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Envision Mercedes Benz Dealership, City of West
Covina Project

City of West Covina

Community Development Department
Planning Division

1444 West Garvey Ave # 208

West Covina, CA 91790

Jo-Anne Burns, Deputy Community Development
Director

E: jburns@westcovina.org

Envision Motors

2010 E Garvey Ave S

West Covina, CA91791

Boyd Sumner, Director Franchise Operations
E: boyd.sumner@envisionmotors.com

1800 East Garvey Avenue, West Covina, CA 91791
APNs 8478-007-025; -031; and -042

Commercial (C), Auto Plaza Overlay Zone

Service Commercial Mixed-Use (SMU) and
Neighborhood Commercial Mixed Use (NMU)

The site is surrounded by an auto dealership to the
east and south opposite East Garvey Avenue; a
restaurant and a gas station to the west opposite
Azusa Avenue; and the [-10 freeway to the north.

The proposed project would involve demolition of
an existing auto dealership (Envision Motors
Toyota) and an operating Valero gas station, and
construction of a new two-story automotive sales
and dealership building housing Envision Motors
Mercedes Benz, selling four related brands -
Mercedes Benz, Maybach, AMG and Sprinter - as
well as associated surface parking, landscaping, and
facilities for EV charging.

Refer to Section 3.0 of this document for additional
information.
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The project applicant is requesting the following
discretionary actions, which are discussed in detail
in Section 3.0 of this document:

e Site Plan approval and building permits.
e Zone Change

11. Selected Agencies whose Approval City of West Covina
is Required

12. Have California Native American Letters were sent by the City of West Covina (the
tribes traditionally and culturally Lead Agency), on September 5, 2024 to local Native

affiliated with the project area American tribes asking if they wished to participate
requested consultation pursuant in AB 52 and SB 18 consultation concerning the
to Public Resources Code § proposed project. Tribes had up to 30 days and 90
21080.3.1? If so, has consultation days respectively in which to respond to
begun? notification of the project. For the proposed project,

those tribe(s) that requested consultation were
contacted by the City per Public Resources Code
§ 21074. On September 6, 2024, the City received a
communication from the Gabrielino - Kizh Nation
requesting consultation. No other tribes responded.
The Kizh Nation submitted Tribal Cultural Resource
mitigation measures which were adopted and
consultation was concluded.

13. Other Public Agencies Agencies that will review the proposed project
include the following:

e (alifornia Regional Water Quality Control
Board - Los Angeles

e South Coast Air Quality Management District

e City of West Covina Fire Department

e (alifornia Department of Motor Vehicles
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ACRONYMS AND ABBREVIATIONS

Acronym/Abbreviation

Term

AAQS ambient air quality standards
AB 32 California Global Warming Solutions Act of 2006 (Assembly Bill 32)
AB 52 Assembly Bill 52
ACM(s) Asbestos-Containing Material(s)
ADA Americans with Disabilities Act
AFY Acre-feet per year
AIA Airport Influence Area
amsl above mean sea level
APE Area of Potential Effects
APN Assessor’s Parcel Number
AQA Air Quality Analysis
AQMP Air Quality Management Plan
ARB California Air Resources Board
BAU business as usual
BIOS Biogeographic Information and Observation System
BMPs Best Management Practices
CAAQS California Ambient Air Quality Standards
CalEEMod California Emissions Estimator Model
CAL FIRE California Department of Forestry and Fire Protection
CALGreen California Green Building Standards
Caltrans California Department of Transportation
CAO(s) Cleanup and Abatement Order(s)
CAPCOA California Air Pollution Control Officers Association
CASGEM California Statewide Groundwater Elevation Monitoring
CAT Climate Action Team
CBC California Building Code
CCAA California Clean Air Act
CCR California Code of Regulations
CDO(s) Cease and Desist Order(s)
CDFW California Department of Fish and Wildlife
CEQA California Environmental Quality Act
CERCLA Comprehensive Environmental Response, Compensation, and
Liability Act
CESA California Endangered Species Act
CFGC California Fish and Game Code
cfs cubic feet per second
CGS California Geological Survey
CH4 methane
CHRIS California Historic Resources Inventory System
City City of West Covina
CIWMP Los Angeles Countywide Integrated Waste Management Plan
CMP Congestion Management Program
CNEL Community Noise Equivalent Level
CNPS California Native Plant Society
co carbon monoxide
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Term

CO2 carbon dioxide

COze carbon dioxide equivalent

CWA Clean Water Act

dB decibel

dBA A-weighted decibel scale

DOC California Department of Conservation
DOSH California Division of Safety and Health
DTSC Department of Toxic Substances Control
du/ac Dwelling units per acre

DWR Department of Water Resources

EIR Environmental Impact Report

EMS Emergency Medical Services

EO Executive Order

EPA Environmental Protection Agency

ESA Endangered Species Act

ESA Environmental Site Assessment

EV electric vehicle

EVCS electric vehicle charging station

°F degrees Fahrenheit

FAR floor area ratio

FEMA Federal Emergency Management Agency
GWP global warming potential

HABS Historic American Building Survey

HCP Habitat Conservation Plan

HFCs hydroflourocarbons

HU Hydrologic Unit

HVAC heating, ventilation and air conditioning
IPCC Intergovernmental Panel on Climate Change
ISA International Society of Arboriculture
IS/MND Initial Study/Mitigated Negative Declaration
ITE Institute of Transportation Engineers

Loo noise level that is exceeded 90% of the time
Leg equivalent noise level

LACFCD Los Angeles County Flood Control District
LACPW Los Angeles County Public Works
LARWCB Los Angeles Regional Water Quality Control Board
LBP Lead-Based Paint

LID Low Impact Development

Linax root mean square maximum noise level
LOS Level of Service

LRA Local Responsibility Area

LSTs Localized Significance Thresholds

LUST Leaking Underground Storage Tank
MBTA Migratory Bird Treaty Act

mgd million gallons per day

MLD Most Likely Descendant
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Term

MM(s) mitigation measure(s)

MMRP Mitigation Monitoring and Reporting Program
MMTCOze million metric tons of CO2e

MND Mitigated Negative Declaration

MRF Material Recovery Facility

MRZ Mineral Resource Zone

MS4 Municipal Separate Storm Sewer permit

MT Metric tons

MWD Metropolitan Water District of Southern California
N.0 nitrous oxide

NAAQS National Ambient Air Quality Standards

NAHC Native American Heritage Commission
National Core National Community Renaissance

NASA National Aeronautics and Space Administration
NCCP Natural Communities Conservation Plan

ND Negative Declaration

NO nitric oxide

NOy nitrogen oxides

NO, nitrogen dioxide

NPDES National Pollutant Discharge Elimination System
03 Ozone

OPR Governor’s Office of Planning and Research
OSHA Occupational Safety and Health Administration
Pb lead

PCB polychlorinated biphenyl

PFCs perfluorocarbons

PM particulate matter

PM;, respirable particulate matter

PMz5 fine particulate matter

ppm parts per million

PPV peak particle velocity

RCRA Resource Conservation and Recovery Act

RECs Recognized Environmental Condition(s)

R-G Medium Density Residential zoning designation
RHNA Regional Housing Needs Allocation

RMS root mean square

ROG Reactive organic gases

ROW Right-of-way

RPS Renewables Portfolio Standard

RWQCB Regional Water Quality Control Board

§ section

SB Senate Bill

SCAB South Coast Air Basin

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

SCE Southern California Edison Company
SFs sulfur hexafluoride

SIP State Implementation Plan

SLF Sacred Lands File

SMARA Surface Mining and Reclamation Act

SO, sulfur dioxide

SoCalGas Southern California Gas Company

SRA State Responsibility Area

SRAs source receptor areas

SRRE Source Reduction and Recycling Element
STIP Statewide Transportation Improvement Program
SWC Southwest Water Company

Suburban Suburban Water Systems

SWPPP Stormwater Pollution Prevention Plan
SWRCB State Water Resources Control Board
TAPs Transportation Assembly Points

T-C Town Center zoning designation

TCRs Tribal Cultural Resources

TMP Traffic Management Plan

UFPO Urban Forest Protection Ordinance

UEI UltraSystems Environmental, Inc.

U.S. United States

USDA United States Department of Agriculture
USEPA United States Environmental Protection Agency
VdB vibration decibels

VCP vitrified clay pipe

VHFHSZ(s) very high fire hazard severity zone(s)
VMT vehicle miles traveled

voC volatile organic compound

WCFD West Covina Fire Department

WCPD West Covina Police Department

WCUSD West Covina Unified School District
WEG wind erodibility group

WQMP Water Quality Management Plan

WRI World Resources Institute

ybp years before present
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1.0 INTRODUCTION
1.1 Proposed Project

The City of West Covina (City) is processing a request to implement a series of discretionary actions
that would ultimately allow the demolition of an existing auto dealership (Envision Motors Toyota)
and an operating Valero gas station, and the development of a new two-story automotive sales and
dealership building housing Envision Motors Mercedes Benz of West Corvina, selling four related
new car brands - Mercedes Benz, Maybach, AMG, and Sprinter automotive lines along with pre-
owned vehicles. Development would also include associated surface parking, landscaping, and
Electric Vehicle (EV) charging facilities.

The project is located at 1800 East Garvey Avenue South and 200 South Azusa Avenue in West
Corvina on the southeast corner of the I-10 freeway and the South Azusa Avenue interchange. The
site area encompasses 3.53 acres on three parcels, with plans for a total building area of 85,390
square feet, including the enclosed first and second floors, along with a second-floor delivery deck.

1.1.1  Project Components
The proposed project would consist of:
Demolition

o The existing dealership, Envision Toyota of West Covina.
e The 10-VFP (vehicle fueling position) Valero gas station.

Proposed Buildings

Construction of a two-story commercial building with a total of 85,390 square feet.
e First Floor: 42,890 square feet.
e Second Floor: 42,500 square feet.
e Second Floor Roof Overhang: 8,920 square feet.

Parking

First Level

Display Parking: 144 spaces
Pre-owned Showroom: 98 spaces
Customer Parking: 25 spaces
Parking (undesignated): 43 spaces
EV Parking: 20 spaces

Sprinter Showroom: 11 spaces
New Vehicle Delivery: 4 spaces
Detail Bays: 8 spaces

Second Floor
e Showroom: 42 spaces

Total Parking Spaces: 395 spaces
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Utilities

e EV Transformers
e Trash Yard (enclosure)

1.1.2 Estimated Construction Schedule

Section 3.0 of the Initial Study provides a summary of the timeline, equipment, and number of
workers for each phase of the construction project. As stated, the construction phase is anticipated
to have duration of approximately 14 months, commencing in June 2025 and concluding in July 2026.

1.2 Lead Agencies - Environmental Review Implementation

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

1.3 CEQA Overview
1.3.1  Purpose of CEQA

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

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

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

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

CEQA Guidelines § 15002 lists the basic purposes of CEQA as follows:
e Inform governmental decision makers and the public about the potential, significant
environmental effects of proposed activities.

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

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

1  Public Resources Code §§ 21000 - 21177 and California Code of Regulations Title 14, Division 6, Chapter 3.
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e Disclose to the public the reasons why a governmental agency approved the project in the
manner the agency chose if significant environmental effects are involved.

1.3.2  Authority to Mitigate under CEQA

CEQA establishes a duty for public agencies to avoid or minimize environmental damage where
feasible. Under CEQA Guidelines § 15041 a Lead Agency for a project has authority to require feasible
changes in any or all activities involved in the project in order to substantially lessen or avoid
significant effects on the environment, consistent with applicable constitutional requirements such
as the “nexus”2 and “rough proportionality”3 standards.

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

1.4 Purpose of Initial Study

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

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

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

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

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

e Facilitate an environmental assessment early during project design.

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

e Eliminate unnecessary EIRs.

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

2 Anexus (i.e, connection) must be established between the mitigation measure and a legitimate governmental
interest.
3 The mitigation measure must be “roughly proportional” to the impacts of the Project.
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In cases where no potentially significant impacts are identified, the Lead Agency may issue a ND, and
no MMs would be needed. Where potentially significant impacts are identified, the Lead Agency may
determine that MMs would adequately reduce these impacts to less than significant levels. The Lead
Agency would then prepare a MND for the proposed project. If the Lead Agency determines that
individual or cumulative effects of the proposed project would cause a significant adverse
environmental effect that cannot be mitigated to less than significant levels, then the Lead Agency
would require an EIR to further analyze these impacts.

1.5 Review and Comment by Other Agencies

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

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

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

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

1.6 Impact Terminology
The following terminology is used to describe the level of significance of potential impacts:
e A finding of no impact is appropriate if the analysis concludes that the project would not

affect the particular environmental threshold in any way.

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

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

e Animpactis considered potentially significant if the analysis concludes that the project could
have a substantial adverse effect on the environment.

An EIR is required if an impact is identified as potentially significant.

4 The four Trustee Agencies in California listed in CEQA Guidelines § 15386 are California Department of Fish and
Wildlife, State Lands Commission, State Department of Parks and Recreation, and University of California.
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1.7 Organization of Initial Study

This document is organized to satisfy CEQA Guidelines § 15063(d), and includes the following
sections:

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

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

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

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

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

e Section 6.0 - List of Preparers, which identifies the primary authors and technical experts
that prepared the IS/MND.

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

Appendix A Project Plans and Drawings

Appendix B Air Quality and Greenhouse Gas Emissions Data
Appendix C Biological Resources-Species Tables
Appendix D Cultural Resources Report

Appendix E1 Preliminary Geotechnical Investigation
Appendix E2 Paleontological Resources Records Search
Appendix F1 Phase I ESA-Envision

Appendix F2 Asbestos Sampling-Testing Records-Envision
Appendix F3 Phase I ESA-Shell

Appendix G1 Preliminary Hydrology Report

Appendix G2 Low Impact Development (LID) Plan
Appendix H Noise Assessment

Appendix I RK Engineering VMT Analysis

1.8 Findings from the Initial Study

1.8.1 No Impact or Impacts Considered Less than Significant

Based on IS findings, the project would have no impact or a less than significant impact on the
following environmental categories listed from Appendix G of the CEQA Guidelines.

e Aesthetics

e Agriculture and Forestry Resources

e Air Quality
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Energy

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

Noise

Population and Housing
Public Services

Recreation

Transportation and Traffic
Utilities and Service Systems
Wildfire
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Impacts Considered Less than Significant with Mitigation Measures

Based on IS findings, the project would have a less than significant impact on the following
environmental categories listed in Appendix G of the CEQA Guidelines when proposed MMs are
implemented.
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2.0 ENVIRONMENTAL SETTING
2.1 Project Location

The proposed Envision Motors Mercedes Benz Dealership Project is located at 1800 East Garvey
Avenue in the City of West Covina, California, on an approximately 3.54-acre site (APNs: 8478-007-
025; -031; and -042). Refer to Figure 2.1-1, which shows the project’s location in a regional context.
Figure 2.1-2 shows the project vicinity. Local surface streets adjacent to the site include North Azuza
Avenue to the west and East Garvey Avenue to the south. Figure 2.1-3 depicts an aerial photo of the
project site and the surrounding land.

2.2 Project Setting

The project site consists of the existing Envision Toyota Dealership of West Covina, a surface parking
lot, and a Valero gas station. See Figure 2.2-1, which depicts the topography of the site, and
surrounding area. The project site is relatively flat with an elevation between 441 to 454 feet above
mean sea level (amsl) (Google Earth Pro, 2024). Site photographs are provided in Figure 2.2-2.

2.2.1 Land Use and Zoning

The land use, zoning, and existing developments of the project site and its immediate vicinity are
listed in Table 2.2-1. The project site has a General Plan land use designation of Commercial (C) and
a zoning designation of Service Commercial Mixed Use (SMU) and Neighborhood Commercial Mixed
Use (NMU) and is located within the Auto Plaza Overlay Zone. (City of West Covina, 2024).

