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AGENCY DISTRIBUTION LIST
Notice of Preparation

Project Title: Alexan Specific Plan and General Plan and Zoning Code Amendment

Location: 1607, 1625, and 1631 South Magnolia Avenue (APN: 8507-006-035,
8507-006-041, and 8507-006-042); 1541 South Dale Drive (APN: 8507-006-044); and
340, 410, and 418 West Evergreen Avenue (APN: 8507-006-016, 8507-006-043, 8507-
006-022, and 8507-006-024).

Notices Mailed Date: October 22, 2018

Comments Due Date: November 26, 2018

MAILED AGENCY DATE RECEIVED/ COMMENTS
O State Clearinghouse — MIG, May 9, 2018
State Clearinghouse
P.O. Box 3044

Sacramento, CA 95812-3044

Fish and Wildlife

CPUC

Caltrans

Ca Regional Water Quality Control Board

O Athens Services Salt Lake
15045 Salt Lake Avenue
City of Industry, CA 91746
Attn: Mary McKenrick

0 County of Los Angeles Flood Control
Land Development Division
900 South Fremont Avenue
Alhambra, CA 91803
Attn: Juan Sarda, P.E.

O Monrovia School District
325 East Huntington Drive
Monrovia, CA 91016
Attn: Dr. Katherine Thorossian

O Southern California Edison
Planning Department
1440 South California Avenue
Monrovia, CA 91016
Attn: Eddie Lopez

O City of Duarte



Attn: Planning Department
1600 Huntington Drive
Duarte, CA 91010

City of Irwindale

Attn: Planning Department
5050 North Irwindale Avenue
Irwindale, CA 91706

City of Arcadia

Attn: Planning Department
240 W. Huntington Drive
Arcadia, CA 91007

County of Los Angeles — Planning Division

County of Los Angeles Sanitation District
1955 Workman Mill Road

PO BOX 4998

Whittier, CA 90607-4998

Attn: James Stahl

Metropolitan Transportation Authority (MTA)
CEQA Review

Mail Stop 99-23-2

One Gateway Plaza

Los Angeles, CA 90012-2952

Attn: Bill Lundgren

Regional Planning Program Manager

Southern California Air Quality
Management District (AQMD)
Planning/Environmental Review
21865 Copley Drive

PO Box 4939

Diamond Bar, CA 91765-0939

Andrew Salas, Chairman

Gabrieleno Band of Mission Indians - Kizh Nation
PO Box 393

Covina, CA 91723
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South Coast o
4 Air Quality Management District
e 2 1805 Copley Drive, Diamond Bar, CA 91765-4178
(909) 396-2000 - www.aqmd.gov

SENT VIA USPS AND E-MAIIL.: November 8, 2018
sbermejo@ci.monrovia.ca.us

Attn: Sheri Bermejo, Planning Division Manager

City of Monrovia

Community Development Department

415 South Ivy Avenue

Monrovia, CA 91016

Notice of Preparation of a Draft Environmental Impact Report for the proposed
Alexan Specific Plan and General Plan/Zoning Code Amendment project

South Coast Air Quality Management District (SCAQMD) staff appreciates the opportunity to comment
on the above-mentioned document. SCAQMD staff’s comments are recommendations regarding the
analysis of potential air quality impacts from the proposed project that should be included in the Draft
Environmental Impact Report (EIR). Please send SCAQMD a copy of the Draft EIR upon its completion.
Note that copies of the Draft EIR that are submitted to the State Clearinghouse are not forwarded to
SCAQMD. Please forward a copy of the Draft EIR directly to SCAQMD at the address shown in the
letterhead. In addition, please send with the Draft EIR all appendices or technical documents
related to the air quality, health risk, and greenhouse gas analyses and electronic versions of all air
guality modeling and health risk assessment filest. These include emission calculation spreadsheets
and modeling input and output files (not PDF files). Without all files and supporting
documentation, SCAQMD staff will be unable to complete our review of the air quality analyses in
a timely manner. Any delays in providing all supporting documentation will require additional
time for review beyond the end of the comment period.

