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Designation(s)
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Surrounding Land Uses and
Setting

Description of Project

Selected Agencies whose Approval
is Required

Have California Native American
tribes traditionally and culturally
affiliated with the project area
requested consultation pursuant
to Public Resources Code §
21080.3.1? If so, has consultation
begun?

Temple City Self-Storage Facility

Sandra Elias, City Planner
City of El Monte

11333 Valley Boulevard
El Monte, CA91731

(626) 258-8621

selias@elmonteca.gov

Rick Martinez

Managing Director

Magellan Value Partners

10877 Wilshire Blvd., Suite 1407
Los Angeles, CA 90024
Rmartinez@magellanvp.com

4301 Temple City Boulevard, El Monte, and Temple City, CA

APN 859-200-5005 (El Monte)
APN 859-200-5006, 859-200-5007 (Temple City)

El Monte: Industrial Business Park
Temple City: Industrial

El Monte: General Manufacturing (M-2)
Temple City: Industrial

Northern portion of the project is located in the City of Temple City; the larger
southern portion is in the City of El Monte. The project site is surrounded by
industrial land uses across Eaton Wash to the north, industrial land uses
across the railroad to the south, an automotive commercial business across
Temple City Boulevard to the east, and residences in Temple City to the west.

The proposed project includes the construction and operation of an
approximately 133,460-square-foot self-storage building on a 2.45-acre
site with an associated office, surface parking and loading areas,
landscaping and a six-foot tall wrought iron fence perimeter. The
building consists of three stories of storage space above a basement that
also includes storage space. See Section 3.0 for additional details.

City of El Monte (Lead Agency)
City of Temple City (Responsible Agency)

Letters have been sent by the city of El Monte (the Lead Agency) on March
27, 2025, to local Native American tribes asking if they wished to
participate in AB 52 and consultation concerning the proposed project.
Tribes have up to 30 days in which to respond to notification of the project.
The The Gabrielino - Kizh Nation responded requesting consultation. In
lieu of meeting, Kizh Nation provided suggested mitigation measures for
inclusion in the MMRP and Lead Agency accepted those measures. The
Gabrielino Tongva Indians of California Tribal Council responded
requesting tribal monitoring. Mitigation Measures were prepared for this
monitoring.

Letters have been sent by the city of Temple City (Responsible Agency) on
June 2, 2025 to local Native American tribes asking if they wished to
participate in SB 18 and consultation concerning the proposed project in
the City of Temple City. Tribes have up to 90 days in which to respond to
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notification of the project. The The Gabrielino - Kizh Nation responded
requesting consultation. Mr. Gulick will be contacting the tribe to conduct
a consultation meeting with the tribe. The results of this consultation will
be provided once consultation has been conducted with the tribe. For the
proposed project, those tribe(s) that requested consultation were
contacted by the City per Public Resources Code § 21074.

Other Public Agencies Los Angeles County Fire
South Coast Air Quality Management District
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ACRONYMS AND ABBREVIATIONS

Acronym

Abbrei,/iat/ion Term

AB Assembly Bill

AMSL Above Mean Sea Level

APE Area of Potential Effect

ARB California Air Resources Board

ATP Active Transportation Plan

BAU Business As Usual

BMPs Best Management Practices

CAAQS California Ambient Air Quality Standards
CalEEMod California Emissions Estimator Model
Caltrans California Department of Transportation
CAT Climate Action Team

CBC California Building Code

CCAA California Clean Air Act

CEQA California Environmental Quality Act
CERCLA Comprehensive Environmental Response, Compensation, and Liability Act
CH4 Methane

CHRIS California Historic Resources Inventory System
CMP Congestion Management Program

CNEL Community Noise Equivalent Level

Cco Carbon Monoxide

Co2 Carbon Dioxide

CO2e Carbon Dioxide Equivalent

CRC California Residential Code

CUP Conditional Use Permit

dB Decibel

dBA A-weighted Decibel Scale

DIF Development Impact Fee

DMA Drainage Management Areas

DOC California Department of Conservation
DOSH California Division of Safety and Health

EIR Environmental Impact Report

EMS Emergency Medical Service

EO Executive Order

EPA Environmental Protection Agency

FAR Floor Area Ratio

FMMP Farmland Mapping And Monitoring Program
FTA Federal Transit Administration

GHG Greenhouse Gas

GPCD Gallons per Capita per Day

GPEIR General Plan Environmental Impact Report
GWP Global Warming Potential

HCP Habitat Conservation Plan

HFCs Hydrofluorocarbons

HUD Department of Housing and Urban Development
Hz Hertz

IFC International Fire Code

IPCC Intergovernmental Panel on Climate Change

7275 /Temple City Self Storage Facility
Initial Study/Mitigated Negative Declaration

Page viii
July 2025



SECTION 2.0 - ENVIRONMENTAL SETTING **

Acronym

Abbreil/iat/ion Term

IS/MND Initial Study / Mitigated Negative Declaration
ITE Institute of Transportation Engineers

Loo Noise level exceeded 90% of the time

Leg Equivalent Noise Level

LID Low Impact Development

Limax Root Mean Square Maximum Noise Level

LOS Level Of Service

LSTs Localized Significance Thresholds

Map Act California Subdivision Map Act

MBTA Migratory Bird Treaty Act

MLD Most Likely Descendant

MM Mitigation Measure

MMTCOZ2e Million Metric Tons Of CO2e

MND Mitigated Negative Declaration

MRZ Mineral Resource Zone

MOU Memorandum of Understanding

N20 Nitrous Oxide

NAAQS National Ambient Air Quality Standards

NAHC Native American Heritage Commission

NCCP Natural Communities Conservation Plan

ND Negative Declaration

NEPA National Environmental Policy Act

NHPA National Historic Preservation Act

NHTSA National Highway Traffic Safety Administration
NOx Nitrogen oxides

NPDES National Pollutant Discharge Elimination System
0Os Ozone

OPR Governor’s Office of Planning and Research
(now LCI) (now Governor’s Office of Land Use and Climate Innovation)
OSHA Occupational Safety and Health Administration
PFCs Perfluorocarbons

PM Particulate Matter

PMzs Fine Particulate Matter

PPV Peak Particle Velocity

RCRA Resource Conservation and Recovery Act

RMS Root Mean Square

ROG Reactive organic gases

RP Regional Plant

RPS Renewables Portfolio Standard

RWQCB Regional Water Quality Control Board
SARWQCB Santa Ana Regional Water Quality Control Board
SBCIWMP San Bernardino Countywide Integrated Waste Management Plan
SCAB South Coast Air Basin

SCAG Southern California Association of Governments
SCAQMD South Coast Air Quality Management District
SCCIC South Central Coastal Information Center

SCE Southern California Edison

SF6 Sulfur Hexafluoride

SIP State Implementation Plan

SLF Sacred Lands File
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Acronym

Abbreil/iat/ion Term

SoCalGas Southern California Gas Company

SRAs Source Receptor Areas

STIP Statewide Transportation Improvement Program
SWMP Stormwater Management Plan

TACs Toxic Air Contaminants

TCRs Tribal Cultural Resources

TMP Traffic Management Plan

USDA United States Department of Agricultura

USGS United States Geological Survey

USEPA United States Environmental Protection Agency
UWMP Urban Water Management Plan

VdB Vibration Decibels

VMT Vehicle Miles Traveled

VOC Volatile Organic Compound
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1.0 INTRODUCTION
1.1 Proposed Project

The City of El Monte (City) is processing a request to implement a series of discretionary actions that
would ultimately allow for the construction of an approximately 133,460 square-foot self-storage
facility at 4301 Temple City Boulevard on parcels located within both the cities of El Monte and
Temple City, CA (APNs: 8592-005-005 (E1 Monte), 8592-005-006 and -007 (Temple City)).

