Memorandum

DEPARTMENT OF COMMUNITY DEVELOPMENT
Building

Date:

December 5, 2019

From:

John Mayer, Senior Planner

To:

Neighborhood and Business Services

Planning Commission

Subject:

127 Pomona Specific Plan and Development Project

The purpose of this memo is to help guide you through the review process for the 127 Pomona
Specific Plan and mixed use development project. Recall that the project involves a new Specific
Plan for a 1.83 acre site at the northeast corner of Pomona and Primrose Avenues. The plan calls
for the development of seven-story structure would include 310 apartment units, 10,000 square
feet of ground-floor commercial space, and a three-level (two underground) 479-space parking
garage on a 1.83-acre site. Twenty five of the apartment units will be designated affordable for
very low and moderate income households.
On October 9, 2019, the Commission received and reviewed all of the documents necessary to
recommend approval of the project to the City Council, including:
•

127 Pomona Specific Plan, dated September 2019: This document establishes the
development standards, design guidelines and permitted land uses for the 1.83 acre
project site.

•

127 Pomona Development Plans, dated August 2019: These are the drawings of the
proposed mixed use development project including the site plan, floor plans, elevations,
renderings, and other pertinent information.

•

Initial Study/Mitigated Negative Declaration, dated September 5, 2019: This is the project’s
environmental study document which was prepared in accordance with State Law, the
California Environmental Quality Act (CEQA). It analyzed all of the possible environmental
issues with the project and has a series of mitigation measures, or controls that will help
reduce and/or eliminate any potential environmental impacts. CEQA requires that this
document include an open consultation process with the public and government agencies
to ensure the study is thorough and complete. A 30-day public review period was
provided between 09/09/19 to 10/09/19. The City received six comments which will be
addressed later in this memo.

•

Planning Commission Staff Report, dated October 9, 2019: Staff’s report to the Commission
described the Specific Plan, the mixed use development project, and all of the necessary
approval documents that will be needed to recommend approval of the project including:
o

o

Planning Commission Resolution No. PCR2019-0003: This resolution is the
Planning Commission’s recommendation to the City Council to adopt the project’s
environmental study, the Initial Study/Mitigated Negative Declaration.
Planning Commission Resolution No. 2019-0004: This resolution is the Planning
Commission’s recommendation to the City Council to change the zoning of the
1.83 acre project site from “PD” to “127 Pomona Specific Plan”.

Planning

o

o

Planning Commission Resolution No. 2019-0005: This resolution is the Planning
Commission’s recommendation to the City Council to adopt the “127 Pomona
Specific Plan” as the zoning requirements for the project site.
Other Approvals Recommended to City Council Include:
 Tentative Parcel Map No. 82520: A precise engineering document that
details the location and dimensions of the parcel boundaries in an
approved subdivision. Seven parcels would be consolidated into one
parcel. The Planning Commission will also make a special finding that the
proposed street dedication of public right-of-way is in conformity with the
General Plan.


Conditional Use Permit (CUP2018-0016): The CUP is required for the
construction of new buildings. The proposed conditions (Data Sheets 1 and
2) address requirements for the submittal of final details with the plans,
parking management standards, payment of development impact fees,
public safety measures, construction site management, and affordable
housing covenants. Data Sheet 3 contains the findings to support the
approval of the project’s Tentative Parcel Map and Conditional Use Permit.

On December 11, 2019 staff will return to the Planning Commission with a “Response to
Comments on the Initial Study/MND and Revisions” document which the Planning Commission
must consider prior to making a final recommendation on the project’s environmental clearance
and all the application components that the Commission previously reviewed on October 9th.
Here, the following is a summary of the new information that is being submitted to the
Commission:
•

“Response to Comments on the Initial Study/MND and Revisions”, dated December 2,
2019: This document contains two sections. The first section includes a list of persons,
organizations, and public agencies that commented, as well as their written and oral
comments and recommendations, and the City’s responses to the environmental points
raised in this public review and comment period. The second section includes updates to
the Initial Study/Mitigated Negative Declaration that were made as a result of the
comments.

•

Planning Commission Staff Report, dated December 11, 2019: This report provides a brief
background of the project and summarizes the public comments that were received during
the Initial Study/Mitigated Negative Declaration’s 30-day review period. The last page
provides a list of the recommended motions for the Planning Commission to make should
the Commission wish to recommend approval of the project.

Prior to making the recommendation to the City Council, the Commission must first consider the
comments that were received from public agencies and interested members of the public and
ensure that the responses to those comments are complete and accurate.

PLANNING COMMISSION STAFF REPORT
APPLICATION:

127 Pomona Specific Plan
AGENDA ITEM: PH-1
ZA2018-0004, SP2019-0001,
GPC2019-0002, TPM2019-0004,
and CUP2018-0016

PREPARED BY:

John Mayer
Senior Planner

SUBJECT:

Mitigated Negative Declaration/ Planning Commission Resolution No.
2019-0003; Zoning Amendment ZA2018-0004/Planning Commission
Resolution No. 2019-0004; 127 Pomona Specific Plan SP20190001/Planning Commission Resolution No. 2019-0005; General Plan
Conformity Finding GPC2019-0002, Tentative Parcel Map No. 82520;
and Conditional Use Permit CUP2018-0016

MEETING
DATE:

December 11, 2019

123 West Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137
West Pomona Avenue (APN: 8507-002-033), 141 West Pomona Avenue
(APN: 8507-002-039), 145 West Pomona Avenue (APN: 8507-002-038),
1528 South Primrose Avenue (APN: 8507-002-907), and 1532 South
Primrose (APN: 8507-002-908)
REQUEST:

An application for a Zoning Amendment, Specific Plan, Tentative Parcel
Map, and Conditional Use Permit for the construction of a new 7-story
mixed-use residential/commercial development to include 310 apartment
units, 10,000 square feet of ground-floor commercial space, and a threelevel (two underground) 479-space parking garage. A density bonus with
concessions and waivers has been applied pursuant to State Density
Bonus Law and 13 of the units will be made affordable for very lowincome income households and 12 units will be made affordable for
moderate-income households. The project site is 1.83 acres in size and
involves the consolidation of seven parcels at the northeast corner of
Pomona and Primrose Avenues.

APPLICANT:

Fifield Realty Corporation
Kevin Farrell, President
1250 6th Street, Suite 403
Santa Monica, CA 90401

ENVIRONMENTAL
DETERMINATION:

Mitigated Negative Declaration

BACKGROUND: On October 9, 2019, the Planning Commission reviewed the applications for
the 127 Pomona Specific Plan and mixed use development project. The proposal by Fifield
Realty Corporation involves a specific plan for the development of a seven-story, mixed-use
complex consisting of 310 apartment units (25 are affordable units), 10,000 square feet of
commercial space, a 6,250 square foot outdoor plaza, and a three-level (two underground)

parking garage containing 479 spaces. Additional details about the project and its entitlement
requests may be found in the attached Planning Commission Staff Report, dated October 9,
2019 (Attachment “A”).
The 127 Pomona Specific Plan and development project began its formal public review process
on September 9, 2019 with the opening of the 30-day public review and comment period for the
project’s required environmental clearance document, an Initial Study/Mitigated Negative
Declaration (IS/MND). The MND was prepared in accordance with the California Environmental
Quality Act (CEQA) and was based on the information contained in the land use entitlement
applications and accompanying technical reports. The project’s MND provides decision makers
and the public with specific information about the effect that the 127 Pomona Specific Plan and
associated development is likely to have on the environment. It also identifies mitigation
measures and standard conditions of approval to reduce and/or avoid impacts to the following
environmental factor areas: Aesthetics, Air Quality, Biological Resources, Cultural Resources,
Geology and Soils, and Noise.
In addition to receiving a presentation on the project during the meeting on October 9th, the
Planning Commission also heard and received comments on the IS/MND and formally closed
the 30-day public review period. In total, the Commission received four public comment letters
and heard comments from two individuals. Two of the letters were from responsible and
interested government agencies, including the State of California Department of Transportation
(Caltrans) and Sanitation Districts of Los Angeles County. The remaining comments were from
interested individuals, associations, and members of the public, including Supporters Alliance
for Environmental Responsibility (SAFER), Southwest Regional Council of Carpenters, and
Edward Belden. In order to provide ample time for staff and the applicant’s team to review and
prepare responses to comments, the Planning Commission voted unanimously to continue the
public hearing to a special meeting on October 29, 2019. This meeting was continued two
additional times to the Commission’s regular meeting of November 13, 2019, and again to the
December 11th meeting to ensure that the comments were adequately addressed.
In coordination with the project team’s (applicant’s) CEQA and land use consultant (MIG,
Inc.), the City’s third party CEQA consultant (Collette L. Morse of Morse Planning Group), and
the City Attorney, “Reponses to Comments and Revisions to the IS/MND” have been
prepared for the Planning Commission’s consideration and are included in Attachment “B.”
DISCUSSION/ANALYSIS: Prior to making its recommendation on the entitlement requests,
the Commission must first consider the comments received from public agencies and
interested members of the public during the public review period and at the public hearing, as
well as the City’s and consultants’ proposed responses to those comments before formally
making a recommendation on the Initial Study / Mitigated Negative Declaration for the
proposed project pursuant to the California Environmental Quality Act (CEQA).
Ultimately, the City Council will need to review and adopt the IS/MND, affirming that the
information contained in that document complies with CEQA and was considered prior to
making a decision on the proposed project. The City Council can adopt the IS/MND only if it
finds on the basis of the entire record (including the initial study and any comments received)
that there is no substantial evidence that the project will have a significant effect on the
environment. The IS/MND must reflect the City’s independent judgment and analysis.

Response to Comments and Revisions to the IS/MND
The Reponses to Comments and Revisions to the IS/MND were prepared in coordination with
City Staff, MIG, Inc., Collette L. Morse, and the City Attorney. The document consists of two
sections. The first section is entitled “1.0 Response to Comments”; the second section is
entitled “2.0 Revisions to the IS/MND”. The response to comments includes a list of persons,
organizations, and public agencies that commented, as well as their written and oral
comments and recommendations, and the City’s responses to the environmental points
raised in this public review and comment period.
Each commenter was assigned a code (e.g., L1, L2, L3 etc.). Each of the commenter’s
remarks is further assigned a code for tracking the individual responses to comments (e.g.,
L1.1, L1.2, L2.1, L2.2 etc.). The actual comments and the responses may be found in Section
1, pages 35 to 73. As a result of some the comments received, some minor revisions to the
IS/MND were required. These corrections may be found in Section 2 (pages 74 to 81). New
text is underlined; deleted text is stricken through.
The following is a summary of the comments received and MIG’s responses to them.
Comment Letter (L1) from Miya Edmonson, Caltrans
Caltrans does not expect a direct adverse impact to the State transportation facilities; the
nearest facilities are the I-210 and I-605 freeways. The comment letter recommends some
strategies to help increase the use of alternative modes of transportation around the project
site. It also points out that permits are needed for over-sized vehicles on state highways and
for any encroachments near Caltrans right-of-way. The Responses to Comments (pages 35
to 36) note that the City acknowledges the comments and they will be made available to the
decision makers. These comments did not necessitate revisions to the IS/MND.
Comment E-mail (L2) from Edward Belden, Resident
Mr. Belden agrees that development should be clustered around the Station Square Transit
Village, but this project should include funding for new bicycle infrastructure. This will provide
the new residents with an alternative to using a car to get around Monrovia. The Response to
Comments (pages 36 to 37) points out that bicycle facilities are already discussed in the
IS/MND and that the project provides parking and storage for bicycles.
Mr. Belden also states that the IS/MND does not calculate the anticipated Vehicle Miles
Traveled (VMT). This is not required under current CEQA law; however, VMT will be the new
measurement standard that is used to study a project’s traffic impact starting in July 2020.
VMT is a more direct measure of traffic’s environmental impact by estimating the total
greenhouse gas emissions related to driving. Research has shown that people who live in
dense, mixed-use areas with easy access to mass transit drive less than those who live in
suburban or rural areas. The Response to Comments points out that projects within one-half
mile of a major transit stop should be presumed to cause a less than significant impact.
These comments did not necessitate revisions to the IS/MND.
Public Hearing Comment (L3) from Jimmy Elrod, Southwest Regional Council of
Carpenters
Mr. Elrod spoke at the October 9th meeting and stated the following: the IS/MND does not
sufficiently address the extent of hazardous materials on the site; it does not guarantee that
hazardous materials will be remediated prior to construction; and the project is not consistent
with the State’s Density Bonus Law for affordable housing. The responses to these

comments may be found on pages 39 to 40. With respect to hazardous materials, MIG
points out that the issue is fully addressed in the IS/MND. Prior to obtaining a building permit
and the start of construction, the applicant is required to comply with the laws, regulations,
and processes of the California Health and Safety Code which is regulated by the
Department of Toxic Substances (DTSC). Regarding compliance with the State’s Density
Bonus Laws, it was noted that these comments are opinions; however, do not raise an
environmental issue within the provisions of CEQA. A full explanation of the Affordable
Housing incentives may be found in the attached October 9, 2019 Planning Commission Staff
Report. In addition, the Responses to Comment Letter L5 further discusses this issue and
points out why the commenter is incorrect. (See pages 70-71 of the Responses to
Comments.)
With respect to affordable housing, the applicant is proposing that 13 units be restricted for
occupancy by very low income households, and 12 units be restricted for occupancy by
moderate income households, resulting in a total of 25 affordable units. Staff’s opinion is that
the combined total of 25 units is preferable to a restriction of fewer units (5%) that are
affordable only to very low income households because ten more affordable units are being
provided, and the units are being provided to a broader range of households (13 to very low
income households and 12 to moderate income households). The Specific Plan's 25
affordable dwelling units, which will be set aside through deed restrictions for very-lowincome and moderate-income households, will contribute to the City's progress towards
meeting its goals to construct 166 affordable units for very-low-income and moderate-income
households as identified in the goals and policies that are listed in Chapter 3 of the City’s
Housing Element. In particular Policy 3.1 of the Housing Element states that the City should
facilitate the development of affordable housing through regulatory incentives and
concessions. In addition, Policy 4.1 states that the City should support the use of density
bonuses and other incentives to offset the costs of affordable housing while ensuring that
potential impacts are addressed. Finally, Policy 4.2 states that the City should provide
flexibility in development standards to accommodate new models and approaches to
providing housing, such as transit-oriented development. The affordable housing component
of the project complies with all of these policies of the General Plan. Furthermore, granting
one incentive/concession along with one or more waivers of development standards complies
with the state’s density bonus law.
Although these comments required minor revisions to the IS/MND, the revisions do not result
in any new substantial environmental impacts and does not provide significant new
information that would require re-circulation.
Comment Letter (L4) from Brian Flynn, Supporters Alliance for Environmental
Responsibility (SAFER)
On December 3, 2019, staff received a letter from Mr. Richard Drury, on behalf of SAFER,
stating that the project developer has agreed to minor modifications to the project that will
address the concerns previously raised in Flynn’s October 9th letter (Attachment “C”). The
modifications include: striving for LEED certification, using construction equipment with high
emission standards, and installing wood materials for finishes and furnishings that have no
added formaldehyde. As a result of these modifications, SAFER is withdrawing “any appeals
of the project approvals and/or CEQA documents for this project. Nonetheless, the City is
providing responses to each comment raised in SAFER’s October 9th letter, submitted by
Brian Flynn.

Mr. Flynn’s comment letter asserts that the information contained in the IS/MND was not
sufficient and/or accurate enough to make a decision on the project. Mr. Flynn’s
environmental issue areas of concern include: air quality, greenhouse gas impacts, and
hazardous materials. Mr. Flynn attempts to meet the “fair argument” standard with evidence
to show that the proposed project may have a significant environmental effect. Mr. Flynn
wanted the IS/MND to be withdrawn for the preparation of an Environmental Impact Report
(EIR). However, he did not provide any project-specific, fact-based evidence to prove there
would be unmitigated adverse impacts. The responses to his comments are provided on
pages 41 to 62 and updated the IS/MND’s data and information which may be found in
Section 2, pages 74 to 78. Upon review of the updated data, MIG, Inc. still confirms that the
Project, with the mitigation measures in place, would not result in any new or more severe
adverse environmental impacts.
Although these comments required minor revisions to the IS/MND, the revisions do not result
in any new substantial environmental impacts and does not provide significant new
information that would require re-circulation of the IS/MND.
Comment Letter (L5) from Mitchell M. Tsai, Southwest Regional Council of Carpenters
Mr. Tsai states that the City should prepare an EIR based on evidence that they are
submitting for the record. Mr. Tsai states that there may be a significant effect on the
environment if there is a "reasonable probability" that it will result in a significant impact. Mr.
Tsai’s environmental issue areas of concern include: noise, hazardous materials, and land
use (density bonus). The responses to his comments confirm that an EIR is not necessary.
The IS/MND that was prepared for the proposed project fully discloses all potentially
significant impacts and it incorporates mitigation measures necessary to reduce the
potentially significant impacts to the “less than significant” level. Mr. Tsai also wanted the
IS/MND to be re-circulated with his concerns addressed in an updated version. The
responses to his comments are provided on pages 63 to 71 and updated the data and
information in Section 2, pages 79 to 80. (See discussion above as to his concerns regarding
the City’s compliance with the state density bonus law.)
Although these comments required minor revisions to the IS/MND, the revisions do not result
in any new substantial environmental impacts and do not provide significant new information
that would require re-circulation of the IS/MND.
Comment Letter (L6) from Adriana Raza, L.A. County Sanitation District
The letter from LA County Sanitation District identifies some errors in the IS/MND’s “Utilities
and Services Systems” section. These errors have been corrected and may found in Section
2, pages 80 to 81. The revisions do not result in any new substantial environmental impacts
and do not provide significant new information that would require re-circulation of the
IS/MND.
Conclusion
The proposed project involves the development of a seven-story mixed use building on a
1.83 acre site within the Station Square Transit Village. Based on the project’s environmental
study (IS/MND) and all the written and oral testimony received during the public comment
period, there is no substantial evidence that the project, as mitigated, will have a significant
effect on the environment. The project is also consistent with the General Plan’s land use,
urban design, and planning objectives. The building would complement the Station Square
Transit Village setting and enhance the character of the area with “signature architecture”. Its

height and unique architectural elements will create a highly recognizable landmark and
orienting device that will help define the neighborhood.
The site’s design features public open spaces with adequate amenities for comfortable social
interaction and promotes an increased level of pedestrian activity. The project will also
increase the variety and availability of housing within the City. The residents’ close proximity
to the Monrovia Gold Line Station and the opportunities for services within the ground floor
commercial space of the project will help promote walkability. Overall, the project will
enhance the Station Square Transit Village by providing infill development that is
architecturally compatible with existing and future development and will strengthen the
character of this neighborhood.
RECOMMENDATION: The Development Review Committee and Staff recommend approval
of the project as presented. If the Planning Commission concurs with Staff’s recommendation
then, following the public hearing, the appropriate actions would be to adopt Planning
Commission Resolution No. 2019-003 (recommending approval of the IS/MND); adopt
Planning Commission Resolution No. 2019-004 (recommending approval of the Zoning
Ordinance and Map Amendment); adopt Planning Commission Resolution No. 2019-005
(recommending approval of the 127 Pomona Specific Plan); and recommend approval of
Tentative Parcel Map No. 82520, Conditional Use Permit CUP2018-0016, and General Plan
Conformity GPC2019-0002.
The Planning Commission of the City of Monrovia hereby finds, determines and resolves as
follows:
1. The Planning Commission has independently reviewed and considered the Initial
Study/Mitigated Negative Declaration (IS/MND) that was prepared and revised
pursuant to the California Environmental Quality Act (“CEQA”) and the City’s local
CEQA Guidelines, the comments that were received and the City’s responses thereto
and hereby makes a finding of adequacy of the IS/MND and that the MND complies
with the provisions of CEQA and the State and local CEQA Guidelines and
recommends that the City Council adopt the Mitigated Negative as the environmental
document for the project (Tentative Parcel Map No. 82520, Conditional Use Permit
CUP2018-0016, Specific Plan SP2019-0001, Zoning Ordinance and Map Amendment
ZA2018-0004, and General Plan Conformity (GPC2019-0002) as set forth in Planning
Commission Resolution No. 2019-0003.
2. The Planning Commission finds that the custodian of records for all other materials
that constitute the record of proceedings upon which this decision is based is the
Planning Division Manager. Those documents are available for public review in the
Planning Division located at 415 South Ivy Avenue, Monrovia, California, 91016.
3. The Planning Commission hereby finds that the proposed dedication of public right of
way as discussed in this Staff Report, dated October 9, 2019 is in conformity with the
City of Monrovia General Plan. This finding shall be reported to the City Council.
4. The Planning Commission in the exercise of its independent judgment hereby makes
the findings listed on attached Data Sheet No. 3 for TPM 82520 and CUP2018-0016,
which are incorporated herein by this reference.

MOTIONS:
A.

Close the public hearing and adopt Planning Commission Resolution No.
PCR2019-0003 recommending approval to the City Council of the Mitigated
Negative Declaration.

B.

Find that the proposed street dedication of public right-of-way is in conformity with
the General Plan as presented in the Staff Report.

C.

Adopt Planning Commission Resolution No. 2019-0004 recommending approval
to the City Council of Zoning Ordinance and Map Amendment Ordinance No.
2019-10.

D.

Adopt Planning Commission Resolution No. 2019-0005 recommending approval
to City Council of the “127 Pomona Specific Plan.”

E.

Recommend to the City Council the approval of TPM 82520 and CUP2018-0016
as presented in the Staff Report.

F.

The Planning Commission hereby recommends approval to the City Council of
Tentative Parcel Map No. 82520, Conditional Use Permit CUP2018-0016, Specific
Plan SP2019-0001, Zoning Ordinance and Map Amendment ZA2018-0004,
subject to the attached Planning Conditions on Data Sheet No. 1, Public Works
Conditions on Data Sheet No. 2, and recommendations in the Staff Report, all of
which are incorporated herein by this reference.

Attachment “A”
PLANNING COMMISSION STAFF REPORT
APPLICATION:

127 Pomona Specific Plan
AGENDA ITEM:
ZA2018-0004, SP2019-0001,
GPC2019-0002, TPM2019-0004,
and CUP2018-0016

PH-2

PREPARED BY:

John Mayer
Senior Planner

October 9, 2019

SUBJECT:

Mitigated Negative Declaration/ Planning Commission Resolution No.
2019-0003; Zoning Amendment ZA2018-0004/Planning Commission
Resolution No. 2019-0004; 127 Pomona Specific Plan SP20190001/Planning Commission Resolution No. 2019-0005; General Plan
Conformity Finding GPC2019-0002, Tentative Parcel Map No. 82520;
and Conditional Use Permit CUP2018-0016

MEETING DATE:

123 West Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137
West Pomona Avenue (APN: 8507-002-033), 141 West Pomona Avenue
(APN: 8507-002-039), 145 West Pomona Avenue (APN: 8507-002-038),
1528 South Primrose Avenue (APN: 8507-002-907), and 1532 South
Primrose (APN: 8507-002-908)
REQUEST:

An application for a Zoning Amendment, Specific Plan, Tentative Parcel
Map, and Conditional Use Permit for the construction of a new 7-story
mixed-use residential/commercial development to include 310 apartment
units, 10,000 square feet of ground-floor commercial space, and a threelevel (two underground) 479-space parking garage. A density bonus with
concessions and waivers has been applied pursuant to State Density
Bonus Law and 13 of the units will be made affordable for very lowincome income households. The project site is 1.83 acres in size and
involves the consolidation of seven parcels at the northeast corner of
Pomona and Primrose Avenues.

APPLICANT:

Fifield Realty Corporation
Kevin Farrell, President
1250 6th Street, Suite 403
Santa Monica, CA 90401

ENVIRONMENTAL
DETERMINATION:

Mitigated Negative Declaration

BACKGROUND: The project site is located 400 feet north of Monrovia’s Metro Gold Line
station. It is also located within the Station Square Transit Village, an 80-acre planning area that
is bounded by Evergreen Avenue and the Foothill (I-210) Freeway on the north, Magnolia
Avenue on the west, Shamrock Avenue on the east, and Duarte Road on the south. This
planning area was established for the return of mass transit and envisioned the development
high density residential transit village.

By the mid-2000’s, the community’s vision evolved into a more detailed master plan for the
area. In 2008, the Station Square Transit Village Planned Development Area 12 (PD-12)
included comprehensive land use planning principles, “complete streets” infrastructure, and
urban design measures. However, the Great Recession of 2008 and the subsequent
elimination of redevelopment agencies in California dramatically changed the development
landscape. Redevelopment agencies were no longer able to assist with the acquisition and
consolidation of properties or enter into development agreements. Therefore, the City
responded by developing new standards that would serve as an economic development tool to
entice developers, while preserving the community’s vision for a “dynamic, mixed-use, transit
oriented community”.
The Planning Commission and City Council approved amendments to the development
guidelines for Station Square Transit Village in 2014. Instead of providing a one-size-fits-all set
of zoning standards, the PD-12 standards now identify seven distinct neighborhoods within the
planning area as shown in Figure 1. These guidelines provide a flexible approach to land use
planning that is able to respond to changing market forces while maintaining the long term
vision of the area as a high-density, transit-oriented neighborhood that is compatible with
Monrovia. The guidelines include flexible setbacks, height restrictions, density, and parking
standards based on the location, proposal, and context.
Subject
Site

Figure 1. General Plan (Area PD-12) Neighborhoods
To date, the City has already approved two large residential developments in PD-12. The
MODA apartment complex was completed in 2018 and features 261 residential units. The
Station Square South Specific Plan and development project was approved in August of 2018.
Once constructed, this project will include 296 units and a new pedestrian access to the Gold
Line station from the south of the railway.
In October 2018, Fifield Realty Corporation submitted plans for a new mixed-use
residential/commercial development within a PD-12 neighborhood known as the “Western
Gateway”. This neighborhood is on the northern entry point into the Station Square Transit
Village. It is considered the ideal place for a mix of commercial uses and “signature
architecture” that provides an entry statement at the north anchor of Station Square. Fifield’s
project is a seven-story, mixed-use complex consisting of 310 apartment units (25 are
affordable units), 10,000 square feet of commercial space, a 6,250 square foot outdoor plaza,
and a three-level (two underground) parking garage containing 479 spaces. This proposal is

one of five transit-oriented development projects that are either planned or already approved
within the Station Square Transit Village.
This application requires the approval of the City Council. Both the Planning Commission
and the Development Review Committee serve as advisory bodies to the City Council. The
actions of the Commission will be in the form of recommendations. The requested
entitlements are as follows:
1. 127 Pomona Specific Plan adoption that establishes development standards,
design guidelines and land use for the project site. (PCR2019-0004)
2. Zoning Text and Map Amendment to add “127 Pomona Specific Plan” to Section
17.04.035 of the Monrovia Municipal Code and amend the official Zoning Map by
changing the existing PD (Planning Development) zone designation to SP (Specific
Plan). (PCR2019-0004/Ordinance No. 2019-10)
3. General Plan Conformity Finding that the proposed dedication of public right-ofway conforms to the provisions of the City’s General Plan. (GPC2019-0002)
4. Tentative Parcel Map to consolidate seven parcels into one 1.83 acre parcel. (TPM
82520)
5. Conditional Use Permit to allow construction of a 7-story, 310-unit apartment
complex and a 3-level (2 underground), 479 space parking structure. (CUP20180016)
Prior to making its recommendation on the above, the Commission must first consider and
provide its recommendation on a Mitigated Negative Declaration (MND) for the proposed
project pursuant to the California Environmental Quality Act (CEQA). The Planning
Commission will receive all public testimony regarding the MND, the Specific Plan, and the
mixed use development project. Following the public hearing portion of the meeting, the
Commission’s action will be to make a recommendation to the City Council whether to
approve or not approve these elements of the project.
SUBJECT PROPERTIES: The 1.83-acre project site is made up of seven individual parcels
at the northeast corner of Pomona and Primrose Avenues. Two of the parcels are owned by
the City of Monrovia; they were formerly owned by the City’s Redevelopment Agency. The
property lines at two locations overlap the City’s public right of way; one location is on
Primrose and the other is on the northwest corner of the site. These two areas of the
property would be dedicated to the City. The subject site is relatively flat with a slight northto-south slope. It is currently developed with two industrial buildings that are occupied with
light-industrial uses. Other features of the site include asphalt parking lots and some nonnative ornamental landscaping.
The project site abuts three streets and is surrounded by commercial and industrial
development to the south and west, the MODA apartment complex to the southwest, a
Chevron service station to the east, residential properties to the northwest, and Interstate 210
to the north. The following table highlights the land use designations and existing uses on the
surrounding properties.

Table 1. Existing Land Uses
Subject Site:
General Plan:
Zoning:
Land Use:

Station Square Transit Village Planned Development Area 12 (PD-12)
(Western Gateway Neighborhood)
Planned Development (PD)
Light Industrial

North:
General Plan:
Zoning:
Land Use:

N/A
N/A
Foothill Freeway – Interstate 210

South:
General Plan:
Zoning:
Land Use:
East:
General Plan:
Zoning:
Land Use:
West:
General Plan:
Zoning:
Land Use:

Station Square Transit Village Planned Development Area 12 (PD-12)
(Hamby Neighborhood)
Planned Development (PD)
Industrial, Hamby Industrial Park

Station Square Transit Village Planned Development Area 12 (PD-12)
(Western Gateway Neighborhood)
Planned Development (PD)
Commercial, Chevron Service Station

Station Square Transit Village Planned Development Area 12 (PD-12)
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DISCUSSION/ANALYSIS: The subject site is located in the Planned Development (PD) zone
and is identified by the General Plan as Station Square Transit Village Planned Development
Area 12 (PD-12). Planned Development areas are established throughout the City as an
effective planning tool where special development guidelines are needed for a variety of
reasons. The City’s key objective in establishing the PD-12 development guidelines was to
provide flexibility in land use types and intensities that will allow future development to
respond to changes in the market place over time. The subject site is located in the “Western
Gateway” neighborhood of PD-12. The General Plan notes that future development in the
PD-12 area will be through the use of specific plans and other zoning entitlement
mechanisms based on established development parameters.
The Western Gateway neighborhood of PD-12 encourages lot consolidation and mixed use
development. The standards call for neighborhood-serving ground floor commercial space
with frequent sidewalk entrances to promote pedestrian activity along the street. The ground
floor commercial uses must be visually distinct from the residential spaces above.
Residential components should incorporate upper floor balconies, bays, and windows that
overlook the street and enliven the street elevation.

The PD-12 standards envision “Signature Architecture” and high quality design of new
development that will provide an entry statement at the north anchor of Station Square.
The floor area to lot size ratio (Floor Area Ratio) may be increased to 2.5:1 in order to
encourage underground and/or structured parking as part of new development. Residential
uses (non-ground level) are permitted on sites with a minimum size of two acres only as
part of a mixed use development and requires approval of a specific plan.
Project Overview
The Applicant is proposing a Specific Plan for the development of a transit-oriented, infill,
mixed-use project with residential and commercial uses at the northeast corner of Pomona
and Primrose Avenues. Seven parcels of land would be consolidated into a single 1.83-acre
parcel. The proposed development would involve the demolition of two industrial structures
and surface parking areas. The residential component consists of 310 apartment units, 25 of
which are affordable units. Thirteen (13) of the affordable units would be reserved for
households at the “very-low income” level and twelve (12) would be reserved for households
at the “moderate-income level”. The residential density is 172.2 dwelling units per acre with a
total Floor Area Ratio of 3.8:1. The building would be seven stories tall; the height above
street level ranges from 95 feet to 101 feet.
The development consists of a seven story structure with a two-level subterranean parking
garage below the project site.
The subterranean garage holds 384 spaces and
accommodates storage for bike parking and building support equipment. The project
accommodates a total of 479 vehicles (366 spaces for residents, 50 spaces for the
commercial component, 50 spaces for public parking, and 13 spaces for guests). The ground
level of the project includes: a 6,250 square foot outdoor public plaza at the corner of
Primrose and Pomona Avenues, 10,000 square feet of street-facing commercial space, an
entrance plaza (facing Pomona Avenue) providing access to a 3,600 square foot
lobby/apartment leasing office, and a 95-space parking area for public parking and
customers. The upper floors of the project (levels two through seven) include: 310 apartment
units (278,774 square feet), residential amenity rooms, a swimming pool, and a courtyard
(Second Floor). Each floor contains at least two lobbies for multiple elevator access.
Residents would also have access to three roof top decks on the seventh floor.
Affordable Housing Incentives
This project will provide 13 very-low income affordable units that will be deed restricted for a
minimum of 55 years. State Density Bonus Law (California Government Code Section 65915)
provides developers with incentives to build affordable housing units in the form of
concessions, waivers, and reduced parking requirements for residential uses. A concession
or incentive is defined as a reduction in site development standards or a modification of
zoning code or architectural design requirements; examples include: a reduction in setback or
minimum lot area requirements. The number of required incentives or concessions is based
on the percentage of affordable units. If a development standard would physically prevent
the project from being built at the permitted density and with the granted
concessions/incentives, the developer may propose to have those standards waived or
reduced. The waiver of a development standard does not count as an incentive or
concession, and there is no limit on the number of development standard waivers that may be
requested or granted.
Under the current PD-12 guidelines, the Applicant can build 199,525 square feet of residential
floor area under the maximum 2.5 FAR limit on a 1.83 acre site. Since the PD-12 guidelines

has no limit on the number of dwelling units per acre that are permitted, the “average unit
size” measure is used to determine that maximum number of units permitted for the project
site. This project proposes an average unit size of 899.3 square feet. Therefore, the
maximum number of units permitted under the current standards is 222 units for this 1.83
acre site.
This project qualifies for one concession and one waiver since five percent of the total
number of units permitted on the site (222 units) will be set aside for very low income
households. The 13 units equate to 5% of the total 222 units allowed. The Applicant is
requesting one concession to allow a specific plan for a mixed use project on a site less than
two acres. A waiver is needed because the 2.5 FAR limit would physically preclude
construction of a project which is proposed at 3.8:1 FAR.
The project also utilizes the State’s affordable housing incentive for parking requirements.
Upon the developer’s request, the city may not require more than the following parking ratios
for a density bonus project (inclusive of handicapped and guest parking).
•

Studio and 1-bedroom units: 1 space

•

2 and 3-bedroom units: 2 spaces

A total of 366 parking spaces are required for the residential uses based on the bedroom
count, and the project provides 379 spaces. Guest parking is not required for projects using
the affordable housing density bonus; however, 13 extra parking spaces will be provided for
residential guest use.
In addition to the 13 units designated for very low income households, the Applicant is
providing an additional 12 units that will be reserved for moderate income households.
Condition Nos. 14 and 15 (Data Sheet 1) requires the Applicant to record agreements and
covenants stipulating that the 25 affordable units remain available for a period of at least 55
years from the date of first occupancy.
Site Plan
The proposed development would use “wrap around” podium construction, also known as
pedestal or platform construction. Five stories of light wood framing would be constructed
over a multi-story podium of concrete construction. The use of a podium deck creates the
second floor outdoor courtyard and swimming pool area for recreation. The podium’s ground
floor level wraps around the main public plaza creating a welcoming open space oriented
towards the Monrovia Gold Line Station. Vehicular access to the project site would be
provided by two driveways; one is on Primrose Avenue and the other is on Pomona Avenue.
The Pomona Avenue driveway provides access to the public parking and loading/unloading
area at the ground level. The Primrose Avenue driveway provides access to the two
underground parking levels.