Air Quality Analysis

SCAQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 1993 to
assist other public agencies with the preparation of air quality analyses. SCAQMD recommends that the
Lead Agency use this Handbook as guidance when preparing its air quality analysis. Copies of the
Handbook are available from SCAQMD’s Subscription Services Department by calling (909) 396-3720.
More guidance developed since this Handbook is also available on SCAQMD’s website at:
http://www.agmd.gov/home/regulations/cega/air-quality-analysis-handbook/ceqga-air-quality-handbook-
(1993). SCAQMD staff also recommends that the Lead Agency use the CalEEMod land use emissions
software. This software has recently been updated to incorporate up-to-date state and locally approved
emission factors and methodologies for estimating pollutant emissions from typical land use
development. CalEEMod is the only software model maintained by the California Air Pollution Control
Officers Association (CAPCOA) and replaces the now outdated URBEMIS. This model is available free
of charge at: www.caleemod.com.

SCAQMD has also developed both regional and localized significance thresholds. SCAQMD staff
requests that the Lead Agency quantify criteria pollutant emissions and compare the results to

1 Pursuant to the CEQA Guidelines Section 15174, the information contained in an EIR shall include summarized technical data,
maps, plot plans, diagrams, and similar relevant information sufficient to permit full assessment of significant environmental
impacts by reviewing agencies and members of the public. Placement of highly technical and specialized analysis and data in the
body of an EIR should be avoided through inclusion of supporting information and analyses as appendices to the main body of
the EIR. Appendices to the EIR may be prepared in volumes separate from the basic EIR document, but shall be readily
available for public examination and shall be submitted to all clearinghouses which assist in public review.
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SCAQMD’s CEQA regional pollutant emissions significance thresholds to determine air quality impacts.
SCAQMD’s CEQA regional pollutant emissions significance thresholds can be found here:
http://www.agmd.gov/docs/default-source/ceqa/handbook/scagmd-air-quality-significance-thresholds.pdf.
In addition to analyzing regional air quality impacts, SCAQMD staff recommends calculating localized
air quality impacts and comparing the results to localized significance thresholds (LSTs). LSTs can be
used in addition to the recommended regional significance thresholds as a second indication of air quality
impacts when preparing a CEQA document. Therefore, when preparing the air quality analysis for the
proposed project, it is recommended that the Lead Agency perform a localized analysis by either using
the LSTs developed by SCAQMD staff or performing dispersion modeling as necessary. Guidance for
performing a localized air quality analysis can be found at:
http://www.agmd.gov/home/regulations/cega/air-quality-analysis-handbook/localized-significance-
thresholds.

The Lead Agency should identify any potential adverse air quality impacts that could occur from all
phases of the proposed project and all air pollutant sources related to the proposed project. Air quality
impacts from both construction (including demolition, if any) and operations should be calculated.
Construction-related air quality impacts typically include, but are not limited to, emissions from the use of
heavy-duty equipment from grading, earth-loading/unloading, paving, architectural coatings, off-road
mobile sources (e.g., heavy-duty construction equipment) and on-road mobile sources (e.g., construction
worker vehicle trips, material transport trips). Operation-related air quality impacts may include, but are
not limited to, emissions from stationary sources (e.g., boilers), area sources (e.g., solvents and coatings),
and vehicular trips (e.g., on- and off-road tailpipe emissions and entrained dust). Air quality impacts from
indirect sources, such as sources that generate or attract vehicular trips, should be included in the analysis.

Mobile Source Health Risk Assessment

Notwithstanding the court rulings, SCAQMD staff recognizes that the Lead Agencies that approve CEQA
documents retain the authority to include any additional information they deem relevant to assessing and
mitigating the environmental impacts of a project. Because of SCAQMD staff’s concern about the
potential public health impacts of siting sensitive populations within close proximity of, SCAQMD staff
recommends that, prior to approving the project, Lead Agencies consider the impacts of air pollutants on
people who will live in a new project and provide mitigation where necessary.

