community. Local 
residents would have access to the proposed instructional 
tennis and pickleball courts when not in use by SMC. The 
coordinated facility development of the Proposed Project 
would provide mutual benefits to the College and City. 
Therefore, the Proposed Project would promote and not 
conflict with this Guiding Principle. 

Source: Santa Monica College, Santa Monica College Career and Educational Facilities Master Plan 2010 
Update (Draft), April, 2010; and Parker Environmental Consultants, 2024. 

 

Based on the discussion in Table 2.3, above, the Proposed Project would be consistent with the 
applicable Guiding Principles of the Santa Monica College Career and Educational Facilities 
Master Plan 2010 Update. As such, impacts related to the consistency with the applicable land 
use and planning policies would be less than significant. 

Santa Monica Airport Influence Area 

The Project Site is located within the Santa Monica Airport Influence Area. The Santa Monica 
Airport is within the Los Angeles County Airport Land Use Plan. In Los Angeles County, the 
Regional Planning Commission has the responsibility for acting as the Airport Land Use 
Commission and for coordinating the airport planning of public agencies within the county. The 
purpose of the law is to protect the public health, safety and welfare by ensuring the orderly 
expansion of airports and the adoption of land use measures that minimize the public's exposure 
to excessive noise and safety hazards within areas around public use airports. The ALUC is also 
concerned with airport activities which may adversely affect adjacent areas and nearby land use 
which may interfere with airport operations. Specifically, the ALUC is required to prepare and 
adopt a Comprehensive Land Use Plan (CLUP), review and make recommendations concerning 
certain projects within the ALUC planning boundaries, and review and make recommendations 
on regulations of local agencies. Though given the authority to review and make 
recommendations, the ALUC does not have jurisdiction over airport operations. 
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Recommendations made by the ALUC are advisory to local jurisdictions, not mandatory.3  The 
Project Site is not located within the Runway Protection Zone nor is it located within the Noise 
Contour boundaries. As such, impacts related to the consistency with the Santa Monica Airport 
Influence Area would be less than significant. 

b) The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses. 

As shown in Figure 3, Aerial Photograph of the Project Site and Surrounding Land Uses, the 
Project Site is located in an urbanized area of the City of Santa Monica and is entirely surrounded 
by qualified urban land uses4, including the Santa Monica Airport and Santa Monica College’s 
Bundy Campus. The Project Site encompasses one parcel, and is identified by the following 
County of Los Angeles APN: 4272-026-902. The Project Site encompasses approximately 2.4 
acres of lot area. The Project Site is surrounded by a restaurant, the Airport Park, the Santa 
Monica College Bundy Campus, and associated surface parking lots. Therefore, the Project Site 
is located within the City limits, is less than five acres and is surrounded by urban uses.  

c) The Project Site has no value as habitat for endangered, rare or threatened species. 

The Project Site is located in a highly urbanized area within the City of Santa Monica. As shown 
in Figure 3, Aerial Photograph of the Project Site and Surrounding Land Uses, the Project Site 
and the surrounding area are fully developed with urban infrastructure and small built 
neighborhood recreation parks supporting the City of Santa Monica’s residents. The Project Site 
and surrounding area do not contain any significant areas of natural open space or areas of 
significant biological resource value. The Project Site itself is developed with established office 
uses and surface parking. Vegetation on the Project Site is limited to ornamental grass, shrubs 
and trees planted around the existing buildings and surface parking areas. No natural vegetation 
or native habitat exists on the Project Site.  

According to the U.S. Fish and Wildlife Service (USFWS) Threatened & Endangered Species 
Active Critical Habitat Report, no candidate, sensitive, or special status species identified in local 
plans, policies, or regulations, or by the California Department of Fish and Wildlife (CDFW) or the 
USFWS have been recorded or exist on the Project Site. Additionally, the USFWS’s IPaC 
database identified two threatened bird species (Coastal California Gnatcatcher and Western 
Snowy Plover) that occur within the broader project locale, but indicated that the Project Site does 
not overlap the critical habitat. There is one identified candidate insect species (Monarch Butterfly) 
within the broader project locale, but no critical habitat has been designated for this species. 
Additionally, there is one endangered flowering plant species that has been identified (Gambel’s 
Watercress). No critical habitat has been designated for Gambel’s Watercress (see Attachment 
3 to this Categorical Exemption). As all vegetation on the Project Site is limited to ornamental 

 
3  Los Angeles County Airport Land Use Commission, Los Angeles County Airport Land Use Plan, 

December 19, 1991. 
4  California Code, PRC 21072 defines a “qualified urban use” as any residential, commercial, public 
 institutional, transit or transportation passenger facility, or retail use, or any combination of those uses. 
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shrubs, turf and trees planted around the existing office building and surface parking lots, no 
native vegetation or endangered habitat exists on the Project Site.  

The Proposed Project would not result in the removal of any protected tree species or native 
habitat. While the removal of non-protected trees would not be considered a significant impact 
under CEQA, the removal of any tree has the potential to impact nesting bird species if they are 
present at the time of tree removal. Nesting birds are protected under the Federal Migratory Bird 
Treaty Act (MBTA) (Title 16, United States Code, Section 703 et seq., see also Title 50, Code of 
Federal Regulation, Part 20) and Section 3503 of the California Department of Fish and Game 
Code. In compliance with these regulatory requirements, the Proposed Project would avoid tree 
removal activities during the breeding season and/or follow other regulatory guidelines to ensure 
that the trees proposed for removal are not occupied by nesting birds. Therefore, the Project Site 
has no value as habitat for endangered, rare, or threatened species, and the Proposed Project 
would have no impact on any sensitive species or habitat.  

d) Approval of the Proposed Project would not result in any significant effects relating 
to traffic, noise, air quality, or water quality. 

Traffic/Transportation 

Transportation Assessment Screening Criteria 

In June 2020 the City of Santa Monica adopted new screening criteria and significance thresholds 
pursuant to Section 15064.3 of the CEQA Guidelines, which shifted the performance metric for 
evaluating transportation impacts under CEQA from level of service (LOS) to vehicle miles 
traveled (VMT) for studies completed within the City.  

Screening Criteria for VMT Analysis 

As a first step in the transportation review of projects, the City has adopted screening criteria that 
can be used to “screen” out projects from VMT analysis. Projects meeting the VMT screening 
criteria are deemed to have a less than significant impact and no further VMT analysis would be 
necessary. The tier screening criteria are provided as follows: 

• 200 residential dwelling units or less  
• 100% affordable housing  
• 50,000 sf or less of commercial floor area by land use type  
• New construction of educational facilities/institutions (such as increased classrooms, 

gym/recreational space, and other supportive areas) provided that there would be no 
student enrollment increase or if student enrollment is increased, 75% of the student body 
comes from within 2.0 miles of the school  

• Expansions of civic/government use (such as fire and police stations) and utility facilities 
less than 50,000 sf or replacement of such uses/facilities (in same or another location) to 
serve the community  

• Local serving Parks and Recreational facilities, as determined by City Staff 
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The Proposed Project consists of the demolition of one office building and three ancillary storage 
buildings for the new construction and operation of six outdoor instructional tennis and pickleball 
courts and one warm up court. The Proposed Project would also provide 42 vehicle parking 
spaces, two storage buildings, and a restroom building consisting of four gender neutral stalls and 
a utility/janitor’s room. The Proposed Project would be considered new construction of educational 
facilities and/or a local serving park and recreational facility. Therefore, neither a Transportation 
Assessment nor other further analysis of transportation impacts is required for the Proposed 
Project. As such, operational transportation impacts would be less than significant with respect to 
VMT.  

Geometric Design Feature or Incompatible Use Hazards 

The Proposed Project would continue to provide one existing vehicle driveway along the southern 
property line from Airport Avenue, and one driveway from the north side of College Drive, and 
would not introduce new driveways along the Airport Avenue or College Drive street frontage. The 
Proposed Project would maintain the internal drive aisles. Thus, the Proposed Project is 
considered not to have a significant impact, as it would not lead to a substantial increase in 
hazards due to a geometric design feature or incompatible use. 

Emergency Access  

 Construction Impacts 

Development on the Project Site is not anticipated to require temporary and/or partial street 
closures due to construction activities. The Proposed Project would not cause permanent 
alterations to vehicular circulation routes and patterns, or impede public access or travel upon 
public rights-of-way. Further, the Proposed Project would be developed in a manner that satisfies 
the emergency response requirements of the Santa Monica Fire Department (SMFD). There are 
no hazardous design features included in the access design or site plan for the Proposed Project 
that could impede emergency access. Accordingly, any temporary construction traffic impacts 
would be less than significant. 

 Operational Impacts 

The operation of the Proposed Project would satisfy the emergency response requirements of the 
SMFD. There are no hazardous design features included in the proposed vehicular design or site 
plan for the Proposed Project that could impede emergency access. The Proposed Project does 
not propose the permanent closure of any local public streets, and primary access to the Project 
Site would continue to be provided from Airport Avenue. There would be no change to the 
southerly driveway connecting the easterly surface parking lot to the Bundy Campus.  As such, 
the Proposed Project would not adversely affect emergency access.  
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Noise 

Construction Noise Impacts 

For purposes of determining the Proposed Project’s construction noise impacts, a significant 
impact would occur if the Proposed Project is not in compliance with the City’s Noise Ordinance 
(SMMC Chapter 4.12). SMMC Section 4.12.050 establishes noise standards for construction, 
which vary based on the zone in which a project site is located. As discussed further below, the 
Project Site is located in Noise Zone II. In accordance with SMMC Section 4.12.110, project 
construction activities would be permitted to occur only between 8 a.m. and 6 p.m. on Monday 
through Friday, and 9 a.m. to 5 p.m. on Saturday. No construction activities are permitted on 
Sundays. In accordance with SMMC Section 4.12.110, this analysis addresses whether 
construction activities would exceed the noise standards specified in Section 4.12.060, for the 
noise zone where the measurement is taken, plus twenty dBA. 

For purposes of evaluating the Proposed Project’s construction and operational noise impacts, 
the following regulatory compliance measures and construction project design features would be 
incorporated into the Proposed Project’s construction activities. These features and control 
measures are consistent with the noise management procedures and regulations of the SMMC 
and Noise Element of the General Plan. 

Santa Monica Municipal Code 

The SMMC and the City’s Noise Ordinance (SMMC Section 4.12) contain a number of regulations 
that would apply to the Proposed Project’s temporary construction activities and long-term 
operations.  

 Section 4.12.050 – Designated Noise Zones 

Noise Zone I. All property in a residential district established by Santa Monica Municipal Code 
Section 9.02.010(B)(1) or any revisions thereto; except, however, the Santa Monica Pier shall be 
excluded from this noise zone.  

Noise Zone II. All property in a nonresidential district established by Santa Monica Municipal Code 
Section 9.02.010(B)(2) or any revisions thereto; except, however, the industrial conservation 
district shall be excluded from this noise zone and the Santa Monica Pier shall be included in this 
noise zone.  