Figure 2. Site Plan and Cross Section
The streetscape plan improves the area's aesthetic with a series of 24-inch-box accent trees
that will be placed along Pomona Avenue and Primrose Avenue. Shrubs, ground cover, and
vines will be used to increase landscape areas and complement the building’s architecture.
Plantings in the public right-of-way will be coordinated and reviewed by the Public Works
Department. The Planning Division will review the final landscape plans within the project
site. The project's plaza areas are designed to be inviting places that embrace pedestrian
activity throughout the day. The design of the plazas apply landscape architecture that blends
hardscape, plantings, along with opportunities for outdoor seating and public art.
Floor Plans
Residents will access the units from interior hallways that lead from the entrance lobby and
parking structure on each level. Each floor contains at least two lobbies for multiple elevator
access and four stairwells. The unit types and sizes include: 67 studios (526 to 578 square
feet), 187 one-bedroom units (614 to 776 square feet), and 56 two bedroom units (1,012 to
1,184 square feet). Each unit has a bedroom/living area, bathroom, laundry, and kitchen.
Decks and balconies will be provided for 252 units and are distributed throughout each level
of the residential building. They range in size from 58 square feet to 325 square feet.
Building Elevations
Overall, the building’s massing would be broken up by incorporating strong but differentiated
building base treatments with distinct vertical design elements that carry throughout the
building elevations. The project design uses a mix of articulation, balconies, and changes in
color and material to help minimize the massing impacts. The ground floor commercial
portion of the building would feature inviting storefronts at the street level with transparent
window/door systems and canopies creating a strong architectural presence oriented toward
the street and plaza area at the corner. Materials proposed for the exterior of the building
include a combination of stucco sand finish, porcelain wood texture tiles, concrete textures
(ground floor level), and corrugated metal panel systems. Balcony railings will feature glass
and metal screens. The proposed materials are presented on Page 27 of the plans. A
combination of vinyl and aluminum framed windows are proposed

Figure 3. Perspective from Pomona and Primrose Avenues
127 Pomona Specific Plan
A specific plan is a planning document that contains a detailed set of development standards
that will become the zoning requirements for the subject site. It establishes the land use and
development regulations that will be used to implement the development project described
above. The regulations contained in the 127 Pomona Specific Plan provide a “transitsupportive” approach by complementing the Gold Line station which is within walking
distance. The Specific Plan helps ensure the project will contribute to a thriving transit village
as envisioned in the General Plan.
Land use regulations, operational standards, and planning processes are included for the
non-residential component of the project (see page 21 of the Specific Plan). The 123
Pomona Specific Plan would allow a mixture of commercial activities such as food and
beverage, personal services, financial institutions, etc. Uses that have a higher potential to
impact surrounding uses may also be allowed provided a Conditional Use Permit is first
obtained.
Vesting Tentative Parcel Map (TMP) No. 82520 and General Plan Conformity Finding
The proposal would consolidate seven parcels of land into one parcel. A Tentative Map is a
precise engineering document that details the location and dimensions of the parcel
boundaries in an approved subdivision of four or less parcels. The Tentative Map review
process is used to evaluate the proposed subdivision in terms of compliance with City
standards, and the appropriateness of the subdivision’s design. The “Vesting” Tentative
Parcel Map differs from a standard tentative map in that the developer has a vested right to
proceed with the project in substantial compliance with the ordinances, policies, and
standards that were in effect at the time the application was considered complete by the City.
The Applicant must complete certain conditions of approval (Data Sheet 2) before submitting
a Final Tract Map for City Council approval.
There are two locations (shown in Figure 4) where the current property lines overlap into the
City’s public right-of-way which reduces the required standard sidewalk and street width. The
Applicant will be required to dedicate a half width of 30 feet for Primrose and Evergreen

Avenues along their entire frontage. Additional dedications are needed at the corners for the
installation of new ADA ramps, specifically at the south east corner of Evergreen Avenue and
Primrose Avenue, and at the north east corner of Pomona Avenue and Primrose Avenue.
The Planning Commission must first make a finding that the dedication of conforms to the
provisions of the City’s General Plan pursuant to Section 65402 of the Government Code.
Evergreen and Primrose Avenues are identified as collector streets per the General Plan.
The dedication of the public rights-of-way would conform to the provisions of the City’s
Circulation Element of the General Plan. These dedications conform to Goal 2 of the
Circulation Element of the General Plan which specifies the need to provide a system of
streets that meet the needs of future and current residents, local and commuter traffic
demands and ensures the safe and efficient of movement of vehicles, people, and goods
throughout the City. It also requires that streets be improved to their full design standards.

Figure 4.Vesting Tentative Parcel Map
Conditional Use Permit
The CUP is required for the construction of new buildings in PD-12. The proposed conditions
(Data Sheet 1) address requirements for the submittal of final design details, exterior lighting
plans, parking management standards, payment of development impact fees, public safety
measures, construction site management, and affordable housing covenants.
Zoning Ordinance and Map Amendment
The Monrovia Municipal Code (MMC) must be amended to add “127 Pomona Specific Plan”
to the list of specific plans that have already been adopted. This code section specifies that
the provisions adopted in a specific plan shall be considered to be the development
standards for the plan. The Zoning Map also requires an ordinance amending the map to
change the existing PD (Planned Development) zone to the SP (Specific Plan) zone.

Initial Study/Mitigated Negative Declaration
The Initial Study/Mitigated Negative Declaration (IS/MND) is an environmental document that
was prepared in accordance with the California Environmental Quality Act (CEQA). It
provides the City’s decision makers and the public with specific information regarding the
environmental effects associated with the proposed project. It also identifies mitigation
measures that will minimize the potentially significant effects of the project. The City Council
will need to adopt the IS/MND to affirm that the information contained in that document was
considered prior to making a decision on the proposed project.
The Applicant’s land use and environmental consultant, MIG Inc. worked closely with City
staff and compiled the necessary environmental analysis and prepared documentation in
compliance with the California Environmental Quality Act (CEQA) for the proposed project.
MIG identified certain environmental issue areas that needed further analysis in an Initial
Study (IS). As a result, an MND was prepared. The IS/MND analyzed all of the possible
environmental issues and it contains a series of mitigation measures that will reduce and/or
eliminate the potential impacts.
Out of the 18 possible environmental issues areas, six of them were determined to be
potentially significant including: Aesthetics, Air Quality, Biological Resources, Cultural
Resources, Geology and Soils, and Noise. All six of those issue areas will require standard
conditions and mitigation measures which will reduce the potential impacts down to the “less
than significant” level. A list of the standard conditions and mitigation measures may be
found in the IS/MND, pages 140 to 148
A 30-day public review period began on Monday, September 9, 2019 and ends on the night of
the Planning Commission hearing, October 9, 2019. A Notice of Intent (NOI)/public hearing
notice was prepared pursuant to the California Environmental Quality Act (CEQA). The
purpose of the NOI was to inform the public that the environmental study (Initial Study) was
completed. It was mailed to all the property owners within a 300-foot radius of the subject
property, and anyone who requested notification about the project. The notice was published
in the Monrovia Weekly on September 9, 2019. The notice provided a description of the
project, the locations where the IS/MND may be reviewed, and it advertised the Planning
Commission’s October 9, 2019 public hearing.
Traffic Impact Fee
The City conducted an Area Traffic Study and devised a Traffic Impact Fee (TIF) program to
address the cumulative traffic effects of proposed development in the vicinity of the Monrovia
Gold Line Station. The TIF includes each project’s fair share cost of the traffic study and any
recommended mitigation measure identified for a project’s specific impact. Based on a traffic
study prepared for the proposed project, no specific mitigation measures were
recommended. However, payment of the TIF will fully satisfy the project’s mitigation
obligation for the necessary improvements in the future. The City Council adopted the TIF on
October 2, 2019 and it will become effective on November 16, 2019. All affected projects in
the Study Area submitting into plan check after that date will be subject to the TIF.
Open Space
The City of Monrovia Land Use and Circulation Element EIR identified a potential impact on
park resources associated with build-out of the greater Station Square Transit Village area
and included a mitigation measure requiring projects with 200 or more residential units to
dedicate three acres of parkland for every 1,000 residents. Given that no land is available for

dedication on the project site, the Applicant would be required to pay an in-lieu fee as
mitigation as an alternative to the dedication of parkland.
The proposed public open space that is planned within the development, including the main
public plaza (6,250 square feet), and the entry plaza facing Pomona Avenue (712 square
feet) will count towards this requirement. At the time the plans are submitted for plan check,
the final open space requirement will be determined as stated in Condition No. 26 (Data
Sheet 1).
Alternatively, the Applicant also has the option of taking all actions necessary to assist the
City with forming a Community Facilities District and approving a special tax in an amount
necessary to fund the public open space. If the Community Facilities District is formed and
such special tax is approved, then this parkland dedication or in-lieu fee requirement would
be satisfied.
Monrovia Art in Public Places
This residential project is subject to the City’s Public Art Ordinance (MMC §15.44.050). One
percent of the project cost is required to be applied to public art on the site or it can be placed
in the City’s Art in Public Places fund. Use of public art funds and proposed art work are
approved by the Monrovia Art in Public Places Committee.
Alternatively, the Applicant also has the option of taking all actions necessary to assist the
City with forming a Community Facilities District and approving a special tax in an amount
necessary to fund the public art. If the Community Facilities District is formed and such
special tax is approved, then the requirement of compliance with MMC Chapter 15.44 or
payment of the in lieu fee would be satisfied. The public art requirement is addressed in
Condition No. 27 (Data Sheet 1).
Public Outreach
On December 10, 2018, Fifield hosted a “Community Informational Meeting” event at the City
Library. It allowed members of the public to learn more about the project, review renderings,
and to ask questions of the developer. All of the property owners and occupants within a 300’
radius of the site received an invitation to the meeting. There were approximately 40 people
who attended. The Applicant answered questions and received comments about the project.
Concerns from the public included: need for adequate parking, addressing construction-related
impacts, and a demand for additional affordable housing.
Over the past year, the City has provided ongoing status updates to the community,
Commission and City Council on the various development applications in order to solicit
additional input on proposed projects. This includes the City’s website (Development
Spotlight page), the website BuildingMonrovia.com, and the City Manager’s weekly updates.
As part of the Development Review Committee’s (DRC) Advisory Review process, Staff
mailed a courtesy notice to property owners within a 300 foot radius of the site on September
12, 2019. A courtesy notice was intended to encourage and allow public input regarding the
project prior to the public hearings. All legally required public hearing noticing has occurred.
Development Review Committee Review
Staff presented the proposed project the DRC’s public meeting held on September 25, 2019.
The Fire Chief requested that the three rooftop decks meet all fire emergency escape
requirements. There was no further public testimony provided at the meeting. Ultimately, the

DRC unanimously voted in favor of advising the Planning Commission to recommend
approval of the project to the City Council.
Conclusion
Over the past 25 years, the City has been planning for the development of a transit village
next to the once abandoned Santa Fe Railroad Depot (now Monrovia Gold Line Station).
Those planning efforts began with a General Plan designation that would allow residential,
commercial, and retail activities around a mass transit system. Input from a panel of
community leaders, local business leaders, development professionals, and other
stakeholders evolved into a framework for development as articulated in a 2004 Urban Land
Use Institute advisory report. The ULI report helped refine that vision by establishing guiding
principles calling for a strong pedestrian-friendly “axis of opportunity” between Monrovia’s Old
Town and a new Station Square Transit Village. The report describes the future of this new
area as a pedestrian-oriented, walkable neighborhood with high-density, multifamily
residential uses and neighborhood oriented services. The panel’s suggested design for
Station Square was described as a new “power center” where the buildings are three to six
stories tall with structured parking, housing, and retail uses at street level.
The
recommendations in the 2004 ULI study formed the foundation for the General Plan’s Station
Square Transit Village development standards.
The proposed project involves the development of a seven-story mixed use building on a
1.83 acre site within the Station Square Transit Village. The project is consistent with the
General Plan’s land use, urban design, and planning objectives. The building would
complement the transit village setting and enhance the character of the area with “signature
architecture”. Its height and unique architectural elements will create a highly recognizable
landmark and orienting device that will help define the neighborhood. The site’s design
features public open spaces with adequate amenities for comfortable social interaction and
promotes an increased level of pedestrian activity. The project will also increase the variety
and availability of housing within the City. The residents’ close proximity to the Monrovia Gold
Line Station and the opportunities for services within the ground floor commercial space of
the project will help promote walkability. Overall, the project will enhance the Station Square
Transit Village by providing infill development that is architecturally compatible with existing
and future development and will strengthen the character of this neighborhood.
RECOMMENDATION: The Development Review Committee and Staff recommend approval
of the project applications as presented in this Staff Report. If the Planning Commission
concurs with Staff’s recommendation then, following the public hearing, the appropriate
actions would be to adopt Planning Commission Resolution No. 2019-003 (recommending
approval of the MND); adopt Planning Commission Resolution No. 2019-004 (recommending
approval of the Zoning Ordinance and Map Amendment); adopt Planning Commission
Resolution No. 2019-005 (recommending approval of the 127 Pomona Specific Plan); and
recommend approval of Tentative Parcel Map No. 82520, Conditional Use Permit CUP20180016, and General Plan Conformity GPC2019-0002.
The Planning Commission of the City of Monrovia hereby finds, determines and resolves as
follows:
1. The Planning Commission has independently reviewed and considered the Mitigated
Negative Declaration (MND) that was prepared pursuant to the California
Environmental Quality Act (“CEQA”) and the City’s local CEQA Guidelines and hereby
makes a finding of adequacy with the MND and recommends that the City Council

adopt the Mitigated Negative as the environmental clearance for the project (Tentative
Parcel Map No. 82520, Conditional Use Permit CUP2018-0016, Specific Plan SP20190001, Zoning Ordinance and Map Amendment ZA2018-0004, and General Plan
Conformity (GPC2019-0002) as set forth in Planning Commission Resolution No.
2019-0003.
2. The Planning Commission finds that the custodian of records for all other materials
that constitute the record of proceeding upon which this decision is based is with the
Planning Division Manager. Those documents are available for public review in the
Planning Division located at 415 South Ivy Avenue, Monrovia, California, 91016.
3. The Planning Commission hereby finds that the proposed dedication of public right of
way as discussed in this Staff Report is in conformity with the City of Monrovia General
Plan. This finding shall be reported to the City Council.
4. The Planning Commission in the exercise of its independent judgment hereby makes
the findings listed on attached Data Sheet No. 3 for TPM 82520 and CUP2018-0016,
which are incorporated herein by this reference.
5. The Planning Commission hereby recommends approval to the City Council of
Tentative Parcel Map No. 82520, Conditional Use Permit CUP2018-0016, Specific
Plan SP2019-0001, Zoning Ordinance and Map Amendment ZA2018-0004, subject to
the attached Planning Conditions on Data Sheet No. 1, Public Works Conditions on
Data Sheet No. 2, and recommendations in the Staff Report, all of which are
incorporated herein by this reference.
MOTIONS:
A.

Close the public hearing and adopt Planning Commission Resolution No.
PCR2019-0003 recommending approval to the City Council of the Mitigated
Negative Declaration.

B.

Find that the proposed street dedication of public right-of-way is in conformity with
the General Plan as presented in the Staff Report.

C.

Adopt Planning Commission Resolution No. 2019-0004 recommending approval
to the City Council of Zoning Ordinance and Map Amendment Ordinance No.
2019-10.

D.

Adopt Planning Commission Resolution No. 2019-0005 recommending approval
to City Council of the “127 Pomona Specific Plan.”

E.

Recommend to the City Council the approval of TPM 82520 and CUP2018-0016
as presented in the Staff Report.

127 Pomona Avenue Mixed-Use
City of Monrovia
December 2, 2019

Attachment "B"
Page 1

Initial Study/MND
Response to Comments

1.0 RESPONSE TO COMMENTS ON THE INITIAL STUDY/MND
After completion of the Initial Study/Mitigated Negative Declaration (IS/MND), and prior to
approval of a project, the Lead Agency is required under CEQA Guidelines Section 15074
subsection (b) (Consideration and Adoption of a Negative Declaration or Mitigated Negative
Declaration) to consider the proposed negative declaration or mitigated negative declaration
together with any comments received during the public review process. The decision
making body shall adopt the proposed negative declaration or mitigated negative declaration
only if it finds on the basis of the whole record before it (including the initial study and any
comments received) that there is no substantial evidence that the project will have a significant
effect on the environment and that the negative declaration or mitigated negative declaration
reflects the lead agency's independent judgment and analysis.
Comments on the IS/MND were submitted in the form of comment letters during the public
comment period of September 9, 2019 through October 9, 2019. The CEQA Guidelines do not
require response to public comments on an IS/MND. However, the City of Monrovia has elected
to provide written responses to comments received. This chapter includes the written and oral
comments and recommendations received; a list of persons, organizations, and public agencies
that commented; and responses of the Lead Agency to environmental points raised in the
review and consultation process. This Response to Comments chapter includes the following
sections:


A list of commenters on the IS/MND



Copies of the letters received and responses to those comments

1.1 LIST OF COMMENTERS
Agencies and individuals and organizations who commented on the IS/MND are listed below
Each comment letter is included below and assigned a code (e.g., L1, L2, L3 etc.). Each
comment within each letter is further assigned a code for tracking individual responses to
comments (e.g., L1.1, L1.2, L2.1, L2.2 etc.).







Caltrans (L1)
Edward Belden (L2)
Jimmy Elrod, Southwest Regional Council of Carpenters (L3)
Brian Flynn, SAFER (L4)
Mitchell Tsai, Southwest Regional Council of Carpenters (L5)
Adriana Raza, Sanitation Districts of Los Angeles County (L6)

1.2 RESPONSES TO COMMENTS
The following section includes comment letters received during the public comment period on
the Draft IS/MND, followed by a written response to each comment. The comments and
responses are correlated by code numbers shown in the right margin of each comment letter.
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1.2.1 State of California Department of Transportation (Caltrans) Regarding 127 Pomona
Specific Plan and Mixed-Use Development (L1) (2 pages)
L1.1 The nearest State facilities to the proposed project are the I-210 and I-605. After reviewing
the MND, Caltrans does not expect project approval to result in a direct adverse impact to
the existing State transportation facilities.
Response: The City acknowledges Caltrans’ comments. The comments will be included as part
of the record and made available to the decision makers prior to a final decision on the
proposed project. No further response is required.
L1.2 The mission of Caltrans is to provide a safe, sustainable, integrated and efficient
transportation system to enhance California’s economy and livability. Furthermore,
Caltrans encourages the Lead Agency to integrate transportation and land use in a way
that reduces Vehicle Miles Traveled (VMT) and Greenhouse Gas (GHG) emissions, as
well as facilitates a high level of non-motorized travel and transit use. Thus, Caltrans
supports this transit-oriented development near the Monrovia Metrolink Gold Line station,
and the Transportation Demand Management (TDM) strategies it has incorporated, such
as implementing sidewalk improvements and curb cuts. Additional TDM strategies that the
City of Monrovia might want to consider integrating into the project include:





Updating crosswalks to high-visibility continental crosswalks
Providing ADA accessible sidewalks and curb ramps
Enhancing the bikeway network surrounding the development
Providing secure, convenient bike parking on-site for residents, employees, and retail
patrons

For additional TDM options, please refer to Integrating Demand Management Into the
Transportation Planning Process: A Desk Reference (Chapter 8) by the Federal Highway
Administration (FHWA). The reference is available online at:
https://ops.fhwa.dot.gov/publications/fhwahop12035/index.htm.
Response: The City acknowledges Caltrans’ comments. The comments will be included as
part of the record and made available to the decision makers prior to a final decision on the
proposed project. No further response is required.
L1.3 As a reminder, any transportation of heavy construction equipment and/or materials which
requires use of oversized-transport vehicles on State highways will need a Caltrans
transportation permit. We recommend large size truck trips be limited to off-peak commute
periods. If construction traffic is expected to cause delays on any Sate facilities, please
submit a construction traffic management plan detailing these delays for Caltrans’ review.
This plan should address efforts to minimize truck traffic during construction. Furthermore,
after construction is complete and the retail businesses open, strategies should be
identified to ensure that trucks delivering goods to and from these businesses can unload
goods in the project area in an efficient manner that does not cause transportation conflicts
with other vehicles, pedestrians, or cyclists.
Response: The City acknowledges Caltrans’ comments. The comments will be included as part
of the record and made available to the decision makers prior to a final decision on the
proposed project. The project developer will comply with regulations pertaining to oversizedtransport vehicles and/or delays on State highways. The project has been designed to ensure
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that delivery truck access to the retail businesses allows for efficient unloading of goods such
that transportation conflicts do not occur. No further response is required.
L1.4 Also, storm water runoff is a sensitive issue for Los Angeles County. Please be mindful
that the project needs to be designed to discharge clean run-off water.
Response: The City acknowledges Caltrans’ comments. The comments will be included as
part of the record and made available to the decision makers prior to a final decision on the
proposed project. The project developer and operator are required by law to comply with all
storm water runoff regulations and will be designed to discharge clean runoff water. No further
response is required.
L1.5 Finally, encroachment permits are required for any project on or near Caltrans right-of-way.
This project might require such a permit; however, this decision will be subject to additional
review by the Office of Permits.
Response: The City acknowledges Caltrans’ comments. The comments will be included as part
of the record and made available to the decision makers prior to a final decision on the
proposed project. If the Office of Permits decides the project requires a Caltrans right-of-way
encroachment permit, the developer will obtain such permit. No further response is required.
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1.2.2 Mr. Edward Belden (L2) (1 page)
L2.1 I truly believe that to grow Monrovia in a sustainable way clustering developments around
station square is a smart approach. This proximity to transit at station square should also
encourage the use of the light rail to travel to key destinations.
Response: Comment L2.1 has been received and noted. No further response is required.
L2.2 The developments next to square also allow new residents to visit the key commercial
center and civic center in old town along Myrtle and also the key commercial hub along
Huntington Dr. However, these residents need clear car free opportunities to travel around
Monrovia to ensure potential traffic impacts and vehicle miles traveled are reduced and
that green house has emissions are reduced.
Response: Comment L2.2 has been received and noted. This comment does not identify any
significant environmental impact that has not already been analyzed in the project IS/MND. No
further response is required.
L2.3 The projects must include funding for new bicycle infrastructure that will be needed for this
purpose, this potential mitigation is missing from the MND.
Response: Comment L2.2 has been received and noted. This comment does not identify any
significant environmental impact that has not already been analyzed in the project IS/MND.
Bicycle facilities are discussed in Section 4.17 – Transportation - of the IS/MND (See pages
125-127). The proposed project incorporates 163 short-term and long-term bike parking, with
storage on the exterior ground floor and within the parking areas. Long-term bike parking
includes bike lockers and bike rooms, serving people who intend to leave their bicycles for
longer periods of time. The eight spaces provided for commercial uses represent the only
public spaces; 155 spaces are for project residents.
In addition, bicycle facilities (e.g., Class I Bicycle Path, Class II Bicycle Lanes, Class III Bicycle
Routes, etc.) in the City’s 2016 Bicycle Master Plan are located within an approximate one-mile
radius from the project site (see Figure 16 on page 125 of the IS/MND). The following bikeways
are planned adjacent to the project site:



Class IV protected, one-way bike lane is planned on Evergreen Avenue
Class III shared and signed bike route is planned on Primrose Avenue and Pomona
Avenue

The proposed project would not conflict with any of these facilities or any adopted policies,
plans, or programs regarding bicycle facilities.
Transportation impact fees may be used in part in the future to fund planned bicycle
infrastructure improvements by the City.
L2.4 The MND and traffic analysis provide no calculations of existing or comparison of
anticipated Vehicle miles traveled from the project as is called for according to CEQA
Section 15064.3. Therefore, additional mitigation maybe needed to reduce VMT impacts
below the level of significance.
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Response: As discussed in Section 4.17(b) of the IS/MND (page 147), pursuant to CEQA
Guideline Section 15064.3 (b)(1) projects within one-half mile of a major transit stop (MTS)
should be presumed to cause a less than significant impact. The project site is serviced by
Foothill Transit bus service and Metro rail at the Gold Line Monrovia Station, which is
approximately 400 feet from the project site and is a major transit stop. Since Section
15064.3(b)(1) is based on the “presumption” that projects within one-half mile of a major transit
stop are less than significant, no VMT calculation or analysis is required to conclude that
impacts would be less than significant.
Also, it should be noted that the State legislation, Senate Bill 743, that requires the utilization of
VMT methodology to evaluate traffic impacts with respect to CEQA does not require public
agencies to shift to a VMT methodology until July 1, 2020, and the City of Monrovia has not yet
adopted such a VMT methodology. The City currently utilizes a Level of Service (LOS)
methodology as the metric for assessing the significance of traffic impacts. A LOS analysis was
prepared by Linscott, Law and Greenspan and incorporated into the IS/MND (See Section 4.17,
pages 113 through 124 and also Appendix H of the IS/MND). The result of the LOS analysis
indicates that traffic impacts with respect to LOS would be less than significant.
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1.2.3 Public Testimony from Mr. Jimmy Elrod: Southwest Regional Council of Carpenters
(L3) (1 page)
L3.1 Presence of hazardous materials, including phenol that can be released in the air and
affect workers.
Response: As discussed in Section 4.0 of the Project Phase II Soil Investigation (Appendix F of
the IS/MND), soil results were reviewed and compared to the May 2018 U.S. EPA Industrial and
Residential Regional Screening Levels (RSLs), Region 9. The RSLs are risk-based
concentrations derived from standardized equations combining exposure information
assumptions with U.S. EPA toxicity data. The RSLs are used for site screening and as initial
cleanup goals, if applicable. The RSLs are considered by the U.S. EPA to be protective for
humans (including sensitive groups) over a lifetime; however, they are not always applicable to
a particular site and do not address non-human health endpoints, such as ecological impacts.
RSL’s are distinguished from “laboratory reporting limits,” which indicate the
physical/technological limits for detecting a particular hazardous substance. If a hazardous
substance (i.e., phenol) is detected in soil above its laboratory detection limit, that indicates a
potential release of that hazardous substance in soil on the project site. As indicated in the
IS/MND (Section 4.9, pages 81 and 82), phenol was detectable at one boring location above the
laboratory reporting limits but below the RSL.
The soil results for metals were further compared to the background concentrations of metals
that naturally exists in Southern California soils. A study titled Background Concentrations of
Trace and Major Elements in California Soils, dated March 1996, by the Kearney Foundation of
Soil Science was also reviewed for information on the concentrations of background metals in
California soils. The Kearney report is a relevant source used by public policy makers and those
in the private sector concerned with environmental remediation and land use planning.
As discussed in Sections 4.2 and 5.0 of the Project Phase II Soil Investigation, phenol was
detected in the sample analyzed from boring B-6 at a concentration of 0.36 milligrams per
kilogram (mg/kg). However, this concentration is below both its residential and industrial RSL:
1.9 mg/kg and 25,000 mg/kg, respectively. Therefore, the IS/MND concluded that impacts to
nearby residents and workers would be less than significant.
L3.2 IS/MND fails to adequately characterize the extent of hazardous contamination and
improperly defers the mitigation. It fails to ensure the site will be remediated before
construction activities begin.
Response: This issue is fully addressed in the IS/MND (see Section 4.9, pages 81 through 84),
as well as the Phase 1 Environmental Site Assessment (ESA) and Phase II ESA (see
Appendices E and F of the IS/MND).
The investigation and determination of appropriate cleanup action for a contaminated site is
governed by CERCLA and California Health and Safety Code and is regulated by the
Department of Toxic Substances Control (DTSC) and authorities delegated by DTSC, including
the Los Angeles County Fire Department’s Health Hazardous Materials Division (HHMD) and
the Regional Water Quality Control in certain instances. As long as mitigation measures require
full compliance with these laws, regulations, and processes prior to receipt of building permits
for the project, the project impact can be concluded to be less than significant. Mitigation
measure HAZ-1 requires that all legal processes for the investigation and cleanup of past
contamination are followed and completed prior to issuance of building permits. Further, the City
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cannot preempt the authority of these responsible agencies in dictating the specifics of these
processes. Recent case law in Center for Biological Diversity v. California Department of Fish
and Wildlife (2015) 62 Cal.4th 204, 219-223 (Newhall Land and Farming Company) clarifies that
compliance with other laws and regulations prior to construction, is considered adequate
mitigation.
Finally, phenol was detected—0.36 mg/kg in one sample—but concentrations were below
residential and industrial RSL screening levels: 1.9 mg/kg and 25,000 mg/kg, respectively (see
response L3.1 above for a description of RSLs). These thresholds have been established by the
U.S. EPA to be protective for humans (including sensitive groups) over a lifetime. Therefore,
the phenol present at the project site will not require remediation. No further response is
required.
L3.3 Project doesn’t provide sufficient affordable housing units to qualify for the density bonus
and concessions it claims.
Response: The comment expresses an opinion and does not raise an environmental issue
within the meaning of CEQA. The City has calculated the density bonus based on the allowable
FAR and building height since neither the General Plan nor zoning code establishes a maximum
density standard for the Western Gateway subarea. The comment will be included as part of
the record and made available to the decision makers prior to a final decision on the proposed
project. However, because the comment does not raise an environmental issue, no further
response is required.
L3.4 The DEIR Provides ambiguous density bonus calculations by not disclosing the project’s
base density.
Response: Refer to Response to Comment L3.3. Land use regulations do not establish a
base density; thus, the density bonus calculation has been derived from the allowable FAR and
height limit.
L3.5 The characterizing DEIR improperly seeks two concessions, or incentives rather under
density bonus law by one of them as a waiver.
Response: Refer to Response to Comments L3.3 and L.3.4.
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1.2.4 Mr. Brian Flynn: Lozeau Drury LLP (L4) (12 pages)
L4.1 After reviewing the IS/MND with the assistance of expert reviews by Certified Industrial
Hygienist Francis Offermann, PE, CIH, and environmental consulting firm SWAPE, it is
clear that there is a “fair argument” that the Project may have unmitigated adverse
environmental impacts. The written expert comments of Mr. Offermann and of SWAPE
(attached hereto as Exhibit A and Exhibit B, respectively), as well as the comments below,
identify substantial evidence of a fair argument that the Project may have significant
environmental impacts. Accordingly, an environmental impact report (“EIR”) is required to
analyze these impacts and to propose all feasible mitigation measures to reduce those
impacts. We urge the Planning Commission to decline to approve the IS/MND, and to
prepare an EIR for the Project prior to any Project approvals.
Response: By a letter dated December 3, 2019, Mr. Richard Drury of Lozeau Drury LLP stated
that his client, Supporters Alliance for Environmental Responsibility (SAFER), “withdraws its
prior comments, and withdraws any appeals of the Project approvals and/or CEQA documents
for this Project” in light of minor modifications to the project that the applicant has made in
response to concerns raised in Lozeau Drury’s prior comment letter addressed here. The
applicant has agreed to incorporate the following minor modifications into the project:




The project design will incorporate features to make the project capable of achieving
LEED certification.
During project construction, the developer will use diligent efforts to utilize off-road
diesel-powered construction equipment that meets or exceeds CARB and USEPA Tier 3
emissions standards.
Wood materials for finishes and furnishings shall be no-added formaldehyde or ultra-low
emitting formaldehyde resins.