When specific development is reasonably foreseeable as result of the goals, policies, and guidelines in the
proposed project, the Lead Agency should identify any potential adverse health risk impacts using its best
efforts to find out and a good-faith effort at full disclosure in the CEQA document. Based on a review of
aerial photographs and information in the NOP, SCAQMD staff found that the proposed project will be
located in close proximity to the 210 freeway. Because of the close proximity to the existing freeway,
residents at the proposed project? would be exposed to diesel particulate matter (DPM), which is a toxic
air contaminant and a carcinogen. Diesel particulate matter emitted from diesel powered engines (such as
trucks) has been classified by the state as a toxic air contaminant and a carcinogen.

Since future residences of the proposed project would be exposed to toxic emissions from the nearby
sources of air pollution (e.g., diesel fueled highway vehicles), SCAQMD staff recommends that the Lead

2 According to the Project Description in the Notice of Preparation, the proposed project would include new construction of up to
approximately 436 new housing units.
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Agency conduct a health risk assessment (HRA)® to disclose the potential health risks to the residents
from the vehicle emissions coming from vehicles operating on the 210 Freeway in the Draft EIR®.

Guidance Regarding Residences Sited Near a High-Volume Freeway or Other Sources of Air Pollution
SCAQMD staff recognizes that there are many factors Lead Agencies must consider when making local
planning and land use decisions. To facilitate stronger collaboration between Lead Agencies and
SCAQMD to reduce community exposure to source-specific and cumulative air pollution impacts,
SCAQMD adopted the Guidance Document for Addressing Air Quality Issues in General Plans and Local
Planning in 2005. This Guidance Document provides suggested policies that local governments can use
in their General Plans or through local planning to prevent or reduce potential air pollution impacts and
protect public health. SCAQMD staff recommends that the Lead Agency review this Guidance
Document as a tool when making local planning and land use decisions. This Guidance Document is
available on SCAQMD’s website at: http://www.agmd.gov/docs/default-source/planning/air-quality-
guidance/complete-guidance-document.pdf. Additional guidance on siting incompatible land uses (such
as placing homes near freeways or other polluting sources) can be found in the California Air Resources
Board’s (CARB) Air Quality and Land Use Handbook: A Community Health Perspective, which can be
found at: http://www.arb.ca.gov/ch/handbook.pdf. ~Guidance® on strategies to reduce air pollution
exposure near high-volume roadways can be found at:
https://www.arb.ca.gov/ch/rd_technical advisory final.PDF.

Mitigation Measures
In the event that the proposed project generates significant adverse air quality impacts, CEQA requires
that all feasible mitigation measures that go beyond what is required by law be utilized during project
construction and operation to minimize these impacts. Pursuant to CEQA Guidelines Section 15126.4
(2)(1)(D), any impacts resulting from mitigation measures must also be discussed. Several resources are
available to assist the Lead Agency with identifying potential mitigation measures for the proposed
project, including:
e Chapter 11 “Mitigating the Impact of a Project” of SCAQMD’s CEQA Air Quality Handbook
e SCAQMD’s CEQA web pages available here: http://www.agmd.gov/home/regulations/ceqa/air-
guality-analysis-handbook/mitigation-measures-and-control-efficiencies
o SCAQMD’s Rule 403 — Fugitive Dust, and the Implementation Handbook for controlling
construction-related emissions and Rule 1403 — Asbestos Emissions from Demolition/Renovation
Activities
e SCAQMD’s Mitigation Monitoring and Reporting Plan (MMRP) for the 2016 Air Quality
Management Plan (2016 AQMP) available here (starting on page 86):
http://www.agmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf
o CAPCOA’s Quantifying Greenhouse Gas Mitigation Measures available here:
http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-
Final.pdf

3 “Health Risk Assessment Guidance for Analyzing Cancer Risk from Mobile Source Diesel Idling Emissions for CEQA Air
Quality Analysis,” accessed at: http://www.agmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-
toxics-analysis.