Table 2.2-1
SUMMARY OF EXISTING LAND USE, ZONING AND EXISTING DEVELOPMENTS
Location General Plan Zoning Designation Existing Development
Designation

Project Site Commercial (C) Service Commercial Mixed Use | Car dealership and gas
(SMU) and Neighborhood | station
Commercial Mixed Use (NMU)

North Right-of-Way (ROW) Right-of-Way (ROW) I-10 freeway

South Commercial (C) Service Commercial Mixed Use | Car dealership
(SMU)

East Commercial (C) Service Commercial Mixed Use | Car dealership
(SMU)

West Commercial (C) Neighborhood =~ Commercial | Restaurant and  gas
Mixed Use (NMU) station

Source: City of West Covina, 2024; Google Earth Pro, 2024
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Figure 2.1-1
REGIONAL LOCATION
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Figure 2.1-2
PROJECT VICINITY
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Figure 2.1-3
PROJECT LOCATION
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Figure 2.2-1
TOPOGRAPHIC MAP
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Figure 2.2-2
PROJECT SITE PHOTOGRAPHS
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2.3 Existing Characteristics of the Site
2.3.1 Climate and Air Quality

The project site is located within the South Coast Air Basin (SCAB), a 6,600-square-mile area
encompassing all of Orange County and the non-desert portion of Los Angeles, Riverside, and San
Bernardino Counties. A persistent high-pressure area that commonly resides over the eastern Pacific
Ocean largely dominates regional meteorology. The distinctive climate of this area is determined
primarily by its terrain and geographic location. Local climate is characterized by warm summers,
mild winters, infrequent rainfall, moderate daytime onshore breezes, and moderate humidity. Ozone
(O3) and pollutant concentrations tend to be lower along the coast, where the onshore breeze
disperses pollutants toward the inland valley of the SCAB and adjacent deserts. However, as a whole,
the SCAB fails to meet National Ambient Air Quality Standards (NAAQS) for O3 and fine particulate
matter (PMg;), and is classified as a “nonattainment area” for those pollutants (ARB, 2024).

2.3.2  Geology and Soils

Topography within the project site is relatively flat. The project site is not located within a landslide,
liquefaction, or Alquist-Priolo zone. However, the project site is located within a regionally active
area for seismic activity (Norcal Engineering, 2024).

2.3.3  Hydrology

Surface topography is generally flat to slightly sloping with elevations ranging from approximately
442 to 456 feet above mean sea level (amsl). The project site is in the Main San Gabriel Valley
Groundwater Basin. The Basin covers approximately 255 square miles underlying most of the San
Gabriel Valley . The project site is within the service area of Suburban Water Systems (Suburban).
Suburban’s water supplies consist of groundwater from the Main San Gabriel Basin and the Central
Subbasin of the Coastal Plain of Los Angeles Groundwater Basin; water imported from northern
California and the Colorado River; and recycled water purchased from the Upper San Gabriel Valley
Municipal Water District. Groundwater is forecast to comprise about 54 percent of Suburban’s water
supplies over the 2025-2045 period (Suburban, 2021, pp. 3-1 and 3-30).

2.3.4 Biology

The project site is built-out with a car dealership and a gas station and is in completely developed
urban surroundings. Ony minor amounts of ornamental landscaping are present onsite currently, in
addition to street trees along the site perimeter along Azusa Avenue and East Garey Avenue. No
natural habitat suitable for special-status species, and no sensitive natural communities, are present
onsite.

2.3.5 Public Services

The West Covina Fire Department (WCFD) provides fire protection and emergency medical services
to the City of West Covina. The West Covina Police Department (WCPD) provides police protection
to the City. The project site is in the West Covina Unified School District (WCUSD). The West Covina
Library is part of the Los Angeles County Library System, which is made up of 72 branch libraries.
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2.3.6 Utilities

Suburban Water Systems (SWS) provides water to the project site. The Los Angeles County Flood
Control District (LACFCD) is in charge of designing and maintaining the lined washes and
underground stormwater systems within the City of West Covina. Southern California Edison (SCE)
provides electric power for the project site (City of West Covina, 2016a). Southern California Gas
Company (SoCalGas) supplies natural gas service to the City of West Covina (City of West Covina,
2016a). Telecommunication services, including internet, telephone, and television, on and near the
project site are provided by AT&T, Spectrum, and Frontier Communications (InMyArea, 2024).
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3.0 PROJECT DESCRIPTION
Project Location

The project site is at 1800 East Garvey South Avenue in the city of West Covina. The project site is
bounded by East Garvey Avenue to the south and east; Azusa Avenue to the west; and the Interstate
10 (I-10) freeway to the north. Regional access to the site is from the [-10 via Azusa Avenue. The 3.54-
acre project site consists of three parcels: assessor’s parcel numbers (APNs) 8478-007-025; -031;
and -042.

Project Setting

The north and central parts of the project site are developed with an auto dealership (currently
Envision Toyota of West Covina), and the southwest part with a Valero-branded gas station. The site
is surrounded by an auto dealership to the east and south opposite East Garvey Avenue; a restaurant
and a gas station to the west opposite Azusa Avenue; and the I-10 freeway to the north.

General Plan and Zoning Designations

Parcels 8478-007-025 and -031 are zoned Service Commercial Mixed Use (SMU) within the Auto
Plaza Overlay Zone, with General Plan land use designations of Commercial; parcel -042 is zoned
Neighborhood Commercial Mixed Use (NMU) within the Auto Plaza Overlay Zone, and has General
Plan land use designation of Commercial (City of West Covina, 2024).

Project Overview

The proposed project would involve demolition of the existing auto dealership and the operating
Valero gas station, and construction of a new two-story automotive sales and dealership building
housing Envision Motors Mercedes Benz, selling four related brands - Mercedes Benz, Maybach, AMG
and Sprinter - as well as associated surface parking, landscaping, and facilities for EV charging. EV
charging would be available for the public during the dealership’s hours of 8:30 am to 8:30 pm every
day of the week.

The proposed building would be in the north-central part of the site. The balance of the site would be
developed with surface parking and landscaping (see Figure 3.4-1).

The first floor would consist of a pre-owned car showroom; a Sprinter showroom; five new vehicle
delivery bays; eight detail bays; reception space; office space; a lunchroom; restrooms; and
mechanical and electrical rooms. Figure 3.4-2 shows the first-floor plan. The second floor would
contain three showrooms; office spaces; a training room; a conference room; an employee lounge;
restrooms; and storage rooms. Figure 3.4-3 shows the second-floor plan. The building would total
86,642 square feet building area consisting of 42,500 square feet on the first floor and 44,142 square
feet on the second floor. Eight roll-up doors would be installed on the first floor of the building. One
vehicle elevator would be provided on the east side of the building. Figure 3.4-4 shows elevations of
the proposed building, and Figures 3.4-5 and 3.4-6 show renderings of the proposed building.
Square feet by use inside the building is summarized in Table 3.4-1.
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Figure 3.4-1
SITE PLAN
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Figure 3.4-2
FIRST FLOOR PLAN
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Figure 3.4-3
SECOND FLOOR PLAN
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Figure 3.4-4
ELEVATIONS
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Figure 3.4-5
RENDERINGS (1 of 2)
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Figure 3.4-6
RENDERINGS (2 of 2)
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Table 3.4-1
SQUARE FEET BY USE IN PROPOSED BUILDING

Use Square Feet

First Floor

Showroom and Delivery 36,297
Office 500
Service (detail bays, etc.) 2,395
Other (lunchrooms, restrooms, mechanical, engineering, 3,308
plumbing, and storage)

Subtotal 42,500

Second Floor

Showroom and Delivery 28,336
Office 12,989
Other (lunchrooms, restrooms, mechanical, engineering, 2,817
plumbing, and storage)

Subtotal 44,142
Total 86,642

1 Source: Beltran, 2024

At project completion, about 144,000 square feet, or about 94 percent of the site, would be
impervious land cover (hardscape/parking) or the proposed building; the remaining site area would
be pervious landscaping.

3.1.1  Access, Circulation, and Parking

Four vehicular entrances would be provided from surrounding streets: three from East Garvey South
Avenue along the south and east site perimeter; and one from Azusa Avenue on the southwest side
of the project site. The main entrance would be from East Garvey Avenue on the south site boundary.
Access via the driveway to and from Azusa Avenue would be right-in-right-out only, as that segment
of Azusa Avenue is a divided road. As shown in Figure 3.4-1, driveways would extend around the
southern, western, and northern sides of the building.

Surface parking would consist of 232 spaces including display spaces, customer parking, employee
parking, and electric vehicle charging stations. Parking spaces inside the building would consist of
two showrooms, new vehicle delivery bays, and detail bays on the first floor totaling 125 spaces; and
42 showroom spaces on the second floor, totaling 167 spaces. The total parking onsite would be 399
spaces.

The project site does not contain a loading/unloading zone. The cars would be loaded/unloaded at
the Mercedes service facility across the street at 1829 East Garvey Avenue within the City of West
Covina. Cars would then be individually driven to the site.

3.1.2 Trash

Trash would be picked up on the northern portion of the site as depicted in Figure 3.4-1, Site Plan.
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3.1.3 Landscaping

Landscaping would consist of trees along the site perimeter and lining both sides of the main
entrance driveway in the southern part of the site; landscaped areas would total 10,076 square feet.
or about 6.6 percent of the project site (see Figures 3.4-1 and 3.4-7).
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Figure 3.4-7
LANDSCAPE PLAN
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3.2 Employment

During project operation, company management estimates that the project would have 49 employees
(Beltran, 2024). All employees would park along East Garvey Avenue.

3.3 Construction
3.3.1 Demolition

All existing structures on the project site would be demolished before construction of the proposed
buildings.

e Area of demolition (Toyota Dealership): 23,754 square feet
e Area of demolition (Gas Station): 2,485 square feet
e Tota area of demolition: 26,239 square feet

3.3.2 Hazardous Materials Assessment and Remediation

In June 2004, piping and dispensers at the former Shell station were upgraded. As part of the project,
nine soil samples were collected beneath dispensers and piping. Total petroleum hydrocarbons in
the gasoline range (TPH-g) ( was detected in three samples at concentrations ranging from 0.44
mg/kg to 6.4 mg/kg. TPH in the diesel range (TPH-d) was detected in two samples at 19,000 mg/kg
and 48 mg/kg. Methyl tert-butyl ether (MTBE, a gasoline oxygenate) was detected in two samples at
390 ug/kg and 45 ug/kg. Based on these results, the northwest dispenser islands, adjacent product
trench and southern dispenser island were excavated on 18 June 2004 to remove the contaminated
soil.

Following the excavation of 146 tons of soil, confirmatory soil samples were collected. One sample
contained TPH-g at 45 mg/kg, TPH-d at 5.7 mg/kg, MTBE at 1,100 ug/kg and tertiary butyl alcohol
(TBA, a gasoline additive) at 7,300 ug/kg. One additional piping excavation sample contained TBA at
46 ug/kg. The soil was transported to TPS Technologies in Adelanto, CA for recycling. Based on the
results, Los Angeles County Public Works (LADPW) requested a workplan to assess the vertical and
lateral extent of the impacted soil in a letter from February 2007. No work was completed and in May
2013, the LADPW referred the case to the Regional Water Quality Control Board (SWRCB).

SWRCB Order WQ 2014-0158-UST, issued on 06 October 2014, indicates that the remaining
contaminants fall under the Low Threat Closure Policy. On 03 March 2015, the Regional Water
Quality Control Board issued a case closure letter. Celly Services (CSI) compared the results of the
impacted soil left in place to the current residential Environmental Screening Levels (ESLs),
established by the Regional Water Quality Control Board in 2019. The concentrations of TPH-d, MTBE
and TBA fall below residential screening levels and therefore are considered an historical recognized
environmental condition (HREC; CSI, 2024b, p. iii).5

5 An historical REC (HREC) is a previous release of hazardous substances or petroleum products affecting the subject
property that has been addressed to the satisfaction of the applicable regulatory authority or authorities and meeting
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The Phase I Environmental Site Assessment (ESA) for the Valero Station noted that hydrocarbon
impacted soil is present on the subject property and will be encountered during future grading
operations. Impacted soil may also be encountered near the clarifier/hoists in the repair area. CSI
recommends that any impacted soil that is encountered be segregated, sampled for waste profiling
purposes, and transported to a licensed disposal or recycler facility (CSI, 2024b, p. iv).

Additional assessment for hazardous materials is expected to be needed during site grading; such
assessment is discussed further in Section 4.9, Hazards and Hazardous Materials.

3.3.3  Construction Phasing
The schedule, construction equipment, and number of construction workers for each construction

phase are listed below in Table 3.4-1. As shown below, overall construction is forecast to last about
14 months, from June 2025 to July 2026.

Table 3.4-1
CONSTRUCTION PHASING AND EQUIPMENT
Construction  Beginning Ending Duration, Construction Equipment  Construction
Phase Month Month Months Workers
Type Number

Demolition June 2025 July 2025 2 Bulldozer 2 10
Site June 2025 July 2025 2 Bulldozer 2 8
Preparation
Grading June 2025 July 2025 2 Skiploader 3 5
Utilities June 2025 July 2025 2 Trench 2 12
Installation Digger
Building July 2025 July 2026 12 Power Tools 25 25
Construction
Paving June 2026 July 2026 2 Concrete 15 16

Trucks
Landscaping June 2026 July 2026 2 Skiploader 1 8
Installation

1 Source: Beltran, 2024
3.34 Grading

The site is expected to balance, and therefore no soil import or export is anticipated.

unrestricted use criteria established by the applicable regulatory authority or authorities without subjecting the
subject property to any controls (CSI, 2024, p.ii).
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Required Approvals
The following entitlements are required for the proposed development:
e Site and Design Review

e Zone Change to change the portion of the project site zoned Neighborhood Commercial Mixed
Use (SMU) to Service Commercial Mixed Use (SMU) within the Auto Plaza Overlay Zone.

e Administrative lot merger Approval by the Engineering Division.
Other Public Agencies Whose Approval is Required

o The Los Angeles Regional Water Quality Control Board would approve the water quality
management plan for the project

e The South Coast Air Quality Management District would issue a permit to construct

e (alifornia Department of Motor Vehicles would issue a Vehicle Dealer License
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4.0 ENVIRONMENTAL CHECKLIST
Environmental Factors Potentially Affected
The environmental factors checked below would be potentially affected by this project, involving at

least one impact that is a “Potentially Significant Impact” or as a “Potentially Significant Unless
Mitigation Incorporated,” as indicated by the checklist on the following pages.

Wildfire

[0 Acsthetics O Agricultural and Forest Resources  []  Afr Quality

B Biological Resources B cultural Resources [] Energy

B Geology / Soils [0 Greenhouse Gas Emissions D Hazards & Hazardous Materials
[l Hydrology / Water Quality [ Land Use / Planning [] Mincral Resources

] Ncise [0 Population / Housing (] Public Services

] Recreation [0 Transportation Cd Tribal Cultural Resources

O [l X

Utilities/Service Systems Mandatory Findings of Significance

Determination (To Be Completed by the Lead Agency)

On the basis of this initial evaluation:

L] 1 find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

X 1 find that although the proposed project could have a significant effect on the environment, there

will ot be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

[] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

L] 1 find that the proposed praoject MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect (1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and (2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to
be addressed.

(] I find that although the proposed project could have a significant effect on the environment,

because all potentially significant effects (a} have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated

| S ntbn that anvline B[R or NEGATIVE DECLARATION, including revisions or mitigation measures
1 the proposed project, nothing furtl
Date

City of West Covina

Printed Name

T Ny I R R R et LI A LR PR R P AR F e vE e i varaue - —g- - —
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Evaluation of Environmental Impacts

(1)

(2)

(3)

(4)

(5)

(6)

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

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

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

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

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

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

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

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

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

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

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

(9) The explanation of each issue should identify:

(a) The significance criteria or threshold, if any, used to evaluate each question; and

(b) The mitigation measure identified, if any, to reduce the impact to less than significant.
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4.1 Aesthetics

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
R Impact
Impact Mitigation Impact
Incorporated
a) Have a substantial adverse effect on a X
scenic vista?
b) Substantially damage scenic resources,
including, but not limited to, trees, X

outcroppings, and historic buildings
within a state scenic highway?
c) Innon-urbanized areas, substantially
degrade the existing visual character or
quality of public views of the site and its
surroundings? (Public views are those
that are experienced from publicly X
accessible vantage point). If the project is
in an urbanized area, would the project
conflict with applicable zoning and other
regulations governing scenic quality?
d) Create a new source of substantial light
or glare which would adversely affect X
day or nighttime views in the area?