The City notes that none of these modifications is required to address any potentially significant
project impacts. Also, while Lozeau Drury has withdrawn its comment letter, the City has
nonetheless chosen to respond to the points raised therein.
As explained in Responses to Comments L4.2 through L4.19 below, the commenter has not
provided any project-specific, fact-based evidence to support the claim that there is a fair
argument the proposed project may have a significant impact on the environment. In addition,
as explained in detail in Response to Comments L4.2 through L4.19, the City has provided
updated and revised text regarding the project and its potential air quality and greenhouse gas
(GHG) impacts (see Section 2.0, Revisions to the IS/MND). This updated and revised text
corrects minor errors in the Draft IS/MND, clarifies information in the Draft IS/MND, and clearly
confirms the findings of the Draft IS/MND. The revised text does not result in any new
substantial environmental impacts and does not constitute significant new information requiring
recirculation pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA
Guidelines (14 California Code of Regulations Section 15088.5).
L4.2 The MND Fails to Address the Potential Adverse Indoor Air Quality Impacts on the Health
of Future Residents of the Project. The MND fails to address the significant health risks
posed by the Project from formaldehyde, a toxic air contaminant (“TAC”). Certified
Industrial Hygienist, Francis Offermann, PE, CIH, has conducted a review of the Project,
the MND, and relevant documents regarding the Project’s indoor air emissions. Mr.
Offermann is one of the world’s leading experts on indoor air quality, in particular
emissions of formaldehyde, and has published extensively on the topic. As discussed
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below and set forth in Mr. Offermann’s comments, the Project’s emissions of formaldehyde
to air will result in very significant cancer risks to future residents at the Project’s
apartments. Mr. Offermann’s expert opinion and calculation present a “fair argument” that
the Project may have significant health risk impacts as a result of these indoor air pollution
emissions, which were not discussed, disclosed, or analyzed in the MND. These impacts
must be addressed in n EIR. Mr. Offermann’s comment is attached as Exhibit A.
Formaldehyde is a known human carcinogen and listed by the State as a TAC. As noted
above, SCAQMD has established a significance threshold of health risks for carcinogenic
TACs of 10 in a million and a cumulative health risk threshold of 100 in a million. The MND
fails to acknowledge the significant indoor air emissions that will result from the Project.
Specifically, there is no discussion of impacts or health risks, no analysis, and no
identification of mitigations for significant emissions of formaldehyde to air from the
Project. Mr. Offermann explains that many composite wood products typically used in
home and apartment building construction contain formaldehyde-based glues which offgas formaldehyde over a very long time period. He states, “The primary source of
formaldehyde indoors is composite wood products manufactured with urea-formaldehyde
resins, such as plywood, medium density fiberboard, and particle board. These materials
are commonly used in residential, office, and retail building construction for flooring,
cabinetry, baseboards, window shades, interior doors, and window and door trims.” (Ex. A,
pp. 2-3.). Mr. Offermann states that future residents of the Project will be exposed to a
cancer risk from formaldehyde of approximately 125 per million, assuming all materials are
compliant with the California Air Resources Board’s formaldehyde airborne toxics control
measure. (Ex. A, p. 3.) This is more than 12 times the SCAQMD’s CEQA significance
thresholds for airborne cancer risk of 10 per million and 100 in a million for cumulative
risks. (Id.) Mr. Offermann concludes that these significant environmental impacts must be
analyzed in an EIR and mitigation measures should be imposed to reduce the risk of
formaldehyde exposure. (Ex. A, pp. 5, 11-12.) He prescribes a methodology for estimating
the Project’s formaldehyde emissions in order to do a more project-specific health risk
assessment. (Id., pp. 5-9.). Mr. Offermann also suggests several feasible mitigation
measures, such as requiring the use of no-added-formaldehyde composite wood products,
which are readily available. (Id., pp. 11-12.) Mr. Offermann also suggests requiring air
ventilation systems which would reduce formaldehyde levels. (Id.) Since the MND does
not analyze this impact at all, none of these or other mitigation measures have been
considered. When a Project exceeds a duly adopted CEQA significance threshold, as
here, this alone establishes substantial evidence that the project will have a significant
adverse environmental impact. Indeed, in many instances, such air quality thresholds are
the only criteria reviewed and treated as dispositive in evaluating the significance of a
project’s air quality impacts. (See, e.g. Schenck v. County of Sonoma (2011) 198
Cal.App.4th 949, 960 [County applies Air District’s “published CEQA quantitative criteria”
and “threshold level of cumulative significance”]; see also Communities for a Better
Environment v. California Resources Agency (2002) 103 Cal.App.4th 98, 110-111 [“A
‘threshold of significance’ for a given environmental effect is simply that level at which the
lead agency finds the effects of the project to be significant”].) The California Supreme
Court made clear the substantial importance that an air district significance threshold plays
in providing substantial evidence of a significant adverse impact. (Communities for a
Better Environment v. South Coast Air Quality Management Dist. (2010) 48 Cal.4th 310,
327 [“As the [South Coast Air Quality Management] District’s established significance
threshold for NOx is 55 pounds per day, these estimates [of NOx emissions of 201 to 456
pounds per day] constitute substantial evidence supporting a fair argument for a significant
adverse impact.”].) Since expert evidence demonstrates that the Project will exceed the
SCAQMD’s CEQA significance threshold, there is substantial evidence that an “unstudied,
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potentially significant environmental effect[]” exists. (See Friends of Coll. of San Mateo
Gardens v. San Mateo Cty. Cmty. Coll. Dist. (2016) 1 Cal.5th 937, 958 [emphasis added].)
As a result, the City must prepare an EIR for the Project to address this impact and identify
enforceable mitigation measures. The failure of the MND to address the Project’s
formaldehyde emissions is contrary to the California Supreme Court’s decision in
California Building Industry Ass’n v. Bay Area Air Quality Mgmt. Dist. (2015) 62 Cal.4th
369, 386 (“CBIA”). In that case, the Supreme Court expressly holds that potential adverse
impacts to future users and residents from pollution generated by a proposed project must
be addressed under CEQA. At issue in CBIA was whether the Air District could enact
CEQA guidelines that advised lead agencies that they must analyze the impacts of
adjacent environmental conditions on a project. The Supreme Court held that CEQA does
not generally require lead agencies to consider the environment’s effects on a project.
(CBIA, 62 Cal.4th at 800-01.) However, to the extent a project may exacerbate existing
environmental conditions at or near a project site, those would still have to be considered
pursuant to CEQA. (Id. at 801.) In so holding, the Court expressly held that CEQA’s
statutory language required lead agencies to disclose and analyze “impacts on a project’s
users or residents that arise from the project’s effects on the environment.” (Id. at 800
[emphasis added].) The carcinogenic formaldehyde emissions identified by Mr. Offermann
are not an existing environmental condition. Those emissions to the air will be from the
Project. People will be residing in and using the Project once it is built and begins emitting
formaldehyde. Once built, the Project will begin to emit formaldehyde at levels that pose
significant direct and cumulative health risks. The Supreme Court in CBIA expressly finds
that this type of air emission and health impact by the project on the environment and a
“project’s users and residents” must be addressed in the CEQA process. The existing TAC
sources near the Project site would have to be considered in evaluating the cumulative
effect on future residents of both the Project’s TAC emissions as well as those existing offsite emissions. The Supreme Court’s reasoning is well-grounded in CEQA’s statutory
language. CEQA expressly includes a project’s effects on human beings as an effect on
the environment that must be addressed in an environmental review. “Section
21083(b)(3)’s express language, for example, requires a finding of a ‘significant effect on
the environment’ (§ 21083(b)) whenever the ‘environmental effects of a project will cause
substantial adverse effects on human beings, either directly or indirectly.’” (CBIA, 62
Cal.4th at 800 [emphasis in original].) Likewise, “the Legislature has made clear—in
declarations accompanying CEQA’s enactment—that public health and safety are of great
importance in the statutory scheme.” (Id., citing e.g., §§ 21000, subds. (b), (c), (d), (g),
21001, subds. (b), (d).) It goes without saying that the thousands of future residents at the
Project are human beings and the health and safety of those residents must be subjected
to CEQA’s safeguards. The City has a duty to investigate issues relating to a project’s
potential environmental impacts. (See County Sanitation Dist. No. 2 v. County of Kern,
(2005) 127 Cal.App.4th 1544, 1597–98. [“[U]nder CEQA, the lead agency bears a burden
to investigate potential environmental impacts.”].) The proposed office buildings will have
significant impacts on air quality and health risks by emitting cancer-causing levels of
formaldehyde into the air that will expose future residents to cancer risks potentially in
excess of SCAQMD’s threshold of significance for cancer health risks of 10 in a million.
Likewise, when combined with the risks posed by the nearby TAC sources, the health
risks inside the project may exceed SCAQMD’s cumulative health risk threshold of 100
cancers in a million. Currently, outside of Mr. Offermann’s comments, the City does not
have any idea what risks will be posed by formaldehyde emissions from the Project or the
residences. As a result, the City must include an analysis and discussion in an EIR which
discloses and analyzes the health risks that the Project’s formaldehyde emissions may
have on future residents and identifies appropriate mitigation measures.
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Response: The commenter, based on an attached report prepared by Francis Offerman, PE,
CIH, states that the project will expose future residents to significant impacts related to indoor
air quality, in particular from emissions of formaldehyde, a known human carcinogen.
Formaldehyde is a colorless, volatile, flammable gas at room temperature and pressure. It has a
pungent, highly irritating, suffocating odor and may cause a burning sensation to the eyes, nose,
and lungs at high concentrations. In 1988, the State listed formaldehyde as a human carcinogen
pursuant to the Safe Drinking Water and Toxic Enforcement Act of 1986 (i.e., Proposition 65). In
1992, the California Air Resources Board designated formaldehyde as a toxic air contaminant
(TAC). Composite wood products used in building construction, such as hardwood plywood,
particle board, and medium density fiberboard, often contain formaldehyde resins or glues used
to bond wood materials together (CARB, 2007 pg 15).1 Over time, the resins in composite wood
products may off-gas (i.e., emit) or degrade, releasing formaldehyde into the indoor
environments until air circulation occurs and emissions are vented to outside, ambient air
(CARB, 2007 pp. 16-17).
Mr. Offerman summarizes two studies that evaluated indoor air quality and formaldehyde
exposure. The first study (the California New Homes Study; Exhibit A, pp. 2-3), published in
2009, evaluated 108 homes constructed between 2002 and 2004. The measured formaldehyde
concentrations in these homes ranged from 4.8 to 136 micrograms per cubic meter (µg/m3), with
a median concentration of 36 (µg/m3). Mr. Offerman equates the median concentration to a
carcinogenic risk value of 180 excess cancer cases per million population, which exceeds
health risk significance thresholds recommended for use by the South Coast Air Quality
Management District (SCAQMD); however, no supporting calculations are provided for this risk
estimate.
The second study (Exhibit A, pg. 3), conducted from 2016 to 2018, evaluated homes
constructed after 2009 and found median formaldehyde concentrations reduced by 30%
compared to the first study. Mr. Offerman equates this lowered median concentration to a
carcinogenic risk value of 125 excess cancer cases per million population, but again no detailed
supporting calculations are provided. While attempting to confirm the information in these
reports, the City’s CEQA consultant, MIG, Inc., searched for, but could not obtain, the second
study referenced by Mr. Offerman (Chan et. al., 2018); however, a similar paper by Chan et. al.
(2019) comparing the results of the 2009 California New Homes Study against more recent
home construction (built between 2011 and 2017) found formaldehyde concentrations in newer
homes approximately 38% lower than the 2009 California New Homes Study (Chan et. al., 2019
pp. 69-70).2 Mean concentrations were even less – 45% lower than the 2009 study (Chan et al.,
2019 pp. 69 – 70). The basis for the reduction in formaldehyde concentrations is most likely due
to the CARB’s Airborne Toxic Control Measure (ATCM) to Reduce Formaldehyde Emissions
from Composite Wood Products (17 CCR Section 93120 et. seq.). Adopted in 2009, this
regulation set initial (Phase 1) and more stringent (Phase 2) emission standards that limit offgassing and the release of formaldehyde into the environment. These standards were not in
effect at the time of the 2009 study, and it is probable that most composite wood products
evaluated in the 2019 study were subject to Phase 1 limits only. This is because CARB’s
1

CARB 2007. Proposed Airborne Toxic Control Measure to Reduce Formaldehyde from Composite
Wood Products Staff Report: Initial Statement of Reasons for Proposed Rulemaking. Sacramento, CA.
March 2007.
2
Chan et. al. 2019. Lawrence Berkeley National Laboratory. Ventilation and Indoor Air Quality in New
California Homes with Gas Appliances and Mechanical Ventilation. Energy Technologies Area.
Livermore, CA. February 2019 < https://escholarship.org/uc/item/44g399sb>
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regulation was phased in between 2009 and 2013, with the final Phase 2 requirements
becoming effecting on January 1, 2014. Furthermore, the U.S. EPA also now requires all
composite wood products to meet emissions standards that are nearly identical to California’s
Phase 2 standards. This EPA requirement became effective in March 2019.3
Based on Mr. Offerman’s calculations and claimed expert opinion, the commenter concludes
there is substantial evidence of a fair argument of a significant environmental impact to future
users of the project, and that an EIR must be prepared to disclose, analyze, and mitigate those
impacts. In order to mitigate the potential adverse indoor air quality impact from formaldehyde
emissions, Mr. Offerman has suggested the preparation of a formaldehyde emissions
assessment and, if necessary, use of lower formaldehyde-emitting materials or increasing air
ventilation rates as a means to improve indoor air quality (Exhibit A, pp. 5-10).
With regard to potential carcinogenic risks from potential formaldehyde emissions, the
carcinogenic risk estimates provided by Mr. Offerman are not factually relevant to the proposed
project for several reasons:




3

The referenced studies evaluated homes that were constructed prior to full
implementation of CARB’s ATCM. The mean and median formaldehyde rates identified
in the 2009 CNHS study are based on pre-ATCM emissions standards, and the mean
and median formaldehyde rates identified in the 2019 study are, at best given the dates
of home construction listed in the report (Chan et. al. 2019, pg. 33), based on partial
implementation of Phase 1 and Phase 2 ATCM requirements. The proposed project
would be constructed beginning in 2020 at the earliest, meaning all building construction
materials would be fully compliant with Phase 2 regulations, which further reduce
formaldehyde emission below Phase 1 requirements by approximately 37% to 50%,
depending on the material. The proposed project would also be subject to 2019 building
code requirements for indoor air ventilation, which exceed the 2008 building
requirements that applied to homes in the referenced studies. The 2019 building code
requirements improve ventilation, indoor air quality, and air filtration systems, and the
2019 Cal Green Building Standards Code sets forth VOC limits for paints, coatings, etc.
and standards for carpets and composite wood products. These requirements are
specifically intended to promote healthy places to live and work.
The unsubstantiated risk calculations appear to assume continuous, or near continuous
exposure to constant formaldehyde emissions. These assumptions do not represent
actual conditions, nor recommended State guidance. For example, the Office of
Environmental Health Hazard Assessment’s Air Toxic’s Hot Spots Guidance Manual for
the Preparation of Health Risk Assessments (OEHHA, 2015) recommends a yearly
exposure frequency value of 0.96 (to represent two weeks spent away from home each
year) and a fraction of time at home (FAH) value (to account for time spent away from
home each day) that is at most 0.85.4 Thus, OEHHA’s current risk assessment
guidelines do not assume continuous exposure to air pollutants. Nor are formaldehyde
emission rates constant. Rather, as composite wood products age, formaldehyde
emissions decrease over time (CARB, 2007 pg. 18). This means that exposure to
formaldehyde emissions would be reduced over time.

CARB 2019. Comparison of Key Requirements of CARB and U.S. EPA TSCA Title VI Regulations to
Reduce Formaldehyde Emissions from Composite Wood Products. May 2019.
4
OEHHA 2015. Air Toxics Hot Spots Program Guidance Manual for Preparation of Health Risk
Assessments. Sacramento, CA. February 2015.
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According to CARB, formaldehyde emissions from composite wood products are
affected by initial product-specific formaldehyde emission rates, the number and total
surface area of formaldehyde-emitting products, the rate of decrease in product-specific
formaldehyde emissions, and dwelling-specific air exchange rates (CARB, 2007 pg.
155). The risk estimates provided in the comment appear to be generic risk estimates,
based on outdated formaldehyde emission rates, air turnover requirements, and generic
exposure assumptions, and are not project specific.

Therefore, this outdated and non-project specific information does not provide credible
evidence of project-specific environmental impacts and does not take into account the
regulatory and legal environment in which the project would be constructed. Outdated and
generic information is not substantial evidence of any significant environmental impact.
L4.3 The IS/MND Relies on Unsubstantiated Input Parameters to Estimate Project Emissions
and Thus Fails to Adequately Analyze the Project’s Air Quality Impacts. SWAPE, an
environmental consulting firm, reviewed the air quality analysis in the EIR. SWAPE’s
comment letter is attached as Exhibit B and their findings are summarized below. The EIR
for the Project relies on emissions calculated from the California Emissions Estimator
Model Version CalEEMod.2016.3.2 (“CalEEMod”). This model relies on recommended
default values based on site specific information related to a number of factors. The model
is used to generate a project’s construction and operational emissions. SWAPE reviewed
the Project’s CalEEMod output files and found that the values input into the model were
inconsistent with information provided in the MND. This results in an underestimation of
the Project’s emissions. As a result, the MND’s air quality analysis cannot be relied upon
to determine the Project’s air quality impacts. Instead, the City must prepare an EIR to
adequately evaluate the impacts that construction and operation of the Project will have on
local and regional air quality.
Response: The commenter asserts that emissions estimates identified in the IS/MND are
inadequate. As discussed in Response to Comments L4.4 through L4.8 and L4.10, the City has
updated and revised the CalEEMod emissions estimates contained in the Draft IS/MND to
address public comments where necessary and appropriate to do so (see Section 2.0,
Revisions to the IS/MND). The revised emissions estimates clearly demonstrate, as originally
concluded in the Draft IS/MND, the proposed project’s construction and operational emissions
would not exceed any CEQA significance threshold recommended for use by the South Coast
Air Quality Management District (SCAQMD). Thus, the emissions estimates contained in the
Draft IS/MND are adequate, and the revised emissions estimates prepared for the project
merely correct minor errors in the Draft IS/MND, clarify information in the Draft IS/MND, and
confirm the findings of the Draft IS/MND. As such, the commenter has not provided any projectspecific, fact-based evidence to support its claim there is a fair argument the proposed project
may have a significant air quality or GHG impact on the environment. Furthermore, the revised
text does not result in any new substantial environmental impacts and does not constitute
significant new information requiring recirculation pursuant to CEQA (Public Resources Code
Section 21092.1) or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L4.4 The MND’s air quality analysis utilized an incorrect land use size. SWAPE’s review of the
Project’s operational CalEEMod output files found that an incorrect land use size was input
for the 310 residential units. (Ex. B, p. 4.) As a result, SWAPE concluded that the Project’s
operational emissions are underestimated. (Id.) According to the MND, the Project
proposes the construction of 278,774 square feet of residential units. (MND, p. 1.)
However, SWAPE’s review of the Project’s CalEEMod output files found that the MND
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only inputted a total of 223,294 square feet for the residential land use. (MND Appendix A,
pp. 166, 199, 232.) SWAPE explains that the square footage of a land use is used for
certain calculations such as determining the wall space to be painted (i.e., VOC emissions
from architectural coatings) and volume that is heated or cooled (i.e., energy impacts).
(Ex. B, p. 4.) Thus, because the MND’s emission model underestimates the size of
residential land use, the construction and operational emissions generated by the
proposed Project are underestimated and cannot be relied upon to determine the Project’s
air quality impacts.
Response: The commenter is correct that the Draft IS/MND CalEEMod emissions estimates
are based on 223,294 square feet of residential land use, which is approximately 55,480 square
feet less than the approximate project floor area listed in the Draft IS/MND project description
(278,774 square feet). The 223,294 square foot value used to model project emissions in the
Draft IS/MND approximates the “net rentable square footage,” or NRSF (225,317 square feet),
listed in the August 29, 2019 Project Information/Plot Plan. The net rentable square footage is
an appropriate CalEEMod input since other floor spaces (e.g., mechanical closets, decking,
etc.) do not typically generate trips, are not conditioned spaces (i.e., not heated or cooled), and
are not re-painted as frequently as livable spaces. The modeled land use input, therefore, is
considered appropriate for evaluating the project’s potential air quality and GHG impacts.
Nonetheless, out of an abundance of caution, the City has updated and revised the CalEEMod
emissions estimates contained in the Draft IS/MND based on a residential land use input value
of 278,774 square feet, a parking garage value of 194,189 square feet, and a lot acreage of
1.83 acres (see Section 2.0, Revisions to the IS/MND). The updated lot acreage corrects a
double counting of acreage in the original modeling (the total lot acreage was calculated as 3.6
acres when in fact the project area is only approximately 1.8 acres in size).
The updated and revised CalEEMod emissions estimates continue to demonstrate the proposed
project's emissions will remain below the air quality and GHG thresholds established by the
SCAQMD and, therefore, merely corrects minor errors in the Draft IS/MND, clarifies information
in the Draft IS/MND and confirms the findings of the Draft IS/MND. As such, the commenter has
not provided any project-specific, fact-based evidence to support its claim there is a fair
argument the proposed project may have a significant air quality or GHG impact on the
environment. For these reasons, the revised text shown in Section 2.0, Revisions to the
IS/MND, does not result in any new substantial environmental impacts and does not constitute
significant new information requiring recirculation pursuant to CEQA (Public Resources Code
Section 21092.1) or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L4.5 The MND’s air quality analysis failed to include accurate impacts from demolition.
SWAPE’s review of the Project’s CalEEMod output files also found that the demolition of
existing structures was not accurately modeled in the MND’s air quality analysis. (Ex. B, p.
4.) According to the MND, the Project would result in the “[d]emolition of approximately
39,500 square feet of existing building space and associated debris hauling activities”
(MND, p. 38.) However, SWAPE’s review of the Project’s CalEEMod output files found that
MND failed to input the correct amount of demolition in its air quality model. By
underestimating the amount of demolition in the air model, the emissions generated by the
proposed Project during construction are underestimated and should not be relied upon to
determine Project significance. (Ex. B, p. 4.) SWAPE found that when the correct value of
39,500 square feet of demolition was inputted into the emissions model, then the default
number of demolition hauling trips would have been 180 rather than 91. (Ex. B, p. 5.) Such
a failure to account for the proposed demolition of the existing structures presents a
significant issue because the total amount of demolition material is used by CalEEMod to
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determine emissions associated with this phase of construction. (Id.) By utilizing the
incorrect parameters for demolition, fugitive dust emissions, emissions from site removal,
and exhaust emissions from hauling trucks traveling to and from the site are greatly
underestimated and cannot be relied upon to determine the Project’s impacts on air
quality. (Id.).
Response: The commenter is correct that the Draft IS/MND CalEEMod emissions estimates
are based on 20,000 square feet of building demolition, which is approximately 19,500 square
feet less than the approximate demolition assumption listed in the Draft IS/MND project
description (39,460 square feet). The 20,000 square-foot demolition value used to model project
emissions in the Draft IS/MND approximates the existing general light industrial square footage
(23,264) listed in the March 22, 2019 Transportation Impact Study prepared for the project. The
City has updated and revised the CalEEMod emissions estimates contained in the Draft IS/MND
to be based on a demolition value of 39,460 square feet (see Section 2.0, Revisions to the
IS/MND). The updated and revised CalEEMod emissions estimates continue to demonstrate the
proposed project's emissions will remain below the air quality and GHG thresholds established
by the SCAQMD and, therefore, merely correct minor errors in the Draft IS/MND, clarify
information in the Draft IS/MND, and confirm the findings of the Draft IS/MND. As such, the
commenter has not provided any project-specific, fact-based evidence to support its claim there
is a fair argument the proposed project may have a significant air quality or GHG impact on the
environment. For these reasons, the revised text shown in see Section 2.0, Revisions to the
IS/MND, does not result in any new substantial environmental impacts and does not constitute
significant new information requiring recirculation pursuant to CEQA (Public Resources Code
Section 21092.1) or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L4.6 The MND’s air quality analysis improperly reduced the solid waste generation rate without
justification. SWAPE’s review of the Project’s CalEEMod output files found that the MND
artificially altered the Project’s solid waste generation rate, which is used to estimate the
proposed Project’s operational greenhouse gas (“GHG”) emissions associated with
disposal of solid waste into landfills, without justification. (Ex. B, p. 5.) The MND manually
reduced the solid waste generation rate by 75% (Ex. B, p. 6) and justified this reduction
based on the 75% waste diversion rate implemented by AB341. However, simply because
the State has adopted AB341 and the proposed Project “does not have any unusual waste
production characteristics” (MND, p. 133) does not guarantee that the proposed Project
will achieve a 75% reduction. The body of the MND itself makes no mention of the 75%
diversion rate nor does it attempt to demonstrate how the Project would achieve a 75%
diversion rate. (Ex. B, p. 6.) Based on the information provided in the MND, SWAPE was
unable to verify whether the reduction is justified. (Id.) Because the MND does not provide
substantial evidence as to why the waste generation rate should have been altered,
SWAPE determined that the MND’s air quality model was incorrect and unreliable for
determining the Project’s significance on air quality.
Response: The commenter is correct that the CalEEMod emissions estimates contained in the
Draft IS/MND are based on adjustments to solid waste generate rates to account for 75% waste
diversion that is required pursuant to Assembly Bill (AB) 341. For background and context
purposes, AB 341 was approved in October 2011 and, in general, is intended to reduce GHG
emissions by diverting garbage from landfills. AB 341 sets a state-wide 75% waste diversion
goal and requires mandatory recycling for all businesses and public entities that generate four
or more cubic yards of garbage per week and multi-family dwellings with five or more units.
Therefore, it is relevant to the proposed project due its size (310 residential units) and
anticipated waste generation.
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As explained in the CalEEMod User’s Guide, Appendix A, CalEEmod “uses annual waste
disposal rates from the California Department of Resources Recycling and Recovery
(CalRecycle) data for individual land uses. If waste disposal information was not available,
waste generation data was used. CalEEMod uses the overall California Waste Stream
composition to generate the necessary types of different waste disposed into landfills. The
program quantifies the GHG emissions associated with the decomposition of the waste which
generates methane based on the total amount of degradable organic carbon.”5 The version of
CalEEMod used to model the project’s emissions in the Draft IS/MND incorporates CalRecycle
data from 2010, before AB 341 was adopted.6
Since CalEEMod default data does not incorporate the waste diversion rates achieved by AB
341, it is appropriate to reduce the model’s waste generation rates to reflect current diversion
practices and state goals. The 75% waste diversion rate, therefore, is considered appropriate
for evaluating the project’s potential air quality and GHG impacts, and the commenter has not
provided substantial evidence to the contrary. Nonetheless, out of an abundance of caution, the
City has updated and revised the CalEEMod emissions estimates contained in the Draft IS/MND
to be based on default 2010 waste generation rates for residential and commercial land uses
(see Section 2.0, Revisions to the IS/MND). The updated and revised CalEEMod emissions
estimates continue to demonstrate the proposed project's emissions will remain below the air
quality and GHG thresholds established by the SCAQMD and, therefore, merely correct minor
errors in the Draft IS/MND, clarify information in the Draft IS/MND, and confirm the findings of
the Draft IS/MND. As such, the commenter has not provided any project-specific, fact-based
evidence to support its claim there is a fair argument the proposed project may have a
significant air quality or GHG impact on the environment. For these reasons, the revised text
shown in see Section 2.0, Revisions to the IS/MND, does not result in any new substantial
environmental impacts and does not constitute significant new information requiring recirculation
pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA Guidelines (14
California Code of Regulations Section 15088.5).
L4.7 The MND’s air quality analysis improperly reduced architectural coatings emission factors
without justification. SWAPE found that the MND’s CalEEMod output files manually altered
the architectural coatings emission factors for the residential, parking, and nonresidential
land uses without proper justification, thereby underestimating the Project’s construction
and operational emissions (Ex. B, p. 6.) According to MND’s CalEEMod output files, the
area coating emission factors associated with the both the interior and exterior of the
proposed nonresidential land use, as well as the proposed parking land use, were reduced
from 100 grams per liter (g/L) to 0 g/L. (Ex. B, p. 6.) These emission factors are used by
CalEEMod to determine the amount of volatile organic compound (VOC) evaporative
emissions resulting from the application of surface coatings. (Ex. B, pp. 6-7.) Therefore,
because the MND manually reduced the emission factors for area coatings to 0 g/L, the
CalEEMod model estimates emissions assuming that the nonresidential, parking, and
residential land uses will not emit any amount of VOCs. (Ex. B, p. 7.). In order to justify this
reduction, the MND states: [The Project will] [c]omply with South Coast Air Quality Rule
1113 to reduce VOC emissions from architectural coating applications. Prior to the
issuance of a building permit for the Project, the Applicant shall submit, to the satisfaction
5

CAPCOA, 2017. CalEEMod User’s Guide, Appendix A, Calculation Details for CalEEMod, page 51.
October, 2017.
6
CAPCOA, 2011. Technical Paper Methodology Reasoning and Policy Development of the California
Emission Estimator Model. July 2011.
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of the Planning Division, a Coating Restriction Plan (CRP)...the CRP shall include a
requirement that all interior and exterior residential and non-residential architectural
coatings used in Project construction meet the SCAQMD ‘super compliant’ coating VOC
content standard of less than 10 grams of VOC per liter of coating. (MND, p. 39.)
However, the rule simply states that VOC content standard must be below 10 grams per
liter of coating. Therefore, the change of the emission factors to 0 g/L is completely
unsubstantiated, and as a result, the air model cannot be relied upon to determine
Project’s air quality impacts.
Response: The commenter is correct that the CalEEMod emissions estimates contained in the
Draft IS/MND were based on the use of residential and non-residential architectural coatings
with a volatile organic compound (VOC) content of 0 grams per liter (g/L) of coating. During the
modeling conducted for the Draft IS/MND, the VOC content value for architectural coatings was
inadvertently set to “0” instead of “10”. Furthermore, the Draft IS/MND’s emissions estimates
only applied the zero VOC content limit to architectural coatings used during project operation,
and not construction (i.e., the zero VOC limit applied to re-application to coatings after the
project was constructed). The City has updated and revised the CalEEMod emissions
estimates contained in the Draft IS/MND based on the use of SCAQMD “super-compliant”
coatings with a VOC content of 10 g/L during both construction and operational activities (see
Section 2.0, Revisions to the IS/MND). The updated and revised CalEEMod emissions
estimates continue to demonstrate the proposed project's emissions will remain below the air
quality and GHG thresholds established by the SCAQMD and, therefore, merely correct minor
errors in the Draft IS/MND, clarify information in the Draft IS/MND, and confirm the findings of
the Draft IS/MND. As such, the commenter has not provided any project-specific, fact-based
evidence to support its claim there is a fair argument the proposed project may have a
significant air quality or GHG impact on the environment. For these reasons, the revised text
shown in see Section 2.0, Revisions to the IS/MND, does not result in any new substantial
environmental impacts and does not constitute significant new information requiring recirculation
pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA Guidelines (14
California Code of Regulations Section 15088.5).
L4.8 The MND’s air quality analysis improperly reduced the Title-24 Electricity Energy Intensity
value without justification. SWAPE found that the MND’s CalEEMod output files manually
altered the Title-24 Electricity Energy Intensity value without proper justification, thereby
underestimating the Project’s operational emissions (Ex. B, p. 7.) The MND’s CalEEMod
output files revealed that the MND reduced the Title-24 Electricity Energy Intensity value
by more than half. (Id.) The MND justified this reduction by stating, “2020 standards.”
(MND Appendix A, pp. 170, 203, 236.) However, the MND also states that “[t]he proposed
project would adhere to the 2016 Building Energy Efficiency Standards for Residential and
Non-Residential building also known as Title 24, Part 6.” (MND, p. 63.) As SWAPE
observed, adherence to the 2016 Title 24 Standards does not mean that the Project will
comply with the 2020 standards. (Ex. B, p. 7.) Furthermore, because the CalEEMod
values are based on the 2016 Title 24 update, if the Project will comply with the 2016
Building Energy Efficiency Standards as stated in the MND, then the default CalEEMod
Title-24 Electricity Energy Intensity value should be used to calculate the proposed
Project’s energy use. (Ex. B, p. 8.) Thus, the reduction of the Title-24 Electricity Energy
Intensity value in CalEEMod is unsubstantiated, and as a result, the MND cannot be relied
upon to determine the Project’s impacts on air quality.
Response: The commenter asserts the Draft IS/MND improperly reduced 2016 energy intensity
values used to estimate potential project emissions. The Draft IS/MND’s adjustment to the 2016
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default energy intensity values contained within CalEEMod is justified. The proposed project
would be constructed post-2020 and would be subject to the 2019 Title 24 Building Standard
requirements. The California Energy Commission (CEC) has indicated that new, residential
developments built to the 2019 standards will use approximately 53 percent less energy than
homes built under the 2016 standards, and non-residential building will use approximately 30
percent less energy due mainly to lighting upgrades. The City has revised the Draft IS/MND to
remove reference to the 2016 building code standards as needed (see Section 2.0, Revisions to
the IS/MND).
L4.9 The MND’s air quality analysis improperly reduced mobile emissions. According to the
MND, the Project Applicant reduced transportation emissions associated with the Project
based on the current Low Carbon Fuel Standard (LCFS) regulation. As a result, SWAPE
found that the Project’s operational emissions associated with transportation are
underestimated. (Ex. B, p. 2.) The MND states, based on the latest estimate available from
CARB, the LCFS regulation resulted in a 2.5% reduction in average carbon intensity
content in 2016 and should result in a 5% reduction in average carbon intensity in 2018.
The current LCFS regulation also requires a 10% reduction in average carbon intensity by
2023. Thus, CalEEMod transportation emissions were adjusted by multiplying by a factor
of .925 (existing conditions) and 0.90 (proposed project) to account for the LCFS
regulation (CARB 2018a, 2018b). (MND, p. 78.) However, SWAPE’s review of the
provided references found that the CARB 2018a source only applies to transportation
emissions reductions from 2000 through 2017 and the CARB 2018b source only applies to
transportation emissions reductions from 2000 through 2016. (Ex. B, p. 3.) Additionally,
any transportation emissions reductions that occurred through 2016 would be included in
the most recent version of CalEEMod, which was most recently updated in 2016. (Id.) As
such, SWAPE concluded that the transportation emissions reductions in the MND are
unsubstantiated, and as a result, operational emissions are underestimated.
Response: The commenter asserts the Draft IS/MND improperly reduces transportation
emission estimates and, therefore, underestimates potential operational emissions. The Draft
IS/MND does not improperly reduce transportation emissions. Rather, the Draft IS/MND
includes references (2018e and 2018f, see Draft IS/MND, Appendix A, pages 7-1 and 7-2) to
the California Air Resources Board’s (CARB) 2018 Initial Statement of Reasons supporting
amendments to the State’s Low Carbon Fuel Standard (LCFS) Regulation. As noted in Table
4.8-1 of the Draft IS/MND (page 76), this document indicates the LCFS regulation has resulted
in a 2.5% reduction in transportation emissions through the end of 2016 and is projected to
result in a 7.5% reduction in emissions in 2020 and a 10% reduction in emissions in 2022.
CARB’s latest data dashboard for the LCFS program confirms the State is on track to meet
these requirements (CARB, 2019).7 Therefore, the requirements of the LCFS Program are
factual, justifiable, and appropriate to include in the emissions modeling conducted for the
proposed project. The commenter also asserts that LCFS program requirements are already
included in CalEEMod, since CalEEMod was updated in 2016. This is incorrect. Although
CalEEMod was updated in 2016, the emission factors contained in the model and used to
estimate transportation emissions are based on EMFAC2014, which did not incorporate GHG
emissions reductions associated with the LCFS program.8