1.1.1  Project Components

The proposed project would construct an approximately 133,460-square-foot self-storage facility
comprised of a basement level basement measuring 26,518 square-feet and four above-ground
levels, which would include approximately 1,185 square feet of office space, kitchen, and restrooms
on the first story of the proposed project. The self-storage facility would have 1,032 individual
storage units across all five levels of the proposed building, ranging from 5 x 5 feet to 10 x 25 feet.
Additionally, the project would develop surface parking and loading areas, approximately 6,078
square feet of landscaping including 15 trees, and a six-foot tall wrought iron fence perimeter around
the site. Refer to Section 3.0, Project Description, of this document for additional details.

1.1.2 Estimated Construction Schedule

Construction is anticipated to begin November 2025 and take approximately 18 months, ending May 2027.
1.2 Agencies - Environmental Review Implementation

The City of El Monte is the Lead Agency for the proposed project. Pursuant to the California
Environmental Quality Act (CEQA) and its implementing regulations,! the Lead Agency has the
principal responsibility for implementing and approving a project that may have a significant effect
on the environment. The City of Temple City is a Responsible Agency.

1.3 CEQA Overview

1.3.1  Purpose of CEQA

All discretionary projects within California are required to undergo environmental review under
CEQA. A Project is defined in CEQA Guidelines § 15378 as the whole of the action having the potential
to result in a direct physical change or a reasonably foreseeable indirect change to the environment
and is any of the following:

e Anactivity directly undertaken by any public agency including but not limited to public works
construction and related activities clearing or grading of land, improvements to existing
public structures, enactment and amendment of zoning ordinances, and the adoption and
amendment of local General Plans or elements.

e An activity undertaken by a person which is supported in whole or in part through public agency
contracts, grants, subsidies, loans, or other forms of assistance from one or more public agencies.

e An activity involving the issuance to a person of a lease, permit, license, certificate, or other
entitlement for use by one or more public agencies.

1  Public Resources Code §§ 21000 - 21177 and California Code of Regulations Title 14, Division 6, Chapter 3.
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CEQA Guidelines § 15002 lists the basic purposes of CEQA as follows:

e Inform governmental decision makers and the public about the potential, significant
environmental effects of proposed activities.

e Identify the ways that environmental damage can be avoided or significantly reduced.

e Prevent significant, avoidable damage to the environment by requiring changes in projects
through the use of alternatives or mitigation measures when the governmental agency finds
the changes to be feasible.

e Disclose to the public the reasons why a governmental agency approved the project in the
manner the agency chose if significant environmental effects are involved.

1.3.2  Authority to Mitigate under CEQA

CEQA establishes a duty for public agencies to avoid or minimize environmental damage where
feasible. Under CEQA Guidelines § 15041 a Lead Agency for a project has the authority to require
feasible changes in any or all activities involved in the project in order to substantially lessen or avoid
significant effects on the environment, consistent with applicable constitutional requirements such
as the “nexus”? and “rough proportionality”3 standards.

CEQA allows a Lead Agency to approve a project even though the project would cause a significant
effect on the environment if the agency makes a fully informed and publicly disclosed decision that
there is no feasible way to lessen or avoid the significant effect. In such cases, the Lead Agency must
specifically identify expected benefits and other overriding considerations from the project that
outweigh the policy of reducing or avoiding significant environmental impacts of the project.

1.4 Purpose of Initial Study

The CEQA process begins with a public agency determining whether the project is subject to CEQA at
all. If the project is exempt, the process does not need to proceed any further. If the project is not
exempt, the Lead Agency takes the second step and conducts an Initial Study to determine whether
the project may have a significant effect on the environment.

The purposes of an Initial Study as listed in § 15063(c) of the CEQA Guidelines are to:

e Provide the Lead Agency with information necessary to decide if an Environmental Impact
Report (EIR), Negative Declaration (ND), or Mitigated Negative Declaration (MND) should be
prepared.

e Enable a Lead Agency to modify a project to mitigate adverse impacts before an EIR is
prepared, thereby enabling the project to qualify for an ND or MND.

e Assist in the preparation of an EIR, if required, by focusing the EIR on adverse effects
determined to be significant, identifying the adverse effects determined not to be significant,
explaining the reasons for determining that potentially significant adverse effects would not
be significant, and identifying whether a program EIR or other process, can be used to analyze
adverse environmental effects of the project.

2 Anexus (i.e, connection) must be established between the mitigation measure and a legitimate governmental
interest.
3 The mitigation measure must be “roughly proportional” to the impacts of the Project.
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o Facilitate an environmental assessment early during project design.

e Provide documentation in the ND or MND that a project would not have a significant effect
on the environment.

e Eliminate unnecessary EIRs.

e Determine if a previously prepared EIR could be used for the Project.

In cases where no potentially significant impacts are identified, the Lead Agency may issue an ND,
and no mitigation measures would be needed. Where potentially significant impacts are identified,
the Lead Agency may determine that mitigation measures would adequately reduce these impacts to
less than significant levels. The Lead Agency would then prepare an MND for the proposed project. If
the Lead Agency determines that individual or cumulative effects of the proposed project would
cause a significant adverse environmental effect that cannot be mitigated to less than significant
levels, then the Lead Agency would require an EIR to further analyze these impacts.

1.5 Review and Comment by Other Agencies

Other public agencies are provided the opportunity to review and comment on the IS/MND. Each of
these agencies is described briefly below.

e A Responsible Agency (14 CCR § 15381) is a public agency, other than the Lead Agency, that has
discretionary approval power over the Project, such as permit issuance or plan approval authority.

o A Trustee Agency* (14 CCR § 15386) is a state agency having jurisdiction by law over natural
resources affected by a project that is held in trust for the people of the State of California.

e Agencies with Jurisdiction by Law (14 CCR § 15366) are public agencies who have the authority
(1) to grant a permit or other entitlement for use; (2) to provide funding for the project in
question; or (3) to exercise authority over resources which may be affected by the project.
Furthermore, a city or county will have jurisdiction by law with respect to a project where the
city or county having primary jurisdiction over the area involved is: (1) the site of the project;
(2) the area in which the major environmental effects will occur; and/or (3) the area in which
reside those citizens most directly concerned by any such environmental effects.

1.6 Impact Terminology

The following terminology is used to describe the level of significance of potential impacts:

e A finding of no impact is appropriate if the analysis concludes that the project would not
affect the particular environmental threshold in any way.

e Animpactis considered less than significant if the analysis concludes that the project would
cause no substantial adverse change to the environment and requires no mitigation.

e Animpact is considered less than significant with mitigation incorporated if the analysis
concludes that the project would cause no substantial adverse change to the environment
with the inclusion of environmental commitments, or other enforceable measures, that
would be adopted by the lead agency.

4 The four Trustee Agencies in California listed in CEQA Guidelines § 15386 are California Department of Fish and
Wildlife, State Lands Commission, State Department of Parks and Recreation, and University of California.
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e Animpactis considered potentially significant if the analysis concludes that the project could
have a substantial adverse effect on the environment.