A “visual environment” includes the built environment (development patterns, buildings, parking
areas and circulation elements) and the natural environment (such as hills, vegetation, rock
outcroppings, drainage pathways and soils) features. Visual quality, viewer groups, and sensitivity,
duration, and visual resources characterize the views. Visual quality refers to the general aesthetic
quality of a view, such as vividness, intactness, and unity. Viewer groups identify who is most likely
to experience the view. High-sensitivity land uses include residences, schools, playgrounds, religious
institutions, and passive outdoor spaces such as parks, playgrounds, and recreation areas. Duration
of a view is the amount of time a particular view can be seen by a specific viewer group. Visual
resources refer to unique views, and views identified in local plans, from scenic highways, or of
specific unique structures or landscape features.

a) Would the project have a substantial adverse effect on a scenic vista?
No Impact

Scenic vistas generally include extensive panoramic views of natural features, unusual terrain, or
unique urban or historic features, for which the field of view can be wide and extend into the distance,
and focal views that focus on a particular object, scene, or feature of interest. West Covina is situated
in the middle of San Gabriel Watershed, nestled between the San Gabriel Mountains and the San Jose
Hills. West Covina benefits from and relies on natural resources, which includes the San Jose Hills
that provides an important visual backdrop that frames the City. The hills provide residents and
visitors with scenic vistas and are part of a larger integrated ecosystem that provides a habitat for
plant and animal life (Rincon, 2016, p. 36). The project site has partial views of the hills due to the
large distance and intervening development between the project site and the hills.
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The project site currently has an existing automotive dealership and an operating automotive fueling
station with convenience store. The project proposes the construction of a two-story automotive
sales and dealership building to house the Envision Motors Mercedes Benz dealership, as well as
associated surface parking, landscaping, charging facilities for EV, and a car wash tunnel.

The site is currently within the Auto Plaza Overlay Zone consisting of Service-Commercial Mixed Use
zoned properties located south of San Bernardino Freeway (Interstate 10), north of Norma Avenue,
west of Baymar Street, and east of Azusa Avenue. The project site is directly adjacent to a similar
automotive dealership on the south and east, Azuza Avenue to the west, and Interstate 10 on the
north.

The proposed site plan is shown in Figure 3.1-1. Proposed floor plans are shown in Figures 3.1-2
and 3.1-3. Figure 3.1-4 shows elevations of the proposed building. The maximum height of the
building would be, and Figures 3.1-5 and 3.1-6 shows renderings of the proposed building

The proposed new building would be consistent with the general character and of the surrounding
neighborhood in terms of architectural style, density, height, bulk, footprint, and setback. The
proposed development would not obstruct views of distant mountains and hills for motorists
traveling along nearby roadways. Therefore, the project would have no impact on scenic vistas.

b) Would the project substantially damage scenic resources, including, but not limited
to, trees, rock outcroppings, and historic buildings within a state scenic highway?

No Impact

The California Department of Transportation (Caltrans) provides information on official designated
or eligible state scenic highways, designated as part of the California scenic highway program. As
discussed in the 2016 update of the City of West Covina's General Plan and the final environmental
impact report, there are currently no officially designated scenic roads within the City of West Covina
(City of Covina, 20164, p. 51).

As shown in Figure 4.1-1, the closest officially designated state scenic highway is State Route 2
(Angles Crest Highway), which begins approximately 10 miles northwest of the project site on the
northern edge of La Canada. The nearest eligible scenic highway is State Route 39 (San Gabriel
Canyon Road) approximately five miles north of the project site.

Given that there are no existing or proposed State scenic highways located within the City of West
Covina, the project does not have the potential to damage scenic resources, including, but not limited
to, trees, rocks, outcroppings, and historic buildings within a state scenic highway. Therefore, the
project would not have an impact on trees, rock outcroppings, and historic buildings within a state
scenic highway.

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

The project site is located in an urbanized area. Although West Covina does not have officially
designated state scenic highways, several areas within the city are identified as scenic in the 1985
General Plan and the City Municipal Code.

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4-3
Initial Study/Mitigated Negative Declaration October 2024



+* SECTION 4.1 — AESTHETICS **

Figure 4.1-1
STATE SCENIC HIGHWAYS
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The 1985 General Plan discusses the desire of the City to designate several sections of the road as
scenic city highways. Azusa Avenue is one of these roadways (City of West Covina, 20164, p. 56). The
project site abuts Azusa Avenue on the western side, which is a primary north-south highway
through the city. The City sets minimum standards for these roadways, including a 10-foot-wide
landscaped median strip, distinctive street lighting, specially designed bus stop areas, and an
incorporated theme for sidewalk treatment, landscaping, and crosswalks (City of West Covina,
20164, p. 57). The proposed project would not encroach on or impose any alterations along Azusa
Avenue, so existing visual resources along the section of the roadway would remain unchanged.

Additionally, the proposed project does not intend to change land use and complies with the general
plan, zoning, and other regulations that govern the scenic quality of the proposed project, as detailed
in Table 4.1-1. Therefore, the project would have a less than significant impact.

Table 4.1-1
PROJECT COMPLIANCE WITH APPLICABLE CITY OF WEST COVINA GENERAL PLAN POLICIES
REGARDING SCENIC QUALITY

General Plan Policy

Policy 1.9: During the review of public and private
development projects, analyze potential impacts to
views of natural areas from public streets, parks,
trails, and community facilities.

Compliance

Project Compliance: The project will not impact the
views of natural areas from public streets, parks,
trails, and community facilities. The project will be
required to comply with all regulations regarding
public streets, including those specifically directed at
the scenic quality of the area.

Policy 1.11: Plant to maximize the social, economic,
and environmental benefits of trees.

Project Compliance: The project will be required
to submit a compliant architectural landscape plan

in compliance with City and State regulations.

Source: City of West Covina, 2016, p. 29

Based on the analysis above, the project would not conflict with the applicable General Plan policies
governing scenic quality. Therefore, the impact would be less than significant.

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

Less Than Significant Impact

The construction of the project would not generate substantial glare that would adversely affect
daytime or nighttime views in the area. Construction equipment consists of low-glare materials.
Construction would occur between the hours of sunset and 9:00 pm, and thus would not involve
longer durations of nighttime work. The proposed exterior building materials, such as sand-colored
exterior plaster and stone veneer, would not be highly reflective. The impact of the construction glare
would be less than significant, and no mitigation is required.

West Covina is primarily built-out; therefore, a substantial amount of ambient light from urban uses
already exists. Similar to other developed urban areas, sources of light and glare include neon signs,
glass building fagades, streetlights, parking lot lighting and automotive headlights (Rincon, 2016,
p51). Streetlights, traffic on local streets, and exterior lighting in surrounding developments are the
main sources of light that contribute to the ambient light levels in the project area.
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The operation of the project proposes new exterior lighting throughout the site. The installation of
exterior lighting would be necessary for safety and visibility at night throughout the proposed
development per City Municipal Code Section 26-739, Security Lighting Requirement for Auto Plaza
Overlay Zones (City of West Covina Municipal Code, 2024). The new project lighting would be visible
from the surrounding area. Therefore, the proposed exterior lighting of the project is expected to
contribute to the ambient illumination at night near the project.

Per City Municipal Code Section 26-739, Security Lighting Requirement for Auto Plaza Overlay Zones
and Section 26-570, Lighting in Non-residential areas, the project would comply with all regulations
regarding lighting while using light colored building materials without using highly reflective
building materials. Therefore, the impact of new sources of substantial light or glare would be less
than significant (City of West Covina Municipal Code, 2024).
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4.2 Agriculture and Forestry Resources
Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
Coe . Impact
Impact Mitigation Impact
Incorporated

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

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

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

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

e) Involve other changes in the existing
environment which, due to their
location or nature, could result in

. X
conversion of Farmland, to
non-agricultural use or conversion of
forest land to non-forest use?
a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of

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

No Impact

The project site and surrounding uses are designated by the Division of Land Resource Protection
(DLRP) as “Urban and Built-Up Land” and the nearest Unique Farmland is 21 miles southeast of the
project site (DOC, 2022; see Figure 4.2-1 below). Therefore, no farmland would be converted to
non-agricultural use and no impacts would occur.
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Figure 4.2-1
IMPORTANT FARMLAND CATEGORIES
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b) Would the project conflict with existing zoning for agricultural use, or a Williamson
Act contract?

No Impact

The project site is zoned Service Commercial Mixed Use (SMU) and Neighborhood Commercial Mixed
Use (NMU) within the Auto Plaza Overlay Zone, and is not zoned for agricultural use. Williamson Act
contracts restrict the use of privately-owned land to agriculture and compatible open space uses
under contract with local governments; in exchange, the land is taxed based on actual use rather than
potential market value. Williamson Act contracts are made only on land within agricultural reserves;
the project site is not within an agricultural reserve. Therefore, the project would not conflict with
existing zoning for agricultural use or a Williamson Act contract and no impact would occur.

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

No Impact

The project site is zoned Service Commercial Mixed Use (SMU) and Neighborhood Commercial Mixed
Use (NMU) within the Auto Plaza Overlay Zone; the site is not zoned for forest, timberland, or
timberland production use. Therefore, project development would not conflict with zoning for forest
land or timberland, and no impact would occur.

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

No Impact

The project site and surroundings are not cultivated for forest resources. Therefore, project
development would not result in the loss of forest land or conversion of forest land to non-forest use,
and no impact would occur.

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

No Impact

The project site is a commercial use and is surrounded by commercial to the east, to the west opposite
Azusa Avenue and to the north by Interstate 10. No important farmland is near the project site; the
nearest such farmland is Unique Farmland approximately 21 miles to the southeast. No forest land is
present on or near the project site.

Therefore, project development would not indirectly cause conversion of farmland to
non-agricultural use or conversion of forest land to non-forest use, and no impacts would occur.
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4.3 Air Quality

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
R Impact
Impact Mitigation Impact
Incorporated
a) Conflict with or obstruct
implementation of the applicable air X

quality plan?

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

c) Expose sensitive receptors to
substantial pollutant concentrations?

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

4.3.1 Pollutants of Concern

Criteria pollutants are air pollutants for which acceptable levels of exposure can be determined and
an ambient air quality standard has been established by the U.S. Environmental Protection Agency
(USEPA) and/or the California Air Resources Board (ARB). The criteria air pollutants of concern are
nitrogen dioxide (NO2), carbon monoxide (CO), particulate matter (PM1o and PMz;), sulfur dioxide
(S02), lead (Pb), and ozone, and their precursors, such as reactive organic gases (ROG) (which are
ozone precursors). Since the Envision Mercedes Benz Dealership Project (project) would not
generate appreciable SO or Pb emissions,® the analysis did not include those two pollutants.

The project is in the Los Angeles County portion of the South Coast Air Basin (SCAB), for whose air
pollution control the South Coast Air Quality Management District (SCAQMD) is substantially
responsible. Table 4.3-1 shows the attainment status of the SCAB for each criteria pollutant for both
the National Ambient Air Quality Standards (NAAQS) and California Ambient Air Quality Standards
(CAAQS). Presented below is a description of the air pollutants of concern and their known health
effects.

Nitrogen oxides (NOx) serve as integral participants in the process of photochemical smog
production and are precursors for certain particulate compounds that are formed in the atmosphere
and for ozone. A precursor is a directly emitted air contaminant that, when released into the
atmosphere, forms, causes to be formed, or contributes to the formation of a secondary air
contaminant for which an ambient air quality standard (AAQS) has been adopted, or for which
presence in the atmosphere will contribute to the violation of one or more AAQSs. When NOy and

6  Sulfur dioxide emissions will be below 0.16 pounds per day during construction and operations.
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ROG are released into the atmosphere, they can chemically react with one another in the presence of
sunlight to form ozone. The two major forms of NOy are nitric oxide (NO) and nitrogen dioxide (NO2).
NO is a colorless, odorless gas formed from atmospheric nitrogen and oxygen when combustion takes
place under high temperature and/or high pressure. NO; is a reddish-brown pungent gas formed by
the combination of NO and oxygen. It acts as an acute respiratory irritant and eye irritant and
increases susceptibility to respiratory pathogens (USEPA, 2011).

Table 4.3-1
FEDERAL AND STATE ATTAINMENT STATUS

Pollutants Federal Classification State Classification
Ozone (03) Nonattainment (Extreme) Nonattainment
Particulate Matter (PM1o) Maintenance (Serious) Nonattainment
Fine Particulate Matter (PMzs) Nonattainment (Serious) Nonattainment
Carbon Monoxide (CO) Maintenance (Serious) Attainment
Nitrogen Dioxide (NO2) Maintenance (Primary) Attainment
Sulfur Dioxide (SOz2) Unclassified/Attainment Attainment
Sulfates Attainment
Lead (Pb) Attainment
No Federal Standards
Hydrogen Sulfide (H2S) Unclassified
Visibility Reducing Particles Unclassified

Sources: ARB, 2022a; USEPA, 2024d

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

Particulate matter (PM) consists of finely divided solids or liquids, such as soot, dust, aerosols,
fumes, and mists. Primary PM is emitted directly into the atmosphere from activities such as
agricultural operations, industrial processes, construction and demolition activities, and the
entrainment of road dust into the air. Secondary PM is formed in the atmosphere from predominantly
gaseous combustion by-product precursors, such as sulfur oxides, NOx, and ROGs.
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Particle size is a critical characteristic of PM that primarily determines the location of PM deposition
along the respiratory system (and associated health effects) as well as the degradation of visibility
through light scattering. In the United States, federal and state agencies have focused on two types of
PM. PM1, corresponds to the fraction of PM no greater than 10 micrometers in aerodynamic diameter
and is commonly called respirable particulate matter, while PM refers to the subset of PMo of
aerodynamic diameter smaller than 2.5 micrometers, which is commonly called fine particulate
matter.

PMio and PMz5 deposition in the lungs results in irritation that triggers a range of inflammation
responses, such as mucus secretion and bronchoconstriction, and exacerbates pulmonary
dysfunctions, such as asthma, emphysema, and chronic bronchitis. Sufficiently small particles may
penetrate the bloodstream and impact functions such as blood coagulation, cardiac autonomic
control, and mobilization of inflammatory cells from the bone marrow. Individuals susceptible to
higher health risks from exposure to PMo airborne pollution include children, the elderly, smokers,
and people of all ages with low pulmonary/cardiovascular function. For these individuals, adverse
health effects of PM1 pollution include coughing, wheezing, shortness of breath, phlegm, bronchitis,
and aggravation of lung or heart disease, leading, for example, to increased risks of hospitalization
and mortality from asthma attacks and heart attacks (USEPA, 2024b).

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

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

4.3.2  Climate/Meteorology

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

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

The annual average temperature varies little throughout the 6,600-square-mile SCAB, ranging from
the low 60s to the high 80s. However, with a less pronounced oceanic influence, the inland portion
shows greater variability in the annual maximum and minimum temperatures. The mean annual
maximum and minimum temperatures in the project area - as determined from the nearest weather
station in San Gabriel Canyon, California (047776) (WRCC, 2016a), which has a period of record from
1939 to 2016 - are 78.2 degrees Fahrenheit (°F) and 52.8°F, respectively. The hottest month is
August, with an average maximum temperature of 91.7°F, and the coldest months are December and
January, with an average minimum temperature of 68.5°F.