4 SCAQMD has developed the CEQA significance threshold of 10 in one million for cancer risk. When SCAQMD acts as the
Lead Agency, SCAQMD staff conducts a HRA, compares the maximum cancer risk to the threshold of 10 in one million to
determine the level of significance for health risk impacts, and identifies mitigation measures if the risk is found to be significant.
5 In April 2017, CARB published a technical advisory, Strategies to Reduce Air Pollution Exposure Near High-Volume
Roadways: Technical Advisory, to supplement CARB’s Air Quality and Land Use Handbook: A Community Health Perspective.
This technical advisory is intended to provide information on strategies to reduce exposures to traffic emissions near high-volume
roadways to assist land use planning and decision-making in order to protect public health and promote equity and environmental
justice. The technical advisory is available at: https://www.arb.ca.gov/ch/landuse.htm.
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Many strategies are available to reduce exposure, including, but are not limited to, building filtration
systems, sounds walls, vegetation barriers, etc. Because of the potential adverse health risks involved
with siting housing near a freeway, it is essential that any proposed strategy must be carefully evaluated
before implementation. In the event that enhanced filtration units on housing residents are proposed, the
Lead Agency should consider the limitations of the enhanced filtration. For example, in a study that
SCAQMD conducted to investigate filters®, a cost burden is expected to be within the range of $120 to
$240 per year to replace each filter. In addition, because the filters would not have any effectiveness
unless the HVAC system is running, there may be increased energy costs to the resident. It is typically
assumed that the filters operate 100 percent of the time while residents are indoors, and it does not
account for the times when the residents have their windows or doors open or are in common space areas
of the project. Moreover, these filters have no ability to filter out any toxic gases from vehicle exhaust.
The presumed effectiveness and feasibility of any filtration units should therefore be evaluated in more
detail prior to assuming that they will sufficiently alleviate near roadway exposures to DPM emissions
and before they are relied upon by Lead Agency as mitigation measures to support a less than significant
cancer risk finding (CEQA Guidelines Section 15091(a)(1)).

Alternatives

In the event that the proposed project generates significant adverse air quality impacts, CEQA requires the
consideration and discussion of alternatives to the project or its location which are capable of avoiding or
substantially lessening any of the significant effects of the project. The discussion of a reasonable range
of potentially feasible alternatives, including a “no project” alternative, is intended to foster informed
decision-making and public participation. Pursuant to CEQA Guidelines Section 15126.6(d), the Draft
EIR shall include sufficient information about each alternative to allow meaningful evaluation, analysis,
and comparison with the proposed project.

Permits

In the event that the proposed project requires a permit from SCAQMD, SCAQMD should be identified
as a responsible agency for the proposed project. For more information on permits, please visit
SCAQMD’s webpage at: http://www.agmd.gov/home/permits. Questions on permits can be directed to
SCAQMD’s Engineering and Permitting staff at (909) 396-3385.

Data Sources

SCAQMD rules and relevant air quality reports and data are available by calling SCAQMD’s Public
Information Center at (909) 396-2039. Much of the information available through the Public Information
Center is also available at SCAQMD’s webpage at: http://www.agmd.gov.

SCAQMD staff is available to work with the Lead Agency to ensure that project air quality impacts are
accurately evaluated and any significant impacts are mitigated where feasible. If you have any questions
regarding this letter, please contact Alina Mullins, Assistant Air Quality Specialist, at
amullins@agmd.gov or (909) 396-2402.

Sincerely,
Daniel Garcia

Program Supervisor
Planning, Rule Development & Area Source

6 This study evaluated filters rated MERV 13+ while the proposed mitigation calls for less effective MERV 12 or better filters.
Accessed at: http://www.agmd.gov/docs/default-source/cega/handbook/agmdpilotstudyfinalreport.pdf. Also see also 2012 Peer
Review Journal article by SCAQMD: http://d7.iqair.com/sites/default/files/pdf/Polidori-et-al-2012.pdf.
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share contributions toward multimodal and regional transit improvements to fully mitigate
cumulative impacts to regional transportation. We also strongly support measures to increase
sustainable modes shares, thereby reducing VMT. The Lead Agency should also consider fair
share fees for shuttles that use the public curb space.