An EIR is required if an impact is identified as potentially significant.
1.7 Organization of Initial Study
This IS/MND is organized to satisfy CEQA Guidelines § 15063(d), and includes the following sections:

e Section 1.0 - Introduction, which identifies the purpose and scope of the IS/MND.

e Section 2.0 - Environmental Setting, which describes the location, existing site conditions,
land uses, zoning designations, topography, and vegetation associated with the project site
and surrounding area.

e Section 3.0 - Project Description, which provides an overview of the project, a description
of the proposed development, project phasing during construction, and discretionary actions
for the approval of the project.

e Section 4.0 - Environmental Checklist, which presents checklist responses for each
resource topic to identify and assess impacts associated with the proposed project, and
proposes mitigation measures, where needed, to render potential environmental impacts
less than significant, where feasible.

e Section 5.0 - References, which includes a list of documents cited in the IS/MND.

e Section 6.0 - List of Preparers, which identifies the primary authors and technical experts
that prepared the Initial Study.

e Section 7.0 - Mitigation, Monitoring, and Reporting Program, which identifies the
mitigation measures for the proposed project, the responsible/monitoring party, the
monitoring action, the enforcement agency, the monitoring agency, and the monitoring phase.

Technical studies and other documents, which include supporting information or analyses used to
prepare this IS/MND, are included in the following appendices:

Appendix A Project Plans and Drawings

Appendix B Air Quality and Greenhouse Gas Emissions Assessment
Appendix C  Biological Resources Assessment

Appendix D1 Cultural Resources Report

Appendix D2 Paleontological Resources Records Search
Appendix E  Geotechnical Report

Appendix F Noise Assessment

Appendix G~ VMT Analysis

Appendix H1  Will Serve Letter - California American Water
Appendix H2 Will Serve Letter — Los Angeles Sanitation District
Appendix [ Memorandum of Understanding (MOU)
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1.8 Findings from the Initial Study
1.8.1 No Impact or Impacts Considered Less than Significant

The project would have no impact or a less than significant impact on the following environmental
categories listed in Appendix G of the CEQA Guidelines.

Aesthetics

Air Quality

Agriculture and Forestry Resources
Energy

Greenhouse Gas Emissions
Hydrology and Water Quality
Land Use and Planning
Mineral Resources

Noise

Population and Housing
Public Services

Recreation

Utilities and Service Systems
Wildfire

1.8.2 Impacts Considered Less than Significant with Mitigation Measures

Based on Initial Study findings, the project would have a less than significant impact on the following
environmental categories listed in Appendix G of the CEQA Guidelines when proposed mitigation
measures are implemented.

Biological Resources

Cultural Resources

Geology and Soils

Hazards and Hazardous Materials
Transportation

Tribal Cultural Resources
Mandatory Findings of Significance
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2.0 ENVIRONMENTAL SETTING
2.1 Project Location

The proposed projectis at 4301 Temple City Boulevard within the Cities of El Monte and Temple City
in the County of Los Angeles (APNs: 8592-005-005 (El Monte), 8592-005-006 and -007 (Temple
City)). The project site is approximately 2.45 acres and is currently undeveloped land. The northern
portion of the project site is located within Temple City and the southern portion of the project site
is located within the City of El Monte. Refer to Figure 2.1-1, which shows the project’s location
regionally, and Figure 2.1-2, which shows the project’s specific location.

2.2 Project Setting

The project site is currently a 2.45-acre undeveloped lot. The project site is located within an
industrial portion of the cities. It is surrounded by industrial developments in the north and south,
an automotive commercial business to the east, and residential homes to the west (Google Earth Pro,
2024). Figure 2.2-1 shows photographs of the surrounding areas.

2.2.1 Land Use and Zoning

The land use designations and zoning of the project site and surrounding areas are listed in
Table 2.2-1 and discussed further in Section 4.13 of this Initial Study. The General Plan land use
designation for the project site for the City of El Monte is Industrial Business Park, and the site’s
zoning designation is General Manufacturing (M-2). The General Plan land use designation and site
zoning designation for the project site for Temple City is Industrial.

Table 2.2-1
SUMMARY OF EXISTING LAND USE AND ZONING DESIGNATIONS
Location General Plan Zoning Existing Use
Project Site
El Monte Industrial Business Park General Manufacturing (M-2) Undeveloped Lot
Temple City Industrial (IL) Industrial (1) Undeveloped Lot
Surrounding Areas
North Industrial (IL) Industrial (1) Industrial
East Industrial Business Park General Manufacturing (M-2) Automotl\./e
Commercial
South Industrial Business Park General Manufacturing (M-2) Industrial
Medium-Density . . . . . .
West Residential (RM) Medium Density Residential (R2) | Residential Homes

Source: City of E1 Monte, 2023a, 2023b, Google Earth Pro, 2024, Temple City, 2024b
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FIGURE 2.2-1
PROJECT SITE PHOTOGRAPHS

PHOTO 2: View looking west of the project site on the left and
Eaton Wash on the right..

PHOTO 1: View looking west across the project site.

P

PHOTO 3: View looking northeast across the project site. PHOTO 4: View looking northeast across the project site.

2.3 Existing Characteristics of the Site
2.3.1  Climate and Air Quality

The City of El Monte is characterized by a semi-arid mediterranean climate that results from its
location in the South Coast Air Basin (SCAB). The SCAB is a 6,600-square-mile area basin that is
usually quite moist near the land surface due to the influence of the marine layer. Other factors that
influence the area’s climate and meteorology are the terrain and altitude. Yearly climate patterns are
characterized by warm summers, mild winters, low levels of precipitation, and moderate humidity.
Air quality in El Monte generally fluctuates without a consistent seasonal pattern. Neighboring,
high-polluting inland cities largely influence the air quality in the City and that, coupled with the
climate, trap air pollution in the valley. The SCAB is bounded by the San Gabriel, San Bernardino, and
San Jacinto Mountains that trap air pollution at their bases. The SCAB fails to meet national ambient
air quality standards for ozone and fine particulate matter and is classified as a “nonattainment area”
for those pollutants (ARB, 2024).
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2.3.2  Geology and Soils

The project site is located in an urban portion of the City characterized as relatively flat. The project
site is not located within an Alquist-Priolo fault zone. However, the project site is located within a
region that is seismically active and within a liquefaction zone.

2.3.3  Hydrology

The project site is currently developed with a broken concrete slab. Under existing conditions,
stormwater leaving the project site tends to pool onsite in low and broken areas in the concrete;
during large precipitation events, water may drain north toward Eaton Wash and southeast toward
Temple City Boulevard, and then into the existing City storm drain system and receiving waters of
Eaton Wash. As further detailed in Section 4.10, Hydrology and Water Quality, analysis was
conducted to determine the hydrology impacts between existing and proposed conditions.

2.3.4 Biology

The project site is located in an urbanized area, which provides low habitat value for special-status
plant and wildlife species. A detailed description of existing environmental setting for the project site
and the surrounding area is provided in Section 4.4, Biological Resources of this Initial Study.

2.3.5 Public Services
The City is served by a full range of public services and utilities.

Fire Protection: The Los Angeles County Fire Department (LACoFD) provides fire protection and
emergency medical services for the Cities of El Monte and Temple City. The nearest LACoFD station
is about 0.6 miles southwest of the project site (LACoFD, 2024).

Police Protection: The City of El Monte Police Department provides police protection to the City of
El Monte, and the Los Angeles County Sheriff’'s Department (LASD) serves Temple City.