The nearest station to the project site that measures precipitation is Covina City, California (COOP ID:
042090) (WRCC, 2016b), which has a period of record from 1929 to 2016. The average rainfall is
18.08 inches, which occurs mostly during the winter and relatively infrequently during the summer.
Monthly precipitation averages approximately 3.57 inches during the winter (December, January,
and February), approximately 1.49 inches during the spring (March, April, and May), approximately
0.90 inch during the fall (September, October, and November), and approximately 0.08 inch during
the summer (June, July, and August).

4.3.3 Local Air Quality

The SCAQMD has divided the SCAB into source receptor areas (SRAs), based on similar
meteorological and topographical features. The project site is in SCAQMD’s South San Gabriel Valley
air monitoring area (SRA 11), and is served by the SCAQMD’s Pasadena station, 4.63 miles north at
752 North Loren Avenue in Azusa, CA (SCAQMD, 2022b). This station monitors ozone, PM1o, PM35,
and NO.. All stations in the SCAB ceased monitoring CO in 2012. The ambient air quality data in the
project vicinity as recorded from 2020 through 2022, along with applicable standards, are shown in
Table 4.3-2.
Table 4.3-2
AMBIENT AIR QUALITY MONITORING DATA

Air

Pollutant Standard/Exceedance 2020 2021 2022
Max. 1-hour Concentration (ppm) 0.168 0.187 0.111
Mazx. 8-hour Concentration (ppm) 0.125 0.086 0.080
Ozone # Days > Federal 8-hour Std. of 0.070 ppm 62 21 11
# Days > California 1-hour Std. of 0.09 ppm 53 20 6
# Days > California 8-hour Std. of 0.070 ppm 65 22 11
Max. 24-hour Concentration (ug/m3) 152.3 79.4 98.2
PMio Est. # Days > Fed. 24-hour Std. of 150 pg/m3 ND 0 ND
Federal Annual Arithmetic Mean (12 pg/m3) 40.4 334 38.3
Max. 24-hour Concentration (ug/m3) 102.7 61.9 18.4
PMzs # Days > Fed. 24-hour Std. of 35 pg/m3 15 8.9 ND
State Annual Average (12 pg/m3) 13.6 12 ND
Max. 1-hour Concentration (ppm) 0.070 0.070 0.070
NO2 State Annual Average (0.030 ppm) 0.013 0.014 ND
# Days > California 1-hour Std. of 0.18 ppm 0 0 0
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Source: ARB, 2024.
ND - There were insufficient (or no) data available to determine the value.

4.3.4  Air Quality Management Plan (AQMP)

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

The 2022 AQMP (SCAQMD, 2022a) was adopted by the SCAQMD Board on December 2, 2022. It
focuses on reducing ozone by limiting the emissions of NOx, which is a key reactant in ozone
formation. The NOy reductions are through extensive use of zero-emission technologies across all
stationary and mobile source categories. The majority of NOx emissions are from heavy-duty trucks,
ships, and other state and federally regulated mobile sources that are mostly beyond the SCAQMD’s
control. The SCAQMD’s primary authority is over stationary sources, which account for
approximately 20 percent of the SCAB’s NOxemissions.

The AQMP incorporates updated emission inventory methodologies for various source categories
and incorporates the 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy
(RTP/SCS) prepared by SCAG (2020). The 2020-2045 RTP/SCS was determined to conform to the
federally mandated State Implementation Plan for the attainment and maintenance of the NAAQS.
county and city general plans.

4.3.5 Sensitive Receptors

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

The nearest sensitive receptor to the project site is a single-family residence 60 meters (197 feet)
south of the project site, located at 220 South Azusa Avenue in the city of West Covina. One school,
Huffman Options for Learning Center, is located 95 meters (312 feet) southwest of the project site.
Additionally, UEI College - West Covina is located at 339 North Azusa Avenue in the city of West
Covina, 0.3 mile from the project site (Google Maps, 2024).

7 CCAA of 1988.
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4.3.6  Applicable South Coast Air Quality Management District Rules
4.3.6.1 Rule 403 (Fugitive Dust Rule)

During construction, the project would be subject to SCAQMD Rule 403 (fugitive dust). SCAQMD
Rule 403 does not require a permit for construction activities, per se; rather, it sets forth general and
specific requirements for all construction sites (as well as other fugitive dust sources) in the SCAB.
The general requirement prohibits a person from causing or allowing emissions of fugitive dust from
construction (or other fugitive dust source) such that the presence of such dust remains visible in the
atmosphere beyond the property line of the emissions source. SCAQMD Rule 403 also prohibits
construction activity from causing an incremental PMio concentration impact, as the difference
between upwind and downwind samples, at the property line of more than 50 micrograms per cubic
meter as determined through PM;jo high-volume sampling. The concentration standard and
associated PMio sampling do not apply if specific measures identified in the rules are implemented
and appropriately documented.

Other requirements of Rule 403 include no track-out extending 25 feet or more in cumulative length
and all track-outs to be removed after each workday; and using the applicable best available control
measures included in Table 1 of Rule 403.

4.3.6.2 Rule 1113 (Architectural Coatings)

Construction of this project will include the application of architectural coatings and be subject to
SCAQMD Rule 1113 (Architectural Coatings). Rule 1113 requires those who apply, store at a
worksite, or solicit the application of architectural coatings to use coatings that contain VOC less than
or equal to the VOC limits specified in Table 1 of the rule.

4.3.7 Impact Analysis

a) Would the project conflict with or obstruct the implementation of the applicable air
quality plan?

Less than Significant Impact

The South Coast 2022 AQMP, discussed above, incorporates land use assumptions from local general
plans and regional growth projections developed by SCAG to estimate stationary and mobile air
emissions associated with projected population and planned land uses. If the proposed land use is
consistent with the local general plan, then the impact of the project is presumed to have been
accounted for in the AQMP. This is because the land use and transportation control sections of the
AQMP are based on the SCAG regional growth forecasts, which incorporate projections from local
general plans. The project site is bounded by East Garvey Avenue to the south and east; Azusa Avenue
to the west; and the Interstate 10 (I-10) freeway to the north. Regional access to the site is from the
[-10 via Azusa Avenue. The 3.54-acre project site consists of three parcels: assessor’s parcel numbers
(APNs) 8478-007-025; -031; and -042. Parcels 8478-007-025 and -031 are zoned Service
Commercial (S-C) with General Plan land use designations of Commercial; parcel -042 is zoned
Neighborhood Commercial (N-C) and has General Plan land use designation of Commercial (City of
West Covina, 2024). The land use and zoning would continue to be consistent with the local plans
and the impacts of the project are still accounted for in the AQMP.

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.3-6
Initial Study/Mitigated Negative Declaration October 2024



+%» SECTION 4.3 - AIR QUALITY %

Another measurement tool for evaluating consistency with the AQMP is to determine whether a
project would generate population and employment growth and, if so, whether that growth would
exceed the growth rates forecasted in the AQMP and how the project would accommodate the
expected increase in population or employment. In this case, the project is expected to result in an
increase in the number of jobs onsite, and thus, it will not contribute to an increase in population or
employment (Francis and Reicher, Personal Communication, 2024).

Furthermore, to help implement the AQMP, projects must not create regionally significant emissions
of regulated pollutants from either short-term construction or long-term operations. The SCAQMD
(2019) has developed criteria in the form of emissions thresholds for determining whether emissions
from a project are regionally significant. They are useful for estimating whether a project is likely to
result in a violation of the NAAQS and/or whether the project conforms with plans to achieve
attainment. SCAQMD’s significance thresholds for criteria pollutant emissions during construction
activities and project operation are summarized in Table 4.3-3. A project is considered to have a
regional air quality impact if emissions from its construction and/or operational activities exceed the
corresponding SCAQMD significance thresholds.

Table 4.3-3
SCAQMD THRESHOLDS OF SIGNIFICANCE

Pollutant Construction Operational
Thresholds (Ibs/day) Thresholds (Ibs/day)
Volatile Organic Compounds (VOC) 75 55
Nitrogen Oxides (NOx) 100 55
Carbon Monoxide (CO) 550 550
Sulfur Oxides (SOx) 150 150
Particulate Matter (PM1o) 150 150
Fine Particulate Matter (PMz:s) 55 55

Note: Ibs = pounds.
Source: SCAQMD, 2023.

Regional Construction Emissions

Construction activities for the project consist of demolition of an existing auto dealership (Envision
Motors Toyota) and an operating Valero gas station, and construction of a new two-story automotive
sales and dealership building housing Envision Motors Mercedes Benz that will sell four related
brands - Mercedes Benz, Maybach, AMG and Sprinter - as well as associated surface parking,
landscaping, and facilities for EV charging.

Construction is anticipated to last 14 months, beginning in June 2025 and ending in July 2026. There
would be eight subphases:

= Demolition.

=  Site Preparation.

= Grading.

= Utilities Installation.

»  Building Construction.
= Paving.

= Architectural Coating.
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The Client provided information which was used to create an approximate schedule on CalEEMod for
modeling purposes (Francis and Reicher, Personal Communication, 2024). Table 4.3-4 shows the
project schedule used for the air quality, GHG emissions, and noise analyses.

Table 4.3-4
CONSTRUCTION SCHEDULE
Construction Phase Start End
Demolition June 2, 2025 July 31, 2025

Site Preparation
Grading

Utilities Installation
Building Construction
Paving

Architectural Coating

Landscaping Installation

June 26, 2025
June 30, 2025
June 30, 2025
July 1, 2025
June 1, 2026
June 20, 2026
June 20, 2026

July 31, 2025
July 31, 2025
July 31, 2025
July 1, 2026
July 31,2026
July 31,2026
July 31, 2026

Source: Estimated by UltraSystems with CalEEMod (Version 2022.1.1.25) (CAPCOA, 2023).

These construction activities would temporarily create emissions of dust, fumes, equipment exhaust,
and other air contaminants. Mobile sources (such as diesel-fueled equipment onsite and traveling to
and from the project site) would primarily generate NOx emissions. The quantity of emissions
generated daily would vary, depending on the amount and types of construction activities occurring
at the same time.

Estimated criteria pollutant emissions from the project’s onsite and offsite project construction
activities were calculated using the California Emissions Estimator Model (CalEEMod), Version
2022.1.1.25 (CAPCOA, 2023). CalEEMod is a planning tool for estimating emissions related to land
use projects. Model-predicted project emissions are compared with applicable thresholds to assess
regional air quality impacts. Offroad construction equipment information was supplied by the client
but CalEEMod defaults were used for onroad construction traffic inputs.

As shown in Table 4.3-5, construction emissions would not exceed SCAQMD regional thresholds.
Therefore, the project’s short-term regional air quality impacts would be less than significant. Refer
to Appendix B of this document for air quality calculations.

Table 4.3-5
MAXIMUM DAILY REGIONAL CONSTRUCTION EMISSIONS

Maximum Emissions (Ibs/day)
Construction Activity

ROG NOx co PMio PMz;s

Maximum Emissions, 2025 5.65 50.6 56.4 6.53 3.65
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Maximum Emissions (Ibs/day)
Construction Activity

ROG NOx Cco PM1o PMzs
Maximum Emissions, 2026 9.25 28.2 39.4 2.02 1.17
SCAQMD Significance Thresholds 75 100 550 150 55
Significant? (Yes or No) No No No No No

Source: Calculated by UltraSystems with CalEEMod (Version 2022.1.1.25) (CAPCOA, 2023).
Regional Operational Emissions

The proposed project consists of the demolition of an existing auto dealership (Envision Motors
Toyota) and an operating Valero gas station, and the construction of a new two-story automotive
sales and dealership building housing Envision Motors Mercedes Benz. Operational emissions
generated by area sources, motor vehicles and energy demand would result from normal day-to-day
activities of the project. The trip rates developed by CalEEMod were adjusted with data provided in
the Trip Generation Assessment Memorandum (RK Engineering, 2024). In the traffic memorandum,
RK Engineering calculated the number of trips by comparing the existing and new project sites. They
assessed the difference between the existing Toyota dealership and Valero gas station and the new
project, a Mercedes dealership. Similarly, operational emissions were calculated by comparing the
emissions from the old project site to those of the new project site.

The operational emissions for the existing land uses - the Toyota dealership and the Valero gas
station - are presented in Table 4.3-6. The projected operational emissions for the proposed West
Covina Envision Mercedes Benz Dealership Project are shown in Table 4.3-7. The net operational
emissions were calculated by comparing the operational emissions of the existing land use with those
of the proposed project. The results of these calculations are presented in Table 4.3-8. The net
negative emissions show that the project’s emissions are less than the existing operational emissions.
As seen in the table, for each criteria pollutant, operational emissions would be below the pollutant’s
SCAQMD significance threshold. Therefore, regional operational emissions would be less than
significant.
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Table 4.3-6
MAXIMUM DAILY EXISTING OPERATIONAL EMISSIONS

Pollutant (lbs/day)
Emission Source

ROG  NOx co PMio PMz;s
Area Source Emissions 0.83 0.01 1.14 0.005 0.005
Energy Source Emissions 0.01 0.19 0.16 0.01 0.01
Mobile Source Emissions 9.58 8.3 84.6 16.7 432
Total Operational Emissions 10.42 8.5 85.9 16.715 4.335
SCAQMD Significance Thresholds 55 55 550 150 55
Significant? (Yes or No) No No No No No

Source: Calculated by UltraSystems with CalEEMod (Version 2022.1.1.25) (CAPCOA, 2023).

Table 4.3-7
MAXIMUM DAILY PROJECT OPERATIONAL EMISSIONS

Pollutant (1bs/day)
Emission Source

ROG  NOx co PMi1o PM:s
Area Source Emissions 1.14 0.03 3.77 0.01 0.01
Energy Source Emissions 0.01 0.16 0.14 0.01 0.01
Mobile Source Emissions 7.81 6.44 67.9 14.9 3.87
Total Operational Emissions 8.96 6.63 71.81 14.92 3.89
SCAQMD Significance Thresholds 55 55 550 150 55
Significant? (Yes or No) No No No No No

Source: Calculated by UltraSystems with CalEEMod (Version 2022.1.1.25) (CAPCOA, 2023).
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Table 4.3-8
MAXIMUM DAILY NET CHANGE IN OPERATIONAL EMISSIONS

Pollutant (lbs/day)
Emission Source

ROG  NOx co PMio PMz;s
Area Source Emissions 0.31 0.02 2.63 0.005 0.005
Energy Source Emissions 0 (0.03) | (0.02) 0 0
Mobile Source Emissions (1.77) | (1.86) | (16.7) (1.8) (0.45)
Total Operational Emissions8 (1.46) | (1.87) | (14.09) | (1.795) | (0.445)
SCAQMD Significance Thresholds 55 55 550 150 55
Significant? (Yes or No) No No No No No

Source: Calculated by UltraSystems with CalEEMod (Version 2022.1.1.25) (CAPCOA, 2023).

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

Less Than Significant Impact

Since the SCAB is currently in nonattainment for ozone and PM; s, related projects may exceed an air
quality standard or contribute to an existing or projected air quality exceedance. The SCAQMD
neither recommends quantified analyses of construction and/or operational emissions from multiple
development projects nor provides methodologies or thresholds of significance to be used to assess
the cumulative emissions generated by multiple cumulative projects. Instead, the District
recommends that a project’s potential contribution to cumulative impacts be assessed by utilizing
the same significance criteria as those for project-specific impacts. Furthermore, the SCAQMD states
that if an individual development project generates less-than-significant construction or operational
emissions impacts, then the development project would not contribute to a cumulatively
considerable increase in emissions for those pollutants for which the Basin is in nonattainment.

As discussed above, the maximum daily construction and net maximum operational emissions
generated by the project would not exceed any of the SCAQMD’s significance thresholds. Also, as
discussed below, localized emissions generated by the project would not exceed the SCAQMD’s
Localized Significance Thresholds (LSTs). Therefore, the project would not contribute a cumulatively
considerable increase in emissions for the pollutants that the SCAB is in nonattainment. Thus,
cumulative air quality impacts associated with the project would be less than significant.