Noise Zone III. All property in the industrial conservation district as established by Santa Monica 
Municipal Code Section 9.02.010(A).  (Added by Ord. No. 2115CCS § 1, 
adopted 2/24/04; amended by Ord. No. 2679CCS § 3, adopted 8/24/21). 
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 Section 4.12.060 – Exterior Noise Standards  

(a) The following noise standards, unless otherwise specifically indicated, shall apply to all 
property with a designated noise zone during the times indicated: 

 

Noise Zone Time Interval 
Allowable Leq 

15-minute continuous 
measurement period 

5-minute continuous 
measurement period 

I 

Monday – Friday 
10 p.m. to 7 a.m. 
7 a.m. to 10 p.m. 

Saturday and Sunday 
10 p.m. to 8 a.m. 
8 a.m. to 10 p.m. 

 
50 dBA 
60 dBA 

 
50 dBA 
60 dBA 

 
55 dBA 
65 dBA 

 
55 dBA 
65 dBA 

II 
All days of week 

10 p.m. to 7 a.m. 
7 a.m. to 10 p.m. 

 
60 dBA 
65 dBA 

 
65 dBA 
70 dBA 

III Anytime 70 dBA 75 dBA 

 

(b) For each Noise Zone, the allowable exterior equivalent noise level shall be reduced by five 
dBA for impulsive or simple tone noise, or for noises consisting of speech or music. If the ambient 
noise level exceeds the allowable exterior noise level standard, the ambient noise level shall be 
the standard.  

(c) Except as provided for in this Chapter, no person shall at any location within the City create 
any noise or allow the creation of any noise on property owned, leased, occupied or otherwise 
controlled by such person, which causes:  

 (1) The equivalent noise level to exceed the noise standards established in subsection (a) 
 of this Section for the noise zone where the measurement is taken; or  

 (2) A maximum instantaneous A-weighted, slow sound pressure level to exceed the 
 decibel limits established in subsection (a) of this Section for the noise zone where the 
 measurement is taken plus twenty dBA for any period of time.  

(d) If any portion of a parcel is located within one hundred feet of a noise zone with higher noise 
standards as compared to the noise standards for the noise zone in which the parcel is located, 
then the maximum allowable exterior equivalent noise level for the entire parcel shall be the 
average of the noise standards of the two noise zones. However, any noise level measurement 
must be taken at least twenty-five feet from the parcel line of the source of the noise.  

(e) Construction activity shall be subject to the noise standards set forth in Section 4.12.110. 
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 Section 4.12.070 – Vibration  

Notwithstanding other Sections of this Chapter, it shall be unlawful for any person to create, 
maintain or cause any ground vibration that is perceptible without instruments at any point on any 
property. For the purpose of this Chapter, the perception threshold shall be presumed to be more 
than 0.05 inches per second RMS velocity. The vibration caused by construction activity, moving 
vehicles, trains, and aircraft shall be exempt from this Section. (Added by Ord. No. 2115CCS § 1 
(part), adopted 2/24/04).  

 Section 4.12.110 – Restrictions on Demolition, Excavation, Grading, Spray Painting, 
 Construction, Maintenance or Repair of Buildings  

(a) No person shall engage in any construction activity during the following times anywhere in the 
City:  

 (1) Before 8 a.m. or after 6 p.m. on Monday through Friday, except that construction 
 activities conducted by employees of the City of Santa Monica or public utilities while 
 conducting duties associated with their employment shall not occur before 7 a.m. or after 
 6 p.m. on Monday through Friday;  

 (2) Before 9 a.m. or after 5 p.m. on Saturday;  

 (3) All day on Sunday;  

 (4) All day on New Year’ s Day, Martin Luther King’ s Birthday, President’ s Day, Memorial 
 Day, Independence Day, Labor Day, Thanksgiving Day and Christmas Day, as those days 
 have been established by the United States of America.  

(b) Except as set forth in subsection (d) of this Section, the noise created by construction activity 
shall not cause: 

 (1) The equivalent noise level to exceed the noise standards specified in Section 4.12.060 
 of this Chapter, for the noise zone where the measurement is taken, plus 20 dBA, or  

 (2) A maximum instantaneous A-weighted, slow sound pressure level to exceed the 
 decibel limits specified in Section 4.12.060 of this Chapter for the noise zone where the 
 measurement is taken plus 40 dBA, for any period of time.  

(c) Prior to the issuance of a building permit, all development projects located within five hundred 
feet of any residential development or other noise sensitive land uses must submit a list of 
equipment and activities required during construction. In particular, this list shall include the 
following:  

 (1) Construction equipment to be used, such as pile drivers, jackhammers, pavement 
 breakers or similar equipment;  

 (2) Construction activities such as 24-hour pumping, excavation or demolition;  
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 (3) A list of measures that will be implemented to minimize noise impacts on nearby 
 residential uses;  

(d) Any construction that exceeds the noise levels established in subsection (b) of this Section 
shall occur between the hours of 10 a.m. and 3 p.m., Monday through Friday.  

(e) A permit may be issued authorizing construction activity during the times prohibited by this 
Section whenever it is found to be in the public interest. The person obtaining the permit shall 
provide notification to persons occupying property within a perimeter of five hundred feet of the 
site of the proposed construction activity prior to commencing work pursuant to the permit. The 
form of the notification shall be approved by the City and contain procedures for the submission 
of comments prior to the approval of the permit. Applications for such permit shall be in writing, 
shall be accompanied by an application fee and shall set forth in detail facts showing that the 
public interest will be served by the issuance of such permit. Applications shall be made to the 
Building Officer. No permit shall be issued unless the application is first approved by the Director 
of Environmental and Public Works Management, the Building Officer, the Chief of Police and the 
Director of Planning and Community Development. The City Council shall establish by resolution 
fees for the filing and processing of the application required by this subsection (e) and any 
required compliance monitoring. This fee may be revised from time to time by resolution of the 
City Council. (Added by Ord. No. 2115CCS § 1 (part), adopted 2/24/04).   

Section 4.12.120 – Posting of Construction Signs  

(a) There shall be displayed at every site covered by this Chapter where work activities requiring 
a City permit are being conducted, a sign in English and Spanish reading substantially as follows: 
“Attention All Employees and Subcontractors. Santa Monica construction/demolition work times 
are: Monday through Friday, 8:00 a.m. until 6:00 p.m.; Saturday 9:00 a.m. until 5:00 p.m.; Sundays 
and holidays, no work permitted.” In addition, the sign shall indicate the City telephone numbers 
where violations of this Section can be reported, the location of the job site, and the permit number 
issued authorizing the work.  

(b) Signs required by this Section shall be continually placed prominently at the primary entrance 
to the work site so that they are clearly visible to the public and to all employees, contractors, 
subcontractors and all other persons performing work at the site, so long as activity covered by 
this Section is occurring.  

(c) Each sign required to be displayed pursuant to this Section shall be obtained from the Building 
and Safety Division. The Building and Safety Division shall charge for each sign a fee equal to 
the City’s cost of printing the sign.  

(d) Each Department or agency of the City that is required to inspect the work site is directed only 
to inspect sites that comply with this Section.  

(e) This Section shall apply to construction pursuant to any building permit issued after the 
effective date of the ordinance codified in this Chapter. (Added by Ord. No. 2115CCS § 1 (part), 
adopted 2/24/04) 
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  Noise Impacts  

A summary of the construction and operational noise impacts is discussed below. Calculation 
worksheets are provided in Attachment 1 of this Categorical Exemption. With respect to 
demonstrating compliance with SMMC Sections 4.12.060 and 4.12.110, Table 2.4, below, 
provides the estimated construction noise levels at the nearby sensitive receptors based on 
anticipated construction equipment noise levels estimated by the U.S. Department of 
Transportation, Federal Highway Administration, Roadway Construction Noise Model (FHWA)  
Roadway Construction Noise Model (RCNM), Version 1.1 and distance attenuation.  

 Construction Noise 
 
Construction of the Proposed Project would require the use of heavy equipment for demolition/site 
clearing, grading, and paving. During each construction phase there would be a different mix of 
equipment operating and noise levels would vary based on the amount of equipment in operation 
and the location of each activity. Table 2.4 identifies the representative noise levels for the two 
loudest types of construction equipment anticipated to be used for the Proposed Project,5 
including estimated usage factors found in the FHWA Roadway Construction Noise Model. The 
noise levels listed in Table 2.4, below, represent the A-weighted maximum sound level (Lmax), 
measured at a distance of 50 feet from the construction equipment.  

It should be noted that not all construction noise equipment would be utilized concurrently during 
each phase and the location and spacing of heavy construction equipment and machinery would 
vary over the course of construction. Mobile equipment moves around the construction site with 
power applied in cyclic fashion (bulldozers, loaders), or to and from the site (trucks). Because the 
precise numbers and locations of equipment operating at the same time are not known, this 
analysis follows the recommended procedures contained in the FTA’s Transit Noise and Vibration 
Impact Assessment Manual for a quantitative construction noise assessment. Pursuant to these 
procedures, the noise levels for the two loudest pieces of construction equipment were calculated 
from the center of the Project Site and the respective distance to each sensitive receptor. 

 

 

 

 

 

  

 
5  Based on the construction equipment identified in the CalEEMod worksheets for the air quality and 

greenhouse gas emissions models presented in Attachment 4 of this Categorical Exemption.  
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Table 2.4 
Noise Data for Selected Construction Equipment  

Construction Phases 
Two Loudest Construction 

Equipment per Phase 

Estimated 
Usage Factor 

% 

Actual Measures 
Noise Level at 

50 Feet  
(dBA Lmax) 

Demolition/Site Clearing Concrete/Industrial Saws (1) 20 90 
 Tractor/Loader/Backhoe (1) 40 84 
Grading Grader (1) 40 85 
 Tractor/Loader/Backhoe (1) 40 84 
Paving Roller (1) 20 80 
 Tractor/Loader/Backhoe (1) 40 84 
Note: 
Pursuant to the procedures from the Federal Transit Administration’s Transit Noise and Vibration Impact 
Assessment Manual for a quantitative construction noise assessment, the noise levels for the two loudest 
pieces of construction equipment were calculated from the center of the Project Site and the respective 
distance to each sensitive receptor. 
Source: FHWA, Roadway Construction Noise Model, Construction Noise Prediction, (at Table 1 CA/T 
Equipment noise emissions and acoustical usage factors database, January 2006. 

 

As noted above, the Proposed Project would comply with the regulations of the SMMC and the 
City’s Noise Ordinance (SMMC Section 4.12) listed above that would apply to the Proposed 
Project’s temporary construction activities.  