2.3.6  Utilities

Water: As determined by a Will Serve (Appendix H1), the proposed project would be served water
by California American Water.

Wastewater: As determined by a Will Serve Letter (Appendix H2), wastewater services would be
provided to the proposed project by Los Angeles County Sanitation District.

Solid Waste: Solid waste disposal services for the City of El Monte are provided by Valley Vista
Services, a private company under franchise agreement with the City (Valley Vista Services, 2024).
Solid Waste services for Temple City are provided by Athens Services, including trash, and recycling
services for all residential and commercial customers in Temple City (Temple City, 2024b).

Electricity: Electrical service to the site is provided by Southern California Edison Company through
a grid of transmission lines and related facilities (Southern California Edison, 2019).

Natural Gas: Natural gas is provided by Southern California Gas Company, which maintains a local
system of transmission lines, distribution lines and supply regulation stations (California Gas and
Electric Utilities, 2022).
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3.0 PROJECT DESCRIPTION
3.1 Project Background

The City of E1 Monte (City) is processing a request to implement actions that would ultimately allow
for the development of an approximately 133,460-square-foot self-storage facility on an
approximately 2.45-acre undeveloped lot located at 4301 Temple City Boulevard on the border
between the cities of El Monte and Temple City (APNs: 8592-005-005 (El Monte), 8592-005-006 and
-007 (Temple City)). The northern portion of the project site is in Temple City and the southern
portion of the project site is located in the city of El Monte. The City of El Monte is the Lead Agency
and City of Temple City is the Responsible Agency for the purposes of the California Environmental
Quality Act (CEQA).

The project site is in an urbanized and industrial area of both cities. The portion of the project site
located in the city of El Monte has a General Plan land use designation of Industrial Business Park and
a zoning designation of General Manufacturing (City of El Monte, 2023a; City of El Monte, 203b).
Allowable uses for the Industrial Business Park include a mix of sustainable manufacturing,
processing, office, warehousing, and distribution uses that generate employment, minimize traffic,
and are compatible with residential neighborhoods. Supporting retail and service uses are also
allowed (City of El Monte, 2011). According to the City of El Monte Municipal Code, the General
Manufacturing zoning designation requires self-storage projects to obtain a Conditional Use Permit
(CUP) (City of El Monte Municipal Code, 2024). Therefore, the proposed project would adhere to the
City’s General Plan land use and zoning designation with the issuance of a CUP.

The portion of the project site located in Temple City has a General Plan land use and zoning
designation of Industrial (Temple City, 2024; Temple City, 2022). Industrial land use and zoning
designations would allow the development of self-storage facilities (Temple City, 2017; Temple City
Municipal Code, 2024).

3.2 Project Overview

As shown in Figure 3.2-1, the proposed project consists of the development of an approximately
133,460 square foot self-storage facility on an approximately 2.45-acre undeveloped lot. The
proposed self-storage facility would have five levels - a basement and four stories above grade
elevation, reaching a maximum height of approximately 51 feet. Additionally, the project would
develop surface parking and loading areas, landscaping, and install a six-foot-high wrought iron fence
around the perimeter of the project site. Figures 3.2-2 to 3.2-7 provide the floor plans, elevations,
section and streetscape of the project.

3.2.1  Self-Storage Units

The proposed project would develop self-storage units on all five levels of the proposed building,
ranging from five feet-by-five feet (25 square feet) to 10feet by 25 feet (250 square feet). A total of
1,032 storage spaces will be provided.
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3.2.2 Office

The proposed project would have an approximately 1,185-square-foot office, kitchen and restrooms
on the first floor of the proposed building.

3.2.3  Building Circulation

The proposed project would have three elevators, two flights of stairs and hallways to provide
circulation throughout the proposed building.

3.2.4  Project Operations

It is anticipated that the project would employ two to three workers in the operational phase and
would have daily business hours from 9 a.m. to 6 p.m., with access to units until 10 p.m.

3.2.5 Site Access, Circulation and Parking

Ingress and egress would be along the eastern portion of the project site along Temple City
Boulevard. The driveway and surface parking easements would be developed according to applicable
regulations to provide adequate emergency access circulation. Circulation would be along the
northern portion of the project site. The project will also have a fenced driveway at the northwestern
portion of the project site if the City needs access to the Eaton Wash right-of-way (ROW). The project
would include 17 parking spaces in total, with five required parking spaces for the office and 12
spaces for the self-storage facility. The project would also provide four spaces for bike parking
consisting of two short-term and two long-term bike parking spots.

3.2.6  Exterior Lighting

The proposed project would include installation of exterior lighting fixtures, as necessary, for safety
and security. LED exterior fixtures would be mounted on the wall of the building. Latest LED lighting
fixtures with photosensors would be provided. Cut off shields would be provided as necessary to
prevent light spillage beyond the project boundary. Parking lot lighting would also utilize LED
technology.

3.2.7 Landscaping

The project would install approximately 6,523 square feet of landscaping and 25 trees throughout
the project site. Refer to Figures 3.2-8 and 3.2-9, which depict the project’s landscape plan and plant
palette.

3.2.8  Perimeter Fencing and Exterior Walls
Most of the project site will be surrounded by a six-foot-tall wrought iron fence and the remaining

would be surrounded by an existing seven-foot-tall concrete masonry unit (CMU) located at the
southeastern portion of the project site.
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3.2.9 Utilities

Sanitary Sewer: The proposed project includes offsite sewer improvements to connect the sewer
lines from the project site to the existing sewer main in Temple City Boulevard. All sewer line sizes
and connections are subject to review by the City. The project applicant will work with the City’s
Public Works Department for necessary approvals and ensure compliance with applicable
requirements. Wastewater services would be provided by the Los Angeles County Sanitation District.

Domestic Water: New water meters would be installed as required to meet the demands calculated
by the plumbing contractor for the project and in compliance with the requirements of the City’s
Public Works Department. The project would extend existing water mains in Temple City Boulevard.
Water would be provided by California American Water.

Dry Utilities: Natural gas services would be provided to the project site by the Southern California
Gas Company (SoCalGas), Electricity would be provided by Southern California Edison Company
(SCE), and solid waste disposal would be provided by Valley Vista Services.

Stormwater: The project would extend existing stormwater drains in Temple City Boulevard. Eaton
Wash, a stormwater channel maintained by Los Angeles County Public Works, runs along the
northern border of the project site.

3.3 Construction Activities
3.3.1 Construction Phasing and Construction Employees

Construction would consist of six phases: 1) demolition; 2) site preparation; 3) grading; 4) site
construction; 5) paving; and 6) architectural coating. For safety reasons, temporary barricades would
be used to limit access to the site during project construction. Safe access for construction workers
would be maintained throughout construction. It is anticipated that up to 35 workers would be onsite
during the peak construction phases and the project will have a planned depth of excavation of
approximately 14 feet to accommodate the proposed basement and 17 feet at elevator pits.