7

CARB, 2019. 2011-2018 Performance of the Low Carbon Fuel Standard. September 11, 2019.
<https://ww3.arb.ca.gov/fuels/lcfs/dashboard/dashboard.htm>
8
CARB 2015. EMFAC2014 Volume III – Technical Documentation (v1.0.7), page 8. May 12, 2015.
Sacramento, CA.
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L4.10 The MND’s air quality analysis utilized an incorrect operational year. SWAPE’s review of
the Project’s CalEEMod output files found that the air pollution model assumes
construction activity will last 26-months, beginning January 1, 2020 and concluding
February 28, 2022, but that the Project would not become operational until 2023. (Ex. B,
p. 3.) However, the MND fails to justify the 9-month difference between the Project’s
construction and operation. When conducting an air quality impact analysis and
associated health risk assessment, it is standard practice to consider that Project
construction and operation occur in quick succession. (Ex. B, p. 3.) Otherwise, emissions
are diluted by the extra days and impacts are underestimated and, as a result, the
Project’s air quality analysis cannot be relied upon to determine project significance. (Id.).
Response: The commenter is correct that the CalEEMod emissions estimates contained in the
Draft IS/MND are based on an operational year of 2023. This was because project construction
was estimated to conclude in the first quarter of 2022 and may or may not be fully occupied in
2022. Thus, it was assumed that the project’s first full year of operation at close to full
occupancy would be 2023. The commenter does not provide evidence to refute this logical
assumption and, therefore, the 2023 assumption is considered appropriate for the project.
Nonetheless, out of an abundance of caution, the City has updated and revised the CalEEMod
emissions estimates contained in the Draft IS/MND to be based on an operational year of 2022
(see Section 2.0, Revisions to the IS/MND). The updated and revised CalEEMod emissions
estimates continue to demonstrate the proposed project's emissions will remain below the air
quality and GHG thresholds established by the SCAQMD and, therefore, merely correct minor
errors in the Draft IS/MND, clarify information in the Draft IS/MND, and confirm the findings of
the Draft IS/MND. As such, the commenter has not provided any project-specific, fact-based
evidence to support its claim there is a fair argument the proposed project may have a
significant air quality or GHG impact on the environment. For these reasons, the revised text
shown in see Section 2.0, Revisions to the IS/MND, does not result in any new substantial
environmental impacts and does not constitute significant new information requiring recirculation
pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA Guidelines (14
California Code of Regulations Section 15088.5).
L4.11 The MND Fails to Adequately Evaluate Health Risks from Diesel Particulate Matter
Emissions. With hardly more than a couple sentences of explanation, the MND concludes
that the impact of substantial pollutant concentrations to sensitive receptors would be less
than significant. (MND, p. 46.) No effort is made to justify this conclusion with a
quantitative health risk assessment (“HRA”). The MND’s back-of-the envelope approach
to evaluating a Project’s health impacts to existing nearby residences is inconsistent with
the approach recommended by the California Office of Environmental Health Hazard
Assessment (“OEHHA”) and the California Air Pollution Control Officers Association
(“CAPCOA”). SWAPE concluded that the failure to evaluate the health risk posed to
nearby sensitive receptors to the Project is inappropriate for several reasons.
Response: The commenter states the Draft IS/MND’s conclusions regarding the impact of
substantial pollutant concentrations, specifically diesel particulate matter (DPM) emissions, to
sensitive receptors is not justified and inconsistent with guidance recommended by the
California Office of Environmental Health Hazard Assessment (OEHHA) and the California Air
Pollution Control Officers Association (CAPCOA). Neither of these claims is true. As explained
in more detail in Response to Comments 4.12 to 4.15, the IS/MND adequately evaluates
potential impacts from DPM emissions consistent with applicable guidance and, furthermore,
some of the information provided by the commenter is incorrect, negating the risk estimates
provided by the commenter.
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L4.12 First, the MND makes several qualitative claims that in no way prove that nearby
sensitive receptors will not be significantly impacted by the Project’s construction and
operation. Simply stating that “the proposed project includes BMPs to reduce DPM from
equipment idling” and that “pollutants would quickly disperse over distance” (MND, p. 46)
are not sufficient justifications for the omission of a quantified construction and
operational HRA. Since the South Coast Air Management District (SCAQMD) provides a
specific numerical threshold of 10 in one million for determining a project's health risk
impact, the MND should have conducted a quantified HRA comparing the health risk
impacts of the proposed Project’s construction and operational emissions to this
threshold. (Ex. B, pp. 8-9.) Without preparing such an HRA, the MND fails to provide
substantial evidence that the Project poses less-than-significant health risk impacts to
nearby sensitive receptors.
Response: The commenter purports that the Draft IS/MND’s qualitative analysis of potential
DPM health risks is insufficient because the SCAQMD provides specific numeric thresholds for
determining health risk impacts. While it is true the SCAQMD does maintain numeric
significance thresholds for determining health risks impacts, the existence of these thresholds
does not in and of themselves render a qualitative analysis of health risk impacts, especially
impacts from construction DPM emissions, inadequate.
The SCAQMD CEQA Air Quality Handbook does not recommend analysis of TACs from shortterm construction activities associated with land use development projects due to the limited
duration of exposure. According to SCAQMD methodology, health effects from carcinogenic air
toxics are usually described in terms of individual cancer risk. Specifically, “Individual Cancer
Risk” is the likelihood that a person continuously exposed to concentrations of toxic air
contaminants (TACs) over a 70-year lifetime will contract cancer based on the use of standard
risk assessment methodology. The project construction phases that require the highest heavyduty diesel vehicle usage, such as site grading/excavation, would last for a much shorter
duration (only approximately 2 months), and the overall construction schedule would be limited
to approximately 26 months (approximately 2 years). Therefore, the MND properly concluded
that project construction would not result in a substantial, long-term (i.e., 70-year) source of TAC
emissions. No residual emissions and corresponding individual cancer risk are anticipated after
construction. Since there is such a short-term exposure period (only up to 26 out of 840 months
of a 70-year lifetime), further evaluation of construction TAC emissions within the MND was not
warranted. As such, the MND correctly concluded that project-related TAC emission impacts
during construction would be less than significant. The City also notes the SCAQMD, the
“primary authority for the project under state law for ‘control of air pollution from all sources,
other than emissions from motor vehicles’" (H&SC §40000), did not comment on the adequacy
of the Draft IS/MND’s qualitative evaluation of potential health risk impacts.
The Draft IS/MND correctly identified that project operation would not include any land uses or
activities that would involve the use, storage, or processing of substantial amounts of TACs. The
SCAQMD’s adopted Guidance Document for Addressing Air Quality Issues in General Plans
and Local Planning recommends that health risk assessments (“HRAs”) be conducted only for
substantial sources of diesel particulate matter (“DPM”) (e.g., truck stops and warehouse
distribution facilities that generate more than 100 trucks per day or more than 40 trucks with
operating transport refrigeration units). The project contains residential uses and a small amount
of commercial retail/restaurant space and therefore does not constitute a substantial source of
DPM. In addition, the project would not involve the use of a substantial number of heavy-duty
diesel trucks, but only occasional moving trucks, trash trucks, or delivery trucks. Accordingly,
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analyses of the potential operational DPM emissions is not warranted because the project has
little to no potential to generate such emissions.
L4.13 Second, simply stating that “construction activities would only generate DPM emissions
on an intermittent, short-term basis” (MND, p. 46) does not justify the omission of a
construction HRA. SCAQMD recommends that health risk impacts from short-term
projects also be assessed. The SCAQMD Guidance document states, Since these shortterm calculations are only meant for projects with limits on the operating duration, these
short-term cancer risk assessments can be thought of as being the equivalent to a 30year cancer risk estimate and the appropriate thresholds would still apply (i.e. for a 5-year
project, the maximum emissions during the 5-year period would be assessed on the more
sensitive population, from the third trimester to age 5, after which the project’s emissions
would drop to 0 for the remaining 25 years to get the 30-year equivalent cancer risk
estimate).1 Based on SCAQMD’s guidance, the MND should have conducted some sort
of quantitative analysis and compared the results of this analysis to the applicable 10 in
one million threshold. By failing to prepare a quantified HRA, the MND fails to provide a
comprehensive analysis of the sensitive receptor impacts that may occur as a result of
exposure to substantial air pollutants from Project construction and operation. (Ex. B, p.
9.).
Response: The commenter provides an excerpt from the SCAQMD’s Risk Assessment
Procedures for Rules 1401, 1401.1, and 212. This procedural guidance document is not
applicable to the project for several reasons. While the SCAQMD recommends HRAs for
certain air quality evaluations the circumstances of those evaluations do not apply to the
proposed project. More specifically, operators of certain stationary sources are required to
prepare HRAs to demonstrate compliance with AB 2588 and SCAQMD Rule 1401 and Rule
1402, which regulate facility emissions. The SCAQMD’s Risk Assessment Procedures for Rules
1401 and 212 include guidance for short-term project HRAs (Tier 2 analysis); however, these
recommendations are for emissions from sources such as portable equipment, including
portable equipment (e.g., concrete crushers), or air pollution control equipment used for soil
remediation projects, not for short-term construction activities such as those that would be
undertaken in connection with the project. Accordingly, this guidance is not relevant to the
proposed project and does not provide evidence of a fair argument that a quantitative health risk
assessment is required to adequately evaluate the project’s potential construction DPM
emissions impacts.
L4.14 Third, the omission of a quantified HRA is inconsistent with the most recent guidance
published by the Office of Environmental Health Hazard Assessment (“OEHHA”), the
organization responsible for providing recommendations and guidance on how to conduct
HRAs in California. (Ex. B, p. 9.) OEHHA recommends that all short-term projects lasting
at least two months be evaluated for cancer risks to nearby sensitive receptors. Because
construction will take place over a 26-month period (MND, p. 8), an HRA for the Project’s
construction should have been included in the MND. (Ex. A, p. 5.) Furthermore, OEHHA
also recommends that exposure from projects lasting more than 6 months should be
evaluated for the duration of the project and recommends that an exposure duration of 30
years be used to estimate individual cancer risk for the maximally exposed individual
resident (“MEIR”). (Ex. B, p. 10.) Even though the EIR did not provide the expected
lifetime of the Project, it is reasonable that the Project will operate for at least 30 years, if
not more. Therefore, per OEHHA guidelines, health risk impacts from the operation of the
Project should also have been evaluated in an HRA. (Ex. B, p. 10.) Without conducting
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an HRA for the Project’s construction and operation, the MND fails to provide substantial
evidence that the Project’s health risks would be less-than-significant.
Response: The commenter claims the omission of a quantified HRA is inconsistent with the
most recent OEHHA Air Toxics Hot Spots Program Guidance Manual for the Preparation of
Health Risk Assessments. This procedural guidance document is not applicable to the proposed
project for several reasons. The OEHHA guidance document referenced by the commenter was
developed by OEHHA, in conjunction with CARB, for use in implementing the Air Toxics “Hot
Spots” Program (Health and Safety Code Section 44360 et. seq.). The Air Toxics “Hot Spots”
Program requires stationary sources to report the types and quantities of certain substances
routinely released into the air. The goals of the Air Toxics “Hot Spots” Act are to collect emission
data, to identify facilities having localized impacts, to ascertain health risks, to notify nearby
residents of significant risks, and to reduce those significant risks to acceptable levels. The
OEHHA guidance document provides recommendations related to cancer risk evaluation of
certain short-term projects. As discussed in Section 8.2.10 of the Guidance Manual, “The local
air pollution control districts sometimes use the risk assessment guidelines for the Hot Spots
program in permitting decisions for short-term projects such as construction or waste site
remediation.” Short-term projects that would require a permitting decision by the SCAQMD
typically would be limited to site remediation (e.g., stationary soil vapor extractors) and would
not be applicable to the proposed project.
The new Guidance Manual does not provide specific recommendations for evaluation of shortterm use of mobile sources (e.g., heavy-duty diesel construction equipment). Additionally, in
comments presented to the SCAQMD Governing Board (Meeting Date: June 5, 2015, Agenda
No. 28) relating to toxic air contaminant exposures under Rules 1401, 1401.1, 1402 and 212
revisions, use of the OEHHA guidelines specifically related to the applicability and use of earlylife exposure adjustments for projects subject to CEQA, it was reported that, “The
Proposed
Amended Rules are separate from the CEQA significance thresholds. The Response to
Comments Staff Report PAR 1401, 1401.1, 1402, and 212 A - 8 June 2015 SCAQMD staff is
currently evaluating how to implement the Revised OEHHA Guidelines under CEQA. The
SCAQMD staff will evaluate a variety of options on how to evaluate health risks under the
Revised OEHHA Guidelines under CEQA. The SCAQMD staff will conduct public workshops to
gather input before bringing recommendations to the Governing Board. In the interim, staff will
continue to use the previous guidelines for CEQA determinations.”
To date, the SCAQMD, as a commenting agency, has not conducted public workshops nor
developed policy relating to the application of early-life exposure adjustments utilizing OEHHA
guidance for projects prepared by other public/lead agencies subject to CEQA. For the reasons
outlined above, the OEHHA guidance document does not provide evidence of a fair argument
that a quantitative health risk assessment is required to adequately evaluate the project’s
potential construction DPM emissions impacts. The IS/MND adequately evaluated potential
impacts from DPM emissions consistent with applicable guidance. As such, the MND correctly
concluded that project-related TAC emission impacts during construction would be less than
significant, and analyses of potential operational DPM emissions is not warranted because the
project has little to no potential to generate such emissions.
L4.15 A Screening-Level Health Risk Assessment for the Project Indicates a Significant Impact
to Human Health from Diesel Particulate Matter. SWAPE prepared a screening-level HRA
to evaluate potential impacts from the construction and operation of the Project. (Ex. B, p.
10.) SWAPE used AERSCREEN, the leading screening-level air quality dispersion
model. (Id.) SWAPE used a sensitive receptor distance of 25 meters and analyzed
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impacts to individuals at different stages of life based on OEHHA and SCAQMD
guidance. (Ex. B, p. 12.) SWAPE found that the excess cancer risk for adults, children,
infants, and third-trimester gestations at the closest sensitive receptor located
approximately 25 meters away, over the course of Project construction and operation, are
approximately 15, 140, 250, and 11 in one million in one million, respectively. (Ex. B, pp.
13-14.) Moreover, SWAPE found that the excess cancer risk over the course of a
residential lifetime is approximately 410 in one million. (Ex. B, p. 14) Furthermore,
SWAPE found that the excess cancer risk posed to adults, children, infants, and during
the third trimester of pregnancy at the maximally exposed receptor, located at 50 meters
away over the course of Project construction and operation, are approximately 17, 160,
280, and 12 in one million, respectively. (Id.) SWAPE additionally found that the excess
cancer risk over the course of a residential lifetime (30 years) at the maximally exposed
receptor is approximately 470 in one million. Even under a less conservative HRA
prepared under the standards of OEHHA’s 2003 Guidance, SWAPE concluded that the
Project would still have significant impacts on human health. (Ex. A, pp. 14-15.) Without
adjusting for the heightened susceptibility of young children to the carcinogenic toxicity of
air pollution, SWAPE found that the excess cancer risk posed to adults, children, infants,
and during the third trimester of pregnancy at the closest receptor, located approximately
25 meters away, over the course of Project construction and operation, are approximately
15, 46, 25, and 1.1 in one million, respectively. (Ex. B, p. 15.) The excess cancer risk
over the course of a residential lifetime (30 years) at the closest receptor is approximately
87 in one million. (Id.) Furthermore, SWAPE found that the excess cancer risk posed to
adults, children, infants, and during the third trimester of pregnancy at the maximally
exposed receptor, located at 50 meters away over the course of Project construction and
operation, are approximately 17, 52, 28, and 1.2 in one million, respectively. (Id.) The
excess cancer risk over the course of a residential lifetime (30 years) at the maximally
exposed receptor (MEIR) is approximately 99 in one million. These values appreciably
exceed the SCAQMD’s threshold of 10 in one million. Because the MND omitted any
HRA, the MND failed to disclose, discuss, or mitigate this potentially significant impact.
Furthermore, SWAPE’s HRA constitutes a “fair argument” that the Project will have
significant impacts on human health. As such, the City must prepare an EIR with an HRA
that is representative of site conditions in order to properly evaluate the Project’s health
risk impact. Without conducting such an analysis, the City fails to provide substantial
evidence that the health risk impacts of the Project would be less-than-significant.
Response: The commenter presents the results of a screening level HRA as evidence of a fair
argument that the proposed project’s construction and operational emissions will result in
significant adverse health impacts to sensitive receptors. The screening level HRA is not
accurate for several reasons and therefore, does not constitute evidence of a fair argument that
the project’s construction and operational emissions will result in significant adverse health
impacts.
The screening level HRA provided by the commenter is inaccurate for the following reasons:


As expressed in the commenters letter, the HRA results are based on a screening-level
model that contain a limited amount of site-specific information (Exhibit B, pg. 10) that is
used to estimate a hypothetical worst-cast 1-hour maximum DPM concentration at
receptor locations. The use of this screening model, with limited site-specific
information, and annual DPM concentrations derived from 1-hour worst case
concentrations presents an inadequate characterization of the site conditions that
influence dispersion and a substantial overestimate of potential DPM concentrations. In
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this regard, the results of the screening level analysis do not, in and of themselves,
constitute evidence of a fair argument that the project will result in a significant adverse
health impact that is not identified in the Draft IS/MND.
The screening level HRA is based on the commenter’s CalEEMod emissions estimates
which differ from and are substantially higher than the updated emissions estimated
prepared for the project and presented in Section 2.0, Revisions to the IS/MND. For
example, the maximum annual DPM emissions estimates from the updated project
modeling (0.1157 tons per year) are nearly 40% lower than the maximum annual DPM
emissions estimates by the commenter (0.1862 tons per year of DPM). Therefore, the
screening HRA substantially overestimates potential risks from construction DPM
emissions.
The screening level HRA appears to estimate risks by assuming that all DPM emissions
would be generated at the site. In actuality, construction activities generate DPM
emissions both on- and off-site (e.g., trucks hauling materials to and from the site). Most
off-site sources would not contribute DPM emissions to the project vicinity and
therefore, would not impact local receptors. Again, the screening HRA overestimates
potential risks from construction DPM emissions.
The screening level HRA overestimates ground level concentrations and therefore,
potential health risks, because it applied a release height of 3 meters to construction
emissions sources. This release height is inconsistent with construction source
modeling parameters employed by the SCAQMD, which recommend a 5-meter release
height to represent the mid-range of of the expected plume rise from frequently used
construction equipment during daytime atmospheric conditions.9 The lower release
height results in emissions closer to the ground and less overall dispersion of pollutants,
an assumption that overestimates potential risks.
The screening level HRA is based on 85.3 pounds per year of DPM emissions during
project operation. This value is not consistent with the CalEEMod file appended to the
commenter’s analysis (which appears to show operational PM10 exhaust emissions of
94.8 pounds per year). Moreover, this value appears to assume that all on- and off-site
sources of PM10 exhaust would come from diesel emissions. This is not accurate. The
project consists largely of residential uses and a small amount of commercial
retail/restaurant space, and therefore does not constitute a substantial source of DPM.
In addition, the project would not involve the use of a substantial number of heavy-duty
diesel trucks, but only occasional moving trucks, trash trucks, or delivery trucks.
Therefore, the operational screening HRA results are not accurate nor necessary for
the project.

For the reasons outlined above, the screening level HRA is not accurate and therefore, does not
constitute evidence of a fair argument that the project’s construction and operational emissions
will result in significant adverse health impacts.
L4.16 The MND Fails to Adequately Assess Greenhouse Gas Impacts. According to the MND,
the Project would result in a net increase of 2,608.4 MTCO2e per year in greenhouse gas
(“GHG”) emissions, which does not exceed the SCAQMD’s 2020 brightline threshold of
3,000 MTCO2e/year. (MND, p. 78.) However, the MND also acknowledges that the 3,000
MTCO2e/year threshold may not be the most appropriate threshold because the Project
will not be operational until 2023: Since the proposed Project would be operational in
2023 (i.e. after 2020), it may not be necessarily appropriate to evaluate the significance of
9
SCAQMD 2008. Final Localized Significance Threshold Methodology (page 2-2). Diamond Bar, Ca. July
2008.

127 Pomona Avenue Mixed-Use
City of Monrovia
December 2, 2019

Page 58

Initial Study/MND
Response to Comments

the proposed Project’s GHG emissions against the SCAQMD’s 3,000 MTCO2e threshold,
although this threshold does provide useful context for the City in determining the
significance of the project’s GHG emissions. For example, presuming a 40% reduction in
the SCAQMD’s existing CEQA thresholds is necessary to achieve the State’s 2030 GHG
reduction goal (which is a 40% reduction below 1990 GHG emissions levels), a threshold
of 2,640 MTCO2e may be more appropriate for use in evaluating the project’s long-term
emissions in Year 2023.(MND Appendix A, p. 6-4). However, as SWAPE notes, it would
be more appropriate to compare GHG emissions to SCAQMD’s service population
efficiency target goal of 3.0 MTCO2e/SP/year for target year 2035, rather than comparing
it to a threshold based on a 40% reduction of the current 2020 threshold (Ex. B, p. 17.).
Response: The commenter asserts the use of the SCAQMD's service population efficiency
target goal of 3.0 metric tons of carbon dioxide equivalents per service population per year
(MTCO2e/SP/yr) may be more appropriate to assess the project's GHG emissions. The
commenter does not provide a specific reason for this assertion, which is not factually supported
for the several reasons.
First, the proposed project consists of primarily residential development. Only 10,000 square
feet of the development, less than four percent of residential and non-residential building space
(excluding parking garage space), would be used for non-residential purposes. As defined by
CAPCOA, service population is the sum of the number of residents and number of jobs
supported by a project. Since the project is primarily residential, it would be inappropriate to
compare the project's GHG emissions to a threshold that is intended for larger projects that
have a greater mix of residential and non-residential land uses.
Second, the City of Monrovia has demonstrated the project's GHG emissions would be
consistent with the SCAQMD’s last recommended GHG threshold for all projects and mixed-use
projects of 3,000 MTCO2e. The Draft IS/MND further demonstrates the project would reduce its
GHG emissions and put the project on track to achieve future, state-wide GHG emission
reduction goals. Consistent with CEQA Guidelines Section 15064.7(b), "... Lead Agencies may
also use thresholds on a case-by-case basis as provided in Section 15064(b)(2)." Section
15064(b)(2) provides, "Thresholds of significance... may assist lead agencies in determining
whether a project may cause a significant impact. When using a threshold, the lead agency
should briefly explain how compliance with the threshold means that the project's impacts are
less than significant. Compliance with the threshold does not relieve a lead agency of the
obligation to consider substantial evidence indicating that the project's environmental effects
may still be significant." As stated in footnote eight on page 6-5 of Appendix A of the Draft
IS/MND, "The City is not adopting nor proposing to use 2,640 MTCO2e per year as a CEQA
GHG threshold for general use; rather, it is only intended as important information and context
for the GHG evaluation contained in this IS." The use of 2,640 MTCO2e as an additional
benchmark further demonstrates the project's GHG emissions would be consistent with future
state-wide GHG emissions reduction goals for 2030 and 2050 (see pg. 6-5 of the Draft IS/MND
Appendix A).
Finally, the SCAQMD, the “primary authority for the project under state law for ‘control of air
pollution from all sources, other than emissions from motor vehicles’" (H&SC §40000), did not
comment on the proposed project with regard to the adequacy of the project's GHG analysis.
For the reasons outlined above, the Draft IS/MND’s GHG impact analysis is supported by
substantial, fact-based evidence. The commenter has not provided any project-specific, fact-
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based evidence to support its claim there is a fair argument the proposed project may have a
significant GHG impact on the environment.
L4.17 The MND also concluded that the Project’s GHG impact would be less than significant as
a result of compliance with CARB’s Scoping Plan, the regional Sustainable Communities
Strategy (SCS), the City of Monrovia’s General Plan, and the City’s Energy Action Plan.
(MND, p. 78.) However, consistency with relevant policies cannot be used to determine a
Project’s significance, as projects must incorporate emission reductions measures
beyond those that comprise basic requirements. The California Supreme Court has made
clear that just because “a project is designed to meet high building efficiency and
conservation standards … does not establish that its [GHG] emissions from
transportation activities lack significant impacts.” (Center for Biological Diversity v. Cal.
Dept. of Fish and Wildlife (“Newhall Ranch”) (2015) 62 Cal.4th 204, 229.) As such, newer
developments must be more GHG-efficient. (See Newhall Ranch, 62 Cal.4th at 226.).
Response: The commenter asserts the Draft IS/MND's GHG plan consistency analysis is
inadequate on the basis that "consistency with relevant policies cannot be used to determine a
Project’s significance, as projects must incorporate emission reductions measures beyond those
that comprise basic requirements." As a point of clarification, under CEQA, emissions reduction
measures are typically implemented if a project would exceed an applicable air quality or GHG
threshold of significance, which is not the case for the proposed project. The analysis on page
78 of the Draft IS/MND referenced by the commenter responds to the CEQA GHG checklist
question “Would the project conflict with an applicable plan, policy, or regulation adopted for the
purpose of reducing the emissions of GHG emissions?” The analysis that follows on pages 78
to 79 of the Draft IS/MND factually demonstrates why the proposed project would not conflict
with the CARB Scoping Plan, SCS, the City’s General Plan, and the City’s Energy Action Plan.
The commenter has not provided any specific evidence demonstrating the project may conflict
with these plans.
As stated in the Draft IS/MND, the proposed project is a "transit-oriented, infill, mixed use
development" (pg. 1 of the Draft IS/MND). The project consists of a primarily residential
development and is within half-a-mile of three Major Transit Stops (MTS), including Foothill
Transit bus lines 187 and 270, Metro bus line 264, and the Metro Gold Line rail service (see pg.
127 of the Draft IS/MND). The proposed project's proximity to transit (an inherent project
feature) would serve to reduce VMT and associated mobile source emissions compared to a
project that did not have access to a MTS. Based on the Transportation Impact Study prepared
by Linscott Law & Greenspan Engineers, the VMT reductions attributable to the mixed-use
nature of the project and its proximity to the Metro Gold Line are estimated to reduce residential
VMT (and associated GHG emissions) by 25% for the residential land use and by 36% for the
non-residential land use (see pg. 32 of the Draft IS/MND Appendix H). In addition, the proposed
project would incorporate 163 short- and long-term bike parking with storage on the exterior
ground floor and within the parking areas (see pg. 126 Draft IS/MND) and undertake right-ofway improvement on streets abutting the site (Pomona Avenue, Evergreen Avenue, and
Primrose Avenue), including new curb cuts and sidewalks (see pg. 6 of the Draft IS/MND). As
such, the project would incorporate mobile source emission reduction measures as project
design features.
L4.18 Lastly, as discussed above, the MND utilized a flawed CalEEMod model and, as such, it
cannot be relied upon to determine the significance of the Project’s GHG emissions.
SWAPE has presented a “fair argument” that the emissions model in the MND is flawed
and the City must make the necessary corrections before approving this Project.
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Response: As discussed in Response to Comments L4.4 through L4.8 and L4.10, the City has
updated and revised the CalEEMod emissions estimates contained in the Draft IS/MND to
address public comments where necessary and appropriate to do so (see Section 2.0,
Revisions to the IS/MND). The revised emissions estimate clearly demonstrate, as originally
concluded in the Draft IS/MND, the proposed project’s construction and operational emissions
would not exceed any CEQA significance threshold recommended for use by the SCAQMD.
Thus, the emissions estimates contained in the Draft IS/MND are adequate, and the revised
emissions estimates prepared for the project merely correct minor errors in the Draft IS/MND,
clarify information in the Draft IS/MND, and confirm the findings of the Draft IS/MND. As such,
the commenter has not provided any project-specific, fact-based evidence to support its claim
there is a fair argument the proposed project may have a significant air quality or GHG impact
on the environment. Furthermore, the revised text does not result in any new substantial
environmental impacts and does not constitute significant new information requiring recirculation
pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA Guidelines (14
California Code of Regulations Section 15088.5).
L4.19 SWAPE’s Updated GHG Analysis Indicates a Significant Impact. Based on their updated
CalEEMod analysis using updated input parameters, SWAPE compared the Project’s
GHG emissions to the SCAQMD’s 2035 service population efficiency threshold of 3.0
MTCO2e/SP/year. (Ex. B, p. 18.) According to SWAPE’s calculations, the Project would
emit approximately 4.8 MT CO2e/SP/year, exceeding SCAQMD’s 2035 service
population efficiency threshold. (Ex. B, p. 19.) SWAPE’s calculation constitute a “fair
argument” that the Project will have significant GHG impacts. As such, the City must
prepare an EIR to properly analyze GHG emissions and to mitigate those emissions to a
less-than significant level.
Response: The commenter’s analysis is incorrect for several reasons. First, as discussed in
Response to Comments L4.4 through L4.8 and L4.10, and as shown in Section 2.0, Revisions
to the IS/MND, the City has updated and revised the CalEEMod emissions estimates contained
in the Draft IS/MND to address public comments where necessary and appropriate to do so.
The revised emissions estimate clearly demonstrate, as originally concluded in the Draft
IS/MND, the proposed project’s construction and operational emissions would not exceed any
CEQA significance threshold recommended for use by the SCAQMD. Thus, the emissions
estimates contained in the Draft IS/MND are adequate, and the revised emissions estimates
prepared for the project merely correct minor errors in the Draft IS/MND, clarify information in
the Draft IS/MND, and confirm the findings of the Draft IS/MND. Second, the commenter asserts
the use of the SCAQMD's service population efficiency target goal of 3.0 metric tons of carbon
dioxide equivalents per service population per year (MTCO2e/SP/yr) may be more appropriate
to assess the project's GHG emissions. The commenter does not provide a specific reason for
this assertion, which is not factually supported for the reasons outlined in Response to
Comment L4.16. Furthermore, the commenter’s GHG analysis compares the projects GHG
efficiency in 2022 to the SCAQMD’s Tier 4 GHG efficiency threshold for year 2035, and it is not
appropriate to compare current emissions to future thresholds without attempting to make any
adjustment to account for changes in emissions that would occur through various programs
intended to reduce GHG emissions over time (e.g., increases in vehicle fuel efficiency). For
these reasons, the commenter has not provided any project-specific, fact-based evidence to
support its claim there is a fair argument the proposed project may have a significant air quality
or GHG impact on the environment. Furthermore, the revised text does not result in any new
substantial environmental impacts, and does not constitute significant new information requiring
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recirculation pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA
Guidelines (14 California Code of Regulations Section 15088.5).
L4.20 The MND’s Analysis of Hazardous Materials is Inadequate. The Phase I Environmental
Site Assessment (Phase I ESA) for the Project (Appendix E) found that the site was used
for agricultural purposes and a lumber yard from 1952 to 1995 (MND, p. 83). The Phase I
concluded: … it would be prudent for the owner of the subject property to determine
whether sampling relating to the former agricultural use of the subject property is required
by the local planning department or other applicable oversight agency prior to the
commencement of redevelopment activities. Despite this finding, the MND does not
document that any effort was made in a subsequent Phase II ESA (Appendix F) to
sample soil for the presence of pesticides.
Response: As discussed in Section 4.0 of the Project Phase II Soil Investigation (Appendix F of
the IS/MND), soil results were reviewed and compared to the May 2018 U.S. EPA Industrial and
Residential Regional Screening Levels (RSLs), Region 9. The RSLs are risk-based
concentrations derived from standardized equations combining exposure information
assumptions with U.S. EPA toxicity data. The RSLs are used for site screening and as initial
cleanup goals, if applicable. The RSLs are considered by the U.S. EPA to be protective for
humans (including sensitive groups) over a lifetime; however, they are not always applicable to
a particular site and do not address non-human health endpoints, such as ecological impacts.
The soil results for metals were further compared to the background concentrations of metals
that naturally exists in Southern California soils. A study titled Background Concentrations of
Trace and Major Elements in California Soils, dated March 1996, by the Kearney Foundation of
Soil Science was also reviewed for information on the concentrations of background metals in
California soils. The Kearney report is a relevant source used by public policy makers and those
in the private sector concerned with environmental remediation and land use planning.
As discussed in Sections 4.2 and 5.0 of the Project Phase II Soil Investigation, phenol was
detected in the sample analyzed from boring B-6 at a concentration of 0.36 milligrams per
kilogram (mg/kg). However, this concentration is below both its residential and industrial RSL.
Therefore, impacts to nearby residents and workers will be less than significant.
The investigation and determination of appropriate cleanup action for a contaminated site is
governed by CERCLA and California Health and Safety Code and is regulated by the
Department of Toxic Substances Control (DTSC) and authorities delegated by DTSC, including
the Los Angeles County Fire Department’s Health Hazardous Materials Division (HHMD) and
the Regional Water Quality Control in certain instances. As long as mitigation measures require
full compliance with these laws, regulations, and processes prior to receipt of building permits
for the project, the project impact can be concluded to be less than significant. Mitigation
measure HAZ-1 ensures that all legal processes for the investigation and cleanup of past
contamination are followed and completed prior to issuance of building permits. Further, the City
cannot preempt the authority of these responsible agencies in dictating the specifics of these
processes. Recent case law in Center for Biological Diversity v. California Department of Fish
and Wildlife (2015) 62 Cal.4th 204, 219-223 (Newhall Land and Farming Company) clarifies that
compliance with other laws and regulations prior to construction, is considered adequate
mitigation. Finally, phenol was detected above laboratory reporting limits in one sample, but
concentrations were below screening levels. Therefore, concentrations of phenol at the project
site are minimal and likely will require no further action by the responsible agencies.
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L4.21 The MND makes no mention of the potential for residual pesticides to be potentially
present in Project site soils and makes no provisions for mitigation, such as soil testing.
Only vague references are made, in mitigation measure HAZ-1, for a site management
plan to “address plans for encountering, handling, and disposing of soil potentially
impacted by hazardous materials (including pesticides)” (MND, p. 84). Without testing for
pesticides in soil, mitigation measure HAZ-1 will be ineffective for addressing potential
pesticide contamination because construction personnel will be unaware of any residual
contamination since such contamination cannot be seen or smelled. (Ex. B, p. 2.).
Response: See Response to Comment L4.20.
L4.22 According to SWAPE, an EIR is necessary to disclose the results of testing the soils,
sitewide, for pesticides. (Ex. B, p. 2.) The sampling should adhere to guidance published
by the DTSC, entitled “Interim Guidance for Sampling Agricultural Properties.” (Id.) The
results of the sampling should be evaluated for health risks and any mitigation that would
be necessary to protect construction worker health and health of adjacent residents
(some located as close as 115 feet from the Project) should be identified in a subsequent
EIR.(Id.) Mitigation, for handling any soil that would contain concentrations of pesticides
at hazardous waste levels, should also be identified in a subsequent EIR. (Id.) Without
conducting this necessary analysis, the City has not provided substantial evidence that
the Project’s hazardous material impacts are less than significant.
Response: See Response to Comment L4.20.
L4.23 For the foregoing reasons, the MND for the Project should be withdrawn, an EIR should
be prepared, and the draft EIR should be circulated for public review and comment in
accordance with CEQA. Thank you for considering these comments.
Response: As explained in Responses to Comments 4.2 through 4.23, the commenter has not
provided any project-specific, fact-based evidence to support the claim the proposed project
would have unmitigated adverse impacts. The City has provided updated information regarding
the project and its potential impacts as part of these responses. This updated information
clarifies the findings of the Draft IS/MND confirms that the Project would not result in any new or
more severe unmitigated adverse impacts. An EIR is not appropriate or necessary, and the
MND is sufficient under the CEQA Guidelines.
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1.2.5 Mr. Mitchell M. Tsai: Attorney for Southwest Regional Council of Carpenters (L5)
(12 pages)
L5.1 On behalf of Southwest Regional Council of Carpenters (“Commenters” or “Southwest
Carpenters”), my Office is submitting these comments on the City of Monrovia’s (“City” or
“Lead Agency”) Initial Study/Mitigated Negative Declaration (“IS/MND”) for the 127
Pomona Specific Plan and Mixed-Use Development Project (“Project”). The Project
proposes a mixed-use development with residential and commercial uses on a 1.83-acre
site. The residential component consists of 310 apartment units, 25 of which are affordable
units set aside for very-low-income and moderate-income households. The development
would be seven stories in height (95 ft maximum) with approximately 347,545 square feet
of floor area above grade with two levels of underground parking and one level of at-grade
parking. IS/MND, p. 1. The Project also proposes a parcel map to consolidate 7 parcels
into a single 1.83-acre parcel: APNs 8507-002-033, 8507-002-034, 8507-002-035, 8507002-038, 8507-002-039, 8507-002-907, 8507-002-908. IS/MND, p. 2. The Southwest
Carpenters is a labor union representing 50,000 union carpenters in six states, including in
southern California, and has a strong interest in well-ordered land use planning and
addressing the environmental impacts of development projects. Individual members of the
Southwest Carpenters live, work, and recreate in the City of Monrovia and surrounding
communities and would be directly affected by the Project’s environmental impacts.
Commenters expressly reserve the right to supplement these comments at or prior to
hearings on the Project, and at any later hearings and proceedings related to this Project.
Cal. Gov. Code § 65009(b); Cal. Pub. Res. Code § 21177(a); Bakersfield Citizens for Local
Control v. Bakersfield (2004) 124 Cal. App. 4th 1184, 1199-1203; see Galante Vineyards v.
Monterey Water Dist. (1997) 60 Cal. App. 4th 1109, 1121. Commenters incorporate by
reference all comments raising issues regarding the EIR submitted prior to certification of
the EIR for the Project. Citizens for Clean Energy v City of Woodland (2014) 225
Cal.App.4th 173, 191 (finding that any party who has objected to the Project’s
environmental documentation may assert any issue timely raised by other parties).
Moreover, Commenter requests that the Lead Agency provide notice for any and all
notices referring or related to the Project issued under the California Environmental Quality
Act (“CEQA”), Cal Public Resources Code (“PRC”) § 21000 et seq, and the California
Planning and Zoning Law (“Planning and Zoning Law”), Cal. Gov’t Code §§ 65000–65010.
California Public Resources Code Sections 21092.2, and 21167(f) and Government Code
Section 65092 require agencies to mail such notices to any person who has filed a written
request for them with the clerk of the agency’s governing body.
Response: The City acknowledges the Southwest Regional Council of Carpenters comment.
The Lead Agency shall notify commenter of all further actions pertaining to the proposed
project.
L5.2 THE PLANNING COMMISSION SHOULD HAVE AN OPPORTUNITY TO REVIEW THE
ENTIRETY OF THE IS/MND WITH ALL PUBLIC COMMENTS PRIOR TO DECIDING TO
RECOMMEND PROJECT APPROVAL TO THE CITY COUNCIL. The City’s Planning
Commission will be holding a hearing on the Project to decide whether to recommend
approval of the Project to the City Council on October 9, 2019, which coincides with the
last day of the comment period for the IS/MND. As a result, neither the Planning
Commission nor the planning department staff will have had opportunities to review and
digest all public comments submitted regarding the IS/MND prior to the October 9
Planning Commission hearing. The public comment period began on September 9, 2019
and ends on October 9, 2019 “at the conclusion of the Planning Commission hearing.”
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September 5, 2019, Notice of Intent to Adopt a Mitigated Negative Declaration and Notice
of Public Hearing. One of CEQA's basic purposes is to inform government decisionmakers and the public about the potential significant environmental effects of proposed
projects (14 Cal Code Regs §15002(a)(1)) and to disclose to the public the reasons for
approval of a project that may have significant environmental effects (14 Cal Code Regs
§15002(a)(4)). By not giving the City’s planning staff and the Planning Commission
adequate time to process and consider all public comments submitted regarding the
IS/MND within the comment period, the Planning Commission’s decision to recommend
approval of the Project will be uninformed and render CEQA’s circulation and public
comment requirements futile. Commenter requests that the Planning Commission
continue this hearing to consider the Project and the IS/MND until such time it could
adequately consider all public comments submitted regarding the IS/MND.
Response: The Planning Commission hearing was continued to a later date, and the
Commission will have the opportunity to consider these written responses to comments as part
of its decision-making process.
L5.3 The City Should Prepare an EIR for the Project. A strong presumption in favor of requiring
preparation of an EIR is built into CEQA. This presumption is reflected in what is known as
the "fair argument" standard, under which an agency must prepare an EIR whenever
substantial evidence in the record supports a fair argument that a project may have a
significant effect on the environment. Quail Botanical Gardens Found., Inc. v City of
Encinitas (1994) 29 CA4th 1597, 1602; Friends of "B" St. v City of Hayward (1980) 106
CA3d 988, 1002. The fair argument test stems from the statutory mandate that an EIR be
prepared for any project that "may have a significant effect on the environment." Pub Res
C §21151; No Oil, Inc. v City of Los Angeles (1974) 13 C3d 68, 75; Jensen v City of Santa
Rosa(2018) 23 CA5th 877, 884. Under this test, if a proposed project is not exempt and
may cause a significant effect on the environment, the lead agency must prepare an EIR.
Pub Res C §§21100(a), 21151; 14 Cal Code Regs §15064(a)(1), (f)(1). An EIR may be
dispensed with only if the lead agency finds no substantial evidence in the initial study or
elsewhere in the record that the project may have a significant effect on the environment.
Parker Shattuck Neighbors v Berkeley City Council (2013) 222 CA4th 768,785.In such a
situation, the agency must adopt a negative declaration. Pub Res C§21080(c)(1); 14 Cal
Code Regs §§15063(b)(2), 15064(f)(3). "Significant effect upon the environment" is
defined as "a substantial or potentially substantial adverse change in the environment."
Pub Res C §21068; 14 Cal Code Regs §15382. See §13.2. A project "may" have a
significant effect on the environment if there is a "reasonable probability" that it will result
in a significant impact. No Oil, Inc. v City of Los Angeles, 13 C3d at 83 n16; Sundstrom v
County of Mendocino (1988) 202 CA3d296, 309. If any aspect of the project may result in
a significant impact on the environment, an EIR must be prepared even if the overall effect
of the project is beneficial. 14 Cal Code Regs §15063(b)(1). See County Sanitation Dist.
No. 2 v County of Kern (2005) 127 CA4th 1544, 1580. This standard sets a "low threshold"
for the preparation of an EIR. Consolidated Irrig. Dist. v City of Selma (2012) 204 CA4th
187, 207; Nelson v County of Kern (2010) 190 CA4th 252; Pocket Protectors v City of
Sacramento (2004) 124 CA4th 903, 928; Bowman v City of Berkeley (2004) 122 CA4th
572, 580; Citizen Action to Serve All Students v Thornley (1990) 222 CA3d 748, 754;
Sundstrom v County of Mendocino (1988) 202 CA3d 296, 310. If substantial evidence in
the record supports a fair argument that the project may have a significant environmental
effect, the lead agency must prepare an EIR even if other substantial evidence before it
indicates the project will have no significant effect. See Jensen v City of Santa Rosa
(2018) 23 CA5th 877, 886; Clews Land & Livestock v City of San Diego (2017) 19 CA5th