If you have any questions, please feel free to contact Mr. Alan Lin the project coordinator at
(213) 897-8391 and refer to GTS # LA-2018-0238-AL-NOP.

cc:  Scott Morgan, State Clearinghouse

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”
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February 12, 2019

Ms. Sheri Bermejo, Planning Division Manager

City of Monrovia, Community Development Department
415 South lvy Avenue

Monrovia, California 91016

Phone: (626) 932-5539

E-mail: sbermejo@ci.monrovia.ca.us

RE: SCAG Comments on the Notice of Preparation of a Draft Environmental
Impact Report for the Alexan Specific Plan [SCAG NO. IGR9820]

Dear Ms. Bermejo,

Thank you for submitting the Notice of Preparation of a Draft Environmental Impact
Report for the Alexan Specific Plan (“proposed project”) to the Southern California
Association of Governments (SCAG) for review and comment. SCAG is the authorized
regional agency for Inter-Governmental Review {IGR) of programs proposed for Federal
financial assistance and direct Federal development activities, pursuant to Presidential
Executive Order 12372. Additionally, SCAG reviews the Environmental Impact Reports
of projects of regional significance for consistency with regional plans pursuant to the
California Environmental Quality Act (CEQA) and CEQA Guidelines.

SCAG is also the designated Regional Transportation Planning Agency under state law,
and is responsible for preparation of the Regional Transportation Plan (RTP) including
the Sustainable Communities Strategy (SCS) pursuant to Senate Bill (SB) 375. As the
clearinghouse for regionally significant projects per Executive Order 12372, SCAG
reviews the consistency of local plans, projects, and programs with regional plans."
SCAG's feedback is intended to assist local jurisdictions and project proponents to
implement projects that have the potential to contribute to attainment of Regional
Transportation Plan/Sustainable Community Strategies (RTP/SCS) goals and align with
RTP/SCS policies.

SCAG staff has reviewed the Notice of Preparation of a Draft Environmental Impact
Report for the Alexan Specific Plan in Los Angeles County. The proposed project
includes development of a 436-unit, 5-story apartment complex with a parking structure
containing 797 parking spaces on a 6.77 acre site.

When available, please send environmental documentation to SCAG’s Los
Angeles office in Los Angeles (900 Wilshire Boulevard, Ste. 1700, Los Angeles,
California 90017) or by email to au@scag.ca.gov providing, at a minimum, the full
public comment period for review.

if you have any questions regarding the attached comments, please contact the Inter-

Governmental Review (IGR) Program, attn.: Anita Au, Associate Regional Planner, at
(213) 236-1874 or au@scag.ca.qov. Thank you.

Sincerely,

Ping Chang
Manager, Compliance and Performance Monitoring

' Lead agencies such as local jurisdictions have the sole discretion in determining a local project's consistency
with the 2016 RTP/SCS for the purpose of determining consistency for CEQA. Any “consistency” finding by
SCAG pursuant to the IGR process should not be construed as a determination of consistency with the 2016
RTP/SCS for CEQA.
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COMMENTS ON THE NOTICE OF PREPARATION OF A
DRAFT ENVIRONMENTAL IMPACT REPORT FOR THE
ALEXAN SPECIFIC PLAN [SCAG NO. IGR9820]

CONSISTENCY WITH RTP/SCS

SCAG reviews environmental documents for regionally significant projects for their consistency with the
adopted RTP/SCS. For the purpose of determining consistency with CEQA, lead agencies such as local
jurisdictions have the sole discretion in determining a local project’s consistency with the RTP/SCS.

2016 RTP/SCS GOALS

The SCAG Regional Council adopted the 2016 RTP/SCS in April 2016. The 2016 RTP/SCS seeks to improve
mobility, promote sustainability, facilitate economic development and preserve the quality of life for the
residents in the region. The long-range visioning plan balances future mobility and housing needs with goals
for the environment, the regional economy, social equity and environmental justice, and public health (see
http://scagrtpscs.net/Pages/FINAL2016RTPSCS.aspx). The goals included in the 2016 RTP/SCS may be
pertinent to the proposed project. These goals are meant to provide guidance for considering the proposed
project within the context of regional goals and policies. Among the relevant goals of the 2016 RTP/SCS are
the following:

SCAG 2016 RTP/SCS GOALS

RTP/SCS G1:  Align the plan investments and policies with improving regional economic development and
compelitiveness