Sensitive receptors identified within 500 feet of the Project Site include:  

1) Santa Monica College Bundy Campus (135 feet) 
2) Residential buildings south of the Bundy Campus, fronting Stanwood Place (360 feet) 
3) Residential buildings east of the Project Site, fronting Bundy Drive (370 feet) 

As shown in Table 2.5, Estimated Exterior Construction Noise at Nearest Sensitive Receptors, 
the exterior noise levels would range from 60.5 dBA to 76.2 dBA. As such, construction noise 
levels would not exceed the Exterior Noise Standards outlined in SMMC 4.12.060 plus 20-dBA. 
As such, temporary construction-related noise impacts would be considered less than significant 
in accordance with City requirements and standards. 
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Table 2.5 
Estimated Exterior Construction Noise Levels at Nearest Sensitive Receptors 

ID 1  

Exterior 
Noise 2 
(dBA 
Leq) 

Noise Level Impact (dBA Leq) 
by Phase 3 Maximum 

Construction 
Noise Level 

Construction 
Noise 

Threshold 4 

(dBA Leq) 

Significant Noise 
Impact? 
(Yes/No) Demolition Grading Paving 

1 65 76.2 73.5 74.9 76.2 85 No 

2 60 65.5 62.9 64.3 65.5 80 No 

3 60 63.1 60.5 61.9 63.1 80 No 
Notes:  
1 ID refers to the sensitive receptor locations identified in Figure 6, Noise Sensitive Receptor Location 

Map. 
2 Exterior noise levels are based on the Exterior Noise Standards in SMMC 4.12.060 for Zone I and 

Zone II receptors.  
3 Calculations based on the loudest two pieces of heavy construction equipment specific to each phase. 
4 Construction noise threshold based on SMMC 4.12.110 (b)(1) in which construction noise shall not 

exceed the Exterior Noise Standards outlined in SMMC 4.12.060 plus 20-dBA. 
Source: Parker Environmental Consultants, 2023 (see Attachment 1, Noise Calculations Worksheets).  

 

Operation 

 Roadway Noise 

With respect to traffic noise impacts, in order for a new noise source to be audible, there would 
need to be a 3 dBA or greater CNEL noise increase. The traffic volume on any given roadway 
would need to double in order for a 3-dBA increase in ambient noise to occur. Based on the VMT 
Screening, the Proposed Project would not result in VMT impacts. The amount of on-site traffic 
and parking demand associated with seven recreational tennis and pickleball courts would be far 
less than what is currently generated by the existing office use. The Project Site currently has a 
total of 79 parking spaces within the surface parking lots to accommodate the existing office use. 
With development of the Proposed Project, a total of 42 vehicle parking spaces would be provided, 
resulting in a reduced number of parking spaces. Therefore, implementation of the 
Proposed Project would not double the amount of peak hour traffic volumes along any of the 
nearby roadway segments or intersections. As such, mobile source noise from the Proposed 
Project would be less than 3 dBA, and operational noise impacts due to roadway noise would be 
less than significant. 
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 Outdoor Noise 

Sources of operational noise from the Proposed Project would include the use of the tennis and 
pickleball courts. Use of the tennis and pickleball courts would be intermittent throughout the day, 
as the operational hours would be between 8:00 a.m. and 10:00 p.m. daily. Access to the tennis 
and pickleball courts would be secured with perimeter fencing and lockable entrance gates 
controlled by Santa Monica College. Public access to the tennis and pickleball courts would be 
prohibited between 10:00 p.m. and 8:00 a.m.  The noise generated by the use of the courts would 
be consistent with other recreational activities occurring at the adjacent Airport Park. The Project 
Site is adjacent to the Airport Park, which is a compatible outdoor recreational land use with an 
existing soccer field, playground, and dog park. Accordingly, noise from the Proposed Project’s 
tennis and pickleball courts would be consistent with noise generated by children and adults 
recreating at the public park. Any increase in noise levels would likely be indistinguishable from 
noise generated at the public park. Thus, the proposed outdoor play area is a consistent land use 
and would not generate significant noise impacts due to unusual circumstances.  

 Air Quality  

Construction Emissions 

With respect to air quality during the construction phases, the Proposed Project would be required 
to comply with all applicable City, regional, state, and federal regulatory compliance measures 
from agencies including, but not limited to, the City of Santa Monica, the Southern California Air 
Quality Management District (SCAQMD), and the California Code of Regulations. As required by 
CEQA, the Proposed Project’s construction emissions were quantified utilizing the California 
Emissions Estimator Model (CalEEMod Version 2022.1.1.13), as recommended by the 
SCAQMD. Table 2.6, below, identifies daily emissions that are estimated to occur on peak 
construction days for each phase of the Proposed Project’s construction.  

This analysis assumes a Project construction schedule of approximately six months, with final 
buildout occurring in 2024. Construction activities associated with the Proposed Project would be 
undertaken in three main steps: (1) demolition/site clearing, (2) grading, and (3) paving and 
installation of fencing, nets, lighting, water fountains, and other associated fixtures. The Proposed 
Project would require up to 64 tons of demolition debris before source reduction and recycling 
efforts and 1,000 cubic yards of soil export to be hauled off-site, using haul trucks with a 14 cy 
capacity. 

As shown in Table 2.6, below, construction-related daily emissions associated with the Proposed 
Project would not exceed any regional SCAQMD significance thresholds for criteria pollutants 
during the construction phases. These calculations assume that appropriate dust control 
measures would be implemented as part of the Proposed Project during each phase of 
development, as required and regulated by SCAQMD Rule 403 – Fugitive Dust.  

Specific Rule 403 control requirements include, but are not limited to, applying water in sufficient 
quantities to prevent the generation of visible dust plumes, applying soil binders to uncovered 
areas, reestablishing ground cover as quickly as possible, utilizing a wheel washing system to 
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remove bulk material from tires and vehicle undercarriages before vehicles exit the Project Site, 
covering loose material on haul vehicles, and maintaining effective cover over exposed areas. As 
such, construction-related emissions associated with the Proposed Project are not expected to 
exceed significance thresholds for criteria pollutants and hazardous substances. Further, all 
grading and earthwork activities would be conducted in accordance with applicable City, regional, 
state, and federal regulatory compliance measures. As such, construction of the Proposed Project 
would not result in the accidental release of hazardous pollutants. Therefore, temporary 
constructed-related air quality impacts related to criteria pollutants and hazardous substances 
would be considered less than significant. 

Table 2.6 
Estimated Peak Daily Construction Emissions 

Emission Source 
Emissions in Pounds per Day 

ROG NOx CO SO2 PM10 PM2.5 
2024 1.76 20.0 17.6 0.05 4.61 2.35 

SCAQMD Daily Significance 
Thresholds: 75 100 550 150 150 55 

Significant Impact? No No No No No No 
Note: Calculations assume compliance with SCAQMD Rule 403 – Fugitive Dust and Rule 1113 – 
Architectural Coatings. The interface on CalEEMod (Version 2022.1.1.13) lists these rules under the 
“Mitigation” tab, when they are actually required rules by the SCAQMD. The term “Mitigation” in 
CalEEMod is defined differently than “Mitigation Measures” in this Categorical Exemption. The model 
does not allow for these regulatory measures to be implemented in the “unmitigated project” impact 
scenario. As such, the values that appear under the “Mitigated” results columns are reflective of the 
Modified Project impacts that are compliant with required regulations. 
Source: CalEEMod 2022.1.1.13, Calculation sheets are provided in Attachment 2 to this Categorical 
Exemption. 

 
 

Localized Construction Emissions 

The SCAQMD has developed localized significance thresholds (LSTs) that are based on the 
amount of pounds of emissions per day that can be generated by a project that would cause or 
contribute to adverse localized air quality impacts. These localized thresholds apply to projects 
that are less than or equal to five acres in size and are only applicable to the following criteria 
pollutants: NOx, CO, PM10, and PM2.5. LSTs represent the maximum emissions from a project that 
are not expected to cause or contribute to an exceedance of the most stringent applicable federal 
or State ambient air quality standards and are developed based on the ambient concentrations of 
that pollutant for each source receptor areas (SRA). For PM10, the LSTs were derived based on 
requirements in SCAQMD Rule 403 — Fugitive Dust. For PM2.5, the LSTs were derived based on 
a general ratio of PM2.5 to PM10 for both fugitive dust and combustion emissions. 

LSTs are provided for each of SCAQMD’s 38 source receptor areas (SRA) at various distances 
from the source of emissions. The Project Site is located within SRA 2, which includes the 
“Northwest Los Angeles County Coastal” area. The nearest sensitive receptors that could 
potentially be subject to localized air quality impacts associated with construction of the Proposed 
Project include the Airport Park and the Santa Monica College Bundy Campus, both of which are 
located within 500-feet of the Project Site. Given the proximity of these sensitive receptors to the 
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Project Site, and pursuant to SCAQMD guidance, the LSTs with receptors located within 25 
meters (82.02 feet) are used to address the potential localized air quality impacts associated with 
the construction-related NOX, CO, PM10, and PM2.5 emissions for each construction phase. 

Emissions from construction activities have the potential to generate localized emissions that may 
expose sensitive receptors to harmful pollutant concentrations. However, as shown in Table 2.7, 
Localized On-Site Peak Daily Construction Emissions, peak daily emissions generated within the 
Project Site during construction activities for each phase would not exceed the applicable 
construction LSTs for a Project Site of one acre in SRA 2. Therefore, localized air quality impacts 
from construction activities on the off-site sensitive receptors would be less than significant. 

Table 2.7 
Localized On-Site Peak Daily Construction Emissions  

Construction Phase a 
Total On-site Emissions (Pounds per Day) 
NOx b CO PM10 PM2.5 

Demolition/Site Clearing 15.6 16.0 0.67 0.62 
Grading 15.9 15.4 0.74 0.68 
Paving/Fixture Installation 4.90 6.53 0.23 0.21 

SCAQMD Localized Thresholds c  103 562 4 3 
Potentially Significant Impact? No No No No 

Notes: 
a  The localized thresholds for all phases are based on a receptor distance of 25 meters in SCAQMD’s SRA 2 

for a Project Site of one acre.  
b  The localized thresholds listed for NOx in this table takes into consideration the gradual conversion of NOx to 

NO2, and are provided in the mass rate look-up tables in the “Final Localized Significance Threshold 
Methodology” document prepared by the SCAQMD. As discussed previously, the analysis of localized air 
quality impacts associated with NOx emissions is focused on NO2 levels as they are associated with adverse 
health effects.  

c SCAQMD, Final LST Methodology Document, Appendix C – Mass Rate LST Look-Up Tables, October 21, 
2009, and Sample Construction Scenarios for Projects Less than Five Acres in Size, Appendix K. 

Source: CalEEMod 2022.1.1.13, Calculation sheets are provided in Attachment 2 to this Categorical 
Exemption. 