8 Net negative emissions indicate that the proposed project will generate fewer emissions than the current use.
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c) Would the project expose sensitive receptors to substantial pollutant
concentrations?

Less than Significant Impact

Construction of the project would generate short-term and intermittent emissions. Following the
SCAQMD'’s Final Localized Significance Threshold Methodology (Chico and Koizumi, 2008), only
onsite construction emissions were considered in the localized significance analysis. The nearest
sensitive receptor to the project site is the single-family residence 60 meters (197 feet) south of the
project site, located at 220 South Azusa Avenue in the city of West Covina. LSTs for projects in Source
Receptor Area 11 (South San Gabriel Valley) were obtained from tables in Appendix C of the
aforementioned methodology?. Table 4.3-9 shows the results of the localized significance analysis
for the project. Localized short-term air quality impacts from the construction of the project would
be less than significant.

Table 4.3-9
RESULTS OF UNMITIGATED LOCALIZED SIGNIFICANCE ANALYSIS

Maximum Onsite Construction

o Emissions (pounds/day)
Nearest Sensitive Receptor

NOx co PMio PMzs
Maximum daily unmitigated emissions 19.7 18.7 3.0 1.7
SCAQMD LST for 3.54 acres @ 60 meters 149.37 1672.72 35.88 11.16
Significant (Yes or No) No No No No
d) Would the project result in other emissions (such as those leading to odors)

adversely affecting a substantial number of people?
Less than Significant Impact

A project-related significant adverse effect could occur if the construction or operation of the
proposed project would result in the generation of odors that would be perceptible in adjacent
sensitive areas. According to the SCAQMD CEQA Air Quality Handbook (SCAQMD, 1993), land uses
and industrial operations that are associated with odor complaints include agricultural uses,
wastewater treatment plants, food processing plants, chemical plants, composting, refineries,
landfills, dairies, and fiberglass molding. Potential sources that may emit odors during construction
activities include equipment exhaust. Odors from these sources would be localized and generally
confined to the immediate area surrounding the project. The project would use typical construction
techniques, and the odors would be typical of most construction sites and temporary in nature. The
project would not create substantial objectionable odors and this impact would be less than
significant.

9  Double interpolation was conducted from SCAQMD Localized Significance Thresholds (LST) for sites of 2 acres and 5
acres, and distances of 50 meters and 100 meters, to estimate the LST for the project site of 3.54 acres at a distance of
60 meters.
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4.4 Biological Resources
Less than
Potentially Significant Less than
Would the project: Significant with Significant No Impact
Impact Mitigation Impact
Incorporated

a) Have a substantial adverse effect, either

directly or through habitat modifications,

on any species identified as a candidate,

sensitive, or special status species in local X

or regional plans, policies, or regulations,
or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, regulations or by the
California Department of Fish and Wildlife
or US Fish and Wildlife Service?

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

d) Interfere substantially with the movement
of any native resident or migratory fish or
wildlife species or with established native X
resident or migratory wildlife corridors,
or impede the use of native nursery sites?

e) Conflict with any local policies or
ordinances protecting biological
resources, such as a tree preservation
policy or ordinance?

f)  Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other X
approved local, regional, or state habitat
conservation plan?

The project site is built-out with a car dealership and a gas station and is located in completely
developed urban surroundings. Ony minor amounts of ornamental landscaping are present onsite
currently, in addition to street trees along the site perimeter along Azusa Avenue and East Garey
Avenue. No natural habitat suitable for special-status species, and no sensitive natural communities,
are present onsite. A California Natural Diversity Database (CNDDB) search was run for the project
site and a 10-mile radius surrounding the site. Species Occurrence Potential (SOP) tables for the
project are included in Appendix C.
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4.4.1 Discussion of Impacts

a) Would the project have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

Less Than Significant with Mitigation Incorporated

Plant and wildlife species listed under the federal Endangered Species Act (ESA) or under the
California Endangered Species Act (CESA) are referred to collectively as “listed species” in this
section. Plant and wildlife species not listed under ESA or CESA but still protected by federal agencies,
state agencies, local or regional plans, and/or nonprofit resource organizations, such as the California
Native Plant Society (CNPS), are collectively referred to as “sensitive species” in this section. The term
“special-status species” is used when collectively referring to both listed and sensitive species.

As stated above, SOP tables were prepared for the project based on the CNDDB 10-mile radius species
search conducted (see Appendix C). Due to the project site and surrounding area being fully
developed, species listed are not expected to occur on the project site. However, trees onsite could
provide foraging, nesting, and cover habitats to support multiple bird species. Most bird species
occurring in California are protected by the federal Migratory Bird Treaty Act (MBTA) and by
California Fish and Game Code § 3503, § 3503.5, and § 3513. Mitigation measure BIO-1 would reduce
potential project impacts to bird species.

Mitigation Measure
BIO-1: Pre-Construction Breeding Bird Survey

To be in compliance with the MBTA and Fish and Game Code, and to avoid impacts or take of
migratory non-game breeding birds, their nests, young, and eggs, the following measures will be
implemented. The measures below will help to reduce direct and indirect impacts caused by
construction on migratory non-game breeding birds to less than significant levels.

e Project activities that will remove or disturb potential nest sites, such as open ground, trees,
shrubs, grasses, or burrows, during the breeding season would be a potential significant
impact if migratory non-game breeding birds are present. Project activities that will remove
or disturb potential nest sites will be scheduled outside the breeding bird season to avoid
potential direct impacts on migratory non-game breeding birds protected by the MBTA and
Fish and Game Code. The breeding bird nesting season is typically from February 15 through
September 15, but can vary slightly from year to year, usually depending on weather
conditions. Removing all physical features that could potentially serve as nest sites will also
help to prevent birds from nesting within the project site during the breeding season and
during construction activities.

e If project activities cannot be avoided during February 15 through September 15, a qualified
biologist will conduct a pre-construction breeding bird survey for breeding birds and active
nests or potential nesting sites within the limits of project disturbance. The survey will be
conducted at least seven days prior to the onset of scheduled activities, such as mobilization
and staging. It will end no more than three days prior to vegetation, substrate, and structure
removal and/or disturbance.
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If no breeding birds or active nests are observed during the pre-construction survey or they
are observed and will not be impacted, project activities may begin and no further mitigation
will be required.

Ifabreeding bird territory or an active bird nest is located during the pre-construction survey
and will potentially be impacted, the site will be mapped on engineering drawings and a no
activity buffer zone will be marked (fencing, stakes, flagging, orange snow fencing, etc.) a
minimum of 100 feet in all directions or 500 feet in all directions for listed bird species and
all raptors. The biologist will determine the appropriate buffer size based on the type of
activities planned near the nest and the type of bird that created the nest. Some bird species
are more tolerant than others of noise and activities occurring near their nest. This no-activity
buffer zone will not be disturbed until a qualified biologist has determined that the nest is
inactive, the young have fledged, the young are no longer being fed by the parents, the young
have left the area, or the young will no longer be impacted by project activities. Periodic
monitoring by a biologist will be performed to determine when nesting is complete. Once the
nesting cycle has finished, project activities may begin within the buffer zone.

If listed bird species are observed within the project site during the pre-construction survey,
the biologist will immediately map the area and notify the appropriate resource agency to
determine suitable protection measures and/or mitigation measures and to determine if
additional surveys or focused protocol surveys are necessary. Project activities may begin
within the area only when concurrence is received from the appropriate resource agency.

Birds or their active nests will not be disturbed, captured, handled or moved. Active nests
cannot be removed or disturbed; however, nests can be removed or disturbed if determined
inactive by a qualified biologist.

Level of Significance After Mitigation

With implementation of mitigation measure BIO-1, the proposed project would have less than
significant impacts on nesting birds.

b) Would the project have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans, policies,
regulations or by the California Department of Fish and Wildlife or U.S. Fish and
Wildlife Service?

No Impact

The project site is built out and no streams, rivers or sensitive natural communities are present
onsite. The nearest riparian habitat to the project site mapped on the National Wetlands Mapper is
about 0.5 miles to the south, as shown on Figure 4.4-1 (USFWS, 2024). No impact would occur.
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Figure 4.4-1
NATIONAL WETLANDS INVENTORY
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c) Would the project have a substantial adverse effect on state or federally protected
wetlands (including, but not limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or other means?

No Impact

The project site is built out with commercial uses. The nearest stream to the project site mapped on
the National Wetlands Mapper is Walnut Creek, a constructed channel about 0.25 mile south of the
project site (USFWS, 2024). Therefore, the project would not result in the direct removal, filling,
hydrological interruption, or other direct impacts. No impact would occur.

d) Would the project interfere substantially with the movement of any native resident
or migratory fish or wildlife species or with established native resident or migratory
wildlife corridors, or impede the use of native wildlife nursery sites?

Less Than Significant Impact with Mitigation Incorporated.

The project site and surroundings are built out with urban uses, and the site is not available as a
wildlife movement corridor. Trees onsite could be used for nesting by birds. This impact would be
significant without mitigation.

Mitigation Measure

Implementation of mitigation measure BIO-1.

Level of Significance After Mitigation

Impacts would be less than significant after implementation of mitigation measure BIO-1.

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

No Impact

One mature tree, a Callery pear tree (Pyrus calleyana), is present onsite (Tollett, 2024). City of West
Covina Municipal Code §§ 26-288 et seq. protect heritage trees and significant trees, on both private
and public properties. Heritage trees are trees that are historically significant as defined in Municipal
Code Section 26-289(6); and Southern California black walnut tree species (Juglans californica) in
the San Jose Hills within the city of West Covina (Municode.com, 2024). Significant trees are trees of
certain sizes of any of several oak species or two sycamore species (Municode.com, 2024). The tree
onsite is not a historic tree; it is part of the landscaping on the existing development. The southern
part of the Envision Toyota property was developed with a building containing a liquor store and
delicatessen in 1957; that building was demolished at the end of the 1980’s. Garvey Avenue South
bisected the property in the late 1950’s and 1960’s. The existing auto dealership buildings were built
in 1977-79 (CSI 20244, p. 6). The gas station property has been developed as a gas station since 1957
(CSI 2024b, p. 6). Project development would not conflict with City of West Covina municipal code
provisions protecting trees, and no impact would occur.
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f) Would the project conflict with the provisions of an adopted Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved local, regional, or
state habitat conservation plan?

No Impact

The project site is not in a habitat conservation plan or natural community conservation plan, and no
impact to such plans would occur.
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4.5 Cultural Resources
Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
e . Impact
Impact Mitigation Impact
Incorporated

a) Cause a substantial adverse change in
the significance of a historical X
resource pursuant to § 15064.5?
b) Cause a substantial adverse change in
the significance of an archaeological X
resource pursuant to § 15064.5?
c) Disturb any human remains, including
those interred outside of formal X
cemeteries?

Information from UltraSystems’ Cultural Resources Inventory Report, dated June 7, 2024 (see
Appendix D), prepared for the Envision Motors Mercedes Benz of West Covina Project, City of West
Covina has been included within this section.

4.5.1 Methodology

A cultural resources inventory was requested on March 22, 2024 for the Envision Motors Mercedes
Benz of West Covina Project site (Figure 4.5-1, Topographic Map). This study included a California
Historic Resources Inventory System (CHRIS) records and literature search at the South Central
Coastal Information Center (SCCIC) at the California State University Fullerton. A request was made
to the Native American Heritage Commission (NAHC) to conduct a search of their Sacred Lands File
(SLF) for potential traditional cultural properties as well as to provide a list of local Native American
tribal organizations to contact. The NAHC request was made on April 19, 2024, and a reply was
received on May 10, 2024; letters were sent to the listed tribes on May 16, 2024 and follow-up
telephone calls were conducted following the response period on June 7, 2024. A pedestrian field
survey of the project site was conducted on May 10, 2024.

4.5.2  Existing Conditions

Based on the cultural resources records search, it was determined that no historic cultural resources
or prehistoric archeological sites have been recorded previously within the project site boundary,
the area of potential affect (APE). Within the 0.5-mile buffer zone of the APE there were 12 previously
recorded historic-era cultural resources, but no prehistoric archaeological sites have been recorded
(see Appendix D, Section 4.1). No historic or prehistoric resources were observed during the field
survey.
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Figure 4.5-1
TOPOGRAPHIC MAP
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4.5.3 Impact Analysis

g) Would the project cause a substantial adverse change in the significance of a
historical resource pursuant to § 15064.5?

No Impact

A historical resource is defined in § 15064.5(a)(3) of the CEQA Guidelines as any object, building,
structure, site, area, place, record, or manuscript determined to be historically significant or
significant in the architectural, engineering, scientific, economic, agricultural, educational, social,
political, military, or cultural annals of California. Historical resources are further defined as being
associated with significant events, important persons, or distinctive characteristics of a type, period
or method of construction; representing the work of an important creative individual; or possessing
high artistic values. Resources listed in or determined eligible for the California Register, included in
a local register, or identified as significant in a historic resource survey are also considered as
historical resources under CEQA.

Similarly, the National Register criteria (contained in Code of Federal Regulations Title 36 § 60.4) are
used to evaluate resources when complying with Section 106 of the National Historic Preservation
Act. Specifically, the National Register criteria state that eligible resources comprise districts, sites,
buildings, structures, and objects that possess integrity of location, design, setting, materials,
workmanship, feeling, and association, and that (a) are associated with events that have made a
significant contribution to the broad patterns of our history; or (b) that are associated with the lives
of persons significant in our past; or (c) that embody the distinctive characteristics of a type, period,
or method of construction, or that possess high artistic values, or that represent a significant
distinguishable entity whose components may lack individual distinction; or (d) that have yielded or
may be likely to yield, information important to history or prehistory.

A substantial adverse change in the significance of an historical resource, as a result of a project or
development, is considered a significant impact on the environment. Substantial adverse change is
defined as physical demolition, relocation, or alteration of a resource or its immediate surroundings
such that the significance of the historical resource would be materially impaired. Direct impacts are
those that cause substantial adverse physical change to a historic property. Indirect impacts are those
that cause substantial adverse change to the immediate surroundings of a historic property, such that
the significance of a historical resource would be materially impaired.

The cultural resources records search conducted at the SCCIC determined that no historic-era
resources have been recorded within the APE. Within the 0.5-mile radius of the project boundary
there are 12 previously recorded historic-era cultural resources. None of these resources are
adjacent to or visible from the APE. No prehistoric archaeological sites have been recorded (Table
4.1-1 in Appendix D).

According to records at the SCCIC, no previous cultural resource surveys have included a portion of
the project site (APE), but there have been three surveys conducted within the 0.5-mile radius project
buffer (Appendix D).

As a result of the project site’s field survey, no historic buildings were identified within the project
site. No other cultural resources were observed during the survey.
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Based on the results of the records search and the onsite field survey there would be no substantial
adverse change in the significance of a historical resource pursuant to in § 15064.5, and therefore the
project would have no impact in this regard.

h) Would the project cause a substantial adverse change in the significance of an
archaeological resource pursuant to § 15064.5?

Less than Significant Impact with Mitigation Incorporated

An archaeological resource is defined in § 15064.5(c) of the CEQA Guidelines as a site, area or place
determined to be historically significant as defined in § 15064(a) of the CEQA Guidelines, or as a
unique archaeological resource defined in § 21083.2 of the Public Resources Code as an artifact,
object, or site that contains information needed to answer important scientific research questions of
public interest or that has a special and particular quality such as being the oldest or best example of
its type, or that is directly associated with a scientifically-recognized important prehistoric or historic
event or person. The project parcel has been highly disturbed by several decades of urban
development. It is highly unlikely that undisturbed unique archeological resources exist on the
project site as determined by the cultural resources investigation conducted by UltraSystems, which
included a CHRIS records search of the project site and 0.5-mile radius around the site, a search of
the SLF by the NAHC, and pedestrian field survey.

The cultural resources records search conducted at the SCCIC determined that there are no known
prehistoric cultural resource sites or isolates recorded within the APE or in the 0.5-mile radius of the
project boundary (Table 4.1-1 in Appendix D).