RTP/SCS G2:  Maximize mobility and accessibility for all people and goods in the region
RTP/SCS G3:  Ensure travel safety and reliability for all people and goods in the region
RTP/SCS G4:  Preserve and ensure a sustainable regional transportation system
RTP/SCS G5: Maximize the productivity of our transportation system

RTP/SCS G6:  Protect the environment and health for our residents by improving air qualily and encouraging
active transportation (e.g., bicycling and walking)

RTP/SCS G7:  Actively encourage and create incentives for energy efficiency, where possible
RTP/SCS G8: Encourage land use and growth patterns that facilitate transit and active transportation

RTP/SCS G9: Maximize the security of the regional transportation system through improved system monitoring,
rapid recovery planning, and coordination with other security agencies*

*SCAG does not yet have an agreed-upon securily performance measture.

For ease of review, we encourage the use of a side-by-side comparison of SCAG goals with discussions
of the consistency, non-consistency or non-applicability of the goals and supportive analysis in a table
format. Suggested format is as follows:
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SCAG 2016 RTP/SCS GOALS
Goal Analysis
RTP/SCS G1: Align the plan investments and policies with improving | Consistent: Statement as to why;
regional economic development and competitiveness Not-Consistent: Statement as to why;
Or
Not Applicable: Statement as to why;
DEIR page number reference
RTP/SCS G2: Maximize mobility and accessibility for all people and | Consistent: Statement as to why;
goods in the region Not-Consistent: Statement as to why;
Or
Not Applicable: Statement as to why;
DEIR page number reference
etc. etc.

2016 RTP/SCS STRATEGIES

To achieve the goals of the 2016 RTP/SCS, a wide range of land use and transportation strategies are
included in the 2016 RTP/SCS. Technical appendances of the 2016 RTP/SCS provide additional
supporting  information in  detail. To view the 2016 RTP/SCS, please visit:
http://scagripscs.net/Pages/FINAL2016RTPSCS.aspx. The 2016 RTP/SCS builds upon the progress from
the 2012 RTP/SCS and continues to focus on integrated, coordinated, and balanced planning for land use
and transportation that the SCAG region strives toward a more sustainable region, while the region meets
and exceeds in meeting all of applicable statutory requirements pertinent to the 2016 RTP/SCS. These
strategies within the regional context are provided as guidance for lead agencies such as local jurisdictions
when the proposed project is under consideration.

DEMOGRAPHICS AND GROWTH FORECASTS

Local input plays an important role in developing a reasonable growth forecast for the 2016 RTP/SCS.
SCAG used a bottom-up local review and input process and engaged local jurisdictions in establishing the
base geographic and socioeconomic projections including population, household and employment. At the
time of this letter, the most recently adopted SCAG jurisdictional-level growth forecasts that were developed
in accordance with the bottom-up local review and input process consist of the 2020, 2035, and 2040
population, households and employment forecasts. To view them, please visit
http://www.scag.ca.gov/Documents/2016GrowthForecastByJurisdiction.pdf. The growth forecasts for the
region and applicable jurisdictions are below.

Adopted SCAG Region Wide Forecasts Adopted City of Monrovia Forecasts
Year 2020 Year 2035 Year 2040 Year 2020 Year 2035 Year 2040
Population 19,663,000 22,091,000 22,138,800 37,500 39,300 40,300
Households 6,458,000 7,325,000 7,412,300 14,200 14,900 15,300
Employment 8,414,000 9,441,000 9,871,500 21,500 22,600 23,300

MITIGATION MEASURES

SCAG staff recommends that you review the Final Program Environmental Impact Report (Final PEIR) for
the 2016 RTP/SCS for guidance, as appropriate. SCAG’s Regional Council certified the Final PEIR and
adopted the associated Findings of Fact and a Statement of Overriding Considerations (FOF/SOC) and
Mitigation Monitoring and Reporting Program (MMRP) on April 7, 2016 (please see:
http://scagrtpscs.net/Pages/FINAL2016PEIR.aspx). The Final PEIR includes a list of project-level
performance standards-based mitigation measures that may be considered for adoption and
implementation by lead, responsible, or trustee agencies in the region, as applicable and feasible. Project-
level mitigation measures are within responsibility, authority, and/or jurisdiction of project-implementing
agency or other public agency serving as lead agency under CEQA in subsequent project- and site- specific
design, CEQA review, and decision-making processes, to meet the performance standards for each of the
CEQA resource categories.
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Sheri Bermejo, Planning Division Manager
City of Monrovia