 
Operational Emissions 

Existing Emissions 

The Project Site is currently developed with one office building and three ancillary storage 
buildings. The existing uses generate air pollutant emissions from space sources, such as space 
and water heating, architectural coatings (paint), and mobile sources such as motor vehicle traffic 
travelling to and from the Project Site. The average daily emissions generated by the existing 
uses at the Project Site have been estimated utilizing CalEEMod. As shown in Table 2.8, mobile 
sources are the primary source of air pollutant emissions associated with existing uses at the 
Project Site. 
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Table 2.8 
Existing Daily Operational Emissions from the Project Site 

Emissions Source 
Emissions in Pounds per Day 

ROG NOx CO SOx PM10 PM2.5 
Summertime (Smog Season) Emissions 

Mobile Sources 1.21 0.96 10.5 0.02 1.92 0.50 
Area Sources 1.02 0.01 1.42 <0.005 <0.005 <0.005 
Energy Sources 0.01 0.22 0.19 <0.005 0.02 0.02 

Total Emissions 2.23 1.19 12.1 0.02 1.94 0.52 
Wintertime (Non-Smog Season) Emissions 

Mobile Sources 1.19 1.05 9.69 0.02 1.92 0.50 
Area Sources 0.78 - - - - - 
Energy Sources 0.01 0.22 0.19 <0.005 0.02 0.02 

Total Emissions 1.98 1.27 9.88 0.02 1.94 0.52 
Note: Calculation worksheets are provided in Attachment 2 to this Categorical Exemption. 
Parker Environmental Consultants 2023. 

 

Proposed Project Emissions 

Implementation of the Proposed Project would decrease the amount of mobile source, area, and 
energy emissions associated with landscape maintenance activities and vehicles traveling to and 
from the Project Site. The analysis of daily operational emissions associated with the Proposed 
Project has been prepared utilizing CalEEMod. The results of these calculations are presented in 
Table 2.9, Proposed Project Estimated Daily Regional Operational Emissions, below. As shown 
in Table 2.9, the operational emissions generated by the Proposed Project would not exceed the 
regional thresholds of significance set by the SCAQMD. Therefore, impacts associated with 
regional operational emissions from the Proposed Project would be less than significant. 

Greenhouse Gas Emissions 

Article 19 of the State’s CEQA Guidelines states that eligible projects that qualify for categorical 
exemptions are deemed to not have a significant effect on the environment. Under Section 15332, 
the Class 32 exemption that governs in-fill development projects identifies the conditions under 
which a project can qualify, noting that “[a]pproval of the project would not result in any significant 
effects relating to traffic, noise, air quality, or water quality…” There are no requirements to making 
findings about a project’s effects on GHG emissions. As such, the following analysis of GHG 
emissions is provided for informational purposes only. 
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Table 2.9 
Proposed Project Estimated Daily Regional Operational Emissions 

Emissions Source Emissions in Pounds per Day 
ROG NOx CO SOx PM10 PM2.5 

Summertime (Smog Season) Emissions 
Mobile Sources 0.01 0.01 0.13 <0.005 0.03 0.01 
Area Sources 0.01 0.00 0.00 0.00 0.00 0.00 
Energy Sources 0.00 0.00 0.00 0.00 0.00 0.00 

Total Project Emissions: 0.02 0.01 0.13 <0.005 0.03 0.01 
Less Existing Emissions: (2.23) (1.19) (12.1) (0.02) (1.94) (0.52) 

NET Project Site Emissions: -2.21 -1.18 -11.97 -0.02 -1.91 -0.51 
SCAQMD Thresholds 55 55 550 150 150 55 
Potentially Significant Impact? No No No No No No 

Wintertime (Non-Smog Season) Emissions 
Mobile Sources 0.01 0.01 0.12 <0.005 0.00 0.00 
Area Sources 0.00 0.00 0.00 0.00 0.00 0.00 
Energy Sources 0.00 0.00 0.00 0.00 0.00 0.00 

Total Project Emissions: 0.01 0.01 0.12 <0.005 0.00 0.00 
Less Existing Emissions: (1.98) (1.27) (9.88) (0.02) (1.94) (0.52) 

NET Project Site Emissions: -1.97 -1.26 -9.76 -0.02 -1.94 -0.52 
SCAQMD Thresholds 55 55 550 150 150 55 
Potentially Significant Impact? No No No No No No 
Source: CalEEMod 2022.1.1.13, Calculation worksheets are provided in Attachment 2. 

 

Neither the City of Santa Monica, SCAQMD, nor the State CEQA Guidelines Amendments 
provide any adopted thresholds of significance for addressing an institutional project’s GHG 
emissions. Nonetheless, Section 15064.4 of the CEQA Guidelines Amendments serves to assist 
lead agencies in determining the significance of the impacts of GHGs. Because the City of Santa 
Monica does not have an adopted quantitative threshold of significance for a project’s generation 
of greenhouse gas emissions, the following analysis is based on a combination of the 
requirements outlined in the CEQA Guidelines.  

Consistent with Section 15064.4 of the CEQA Guidelines, this analysis includes an impact 
determination based on the following: (1) the extent to which the project may increase or reduce 
greenhouse gas emissions as compared to the existing environmental setting; (2) whether the 
project emissions exceed a threshold of significance that the lead agency determines applies to 
the project; and (3) the extent to which the project complies with regulations or requirements 
adopted to implement a statewide, regional, or local plan for the reduction or mitigation of 
greenhouse gas emissions. The Guidelines do not mandate the use of absolute numerical 
thresholds to measure the significance of greenhouse gas emissions. As such, this analysis relies 
on the extent to which the Proposed Project complies with regulations or requirements adopted 
to implement a statewide, regional, or local plan for the reduction or mitigation of greenhouse gas 
emissions. 
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Construction 

Greenhouse gas (GHG) emissions were calculated using CalEEMod (Version 2022.1.1.13). 
Construction of the Proposed Project would emit GHG emissions through the combustion of fossil 
fuels by heavy-duty construction equipment and through vehicle trips generated by construction 
workers traveling to and from the Project Site. Emissions of GHGs were calculated for each year 
of construction of the Proposed Project and the results of this analysis are presented in Table 
2.10, Proposed Project Construction-Related Greenhouse Gas Emissions. As shown in Table 
2.10, the total GHG emissions from construction activities related to the Proposed Project would 
be approximately 145 metric tons occurring in 2024. Total Construction Greenhouse Gas 
Emissions are amortized over the 30 year life of the Project and added to the total operational 
impacts. 

Table 2.10 
Proposed Project Construction-Related Greenhouse Gas Emissions 

Year 
CO2e Emissions 

(Metric Tons per Year) a 

2024 145 
Total Construction GHG Emissions: 145 

a        Construction CO2 values were derived using CalEEMod Version 2022.1.1.13. 
Calculation data and results are provided in Attachment 2. 
Source: Parker Environmental Consultants, 2023. 

 

Operation 

Baseline GHG Emissions 

The existing Project Site is currently developed with one office building, three ancillary storage 
buildings, and associated surface parking lots that serve as the existing conditions baseline. The 
operation of the commercial uses generates GHG emissions as a result of vehicle trips and 
building operations involving the use of electricity, natural gas, water, and generation of solid 
waste and wastewater. The average daily GHG emissions generated by the existing Project Site 
have been estimated utilizing the CalEEMod computer model recommended by the SCAQMD. 
Table 2.11, Existing Project Site Greenhouse Gas Emissions, presents the GHG emissions 
associated with operation of the existing commercial uses on the Project Site. As shown in Table 
2.11, the existing operations on the Project Site generate approximately 491.67 CO2eMTY. 
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Table 2.11 
Existing Project Site Greenhouse Gas Emissions 

Emissions Source CO2e Emissions  
(Metric Tons per Year) a 

Mobile (Motor Vehicles) 279 
Area  0.67 
Energy 185 
Water  17.5 
Waste 9.50 

Total 491.67 
a      Greenhouse gas emissions were estimated using CalEEMod Version 
2022.1.1.13. 
Calculation data and results provided in Attachment 2 to this Categorical 
Exemption. 
Source: Parker Environmental Consultants, 2023. 

 

Project GHG Emissions 

The GHG emissions resulting from operation of the Proposed Project, which involves the usage 
of on-road mobile vehicles, electricity, natural gas, water, landscape equipment and generation 
of solid waste and wastewater, were calculated using CalEEMod. As shown in Table 2.12, below, 
the net decrease in GHG emissions generated by the Proposed Project would result in a net 
decrease of approximately 400.23 CO2e MTY, which is well below the 3,000 MTCO2e per year 
threshold of significance considered by the SCAQMD.  

Table 2.12 
Proposed Project Operational Greenhouse Gas Emissions 

Emissions Source 
Estimated Project Generated CO2e 

Emissions 

(Metric Tons per Year) 
Mobile (Motor Vehicles) 30.20 
Area  0.00 
Energy 55.80 
Water  0.29 
Waste 0.32 
Construction Emissions a 4.83 

Proposed Project Total: 91.44 
Less Existing Emissions: (491.67) 

Net Total GHG Emissions: (-400.23) 
Notes: 
a The total construction GHG emissions were amortized over 30 years and added to the 

operation of the Proposed Project. 
Calculation data and results provided in Attachment 2 to this Categorical Exemption. 
Source: Parker Environmental Consultants, 2023. 
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Plan Consistency 

As a neighborhood serving infill recreational project, the Proposed Project would be consistent 
with local and statewide goals and policies aimed at reducing the generation of GHGs, including 
SB 32, SB 375, SCAG’s RTP/SCS, CARB’s Scoping Plan, the City of Santa Monica Climate 
Action and Adaptation Plan, and the Santa Monica Sustainable City Plan. 

 Consistency with SB 375 

California SB 375 requires integration of planning processes for transportation, land-use and 
housing. Under the bill, each Metropolitan Planning Organization would be required to adopt a 
Sustainable Community Strategy (SCS) to encourage compact development that reduces 
passenger vehicle miles traveled and trips so that the region will meet the target provided in the 
Scoping Plan, created by CARB, for reducing GHG emissions. SB 375 requires SCAG to direct 
the development of the SCS for the region. A discussion of the Proposed Project’s consistency 
with the SCS is provided further below. 

Consistency with the 2022 Scoping Plan 

Jurisdictions that want to take meaningful climate action (such as preparing a non-CEQA-qualified 
CAP or as individual measures) aligned with the State’s climate goals in the absence of a CEQA-
qualified CAP should also look to the three priority areas (transportation electrification, VMT 
reduction, and building decarbonization). To assist local jurisdictions, the 2022 Scoping Plan 
Update presents a non-exhaustive list of impactful GHG reduction strategies that can be 
implemented by local governments within the three priority areas (Priority GHG Reduction 
Strategies for Local Government Climate Action Priority Areas). A detailed assessment of goals, 
plans, policies implemented by the City which would support the GHG reduction strategies in the 
three priority areas is provided below. In addition, further details are provided regarding the 
correlation between these reduction strategies and applicable actions included in Table 2-1 (page 
72) of the Scoping Plan (Actions for the Scoping Plan Scenario).  