127 Pomona Avenue Mixed-Use
City of Monrovia
December 2, 2019

Page 65

Initial Study/MND
Response to Comments

161, 183; Stanislaus Audubon Soc'y, Inc. v County of Stanislaus (1995) 33 CA4th 144,
150; Brentwood Ass'n for No Drilling, Inc. v City of Los Angeles (1982) 134 CA3d 491;
Friends of "B" St. v City of Hayward (1980) 106 CA3d 988. See also 14 Cal Code Regs
§15064(f)(1). As explained in full below, there is a fair argument that the Project will have a
significant effect on the environment. As a result, the “low threshold” for preparation of an
EIR has been met and the City must prepare an EIR.
Response: The IS/MND prepared for the proposed project fully discloses all potentially
significant impacts and incorporates all feasible mitigation necessary to reduce potentially
significant impacts to less than significant. As explained in responses below, there is not a fair
argument that the project will have a significant effect on the environment; preparation of an EIR
is not necessary.
L5.4 CEQA Requires Revision and Recirculation of a Mitigated Negative Declaration. When
Substantial Changes or New Information Comes to Light Once a negative declaration has
been circulated, it may need to be recirculated for another round of review and comment if
it is “substantially revised” after the public notice of the first circulation period has been
given. CEQA Guidelines § 15073.5(a). A substantial revision includes two situations (14
Cal Code Regs §15073.5(b)):
•
•

A new, avoidable significant effect is identified, and to reduce that effect to a level of
insignificance, mitigation measures or project revisions must be added.
The lead agency finds that the mitigation measures or project revisions originally
included in the negative declaration will not reduce potentially significant impacts to a
level of insignificance, and new mitigation measures or project revisions are required.

New information will require recirculation when it amounts to a substantial revision of the
negative declaration, which is defined to mean the identification of new significant
environmental impacts or the addition of new mitigation that is required to avoid a
significant environmental impact. 14 Cal Code Regs §15073.5(b). If the new information
reveals a new significant impact that cannot be mitigated or avoided, then the lead agency
must prepare an EIR before approving the project. 14 Cal Code Regs §15073.5(d).
Revisions to a project to mitigate potentially significant environmental effects must be
included in the negative declaration that is circulated for public review. Pub Res C
§21080(c)(2); 14 Cal Code Regs §§15070(b), 15071(e). Based on the arguments set forth
below, in the alternative, Commenter requests that the City recirculate the IS/MND upon
making any revisions.
Response: Based on the responses to comments below, no substantial changes to the project
IS/MND have been made as a result of public comments, and no new impacts have been
identified; therefore, recirculation is not required. Please see responses to letters L4.
L5.5 It is well-established that “[a]n accurate, stable and finite project description is the sine qua
non of an informative and legally sufficient EIR.” County of Inyo v. City of Los Angeles
(1977) 71 Cal.App.3d 185, 193. “A curtailed, enigmatic or unstable project description
draws a red herring across the path of public input.” Id. at p. 198. The IS/MND Fails to
Adequately Describe the Project’s Eligibility for the Density Bonus, Incentives/Concessions
and Waivers. The IS/MND fails to adequately describe the Project’s eligibility for Density
Bonus Laws. The IS/MND concludes that the Project is eligible for a 20% density bonus
based on the Project’s inclusion of 13 very-low-income housing units. Based on the
IS/MND, the California Density Bonus Law purports to grant the Project with several
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benefits. First, the IS/MND claims the Project qualifies for a 20% density bonus, allowing it
to include more units over the Project’s base density. Second, the IS/MND lists one
incentive/concession to allow for the preparation of a specific plan for a mixed-use project
in the Western Gateway subarea on a site less than two acres in size. Third, the IS/MND
states that the Project will benefit from one waiver of development standard to increase
the maximum floor-area ratio (FAR) from 2.5 to 3.8, allowing the Project to be much
denser than it would otherwise be allowed. IS/MND, p. 92. Whether the 20% density
bonus amount of 20% and the number of incentives/concessions were properly calculated
pursuant to Government Code sections 65915 largely depends on what the base density
the Project is permitted to have without any density bonus. However, the IS/MND does not
provide the base density – i.e. how many of the 310 total residential units would be the
base density and how many are density bonus units. Since the IS/MND does not provide
the Project’s base density, the public is forced to speculate it. Thus, the IS/MND’s
description of the Project’s eligibility for density bonus is inadequate and misleading.
Response: Please see Response to Comments L.3.3 and L.3.4.
L5.6 The IS/MND Fails to Adequately Disclose, Analyze and Mitigate the Project’s Significant
Noise Impacts. The IS/MND discloses that the Project will have significant construction
noise impacts and proposes mitigation measures. However, the IS/MND fails to
adequately disclose all potential noise impacts of the Project and as a result, fails to
adequately mitigate such impacts to a less than significant level. The IS/MND Fails to
Adequately Disclose the Project’s Noise Impacts. The IS/MND states that Monrovia
Municipal Code (MMC) Chapter 9.44 establishes allowable noise standards for residential
uses, indicating that noise levels on residential properties shall not exceed 55 dBA
between 7:00 AM and 9:00 PM and 50 dBA between 9:00 PM and 7:00 AM. MMC Chapter
9.44 exempts very short-term increases for “bursts of noise” from the aforementioned
noise standards for certain activities including construction or demolition work but only
during weekdays, 7:00 AM to 7:00 PM. IS/MND, pp. 98-99. Despite the fact that
construction or demolition work outside of weekday hours are not exempted from MMC’s
noise standards, the IS/MND admits that “some Saturday construction could be expected.
On Saturdays, construction activity is not exempted from the City’s noise regulations.”
IS/MND, p. 101. As a result, in light of the IS/MND’s allowance of weekend construction
activity, the IS/MND fails to disclose that the Project’s foreseeable weekend construction
activities will violate MCC Chapter 9.44’s allowable noise standards not to exceed 55 dBA
during the day. Because the IS/MND states that construction noise “will range between 61
dBA and 81 dBA throughout the construction process,” the Project will violate the MMC’s
noise standards on weekends and the IS/MND fails to disclose such significant impacts.
IS/MND, p. 102.
Response: This comment addresses construction noise and specifically contends that the
construction of the proposed project would result in significant noise impacts due to the potential
for work to occur on weekends. The commenter cites the IS/MND (see page 98) which
references the exemption for construction activity included in City’s Noise Ordinance of the
Monrovia Municipal Code (Chapter 9.44). The IS/MND reference indicates that construction and
demolition work is exempted from the Noise Ordinance “between the hours of 7:00 a.m. and
7:00 p.m. on weekdays.” Therefore, since project construction could occur on weekends and
exceed the Noise Ordinance Standard of 55 dBA that applies to non-exempt activities, the
project would violate Noise Ordinance standards.
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Upon review of this comment, it was determined that the IS/MND document incorrectly cites the
provision of the Noise Ordinance that addresses the construction and demolition exemption.
The IS/MND indicates that the exemption applies on weekdays between the hours of 7:00 a.m.
and 7:00 p.m. However, the actual provision of the Noise Ordinance [9.44.080(F)] also exempts
construction and demolition work during weekends and holidays between the hours of 9:00 AM
and 6:00 PM. The full text of this provision is provided below, with that part that inadvertently
was left out of the IS/MND document underlined.
(F) Construction or demolition work conducted between the hours of 7:00 a.m. and 7:00
p.m. on weekdays and the hours of 9:00 a.m. and 6:00 p.m. on weekends and holidays.
Since by law the proposed project would not involve construction or demolition work outside of
the hours proscribed by the Noise Ordinance, including work on weekends and holidays, it
would not violate the provisions of the Noise Ordinance nor would it result in any significant
construction noise impacts that were not evaluated in the IS/MND.
No revisions to the IS/MND document are warranted in response to this comment except those
clarifying revisions needed to correct the error related to the construction and demolition
exemption contained in the Noise Ordinance. Those corrections are provided in Section 2.0,
Revisions to the IS/MND. The revised text for the IS/MND does not result in any new substantial
environmental impacts and does not constitute significant new information requiring recirculation
pursuant to CEQA (Public Resources Code Section 21092.1) or the CEQA Guidelines (14
California Code of Regulations Section 15088.5).
L5.7 The IS/MND Improperly Defers the Formulation of Noise Mitigation Measure MM-NOI-3.
The IS/MND fails to adequately mitigate the Project’s significant noise impacts by deferring
the formulation of Mitigation Measure MM NOI-3. Section 15126.4(a)(1)(B) of the CEQA
Guidelines states “[f]ormulation of mitigation measures shall not be deferred until some
future time.” While specific details of mitigation measure may be deferred, an agency is
required to (1) commit itself to mitigation, (2) adopt specific performance standards the
mitigation will achieve, and (3) identify the type(s) of potential action(s) that can feasibly
achieve that performance standard and that will be considered, analyzed, and potentially
incorporated in the mitigation measure. See Preserve Wild Santee v. City of Santee (2012)
210 Cal.App.4th 260, 281; San Joaquin Raptor Rescue Center v. County of Merced (2007)
149 Cal.App.4th 645, 671. The IS/MND proposes MM NOI-3 to mitigate the Project’s
construction noise impacts. However, the IS/MND allows the deferral of the formulation of
“a construction management plan” to address the construction noise issues. IS/MND, p.
104.In addition, MM NOI-3 fails to provide specific performance standards for the
mitigation measure to achieve and for the preparation of the “construction management
plan.” The IS/MND uses vague phrases including (1) requiring “suitable” noise attenuation
devices, (2) requiring the use of a “quieter equipment” as opposed to “noisier equipment”
“to the maximum extent feasible,” (3) route construction traffic via designated truck routes
“to the maximum extent feasible,” and(4)prohibit construction-related heavy truck traffic in
residential areas “where feasible.” IS/MND, p. 104. The use of these vague terms and
phrases is the opposite of the specific performance standard that CEQA requires. As a
result, MM NOI-3 fails to provide sufficiently specific performance criteria to determine
whether the mitigation measure could actually and effectively mitigate the Project’s
significant construction noise impacts to a less than significant level, leaving “a fair
argument” that the Project will have a significant impact on the environment..
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Response: Mitigation Measure NOI-3 requires a construction management plan that provides
for various common sense “good neighbor” actions to minimize the amount of noise that will be
generated by project related construction and demolition. Among the activities addressed are
construction traffic routing, requiring mufflers for construction equipment, and notifying residents
of the construction schedule. The commenter criticizes this mitigation measure claiming it defers
the preparation of the construction management plan and fails to provide specific performance
standards for the mitigation measure to achieve.
Since, as discussed under response L5.6 above, all demolition and construction work will be
conducted during the days and times specified in and in compliance with the demolition and
construction exemption of the Noise Ordinance, construction impacts would be less than
significant even without the application of Mitigation Measure NOI 3; with or without mitigation,
Measure NOI 3 impacts from construction noise would be less than significant.
It should also be noted that requiring the construction management plan prior to the issuance of
building permits does not improperly defer mitigation is timely because construction noise will
not occur prior to the commencement of grading and construction activities. Details regarding
demolition and construction including timing/scheduling of grading and construction phases,
equipment availability and characteristics cannot be identified prior to the development of
grading and building plans.
The use and staging of specific construction equipment would be subject to project-specific
conditions that would be described and justified in the construction noise management plan that
Mitigation Measure NOI-3 requires to be submitted to the City for review. CEQA and the State
CEQA Guidelines define “feasible” as “capable of being accomplished in a successful manner
within a reasonable period of time, taking into account economic, environmental, legal, social,
and technological factors (Public Resources Code (PRC) section 15364).” This standard
definition of feasibility pursuant to CEQA would be used during the review of the project’s
construction noise management plan to determine the basis for specific equipment selection,
construction traffic routing, mufflers and other noise attenuation devices, and specific methods
and procedures for construction notification and addressing construction noise complaints.
Also, Mitigation Measure MM NOI-3 will work in conjunction with Mitigation Measure MM NOI-2,
which requires the construction of an eight-foot-tall noise barrier along the western and
southwest frontage of the project site to reduce line-of-sight noise to sensitive receivers
adjacent to the site. MM NOI-3 also contains provisions to achieve the noise reduction required
to ensure compliance with Monrovia Municipal Code (MMC) Chapter 9.44 (Noise). Therefore, all
of the actions identified in MM NOI-3 will take place behind the noise barrier required by MM
NOI-2, which will reduce construction noise exposure for nearby sensitive uses in a manner that
complies with MMC Chapter 9.44.
L5.8 The IS/MND Fails to Adequately Analyze and Mitigate the Project’s Hazards Impacts. The
IS/MND discloses that the Project Site contains hazardous materials and the Phase II ESA
detected phenol in the soil of the Project Site. IS/MND, p. 84. The IS/MND further admits
that evidence of a release is subject to CERCLA. As such, the IS/MND admits that the
Project’s potential hazardous materials release impact is significant and seeks to mitigate
such significant impacts. Id. Commenters are especially concerned about the potential
release of phenol contained in the Project Site’s soil, which will be disturbed during
construction. Rather than conducting further site investigations and consulting with the
California Environmental Protection Agency (CalEPA) before Project approval, the IS/MND
allows such consultation and notification to CalEPA to happen after Project approval.

127 Pomona Avenue Mixed-Use
City of Monrovia
December 2, 2019

Page 69

Initial Study/MND
Response to Comments

IS/MND, p. 84. As a result, the IS/MND fails to adequately analyze the extent of the
Project’s impacts with the potential for release of hazardous materials.
Response: The investigation and determination of appropriate cleanup action for a
contaminated site is governed by CERCLA and California Health and Safety Code and is
regulated by the Department of Toxic Substances Control (DTSC) and authorities delegated by
DTSC, including the Los Angeles County Fire Department’s Health Hazardous Materials
Division (HHMD) and the Regional Water Quality Control in certain instances. As long as
mitigation measures require full compliance with these laws, regulations, and processes prior to
receipt of building permits for the project, the project impact can be concluded to be less than
significant. Mitigation measure HAZ-1 requires that all legal processes for the investigation and
cleanup of past contamination are followed and completed prior to issuance of building permits.
Further, the City cannot preempt the authority of these responsible agencies in dictating the
specifics of these processes. Recent case law in Center for Biological Diversity v. California
Department of Fish and Wildlife (2015) 62 Cal.4th 204, 219-223 (Newhall Land and Farming
Company) clarifies that compliance with other laws and regulations prior to construction, is
considered adequate mitigation. Finally, phenol was detected above laboratory reporting limits
in one sample, but concentrations were below screening levels. Therefore, concentrations of
phenol at the project site are minimal and likely will require no further action by the responsible
agencies.
L5.9 The IS/MND Defers Mitigation of the Project’s Hazards Impacts. The IS/MND fails to
adequately mitigate the Project’s significant hazards impacts by deferring the formulation
of Mitigation Measure MM HAZ-1. Section 15126.4(a)(1)(B) of the CEQA Guidelines states
“[f]ormulation of mitigation measures shall not be deferred until some future time.” While
specific details of mitigation measure may be deferred, an agency is required to (1)
commit itself to mitigation, (2) adopt specific performance standards the mitigation will
achieve, and (3) identify the type(s) of potential action(s) that can feasibly achieve that
performance standard and that will be considered, analyzed, and potentially incorporated
in the mitigation measure. See Preserve Wild Santee v. City of Santee (2012) 210
Cal.App.4th 260, 281; San Joaquin Raptor Rescue Center v. County of Merced (2007) 149
Cal.App.4th 645, 671. The IS/MND proposes MM HAZ-1 to mitigate the Project’s hazards
impacts. However, what the IS/MND defers is the adequate determination of site
conditions and extent of hazardous materials present at the Project Site prior to project
approval. Moreover, the IS/MND allows the deferral of the formulation of “a Site
Management Plan” to address the Project’s potential release of hazardous materials.
IS/MND, p. 84. However, MM HAZ-1 fails to provide specific performance standards for
the mitigation measure to achieve and for the preparation of the “Site Management Plan”
and does not even require a qualified hazardous materials consultant to review the Phase
II ESA. IS/MND, p. 84. As a result, it is impossible to determine whether the mitigation
measure MM HAZ-1 could actually and effectively mitigate the Project’s significant
hazards impacts. Thus, MM HAZ-1 fails to provide sufficiently specific performance criteria
to determine whether the mitigation measure could actually and effectively mitigate the
Project’s significant hazards impacts to a less than significant level, leaving “a fair
argument” that the Project will have a significant impact on the environment.
Response: The investigation and determination of appropriate cleanup action for a
contaminated site is governed by CERCLA and California Health and Safety Code and is
regulated by the Department of Toxic Substances Control (DTSC) and authorities delegated by
DTSC, including the Los Angeles County Fire Department’s Health Hazardous Materials
Division (HHMD) and the Regional Water Quality Control in certain instances. As long as
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mitigation measures require full compliance with these laws, regulations, and processes prior to
receipt of building permits for the project, the project impact can be concluded to be less than
significant. Mitigation measure HAZ-1 ensures that all legal processes for the investigation and
cleanup of past contamination are followed and completed prior to issuance of building permits.
Further, the City cannot preempt the authority of these responsible agencies in dictating the
specifics of these processes. Recent case law in Center for Biological Diversity v. California
Department of Fish and Wildlife (2015) 62 Cal.4th 204, 219-223 (Newhall Land and Farming
Company) clarifies that compliance with other laws and regulations prior to construction, is
considered adequate mitigation. Finally, phenol was detected above laboratory reporting limits
in one sample, but concentrations were below screening levels. Therefore, concentrations of
phenol at the project site are minimal and likely will require no further action by the responsible
agencies.
L5.10 THE PROJECT IS INCONSISTENT WITH THE GENERAL PLAN. The IS/MND provides
that the Project site lies within Area PD-12. The IS/MND states that developments in Area
PD-12 are required to comply with the general and specific provisions of Area PD-12
Development Guidelines, which is part of the City’s General Plan. One of the PD-12
General Provisions provide that “in order to encourage the inclusion of affordable
residential units, deviations in unit size, recreation space and parking based on the Zoning
Ordinance can be considered if at least 15% of the units are designated for moderateincome or 10% low income or 5% very low income. Units designated as affordable shall be
restricted for a minimum of 55 years.” IS/MND, p. 94. However, the IS/MND admits that
the Project only designates 4.2% of its units as very-low-income, not 5%. Therefore, the
proposed Project is inconsistent with PD-12’s General Provisions.
Response: The unit mix in the project will include 13 very-low-income units and 12 moderateincome units. Of the 310 total units, the 13 very-low-income units represent 4.2% and the
moderate-income units 3.8%. Because the project will provide both very-low-income and
moderate-income units whereas the General Plan requires one or the other—but not both—the
City has determined that the project meets the intent of the General Plan: to provide affordable
housing for different income groups.
L5.11 PD-12 General Provisions also require that (1) a minimum of two acres is required for a
specific plan and (2) the increase in FAR to 2.5:1 is allowed as an incentive to provide
underground or structured parking as part of a new development. IS/MND, p.94-95. As
analyzed below, the Project qualifies for one incentive/concession. As a result, the Project
is inconsistent with at least one of these two PD-12 General Provisions that cannot be
claimed as an incentive/concession.
Response: Because the project will provide both very-low-income and moderate-income units,
the City has determined that the project qualifies for one development incentive/concession and
additional waivers to physically accommodate the project. The City has waived the two-acre
project size standard and allowed an increase in the FAR (concession).
L5.12 THE PROJECT VIOLATES THE DENSITY BONUS LAWS. The Project is a large mixeduse development that proposes 310 residential apartment units, 25 of which will be
“affordable” units. However, only 13 of the 25 affordable units will be very-low-income
units. As explained above, the IS/MND fails to adequately describe how the Project
qualifies for the following under the Density Bonus Law: (1) a 20% market rate density
bonus above the base density, (2) one development incentive/concession and (3)one
waiver of development to accommodate the Project. IS/MND, p. 6. Based on the project

127 Pomona Avenue Mixed-Use
City of Monrovia
December 2, 2019

Page 71

Initial Study/MND
Response to Comments

description, the Project’s eligibility for the density bonus along with the incentives and
waivers are unclear. The IS/MND’s Density Bonus Calculations is Misleading. As stated
above, based on the IS/MND, the California Density Bonus Law purports to grant the
Project with several benefits. First, the IS/MND claims the Project qualifies for a 20%
density bonus, allowing it to include more units over the Project’s base density. Second,
the IS/MND lists one incentive/concession to allow for the preparation of a specific plan for
a mixed-use project in the Western Gateway subarea on a site less than two acres in size.
Third, the IS/MND states that the Project will benefit from one waiver of development
standard to increase the maximum floor-area ratio (FAR) from 2.5 to 3.8, allowing the
Project to be much denser than it would otherwise be allowed. IS/MND, p. 92. Whether the
20% density bonus amount was calculated correctly pursuant to Government Code
sections 65915(b) and (f) largely depends on what the base density the Project is
permitted to have without any density bonus. However, the IS/MND does not provide the
base density – i.e. how many of the 310 total residential units would be the base density
and how many are density bonus units? Since the IS/MND does not provide the Project’s
base density, the public is forced to speculate it. Thus, the IS/MND’s analysis of the
Project’s eligibility of density bonus is misleading.
Response: See Response to Comments L5.10 and L.5.11.
L5.13 The IS/MND Improperly Claims Two Incentives/Concessions Under Density Bonus Law.
Assuming that the Project is eligible for a 20% density bonus based on its dedication of 13
units for very-low-income units. the Project is eligible for only one incentive/concession.
Government Code section 65915(d)(2)(A) provides that “the applicant shall receive” “one
incentive or concession for projects that include…at least 5 percent for very low-income
households…” However, the IS/MND provides that the Project seeks two (2)
incentives/concessions, one of which is requested under the guise of a “waiver of
development.” One incentive/concession to allow for the preparation of a specific plan for
a mixed-use project (with residential above the ground floor) in the Western Gateway
subarea on a site less than two acres in size (the Land Use Element requires a minimum
site size of two acres). IS/MND, p. 92. Next, the IS/MND claims another
incentive/concession as a “waiver of development standard” to increase the maximum
floor-area ratio (FAR) from 2.5 to 3.8. Id. In fact, in another part of the IS/MND, the
IS/MND admits that the increase in FAR is actually a concession rather than a waiver of
development under Government Code section 65915(e). IS/MND, p. 95 (“The proposed
project has a FAR of 3.8. A concession from the 2.5 limit has been requested pursuant to
State Density Bonus Law.”) As a result, the IS/MND misapplied the State Density Bonus
Law to allow two incentives or concessions rather than the one it qualifies for. In
conclusion, the Project as proposed in the IS/MND violates the Density Bonus Law.
Response: See Response to Comments L5.10 and L.5.11.
L5.14 Commenters request that the City revise and recirculate the Project’s environmental
impact report to address the aforementioned concerns. If the City has any questions or
concerns, feel free to contact my office.
Response: As discussed in responses L5.1 through L5.13, the IS/MND fully discloses all
potentially significant impacts related to the proposed project and incorporates feasible
mitigation to ensure that all impacts are reduced to less than significant.
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1.2.6 Adriana Raza: Sanitation Districts of Los Angeles County (L6) (2 pages)
L6.1 4.19 - Utilities and Service Systems, page 130, response a) - The wastewater generated
by the proposed project will be treated at the San Jose Creek Water Reclamation Plant
(SJCWRP) located adjacent to the City of Industry.
Response: The City has revised the IS/MND to clarify wastewater discharges from the project
would be treated by the Los Angeles County Sanitation District at the San Jose Creek
Reclamation Plant (see Section 2.0, Revisions to the IS/MND). The revised text does not result
in any new substantial environmental impacts and does not constitute significant new
information requiring recirculation pursuant to CEQA (Public Resources Code Section 21092.1)
or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L6.2 4.19 - Utilities and Service Systems, page 131, Wastewater paragraph two - Based on the
Districts' average wastewater generation factors, the expected increase in average wastewater
flow from the project, described in the notice as 310 residential apartments, 10,000 square feet
of commercial space and a 3,600 square-foot leasing office, is 50,138 gallons per day, after all
structures on the project site are demolished.
Response: The City has revised the IS/MND to clarify the project would generate 50,138
gallons per day of wastewater (see Section 2.0, Revisions to the IS/MND). The revised text
does not result in any new substantial environmental impacts and does not constitute significant
new information requiring recirculation pursuant to CEQA (Public Resources Code Section
21092.1) or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L6.3 4.19 - Utilities and Service Systems, page 132, paragraph two of response c) -The Districts
are empowered by the California Health and Safety Code to charge a fee for the privilege of
connecting ( directly or indirectly) to the Districts' Sewerage System for increasing the strength
or quantity of wastewater discharged from connected facilities. This connection fee is a capital
facilities fee that is imposed in an amount sufficient to construct an incremental expansion of the
Sewerage System to accommodate the proposed project. Payment of a connection fee will be
required before this project is permitted to discharge to the Districts' Sewerage System. For
more specific information regarding the connection fee application procedure and fees, the
developer should contact the Districts' Wastewater Fee Public Counter.
Response: This comment provides information regarding a District Sewerage System
Connection Fee which is a capital facilities fee that will provide for the future expansion of the
Districts Sewerage System. The City has revised the IS/MND to include the provided
information (see Section 2.0, Revisions to the IS/MND). The revised text does not result in any
new substantial environmental impacts and does not constitute significant new information
requiring recirculation pursuant to CEQA (Public Resources Code Section 21092.1) or the
CEQA Guidelines (14 California Code of Regulations Section 15088.5).
L6.4 4.19- Utilities and Service Systems, page 132, paragraph three of response c)-Figures
regarding available capacity are provided based on the available capacities in two Districts'
wastewater treatment plants. As per item no. 1 of this letter, wastewater generated by the
proposed project will be treated at the Districts' SJCWRP. Adjust figures accordingly.
Response: The City has revised the IS/MND to clarify wastewater discharges from the project
would be treated by the Los Angeles County Sanitation District at the San Jose Creek
Reclamation Plant (see Section 2.0, Revisions to the IS/MND). The revised text does not result
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in any new substantial environmental impacts and does not constitute significant new
information requiring recirculation pursuant to CEQA (Public Resources Code Section 21092.1)
or the CEQA Guidelines (14 California Code of Regulations Section 15088.5).
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2.0 REVISIONS TO THE IS/MND
This section includes all revisions to the IS/MND made in response to comments received
during the IS/MND public comment period. All text revisions are indicated by strike-through
(deleted text) and underlining (added text) as errata to the IS/MND. All of the revisions
supersede the corresponding text in the IS/MND. None of the criteria listed in CEQA Guidelines
Section 15073.5 (Recirculation of a Negative Declaration Prior to Circulation) indicating the
need for recirculation of the IS/MND have been met as a result of the revisions. In particular:


The IS/MND has not been substantially revised;



No new, avoidable significant effect has been identified requiring the addition of
mitigation measures or project revisions; and



The City has not determined that the mitigation measures and project design features
included in the IS/MND will not reduce potential project impacts to less than significance.

Text revisions to the IS/MND are identified below and will be incorporated in the Final IS/MND.
On pages 38 to 39 in Section 4.3, Air Quality of the Draft IS/MND, Table 4.3-3 has been
revised as follows:
Table 4.3-4
Unmitigated Construction Emissions Estimates

Season

Maximum Daily Emissions (lbs./day)
ROG

NOX

CO

SO2

PM10

PM2.5

Summer 2020

4.49
3.6

96.08
84.8

31.23
27.5

0.23
0.2

7.43
6.9

4.27
2.8

Winter 2020

4.54
3.8

97.00
85.7

32.08
26.5

0.22
0.2

7.43
6.9

4.27
2.9

Summer 2021

3.39
3.3

24.79
20.9

29.80
26.0

0.08
0.1

4.90
4.6

1.98
1.7

Winter 2021

3.53
3.4

24.86
21.0

28.87
26.1

0.08
0.1

4.90
4.6

1.98
1.7

Summer 2022

45.90
11.1

9.57
6.8

12.89
9.3

0.02
0.0

0.78
0.8

0.51
0.4

Winter 2022

45.93
11.2

9.58
6.8

12.82
9.2

0.02
0.0

0.78
0.8

0.51
0.4

SCAQMD CEQA Threshold

75

100

550

150

150

55

Threshold Exceeded?