Community Development Department

415 South Ivy Avenue

Monrovia, CA 91016
sbermejo@ci.monrovia.ca.us

Re:  Alexan Specific Plan Notice of Preparation
Dear Ms. Bermejo:

This law firm represents the Southwest Regional Council of Carpenters (Southwest
Carpenters) and submits this letter on the above-referenced project on its behalf.

Southwest Carpenters represents 50,000 union carpenters in six states, including in
Southern California, and has a strong interest in reducing the environmental impacts of
development projects, such as the Alexan Specific Plan (Project). On October 22, 2018, the City
of Monrovia (City) issued a Notice of Preparation, indicating its intent to prepare a Draft
Environmental Impact Report (DEIR) for the Project.

The Project would include construction of 436-unit, five-story apartment complex, a 7-
story-tall parking garage containing 797 parking stalls, and several amenities, including pools,
courtyards, a pet spa, golf simulation room, and a tenant lounge. The Project would also require
the relocation of two cellular towers. Project approvals include the following:

e General Plan Amendment from Manufacturing to a Planned Development Area;

e Zoning Code Amendment to re-zone the area from Manufacturing to Planned
Development and the Alexan Specific Plan;

e Adoption of the Alexan Specific Plan;

e Cellular tower relocation;

e Conditional Use Permit; and

e Vesting Parcel Map

Southwest Carpenters presents its initial scoping comments for the Project, below.
Details regarding the Project are currently sparse, including baseline environmental conditions,

WITTWER PARKIN LLP [ 147 8. RIVER ST., STE. 221 | SANTA CRUZ, CA [ 95060 / 831.429.4055

WWW. WITTWERPARKIN.COM / LAWOFFICE@WITTWERPARKIN,.COM



Ms. Sheri Bermejo, Planning Division Manager

Re: Alexan Specific Plan

November 26, 2018

Page 2

environmental impacts, and proposed mitigation. Southwest Carpenters look forward to
reviewing the DEIR when it is made available to the public.

Project Description

The City states the Project includes approval of relocating cellular towers “as necessary.”
In the DEIR, please definitively state whether relocation of the cellular towers will be necessary.
If the City determines relocation is necessary, please evaluate this relocation, and any of its
related environmental impacts, as part of the Project. It is important for the City to accurately
describe this aspect of the Project because the City must evaluate a reasonable range of feasible
alternatives. If the City only evaluates alternatives (including the Proposed Project) that assume
the movement of these cell towers and it is later discovered relocation is infeasible, its EIR may
fail as an informational document.

The City Must Disclose Impacts from all Reasonably Foreseeable Development Caused by
the Project

CEQA requires the City to evaluate all reasonably foreseeable impacts that “are later in
time or farther removed in distance.” (14 Cal. Code Regs. § 15358(a)(2).) In its Notice of
Preparation, the City states that the Proposed General Plan Amendment and Zone Change will
apply not only to the proposed 436-unit apartment complex within the Alexan Specific Plan, but
also to lands outside of this Specific Plan that are currently designated for manufacturing and
industrial use. The City states the EIR will act as a “project-level” EIR for the proposed
apartment complex and associated uses, whereas the EIR would act as a “program-level” EIR for
these other lands.

The City should proceed with environmental review assuming “full build-out” of the
Project, by evaluating impacts assuming the Project will result in the creation of all additional
residential units and densities that will be permitted by the Project. If the City intends to tier any
future projects off the EIR, it must fully evaluate and mitigate environmental impacts related to
development of this land at this stage, or else explicitly condition any future development on
future project-level environmental review in an EIR. (14 Cal. Code Regs. § 15168.)