VMT Reduction. The Proposed Project represents an infill development within an existing 
urbanized area that would concentrate new development consistent with the overall 
growth pattern encouraged in the RTP/SCS.  The Proposed Project would result in a net 
decrease in automobile traffic to the Project Site. Thus, these Proposed Project 
characteristics would result in a reduction in VMT, which would overall reduce GHG 
emissions. 

The Proposed Project would replace office uses with a neighborhood serving recreational land 
use. As such, the Project would promote a reduction in GHG emissions, which would be 
consistent with the goals of 2022 Scoping Plan. 

Consistency with Connect SoCal (2020 RTP/SCS) 

The Proposed Project is consistent with the following key GHG reduction strategies in SCAG’s 
Connect SoCal (2020 RTP/SCS), which are based on changing the region’s land use and travel 
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patterns; focusing growth near destinations and mobility options; leveraging technology 
innovations; supporting implementation of sustainability policies; and promoting a green region. 

The Proposed Project represents an infill development within an existing urbanized area that 
would provide new neighborhood serving recreational uses. The Proposed Project would provide 
tennis and pickleball courts to meet the needs of the community and SMC student body. The 
development of the tennis and pickleball courts immediately adjacent to the Bundy Campus and 
the SMC Airport Park would promote opportunities for walking and biking which would facilitate a 
reduction in vehicle miles traveled and related vehicular GHG emissions. These and other 
measures would further promote a reduction in vehicle miles traveled and subsequent reduction 
in GHG emissions, which would be consistent with the goals of SCAG’s Connect SoCal Plan. 

 Consistency with the City of Santa Monica Climate Action and Adaptation Plan 

The new Climate Action and Adaptation Plan (CAAP) was established in May 2019 to achieve 
carbon neutrality by 2050, as well as to develop measures to adapt and prepare for unavoidable 
climate change impacts. The CAAP establishes an interim goal of reducing carbon emissions 
80% below 1990 levels by 2030 to build momentum to achieving carbon neutrality by 2050 or 
sooner. The CAAP focuses on eight objectives in three sectors: zero net carbon buildings, zero 
waste and sustainable mobility. The CAAP also lays out a framework for increasing Santa 
Monica’s resilience to climate change through four sectors: Climate Ready Community, Water 
Self-Sufficiency, Coastal Flooding Preparedness and Low Carbon Food & Ecosystems. The 
CAAP is not a regulatory plan to be applied on a project by project basis. Rather, the City 
recognizes that GHG reduction goals cannot be achieved by individual projects alone, but instead 
requires a comprehensive Citywide approach that would include the enactment of future plans, 
changes to existing ordinances, and an integrated and sustainable approach to land 
use/transportation planning. The Proposed Project includes the development of seven 
instructional tennis and pickleball courts on an infill site that currently contains one office building, 
three ancillary storage buildings, and associated surface parking lots. The Proposed Project 
would provide additional open space and recreational uses with the demolition of the existing 
office uses. 

 Consistency with the Santa Monica Sustainable City Plan 

The Santa Monica City Council initially adopted the Santa Monica Sustainable City Plan 
(Sustainability Plan) in September 1994, with updates occurring three times, most recently in 
January 2014. The Sustainable City Plan includes goals and strategies for the City and community 
to conserve and enhance local resources, safeguard human health and the environment, maintain 
a healthy and diverse economy, and improve the livability and quality of life for all community 
members in the City. To assess progress on meeting citywide goals, nine target areas were 
identified: resource conservation, environmental and public health, transportation, sustainability 
local economy, open space and land use, housing, community education and civic participation, 
human dignity, and arts and culture. For each target area, numerical indicators were developed 
to help the City achieve each goal by 2020. As mentioned above, the Proposed Project includes 
the development of seven tennis and pickleball courts on an infill site that currently contains one 
office building, three ancillary storage buildings, and associated surface parking lots. The 
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Proposed Project would provide additional open space and recreational uses with the demolition 
of the existing office uses. 

As demonstrated above, the Proposed Project’s characteristics and design features, coupled with 
compliance with mandatory regulatory measures would be consistent with local and statewide 
goals and policies aimed at reducing the generation of GHGs, including SB 32, SB 375, SCAG’s 
RTP/SCS, CARB’s 2022 Scoping Plan, the City of Santa Monica Climate Action and Adaptation 
Plan, and the Santa Monica Sustainable City Plan. Therefore, the Proposed Project’s generation 
of GHG emissions would not conflict with any applicable plan, policy or regulation for the purposes 
of reducing the emissions of greenhouse gases.  

Water Quality 

Groundwater 

Based on the Department of Toxic Substances Control EnviroStor Database, the Project Site is 
not listed for cleanup, permitting, or investigation of any hazardous waste contamination. 
Therefore, the Proposed Project would not exacerbate any hazardous conditions on the Project 
Site during construction that could affect groundwater conditions. Moreover, any hazardous 
materials utilized during construction would be used, stored, and disposed of in accordance with 
all applicable regulatory requirements, and would therefore not pose any potential impacts to 
groundwater or surface water quality. The Proposed Project, once operational, would not involve 
the use any hazardous materials. As such, the Proposed Project does not include potential 
sources of contaminants that could potentially degrade water quality during operation. As such, 
the Proposed Project would not exacerbate any hazardous conditions on the Project Site that 
could affect groundwater conditions. 

Stormwater 

The Project Site is currently developed with one office building, three ancillary storage buildings, 
and associated surface parking lots with ornamental landscaping fronting Airport Avenue. Surface 
water runoff from the Project Site is directed to adjacent storm drains. With respect to water quality 
from stormwater, surface runoff leaving the Project Site is directed towards the intersection of 
Airport Avenue and Donald Douglas Loop, which contains a City of Santa Monica catch basin, a 
City of Santa Monica Manhole and a gravity main.  As shown below in Figure 7, City of Santa 
Monica Storm Drain Network Map, the Proposed Project would continue to generate surface 
water runoff similar to existing conditions, and stormwater would be directed towards existing 
stormwater infrastructure that currently serve the Project Site.  

The Project would comply with the City’s Urban Runoff Pollution Ordinance, which would include 
appropriate on-site design measures to store and use (for non-potable purposes), infiltrate, or 
evapotranspire project-generated runoff during a 0.75-inch storm event or alternatively pay a fee. 
Additionally, SMMC Section 5.20 – Industrial Wastewater Control sets forth provisions to ensure 
that the highest and best use of publicly owned treatment facilities is for the collection, treatment, 
and disposal of domestic wastewater, and that the highest and best use of the storm drain system 
is for the collection and disposal of stormwater.  
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The Proposed Project would include minimal surface grading for the foundation of the tennis and 
pickleball courts and surface parking lots, as development of the Proposed Project is limited to 
surface renovations. However, the Proposed Project would comply with all Best Management 
Practices (BMPs) for erosion control and other measures to meet the NPDES requirements for 
stormwater quality. Implementation of the BMPs identified in the SWPPP and compliance with 
the NPDES and City discharge requirements would ensure that the construction of the Proposed 
Project would not violate any water quality standards or discharge requirements, or otherwise 
substantially degrade water quality during construction.  

Additionally, the Proposed Project would be required to demonstrate compliance with Low Impact 
Development (LID) Ordinance standards and retain and treat the first ¾-inch of rainfall in a 24-
hour period or the rainfall from an 85th percentile 24-hour runoff event, whichever is greater. 
Compliance with the LID Ordinance would ensure that the Proposed Project would not adversely 
affect water quality or significantly contribute to site runoff during the operation of the Proposed 
Project. Therefore, the Proposed Project would result in less than significant impacts to the 
existing stormwater infrastructure serving the Project Site.   

The Project Site can be adequately served by all required utilities and public services.  

Water  

The Project Site is located within the service area of the City of Santa Monica Resources Division 
for potable water service. Santa Monica has a diverse range of water supply sources, including 
local groundwater, imported water from the Metropolitan Water District of Southern California 
purchased to supplement local supplies, water saved through conservation efforts, and an 
alternative water supply of treated runoff and stormwater used for toilet flushing and irrigation. 
Santa Monica’s future water supply will be even more diverse, and drought-resilient as the City 
works toward water self-sufficiency. One of the ways the City plans to achieve water self-
sufficiency is by maximizing water-efficiency, local groundwater and alternate water supplies, 
including stormwater capture. The City will no longer need to import water to meet its needs. 

According to the City of Santa Monica Sustainable Water Master Plan Update, traditionally, the 
City’s water portfolio has been a combination of local groundwater and imported Northern 
California (State Water Project) and Colorado River water purchased from the Metropolitan Water 
District of Southern California (MWD). In recent years, the City also has implemented an 
innovative water conservation program to stretch local supplies and reduce the use of imported 
water. After completion of the Charnock Wellfield Restoration Project in 2010, the City was able 
to meet approximately 51 percent (~6,700 acre-feet per year [AFY]) of its water supply demand 
through local groundwater resources and reduce the purchase of water from MWD to 
approximately 48 percent (~6,400 AFY). The City plans to achieve water self-sufficiency by 
2023.6,7  

 
6  City of Santa Monica, Sustainable Water Master Plan Update, December 2018. 
7  City of Santa Monica, Water Use, Water Self-Sufficiency by 2023, website: 

https://www.santamonica.gov/sustainable-city-plan/resource-conservation/water-use, accessed 
January 2024. 
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The City’s 2020 Urban Water Management Plan (UWMP) analyzes the reliability of the City’s 
water resources to meet water demand for normal, single-dry and multiple-dry year scenarios 
though 2040, taking into account growth projected to occur under the City’s Land Use and 
Circulation Element. The UWMP projects that the City would have adequate water supply to meet 
its demand, and in fact would have substantially more supply than demand, through at least the 
2040 planning horizon of the UWMP. Additionally, the Proposed Project will not result in 
population or employment growth. Therefore, since the Proposed project is consistent with LUCE 
anticipated growth, adequate water supplies exist to serve the proposed project. 

The Optimal Conservation Plan is expected to reduce the City’s total water demand by 
approximately 20 percent even after factoring in demand increases associated with expected 
population growth through 2025. The recommended Optimal conservation plan will contribute 
approximately 3,100 AFY to the City’s water supply portfolio in 2023 and reduce imported water 
purchases by roughly 38 percent. Water conservation or water demand reductions are estimated 
based on current conservation savings of 2,500 AFY plus projected increase in water demand 
savings by an additional 600 AFY by 2023, total of approximately 3,100 AFY in water demand 
reduction by 2023. Water demand reduction from the Optimal Conservation Plan will continue to 
increase until the various conservation measures mature in 2040.  