No

No

No

No

No

No

Source: MIG, 2018 2019 (see Appendix A) and SCAQMD 2015b.
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On page 40 in Section 4.3, Air Quality of the Draft IS/MND, the description of existing
emissions has been revised as follows:
“The light industrial use encompasses approximately 20,52039,500 square feet of floor
area.”
On page 42 in Section 4.3, Air Quality of the Draft IS/MND, Table 4.3-6 has been revised
as follows:
Table 4.3-6
Unmitigated Operational Emissions Estimates (Year 20232022)
Source
Maximum Daily Pollutant Emissions (Pounds Per Day) (A)
ROG
NOx
CO
SO2
PM10
PM2.5
(A)
127 West Pomona Avenue Mixed Use Project Emissions
0.30
25.63
<0.00
0.14
0.14
5.47
Area
7.1
0.3
26.7
0.0
0.1
0.1
1.05
0.45
0.01
0.09
0.09
0.12
Energy
0.1
1.1
0.4
0.0
0.1
0.1
4.81
35.18
0.12
12.22
3.31
2.59
Mobile
3.8
7.5
51.6
0.2
16.9
4.7
6.16
61.26
0.13
12.44
3.54
8.18
Total Project Emissions(B)
11.1
8.8
77.7
0.2
16.9
4.7
Existing 127 West Pomona Mixed Use Project Site Emissions
Total Existing Emissions(C)
1.17
1.42
3.65
0.0
0.0
0.0
Net Change in Emissions Levels
+4.74
+57.61
+0.12
+12.41
+3.51
+7.01
Total Net Change
+9.9
+7.4
+74.0
+0.2
+16.9
+4.7
SCAQMD CEQA Threshold
55
55
550
150
150
55
Threshold Exceeded?
No
No
No
No
No
No
Source: MIG, 20182019 (See Appendix A)

(A) Emissions presented are worst-case emissions and may reflect summer or winter emissions levels. Maximum daily ROG, CO,
SOX emissions occur during the summer. Maximum daily NOX emissions occur during the winter. In general, due to rounding,
there is no difference between summer and winter PM10 and PM2.5 emissions levels for the purposes of this table.
(B) Totals may not equal due to rounding. Stationary sources would add less than 0.000 pounds per day of emissions to the
project’s area, energy, and mobile source total.
(C) See Appendix A, Table 2-5.
(D) Totals may not equal due to rounding.
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On pages 42 to 43 in Section 4.3, Air Quality of the Draft IS/MND, Tables 4.3-7 and 4.3-8
have been revised as follows:
Table 4.3-7
Construction Emissions Localized Significance Thresholds Analysis
Maximum Onsite Pollutant Emissions
(B)
(lbs./day) (A)
Construction Phase
NOx
CO
PM10
PM2.5
33.2
21.8
1.9
1.6
Demolition
20.9
14.7
1.8
1.2
42.4
21.5
6.2
4.2
Site Preparation
18.3
7.7
2.5
1.7
26.4
16.1
2.7
1.9
Grading
15.1
6.5
2.2
1.4
19.2
16.8
1.1
1.1
Building Construction 2020
14.8
13.2
0.8
0.8
17.4
16.6
1.0
0.9
Building Construction 2021
13.6
12.9
0.7
0.7
10.8
12.3
0.5
0.6
Paving 2021
7.7
8.9
0.4
0.4
9.5
12.2
0.5
0.5
Paving 2022
6.8
8.9
0.3
0.3
Architectural Coating
1.4
1.8
0.1
0.1
(C)
SCAQMD LST Threshold
112.8
862.3
8.6
4.4
Threshold Exceeded?
No
No
No
No
Source: MIG, 20182019 (See Appendix A) and SCAQMD 2008, 2016c.
(A) Emissions estimated using CalEEMod, V 2016.3.2. Estimates are based on default model assumptions unless
otherwise noted in this report. Estimates are based on the mitigated construction onsite emissions estimates reported by
CalEEMod.
(B) Emissions presented are worst-case emissions and may reflect summer or winter emissions levels. In general, due to
rounding, there is no difference between summer and winter emissions levels for the purposes of this table.
(C) LST threshold presented is an interpolated value based on 1.5-acre project size and 35-meter receptor distance.
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Table 4.3-8
Operational Emissions Localized Significance Thresholds Analysis

(B)

Operational Emission Source

Maximum Onsite Pollutant Emissions
(lbs./day) (A)
NOx

CO

PM10

PM2.5

Area(C)

0.30

25.63
26.7

0.14

0.14

Energy

1.05
1.1

0.45

0.09

0.09

Mobile(D)

0.45
0.75

3.52
5.2

1.22
1.7

0.33
0.5

Total onsite Emissions

1.8
2.15

29.6
32.9

1.45
1.9

0.56
0.7

SCAQMD LST Threshold(E)

121

948

2.9

1.6

Threshold Exceeded?

No

No

No

No

Source: MIG, 20182019 (See Appendix A) and SCAQMD 2008, 2016c.
(A) Emissions estimated using CalEEMod, V 2016.3.2. Estimates are based on default model assumptions unless
otherwise noted in this report.
(B) Emissions presented are worst-case emissions and may reflect summer or winter emissions levels. In general, due to
rounding, there is no difference between summer and winter emissions levels for the purposes of this table.
(C) Area source emissions are from Table 5-54.3-6.
(D) Mobile source emissions are from Table 5-54.3-6. Total onsite mobile source emissions were presumed to be equal to
10% of total mobile emissions estimates.
(E) The LSTs are based on 1.8.-acre project size and 30.5-meter receptor distance.

On page 63 in Section 4.6, Energy of the Draft IS/MND, the discussion of energy
consumption is revised as follows:
“The proposed project would adhere to the 20162019 Building Energy Efficiency Standards
for Residential and Non-Residential building also known as Title 24, Part 6.”
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On page 77 in Section 4.8, Greenhouse Gas Emissions of the Draft IS/MND, Table 4.8-2 is
revised as follows:
Table 4.8-2
Project Construction GHG Emissions
Source
2020
2021
2022
Total(A)
Amortized GHG Estimate(B)

Annual GHG Emissions (Metric Tons per Year)
CO2
CH4
N2O
TOTAL MTCO2e
1,114.4
0.14
0.11
1,151.1
993.0
0.09
0.10
1,026.0
820.5
0.09
0.08
847.3
749.8
0.06
0.07
774.3
20.4
0.00
0.00
21.1
18.6
0.00
0.00
18.7
1,955.4
0.23
0.20
2,019.5
1,761.4
0.2
0.2
1,818.9
65.2
0.01
0.01
67.3
58.7
0.0
0.0
60.6

Source: MIG, 20182019 (see Appendix A)
(A) Totals may not equal due to rounding.
(B) Emissions are amortized over the life of the project, which is presumed to be 30 years.

On page 78 in Section 4.8, Greenhouse Gas Emissions of the Draft IS/MND, Table 4.8-3 is
revised as follows:
Table 4.8-3
Project Operational GHG Emissions (Net Change)

Emission Source
Area
Energy
Mobile(B)
Stationary
Waste
Water
Amortized Construction
Total(C)
SCAQMD Tier 3 Screening Threshold
SCAQMD Tier 3 Threshold Exceeded?

GHG Emissions (MTCO2e / Year)
Existing(A)
Proposed
Net Change
0.0
5.4
+5.4
1,307.4
+1,052.5
254.9
684.9
+430.0
1,536.1
+1,385.2
151.3
1,786.7
+1635.4
0.0
0.0
+0.0
23.2
+1.5
21.7
77.0
+55.3
208.7
+163.9
44.8
110.1
+33.2
67.3
67.3
0.0
60.6
+60.6
3,080.8
2,608.4
472.7
2,724.7
+2,252.0
–
–
3,000
–
–
No
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Source: MIG 2018 (see Appendix C).

(A) See Error! Reference source not found. for existing GHG emissions in the project site.
(B) CalEEMod 2016.3.2 does not incorporate GHG emissions reductions resulting from the State’s LCFS. Although LCFS
largely reduces GHG from upstream fuel processing (and not individual tailpipes) the aggregate effect on transportation
fuels is a reduction in GHG emissions throughout the state from lower fuel carbon content, including from the combustion of
fuels in motor vehicles. Accordingly, this EIR analysis reduces transportation combustion emissions pursuant to LCFS
requirements. Based on the latest estimate available from CARB, the LCFS regulation resulted in a 2.5% reduction in
average carbon intensity content in 2016 and should result in a 5% reduction in average carbon intensity in 2018. The
current LCFS regulation also requires a 10% reduction in average carbon intensity by 20232022. Thus, CalEEMod
transportation emissions were adjusted by multiplying by a factor of .925 (existing conditions) and 0.90 (proposed project) to
account for the LCFS regulation (CARB 2018a, 2018b).
(C) Totals may not equal due to rounding.

On page 98 in Section 4.13, Noise of the Draft IS/MND, the 4th sentence has been revised
as follows:
“Construction or demolition work conducted between the hours of 7:00 AM. and 7:00 PM on
weekdays and the hours of 9:00 a.m. and 6:00 p.m. on weekends and holidays.”
On page 101 in Section 4.13, Noise of the Draft IS/MND, the 4th paragraph has been
revised as follows:
“Construction Impacts
Construction noise is predicted based on the typical noise levels for various types of
construction activity for domestic housing projects, as provided by the U.S. Environmental
Protection Agency and presented in Table 3 in the noise study. Construction activity on the
site is estimated to start in 2020 and last 26 months. Construction hours generally would
occur Monday through Friday, between 7:00 AM and 7:00 PM. However, some Saturday
construction could be expected, although such these activities would comply with the Noise
Ordinance and only occur between the hours of 9:00 AM. and 6:00 PM. On Saturdays,
construction activity is not exempted from the City’s noise regulations.”
On page 101 in Section 4.13, Noise of the Draft IS/MND, the last paragraph has been
revised as follows:
“Noise to West Sensitive Receiver
The single-family residences to the west are approximately 115 feet from the nearest site
boundary and 480 feet from the farthest boundary. These increased distances beyond 50
feet will provide approximately 7 dBA of reduction from nearest point on the site and 20
dBA of reduction from the farthest point on the site, given that attenuation increases by 6
dBA for every doubling of distance. Therefore, construction noise will range between 61
dBA and 81 dBA throughout the construction process, depending on what equipment is
being used and on what portion of the site. The ambient noise levels at this receiver are
estimated to be 66 dBA during construction hours, based on data collected for the shortterm and long-term noise measurements. Construction noise is predicted to exceed 60
dBA, above the 55-dBA standard for residential neighborhoods and above the ambient by 5
dBA. However, since the project will comply with the City Noise Ordinance construction
exemptions and limit hours for construction and demolition activities to between the hours
of 7:00 AM. and 7:00 PM on weekdays and the hours of 9:00 a.m. and 6:00 p.m. on
weekends and holidays, construction noise impacts would be less than significant. If
construction activity occurs outside of exempted hours or on Saturday, impact would be
considered significant.”
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On page 102 in Section 4.13, Noise of the Draft IS/MND, the 1st paragraph has been
revised as follows:
“Noise to Southwest Sensitive Receiver
The multifamily residential building southwest of the project site is 100 feet from the nearest
site boundary and 500 feet from the farthest site boundary. These increased distances
beyond 50 feet will provide approximately 6 dBA of reduction from nearest point on the site
and 20 dBA of reduction from the farthest point on the site. Therefore, construction noise will
range between 61 dBA and 82 dBA throughout the construction process, depending on what
equipment is being used and on what part of the site. The ambient noise levels at this
receiver are estimated to be 59 dBA during construction hours, based on short-term noise
measurements. Construction noise is predicted to exceed 60 dBA above the 55-dBA
standard for residential neighborhoods and above the ambient by 5 dBA. However, since
the project will comply with the City Noise Ordinance construction exemptions and limit
hours for construction and demolition activities to between the hours of 7:00 AM. and 7:00
PM on weekdays and the hours of 9:00 a.m. and 6:00 p.m. on weekends and holidays,
construction noise impacts would be less than significant. If construction activity occurs
outside of exempted hours or on Saturday, impact would be considered significant.”
On page 130 in Section 4.19, Utilities and Service Systems of the Draft IS/MND, the last
paragraph is revised as follows:
“a)
Less Than Significant Impact. Wastewater discharges from the proposed project
would be treated by the Sanitation Districts of Los Angeles County (LACSD) at the San Jose
Creek Reclamation Plant (near Whittier next to City of Industry) and the Whittier Narrows
Reclamation Plant (in El Monte). Both This plants are is part of the District’s extensive Joint
Outflow System which has a combined capacity of nearly 600 million gallons per day (MGD).
The San Jose Creek Water Reclamation Plant is designed for primary, secondary, and
tertiary treatment for up to 100 MGD of wastewater and serves a population of
approximately one million people; the plant treats an average flow of approximately 64.6
MGD. The Whittier Narrows Reclamation Plant is designed for treatment of up to 15 million
MGD of wastewater and serves a population of approximately 150,000 people; the plant
treats an average flow of approximately 7.3 MGD.”
On page 131 in Section 4.19, Utilities and Service Systems of the Draft IS/MND, the 3rd
paragraph is revised as follows:
“The proposed project is anticipated to generate an estimated a maximum growth projection
of 570 residents, resulting in about 45,600 50,138 gallons per day (gpd) of wastewater. A
sewer capacity study was performed for the entirety of the 127 Pomona Specific Plan
project site and is discussed below. Pursuant to the MMC and Station Square Specific Plan,
each development in the Station Square Transit land use designation is asked to pay for a
share fee-in-lieu of improvements, or the project would be conditioned to have its own
studies performed.”
On page 132 in Section 4.19, Utilities and Service Systems of the Draft IS/MND, the 4th
paragraph is revised as follows:
“As a standard condition, prior to issuance of building permits, the developer would provide
the City with a detailed study that identifies any minor modifications required to the existing
conveyance system to accommodate proposed project needs. The Los Angeles County
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Sanitation Districts (LACSD) also requires the payment of a connection fee for the purpose
of constructing capital facilities for the incremental expansion of the Districts’ Sewerage
System. The proposed project would not result in a determination by the wastewater
treatment provider that it has inadequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments. Therefore, the impact would be less than
significant.”
On page 132 in Section 4.19, Utilities and Service Systems of the Draft IS/MND, the 5th
paragraph is revised as follows:
“As identified by LACSD, the San Jose Creek Water Reclamation treatment plants would not
exceed the treatment capacity of 100 MGD. and 15 MGD for the plants as specified in the
WDRs. The UWMP assumes an increase in wastewater generation accounting for 0.3% of
the reclamation plants’ capacity. Therefore, the impacts would be less than significant.”

Attachment "C"

December 3, 2019
Via E-Mail and Overnight Mail
City of Monrovia Planning Commission
415 South Ivy Avenue
Monrovia, CA 91016
planning@ci.monrovia.ca.us
Re:

127 Pomona Specific Plan and Mixed-Use Development Initial Study/MND
(ZA2018-0004, SP2019-0001, GPC2019-0002, TPM 82520, CUP2018-0016)

Dear Honorable Members of the Monrovia Planning Commission:
I am writing on behalf of the Supporters Alliance for Environmental Responsibility
(“SAFER”) regarding the Initial Study and Mitigated Negative Declaration (“IS/MND”)
prepared for the 127 Pomona Specific Plan and Mixed-Use Development Project (“Project”)
(ZA2018-0004, SP2019-0001, GPC2019-0002, TPM 82520, CUP2018-0016) in the City of
Monrovia (“City”). SAFER is a California nonprofit public benefit corporation whose purposes
include contributing to the preservation and enhancement of the environment and advocating for
programs, policies, and development projects that promote not only good jobs but also a healthy
natural environment and working environment.
We are pleased to announce that SAFER and the Project developer have agreed to
conditions to address the concerns SAFER raised in its letter dated October 9, 2019. Therefore,
SAFER withdraws its prior comments, and withdraws any appeals of the Project approvals
and/or CEQA documents for this Project. SAFER fully supports the Project and believes that it
will benefit the City while minimizing its environmental impacts.
Sincerely,

Richard Drury
Lozeau | Drury LLP
Cc: John Mayer, Senior Planner, jmayer@ci.monrovia.ca.us

DATA SHEET 1

Planning Conditions

Tentative Parcel Map No. 82520 and
Conditional Use Permit CUP2019-0005

123 West Pomona Avenue
137 West Pomona Avenue
141 West Pomona Avenue
145 West Pomona Avenue
1528 South Primrose Avenue
1532 South Primrose Avenue

Development of the subject property and operations on the site must remain in substantial
conformance at all times with the request and application forms and plans for Tentative
Parcel Map TPM 82520 and Conditional Use Permit CUP2019-0005 for a new sevenstory mixed-use residential/commercial development to include 310 apartment units (25
units are designated affordable), 10,000 square feet of ground-floor commercial space,
and a three-level (two underground) 479-space parking garage submitted by the
Applicant, as approved by the City Council and placed on file in the office of the Planning
Division, except as modified by the conditions imposed by the Planning Commission and
by subsequent modifications determined by the Director of Community Development to
be in substantial compliance with the conditions of approval. The term “Applicant” as used
herein shall include the applicant, the property developer, the property owner, and all
successors in interest to this Subdivision Map and Conditional Use Permit.
DEVELOPMENT STANDARDS
1. The development shall comply at all times with all standards, regulations,
requirements, guidelines and conditions set forth in “Station Square South Specific
Plan.”
2. All final building/architectural materials shall be submitted to the Planning Division
Manager for review and approval prior to building permit issuance. The review of final
materials shall include, but not be limited to, concrete masonry unit (CMU) walls, metal
panels, concrete textures, metal screens, glass guard rails, metal canopies, wood tile
cladding metal panel systems, vinyl windows systems, color schemes, and exterior
light fixtures.
3. The final decorative artwork element proposed on the south exterior wall of the
building and underneath the protruding metal panel systems (Material Legend Item
No. 9 of the plans) shall be submitted to the Development Review Committee for
review and approval. If this exterior wall feature is proposed as a public art piece, the
final design details shall be submitted to the Art and Public Places Committee for
review and approval. The Community Development Director shall determine the
appropriate body to review and approve the design.
4. Placement and design of mailboxes shall be reviewed and approved by both the U.S.
Postal Service and the Planning Division prior to installation and shall not be placed
in the public right-of-way.
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5. All roof mounted mechanical equipment shall be completely screened from street view
adjacent to the site by perimeter parapet walls, subject to review and approval by the
Community Development Director.
6. Ground level mechanical equipment shall be screened through the use of landscaping
or enclosures. Final screening method is subject to review and approval by the
Community Development Director.
7. Applicant shall ensure that the exterior portions of all Project structures (including, but
not limited to, roofs, balconies, decks, fences, stairs, stairways, walls, signs and
fixtures), as well as sidewalks, driveways and parking areas are operated and
maintained to prevent dilapidation, deterioration or disrepair consistent with Monrovia
Code of Ordinances Section 8.12.030.
8. Electrical power lines, telephone lines, and any other transmission lines (including,
without limitation, cable television lines, data transmission lines, communication lines,
other utility lines, etc.) to and from the development, and within the development, shall
be placed underground and provided to each unit.
9. All utilities and structures such as gas meters, electrical meters, and telephone
pedestal-mounted terminal boxes, surface mounted electrical transformers, or other
potential obstructions shall be noted on the plans in locations that will not impair public
access and in compliance with the Americans With Disabilities Act with provisions for
appropriate screening to the satisfaction of the Community Development Director.
These structures shall be incorporated into the building design whenever possible so
as not to be visible from the public right-of-way. Any equipment in the landscaped
areas shall be noted on the landscape/hardscape plan with provisions for appropriate
screening. Electrical transformers shall not be located in front of or within the main
public plaza (facing Pomona and Primrose Avenues) or the entry plaza to the lobby
(facing Pomona Avenue). If transformers are proposed within these areas they shall
be vaulted and placed underground.
10. Comprehensive Lighting Plan. Prior to issuance of a building permit, the project
developer shall submit a comprehensive lighting plan for review and approval by the
City Community Development Director, or designee. The lighting plan shall be
prepared by a qualified engineer (i.e., an engineer who is an active member of the
Illuminating Engineering Society of North America [IESNA]) and shall be in compliance
with applicable standards of the City’s Municipal Code. The lighting plan shall address
all aspects of lighting, including infrastructure, onsite driveways, recreation, safety,
signage, and promotional lighting, if any. The lighting plan shall include the following
in conjunction with other measures, as determined by the illumination engineer:
•

Exterior onsite lighting shall be shielded and confined within site boundaries.

•

No direct rays or glare shall be permitted to shine onto public streets or adjacent
sites.

•

Lighting fixtures that blink, flash, or emit unusual high intensity or brightness
shall not be permitted.
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•

The site shall not be excessively illuminated based on the illumination
recommendations of the IESNA.

The Lighting Plan shall be reviewed and approved prior to issuance of building
permits. Monitoring: The City’s Community Development Director, or designee, shall
review and approve the lighting plan prior to issuance of building permits.
11. No exterior lighting shall be installed without the approval of the Planning Division
Manager. All exterior lighting shall be designed, arranged, and installed so as to
confine direct rays onto the premises and to direct light away from adjacent structures.
12. Reflective glass, metallic, and other highly reflective and glare producing materials
shall not be used in new building construction. This Condition shall be printed on all
construction drawings.
13. Prior to issuance of any construction permits, the City of Monrovia Community
Development Director, or designee, shall verify that all construction plans include the
following note: “During construction, the construction contractor shall ensure,
through appropriate postings and daily visual inspections, that no unauthorized
materials are posted on any temporary construction barriers or temporary pedestrian
walkways, and that any such temporary barriers and walkways are maintained in a
visually attractive manner. In the event that unauthorized materials or markings are
discovered on any temporary construction barrier or temporary pedestrian walkway,
the Construction Contractor shall remove such items within 48 hours.” This
Condition shall be printed on all construction drawings.
14. Prior to issuance of a building Certificate of Occupancy, Deed restrictions and an
Affordable Housing Agreement and Covenant in a form approved by the City Attorney
must be recorded against the thirteen (13) affordable apartment units for 55 years that
meet all of the requirements for affordability for very-low income families and meet all
other criteria outlined in Government Code Section 65915.
15. Prior to issuance of building Certificate of Occupancy, Deed restrictions and an
Affordable Housing Agreement and Covenant in a form approved by the City Attorney
must be recorded against the twelve (12) affordable apartment units that meet all of
the requirements for affordability for moderate income families for 55 years and meet
all other criteria outlined in Government Code Section 65915.
LANDSCAPING
16. A Landscape and Irrigation Plan prepared by a licensed Landscape Architect shall be
submitted to the Planning Division for plan check showing the size, type, and location
of all planting areas and shall incorporate the following conditions of approval:
a. Landscaping shall be a combination of 24” and 36” box trees, shrubs,
groundcover, and turf except on the rooftop decks where 15 gallon trees can
be planted.
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b. All landscaping, including the landscaping located within the public open space
and amenity areas, shall be maintained by the applicant and shall include a
permanent automatic irrigation sprinkler system.
c. Any unimproved City right-of-way contiguous with the property shall be
landscaped and maintained by the Applicant and shall be incorporated into the
required landscape plan.
d. Hardscape improvements shall be provided in all common areas. The common
areas shall incorporate amenities for residents of the development to the
satisfaction of the Community Development Director. The improvements shall
be indicated on the final landscape/hardscape plan.
e. A landscape documentation package that complies with the requirements of
the Model Water Efficient Landscape Ordinance and shall be submitted to the
Planning Division for review and approval prior to landscape construction. A
Landscape Certificate of Completion shall be submitted to the Planning Division
at the completion of the installation, prior to request for a final inspection and
Certificate of Occupancy.
17. Public Open Space Easement. Easements for the following public areas shall be
dedicated to the City, to the satisfaction of the Community Development Director, City
Engineer and City Attorney: a main public plaza totaling 6,250 square feet located at
the northeast corner of South Primrose Avenue and Pomona Avenue and the entry
plaza facing Pomona Avenue that totals 712 square feet.. These public areas shall be
constructed and maintained by the Applicant or its successors in interest.
18. A Public Open Space and Amenity Plan shall be prepared in coordination with the
Landscape and Irrigation Plan showing the amenities proposed within the public open
space and amenity areas to the satisfaction of the Community Development Director.
The amenity improvements shall include, at a minimum, decorative permanent
seating, trash receptacles, and decorative hardscape.

PARKING
19. The parking structure driveway entrance shall be surfaced with Portland cement
concrete (3 1/2” minimum), interlocking pavers, or other suitable materials, which shall
be submitted to the Planning Division Manager and Public Works Department prior to
installation for review and approval.
20. A minimum of 50 public parking spaces shall be provided. The public parking spaces
shall be clearly marked and shall be open and accessible to the public from 6:00 AM
to 12:00 AM. Before any change is made in these hours, approval shall be obtained
from the Development Review Committee. No resident parking shall be permitted in
the designated public parking spaces in front of the gate. Signage shall be provided
to advise residents of this restriction.
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21. Driveway ramps shall be a maximum 15% grade.
22. Storage for a minimum of 31 short-term bicycle parking spaces and 163 long-term
bicycle parking spaces shall be provided onsite in a location that is satisfactory to the
Director of Community Development.
23. A final parking management plan shall be submitted to the Planning Division for the
review and approval of the Planning Division Manager. In addition to identifying how
the private residential parking area and the paid public parking area will be managed
separately and securely from each other, the parking management plan shall also
identify the location of the residential, residential guest, commercial, public paid
parking, Electrical Vehicle charging station, United States Postal Service (USPS), and
Americans with Disabilities Act (ADA) parking stalls within the parking structure, as
well as identify the location of the bicycle storage areas for the 163 bicycles on the
development site.
24. To prevent potential spillover parking impacts from the project into surrounding
residential neighborhoods, the Applicant shall prepare and submit a “Parking and
Circulation Management Plan” to the Director of Community Development (the
“Parking Plan”) for review and approval prior to issuance of a certificate of occupancy.
The Parking Plan shall identify various strategies and commitments by the Applicant
to prevent spillover parking impacts to nearby residential neighborhoods caused by
future project tenants, employees and patrons. At minimum, the Parking Plan shall
require the following:
a. A provision in the Rules and Regulations of all residential and commercial
leases prohibiting tenants and employees from parking on surrounding
residential streets.
b. A prohibition on tenants applying for neighborhood permit parking passes
should they become available.
c. A requirement to conduct a parking utilization study one year from issuance of
the project’s certificate of occupancy. The utilization study must demonstrate
that on-site parking is adequate to meet project demand. If the study shows
project parking demand exceeds the supply of off-street parking within the
project, the Applicant shall propose measures to reduce spillover parking
impacts, subject to review and approval by the Director of Community
Development. Such parking reduction strategies may include, but are not
limited to, (i) valet parking for commercial tenants, (ii) provision of transit passes
and/or ride-share subsidies for tenants who contractually commit not to own or
lease a single occupancy vehicle and (iii) demonstration of best efforts by the
applicant to lease off-site parking spaces for project tenants and commercial
employees within the vicinity of the project site.
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25. To address potential spillover parking impacts from the project into the surrounding
residential neighborhoods, Applicant shall also prepare and submit a “Parking
Violation Eviction Program” to the Community Development Director for review and
approval prior to issuance of a certificate of occupancy. The Parking Violation Eviction
Program shall layout a review and determination process that will result in the
identification and eviction of any of the Applicant’s residential and / or commercial
tenants for violation of the parking regulations contained in the Applicant’s lease Rules
and Regulations, as outlined above. Furthermore, the Parking Violation Eviction
Program shall contain provisions which allow the City to initiate a review, and to
participate in the adjudication process.
DEVELOPMENT IMPACT FEES
26. Open Space. The Applicant shall enter into an agreement with the City, which must
meet with the approval of the City Manager or his/her designee, and be acceptable in
form and substance to the City Attorney, to provide Open Space pursuant to the
requirements of the Land Use Element of the General Plan. The agreement shall
require the Applicant to provide land dedicated for Open Space or an in-lieu fee to
cover either the purchase of land for Open Space or the maintenance of the Open
Space. The Open Space land dedication and/or in-lieu fee is determined based upon
3.0 acres of land per 1,000 residents (130.68 square feet per resident) potentially
generated by the development. Required open space shall be 74,488 square feet of
land, which was calculated by multiplying 130.68 square feet per resident by 570
residents. The number of residents was calculated based on a projected occupancy
of 1.5 persons per bedroom (371 bedrooms). The in lieu fee shall be calculated by
multiplying the required open space by the Fair Market Value of the land as
determined by an appraisal. Alternatively, the Applicant also has the option of taking
all actions necessary to assist the City with forming a Community Facilities District and
approving a special tax in an amount necessary to fund the public open space. If the
Community Facilities District is formed and such special tax is approved, then this
parkland dedication or in-lieu fee requirement would be satisfied.
27. Public Art. In compliance with MMC Chapter 15.44 (Art in Public Places), the
Applicant shall either pay the in-lieu fee for arts or provide public art on the site.
Alternatively, the Applicant also has the option of taking all actions necessary to assist
the City with forming a Community Facilities District and approving a special tax in an
amount necessary to fund the public art. If the Community Facilities District is formed
and such special tax is approved, then the requirement of compliance with MMC
Chapter 15.44 or payment of the in lieu fee would be satisfied.
CONSTRUCTION SITE REQUIREMENTS
28. A Construction Impact Mitigation Plan shall be submitted to the Planning Division for
review and approval and must be approved prior to the start of any demolition or
construction. The Construction Impact Mitigation Plan shall include the following
measures: 1) that no construction parking be permitted on Pomona Avenue (between
Magnolia and Primrose Avenues); and 2) that the delivery and hauling route minimize
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the use of Pomona Avenue (between Magnolia and Primrose Avenues) during the
construction phases of the project.
29. The Applicant shall provide temporary perimeter fencing with view obscuring material
during construction. If graffiti is painted or marked in any way upon the premises or on
an adjacent area under the control of the Applicant (including without limitation, any
temporary perimeter construction fencing or the permanent wall), the graffiti shall be
removed or painted over by Applicant within twenty-four hours, unless any law in effect
imposes a shorter time period. Fencing may be removed prior to landscape installation
with Planning Division approval.
30. One waterproof sign (36” x 48”) in both English and Spanish noting construction hours
and a phone number for contact shall be posted on each street frontage prior to
grading or construction.
31. The applicant shall comply with the South Coast Air Quality Management (SCAQMD)
District Rule 403, Fugitive Dust requirements by incorporating the best available
control measures during construction. This standard condition shall be printed on
construction drawings and included as a requirement in the construction contract.
32. The applicant shall comply with the SCAQMD Rule 1113 to reduce VOC emissions
from architectural coating applications. Prior to the issuance of a building permit for
the Project, the Applicant shall submit, to the satisfaction of the Planning Division, a
Coating Restriction Plan (CRP), consistent with South Coast Air Quality Management
District (SCAQMD) guidelines. The Applicant shall include in any construction
contracts and/or subcontracts a requirement that Project contractors adhere to the
requirements of the CRP. The CRP shall include a requirement that all interior and
exterior residential and non-residential architectural coatings used in Project
construction meet the SCAQMD “super compliant” coating Volatile Organic
Compounds (VOC) content standard of less than 10 grams of VOC per liter of coating.
The Coating Restriction Plan CRP shall also specify the use of high-volume, low
pressure spray guns during coating applications to reduce coating waste. The
applicant shall receive Planning Division approval of a CRP prior to receipt of building
permits.
GENERAL REQUIREMENTS
33. In addition to Planning (Data Sheet No. 1) and Public Works (Data Sheet No. 2)
conditions of approval the Applicant shall also comply with all requirements of the
Monrovia Municipal Code, Building Division and the Fire Department that are directly
applicable to the project.
34. The mitigation measures identified in the Mitigated Negative Declaration and set forth
in the Mitigation Monitoring and Reporting Program, and the construction mitigation
plan, shall be incorporated herein as conditions of approval of the project.
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35. Any violation of these conditions of approval or the Monrovia Municipal Code may be
subject to the Administrative Fine Ordinance, other available remedies and/or
revocation or modification of this permit at the discretion of the City Attorney and City
Prosecutor.
36. The Applicant shall submit the required filing fee for submittal of the Notice of
Determination to the Los Angeles County Clerk and for submittal of the Mitigated
Negative Declaration to the State Department of Fish and Wildlife one day after final
approval of the project. The applicant may request that the City file a fee exemption
request with the State Department of Fish and Wildlife, provided, however, the
Applicant deposits with the City the required filing fee one day after final approval of
the project. In the event the State Department of Fish and Wildlife grants the
exemption, the unused portion of the filing fee shall be refunded to the Applicant.
37. The Applicant shall, within 30 days after approval by the City Council, submit to the
Community Development Department his/her written consent to all of the conditions
of approval contained in Data Sheet Numbers 1 and 2. Tentative Parcel Map No.
82520 and Conditional Use Permit CUP2019-0005 shall be void and of no force or
effect unless such written consents are submitted to the City within the 30 day period.
38. The Final Parcel Map for the proposed lot consolidation shown on this Tentative
Parcel Map No. 82520 must satisfy the requirements of Section 16.20.010 et seq. of
the Monrovia Municipal Code and be filed with and deemed a complete filing by the
City Engineer. The development to which the Conditional Use Permit applies must
begin, within twenty-four months after the Tentative Parcel Map was conditionally
approved, or TPM 82520 and CUP2019-0005 will expire without further action by the
City. The map expiration date may be extended as allowed by the Monrovia Municipal
Code.
39. All of the above conditions shall be complied with prior to issuance of the Certificate
of Occupancy, unless an earlier compliance period is specified as part of a condition.
40. Indemnification. As a condition of approval, the Applicant agrees to defend, indemnify,
protect and hold harmless City, its officers, officials, employees, agents and volunteers
from and against any and all claims, actions, or proceeding against the City, its
officers, officials, employees, agents and/or volunteers to attack, set aside, void or
annul, an approval of the City, Planning Commission or City Council concerning this
permit and the project. Such indemnification shall include damages, judgments,
settlements, penalties, fines, defensive costs or expenses (including, but not limited
to, interest, attorneys’ fees and expert witness fees), or liability of any kind related to
or arising from such claim, action, or proceeding. The City shall promptly notify the
Applicant of any claim, action, or proceeding. Nothing contained herein shall prohibit
City from participating in a defense of any claim, action or proceeding in accordance
with the Subdivision Map Act and from choosing counsel to defend the City.
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PUBLIC SAFETY CONDITIONS
41. The final parking garage design, and related pedestrian walkways that connect to the
main plaza areas, shall be reviewed and approved by the Chief of Police prior to the
issuance of building permits. The final design shall incorporate safety measures and
design details to deter loitering within the parking garage stairwells.
42. Security Management Plan. Prior to the issuance of a certificate of occupancy, the
Applicant shall submit a Site Security Management Plan for approval by the Chief of
Police, which shall incorporate features such as lighting, gating and recorded video
surveillance within all public open space areas, including the parking garage.
FIRE DEPARTMENT CONDITIONS
43. Fire hydrants shall be provided along the street frontage and spaced at no more than
200 feet. The minimum fire flow shall be 1,750 gpm at 20 psi. Call out locations of all
hydrants on Fire Access Plan.
44. A Class I standpipe system shall be provided in all stairwells on all levels including the
roof as set forth by Building Code and Fire Code 905.
45. An automatic fire sprinkler system and fire alarm as set forth by Fire Code 903 and
907 shall be provided.
46. Dwelling units and common areas shall be provided with visible alarm notification
appliances.
47. Smoke alarms shall be provided in each room for sleeping purposes and at a point
centrally located in the corridor or area giving access to each separate sleeping area.
48. Carbon monoxide alarms shall be provided either within all sleeping units or else the
dwelling units shall be provided with a carbon monoxide alarm system that protects
all common areas per Fire Code 915.
49. Knox boxes shall be provided adjacent to all exit stairwell exterior doors at approved
locations. A Knox box shall also be provided adjacent to the main entrance of all
buildings at an approved location.
50. All buildings shall have a minimum of one elevator capable of accommodating general
stretcher dimensions.
51. An approved number or address shall be provided on all new buildings in such a
position as to be plainly visible and legible from the street or road fronting the property.
Numbers shall be a minimum of 6-inch high by ½-inch stroke and be a contrasting
background.
52. Portable fire extinguishers shall be installed per the CFC.
9 of 10

53. An Emergency Responder Radio coverage system shall be provided for all buildings.
54. A minimum of one standpipe system for use during construction shall be provided.
Such standpipe shall be installed when the progress of construction is not more than
40 feet in height above the lowest level of fire department access.
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DATA SHEET 2

Public Works Conditions

Vesting Tentative Parcel Map
No. 82520
Conditional Use permit
CUP 2018-0016

Fifield Development Project
West Pomona Transit District
123 West Pomona Ave.