A NAHC SLF search was conducted for the project site region. The NAHC letter of May 10, 2024 was
negative for the presence of a traditional cultural property within this area. The NAHC provided a list
of 13 contacts representing seven tribes. These were all contacted via letter and email requesting a
reply if they have knowledge of cultural resources in the area that they wished to share and asking if
they had any questions or concerns regarding the project. These tribes included:

e (Gabrieleno Band of Mission
Indians - Kizh Nation

e Gabrielino/Tongva San Gabriel
Band of Mission Indians

e Gabrielino Tongva Indians of
California Tribal Council

Gabrielino/Tongva Nation
Gabrielino -Tongva Tribe

Santa Rosa Band of Mission Indians
Soboba Band of Luisefio Indians

There have been three responses to the outreach contacts from the seven tribes. The Administrative
Specialist for the Gabrielino Band of Mission Indians - Kizh Nation replied by email on May 17, 2024
requested the lead agency’s contact information. Assistant Project Archaeologist Megan B. Doukakis
responded that contact information was not available as the project has not yet been submitted to
the City at that time. Christina Conley, Cultural Resource Administrator for the Gabrielino Tongva
Indians of California Tribal Council responded by email on May 16, 2024 indicating that the tribe
does not have any concerns about the project. Vanesse Minott, Tribal Administrator for the Santa
Rosa Band of Cahuilla Indians responded by email on May 20, 2024 stating that the tribe has no
comments on the project. Steven Estrada, Tribal Chairman for the Santa Rosa Band of Cahuilla Indians
responded by email on May 17, 2024 stating that the tribe defers any consultation and monitoring
efforts to the Soboba Band of Luiseno Indians.
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Following up on the initial letter and email contacts, telephone calls were conducted by Ms. Doukakis
on June 7, 2024 to the eight tribal contacts who had not previously replied by email or letter. Five of
the telephone calls were placed with no answer and messages were left describing the project and
requesting a response. These were to Sam Dunlap, Cultural Resource Director with the Gabrielino-
Tongva Tribe; Anthony Morales, Chairperson of the Gabrielino / Tongva San Gabriel Band of Mission
Indians; Joseph Ontiveros, Cultural Resources Director, Isaiah Vivanco, Chairperson, and Jessica
Valdez, Cultural Resource Specialist for the Soboba Band of Luisefio Indians. In the call to Charles
Alvarez with the Gabrielino-Tongva Tribe the phone line was found to be disconnected and so no
message could be left. In the call to Sandonne Goad, Chairperson of the Gabrielino / Tongva Nation
there was no answer and the mailbox was full; no message could be left. There has been no response
to date from these contacts.

On the call to Andrew Salas, Chairperson for the Gabrieleno Band of Mission Indians - Kizh Nation
the tribal receptionist indicated that Secretary Martinez and Chairperson Salas were not in the office.
A message was left with the receptionist (See contact record table in Attachment C, Appendix D).

A pedestrian field survey of the project site was conducted on May 10, 2024. The main project parcel,
occupied by the current Envision Motors Toyota car dealership, is situated at 1800 East Garvey
Avenue South (APNs 8478-007-025 and -031); a smaller associated parcel is the former Shell (now
Valero) service station on the northeast corner of E. Garvey Avenue and South Azusa Avenue (APN
8478-007-042). The survey consisted of walking along and over the several landscape beds
surrounding the periphery of the project site. Along the northwest and west periphery of the
property bordering the Azusa Avenue onramp to the east-bound 1-10 freeway and along Azusa
Avenue itself there is a 4’ wide and approximately 310’ long landscape bed. This was covered with
dry grass and weeds. This bed was observed with a single transect walk north to south. At the
southern end of the bed is a small plot approximately 10’ x 20’ also covered with dry grass and weeds.
In the middle of the parcel is a stand-alone car repair building with a 12’ long hedge of boxwood on
the north side with no ground visible. The front outer edge of the parcel to the east along East Garvey
Avenue has a landscape bed 5’ wide and approximately 550’ long containing well-maintained grass
and a row of palm trees that was observed by walking along its edge south to north. At the north end
of the bed, which is the main entrance to the property, is a hedge of boxwood with open ground
below. The smaller parcel containing the service station has three small landscape beds along E.
Garvey Avenue and South Azusa Avenue. These are covered with well maintain grass and some
shrubbery with no ground surface visible. Visibility of the surface throughout the project site was
poor with an average of approximately 10 percent. The result of the pedestrian survey was negative
for both prehistoric and historic sites, features and isolates.

The cultural resources study findings suggest that there is a low potential for the presence of
prehistoric cultural resources. The project site is disturbed by several decades of urban development.
[tis not recommended that an archaeological monitor be present during ground-disturbing activities.
However, if prehistoric and/or historic items are observed during subsurface activities, work should
be stopped in that area and a qualified archaeologist and Native American monitor be retained to
assess the finding(s) and retrieve the material.

Mitigation Measure

MM CUL-1 If archaeological resources are discovered during construction activities, the
contractor will halt construction activities in a 50-foot diameter and notify the City of
West Covina. The project applicant shall retain an archaeologist who meets the
Secretary of the Interior’s Professional Qualifications Standards for Archaeology who
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will be notified and afforded the necessary time to recover, analyze, and curate the
find(s). The qualified archaeologist will recommend the extent of archaeological
monitoring necessary to ensure the protection of any other resources that may be in
the area. Any identified cultural resources shall be recorded on the appropriate DPR
523 (A-L) form and filed with the South Central Coastal Information Center.
Construction activities may continue on other parts of the project site while
evaluation and treatment of prehistoric archaeological resources takes place.

Level of Significance After Mitigation

With implementation of Mitigation Measures MM CUL-1 above, the project would result in less than
significant impacts to archeological resources.

i) Would the project disturb any human remains, including those interred outside of
formal cemeteries?

Less than Significant Impact with Mitigation Incorporated

As previously discussed in Section 4.5.b) above, the project would be built on disturbed land due to
several decades of urban development. No human remains have been previously identified or
recorded onsite. The project proposes trench digging and some grading activities for the installation
of infrastructure including water, sewer, and utility lines; and for construction of the proposed
buildings. Trenching would involve new subsurface disturbance and could result in the unanticipated
discovery of unknown human remains, including those interred outside of formal cemeteries. In the
unlikely event of an unexpected discovery, implementation of mitigation measure CUL-2 would
ensure that impacts related to the accidental discovery of human remains would be less than
significant.

California Health and Safety Code § 7050.5 specifies the procedures to follow during the unlikely
discovery of human remains. CEQA § 15064.5 describes determining the significance of impacts on
archeological and historical resources. California Public Resources Code § 5097.98 stipulates the
notification process during the discovery of Native American human remains, descendants,
disposition of human remains, and associated grave goods.

Mitigation Measure

MM CUL-2 If human remains are encountered during excavations associated with this project,
all work will stop within a 30-foot radius of the discovery and the Los Angeles County
Coroner will be notified (§ 5097.98 of the Public Resources Code). The Coroner will
determine whether the remains are recent human origin or older Native American
ancestry. If the coroner, with the aid of the supervising archaeologist, determines that
the remains are prehistoric, they will contact the NAHC. The NAHC will be responsible
for designating the Most Likely Descendant (MLD). The MLD (either an individual or
sometimes a committee) will be responsible for the ultimate disposition of the
remains, as required by § 7050.5 of the California Health and Safety Code. The MLD
will make recommendations within 24 hours of their notification by the NAHC. These
recommendations may include scientific removal and nondestructive analysis of
human remains and items associated with Native American burials (§ 7050.5 of the
Health and Safety Code).
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Level of Significance After Mitigation

With adherence to applicable codes and regulations protecting cultural resources and with
implementation of Mitigation Measure MM CUL-2 above, the proposed project would result in less
than significant impacts to human remains.
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4.6 Energy
Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
e . Impact
Impact Mitigation Impact
Incorporated
a) Resultin potentially significant
environmental impact due to wasteful,
inefficient, or unnecessary X
consumption of energy resources,
during project construction or
operation?
b) Conflict with or obstruct a state or
local plan for renewable energy or X

energy efficiency?

As part of the air quality and greenhouse gas emissions analyses (refer to Section 4.3 and Section

4.8), the California Emissions Estimator Model (CalEEMod) was used to estimate the electric energy

demand for the proposed project.

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

Electricity
Construction Use

Southern California Edison (SCE) will provide electric power for the proposed project. Temporary
electric power for as-necessary lighting and electronic equipment would be provided by SCE. The
amount of electricity used during construction would be temporary and minimal, as demand would
primarily stem from use of electrically powered hand tools. Therefore, project construction would
not result in wasteful, inefficient, or unnecessary consumption of electricity, and impacts would be
less than significant.

Operational Use

Project operation would require electricity for multiple purposes including, but not limited to,
building heating and cooling, lighting, appliances, and electronics. Additionally, the supply,
conveyance, treatment, and distribution of water used by the project would indirectly result in
electricity usage. The operational energy consumption for the existing land uses, the Toyota
dealership and Valero gas station, which together have 60 employees (Beltran, 2024b), are shown in
Table 4.6-1.
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Table 4.6-1
ESTIMATED EXISTING OPERATIONAL ENERGY USE

Energy Type Units Value Per Capita?

Onroad Motor Gallons gasoline/year 309,598 5,160

Vehicle Travel

(Fuel)® Gallons diesel/year 93,230 1,554
Electricity Use Kilowatt-hours per year 530,593 8,843
Natural Gas Use 1,000 BTU per year 708,443 11,807

aBased upon estimated employee population of 60; see Section 3.5. The per capita value for the on-road motor vehicle
fuel consumption is calculated from fuel consumption by passenger vehicles (automobiles and light-duty trucks).

b Onroad Motor Vehicle Fuel Consumption calculated by UltraSystems using EMFAC2021(v1.0.2) emissions inventory
web platform tool (ARB, 2022c) and CalEEMod (2022.1.1.25) (CAPCOA, 2023); see Appendix B.

Electricity use calculated by UltraSystems with CalEEMod (2022.1.1.25).

Projected operational energy use by only the proposed West Covina Envision Mercedes Benz
Dealership Project is shown in Table 4.6-2. The per capita project values are based on an estimated
employee population of 49, which was provided by the applicant (Beltran, 2024b). Net operational
energy uses were calculated by comparing the energy uses from the present land uses with those of
the proposed new land uses.
Table 4.6-2
ESTIMATED PROPOSED PROJECT OPERATIONAL ENERGY USE

Energy Type Units Value Per Capita?
Onroad Motor Gallons gasoline/year 266,509 5,439
Vehicle Travel

(Fuel)® Gallons diesel /year 83,640 1,707
Electricity Use Kilowatt-hours per year 685,194 13,984
Natural Gas Use 1,000 BTU per year 599,656 12,238

aBased upon estimated employee population of 49; see Section 3.5. The per capita value for the on-road motor vehicle
fuel consumption is calculated from fuel consumption by passenger vehicles (automobiles and light-duty trucks).

b Onroad Motor Vehicle Fuel Consumption calculated by UltraSystems using EMFAC2021(v1.0.2) emissions inventory
web platform tool (ARB, 2022¢) and CalEEMod (2022.1.1.25) (CAPCOA, 2023); see Appendix B.

Electricity use calculated by UltraSystems with CalEEMod (2022.1.1.25).

The results of these calculations are presented in Table 4.6-3. The negative values show that the
proposed project’s fuel consumption and natural gas use will be less than that of the existing
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operations. The proposed project’s electricity use and all per-capita values will increase slightly;
however, this energy use will not be wasteful, inefficient, or unnecessary and impacts would be less
than significant.

Table 4.6-3
ESTIMATED NET CHANGE IN OPERATIONAL ENERGY USE

Energy Type Units Value Per Capita
Onroad Motor Gallons gasoline/year (43,089) 279
Vehicle Travel

(Fuel)2 Gallons diesel/year (9,590) 153
Electricity Use Kilowatt-hours per year 154,600 5,141
Natural Gas Use 1,000 BTU per year (108,786) 430

a Onroad Motor Vehicle Fuel Consumption calculated by UltraSystems using EMFAC2021(v1.0.2) emissions inventory
web platform tool (ARB, 2022c) and CalEEMod (2022.1.1.25) (CAPCOA, 2023); see Appendix B.
Electricity use calculated by UltraSystems with CalEEMod (2022.1.1.25).

Natural Gas
Construction Use

Southern California Gas Company (SoCalGas) will provide natural gas for the proposed project.
Construction activities, including the construction of new buildings and facilities, typically do not
involve the consumption of natural gas. Any minor amounts of natural gas that may be consumed as
a result of project construction would be temporary and negligible and would not have an adverse
effect; therefore, construction would not result in wasteful, inefficient, or unnecessary consumption
of natural gas. Therefore, impacts would be less than significant.

Operational Use

Natural gas consumption during operation would be required for various purposes, including
building heating and cooling. As part of the air quality and greenhouse gas emissions analyses (refer
to Section 4.3 and Section 4.8), the California Emissions Estimator Model (CalEEMod), was used to
estimate natural gas demand for the proposed project, which is presented above in Table 4.6-3. The
negative values show that the proposed project’s natural gas use would be less than that of the
existing operations while per-capita values would increase slightly; however, this energy use would
not be wasteful, inefficient, or unnecessary and impacts would be less than significant.
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Petroleum
Construction Use

Petroleum-based fuel consumed by construction equipment would be the primary energy resource
expended during construction. Transportation of construction materials and construction workers
would also result in petroleum consumption. Heavy-duty construction equipment, vendor trucks,
and haul trucks would use diesel fuel. Construction workers would likely travel to and from the
project area in gasoline-powered vehicles. Construction for the proposed project is anticipated to
take 13 months, from June 2025 to July 2026. Because of the short-term nature of construction and
relatively small scale of the project, the project’s petroleum consumption would be negligible when
compared to California’s daily total use of approximately 1.8 million barrels of petroleum.

During project construction, trucks and construction equipment would be required to comply with
the ARB's anti-idling regulations. ARB's In-Use Off-Road Diesel Fueled Fleets regulation would also
apply (ARB, 2023). Vehicles driven to or from the project site (delivery trucks, construction employee
vehicles, etc.) are subject to fuel efficiency standards established by the federal government.
Therefore, project construction activities regarding fuel use would not result in wasteful, inefficient,
or unnecessary consumption, and impacts would be less than significant.

Operational Use

During operations, the majority of fuel consumption resulting from the project would involve the use
of motor vehicles traveling to and from the project site, as well as fuels used for alternative modes of
transportation that may be used by employees and visitors to the project site. Annual project
operation petroleum usage from on-road motor vehicle fuel consumption was estimated using the
California Air Resources Board Emission Factor model (EMFAC2021). As part of the air quality and
greenhouse gas emissions analyses (refer to Section 4.3 and Section 4.8), the California Emissions
Estimator Model (CalEEMod), was used to estimate the project’s vehicle miles travelled (VMT) which
was included in the EMFAC analysis to predict annual diesel and gasoline fuel consumption.

The project would comply with all applicable regulations and codes that require achievement of
various levels of energy efficiency in building operation. These include (1) the 2022 California Energy
Efficiency Standards for Nonresidential Buildings (California Code of Regulations Title 24, Part 6),
and (2) the 2022 California Green Building Standards Code (CalGreen; California Code of Regulations
Title 24 Part 11).

As shown in Table 4.6-2 above, the project would consume 350,149 gallons of petroleum-based fuel
per year during operation, which is less than the fuel consumption of the existing land uses. By
comparison, approximately 13.82 billion gallons of petroleum were consumed in California in 2021
(CEC, 2022a). The anticipated fuel consumption associated with one year of project operation is
0.0023 percent of the statewide use. Implementation of the project would result in a decrease in
petroleum use during operation and, over time, vehicles would use less petroleum due to advances
in fuel economy.