Construction staging would be limited to the project site. Project construction workers would park
their vehicles on the project site. Below is the anticipated number of construction employees by
construction phase:

Demolition: 8 employees

Site Preparation: 10 employees
Grading: 8 employees

Site construction: 35 employees
Paving: 15 employees
Architectural coating: 3 employees

3.3.2 Construction Schedule

Construction is anticipated to begin in November 2025 and take approximately 18 months, ending in
May 2027. Table 3.3-1 below details the project’s construction schedule and equipment per phase.
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Table 3.3-1
CONSTRUCTION PHASING AND EQUIPMENT DETAILS
Number of pieces . Number of
Phase/Months of equipnl:ent Equipment working days
Phase |
Demolition: 1 Excavator 20
1 months 1 Wheel loader 20
e 20 truckloads of export- 10 yds per truck
e 10 working days of trucking, Assuming 5 loads per day
Site Preparation
N/A months
All work in demo and grading phases
Grading 1 Excavator 40
2 months 1 Wheel Loader 40
1 Roller / compactor 25
e +/-1,694 truckloads of export- 10 yds per truck
30 working days of trucking, Assuming 65 loads per day
Site Construction 2 Reach Lifts 10 Months
14 months 1 Backhoe / excavator 6 Months
1 Laser screed 15 days
e 0 truckloads of export- 0 yds per truck
Paving 1 Skiploader 3
.50 months 1 Asphalt placing machine 1
1 Asphalt roller 1
e 0 truckloads of export- 0 yds per truck
Architectural Coating 2 | Boom Lifts | 20
1 month e 0 truckloads of export- 0 yds per truck
3.4 Standard Requirements and Conditions of Approval

The City of El Monte and the City of Temple City have entered a Memorandum of Understanding (MOU)
(Appendix I) to cooperatively oversee the planning and environmental review of the proposed project,
the area of which spans both cities. Recognizing the cross-jurisdictional nature of the project, the MOU
designates El Monte as the Lead Agency and Temple City as the Responsible Agency under CEQA, with
El Monte responsible for CEQA review, entitlements, and permit processing. Both cities have committed
to collaborating throughout the land use and environmental review process, including staffing
coordination, consultation on environmental documents, and compliance with respective municipal
codes. The agreement outlines procedures for issuing permits, setting fees, handling public notices, and
maintaining independent CEQA judgment, while also detailing the scope of responsibilities, cost-
sharing arrangements, and termination provisions for both parties as detailed in the MOU.

The proposed project will undergo comprehensive review by relevant departments and divisions of
both the City of El Monte and the City of Temple City, in addition to other vested entities and agencies,
each charged with ensuring that the project complies with applicable municipal codes and regulations.
City staff from both jurisdictions are responsible for evaluating the proposed project to verify its
technical accuracy, adequacy, and full compliance with CEQA. Tables 3.5-1 and 3.5-2 below outline the
specific agencies and entities responsible for conducting technical reviews and providing appropriate
conditions of approval to ensure all impacts will be less than significant.
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3.5 Discretionary and Ministerial Approvals

Table 3.5-1 provides an overview of all necessary discretionary permits, whereas Table 3.5-2
delineates the subsequent ministerial permits and approvals required by the municipalities, various
public and/or quasi-public agencies (utilities) that are needed following discretionary approvals.

Table 3.5-1
DISCRETIONARY PERMITS AND APPROVALS
Agency Permit or Approval
City of El Monte Planning Division Development Application
California Department of Fish and Wildlife Review for impacts on canal
Los Angeles County Public Works Department Review for impacts on canal
City of El Monte CEQA Analysis and Determination
¢ Planning Commission (recommendation) Design Review
e City Council (final approval) Variance
Conditional Use Permit
City of Temple City Major Site Plan Review
¢ Planning Commission (recommendation) Map Amendment
e City Council (final approval) Development Agreement
Table 3.5-2
MINISTERIAL PERMITS AND APPROVALS
Agency Permit or Approval
City of El Monte Building Division Building Permits
City of Temple City Building & Safety Division Final Inspections

Maintenance Agreement

Certificate of Occupancy

City of El Monte Fire Protection Division Building plan check and approval.

Los Angeles County Fire Department Review for compliance with the California Fire Code,
California Building Code,

California Health & Safety Code,

Fire detection, alarm systems, automatic sprinklers.

City of El Monte Public Works Department Approval of proposed offsite utility improvements.

San Gabriel Valley Water Company Letter of authorization/consent for improvements to
provide water supply connection to new
development.

South Coast Air Quality Management District Demolition and construction compliance.

Southern California Gas Company Letter of authorization/consent for improvements to
provide natural gas connection to new development.

Southern California Edison Company Letter of authorization/consent for improvements to

provide electrical connection to new development.
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Evaluation of Environmental Impacts

(1) A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A “No Impact” answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g., the project
falls outside a fault rupture zone). A “No Impact” answer should be explained where it is based
on project-specific factors, as well as general standards (e.g., the project would not expose
sensitive receptors to pollutants, based on a project-specific screening analysis).

(2) All answers must take into account the whole action involved, including offsite as well as onsite,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

(3) Oncethelead agency has determined that a particular physical impact may occur then the checklist
answers must indicate whether the impact is potentially significant, less than significant with
mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more “Potentially
Significant Impact” entries when the determination is made, an EIR is required.

(4) “Negative Declaration: Less than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact”
to a “Less than Significant Impact.” The lead agency must describe the mitigation measures and
briefly explain how they reduce the effect to less than significant level.

(5) Earlier analyses may be used where, pursuant to the tiering, Program EIR, or other CEQA process, an
affect has been adequately analyzed in an earlier EIR or negative declaration. (See Section
15063(c)(3)(D) of the CEQA Guidelines. In this case, a brief discussion should identify the following:

(a) Earlier Analyses Used. Identify and state where the earlier analysis is available for review.

(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, and
state whether such effects were addressed by mitigation measures based on the earlier analysis.

(c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures that were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the project.

(6) Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously
prepared or outside document should, where appropriate, include a reference to the page or
pages where the statement is substantiated. A source list should be attached and other sources
used, or individuals contacted should be cited in the discussion.

(7) Supporting Information Sources: A source list should be attached, and other sources used, or
individuals contacted should be cited in the discussion.

(8) This is only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a
project’s environmental effects in whatever format is selected.

(9) The explanation of each issue should identify:

(a) The significance criteria or threshold, if any, used to evaluate each question; and
(b) The mitigation measure identified, if any, to reduce the impact to less than significant.
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Less than
Except as provided in Public Resources Pf)te.n_tlally Slgmﬁcaflt l..ess. t_han No
: . Significant Impact with Significant
Code Section 21099, would the project: S . Impact
Impact Mitigation Impact
Incorporated

a. Have a substantial adverse effect on a X

scenic vista?
b. Substantially damage scenic resources,

including, but not limited to, trees, rock X

outcroppings, and historic buildings
within a state scenic highway?

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

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

A “visual environment” includes the built environment (development patterns, buildings, parking
areas, and circulation elements) and natural environment features such as hills, vegetation, rock
outcroppings, drainage pathways, and soils.

Views are characterized by visual quality, viewer groups and sensitivity, duration, and visual
resources.

o Visual quality refers to the general aesthetic quality of a view, such as vividness, intactness,
and unity.

e Viewer groups identify who is most likely to experience the view.

* High sensitivity land uses include residences, schools, playgrounds, religious institutions, and
passive outdoor spaces such as parks, playgrounds, and recreation areas.

e Duration of a view is the amount of time that a particular view can be seen by a specific viewer
group.

e Visual resources refer to unique views, and views identified in local plans, from scenic
highways, or of specific unique structures or landscape features.

a) Except as provided in Public Resources Code Section 21099 would the project have a
substantial adverse effect on a scenic vista?