Development shall be subject to the conditions of approval listed below, and if so indicated, the condition(s) shall
be satisfied before the Final Map is filed in the Department of Public Services (Public Works Division) for review
and approval. The term “Applicant” shall include, without limitation, the applicant, the property developer, the
property owner, and all subsequent owners of each parcel.
Engineering Conditions

1) Prior to the approval of the tentative map, the Applicant shall agree to the conditions as outlined herein
and provide the following:
a) Provide "Will Serve" letters from all utilities proposing to serve this development. Indicating the feasibility
and conditions of providing service to the development.
b) Identify and show on tentative map the proposed layout and design of the development and how it will
accomplish the conditions as outlined herein.
2) Prior to any permitting of development, except for those conditions where improvements are bonded per
Section 16 of the City Municipal Code, the Applicant shall provide the following:
a) Final Parcel Map for the merger of existing parcels
i)

The Applicant shall submit a Final Parcel Map as required by the City’s Municipal Code, Chapter 16
– Subdivisions.

ii) Prior to filing the Final Map with the Department Public Services (Public Works Division), the Applicant
shall provide a current title report (Parcel Map Guarantee) for the project site located in the City of
Monrovia. The title report and guarantee is required and such documents shall show all fee interest
holders; all interest holders whose interest could ripen into a fee; all trust deeds, together with the
name of the trustee; and all easement holders and supporting documents accompanying the title
report.
iii) All easements and dedications shown on the approved tentative parcel map and those not shown but
to be recorded, such as: Covenants, Conditions & Restrictions (CC&Rs) must be recorded and
accounted for at the time of the Final Map approval.
iv) Applicant shall dedicate additional rights of way if determined in the review of the improvement plans
if they are needed (i.e. Utility backflow devices, traffic control appurtenances, street light foundations,
street light pedestal foundations, storm drain encroachments, ADA sidewalk and driveway push
backs from obstructions in street right of way.)
v) Applicant shall dedicate a half width of 30 feet for Primrose and Evergreen Avenue along their entire
frontage. Additional dedications are needed at the corners for ADA Ramps: at the South West corner
of Evergreen Avenue and Primrose Avenue, and at the North East corner of Pomona Avenue and
Primrose Avenue.
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vi) A Final Map prepared by or under the direction of a Licensed Land Surveyor or Licensed Civil
Engineer legally authorized to practice land surveying in the State of California must be filed in the
Department of Public Services (Public Works Division) for review and approval and processed
through the City Engineer prior to being filed with the Los Angeles County Recorder.
vii) Prior to filing the Final Map (or after filling financial surety or bonds) with the Department of Public
Services (Public Works Division) for review and approval, the Applicant’s surveyor or engineer shall
set durable monuments to the satisfaction of the City Engineer in conformance with Section 66495 of
Subdivision Map Act, or bond for these monuments per Section 16 of the City Municipal Code.
viii) Improvement plans and an engineer’s estimate of the improvements, using the departments
approved unit rates, shall be submitted to the City Engineer for approval, once approved the applicant
shall provide the required improvements or bonding for improvements per Section 16 of the Municipal
Code prior to the recordation of the Final Map. No security or bond will be released in partial amounts.
When the project has been completed in full, the finial punch list is complete, and the notice of
completion filed with the appeal time frames expired, then and only then, will the bonds will be release
with a formal request to the City Engineer, and processed though the City Clerk Office.
ix) Prior to filing the Final Map and obtaining financial surety or bonds for recordation the developer shall
execute a subdivision agreement with the City of Monrovia and shall adhere to the requirements of
this subdivision agreement including a 10% warranty bond for a period of 3 years from the date of
completion and acceptance.
x) Prior to filing the Final Map with the Department of Public Services (Public Works Division) for review
and approval the applicant shall provide street improvements per the approved off-site encroachment
plans for this project, or bond for these improvements per Section 16 of the City Municipal Code.
Improvements shall include, but are not limited to, driveway modifications, new driveways, removal of
abandoned driveways, sidewalk improvements, ADA improvements, replacement of damaged curb
and gutter, and street resurfacing and/or slurry seal of street pavement within the boundary of the
existing right-of-way along the frontage of this project property, or any damage due to construction of
this project to the satisfaction of the City Engineer.

b) Site Plan showing: survey monuments, boundaries, easements and right-of-ways
i)

Submit existing site plan, topographic map of the project site, grading, drainage and utility plan to
Public Works Division for review and approval. The plans shall indicate existing and proposed
structures, miscellaneous facilities if applicable and all utilities applicable within the project site. The
plans shall be prepared on a 24” x 36” sheets with City standard title block stamped and signed by a
Registered Professional Civil Engineer in the State of California. The submittal of the plans shall
include: a hydrology report, a geotechnical report, required design calculations, a cost estimate, a
plan check fee, and an inspection fee. The final submittal for final approval shall include a mylar of
the approved grading, drainage and utility plans. The applicant shall use the assigned drawing
number obtained from Public Works for this project. Partial or incomplete submittals will not be
accepted.

ii) All site plans, grading plans, drainage plans and street improvement plans shall be coordinated for
consistency prior to the issuance of any permits.
c) Water Improvements
i)
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The Applicant shall install multiple water services to Monrovia’s water system to serve the entire
development for domestic and fire usage within the City of Monrovia to the specifications of the City
Engineer. Applicant shall provide the needed water demand information for the proposed

development for the City Water Consultant to complete a feasibility study for this development and
then prepare plans for the mitigation measures as recommended by the feasibility study; or pay fair
share "fee-in-lieu-of" the needed improvements, or install and convey needed improvements as
outlined in the feasibility study. Applicant shall reimburse the City for all consultant fees for the
feasibility study and all City of Monrovia incurred installation costs.
Water demand information to include:
(1) Fire flow demand (GPM) and duration for this project as dictated by the California Fire and
Building Code and City of Monrovia Fire Department.
(2) Location of all proposed fire hydrants to meet the fire flow demand.
(3) Location of fire sprinkler connections with the demand flows.
(4) Domestic Demand (GPM) and connection locations.
(5) Indication of all private lines and backflow connections.
Contact Consulting City Engineer, Brad Merrell for coordination of this feasibility study.
bmerrell@ci.monrovia.ca.us Phone 760-900-7526
ii) All water lines within the project site shall be a private systems maintained by the project and not the
City of Monrovia's responsibility. The project shall provide adequate backflow at the transition from
right of way to the private/public utility easement. The City of Monrovia shall not be responsible for
the any utility within the easement after the backflow and meters.
iii) All backflow devices will be reduced pressure double check valves from the state approved list.
Developer/owner will provide testing of all state approved devices prior to operation and on an annual
basis. If testing is not provided, city has the right to test at the owner's expense for said testing. If
test fails owner shall replace approved device at their cost with approval from city water personnel.
iv) The applicant will be responsible for all costs to connect to the City water system and installation of
all new fire hydrants off the City system. The developer shall prepare engineered plans, approved
by the City Engineer, and pay for all construction, equipment, testing and inspection for the
connections, hydrants and services. These plans to be on separate improvement plans and submitted
to Public Works for approval and construction/encroachment permits
v) The project water usage and standby charges will be per the newly adopted rate schedule: Monrovia
ordinance 2018-01 (See attached).

d) Waste Water Improvements
i)

The Applicant shall install sanitary sewers to Monrovia’s sewer system to serve the entire
development within the City of Monrovia to the specifications of the City Engineer. Applicant shall
provide the needed waste water flow information for the proposed development for the City Waste
Water Consultant to complete a feasibility study for this development and then prepare plans for the
mitigation measures as recommended by the feasibility study. Applicant shall reimburse the City for
all consultant fees for the feasibility study and all City of Monrovia incurred installation costs.

Waste Water Flow information to include:
(1) Location, design flow and size of all waste water lateral connections to main lines that are needed.
(2) Location of any lift stations and force lateral connections (if needed).
(3) Indication of all private lines on-site that will be designed using public works standards (Green
book) and not designed using the California Plumbing Code. Any waste water lines using
manholes and slopes less than 2.0 percent.
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Contact Consulting City Engineer, Brad Merrell for coordination of this feasibility study.
bmerrell@ci.monrovia.ca.us Phone 760-900-7526
ii) The applicant shall provide evidence of payment and approval for connection of units to LA
County Waste Water System.
iii) All sewer/waste water laterals extending to the mainline in the public right of way to be the
maintenance responsibility of the project. The prevention of root intrusion at connection and within
the on-site system shall be the projects responsibility.
iv) The applicant will be responsible for all costs to connect to the City waste water system. The
developer shall prepare engineered plans, approved by the City Engineer, and pay for all
construction, equipment, testing and inspection for the connections. These plans to be on separate
improvement plans and submitted to Public Works for approval and construction/encroachment
permits

e) Geotechnical Investigation and Report
i)

Prior to issuance of a grading permit or encroachment permit, Applicant shall provide geotechnical
report that addresses earthwork and foundation recommendations, including but not limited to,
earthwork, retaining walls and foundation construction adjacent to the existing structures located on
the property, pavement structural sections and recommendations. The geotechnical report shall
include data regarding the nature, distribution and strengths of existing soils, conclusions and
recommendations for grading procedures, design criteria for and identified corrective measures, and
opinions and recommendations regarding existing conditions and proposed grading. The report shall
also include subsurface geology of the site, degree of seismic hazard if any, conclusions and
recommendations regarding the effect of geologic conditions on the proposed development, opinions
and recommended design criteria to mitigate any identified geologic hazards including locations of
surface and subsurface fault lines in the area as applicable. Provide off-site and on-site pavement
structural section to be address with recommendation based on Traffic indexes and R values, per
Caltrans methods. Provide percolation/infiltration testing for Low Impact Design (LID) standards and
avoid areas of infiltration around building foundations and subterranean walls.

ii) The geotechnical engineers for the project shall sign a title block on the Grading and LID plans stating
that the recommendations of the project geotechnical report have been followed in the approved
plans that he or she is signing.
iii) Prior to issuance of a grading permit or encroachment permit, applicant shall provide method
of shoring for approval by the city engineer. Any tie-back within the city right of way shall be
remove prior to backfill, if it is shallower than 20 feet in depth from the finished pavement
surface.

f)

Hydrology Report and Hydraulic Calculations
Applicant shall provide hydrology study and hydraulic calculations per L.A. County standards, for
mitigation of off-site and on-site flows tributary to these structures and conveyances. And shall obtain
permits from the county for all connections or modifications to their system. The outfall of this project
after meeting LID standards shall have direct connection to the City/County Strom Drain System and
not be directed to City of Monrovia streets.
All connections to the City/County System shall be permitted by the County and City and evidence of
the County work permit and completion provided to the City of Monrovia prior to final acceptance of
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the project.
g) Grading Plan
i)

Grading plan shall conform to MMC Chapter 15.28 and be prepared on a 24” x 36” sheets with City
title block. Required improvements may be shown on the grading plan along with site drainage.

ii) Applicant shall provide an analysis and construct required infiltration and/or treatment of storm water
from impervious surfaces prior to reaching direct connections leading to the main storm drainage
system.
iii) All required mitigation measures identified in the soils engineer’s and geologist’s reports shall be
incorporated into the grading/drainage plans and a made a part thereof.
iv) The lot shall mitigate its own drainage increase and thereby not impacting off-site drainage structures.
v) Grading plan to provide a scaled detail cross section at each property line where the project is in cut
or fill greater than 0.5 feet. Provide in relation to the adjacent property existing conditions: set back
dimensions, retaining wall dimensions and encroachments, ground and finish surface elevations, cut
and fill slopes including code setbacks, and direction of flow indicators.
h) Utility Coordination Plan
i)

Applicant shall submit a utility plan showing all proposed utility cuts for services such as Water,
Sewer, Fire Department Stand Pipe, Gas, Edison, Telephone, Cable TV, etc. The utility plan must
be submitted and approved prior to issuance of encroachment permits for off-sites improvements.
Private utility plans including sewer, water, gas, including all abandoned, or to be removed facilities,
etc. for the proposed development shall be submitted for review and approval by the City Engineer.
Pay all applicable fees for Engineering Division services for issuance of Public Works permits.

ii) Any existing city sewer or water line connection to be abandon, due to non-use, shall be abandon at
the main line in the street and not at the curb or right of way line.
iii) Applicant shall underground all overhead utilities fronting this project site. Specifically on the North
side of Pomona Avenue along the project frontage. And (if any exist) on the south side of Evergreen
and the east side of Primrose Avenue along the property frontage.

i)

Off-site Street Improvement Plans
i)

The project development shall remove and replace any curb, gutter, sidewalk, driveway approach or
street pavement found by the City Engineer to be broken, uplifted, damaged or not meeting current
ADA standards along the frontage of this project, or in conjunction with any utility work serving this
project. All ADA requirements shall be satisfied by the Applicant. This condition applies on public
right-of-way along property frontages on Evergreen, Primrose, and Pomona Avenues.

ii) All work such as but not limited to demolition, construction and improvements within the public rightof-way shall be subject to review and approval of the Public Works Division, and will require
construction and encroachment permit from the City’s Public Works Division, prior to start of any
construction. All work within the public right-of-way shall be in accordance with applicable standards
of the City of Monrovia, Standard Specifications for Public Works Construction (“Green Book”, latest
edition) and the Manual on Uniform Traffic Control Devices (MUTCD, latest edition), and further that
construction equipment ingress and egress be controlled by a plan approved by the City Engineer.
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iii) Applicant shall obtain applicable permits for all work to be done within the public right-of-way from the
Public Works Division and shall pay all applicable fees for Engineering Division services such as plan
check fee and construction inspection fee as applicable.
iv) The City requires the restoration of the existing pavement after utility installation. Restoration
is required from the outer limits of the area covering and encompassing all the utility cuts as
shown on the plans, but actual limits shall be determined out in the field by City Engineer.
Restoration of asphalt pavement may be up to 2-inch pavement grind and 2-inch asphalt
overlay. Pomona and Primrose Avenue have been newly restored and falls within our “NoCut Moratorium” attached. Evergreen Avenue needs reconstruction and will be require as
part of the improvements from the center of the intersection at Primrose along this project
frontage.
j)

Off-site landscaping improvements to be maintained by the Applicant.
i)

All off-site landscaping improvements along the frontage of this project are to be the responsibility of
the project for maintenance and upkeep. The watering of this landscaping in the right of way is to be
supplied by the projects water service for irrigation.

k) Off-site Utility Extension/Connection Plans
i)

Applicant shall connect all buildings to the public sewer. The sewer is to be constructed in the
common driveways, or areas that facilitate maintenance that may require disturbances, through new
lateral(s) (sized per the feasibility study and engineered calculations, minimum 6 inches) with cleanout(s) at property line per City standard drawing S-215 and S-225. Cap off all abandoned laterals at
the connection point at the main line in the street and not at the curb or right of way line to the
satisfaction of the City Engineer. Indicate on the Site/Utility Plan the work to be done by the Applicant

ii) The Applicant shall comply with the requirements of MMC Section 13.12.015 Non-Storm Water
Discharges, Section 13.12.02 Deposit or Discharge of Specified Substances Prohibited, Section
13.12.030 Grease Traps Required and Section 13.12.040 Maintenance of Sewer Laterals. All sewer
laterals shall be maintained by the owner of the property served by such lateral in a safe and sanitary
operating condition so that there is no seepage of waste at any point up to and including the junction
of the sewer lateral and sewer main so that passage of waste through the lateral to the sewer main
is free from stoppage and obstruction; all devices and safeguards required for the operation of sewer
laterals shall be maintained in good working order. The Applicant shall provide the Department of
Public Services (Public Works Division) a copy of a closed circuit television inspection report of the
condition of the existing sewer lateral. If the sewer lateral needs repair, it shall be completed to the
satisfaction of the City Engineer prior to commencement of the applicant’s operation or prior to
issuance of certificate of occupancy.
A CCTV video of the existing/proposed sewer lateral connecting to the City mainline is required for
the project; a copy of the video shall be submitted to Public Works. Prior to CCTV please notify the
Department of Community Services (Public Works Division) requesting to have the Public Works
Inspector on-site to witness the inspection.

l)

Traffic Engineering Conditions
i)
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Prepare a Traffic Impact Analysis (TIA) for the proposed development. Scope of TIA as approved by
the City Consulting Traffic Engineer. The project development shall support the recommendations of
their own developed approved traffic impact analysis. When traffic issues arise from unexpected shifts
in traffic patterns or road hazard due to the recommendations of the analysis, the project shall
cooperate and participate in the additional corrective actions needed to improve the traffic concerns

of the traveling public, local residents and the city. If needed the owner/manager of project will
participate in traffic committee concerns and recommendations as the need arise
ii) The City conducted an Area Traffic Study and the City Council adopted a Traffic Impact Fee (TIF)
program to address the cumulative traffic effects of proposed development in the vicinity of the
Monrovia Gold Line Station. The TIF includes each project’s fair share cost of the traffic study and
any recommended mitigation measure identified for a project’s specific impact. Payment of the TIF
will fully satisfy the project’s mitigation obligation for the necessary improvements in the future. This
fee shall be paid prior to the map recording or a bond equal to the determined amount.
iii) Prepare and submit for approval: traffic control plans and staging plans for all off-site improvements
and utility connections. Applicant to maintain all traffic control devices for the entire time while working
within the City right of way.
m) Environmental Conditions
i)

Based upon the requirements of the City’s Storm Water Management Ordinance, MMC 12.36 and
the Los Angeles County Municipal Storm Water National Pollutant Discharge Elimination System
(MS4 NPDES) Permit issued by California Regional Water Quality Control Board, Los Angeles
Region, the following shall be incorporated into the project application:
The applicant shall be responsible for the following when applicable in the code:

ii) Minimize impacts from storm water runoff on the biological integrity of natural drainage systems and
water bodies in accordance with requirements under the California Environmental Quality Act
(California Public Resources Code Section 21100), Section 13369 of the California Water Code,
Sections 319, 402(p), and 404 of the Clean Water Act, Section 6217(g) of the Coastal Zone Act
Reauthorization Amendments, Section 7 of the Environmental Protection Act, and local governmental
ordinances.

iii) The applicant shall provide in a table on the title sheet of the approved grading plans for the project
the following information :
1. The drainage area addressed by the project in Acres
2. The total BMP retention capacity of the project in Acre-Feet
3. The estimated total runoff volume to be retained on-site for a typical year.

n) Demolition of Existing Structures
i)

The project demolition activities shall comply with the City’s Construction and Demolition Recycling
Program (C&D Recycling Program) by filing an application and submitting a deposit to Public Works
Environmental Services prior to issuance of permits. Building, demolition, and grading permits will not
be issued until the applicant provides the City with the required forms and the waste management
plan has been reviewed and approved by the Environmental Services. If the Applicant chooses not
to participate in the C&D Recycling Program, then the hauler must be identified on the demolition,
building and grading plans.

ii) Building demolition permits will not be issued until the applicant provides copy of Air Quality
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Management District (AQMD) permit.
o) As-built Plans
i)
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Applicant shall provide to the City of Monrovia revised plans of the original size, on mylar, showing
all as-built conditions for the off-site and on-site improvements prior to the release of bonds held for
the completion of the map.

DATA SHEET 3

Findings

Vesting Tentative Parcel Map No.
82520 and Conditional Use Permit
CUP2018-0016 for the 127 Pomona
Specific Plan and Development
Project

123 West Pomona Avenue
137 West Pomona Avenue
141 West Pomona Avenue
145 West Pomona Avenue
1528 South Primrose Avenue
1532 South Primrose

TENTATIVE PARCEL MAP
As required by Sections 66473.5 & 66474 of the California Government Code, the
decision for recommending approval of Tentative Parcel Map No. 82520 for a new
seven-story mixed-use residential/commercial development to include 310 apartment
units (25 units are designated affordable), 10,000 square feet of ground-floor
commercial space, and a three-level (two underground) 479-space parking garage is
based on the following findings:
A. That the tentative parcel map consolidating the existing seven parcels into one 1.83acre parcel for the development of a transit-oriented mixed use complex consisting
of 310 apartment units (25 units are designated affordable), 10,000 square feet of
ground-floor commercial space, a three-level (two underground) 479-space parking
garage, and public open spaces, together with the provisions for the subdivision’s
design and improvement, are consistent with the Monrovia General Plan, and satisfy
the requirements of the Map Act and of the Municipal Code. This project will be
consistent with the General Plan in that it meets the requirements of the General
Plan land use designation of the PD-Area 12 Station Square Transit Village in that
lot consolidation and mixed use projects are encouraged in the Western Gateway
neighborhood. The lot consolidation will facilitate a project that will meet the goals of
the Land Use and Housing Elements in providing additional housing opportunities in
Monrovia including housing that is affordable to very low income and moderate
income households. Thus, it is compatible with the objectives, policies, general land
uses, and programs specified in the General Plan. This project will conform to the
“Station Square South Specific Plan” providing a transit-oriented development with
an attached parking structure and public open space.
B. That the site is physically suitable for this type of development, in that it is relatively
flat in topography and has adequate access to public streets and is developed at a
density permitted on a 1.83-acre site. The setbacks and height of the development
are consistent with the requirements set forth in the PD-Area 12 Station Square
Transit Village development guidelines. No variances are requested for the
proposed improvements.
C. That the site is physically suitable for the proposed density of development,
specifically the 1.83-acre site. The proposed “127 Pomona Specific Plan” is based
on the development parameters established by the Monrovia Land Use Element,
which establish maximum caps and minimum requirements for various types of
development in the Station Square Transit Village Planned Development Area 12
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(PD-12) on an area-wide basis. The transit-oriented mixed use complex was
planned at a high density, which is encouraged for transit-oriented development.
Since the current Floor Area Ratio limit of 2.5 would physically preclude
development of the project, a waiver is used through the State’s Density Bonus Law
to exceed that amount up to a maximum 3.8:1 Floor Area Ratio. Although portions
of the site’s boundaries encroach into the City’s public rights-of-way, those areas will
be dedicated to the City for roadway and sidewalks that will be improved to meet
Public Works street standards. In accordance to MMC §17.04.035 the proposed
development will meet all of the development standards as outlined in the “127
Pomona Specific Plan” and no variances are requested for the proposed
improvements.
D. That the design of the subdivision and the proposed improvements are not likely to
cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.
Pursuant to the California Environmental Quality Act (CEQA), an Initial Study was
completed which analyzed the potential impacts that the proposed project could
have on the environment. The resulting environmental document is a Mitigated
Negative Declaration (MND). The initial study documents that the project site is
located within an urbanized area with no natural habitat. With mitigation, the project
would not significantly impact any sensitive plants, plant communities, fish or wildlife
habitat or any sensitive species.
E. The design of the subdivision and the type of improvements are not likely to cause
serious public health problems, as it will comply with all City design and safety
standards, including fire suppression.
Pursuant to the California Environmental Quality Act (CEQA), an Initial Study was
completed which analyzed the potential impacts that the proposed project could
have on the environment. The resulting environmental document is a Mitigated
Negative Declaration (MND). The Initial Study identified several potential
environmental impacts that would be “less than significant with the incorporation of
mitigation measures.
The Monrovia Police Department, located at 140 East Lime Avenue, provides law
enforcement and police protection services within the City. The Monrovia Police
Department provides a full range of programs, including Community Activist
Policing, Neighborhood Partnerships, Drug Abuse Resistance Education
(DARE), Parenting Workshops, and Safe City, Safe Campus. Data Sheet 1
(Condition of Approval No. 41) requires the submittal of a security plan for the entire
development for the review and approval of the Chief of Police prior to the issuance
of a Certificate of Occupancy. Data Sheet 1 (Condition of Approval No. 40) requires
the final parking structure design be submitted for the review and approval of the
Chief of Police. Data Sheet 1 (Condition of Approval No. 10) further requires the
approval of a comprehensive lighting plan to ensure public areas are well lit, and that
lighting does not spill on to adjacent properties.
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The City of Monrovia’s Fire and Rescue provides full-service fire protection and
emergency medical services to all properties in the City. The Fire Department is
responsible for 13.7 square miles of residential, commercial, and industrial uses, as
well as open space brush area. Two fire stations (Fire Stations 101 and 102) each
house an engine company and paramedics services, with one station housing
the ladder truck and division chief (shift chief). These facilities are equipped to
serve a resident population of over 40,000. For the Specific Plan project site,
emergency first response is expected to come from Fire Station 102 (2055 South
Myrtle Avenue) located less than one-quarter mile from the project site.
F. The design of the subdivision and the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision, as the design will not interfere with public
sidewalks, which will continue to provide access to the public along those rights-ofway, and the City is unaware of any other such easements that exist on the property.
There are currently no existing or proposed public easements to provide access
through or use of the property. Therefore, the design of the subdivision will not
conflict with any public easements for access through, or use of the property within
the proposed subdivision.
G. The City has considered the effect of the subdivision on the housing needs of the
region in which the City is situated, and balanced those needs against the public
service needs of its residents and available fiscal and environmental resources. The
proposed development will not significantly increase the demands on available fiscal
and environmental resources. The housing needs will be improved in the region by
the addition of the 310 apartment units and twenty-five units that are restricted to
very low income and moderate income households.
H. The discharge of waste from the proposed subdivision into an existing community
sewer system will not result in violation of existing requirements of the Regional
Water Quality Control Board. The City provides local sewage collection service via
in-street lines that connect to regional trunk lines. Sufficient capacity exists within the
conveyance system to accommodate the proposed 310 residential units. A sewer
line point-of-connection on Pomona Avenue serves the project and connects to other
sewer pipelines on adjacent streets before entering the main collection system on
Magnolia Avenue and Myrtle Avenue. Data Sheet 2 (Condition No. 2.d.i.) requires
that the applicant install sanitary sewers (minimum six inches) to Monrovia’s sewer
system to serve the entire development. David Evans & Associates conducted a
sewer capacity analysis to evaluate the feasibility and potential impact of connecting
the project to the City’s existing sanitary sewer collection system. Based on these
findings, the study concluded that existing City sewers have sufficient capacity to
convey additional wastewater from the project.
The Project will connect to the City’s existing stormwater system and will comply
with the City’s Stormwater Management Regulations (Chapter 12.36 of the Municipal
Code) and implement Low Impact Development (LID) standards.
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CONDITIONAL USE PERMIT
As required by Section 17.52.290 of the Monrovia Municipal Code, the decision
recommending approval of Conditional Use Permit No. CUP2018-0016 for the
construction of a new 7-story mixed-use residential/commercial development to include
310 apartment units (25 designated affordable), 10,000 square feet of ground-floor
commercial space, and a three-level (two underground) 479-space parking garage is
based on the following findings:
A. The project site is adequate in size, shape and topography for a seven-story mixeduse residential/commercial development that includes 310 apartment units (25
designated affordable), 10,000 square feet of ground-floor commercial space, and a
three-level (two underground) 479-space parking garage and meets the size and
dimension requirements in the Zoning Ordinance and the 127 Pomona Specific
Plan. The requirements of the “127 Pomona Specific Plan” are based on the
development parameters permitted through the State’s Density Bonus Law and
Monrovia’s General Plan Land Use Element. The project complies with the
established maximum caps and minimum requirements for various types of
development within the parameters of the “127 Pomona Specific Plan”. Since the
current Floor Area Ratio limit of 2.5 would physically preclude development of the
project, a waiver is used through the State’s Density Bonus Law to exceed that
amount up to a maximum 3.8:1 Floor Area Ratio. The property is also relatively flat
in topography and will accommodate the proposed development without variances
from the Monrovia Municipal Code.
B. The project site has sufficient access to streets and highways, adequate in width and
pavement type to carry the quantity and quality of traffic generated by the proposed
mixed use project consisting of a new 7-story mixed-use residential/commercial
development to include 310 apartment units, 10,000 square feet of ground-floor
commercial space, and a three-level (two underground) 479-space parking garage
on a 1.83-acre site. The site is bounded by three streets including: Pomona
Avenue, Primrose Avenue, and Evergreen Avenue all designated as collector streets
in the Circulation Element with planned bikeway facilities. The primary street
frontages are along Pomona and Primrose Avenues; each one has a 60-foot rightof-way width. Vehicular access to the site, including passenger and loading, is
through the parking garage entrances: one on Primrose Avenue to access the
residential parking spaces underground, and a second on Pomona Avenue to
access the commercial and public parking spaces and loading area. The project
includes the dedication of public-right-of way to ensure that the streets and
sidewalks remain sufficient in width for traffic and pedestrians. The project
improvements include expanded sidewalks, a parking garage, and bicycle parking
and storage. The project is consistent with the General Plan’s goals and policies that
support the use of public transportation, including light rail transit, and the use of
public transportation as an alternative to automobile travel.
C. The proposed use is compatible with the General Plan and the 127 Pomona Specific
Plan. The proposed project involves the development of a seven-story mixed use
building on a 1.83 acre site within the Station Square Transit Village. The project is
consistent with the General Plan’s land use, urban design, and planning objectives.
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The building would complement the transit village setting and enhance the character
of the area with “signature architecture”. Its height and unique architectural
elements will create a highly recognizable land mark and orienting device that will
help define the neighborhood. The site’s design features public open spaces with
adequate amenities for comfortable social interaction and promotes an increased
level of pedestrian activity. The project will also increase the variety and availability
of housing within the City, including providing twenty-five units that are affordable for
very low income and moderate income households. The residents’ close proximity
to the Monrovia Gold Line Station and the opportunities for services within the
ground floor commercial space of the project will help promote walkability. Overall,
the project will enhance the Station Square Transit Village by providing infill
development that is architecturally compatible with existing and future development
and will strengthen the character of this neighborhood. The mixed use project will
not adversely impact the objectives General Plan and the 127 Pomona Specific
Plan.
D. The project will comply with the applicable provisions of the zoning ordinance,
specifically MMC §17.04.035. The development will comply with the development
standards set forth in the “Station Square South Specific Plan.” Since the current
Floor Area Ratio limit of 2.5 would physically preclude development of the project, a
waiver is used through the State’s Density Bonus Law to exceed that amount up to a
maximum 3.8:1 Floor Area Ratio. No variances are requested for the proposed
improvements.
E. The proposed location of the use and the conditions under which it will be operated
or maintained will not be detrimental to the public health, safety, or welfare, or
materially injurious to properties or improvements in the vicinity. The approval of this
mixed use project is subject to the conditions imposed by the City’s Planning, Fire,
and Public Works Departments. Furthermore, mitigation measures were prepared
for the environmental issues that were deemed potentially significant in the Mitigated
Negative Declaration. Compliance with the conditions of approval and the mitigation
measures are necessary to protect the public’s health, safety, and welfare.
Therefore, the mixed use project and improvements will not be detrimental to the
public health, safety, or welfare, or materially injurious to properties or improvements
in the vicinity.
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PLANNING COMMISSION RESOLUTION NO. 2019-0003
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MONROVIA RECOMMENDING THAT THE CITY COUNCIL ADOPT THE
MITIGATED NEGATIVE DECLARATION AND MAKING CERTAIN
FINDINGS AS REQUIRED BY THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT ("CEQA"), IN CONNECTION WITH THE APPROVAL OF
THE 127 POMONA SPECIFIC PLAN AND DEVELOPMENT PROJECT,
TENTATIVE PARCEL MAP NO. 82520, CONDITIONAL USE PERMIT
(CUP2018-0016), AND ZONING ORDINANCE AND MAP AMENDMENT
(ZA2018-0004) FOR DEVELOPMENT OF A 1.83-ACRE SITE WITH A
TRANSIT-ORIENTED
MIXED-USE
RESIDENTIAL/COMMERCIAL
DEVELOPMENT TO INCLUDE: 310 APARTMENT UNITS (25
DESIGNATED AFFORDABLE), 10,000 SQUARE FEET OF GROUNDFLOOR COMMERCIAL SPACE, AND A THREE-LEVEL (TWO
UNDERGROUND) 479-SPACE PARKING GARAGE LOCATED AT 123
WEST POMONA AVENUE (APN: 8507-002-034 AND 8507-002-035), 137
WEST POMONA AVENUE (APN: 8507-002-033), 141 WEST POMONA
AVENUE (APN: 8507-002-039), 145 WEST POMONA AVENUE (APN:
8507-002-038), 1528 SOUTH PRIMROSE AVENUE (APN: 8507-002-907),
AND 1532 SOUTH PRIMROSE (APN: 8507-002-908).
RECITALS
(i)
Fifield Development Corporation has initiated an application to develop a
1.83-acre site with transit-oriented mixed-use residential/commercial development to
include: 310 apartment units (25 designated affordable), 10,000 square feet of ground-floor
commercial space, and a three-level (two underground) 479-space parking garage located
at 123 West Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137 West Pomona
Avenue (APN: 8507-002-033), 141 West Pomona Avenue (APN: 8507-002-039), 145 West
Pomona Avenue (APN: 8507-002-038), 1528 South Primrose Avenue (APN: 8507-002907), and 1532 South Primrose (APN: 8507-002-908). The development application
includes an amendment to the City's Official Zoning Map changing the PD (Planned
Development) Zone designations to the SP (Specific Plan) Zone and a request to amend
the text of the Zoning Ordinance to add 127 Pomona Specific Plan to Section 17.04.035 of
Title 17 (Zoning) of the Monrovia Municipal Code for the subject properties (Ordinance No.
2019-10/ZA2018-0004), adopt the 127 Pomona Specific Plan (SP2019-0001), approve a
parcel map for the consolidation of seven lots (TPM 82520), and approve a Conditional
Use Permit to construct the development (CUP2018-0016).
(ii)
On October 9, 2019, the Planning Commission of the City of Monrovia
conducted a duly noticed public hearing on the Project. At the hearing, all interested
persons were given an opportunity to be heard. The Planning Commission received and
considered the staff report and all the information, evidence, and testimony presented in
connection with this project. At the October 9 meeting, the Planning Commission continued

the public hearing to a special meeting scheduled for October 29, 2019, to allow time for
the City to prepare responses to the comments received on the project’s Initial
Study/Mitigated Negative Declaration. As additional time was needed to prepare the
responses to comments, the Planning Commission Secretary adjourned the Special
Meeting on October 29, 2019 and continued the hearing to the Commission’s regular
meeting of November 13, 2019. At that meeting, the public hearing was continued again to
the December 11, 2019 regularly scheduled meeting, at which time responses and
revisions to the Initial Study and Mitigated Negative Declaration were submitted to the
Planning Commission.
(iii)

Environmental Review

(a)
Based on the information in the application and accompanying
technical reports, an Initial Study was completed. The Initial Study identified potentially
significant environmental impacts; however, those impacts could be mitigated to a level of
less than significant with the imposition of mitigation measures. Therefore, a Mitigated
Negative Declaration was prepared, pursuant to the California Environmental Quality Act
(“CEQA”) and the City’s local CEQA Guidelines.
(b)
Pursuant to CEQA Guidelines Section 15072, the City of Monrovia as
lead agency, provided a Notice of Intent to adopt a Mitigated Negative Declaration (MND).
The public review period began on September 9, 2019 and ended on October 9, 2019.
(c)
The record regarding the proposed MND for the proposed project is
comprised of the Initial Study, the draft MND, the Comments on the MND, and the
Reponses to the Comments, all of which are attached hereto as Exhibit “A,” and
incorporated herein by this reference.
(d)
As required by CEQA, the Mitigation Measures for the project have
been prepared and are contained within the MND attached hereto and incorporated herein
by reference as Exhibit "A". The mitigation measures described therein also are proposed
as conditions of approval of the Project.
(iv)
The custodian of records for all materials that constitute the record of
proceedings upon which this decision is based is the Planning Division Manager. Those
documents are available for public review in the Planning Division located at 415 South Ivy
Avenue, Monrovia, California 91016.
(v)

All legal prerequisites to the adoption of this Resolution have occurred.
RESOLUTION

NOW, THEREFORE, the Planning Commission of the City of Monrovia hereby finds,
determines and resolves as follows:
1.