Based on the sewer generation factors provided by the Los Angeles County Sanitation District 
and assuming all water usage converts to wastewater, it is estimated that the existing water 
demand water generated by the office use is approximately 6,540 gallons per day (gpd), as shown 
in Table 2.13, below. The Proposed Project would result in the demolition of the existing office 
use for the new construction and operation of outdoor instructional tennis and pickleball courts, 
with minimal landscaping. The need for landscaping irrigation would be the same or less than 
what is currently demanded by the existing Project Site. The Proposed Project would result in a 
net decrease in water consumption. The Proposed Project would also include two storage 
buildings and a restroom building consisting of four gender neutral stalls and a utility/janitor’s 
room. A potable water service lateral will be required to service the restroom and drinking 
fountains. Therefore, impacts to water demand would be less than significant. 
 

Table 2.13 
Existing Project Site Estimated Water Demand 

Type of Use Size 
Water Demand  

Rate (gpd/unit) a 
Total Water 

Demand (gpd) 
Existing Conditions (To Be Removed) 
Office 32,700 sf 0.2 gpd/ sf 6,540 

Total Existing Water Demand: 6,540 
 Notes: sf= square feet; gpd= gallons per day 
a Consumption Rates based on Los Angeles County Sanitation Districts, Table 1, Loadings for 

Each Class of Land Use, dated August 2018. It is assumed that all water usage would convert 
to wastewater. 

Source: Parker Environmental Consultants, 2023. 
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Sewer   
As shown below in Figure 8, City of Santa Monica Sewer Network Map, the Project Site is served 
by existing 8-inch sewer pipes located along Airport Avenue. Wastewater from the Project Site is 
treated by the Hyperion Water Reclamation Plant (HWRP), which treats an average daily flow of 
275 million gallons per day (mgd) on an average dry weather day and with a maximum daily flow 
of 450 mgd. This equals a remaining capacity of 175 mgd of wastewater able to be treated at the 
HWRP. Based on standard sewer flow rates published by the Los Angeles County Sanitation 
Districts, the existing wastewater generation from the office uses is estimated to be 6,540 gpd. 
The Proposed Project is limited to construction of seven instructional tennis and pickleball courts, 
two storage buildings, and a restroom building consisting of four gender neutral stalls and a 
utility/janitor’s room. A sewer lateral will be required for the proposed restroom facilities. Existing 
sewer plans will be required in order to provide a connection point for the new sewer lateral. As 
shown in Table 2.13 above, the Project Site’s existing wastewater generation from the office use 
is 6,540 gpd. The Proposed Project would result in a net decrease in wastewater generation and 
impacts to the public sewer system would be less than significant.  

Solid Waste  

The Project Site is served by the City of Santa Monica Public Works Resource Recovery and 
Recycling Division, which collects municipal solid waste which includes trash, recycling, organics, 
and construction and demolition debris from commercial and residential sectors. Solid waste 
generated within the City of Santa Monica is disposed of at privately owned landfill facilities 
throughout Los Angeles County. Private haulers provide waste collection services for most multi-
family residential and commercial developments within the City. Solid waste transported by both 
public and private haulers is recycled, reused, transformed at a waste-to-energy facility, or 
disposed of at a landfill.  

Solid waste management in the state is primarily guided by the California Integrated Waste 
Management Act of 1989 (AB 939), which emphasizes resource conservation through reduction, 
recycling, and reuse of solid waste. AB 939 establishes an integrated waste management 
hierarchy consisting of (in order of priority): (1) source reduction; (2) recycling and composting; 
and (3) environmentally safe transformation and land disposal.   

The Proposed Project would comply with SMMC Section 5.08.400: Solid Waste Diversion, which 
establishes direction for characterizing and reducing solid waste production within the City. The 
requirements are a furtherance of state-mandated diversion criteria, and are based, in large part, 
on the Waste Characterization Study for the Source Reduction and Recycling Element that the 
City completed in 1992. The Proposed Project would also comply with SMMC Section 8.108.010: 
Construction and Demolition Ordinance which requires applicants for construction or demolition 
permits must complete and submit a Waste Management Plan as part of the application packet 
for the construction or demolition permit. Construction and demolition refuse in the City is sent to 
approved recycling facilities. The ordinance requires a Waste Management Plan whenever a 
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construction, demolition, or alteration project has a permit valuation of $50,000 or more or is larger 
than 1,000 square feet. The City requires that any project meeting these criteria meet a diversion 
rate of 70%. 

Construction of the Proposed Project is limited to demolition of the existing buildings on the Project 
Site and construction of seven instructional tennis and pickleball courts, 42 vehicle parking 
spaces, two storage buildings, and a restroom building consisting of four gender neutral stalls and 
a utility/janitor’s room. The Proposed Project would follow all applicable solid waste policies and 
objectives that are required by law, statute, or regulation. Under the requirements of the hauler’s 
AB 939 Compliance Permit from the Bureau of Sanitation, all construction and demolition debris 
would be delivered to a Certified Construction and Demolition Waste Processing Facility.  

The Proposed Project would also comply with AB 939, AB 341, AB 1826, and City waste diversion 
goals, as applicable, by providing clearly marked, source-sorted receptacles to facilitate recycling. 
The amount of solid waste generated by the Proposed Project is estimated to be well within the 
available capacities of area landfills.   

Fire Services  

The Santa Monica Fire Department provides fire protection and emergency services to the entire 
city, including the Project Site. The SMFD consists of five fire stations which provide full-time fire 
and paramedic services, fire prevention, urban search and rescue, hazardous material response, 
and airport firefighting capabilities. The Santa Monica Fire Department Station No. 5, located at 
2450 Ashland Avenue, currently serves the Project Site. This fire station is located approximately 
1.3 miles (driving distance) west of the Project Site.  

Local access to the Project Site is provided via Airport Avenue. Vehicle access to the Project Site 
would continue to be provided via one full-access driveway along the south side of Airport Avenue. 
The proposed driveway would remain and continue to provide adequate access, including 
emergency access, to the Project Site. Furthermore, the drivers of emergency vehicles normally 
have a variety of options for avoiding traffic, such as using sirens to clear a path of travel or driving 
in the lanes of opposing traffic. As such, existing emergency access to the Project Site and 
surrounding uses would be maintained during operation of the Proposed Project. The Proposed 
Project would not involve activities during its operational phase that could impede public access 
or travel upon public right-of-way or would interfere with an adopted emergency response or 
evacuation plan. Therefore, development of the Proposed Project is not expected to significantly 
impact fire protection services in the Project area. 

Police Services  

The Santa Monica Police Department (SMPD) provides police protection services for the City, 
including for the Project Site. The Santa Monica Police Department is located at 333 Olympic 
Drive, approximately 3.4 miles (driving distance) west of the Project Site. The Proposed Project 
would be subject to Site Plan Review and would be reviewed by the SMPD for compliance with 
the recommended site design guidelines to improve public safety. The Proposed Project would 
not generate a residential or employment population. Thus, implementation of the Proposed 
Project would not significantly impact SMPD police protection services in the Project area. 
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Additionally, the Santa Monica College Police Department (SMCPD) provides police protection 
services to the SMC community. The Project Site is located next to the SMC Bundy Campus, and 
therefore, the SMCPD would provide emergency services to the Proposed Project. The SMCPD 
is located at 1718 Pearl Street, approximately 2.0 miles (driving distance) from the Project Site. 
All SMC campus buildings are secured by Campus Police between the hours of 10:15 p.m. to 
6:00 a.m. Mondays-Thursdays and between 5 p.m. on Fridays and 6:00 am on Monday. Thus, 
implementation of the Proposed Project would not significantly impact SMCPD police protection 
services in the Project area. 

Santa Monica-Malibu Unified School District  

The Project Site is located within the service area of the Santa Monica-Malibu Unified School 
District (SMMUSD). The Proposed Project includes development of seven instructional tennis and 
pickleball courts to serve the needs of SMC students and the general public when not in use by 
the College. As such, the Proposed Project would not generate a demand for new school facilities 
that would exceed the enrollment or capacity of the SMMUSD. The Proposed Project would also 
provide a social gathering space. As such, the Proposed Project’s impacts would be less than 
significant. 

Parks  

The Proposed Project includes the development of seven instructional tennis and pickleball courts 
which would provide additional recreational open space for SMC students and the surrounding 
community. The Proposed Project would also include two storage buildings and a restroom 
building consisting of four gender neutral stalls and a utility/janitor’s room Therefore, rather than 
increasing demand on local parks and recreational facilities the Proposed Project would serve to 
alleviate some of the existing demand on local parks and recreational facilities. Therefore, no 
adverse impact to parks would occur. 
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3.0 Exceptions to the Categorical Exemptions 
 
In addition to the above qualifying criteria, there are exceptions to the exemptions depending on 
the nature or location of a project, or unusual circumstances that create the reasonable possibility 
of significant effects. As provided in CEQA Section 15300.2, for a proposed project to qualify for 
an exemption to CEQA, the project must be able to demonstrate that it does not fall under the 
following exceptions: 

a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is 
to be located - a project that is ordinarily insignificant in its impact on the environment may 
in a particularly sensitive environment be significant. Therefore, these classes are 
considered to apply all instances, except where the project may impact on an 
environmental resource of hazardous or critical concern where designated, precisely 
mapped, and officially adopted pursuant to law by federal, state, or local agencies. 

b) Cumulative Impact. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time is 
significant. 

c) Significant Effect. A categorical exemption shall not be used for an activity where there 
is a reasonable possibility that the activity will have a significant effect on the environment 
due to unusual circumstances. 

d) Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway. This does not apply to improvements which are required as mitigation by 
an adopted negative declaration or certified EIR. 

e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located 
on a site which is included on any list compiled pursuant to Section 65962.5 of the 
Government Code.  

f) Historical Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 

a) Location 

The Proposed Project does not qualify for a Class 3, 4, 5, 6, or 11 Categorical Exemption. As 
discussed herein, the Proposed Project qualifies under the Class 32 Categorical Exemption – “In-
fill Development Projects.” Therefore, this exception does not apply to the Proposed Project. 

b) Cumulative Impacts  

Provided below are individual analyses of the cumulative impacts from traffic, noise, air quality, 
water quality, public services, and public utilities. In accordance with CEQA Guidelines Section 
15300.2, this Categorical Exemption includes an evaluation of the Proposed Project’s cumulative 
impacts to rule out the exception of cumulative impacts under Section 15300.2(b). Section 
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15300.2(b), Cumulative Impact, states that: “All exemptions for these classes are inapplicable 
when the cumulative impact of successive projects of the same type in the same place, over time 
is significant.”  

In determining the cumulative impacts, the guidance provided under CEQA Guidelines Section 
15064(h) is as follows:  

“(1) When assessing whether a cumulative effect requires an EIR, the lead agency shall 
consider whether the cumulative impact is significant and whether the effects of the project 
are cumulatively considerable. An EIR must be prepared if the cumulative impact may be 
significant and the project’s incremental effect, though individually limited, is cumulatively 
considerable. “Cumulatively considerable” means that the incremental effects of an 
individual project are significant when viewed in connection with the effects of past 
projects, the effects of other current projects, and the effects of probable future projects.  