Less than Significant Impact

Scenic vistas generally include extensive panoramic views of natural features, unusual terrain, or
unique urban or historic features, for which the field of view can be wide and extend into the distance,
and focal views that focus on a particular object, scene or feature of interest.
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The project site and surroundings are nearly flat. The site is vacant; the surroundings are built out
with industrial and residential uses, a flood control channel, a railroad right-of-way, and a roadway.
The project site is in the San Gabriel Valley; scenic vistas visible from Temple City Boulevard next to
the west site boundary consist of the San Gabriel Mountains to the north and the Puente Hills to the
south. Scenic vistas from the project site are blocked by buildings north of Eaton Wash and south of
the BNSF Railway track (see Figure 4.1-1).

The proposed development would not obstruct views of distant mountains and hills for motorists
traveling along nearby roadways. Therefore, the project would have less than significant impact on
scenic vistas.

b) Except as provided in Public Resources Code Section 21099, would the project
substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

No Impact

The California Department of Transportation (Caltrans) provides information regarding officially
designated or eligible state scenic highways designated as part of the California Scenic Highway
Program. According to Caltrans, there are no officially designated scenic highways within or adjacent
to the project area, and there are no roadways near the project site that are currently eligible for
scenic highway designation as shown in Figure 4.12, Scenic Highways. The closest official state scenic
highway, State Route 2 (SR-2/Angeles Crest Highway), is approximately 12 miles north of the project
site. Therefore, due to the distance between the project site and nearest state scenic highway, the
project would have no impacts on trees, rock outcroppings and historic buildings within a state scenic
highway.

c) Except as provided in Public Resources Code Section 21099, would the project in
nonurbanized areas, substantially degrade the existing visual character or quality of
public views of the site and its surroundings? (Public views are those that are
experienced from publicly accessible vantage point). If the project is in an urbanized
area, would the project conflict with applicable zoning and other regulations
governing scenic quality?

Less than Significant Impact

The project site is in an urban setting characterized by industrial and residential land uses. Table
4.1-1 below provides the applicable policies from the City of El Monte General Plan that pertain to
aesthetics, along with a description of how the proposed project would be in compliance.
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Table 4.1-1
PROJECT COMPLIANCE WITH CITY OF EL MONTE GENERAL PLAN POLICIES REGARDING
SCENIC QUALITY AND AESTHETICS

General Plan Element Project Compliance

Community Design element: Goal CD-4: High-quality architectural design of residential, commercial,
and industrial buildings evidenced by thoughtful attention and balance of quality materials,
durability, aesthetics, functionality, and sustainability concepts.

Policy CD-4.1: Building Materials. The exterior of the building would be constructed of
Use high-quality, natural building materials, such as | masonry block, corrugated metal panels, metal
stucco, plaster, stone, and wood surfaces for panels. stucco, and aluminum and glass storefront.
residential structures, and clean, distinctive The proposed project would not conflict with this
materials for nonresidential uses. policy.

Policy CD-4.2: Building Scale. Reduce the bulk and
perceived size of larger buildings by dividing their
mass into smaller parts, stepping down to adjacent
structures, and using pedestrian-scale features.!

1. The City of E] Monte General Plan Community Design Element contains several additional policies relating to massing,
architectural details, and rooflines. Respecting the proposed project, those policies are similar to Policy CD-4.2 and a
consistency analysis for those policies is not required.

Source: City of E1 Monte, 2011

The east end of the building, facing Temple City
Boulevard, would step down from 51 feet high to 37
feet high, consistent with this policy.

As analyzed above, the proposed project would adhere to applicable aesthetic and scenic quality
regulations and policies mandated by the City of El Monte General Plan. Additionally, the proposed
project would adhere to the city’s Municipal Code, which would ensure that building height, setbacks,
building design, parking stalls and screening would be within required threshold levels (City of El
Monte Municipal Code, 2024). Therefore, impacts would be less than significant.

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

Less Than Significant Impact

The project site is located in an urban area characterized by medium nighttime ambient light levels.
Streetlights, parking lot lights, traffic on local streets and exterior lighting in nearby developments are
the primary sources of light that contribute to the ambient light levels in the project area. The project
is surrounded by industrial and residential uses, a flood control channel, and a railroad right-of-way.

The project proposes new exterior building lighting for safety and security. The new project lighting
would be visible from the surrounding area. Therefore, the project’s proposed exterior lighting is
expected to contribute to ambient nighttime illumination in the project vicinity. However, the proposed
project would comply with City of El Monte Municipal Code § 17.60.050, Outdoor Lighting, which
requires that all lights shall be directed, oriented, and shielded to prevent light trespass or glare onto
adjacent properties, onto the public right-of-way and/or driveway areas (City of El Monte Municipal
Code, 2024). As shown in the proposed plans identified in Appendix A, none of the proposed materials
would have a mirror finish or would be highly reflective; thus, project development would not create a
new source of substantial daytime or nighttime glare affecting views in the area.

Adherence to applicable City Municipal Codes would ensure that new sources of light or glare would
not adversely affect day or nighttime views in the area. Therefore, impacts from a new source of
substantial light or glare would be less than significant.
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4.2 Agriculture and Forestry Resources
Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
coe . Impact
Impact Mitigation Impact
Incorporated

a) Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland X
Mapping and Monitoring Program of the
California Resources Agency, to
non-agricultural use?

b) Conflict with existing zoning for
agricultural use, or a Williamson Act X
contract?

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

d) Resultin the loss of forest land or
conversion of forest land to non-forest use?

e) Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of X
Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources Agency, to
non-agricultural use?

No Impact

The Farmland Mapping and Monitoring Program (FMMP) was established in 1982 by the California
Department of Conservation (DOC) to analyze critical agricultural farmlands and observe land
conversion change over time. The proposed project is deemed as “Urban and Built-up Land,” which
means that the land has a building density of at least one building to 1.5 acres of land and is mainly
utilized for residential, industrial or other non-agricultural business (DOC, 2024). As shown in Figure
4.2-1, the project site is about 3.5 miles from the nearest Prime Farmland. Hence, the project would
not convert farmland for non-agricultural use. No impact would occur.
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b) Would the project conflict with existing zoning for agricultural use, or a Williamson
Act contract?

No Impact

The Williamson Act authorizes local governments to work with private landowners by negotiating
an agreement to tax these landowners at lower rates if they restrict specific pieces of land to
agricultural or open space use. The project site is not subject to the Williamson Act Contract (DLRP,
2024). The portion of the project site in the City of El Monte is zoned M-2, General Manufacturing
(City of El Monte, 2023), and the portion of the site in Temple City is zoned I, Industrial (City of
Temple City, 2020). The project site is not zoned for agricultural use. Therefore, the project would
not conflict with existing zoning for agriculture uses or any Williamson Act contracts. No impact
would occur.

c) Would the project conflict with existing zoning for, or cause rezoning of, forest land
(as defined in Public Resources Code § 12220(g)), timberland (as defined by Public
Resources Codes § 4526), or timberland zoned Timberland Production (as defined by
Government Code § 51104(g))?

No Impact

The project site is zoned for industrial use and is not zoned for forest land, timberland, or timberland
production. No impact would occur.

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

No Impact

The project site is vacant; thus, proposed project development would not cause the loss and/or
conversion of forest land. No impact would occur.

e) Would the project involve other changes in the existing environment which, due to
their location or nature, could result in conversion of Farmland, to non-agricultural
use or conversion of forest land to non-forest use?