The City Should Consider Energy Conservation and Growth Inducing Impacts in its DEIR

Southwest Carpenters agrees with the City that the Project has the potential to
significantly affect most environmental factors. However, the City does not state it intends to
consider evaluate and mitigate inefficient and unnecessary consumption of energy, as required

by CEQA. (14 Cal. Code Regs. § 15126.4(a)(1).)
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Furthermore, it is unclear from the Notice of Preparation whether the Project will
consider growth-inducing impacts. The City must evaluate “growth-inducing effects and other
effects related to induced changes in the pattern of land use, population density, or growth rate,
and related effects on air and water and other natural systems, including ecosystems.” (14 Cal.
Code Regs. § 15358(a)(2).)

Please consider the above environmental review categories in the DEIR.

The City Must Adequately Consider Greenhouse Gas and Air Quality Impacts

A project of this scope has the potential to create thousands of additional daily vehicle
trips, which the City must analyze and disclose. As the Gold Line is nearby, the City should
evaluate actual rates of ridership from nearby residential uses to gain and disclose a realistic
perspective of potential Project-related ridership.

CEQA requires the City to consider the direct, indirect, and cumulative impacts of the
Project. (14 Cal. Code Regs. § 15064.) The Project, which includes the construction of nearly
500 dwelling units, is expected to generate large volumes of emissions from vehicle trips, as well
as high energy demand. The City must consider whether these impacts are cumulatively
considerable, especially considering the nonattainment status of multiple criteria pollutants
within the Southern California Air Basin.

In addition, the City should provide a thorough discussion of Project-related greenhouse
gas impacts. The City must ensure its environmental analysis complies with the Supreme Court
decision in Center for Biological Diversity v. Department of Fish and Wildlife (2015) 62 Cal.4th
204.) In particular, the City should disclose whether it has adopted any quantitative greenhouse
gas thresholds or a Climate Action Plan, and it should evaluate whether the Project surpasses any
of these thresholds.

Finally, while the City suggests it will frame this discussion in terms of “Global Climate
Change,” the City is required to evaluate greenhouse gas impacts at the Project-level.

The City Must Adequately Consider Impacts Arising from Hazards and Hazardous
Materials

CEQA requires the City to consider the significant environmental effects the Project may
cause by bringing development and people into a hazardous area. (14 Cal. Code Regs. §
15126.2(a); California Building Industry Assn. v. Bay Area Air Quality Management Dist. (2015)
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62 Cal.4th 369.) The Project site and surrounding area is currently used for industrial and

manufacturing purposes, and some portions of the Project site may continue to be used for
manufacturing or industrial purposes for some time after Specific Plan area is built and occupied.
The City should consider any impacts that arise by the potential of the project to attract people
and housing into an area that that may expose these future residents to hazards and hazardous
materials. Further, the City should consult relevant databases, such as the U.S. Environmental
Protection Agency’s Envirofacts database, to determine whether the Project site, or any nearby
properties, have a record of hazardous material contamination. The City must disclose the
results of these database searches in its EIR. Finally, notwithstanding the results of the City’s
review of state and federal databases, the City should conduct on-site testing to evaluate first-
hand whether the Project site contains any toxic contaminants. The City should provide
adequate mitigation to either avoid or reduce these impacts.

Conclusion

Southwest Carpenters thanks the City for providing an opportunity to comment on the
Notice of Preparation. Pursuant to Section 21092.2 of the Public Resources Code and Section
65092 of the Government Code, Southwest Carpenters requests notification of all CEQA actions
and notices of any public hearings concerning this Project, including any action taken pursuant to
California Planning and Zoning Law. In addition, pursuant to Public Resources Code section
21167(f), please provide a copy of each Notice of Determination issued by the City in connection
with this Project and please add Southwest Carpenters to the list of interested parties in
connection with this Project and direct all notices to my attention. Please send all notices by
email or, if email is unavailable, by U.S. Mail to the following two addressees:

Nicholas Whipps

Ashley McCarroll

Wittwer Parkin LLP

147 S. River St., Ste. 221

Santa Cruz, CA 95060
nwhipps@wittwerparkin.com
amccarroll@wittwerparkin.com

Very truly yours,
WITTWER PARKIN LLP
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Nicholas Whipps