(2) A lead agency may determine in an initial study that a project’s contribution to a 
significant cumulative impact will be rendered less than cumulatively considerable and 
thus is not significant. When a project might contribute to a significant cumulative impact, 
but the contribution will be rendered less than cumulatively considerable through 
mitigation measures set forth in a mitigated negative declaration, the initial study shall 
briefly indicate and explain how the contribution has been rendered less than cumulatively 
considerable.  

(3) A lead agency may determine that a project’s incremental contribution to a cumulative 
effect is not cumulatively considerable if the project will comply with the requirements in a 
previously approved plan or mitigation program (including, but not limited to, water quality 
control plan, air quality attainment or maintenance plan, integrated waste management 
plan, habitat conservation plan, natural community conservation plan, plans or regulations 
for the reduction of greenhouse gas emissions) that provides specific requirements that 
will avoid or substantially lessen the cumulative problem within the geographic area in 
which the project is located. Such plans or programs must be specified in law or adopted 
by the public agency with jurisdiction over the affected resources through a public review 
process to implement, interpret, or make specific the law enforced or administered by the 
public agency. When relying on a plan, regulation or program, the lead agency should 
explain how implementing the particular requirements in the plan, regulation or program 
ensure that the project’s incremental contribution to the cumulative effect is not 
cumulatively considerable. If there is substantial evidence that the possible effects of a 
particular project are still cumulatively considerable notwithstanding that the project 
complies with the specified plan or mitigation program addressing the cumulative problem, 
an EIR must be prepared for the project. 

(4) The mere existence of significant cumulative impacts caused by other projects alone 
shall not constitute substantial evidence that the proposed project’s incremental effects 
are cumulatively considerable.” 

In light of the guidance summarized above, an adequate discussion of a project’s significant 
cumulative impact, in combination with other closely related projects, can be based on either:  (1) 
a list of past, present, and probable future producing related impacts; or (2) a summary of 
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projections contained in an adopted local, regional, statewide plan, or related planning document 
that describes conditions contributing to the cumulative effect. (CEQA Guidelines Section 
15130(b)(1)(A)-(B)). The lead agency may also blend the “list” and “plan” approaches to analyze 
the severity of impacts and their likelihood of occurrence. Accordingly, all proposed, recently 
approved, under construction, or reasonably foreseeable projects that could produce a related or 
cumulative impact on the local environment, when considered in conjunction with the Proposed 
Project, were identified for evaluation.   

Based on a review of the Current Development Tracking List (See Attachment 4) provided by the 
City of Santa Monica, at the time of this analysis there are no pending, active, or recently 
completed development projects identified in the City located within 500 feet of the Project Site. 
Additionally, there are no pending, active, or recently completed City of Los Angeles development 
projects located within a 0.5-mile radius.8 None of the active development projects involve 
recreational or park uses. Thus, there are no successive projects of the same type in the same 
place as the Proposed Project. There would be no potential for localized cumulative impacts to 
occur with respect to construction activities.  

Cumulative Traffic Impacts 

Development of the Proposed Project in conjunction with the related projects would result in an 
decrease in average daily vehicle trips and peak hour vehicle trips in the City of Santa Monica, 
as the Project would replace 32,700 square feet of office uses with seven tennis and pickleball 
courts with associated surface parking. As noted above, the Proposed Project is considered a 
local serving park and recreational facility. Therefore, neither a Transportation Assessment nor 
other further analysis of transportation impacts is required for the Proposed Project and 
operational transportation impacts would be less than significant with respect to VMT. 
Additionally, no related projects have been identified in the project vicinity that would contribute 
to VMT impacts. Thus, the Proposed Project’s contribution to cumulative impacts is less than 
significant and would not be cumulative considerable. As the Proposed Project’s VMT impacts 
are less than significant on a project level, and the Proposed Project would not exceed growth 
projections of the RTP/SCS, the Proposed Project’s cumulative traffic impacts would be less than 
significant. 

Cumulative Noise Impacts 

As discussed above, no related projects are located within 500-feet of the Proposed Project. Thus, 
the Project would not have the potential to result in cumulative noise impacts when considered in 
conjunction with the geographic distribution of the related projects identified in Attachment 4. As 
such, cumulative construction and operational noise impacts would be less than significant. 

Cumulative Air Quality Impacts 

Cumulative air quality impacts from construction and operation of the Proposed Project, based on 
SCAQMD guidelines, are analyzed in a manner similar to Project-specific air quality impacts. The 

 
8  Los Angeles City Planning, Bi-weekly Entitlement Case Findings, Current Case Reporting Period 

9/10/23 – 12/30/23, https://planning.lacity.gov/resources/case-reports, accessed January 2024. 
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SCAQMD recommends that a project’s potential contribution to cumulative impacts should be 
assessed utilizing the same significance criteria as those for project-specific impacts. Therefore, 
according to the SCAQMD, individual development projects that generate construction or 
operational emissions that exceed the project-specific significance thresholds for project-specific 
impacts would also cause a cumulatively considerable increase in emissions for those pollutants 
for which the Basin is in non-attainment. Conversely, projects that do not exceed the project-
specific thresholds are generally not considered to be cumulatively significant.9 Thus, because 
the construction-related and operational daily emissions associated with Proposed Project would 
not exceed the SCAQMD’s recommended thresholds, these emissions associated with the 
Proposed Project would not be cumulatively considerable. Therefore, cumulative air quality 
impacts would be less than significant. 

Cumulative Greenhouse Gas Emissions Impacts 

As discussed above, there are no requirements to analyze or make findings about a project’s 
effects on GHG emissions. As such, the following cumulative analysis is provided for informational 
purposes only. 

A cumulatively considerable impact would occur where the impact of the Proposed Project in 
addition to the related projects would be significant. However, in the case of global climate 
change, the proximity of the Proposed Project to other GHG emission generating activities is not 
directly relevant to the determination of a cumulative impact because climate change is a global 
condition. Based on guidance the California Air Pollution Officers Association, the analysis of a 
project’s GHG emissions is inherently a cumulative analysis because climate change is a global 
issue and the emissions from individual projects are negligible in a global context.10  Accordingly, 
this analysis takes into account the potential for the Proposed Project to contribute to a cumulative 
impact of global climate change. According to CAPCOA, “GHG impacts are exclusively 
cumulative impacts; there are no non-cumulative GHG emission impacts from a climate change 
perspective.”11   

The GHG emissions from the construction and operation of tennis and pickleball courts would be 
relatively small in comparison to state or global GHG emissions and, consequently, they would, 
in isolation, have no significant direct impact on climate change. Rather, it is the increased 
accumulation of GHG from more than one project and many sources in the atmosphere that may 
result in global climate change, which can cause the adverse environmental effects previously 
discussed. Per CEQA Guidelines Section 15064(h)(3), a project’s incremental contribution to a 
cumulative impact can be found not cumulatively considerable if the project will comply with an 

 
9   SCAQMD, White Paper on Potential Control Strategies to Address Cumulative Impacts from Air 

Pollution. Appendix D, August 2003 (at page D-3). 
10  California Air Pollution Control Officers Association, CEQA & Climate change: Evaluating and 

Addressing Greenhouse Gas Emissions from Projects Subject to the California Environmental Quality 
Act, 2008. 

11  California Air Pollution Control Officers Association, CEQA & Climate change: Evaluating and 
Addressing Greenhouse Gas Emissions from Projects Subject to the California Environmental Quality 
Act, 2008. 
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approved plan or mitigation program that provides specific requirements that will avoid or 
substantially lessen the cumulative problem within the geographic area of the project.  

SCAG’s 2020-2045 RTP/SCS, adopted in September 2020, is the regional plan that demonstrates 
compliance with air quality conformity requirements and GHG reduction targets. As such, projects 
and land use plans that are consistent with this plan in terms of development location, density, 
and intensity, are part of the regional solution for meeting air pollution and GHG reduction goals. 
Planning for more housing and jobs near transit was a strategy incorporated in SCAG’s first 
RTP/SCS in 2012 and carried forward in the 2020 RTP/SCS with a focus on areas that are well 
served by transit. The Proposed Project is an infill development replacing an office land use with 
recreational tennis and pickleball courts that would result in the net reduction of GHG emissions. 
As such, the Project would not conflict with the regional growth projections of the 2020-2045 
RTP/SCS and the Proposed Project would not conflict with any applicable local ordinances, 
regulations, or policies that have been adopted in furtherance of the State and City’s goals of 
reducing GHG emissions. Additionally, no related projects have been identified in the project 
vicinity that would contribute to GHG impacts. Thus, the Proposed Project would not make a 
cumulatively considerable contribution to GHG emissions and impacts would be less than 
significant. 

Cumulative Water Quality Impacts 

The Project Site and the surrounding areas are adequately served by the existing storm drain 
system. Runoff from the Project Site and adjacent urban uses is typically directed into the adjacent 
streets, where it flows to the nearest stormwater drainage inlet. The Project would replace 32,700 
square feet of office uses with seven tennis and pickleball courts with associated surface parking, 
two storage buildings, and a restroom building, and would comply with local ordinances with 
respect to stormwater treatment and capture on site. The volume of surface runoff would be 
similar to or reduced as compared to current conditions. Additionally, no related projects have 
been identified in the project vicinity that would contribute to water quality impacts. Therefore, 
cumulative water quality impacts would be less than significant. 

Cumulative Water Demand Impacts 

The City’s 2020 Urban Water Management Plan (UWMP) analyzes the reliability of the City’s 
water resources to meet water demand for normal, single-dry and multiple-dry year scenarios 
though 2040, taking into account growth projected to occur under the City’s LUCE. The UWMP 
projects that the City would have adequate water supply to meet its demand, and in fact would 
have substantially more supply than demand, through at least the 2040 planning horizon of the 
UWMP. This estimate is based in part on demographic projections obtained from the Metropolitan 
Water District (MWD). The MWD utilizes a land-use based planning tool that allocates projected 
demographic data from the Southern California Association of Governments (SCAG) into water 
service areas for each of MWD’s member agencies. The Project would replace 32,700 square 
feet of office uses with seven tennis and pickleball courts with associated surface parking, which 
would result in a net decrease of 6,540 gpd. As such, the Project would not adversely impact 
water demands accounted for in the 2020 UWMP. The Proposed Project is consistent with the 
underlying allowable uses per the SMMC and would not exceed the available capacity in the local 
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aqueduct. As such, cumulative impacts associated with increased water demand would be less 
than significant. 

Cumulative Sewer Impacts 
 
The impact of the continued growth of the region would likely have the effect of diminishing the 
daily excess capacity of the HWRP’s service to the City of Santa Monica and surrounding area. 
However, the Proposed Project would result in a net decrease in wastewater flows from the 
Project Site and would not contribute to a local cumulative impact. Locally, the Proposed Project 
would not be cumulatively considerable. As such, cumulative impacts with respect to wastewater 
generation would be less than significant. 