No Impact

The proposed project site is vacant and is in an area built out with industrial and residential uses, a
flood control channel, and a railroad right-of-way. Therefore, the project would not involve other
changes in the existing environment which, due to their location or nature, could result in conversion
of farmland, to non-agricultural use or conversion of forest land to non-forest use. No impact would
occur.
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4.3 Air Quality

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
coe . Impact
Impact Mitigation Impact
Incorporated

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

b) Resultin a cumulatively considerable net
increase of any criteria pollutant for
which the project region is non- X
attainment under an applicable federal or
state ambient air quality standard?

c) Expose sensitive receptors to substantial
pollutant concentrations?

d) Resultin other emissions (such as those
leading to odors adversely affecting a X
substantial number of people?

X

4.3.1 Pollutants of Concern

Criteria pollutants are air pollutants for which acceptable levels of exposure can be determined and
an ambient air quality standard has been established by the U.S. Environmental Protection Agency
(USEPA) and/or the California Air Resources Board (ARB). The criteria air pollutants of concern are
nitrogen dioxide (NO2), carbon monoxide (CO), particulate matter (PM1o and PM;5s), sulfur dioxide
(SO2), lead (Pb), and ozone, and their precursors, such as reactive organic gases (ROG) (which are
ozone precursors). Since the proposed Temple City Self Storage Facility (proposed project or Project)
would not generate appreciable SO, or Pb emissions, the analysis doesn't need to include those two
pollutants.

The project is in the Los Angeles County portion of the South Coast Air Basin (SCAB), for whose air
pollution control the South Coast Air Quality Management District (SCAQMD) is substantially
responsible.

Table 4.3-1 shows the attainment status of the SCAB for each criteria pollutant for both the National
Ambient Air Quality Standards (NAAQS) and California Ambient Air Quality Standards (CAAQS).

5  Sulfur dioxide emissions will be below 0.05 pound per day during construction and below 0.03 pound per day during
operations.

7275/Temple City Self Storage Facility Page 4.3-1
Initial Study/Mitigated Negative Declaration



kil # SECTION 4.3 - AIR QUALITY **
Table 4.3-1
FEDERAL AND STATE ATTAINMENT STATUS
Pollutants Federal Classification State Classification
Ozone (03) Nonattainment (Extreme) Nonattainment
Particulate Matter (PM10) Maintenance (Serious) Nonattainment
Fine Particulate Matter (PM2.5) Nonattainment (Serious) Nonattainment
Carbon Monoxide (CO) Maintenance (Serious) Attainment
Nitrogen Dioxide (NO2) Maintenance (Primary) Attainment
Sulfur Dioxide (S02) Unclassified /Attainment Attainment
Sulfates Attainment
Lead (Pb) Attainment
Hydrogen Sulfide (H2S) No Federal Standards Unclassified
Visibility Reducing Particles Unclassified

Sources: ARB, 2020; USEPA, 2024d.

Nitrogen oxides (NOx) serve as integral participant in the process of photochemical smog production
and are precursors for certain particulate compounds that are formed in the atmosphere and for
ozone. A precursor is a directly emitted air contaminant that, when released into the atmosphere,
forms, causes to be formed, or contributes to the formation of a secondary air contaminant for which
an ambient air quality standard (AAQS) has been adopted, or for which presence in the atmosphere
will contribute to the violation of one or more AAQSs. When NOx and ROG are released into the
atmosphere, they can chemically react with one another in the presence of sunlight to form ozone.
The two major forms of NOx are nitric oxide (NO) and NO». NO is a colorless, odorless gas formed
from atmospheric nitrogen and oxygen when combustion takes place under high temperature and/or
high pressure. NO; is a reddish-brown pungent gas formed by the combination of NO and oxygen.
NO; acts as an acute respiratory irritant and eye irritant and increases susceptibility to respiratory
pathogens (USEPA, 2011).

Carbon monoxide (CO) is a colorless, odorless non-reactive pollutant produced by incomplete
combustion of fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants,
refineries, industrial boilers, ships, aircraft, and trains. In urban areas, such as the project location,
automobile exhaust accounts for most CO emissions. CO is a non-reactive air pollutant that dissipates
relatively quickly; therefore, ambient CO concentrations generally follow the spatial and temporal
distributions of vehicular traffic. CO concentrations are influenced by local meteorological
conditions, primarily wind speed, topography, and atmospheric stability. CO from motor vehicle
exhaust can become locally concentrated when surface-based temperature inversions are combined
with calm atmospheric conditions, a typical situation at dusk in urban areas between November and
February. The highest levels of CO typically occur during the colder months of the year when
inversion conditions are more frequent. CO competes with oxygen, often replacing it in the blood,
thus reducing the blood’s ability to transport oxygen to vital organs. The results of excess CO
exposure can be dizziness, fatigue, and impairment of central nervous system functions. High
concentrations are lethal (USEPA, 2023).

Particulate matter (PM) consists of finely divided solids or liquids, such as soot, dust, aerosols,
fumes, and mists. Primary PM is emitted directly into the atmosphere from activities such as
agricultural operations, industrial processes, construction and demolition activities, and the
entrainment of road dust into the air. Secondary PM is formed in the atmosphere from predominantly
gaseous combustion by-product precursors, such as sulfur oxides, NOx, and ROGs.
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Particle size is a critical characteristic of PM that primarily determines the location of PM deposition
along the respiratory system (and associated health effects) as well as the degradation of visibility
through light scattering. In the United States, federal and state agencies have focused on two types of
PM. PMy corresponds to the fraction of PM no greater than 10 micrometers in aerodynamic diameter
and is commonly called respirable particulate matter, while PM_;s refers to the subset of PMjo of
aerodynamic diameter smaller than 2.5 micrometers, which is commonly called fine particulate
matter.

PM1o and PM;s deposition in the lungs results in irritation that triggers a range of inflammation
responses, such as mucus secretion and bronchoconstriction, and exacerbates pulmonary
dysfunctions, such as asthma, emphysema, and chronic bronchitis. Sufficiently small particles may
penetrate the bloodstream and impact functions such as blood coagulation, cardiac autonomic
control, and mobilization of inflammatory cells from the bone marrow. Individuals susceptible to
higher health risks from exposure to PMio airborne pollution include children, the elderly, smokers,
and people of all ages with low pulmonary/cardiovascular function. For these individuals, adverse
health effects of PM1 pollution include coughing, wheezing, shortness of breath, phlegm, bronchitis,
and aggravation of lung or heart disease, leading, for example, to increased risks of hospitalization
and mortality from asthma attacks and heart attacks (USEPA, 2024b).

Reactive organic gases (ROG) are defined as any compound of carbon, excluding CO, carbon dioxide,
carbonic acid, metallic carbides or carbonates, and ammonium carbonate, which participates in
atmospheric photochemical reactions. It should be noted that there are no state or national ambient
air quality standards for ROG because ROGs are not classified as criteria pollutants. They are
regulated, however, because a reduction in ROG emissions reduces certain chemical reactions that
contribute to the formation of ozone. ROGs are also transformed into organic aerosols in the
atmosphere, which contribute to higher PM1o and lower visibility. The term “ROG” is used by the ARB
for this air quality analysis and is defined the same as the federal term “volatile organic compound”
(VOQ).

Ozone is a secondary pollutant produced through a series of photochemical reactions involving ROG
and NOx. Ozone creation requires ROG and NOx to be available for approximately three hours in a
stable atmosphere with strong sunlight. Because of the long reaction time, peak ozone concentrations
frequently occur downwind of the sites where the precursor pollutants are emitted. Thus, ozone is
considered a regional, rather than a local, pollutant. The health effects of ozone layers include eye
and respiratory irritation, reduction of resistance to lung infection, and possible aggravation of
pulmonary conditions in persons with lung disease. Ozone is also damaging to vegetation and
untreated rubber (USEPA, 2020).