The project would consume approximately 685,194 kilowatt-hours (kWh) of electricity per year,
which is an increase of 154,600 kWh/year compared to existing land uses. The project would
consume 599,656 thousand British thermal units (kBTU) of natural gas per year which is a decrease
of 108,786 kBTU/year compared to existing land uses. By comparison, in 2022, the latest year for
which data are available, approximately 68,484 gigawatt hours of electricity were consumed by SCE
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residential and nonresidential customers in Los Angeles County (CEC, 2023a). SoCalGas supplied
approximately 282 trillion British thermal units (MMBtu) in 2022 for the residential and
nonresidential customer service area in that same year (CEC, 2023b). The usage of electricity and
natural gas demand at the project site would be negligible relative to the use in SCE’s and SoCalGas’s
service areas.

Continued use of energy resources is consistent with the anticipated growth within the City and the
general vicinity and would not result in energy consumption that would require a significant increase
in energy production for the energy provider. Based on the information provided above, the
proposed project would have a less than significant impact regarding wasteful, inefficient, or
unnecessary consumption of energy resources during project construction or operation.

b) Would the project conflict with or obstruct a state or local plan for renewable energy
or energy efficiency?

Less than Significant Impact

Title 24 Building Energy Efficiency Standards

The initial Energy Efficiency Standards for Residential and Nonresidential Buildings (Title 24, Part 6,
of the California Code of Regulations) were established in 1978 in response to a legislative mandate
to reduce California's energy consumption. The standards are updated periodically to allow
consideration and possible incorporation of new energy efficiency technologies and methods.
Compliance with Title 24 will result in a decrease in GHG emissions.

The Title 24 standards are updated on a three-year schedule, with the most current 2022 standards
adopted on August 11,2021. In December 2021, the 2022 standards were approved by the California
Building Standards Commission for inclusion into the California Building Standards Code. The
Building Energy Efficiency Standards (Energy Code) apply to newly constructed buildings, additions,
and alterations. They are a vital pillar of California’s climate action plan. The 2022 Energy Code will
produce benefits to support the state’s public health, climate, and clean energy goals by encouraging
implementation of efficient electric heat pumps, establishing electric-ready requirements for new
homes, expanding solar photovoltaic and battery storage standards, strengthening ventilation
standards, and more. Buildings with permit applications applied for on or after January 1, 2023, must
comply with the 2022 Energy Code. Public Resources Code §§ 25402 subdivisions (a)-(b) and §
25402.1 emphasize the importance of building design and construction flexibility by requiring the
California Energy Commission (CEC) to establish performance standards, in the form of an “energy
budget” in terms of the energy consumption per square foot of floor space (CEC, 2022b).

The provisions of Title 24, Part 6 apply to all buildings for which an application for a building permit
or renewal of an existing permit is required by law. They regulate design and construction of the
building envelope, space-conditioning and water-heating systems, indoor and outdoor lighting
systems of buildings, and signs located either indoors or outdoors. Title 24, Part 6 specifies
mandatory, prescriptive and performance measures, all designed to optimize energy use in buildings
and decrease overall consumption of energy to construct and operate residential and nonresidential
buildings. Mandatory measures establish requirements for manufacturing, construction, and
installation of certain systems, equipment, and building components that are installed in buildings.
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Title 24 California Green Building Standards Code

The California Green Building Standards Code (Title 24, Part 11 code) commonly referred to as the
CALGreen Code, is a statewide mandatory construction code developed and adopted by the California
Building Standards Commission and the Department of Housing and Community Development. The
CALGreen standards require new residential and commercial buildings to comply with mandatory
measures under the topics of planning and design, energy efficiency, water efficiency/conservation,
material conservation and resource efficiency, and environmental quality. CALGreen also provides
voluntary tiers and measures that local governments may adopt that encourage or require additional
measures in the five green building topics.

The proposed project would be designed with energy-efficient features, including insulated and
glazed windows and low-E coating on windows, and will be built in compliance with the California
Green Building Standards (CAL Green) Code (California Code of Regulations, Title 24, Part 11).
Therefore, energy impacts would be less than significant.

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.6-13
Initial Study/Mitigated Negative Declaration October 2024



+* SECTION 4.7 — GEOLOGY AND SOILS **

4.7 Geology and Soils

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

a) Directly or indirectly cause potential
substantial adverse effects, including
the risk of loss, injury, or death
involving:

i) Rupture of a known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or X
based on other substantial
evidence of a known fault? Refer
to Division of Mines and Geology
Special Publication 42.

ii) Strong seismic ground shaking? X

iif) Seismic-related ground failure,
including liquefaction?

iv) Landslides? X

b) Resultin substantial soil erosion or

the loss of topsoil? X
c) Belocated on a geologic unit or soil

that is unstable, or that would become

unstable as a result of the project, and X

potentially result in on or off-site
landslide, lateral spreading,
subsidence, liquefaction or collapse?
d) Belocated on expansive soil, as
defined in Table 18-1 B of the
Uniform Building Code (1994), X
creating substantial direct or indirect
risks to life or property?
e) Have soils incapable of adequately
supporting the use of septic tanks or
alternative waste water disposal
systems where sewers are not
available for the disposal of waste
water?
f) Directly or indirectly destroy a unique
paleontological resource or site or X
unique geologic feature?

The information in this section is based on the following two technical reports:

e Geotechnical Engineering Investigation, Proposed Envision Mercedes-Benz of West Covina
Automotive Dealership 1800 E Garvey Avenue South, West Covina, California. Prepared by
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NorCal Engineering, dated May 17, 2024. A complete copy of this report is included as
Appendix E1 to this [S/MND.

e Paleontological Records Search for the Envision Motors Mercedes Project. Prepared by
Natural History Museum of Los Angeles County, dated April 28, 2024. A complete copy of this
report is included as Appendix E2 to this I[S/MND.

a) Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving:

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault? Refer to Division of Mines and Geology
Special Publication 42.

No Impact

The Alquist-Priolo Zones Special Studies Act defines active faults as those that have experienced
surface displacement or movement during the last 11,000 years. As shown in Figure 4.7-1, the
nearest Alquist-Priolo Earthquake Fault Zone to the project site is along the Duarte Fault about four
miles to the north. The nearest active fault to the project site is the Sierra Madre Fault Zone, also
about four miles to the north, as shown in Figure 4.7-2. Project development would not exacerbate
hazards related to surface rupture of a known active fault, and no impact would occur.

ii) Strong seismic ground shaking?

Less than Significant Impact

As shown in Figure 4.7-2 above, the project is located within a seismically active region of Southern
California, and all structures in the region are susceptible to collapse, buckling of walls, and damage
to foundations from strong ground shaking. The strength of earthquakes is measured in terms of
moment, that is, the distance a fault moved multiplied by the force required to move it. Moment is
described using the moment magnitude scale (Mw), where each one-point increase represents a 10-
fold increase in moment (USGS, 2021). The Sierra Madre Fault Zone can produce a magnitude 7.0
earthquake (NorCal, 2024, p. 4).

Project design and construction would comply with the 2022 California Building Code (CBC), adopted
as § 7-16 of the City of West Covina Municipal Code. The CBC contains provisions for earthquake
safety based on factors including occupancy type, the types of soil and rock onsite, and the strength
of ground motion with specified probability of occurring at the site. The geotechnical engineering
investigation report sets forth seismic design parameters to be used in project design pursuant to
CBC requirements (see Appendix E1). Thus, impacts from strong ground shaking would be less than
significant and mitigation is not proposed.
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Figure 4.7-1
ALQUIST PRIOLO FAULT ZONES
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Figure 4.7-2
REGIONALLY ACTIVE FAULTS
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iii) Seismic-related ground failure, including liquefaction?

Less than Significant Impact

General types of ground failures that might occur due to severe ground shaking typically include
landslides, ground subsidence, ground lurching and shallow ground rupture. The probability of
occurrence of each type of ground failure depends on the severity of the earthquake, distance from
the faults, topography, subsoils and relatively shallow groundwater tables (approximately 50 feet or
less below ground surface), in addition to other factors.

Liquefaction typically occurs when saturated or partially saturated soils behave like a liquid, due to
losses in strength and stiffness in response to ground shaking. The project site is not in a zone of
required investigation for liquefaction (see Figure 4.7-3).

Groundwater was not encountered in subsurface exploration of the project site to a depth of 20 feet
below ground surface (bgs). A nearby groundwater monitoring well located approximately 1.5 miles
to the west from the subject site noted a groundwater depth of 170 feet below ground surface last
measured in July 2023 (NorCal, 2024, p. 6).

The subject site is not in an area of historic occurrence of liquefaction, or local geological,
geotechnical and groundwater conditions to indicate a potential for permanent ground displacement.
displacement. Thus, design of the proposed construction in conformance with the latest Building
Code provisions for earthquake design is expected to minimize ground shaking hazards that are
typical in Southern California (NorCal, 2024, p. 5). Impacts would be less than significant.

Landslides?

No Impact

The project site is flat; therefore, project development would not exacerbate landslide hazards and
no impact would occur.
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Figure 4.7-3
LANDSLIDES AND LIQUEFACTION
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b) Would the project result in substantial soil erosion or the loss of topsoil?

Less than Significant Impact

Construction

Erosion is the detaching of soil particles from the soil surface; sedimentation is the transport of soil
offsite, such as by water. Site clearance, grading, and construction would disturb and expose large
amounts of soil, leaving the soil vulnerable to erosion.

The project proponent is required by the California State Water Resources Control Board (SWRCB)
to obtain coverage under a General Permit for Discharges of Storm Water Associated with
Construction Activity (Construction General Permit Order 2022-0057-DWQ, as authorized by
§ 402 CWA, NPDES for projects which will disturb one or more acres of soil during construction). The
Construction General Permit requires potential dischargers of pollutants into Waters of the U.S. to
prepare a site-specific Stormwater Pollution Prevention Plan (SWPPP). The SWPPP prescribes
several categories of best management practices (BMPS), including BMPs for erosion control, wind
erosion control, sediment control, and tracking control (that is, tracking soil offsite by vehicles).
Because the project is required by the SWRCB to comply with all applicable conditions of
Construction General Permit Order 2022-0057-DWQ, impacts related to soil erosion during project
construction would be less than significant.

Operation

As designed, the project would be developed with a mix of impervious surfaces, such as concrete and
pavement, and grass/landscaped areas, including landscaping along the site boundary. This
combination of impervious surfaces and landscaped areas would reduce the potential of the project
for soil erosion to a negligible level during project operations. The Landscape Plan is shown in Figure
3.4-7 and included in Appendix A. The project Low-Impact Development (LID) Plan also includes
two treatment control BMPs, hydrodynamic separators and an infiltration basin, that would remove
sediment from runoff before the runoff was discharged offsite (CDR, 2024b, p. 8).

With the implementation of soil erosion and sedimentation BMPs during the construction phase and
the proposed combination of impervious and landscaped surfaces during the operational phase, the
project would have less than significant impacts related to soil erosion or loss of topsoil and
mitigation is not proposed.

c) Would the project be located on a geologic unit or soil that is unstable, or that would
become unstable as a result of the project, and potentially result in on or off-site
landslide, lateral spreading, subsidence, liquefaction or collapse?

Less than Significant Impact

The project site is underlain by fill soil consisting of brown, fine to medium grained, silty sand to
depths ranging from 1.5 to 6.0 feet bgs, which is underlain by alluvium described as a brown, fine to
medium grained, silty sand (NorCal 2024, pp. 2-3). Impacts related to liquefaction and landslides are
discussed above in Section 4.7 a).
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Lateral Spreading

Lateral spreading is the downslope movement of surface sediment due to liquefaction in a subsurface
layer. For the reasons discussed in Section 4.7 a) above, the potential for lateral spread on the
project site would be less than significant (NorCal 2024, p. 6.

Collapsible Soils

Collapsible soils shrink upon being wetted and/or being subject to a load. The geotechnical
engineering report for the project found that shallow soils onsite are not suitable for supporting the
proposed building, and recommended removal of the existing fill soil plus soils to a depth of two feet
below all proposed foundations (NorCal, 2024, p. 8). Project site preparation and grading would
comply with recommendations of the geotechnical investigation report, and project development
would not exacerbate hazards arising from collapsible soils.

Subsidence

The major cause of ground subsidence is the excessive withdrawal of groundwater. Soils with high
silt or clay content are particularly susceptible to subsidence. The project site is not in an area of
subsidence mapped by the USGS (USGS, 2024). The project site is over the Main San Gabriel
Groundwater Basin. The Main Basin Watermaster (“Watermaster”) regulates groundwater
extractions and recharge pursuant to two court judgments. The Watermaster establishes an
operating safe yield of extractions and determines rights to extract water for each groundwater
producer, each year. Producers who pump water exceeding their extraction rights are required to
purchase imported water to recharge the groundwater basin, replacing the excess water they
produced (Suburban Water Systems, 2021, p. 3-17). Therefore, ground subsidence in the project
region due to excessive groundwater withdrawal is considered unlikely. Project development would
not exacerbate hazards related to ground subsidence and impacts would be less than significant.

d) Would the project be located on expansive soil, as defined in Table 18-1 B of the
Uniform Building Code (1994), creating substantial direct or indirect risks to life or
property?

Less than Significant Impact

Expansive soils shrink and swell with changes in soil moisture. Soil moisture may change from
landscape irrigation, rainfall, and utility leakage. A measurement of expansion index in one
subsurface soil sample conducted as part of the geotechnical engineering investigation yielded an
expansion index of 3, indicating very low expansion potential (NorCal, 2024, p. 25). Project
development would not exacerbate hazards arising from expansive soils, and impacts would be less
than significant.
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e) Would the project have soils incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems where sewers are not available for
the disposal of waste water?

No Impact

The project site would connect to the City of West Covina’s existing sewer system; therefore, the
project would not use septic tanks or alternative wastewater disposal systems. Therefore, no impacts
associated with septic tanks or alternative wastewater disposal systems would occur.

f) Would the project directly or indirectly destroy a unique paleontological resource or
site or unique geologic feature?

Less than Significant Impact with Mitigation Incorporated

The project site is underlain by the Younger undivided alluvial fan and valley deposits (Qyfa) (11,650
years before present [ybp]) to present). This deposit consists of unconsolidated sand and dates to
the Holocene period (11,650 years before present [ybp] to present) (Tan, 2000). Several
paleontological resources have been discovered in the region. While no localities have been recorded
within the project boundary itself, there are “fossil localities nearby from the same sedimentary
deposits that occur in the proposed project area, either at surface or at depth” (Bell 2024:1). These
resources are presented in Table 4.7-2 below.

Table 4.7-2
FOSSIL LOCALITIES IN THE PROJECT REGION
Locality Location Depth Formation Taxa
No.
LACM VP | 1600 block, Bridgen Rd., | Unknown | Unknown formation Mammoth (Mammuthus)
2027 Pasadena (Pleistocene)
LACM VP | Intersection of 26th St 30 feet Unknown formation Fish (Gasterosteus); Snake
7701, and Atlantic Blvd, Bell bgs (Pleistocene; silt) (Colubridae), Rodents
7702 Gardens (Thomomys, Microtus,
Reithrodontomys); Rabbit
(Sylvilagus)

LACM VP | W of Monterey Pass Unknown | Unknown formation Horse (Equus)
3363 Road in Coyote Pass; E of (Pleistocene; sand

the Long Beach Freeway and silt)

& S of the N boundary of

Section 32; Monterey

Park
LACM VP | W of intersection of 15-20 feet | Unknown (light Horse (Equus), camel
1728 English Rd & Peyton Dr, bgs brown shale with (Camelops)

Chino interbeds of very

coarse brown sand;
Pleistocene)

Source: Bell, 2024

Excavations or grading that extend into the uppermost layers of soil and deeper excavation into the
late Pleistocene sediments in the proposed project area may encounter significant fossil vertebrate
remains. Any substantial excavations below the uppermost layers should be closely monitored to
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quickly and professionally collect any specimens. Grading and excavation activities associated with
development of the proposed project would cause new subsurface disturbance and could result in
the unanticipated discovery of paleontological resources, for which mitigation is required.