The Planning Commission finds that all of the facts set forth in the Recitals of
this Resolution are true and correct.

2.

The Planning Commission finds that the public has been afforded ample
notice and opportunity to comment on the MND, in accordance with the
requirements of CEQA.

3.

The Planning Commission finds that the additional information provided in
the staff report accompanying the Project description, the revisions to the
MND, and the evidence presented in written and oral testimony received at
the above-referenced public hearings do not represent significant new
information so as to require re-circulation of any portion of the MND pursuant
to CEQA Guidelines 15073.5 because the revisions to the MND do not
identify any new, avoidable significant impacts; do not involve project
revisions requiring new mitigation measures; and do not result conditions of
project approval added after circulation of the MND that require changes to
the MND.

4.

The Planning Commission has independently considered and reviewed the
information in the Initial Study and draft and revised MND, and all comments
and responses thereto received regarding the MND, and based upon the
whole record of the proceedings before it, finds that the MND was prepared
in compliance with CEQA and the City’s local CEQA Guidelines, and that the
findings contained therein represent the independent judgment and analysis
of the Planning Commission.

5.

The Planning Commission finds that the Project’s effects on the
environment, with the imposition of the proposed mitigation measures, can
be mitigated to the extent that there is no substantial evidence in light of the
whole record that the project may have a significant effect on the
environment.

6.

Based on the findings and conclusions set forth above, the Planning
Commission as the advisory body for the lead agency recommends to the
City Council of the City of Monrovia that it review all of the documents
attached hereto and find, based on its own independent review and judgment
that the MND was prepared in compliance with CEQA and the City’s local
CEQA Guidelines, and that the findings contained therein represent the
independent judgment and analysis of the City Council and adopt the
Mitigated Negative Declaration for the Project.

7.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.

Signatures to Follow on Next Page

PASSED, APPROVED AND ADOPTED this 11th day of December, 2019.

Gary Schaeffler, Chair
Monrovia Planning Commission
ATTEST:

APPROVED AS TO FORM:

Craig Jimenez, AICP, Secretary
Monrovia Planning Commission

Craig Steele, City Attorney
City of Monrovia

Exhibit "A"
Mitigated Negative Declaration

A copy of the Mitigated Negative Declaration, Mitigation Monitoring and Reporting
Program, and Response to Comments/Revisions to the IS/MND are on file in the City
Clerk’s Office. Also, an electronic copy of those documents may be found on the City
of Monrovia’s website at the following link:
https://www.cityofmonrovia.org/your-government/communitydevelopment/planning/zoning/specific-plans/127-pomona-specific-plan

PLANNING COMMISSION RESOLUTION NO. 2019-0004
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF MONROVIA, CALIFORNIA, RECOMMENDING TO
CITY COUNCIL APPROVAL OF ORDINANCE 2019-10,
WHICH INCLUDES ZONING ORDINANCE AND MAP
AMENDMENT ZA2018-0004 AMENDING THE OFFICIAL
ZONING MAP TO CHANGE PD (PLANNED DEVELOPMENT)
ZONE TO THE SP (SPECIFIC PLAN) ZONE DESIGNATION
AND AMENDING THE ZONING ORDINANCE TO ADD THE
127 POMONA SPECIFIC PLAN TO SECTION 17.04.035 OF
TITLE 17 (ZONING) OF THE MONROVIA MUNICIPAL CODE
FOR PROPERTY LOCATED AT 123 WEST POMONA
AVENUE (APN: 8507-002-034 AND 8507-002-035), 137
WEST POMONA AVENUE (APN: 8507-002-033), 141 WEST
POMONA AVENUE (APN: 8507-002-039), 145 WEST
POMONA AVENUE (APN: 8507-002-038), 1528 SOUTH
PRIMROSE AVENUE (APN: 8507-002-907), AND 1532
SOUTH PRIMROSE (APN: 8507-002-908).
RECITALS
(i)
Fifield Realty Corporation has initiated an application to develop a 1.83-acre
site with transit-oriented mixed-use residential/commercial development to include: 310
apartment units (25 designated affordable), 10,000 square feet of ground-floor commercial
space, and a three-level (two underground) 479-space parking garage located at 123 West
Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137 West Pomona Avenue
(APN: 8507-002-033), 141 West Pomona Avenue (APN: 8507-002-039), 145 West
Pomona Avenue (APN: 8507-002-038), 1528 South Primrose Avenue (APN: 8507-002907), and 1532 South Primrose (APN: 8507-002-908) (“Subject Properties”). The
development application includes a request for an amendment to the Official Zoning Map
changing the PD (Planned Development) Zone designation to the SP (Specific Plan) Zone
and a request to amend the text of the Zoning Ordinance to add 127 Pomona Specific Plan
to Section 17.04.035 of Title 17 (Zoning) of the Monrovia Municipal Code for the subject
property (ZA2018-0004).
(ii)
On October 9, 2019, October 29, 2019, November 13, 2019, and December
11, 2019, the Planning Commission of the City of Monrovia conducted a duly noticed public
hearing on the project, including Ordinance No. 2019-10, which incorporates the
amendment to the Official Zoning Map and Zoning Ordinance described above. At the
hearing, all interested persons were given an opportunity to be heard. The Planning
Commission received and considered the staff report and all the information, evidence, and
testimony presented in connection with this project.
(iii)

Environmental Review

(a)
Based on the information in the application and accompanying
technical reports, an Initial Study was completed. The Initial Study identified potentially

significant environmental impacts arising from the project; however, those impacts could be
mitigated to a level of less than significant. Therefore, a Mitigated Negative Declaration
was prepared, pursuant to the California Environmental Quality Act (“CEQA”) and the City’s
local CEQA Guidelines.
(b)
As set forth in Resolution No. Planning Commission Resolution No.
2003-0003, the Planning Commission has independently considered and reviewed the
information in the Initial Study, draft Mitigated Negative Declaration, Comments, and
Responses to Comments on the IS/MND, the Mitigation Monitoring and Reporting
Program, and the Final MND and has found that with the recommended mitigation
measures imposed on the proposed development, the project will not have a significant
effect on the environment, in making its recommendation on Ordinance No. 2019-10.
(iv)
The custodian of records for all materials that constitute the record of
proceedings upon which this decision is based is the Planning Division Manager. Those
documents are available for public review in the Planning Division located at 415 South Ivy
Avenue, Monrovia, California 91016.
(v)

All legal prerequisites to the adoption of this Resolution have occurred.
RESOLUTION

NOW, THEREFORE, the Planning Commission of the City of Monrovia hereby finds,
determines and resolves as follows:
1. The Planning Commission finds that all of the facts set forth in the Recitals of
this Resolution are true and correct.
2. Adoption of Ordinance No. 2019-10, with the recommended mitigation measures
imposed on the proposed development, will not have a significant effect on the
environment.
3. The project is in conformance with the environmental goals and policies adopted
by the City.
4. Ordinance No. 2019-10 is consistent and compatible with existing land uses in
the environs, in that the surrounding land uses include a mix of multiple
residential, commercial, and light industrial uses and is within 400 feet of the
Monrovia Gold Line Station. The amendments to the Official Zoning Map and
Zoning
Ordinance
will
facilitate
a
transit-oriented
mixed-use
residential/commercial development to include: 310 apartment units (25
designated affordable), 10,000 square feet of ground-floor commercial space,
and a three-level (two underground) 479-space parking garage which will be
compatible with the surrounding mix of uses.
5. Ordinance No. 2019-10 is consistent with, and necessary to carry out General
Plan goals and policies set forth in the Land Use and Housing Elements, and
other Elements of the General Plan, and to guide and direct orderly development

of the City and the respective neighborhoods.
With respect to the General Plan’s Land Use Element, the project is consistent
with its land use, urban design, and planning objectives. The building would
complement the transit village setting and enhance the character of the area
with “signature architecture”. Its height and unique architectural elements will
create a highly recognizable land mark and orienting device that will help define
the neighborhood. The site’s design features include public open spaces with
adequate amenities for comfortable social interaction and will promote an
increased level of pedestrian activity. The residents’ close proximity to the
Monrovia Gold Line Station and the opportunities for services within the ground
floor commercial space of the project will help promote walkability. Overall, the
project will enhance the Station Square Transit Village by providing infill
development that is architecturally compatible with existing and future
development and will strengthen the character of this neighborhood, all of which
are consistent with and carry out the policies of the General Plan.
With respect to the General Plan’s Housing Element, the project will also
increase the variety and availability of housing within the City, including the
provision of twenty-five units (13 of which will be affordable for very low income
households and twelve of which will be affordable for moderate income
households). This will contribute to the City's progress towards meeting its
housing goals to construct 166 affordable units for very-low-income and
moderate-income households as identified in the Housing Element 2014-2021.
As of 2019, the project's 310 units and other approved and pending residential
projects in Station Square will total approximately 1,448 units.
6. Ordinance No. 2019-10 will not adversely affect the public health, safety, or
welfare in that it will provide for orderly and consistent development in the City.
7. Based upon the findings and conclusions set forth above, the Planning
Commission hereby recommends approval to the City Council of Ordinance No.
2019-10 as set forth in “Exhibit A”, attached hereto and incorporated herein by
this reference.
8. The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
PASSED, APPROVED, AND ADOPTED this 11th day of December, 2019.
BY:

Gary Schaeffler, Chair
Monrovia Planning Commission

ATTEST:

APPROVED AS TO FORM:

Craig Jimenez, AICP, Secretary
Monrovia Planning Commission

Craig Steele, City Attorney
City of Monrovia

Exhibit “A”
PROPOSED ORDINANCE No. 2019-10
ORDINANCE NO. 2019-10
AN ORDINANCE OF THE CITY OF MONROVIA, CALIFORNIA,
ADOPTING ZA2018-0004, A ZONING ORDINACE AND MAP
AMENDMENT AMENDING THE OFFICIAL ZONING MAP SET
FORTH IN SECTION 17.04.040 TO CHANGE PD (PLANNED
DEVELOPMENT) TO THE SP (SPECIFIC PLAN) ZONE
DESIGNATION AND AMENDING THE ZONING ORDINANCE TO
ADD THE 127 POMONA SPECIFIC PLAN TO SECTION
17.04.035 OF TITLE 17 (ZONING) OF THE MONROVIA
MUNICIPAL CODE FOR PROPERTY LOCATED AT 123 WEST
POMONA AVENUE (APN: 8507-002-034 AND 8507-002-035),
137 WEST POMONA AVENUE (APN: 8507-002-033), 141 WEST
POMONA AVENUE (APN: 8507-002-039), 145 WEST POMONA
AVENUE (APN: 8507-002-038), 1528 SOUTH PRIMROSE
AVENUE (APN: 8507-002-907), AND 1532 SOUTH PRIMROSE
(APN: 8507-002-908).
THE CITY COUNCIL OF THE CITY OF MONROVIA, CALIFORNIA does ordain as
follows:
SECTION 1. Fifield Realty Corporation has initiated an application to develop a 1.83-acre
site with a transit-oriented mixed-use residential/commercial development to include: 310
apartment units (25 designated affordable), 10,000 square feet of ground-floor commercial
space, and a three-level (two underground) 479-space parking garage located at 123 West
Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137 West Pomona Avenue (APN:
8507-002-033), 141 West Pomona Avenue (APN: 8507-002-039), 145 West Pomona Avenue
(APN: 8507-002-038), 1528 South Primrose Avenue (APN: 8507-002-907), and 1532 South
Primrose (APN: 8507-002-908). The development application includes a request to amend the
City’s Official Zoning Map changing the PD (Planned Development) Zone designation to the SP
(Specific Plan) Zone and amend the text of the Zoning Ordinance to add the 127 Pomona
Specific Plan to Section 17.04.035 of Title 17 (Zoning) of the Monrovia Municipal Code for the
subject property.
SECTION 2. On October 9, 2019, October 29, 2019, November 13, 2019, and December
11, 2019, the Planning Commission of the City of Monrovia conducted a duly noticed public
hearing on the project, including Ordinance No. 2019-10, which incorporates the amendment to
the Zoning Ordinance described above. At the hearing, all interested persons were given an
opportunity to be heard. The Planning Commission received and considered the staff report and

all the information, evidence, and testimony presented in connection with this project. Following
the close of the public hearing, the Planning Commission adopted Resolution No. PCR20190004 recommending approval of this Ordinance No. 2019-10.
SECTION 3. On ____________, the City Council of the City of Monrovia conducted a
duly noticed public hearing on the project, including this Ordinance No. 2019-10. At the hearing,
all interested persons were given an opportunity to be heard. The City Council received and
considered the staff report and all the information, evidence, and testimony presented in
connection with this project.
SECTION 4. Environmental Review
(c)
Based on the information in the application and accompanying technical
reports, an Initial Study was completed. The Initial Study identified potentially significant effects;
however, those impacts could be mitigated to a level of less than significant with the imposition
of mitigation measures. Therefore, a Mitigated Negative Declaration was prepared, pursuant to
the California Environmental Quality Act (“CEQA”) and the City’s local CEQA Guidelines.
(d)
The City Council has adopted Resolution No. 2019-61 adopting the
Mitigated Negative Declaration for the project.
(e)
The City Council has independently considered and reviewed the
information in the Mitigated Negative Declaration in its decision to adopt this Ordinance No.
2019-10.
SECTION 5. The custodian of records for all materials that constitute the record of
proceedings upon which this decision is based is the City Clerk. Those documents are available
for public review in the Office of the City Clerk located at 415 South Ivy Avenue, Monrovia,
California 91016.
SECTION 6. All legal prerequisites to the adoption of the Ordinance have occurred.
SECTION 7. The Official Zoning Map for the City of Monrovia set forth in Title 17
(Zoning), Chapter 17.04 (General Provisions), Section 17.04.040 (Official Zoning Map) of the
Monrovia Municipal Code, is hereby amended by changing the zoning designation of the
property that is identified in Exhibit "A", attached hereto and incorporated herein by this
reference, to SP (Specific Plan).
SECTION 8. Title 17 (Zoning), Chapter 17.04 (General Provisions), Section 17.04.035
(Relationship to Specific Plans), is hereby amended by adding the following at the end of the list
of Specific Plans:
“127 Pomona Specific Plan.”
SECTION 9. Severability. If any section, subsection, subdivision, sentence, clause,
phrase, or portion of this ordinance or the application thereof to any person or place, is for any
reason held to be invalid or unconstitutional by the decision of any court of competent
jurisdiction, such decision shall not affect the validity of the remainder of this ordinance. The
City Council hereby declares that it would have adopted this ordinance, and each and every
section, subsection, subdivision, sentence, clause, phrase, or portion thereof, irrespective of the

fact that any one or more sections, subsections, subdivisions, sentences, clauses, phrases, or
portions thereof be declared invalid or unconstitutional.
SECTION 10. The City Clerk shall certify to the passage of this ordinance and shall
cause same to be published pursuant to state law within fifteen (15) days after its passage, and
this ordinance shall become effective thirty (30) days after its passage.
INTRODUCED this _______day of _______, 2019.
PASSED, APPROVED, AND ADOPTED this ______ day of ______, 2019.

Tom Adams, Mayor
ATTEST:

APPROVED AS TO FORM:

Alice D. Atkins, CMC, City Clerk
City of Monrovia

Craig A. Steele, City Attorney
City of Monrovia

EXHIBIT A

Zoning Map Amendment

SP
(Specific Plan)
Zone

ORDINANCE NO. 2019-10
AN ORDINANCE OF THE CITY OF MONROVIA, CALIFORNIA,
ADOPTING ZA2018-0004, A ZONING ORDINACE AND MAP
AMENDMENT AMENDING THE OFFICIAL ZONING MAP SET
FORTH IN SECTION 17.04.040 TO CHANGE PD (PLANNED
DEVELOPMENT) TO THE SP (SPECIFIC PLAN) ZONE
DESIGNATION AND AMENDING THE ZONING ORDINANCE TO
ADD THE 127 POMONA SPECIFIC PLAN TO SECTION
17.04.035 OF TITLE 17 (ZONING) OF THE MONROVIA
MUNICIPAL CODE FOR PROPERTY LOCATED AT 123 WEST
POMONA AVENUE (APN: 8507-002-034 AND 8507-002-035),
137 WEST POMONA AVENUE (APN: 8507-002-033), 141 WEST
POMONA AVENUE (APN: 8507-002-039), 145 WEST POMONA
AVENUE (APN: 8507-002-038), 1528 SOUTH PRIMROSE
AVENUE (APN: 8507-002-907), AND 1532 SOUTH PRIMROSE
(APN: 8507-002-908).
THE CITY COUNCIL OF THE CITY OF MONROVIA, CALIFORNIA does ordain as
follows:
SECTION 1. Fifield Realty Corporation has initiated an application to develop a 1.83-acre
site with a transit-oriented mixed-use residential/commercial development to include: 310
apartment units (25 designated affordable), 10,000 square feet of ground-floor commercial
space, and a three-level (two underground) 479-space parking garage located at 123 West
Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137 West Pomona Avenue (APN:
8507-002-033), 141 West Pomona Avenue (APN: 8507-002-039), 145 West Pomona Avenue
(APN: 8507-002-038), 1528 South Primrose Avenue (APN: 8507-002-907), and 1532 South
Primrose (APN: 8507-002-908). The development application includes a request to amend the
City’s Official Zoning Map changing the PD (Planned Development) Zone designation to the SP
(Specific Plan) Zone and amend the text of the Zoning Ordinance to add the 127 Pomona
Specific Plan to Section 17.04.035 of Title 17 (Zoning) of the Monrovia Municipal Code for the
subject property.
SECTION 2. On October 9, 2019, October 29, 2019, November 13, 2019, and December
11, 2019, the Planning Commission of the City of Monrovia conducted a duly noticed public
hearing on the project, including Ordinance No. 2019-10, which incorporates the amendment to
the Zoning Ordinance described above. At the hearing, all interested persons were given an
opportunity to be heard. The Planning Commission received and considered the staff report and
all the information, evidence, and testimony presented in connection with this project. Following
the close of the public hearing, the Planning Commission adopted Resolution No. PCR20190004 recommending approval of this Ordinance No. 2019-10.
SECTION 3. On ____________, the City Council of the City of Monrovia conducted a
duly noticed public hearing on the project, including this Ordinance No. 2019-10. At the hearing,
all interested persons were given an opportunity to be heard. The City Council received and
considered the staff report and all the information, evidence, and testimony presented in
connection with this project.
SECTION 4. Environmental Review

(a)
Based on the information in the application and accompanying technical
reports, an Initial Study was completed. The Initial Study identified potentially significant effects;
however, those impacts could be mitigated to a level of less than significant with the imposition
of mitigation measures. Therefore, a Mitigated Negative Declaration was prepared, pursuant to
the California Environmental Quality Act (“CEQA”) and the City’s local CEQA Guidelines.
(b)
The City Council has adopted Resolution No. 2019-61 adopting the
Mitigated Negative Declaration for the project.
(c)
The City Council has independently considered and reviewed the
information in the Mitigated Negative Declaration in its decision to adopt this Ordinance No.
2019-10.
SECTION 5. The custodian of records for all materials that constitute the record of
proceedings upon which this decision is based is the City Clerk. Those documents are available
for public review in the Office of the City Clerk located at 415 South Ivy Avenue, Monrovia,
California 91016.
SECTION 6. All legal prerequisites to the adoption of the Ordinance have occurred.
SECTION 7. The Official Zoning Map for the City of Monrovia set forth in Title 17
(Zoning), Chapter 17.04 (General Provisions), Section 17.04.040 (Official Zoning Map) of the
Monrovia Municipal Code, is hereby amended by changing the zoning designation of the
property that is identified in Exhibit "A", attached hereto and incorporated herein by this
reference, to SP (Specific Plan).
SECTION 8. Title 17 (Zoning), Chapter 17.04 (General Provisions), Section 17.04.035
(Relationship to Specific Plans), is hereby amended by adding the following at the end of the list
of Specific Plans:
“127 Pomona Specific Plan.”
SECTION 9. Severability. If any section, subsection, subdivision, sentence, clause,
phrase, or portion of this ordinance or the application thereof to any person or place, is for any
reason held to be invalid or unconstitutional by the decision of any court of competent
jurisdiction, such decision shall not affect the validity of the remainder of this ordinance. The
City Council hereby declares that it would have adopted this ordinance, and each and every
section, subsection, subdivision, sentence, clause, phrase, or portion thereof, irrespective of the
fact that any one or more sections, subsections, subdivisions, sentences, clauses, phrases, or
portions thereof be declared invalid or unconstitutional.
SECTION 10. The City Clerk shall certify to the passage of this ordinance and shall
cause same to be published pursuant to state law within fifteen (15) days after its passage, and
this ordinance shall become effective thirty (30) days after its passage.
INTRODUCED this _______day of _______, 2019.
PASSED, APPROVED, AND ADOPTED this ______ day of ______, 2019.

Tom Adams, Mayor
ATTEST:

APPROVED AS TO FORM:

Alice D. Atkins, CMC, City Clerk
City of Monrovia

Craig A. Steele, City Attorney
City of Monrovia

EXHIBIT A

Zoning Map Amendment

SP
(Specific Plan)
Zone

PLANNING COMMISSION RESOLUTION NO. 2019-0005
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF MONROVIA, CALIFORNIA, RECOMMENDING TO
THE CITY COUNCIL APPROVAL OF THE 127 POMONA
SPECIFIC PLAN
RECITALS
(i)
Fifield Development Corporation has initiated an application to develop a
1.83-acre site with transit-oriented mixed-use residential/commercial development to
include: 310 apartment units (25 designated affordable), 10,000 square feet of ground-floor
commercial space, and a three-level (two underground) 479-space parking garage located
at 123 West Pomona Avenue (APN: 8507-002-034 and 8507-002-035), 137 West Pomona
Avenue (APN: 8507-002-033), 141 West Pomona Avenue (APN: 8507-002-039), 145 West
Pomona Avenue (APN: 8507-002-038), 1528 South Primrose Avenue (APN: 8507-002907), and 1532 South Primrose (APN: 8507-002-908). The development application
includes an amendment to the City's Official Zoning Map changing the PD (Planned
Development) Zone designations to the SP (Specific Plan) Zone and a request to amend
the text of the Zoning Ordinance to add 127 Pomona Specific Plan to Section 17.04.035 of
Title 17 (Zoning) of the Monrovia Municipal Code for the subject properties (Ordinance No.
2019-10/ZA2018-0004), adopt 127 Pomona Specific Plan (SP2019-0001), approve a
parcel map for consolidation of seven lots (TPM 82520), and approve a Conditional Use
Permit to construct the development (CUP2018-0016).
(ii)
On October 9, 2019, October 29, 2019, November 13, 2019, and December
11, 2019, the Planning Commission of the City of Monrovia conducted a duly noticed public
hearing regarding the 127 Pomona Specific Plan. At the hearing, all interested persons
were given an opportunity to be heard. The Planning Commission received and considered
the staff report and all the information, evidence, and testimony presented in connection
with this project.
(iii)

Environmental Review

(a)
Based on the information in the application and accompanying
technical reports, an Initial Study was completed. The Initial Study identified potentially
significant environmental impacts arising from the project; however, those impacts could be
mitigated to a level of less than significant. Therefore, a Mitigated Negative Declaration
was prepared, pursuant to the California Environmental Quality Act (“CEQA”) and the City’s
local CEQA Guidelines.
(b)
As set forth in Planning Commission Resolution No. 2019-0003 the
Planning Commission has independently considered and reviewed the information in the
Initial Study, draft Mitigated Negative Declaration, Comments, and Responses to
Comments on the IS/MND and the Final MND and has found that with the recommended
mitigation measures imposed on the proposed development, the project will not have a
significant effect on the environment, in making its recommendation on the 127 Pomona
Specific Plan.
(iv)
The custodian of records for all materials that constitute the record of the
proceedings upon which this decision is based is the Planning Division Manager. Those

documents are available for public review in the Planning Division located at 415 South Ivy
Avenue, Monrovia, California 91016.
(v)

All legal prerequisites to the adoption of this Resolution have occurred.
RESOLUTION

NOW, THEREFORE, the Planning Commission of the City of Monrovia hereby finds,
determines and resolves as follows:
1.

The Planning Commission finds that all of the facts set forth in the Recitals of
this Resolution are true and correct.

2.

Adoption of the 127 Pomona Specific Plan, with the mitigation measures
imposed on the proposed development, will not have a significant effect on
the environment.

3.

The proposed Specific Plan is consistent with the objectives, policies,
general land uses, and programs of the City of Monrovia General Plan, and
adopted goals and policies of the City.
a. The 127 Pomona Specific Plan implements the City's vision for the
Station Square Transit Village by allowing a transit-oriented, infill, mixeduse development with 25 units set-aside for very-low-income and
moderate-income households. The project adds to the mixed-use and
urban character that is planned for the Station Square Transit Village by
adding ground-floor commercial space, public plazas, and parking areas.
Common and private recreation areas are provided at all residential
levels. The Gold Line Monrovia station is approximately 400 feet to the
south, and the project takes full advantage of this ready transit access by
orienting the development toward the station, providing commercial
services to commuters and local residents and public parking.
The land use and design regulations that apply to the specific plan are
wholly contained within the Land Use Element's Station Square Transit
Village Vision Statement and Objectives and the PD- 12 Development
Guidelines, including provisions specific to the Western Gateway
neighborhood. The specific plan describes and establishes the design
objective criteria for the project as stipulated in the provision of the
Western Gateway neighborhood calling for building design to represent
“signature architecture.” Therefore, the Specific Plan is consistent with
the City of Monrovia General Plan Land Use Element goals and policies
that are listed in Chapter 3, Section 3.2 (Land Use Element) of the
proposed 127 Pomona Specific Plan, which are incorporated herein by
this reference.
b. The 127 Pomona Specific Plan allows a mixed-use development that
implements the City’s pedestrian, bicycle, and vehicle parking urban
design and transportation objectives. Improvements include expanded

sidewalks; a three-level 479-space, parking garage, and bicycle parking
and storage for 31 bicycles (short term) and 163 bicycles (long term).
Therefore, the Specific Plan is consistent with the City of Monrovia
General Plan Circulation Element goals and policies that are listed in
Chapter C, Section 3.3 (Circulation Element) of the proposed 127
Pomona Specific Plan, which are incorporated herein by this reference.
c. The Station Square Transit Village is designated in the 2014-2021
Housing Element as a “Residential Growth Area,” with a realistic capacity
to accommodate 2,064 residential units available for low- to very-lowincome households. The area provides for a range of housing types, with
a minimum of 1,400 units and a maximum of 3,600 units, and no density
cap on individual parcels. The 127 Specific Plan's 25 affordable dwelling
units set aside for very-low-income and moderate-income households
contribute to the City's progress towards meeting its goals to construct
166 affordable units for very-low-income and moderate-income
households as identified in the Housing Element 2014-2021. As of
2019, the project's 310 units and other approved and pending residential
projects in Station Square will total approximately 1,448 units. The former
Station Square Specific Plan, which was repealed in 2014, was approved
for 700 residential units.
Under State and City regulations and policies, transit-oriented, infill,
mixed-use, and/or affordable housing projects are given development
and procedural relief and protection to expedite construction. Therefore,
the Specific Plan is consistent with the City of Monrovia General Plan
Housing Element goals and policies that are listed in Chapter 3, Section
3.4 (Housing Element) of the proposed 127 Pomona Specific Plan, which
are incorporated herein by this reference.
d. The 127 Specific Plan complements the City's park and recreational
facilities through its addition of new common and private recreational
areas. Residents of the project are within walking distance of 2.5 acres of
parks within Station Square Transit Village. The project is adjacent to
Station Square Park and within 0.5-miles from Evergreen Park. It
provides public plazas that are designed and oriented towards the
station. The walking and biking experience around the Monrovia Gold
Line train station is greatly improved by the project's streetscape design,
accommodation of wider sidewalks, and provisions for bike parking.
Therefore, the 127 Pomona Specific Plan is consistent with the Open
Space Element goals and policies that are listed in Chapter 3, Section 3.4
(Open Space Element) of the proposed 127 Pomona Specific Plan, which
are incorporated herein by this reference.
e. The 127 Pomona Specific Plan allows a mixed-use development of
residential and commercial uses. The development will incorporate
building code requirements to attenuate interior noise. Compliance with
the City’s noise ordinance (MMC Chapter 9.44) will be required.
Therefore, the 127 Pomona Specific Plan is consistent with the Noise
Element goals and policies that are listed in Chapter 3, Section 3.5

(Noise Element) of the proposed 127 Pomona Specific Plan, which are
incorporated herein by this reference.
f. The applicant is proposing that 13 units be restricted for occupancy by
very low income households, and 12 units be restricted for occupancy by
moderate income households, resulting in a total of 25 affordable units.
The Planning Commission finds that the combined total of 25 units is
preferable to a restriction of fewer units (5%) that are affordable only to
very low income households because ten more affordable units are being
provided, and the units are being provided to a broader range of
households (13 to very low income households and 12 to moderate
income households). The Specific Plan's 25 affordable dwelling units,
which will be set aside through deed restrictions for very-low-income and
moderate-income households, will contribute to the City's progress
towards meeting its goals to construct 166 affordable units for very-lowincome and moderate-income households as identified in the goals and
policies that are listed in Chapter 3 of the City’s Housing Element. In
particular Policy 3.1 of the Housing Element states that the City should
facilitate the development of affordable housing through regulatory
incentives and concessions. In addition, Policy 4.1 states that the City
should support the use of density bonuses and other incentives to offset
the costs of affordable housing while ensuring that potential impacts are
addressed. Finally, Policy 4.2 states that the City should provide flexibility
in development standards to accommodate new models and approaches
to providing housing, such as transit-oriented development. The
affordable housing component of the project complies with all of these
policies of the General Plan. Furthermore, granting one
incentive/concession along with one or more waivers of development
standards complies with the state’s density bonus law.
4.

For the foregoing reasons, the proposed Specific Plan would not be
detrimental to the public interest, health, safety, convenience or welfare of
the City.

5.

The subject property is physically suitable for the requested land use
designation and the anticipated land use development.

6.

The proposed Specific Plan shall ensure development of a desirable
character, which will be compatible with existing and proposed development
in the surrounding neighborhood.

7.

Based upon the findings and conclusions set forth above, the Planning
Commission hereby recommends approval of the 127 Pomona Specific Plan
to the City Council as set forth in “Exhibit A” attached hereto and
incorporated herein by this reference.

8.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.

PASSED, APPROVED, AND ADOPTED this 11th day of December, 2019.

Gary Schaeffler, Chair
Monrovia Planning Commission
ATTEST:

APPROVED AS TO FORM:

Craig Jimenez, AICP, Secretary
Monrovia Planning Commission

Craig Steele, City Attorney
City of Monrovia

EXHIBIT A
127 POMONA SPECIFIC PLAN

A copy of the Specific Plan is on file in the City Clerk’s Office. Also, an electronic copy
of the 127 Pomona Specific Plan is located on the City of Monrovia’s website at the
following link: https://www.cityofmonrovia.org/your-government/communitydevelopment/planning/zoning/specific-plans/127-pomona-specific-plan