4.3.2 Climate/Meteorology

Air quality is affected by both the rate and location of pollutant emissions, and by meteorological
conditions that influence the movement and dispersal of pollutants. Atmospheric conditions such as
wind speed, wind direction, and air temperature gradients, along with local topography, provide the
link between air pollutant emissions and air quality.

The project site is located wholly within the SCAB, which includes all of Orange County and the non-
desert portions of Los Angeles, Riverside, and San Bernardino Counties. The distinctive climate of the
SCAB is determined by its terrain and geographical location. The SCAB is in a coastal plain connecting
broad valleys and low hills, bounded by the Pacific Ocean in the southwest quadrant with high
mountains forming the remainder of the perimeter. The general region lies in the semi-permanent
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high-pressure zone of the eastern Pacific. Thus, the climate is mild, tempered by cool sea breezes.
This usually mild climatological pattern is interrupted infrequently by periods of extremely hot
weather, winter storms, or Santa Ana winds (SCAQMD, 1993).

The average high and low temperatures as recorded at the San Gabriel Fire Department, California
(COOP ID: 047785; 34° 6' 12.6864" N, 118° 5' 59.82"W) (WRCC, 2016), which is approximately 2.66
miles northwest of the project site and has a period of record 1939-2016, are 78.4°F and 51.3°F,
respectively. Average high and low winter (December, January, and February) temperatures are
approximately 69.7°F and 42.5°F, respectively, and average summer (June, July, and August) high and
low temperatures are approximately 87°F and 60°F, respectively. The annual average of total
precipitation is approximately 17.2 inches, which occurs mostly during the winter and relatively
infrequently during the summer. Monthly precipitation averages approximately 3.3 inches during
the winter (December, January, and February), approximately 1.5 inches during the spring (March,
April, and May), approximately 0.9 inch during the fall (September, October, and November), and
approximately 0.1 inch during the summer (June, July, and August).

4.3.3  Local Air Quality

The SCAQMD has divided the SCAB into source receptor areas (SRAs), based on similar
meteorological and topographical features. The project site is in SCAQMD’s East San Gabriel Valley
air monitoring area (SRA 9) and is served by the SCAQMD’s Pasadena-South Wilson Avenue station,
5.15 miles northwest at 752 South Wilson Avenue, Pasadena, California (SCAQMD, 2024). This
station monitors ozone, PM2s, and NO2. SCAQMD’s Azusa station, 8.40 miles northeast, located at 752
North Loren Avenue in Azusa, California (SCAQMD, 2022a), monitors PMjo. All stations in the SCAB
ceased monitoring CO in 2012. The ambient air quality data in the project vicinity as recorded from
2021 through 2023, along with applicable standards, are shown in Table 4.3-2.

Table 4.3-2
AMBIENT AIR QUALITY MONITORING DATA
Polﬁ:ant Standard/Exceedance 2021 2022 2023
Max. 1-hour Concentration (ppm) 0.104 0.143 0.109
Max. 8-hour Concentration (ppm) 0.087 0.103 0.091
Ozone-Pasadena # Days > Federal 8-hour Std. of 0.070 ppm 25 22 33
# Days > California 1-hour Std. of 0.09 ppm 12 12 24
# Days > California 8-hour Std. of 0.070 ppm 25 22 33
Max. 24-hour Concentration (pg/m3) 79.4 98.2 ND
PM10-azusa Est. # Days > Fed. 24-hour Std. of 150 pg/m3 0 ND ND
Federal Annual Arithmetic Mean (12 pg/m3) 334 38.3 ND
Max. 24-hour Concentration (pg/m3) 63.6 22.1 52.0
PM2.5-Pasadena # Days > Fed. 24-hour Std. of 35 pg/m3 6.3 0 3.0
State Annual Average (12 pg/m?3) 10.7 9.1 9
Max. 1-hour Concentration (ppm) 0.060 0.060 0.060
NO2-pasadena State Annual Average (0.030 ppm) 0.013 0.013 0.011
# Days > California 1-hour Std. of 0.18 ppm 0 0 0

Source: ARB, 2024.
ND - There were insufficient (or no) data available to determine the value.
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4.3.4  Air Quality Management Plan (AQMP)

The SCAQMD is required to produce plans to show how air quality would be improved in the region.
The California Clean Air Act (CCAA) requires that these plans be updated triennially to incorporate
the most recent available technical information.¢ A multi-level partnership of governmental agencies
at the federal, state, regional, and local levels implement the programs contained in these plans.
Agencies involved include the EPA, ARB, local governments, Southern California Association of
Governments (SCAG), and SCAQMD. The SCAQMD and the SCAG are responsible for formulating and
implementing the Air Quality Management Plan (AQMP) for the SCAB. The SCAQMD updates its
AQMP every three years.

The 2022 AQMP (SCAQMD, 2022b) was adopted by the SCAQMD Board on December 2, 2022. It
focuses on reducing ozone by limiting the emissions of NOy, which is a key reactant in ozone
formation. The NOx reductions are through extensive use of zero-emission technologies across all
stationery and mobile source categories. Most NOx emissions are from heavy-duty trucks, ships, and
other state and federally regulated mobile sources that are mostly beyond the SCAQMD’s control. The
SCAQMD’s primary authority is over stationary sources, which account for approximately 20 percent
of the SCAB’s NOy emissions. The AQMP incorporates updated emission inventory methodologies for
various source categories and incorporates the 2020-2045 Regional Transportation
Plan/Sustainable Communities Strategy (RTP/SCS) prepared by SCAG (2020). The 2020-2045
RTP/SCS was determined to conform to the federally mandated State Implementation Plan for the
attainment and maintenance of the NAAQS. county and city general plans.

4.3.5 Sensitive Receptors

Some people, such as individuals with respiratory illnesses or impaired lung function because of
other illnesses, persons over 65 years of age, and children under 14, are particularly sensitive to
certain pollutants. Facilities and structures where these sensitive people live or spend considerable
amounts of time are known as sensitive receptors. For the purposes of a CEQA analysis, the SCAQMD
considers a sensitive receptor to be a receptor such as a residence, hospital, or convalescent facility
where it is possible that an individual could remain for 24 hours (Chico and Koizumi, 2008, p. 3-2).
Commercial and industrial facilities are not included in the definition of sensitive receptor, because
employees typically are present for shorter periods, such as eight hours. Therefore, applying a 24-
hour standard for PMy¢ is appropriate not only because the averaging period for the state standard
is 24 hours, but because the sensitive receptor would be present at the location for the full 24 hours.

The nearest sensitive receptors to the project site are the single-family residences located 10 feet (3
meters) west and adjacent to the site along Linden Lane. (See Figure 4.3-1.)

4.3.6  Applicable South Coast Air Quality Management District Rules
Rule 403 (Fugitive Dust Rule)

During construction, the project would be subject to SCAQMD Rule 403 (fugitive dust). SCAQMD Rule
403 does not require a permit for construction activities, per se; rather, it sets forth general and
specific requirements for all construction sites (as well as other fugitive dust sources) in the SCAB.
The general requirement prohibits a person from causing or allowing emissions of fugitive dust from
construction (or other fugitive dust source) such that the presence of such dust remains visible in the

6 CCAA of 1988.
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