Cumulative Solid Waste Impacts 

Development of the related projects citywide would further increase regional demands on landfill 
capacity. However, the Project would result in a net decrease in operational solid waste 
generation as compared to the existing office uses that are proposed to be demolished. The 
impact of the continued growth of the region would likely have the effect of diminishing the daily 
excess capacity of the existing landfills serving the County of Los Angeles. As with the Proposed 
Project, the related projects would participate in regional source reduction and recycling 
programs, significantly reducing the amount of solid waste deposited in area landfills. Therefore, 
the cumulative impacts with respect to solid waste would be less than significant. 

Cumulative Impacts to Fire Services 

The Proposed Project, in combination with the related projects, could increase the demand for 
fire protection services in the Project area. Specifically, there could be increased demands for 
additional SMFD staffing, equipment, and facilities over time. This need would be funded via 
existing mechanisms (e.g., property taxes, government funding, and developer fees) to which the 
Proposed Project and related projects would contribute. Similar to the Proposed Project, each of 
the related projects would be individually subject to SMFD review and would be required to comply 
with all applicable fire safety requirements of the SMFD in order to adequately mitigate fire 
protection impacts. To the extent cumulative development causes the need for additional fire 
stations to be built throughout the City, the development of such stations would be on small infill 
lots within existing developed areas and would not likely cause a significant impact upon the 
environment. Nevertheless, the siting and development of any new fire stations would be subject 
to further CEQA review and evaluated on a case-by-case basis. However, as the SMFD does not 
currently have any plans for new fire stations to be developed in proximity to the Project Site, no 
impacts are currently anticipated to occur. On this basis, the Proposed Project would not make a 
cumulatively considerable impact to fire protection services, and, as such cumulative impacts on 
fire protection would be less than significant. 

Cumulative Impacts to Police Services 

The Proposed Project, in combination with the related projects, could increase the demand for 
police protection services in the Project area. Specifically, there could be an increased demand 
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for additional SMPD staffing, equipment, and facilities over time. This need would be funded via 
existing mechanisms (e.g., sales taxes, government funding, and developer fees), to which the 
Proposed Project and related projects would contribute. In addition, each of the related projects 
would be individually subject to SMPD review and would be required to comply with all applicable 
safety requirements of the SMPD and the City of Santa Monica in order to adequately address 
police protection service demands. Furthermore, each of the related projects would likely install 
and/or incorporate adequate crime prevention design features in consultation with the SMPD, as 
necessary, to further decrease the demand for police protection services. To the extent 
cumulative development causes the need for additional police stations to be built throughout the 
City, the development of such stations would be on small infill lots within existing developed areas 
and would not likely cause a significant impact upon the environment. Nevertheless, the siting 
and development of any new police stations would be subject to further CEQA review and 
evaluated on a case-by-case basis. However, as the SMPD does not currently have any plans for 
new police stations to be developed in proximity to the Project Site, no impacts are currently 
anticipated to occur. On this basis, the Proposed Project would not make a cumulatively 
considerable impact to police protection services, and cumulative impacts on police protection 
would be less than significant. 

Cumulative Impacts to Schools 

The Proposed Project is a recreational use project that would construct tennis and pickleball 
courts on a site that is currently developed with an office building, which would not generate 
students or increase demands for public educational land uses in the surrounding community. In 
combination with the related projects, which would have the potential to increase demands upon 
public school land uses, the potential for cumulative impacts upon school facilities would be 
reduced and thus less than cumulatively considerable. Further, development of the related 
projects would be subject to applicable school fees to mitigate the increased demand for school 
services. Pursuant to Government Code Section 65995, payment of development fees authorized 
by SB 50 are deemed to be “full and complete school facilities mitigation.” With the payment of 
School Development Fee, any future school infrastructure would be developed as needed, and 
thus the cumulative impacts on schools from the related projects would be less than significant. 

Cumulative Impacts to Parks 

The Proposed Project is a recreational use project that would construct tennis and pickleball 
courts on a site that is currently developed with an office building. This would have the effect of 
reducing demands for public park facilities in the surrounding community as the Proposed Project 
is a recreational use project. While development of the related projects would likely result in an 
increase in permanent residents residing in the greater Project area, each residential related 
project would also be required to comply with the on-site open space requirements of the SMMC. 
Therefore, with payment of the applicable recreation fees on a project-by-project basis, any future 
park infrastructure would be developed as needed; therefore, the Proposed Project would not 
make a cumulatively considerable impact to parks and recreational facilities, and cumulative 
impacts would be less than significant. 

Cumulative Impacts Summary 
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As presented in the analysis above, the Proposed Project would not result in any significant 
cumulative impacts from traffic, noise, air quality, water quality impacts, or utilities and public 
services. The Proposed Project would be consistent with the use type of projects that are 
permitted by right and otherwise anticipated by the land use designation, and when viewed in 
conjunction with other proposed, approved, or reasonably anticipated projects, would not 
generate impacts that are cumulatively considerable. Thus, the potential for the Proposed Project 
to result in cumulative impacts is less than significant.  

c) Significant Effect / Unusual Circumstances  

As noted in the supporting analyses above, there are no unusual circumstances that exist in 
connection with the Proposed Project or surrounding environmental conditions. The Proposed 
Project would not result in any significant impacts from noise, traffic, air quality, water quality 
impacts, or utilities and public services. The Project Site is located in an urbanized area of the 
City of Santa Monica and is consistent with the existing physical arrangement of the properties 
within the vicinity of the Project Site. The Project Site currently does not have a zoning designation 
but is located within the Santa Monica Airport Influence Area. The Santa Monica Airport is within 
the Los Angeles County Airport Land Use Plan. In Los Angeles County, the Regional Planning 
Commission has the responsibility for acting as the Airport Land Use Commission and for 
coordinating the airport planning of public agencies within the county. The purpose of the law is 
to protect the public health, safety and welfare by ensuring the orderly expansion of airports and 
the adoption of land use measures that minimize the public's exposure to excessive noise and 
safety hazards within areas around public use airports. The ALUC is also concerned with airport 
activities which may adversely affect adjacent areas and nearby land use which may interfere 
with airport operations. Specifically, the ALUC is required to prepare and adopt a Comprehensive 
Land Use Plan (CLUP), review and make recommendations concerning certain projects within 
the ALUC planning boundaries, and review and make recommendations on regulations of local 
agencies. Though given the authority to review and make recommendations, the ALUC does not 
have jurisdiction over airport operations. Recommendations made by the ALUC are advisory to 
local jurisdictions, not mandatory.12 The Project Site is not located within the Runway Protection 
Zone nor is it located within the Noise Contour boundaries. 

The Project Site has a Land Use and Circulation Element (LUCE) designation of 
Institutional/Public Lands. The Proposed Project would be consistent with the designated land 
use. There are no exceptional features of the Proposed Project, such as its size or location, that 
disqualify it from the exempt class. As such, there are no unique or unusual circumstances that 
exist in connection with the Proposed Project or surrounding environmental conditions that have 
the potential to result in a significant environmental impact upon the environment.  

d) Scenic Resources  

The Project Site is bordered by Airport Avenue to the north, which is not a designated State scenic 
highway, and there are no State designated near the Project Site. As such, the Proposed Project 

 
12  Los Angeles County Airport Land Use Commission, Los Angeles County Airport Land Use Plan, 

December 19, 1991. 
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would not damage any scenic resources within an officially designated State Scenic Highway. 
The Topanga Canyon State Scenic Highway is the closest officially designated State scenic 
highway, located approximately 10.6 miles northwest of the Project Site.13 The closest Eligible 
State Scenic Highway is the Route 187/ Route 101 segment located approximately two miles west 
of the Project Site. There are no protected trees or unique geologic features on-site or in the public 
right-of-way.   

e) Hazardous Materials 

Pursuant to Government Code Section 65962.5, the Department of Toxic Substances Control 
(DTSC) shall compile and update as appropriate, at least annually, a list of all hazardous waste 
facilities subject to corrective action (pursuant to Section 25187.5 of the Health and Safety Code), 
all land designated as hazardous waste property or border zone property (pursuant to Section 
25220 of the Health and Safety Code), all information received by the DTSC on hazardous waste 
disposals on public land (pursuant to Section 25242 of the Health and Safety Code), and all site 
listed pursuant to Section 25356 of the Health and Safety Code. As shown below in Figure 9, 
DTSC EnviroStor Map, based on the DTSC EnviroStor Database, the Project Site is not listed for 
cleanup, permitting, or investigation of any hazardous waste contamination. Therefore, the Project 
Site is not located on a site that the DTSC and the Secretary of the EPA have identified, pursuant 
to Government code section 65962.5, as being affected by hazardous wastes. Therefore, the 
Project Site is not located on a site that the DTSC and the Secretary of the Environmental 
Protection have identified as being affected by hazardous wastes or clean-up problems. As such, 
the Proposed Project would not exacerbate any hazardous conditions on the Project Site that 
could affect groundwater conditions. 

  

 
13  California Department of Transportation, California State Scenic Highway System Map, 

https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1
aacaa. Accessed October 2023. 
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f) Historic Resources   

A substantial adverse change in the significance of a historic resource means the demolition, 
destruction, relocation, or alteration of the resource or its immediate surroundings such that the 
significance of a historical resource would be materially impaired. A Historic Resource 
Assessment (HRA) was prepared by Chattel, Inc. on October 16, 2023 (see Attachment 5) to 
determine whether the existing buildings at the Project Site are eligible for inclusion in the National 
Register of Historic Places or California Register of Historical Resources, and/or for designation 
as a City of Santa Monica Landmark or Structure of Merit, or as a Contributor to a Historic District.  

The Project Site consists of a single-story office building with four separate wings extending to 
the south and three ancillary buildings situated on the southern portion of the Project Site. 
Constructed in 1950 as the Santa Monica U.S. Naval Marine Corps Training Center (naval reserve 
training center), the Project Site reflects a military utilitarian style with “Late Moderne” influences.  

As described in the Historic Resource Assessment, the existing buildings on the Project Site do 
not meet the necessary significance criteria for listing in the National Register or California 
Register, or for designation as a City of Santa Monica Landmark or Structure of Merit, or as a 
Contributor to a potential Historic District. As described in the HRA, there is no significant 
association with aircraft manufacturing or history of the Santa Monica Municipal Airport. The 
Project Site lacks sufficient historical association and architectural merit to render it historically 
significant. Therefore, the Proposed Project would not cause a substantial adverse change in the 
significance of a historical resource and would have a less than significant impact to historic 
resources.  
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Image 1:  Subject property, east (left) and north (right) elevations, view southwest 
(Chattel, 2023).

Image 2:  Subject property, north elevation, view southwest (Chattel, 2023).



3400 Airport Avenue, Santa Monica, California
Attachment D: Contemporary Photographs

Chattel, Inc. | Historic Preservation Consultants

Image 3:  View of primary entrance at north elevation, view southwest (Chattel, 
2023).

Image 4:  Detail of primary entrance at north elevation, view south (Chattel, 2023).
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