In the event of an unexpected discovery, implementation of mitigation measure GEO-1 would ensure
paleontological resources or unique geologic features are not significantly affected. Impacts in this
regard would be mitigated to less than significant levels, with implementation of required mitigation
measures.

Mitigation Measure

MM GEO-1 Prior to the issuance of the grading permit, the applicant shall provide a letter to the
City of West Covina Planning Division, or designee, from a qualified paleontologist
stating that the paleontologist has been retained to provide services for the project.
The paleontologist shall develop, as needed, a Paleontological Resources Impact
Mitigation Plan (PRIMP) to mitigate the potential impacts to unknown buried
paleontological resources that may exist onsite for the review and approval by the
City. The PRIMP shall require that the paleontologist perform paleontological
monitoring of any ground disturbing activities within undisturbed native sediments
during mass grading, site preparation, and underground utility installation. The
project paleontologist may reevaluate the necessity for paleontological monitoring
after 50 percent or greater of the excavations have been completed. In the event
paleontological resources are encountered, ground-disturbing activity within 50 feet
of the area of the discovery shall cease. The paleontologist shall examine the materials
encountered, assess the nature and extent of the find, and recommend a course of
action to further investigate and protect or recover and salvage those resources that
have been encountered. Criteria for discard of specific fossil specimens will be made
explicit. If the qualified paleontologist determines that impacts to a sample containing
significant paleontological resources cannot be avoided by project planning, then
recovery may be applied. Actions may include recovering a sample of the fossiliferous
material prior to construction, monitoring work and halting construction if a
significant fossil needs to be recovered, and/or cleaning, identifying, and cataloging
specimens for curation and research purposes. Recovery, salvage and treatment shall
be done at the Applicant’s expense. All recovered and salvaged resources shall be
prepared to the point of identification and permanent preservation by the
paleontologist. Resources shall be identified and curated into an established
accredited professional repository. The paleontologist shall have a repository
agreement in hand prior to initiating recovery of the resource.

Level of Significance After Mitigation

With implementation of MM GEO-1, potential impacts to paleontological resources would be reduced
to a less than significant level.
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4.8 Greenhouse Gas Emissions
Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
e . Impact
Impact Mitigation Impact
Incorporated

a) Generate greenhouse gas emissions,
either directly or indirectly, that may

have a significant impact on the X
environment?

b) Conflict with an applicable plan, policy
or regulation adopted for the purpose X

of reducing the emissions of
greenhouse gases?

4.8.1 Background Information on Greenhouse Gas Emissions

Life on earth depends on energy coming from the sun. About half the light reaching Earth's
atmosphere passes through the air and clouds to the surface, where it is absorbed and then radiated
upward in the form of infrared heat. About 90 percent of this heat is then absorbed by carbon dioxide
(CO2) and other greenhouse gases (GHGs) and radiated back toward the surface, which is warmed to
a life-supporting average of 59 degrees Fahrenheit (°F) (NASA, 2018).

Human activities are changing the natural greenhouse. Over the last century, the burning of fossil
fuels such as coal and oil has increased the concentration of atmospheric CO». This happens because
the coal or oil burning process combines carbon in the fuel with oxygen in the air to make CO». To a
lesser extent, the clearing of land for agriculture, industry, and other human activities has increased
concentrations of GHGs (NASA, 2018).

GHGs are defined under the California Global Warming Solutions Act of 2006 as CO2, methane (CH4),
nitrous oxide (N»0), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs) and sulfur hexafluoride
(SFe) (AB 32, chapter 488). HFCs, PFCs, and SFs would not be emitted in significant amounts by the
new activities in the proposed project, so they will not be discussed further.

Associated with each GHG species is a “global warming potential” (GWP), which is a value used to
compare the abilities of different GHGs to trap heat in the atmosphere. GWPs are based on the
heat-absorbing ability of each gas relative to that of CO», as well as the decay rate of each gas (the
amount removed from the atmosphere over a given number of years). The GWPs of CO2, CHsand N0
are 1, 25 and 298, respectively (GMI, 2019). “Carbon dioxide equivalent” (CO.e) emissions are
calculated by weighting each GHG compound’s emissions by its GWP and then summing the products.

Carbon Dioxide (COz). Carbon dioxide is a colorless, odorless gas consisting of molecules made up
of two oxygen atoms and one carbon atom. CO; is produced when an organic carbon compound (such
as wood) or fossilized organic matter (such as coal, oil, or natural gas) is burned in the presence of
oxygen. Since the industrial revolution began in the mid-1700s, industrial activities have increased
in scale and distribution. Prior to the industrial revolution, CO; concentrations were stable at a range
of 275 to 285 parts per million (ppm) (IPCC, 2007a). The National Oceanic and Atmospheric
Administration’s Earth System Research Laboratory indicates that the global concentration of CO;
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was 419.3 ppm in 2023 (NOAA, 2024). These concentrations of CO; exceed by far the natural range
over the last 650,000 years (180 to 300 ppm) as determined from ice cores.

Methane (CH4). Methane is a colorless, odorless non-toxic gas consisting of molecules made up of
four hydrogen atoms and one carbon atom. CHs is combustible, and is the main constituent of natural
gas, a fossil fuel. CHs is released when organic matter decomposes in low oxygen environments.
Natural sources include wetlands, swamps and marshes, termites, and oceans. Anthropogenic
sources include the mining of fossil fuels and transportation of natural gas, digestive processes in
ruminant animals such as cattle, rice paddies, and the buried waste in landfills. Over the last 50 years,
human activities such as growing rice, raising cattle, using natural gas, and mining coal have added
to the atmospheric concentration of CH4. Other anthropogenic sources include fossil-fuel combustion
and biomass burning.

Nitrous Oxide (N:0). Nitrous oxide is a colorless, non-flammable gas with a sweetish odor,
commonly known as “laughing gas,” and sometimes used as an anesthetic. N;O is naturally produced
in the oceans and in rainforests (USEPA, 2019b). Manmade sources of N2O include the use of
fertilizers in agriculture, nylon and nitric acid production, cars with catalytic converters and the
burning of organic matter. Atmospheric concentrations of N,0 also began to rise at the beginning of
the industrial revolution.

4.8.2 Regulatory Setting

GHGs are regulated at the national, state, and air basin level; each agency has a different degree of
control. The United States Environmental Protection Agency (USEPA) regulates at the national level;
the California Air Resources Board (ARB) regulates at the state level; and the South Coast Air Quality
Management District (SCAQMD) regulates at the air basin level in the Envision Mercedes Benz
Dealership project area.

4.8.2.1 Federal Regulations

The USEPA collects several types of GHG emissions data. These data help policy makers, businesses,
and the USEPA track GHG emissions trends and identify opportunities for reducing emissions and
increasing efficiency. The USEPA has been maintaining a national inventory of GHG emissions since
1990 and in 2009 established mandatory reporting of GHG emissions from large GHG emissions
sources.

EPA is also obtaining GHG reductions through partnerships and initiatives, evaluating policy options,
costs, and benefits, advancing the science, partnering internationally and with states, localities, and
tribe, and helping communities adapt.

Corporate Average Fuel Economy (CAFE) Standards

In May 2010, the USEPA finalized the first-ever national GHG emissions standards under the Clean
Air Act, and the National Highway Traffic Safety Administration (NHTSA) finalized Corporate
Average Fuel Economy (CAFE) standards under the Energy Policy and Conservation Act (USEPA,
2022g). The CAFE Standards for model years 2017-2025 introduce new ways to comply, such as
improving air conditioning efficiency and increasing production of electric and alternative fuel
vehicles. Passenger cars and light-duty trucks are defined in the Code of Federal Regulations (CFR)
under 49 CFR part 523. These definitions include two distinct "footprint” categories based on vehicle
size, which determine the specific CAFE requirements for each vehicle. The required average fuel

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.8-2
Initial Study/Mitigated Negative Declaration October 2024



+* SECTION 4.8 - GREENHOUSE GAS EMISSIONS +*

economy for model years 2017-2025 is projected from the 2010 model year baseline. Looking ahead,
CAFE Standards for model years 2027-2032 will see annual increases of 2% for passenger cars
(model years 2027-2031) and 2% for light trucks (model years 2029-2031)(USDE, 2024).

Safer Affordable Fuel-Efficient (SAFE) Vehicles Rule

On September 27, 2019, the USEPA and the NHTSA published the Safer Affordable Fuel-Efficient
(SAFE) Vehicles Rule Part One: One National Program (USDT, 2022), revoked California’s authority
to set its own GHG emissions standards and set zero emission vehicle (ZEV) mandates in California.
The loss of the ZEV sales requirements would likely result in additional gasoline-fueled vehicles being
sold in the State and criteria pollutant emissions increasing. On April 30, 2020, USEPA and NHTSA
issued the Final SAFE Rule (ARB, 2020), which relaxed the federal GHG emissions and CAFE
standards and would probably have resulted in increased CO, emissions. However, this regulation
was repealed on December 21, 2021 by the Biden administration (NHTSA, 2021).

State Regulations
Executive Order S 3-05

On June 1, 2005, the governor issued EO S 3-05, which set the following GHG emission reduction
targets:

e By 2010, reduce GHG emissions to 2000 levels;
e By 2020, reduce GHG emissions to 1990 levels;
e By 2050, reduce GHG emissions to 80 percent below 1990 levels.

To meet these targets, the Climate Action Team (CAT) prepared a report to the Governor in 2006
that contains recommendations and strategies to help ensure that the targets in EO S-3-05 were met.

Assembly Bill 32 (AB 32)

In 2006, the California State Legislature enacted the California Global Warming Solutions Act of 2006,
also known as AB 32. AB 32 focuses on reducing GHG emissions in California. GHGs, as defined under
AB 32, include CO2, CH4, N20, HFCs, PFCs, and SF6. AB 32 required that GHGs emitted in California
be reduced to 1990 levels by the year 2020. The ARB is the state agency charged with monitoring
and regulating sources of emissions of GHGs that cause global warming. AB 32 also required that by
January 1, 2008, the ARB determine what the statewide GHG emissions level was in 1990, and that it
had to approve a statewide GHG emissions limit, so it could be applied to the 2020 benchmark. The
ARB approved a 1990 GHG emissions level of 427 million metric tons of COze (MMTCOe), on
December 6, 2007, in its Staff Report. Therefore, in 2020, emissions in California were required to be
at or below 427 MMTCOze.

Under the “business as usual or (BAU)!!” scenario established in 2008, statewide emissions were
increasing at a rate of approximately one percent per year, as noted below. It was estimated that the

10 The Climate Action Team (CAT) members are state agency secretaries and the heads of agencies, boards, and
departments, led by the Secretary of the California Environmental Protection Agency (Cal/EPA). They coordinate
statewide efforts to implement global warming emission reduction programs and the state's Climate Adaptation
Strategy.

11 A business-as-usual (BAU) scenario assumes that none of the Scoping Plan measures are implemented (ARB, 2024b).
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2020 estimated BAU of 596 MMTCOZ2e would have required a 28 percent reduction to reach the 1990
level of 427 MMTCO-e.

As part of the 2014 update, the ARB revised the 2020 Statewide limit to 431 million MT of COe, an
approximately one percent increase from the original estimate. The 2020 business as usual forecast
in the update is 509 million MT of COe. The state would need to reduce those emissions by 15.3% to
meet the 431 million MT of COze 2020 limit.

Climate Change Scoping Plan

The first AB 32 Scoping Plan (ARB, 2008) contained the main strategies to achieve the 2020
emissions cap. The strategies included direct regulations, alternative compliance mechanisms,
monetary and non-monetary incentives, voluntary actions, and market-based mechanisms such as a
cap-and-trade system. In August 2011, the Scoping Plan was reapproved by the Board and included
the Final Supplement to the Scoping Plan Functional Equivalent Document (ARB, 2011). The 2011
Scoping Plan expanded the list of nine Early Action Measures into a list of 39 Recommended Actions
contained in Appendices C and E of the Plan. In May 2014, ARB developed, in collaboration with the
CAT, the First Update to California’s Climate Change Scoping Plan (Update) (ARB, 2014), which
showed that California was on track to meet the near-term 2020 GHG limit and was well positioned
to maintain and continue reductions beyond 2020 as required by AB 32. In November 2017, ARB
published the 2017 Scoping Plan (ARB, 2017) which builds upon the former Scoping Plan and Update
by outlining priorities and recommendations for the state to achieve its target of a 40 percent
reduction in GHGs by 2030, compared to 1990 levels.

In December 2022, the ARB approved its Final 2022 Scoping Plan Update (ARB, 2022b), which adds
carbon neutrality to the former Scoping Plan. The 2022 Plan identifies a technologically feasible, cost-
effective path to reduce GHG emissions by 85 percent below 1990 levels and achieve carbon
neutrality by 2045 or earlier. Through the lens of carbon neutrality, the 2022 Plan expands the scope
to more meaningfully consider how our natural and working lands (NWL) contribute to our long-
term climate goal through carbon capture. The 2022 Plan focuses on efforts to shift away from fossil
fuels, resulting in a 94 percent decrease in liquid petroleum demand, a 71 percent decrease in smog-
related pollutants, a job increase of 4 million, and $200 billion of health cost savings for Californians
(ARB, 2022b).

Renewables Portfolio Standard (Scoping Action E-3)

The California Energy Commission estimates that in 2000 about 12 percent of California’s retail
electric load was met with renewable resources. Renewable energy includes (but is not limited to)
wind, solar, geothermal, small hydroelectric, biomass, anaerobic digestion, and landfill gas.
California’s current Renewables Portfolio Standard (RPS) was intended to increase that share to 33
percent by 2020. It was reported that in 2021, over 37 percent of California’s retail electricity sales
were provided by RPS-certified renewables (CEC, 2021). Increased use of renewables will decrease
California’s reliance on fossil fuels, thus reducing emissions of GHGs from the electricity sector. In
October 2015, Governor Brown signed into law Senate Bill (SB) 350, which requires retail sellers and
publicly owned utilities to procure 50 percent of their electricity from eligible renewable energy
resources by 2030. Signed in 2018, SB 100 requires an increase in the RPS to 60 percent by 2030,
along with a long-term goal of 100 percent of RPS and zero-carbon energy by 2045 (CEC, 2021).
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Senate Bill 375 (SB 375)

Senate Bill (SB) 375 passed the Senate on August 30, 2008, and was signed by the governor on
September 30, 2008. Per SB 375, the transportation sector is the largest contributor of GHG emissions
and contributes approximately 45 percent of the GHG emissions in California, with automobiles and
light trucks alone contributing almost 30 percent. SB 375 indicates that GHGs from automobiles and
light trucks can be reduced by new vehicle technology. However, significant reductions from changed
land use patterns and improved transportation also are necessary. SB 375 states, “Without improved
land use and transportation policy, California will not be able to achieve the goals of AB 32.” SB 375
does the following: (1) requires metropolitan planning organizations to include sustainable
community strategies (SCS) in their regional transportation plans for reducing GHG emissions, (2)
aligns planning for transportation and housing, and (3) creates specified incentives for the
implementation of the strategies.

Executive Order B-30-15

On April 29, 2015, Governor Brown issued EO B-30-15, which added an interim target of GHG
emissions reductions to help ensure that the State meets its 80 percent reduction by 2050, as set in
EO S-3-05. The interim target is to reduce GHG emissions by 40 percent by 2030. It also directs State
agencies to update the Scoping Plan, update the Adaptation Strategy every three years, and take
climate change into account in their planning and investment strategies. Additionally, it requires the
State’s Five-Year Infrastructure Plan to take current and future climate change impacts into account
in all infrastructure projects.

Title 24

Although not originally intended to reduce GHGs, California Code of Regulations Title 24 Part 6:
California’s Building Energy Efficiency Standards for Residential and Nonresidential Buildings, was
firstadopted in 1978 in response to a legislative mandate to reduce California's energy consumption.
Energy-efficient buildings require less electricity; therefore, increased energy efficiency reduces
fossil fuel consumption and decreases GHG emissions. The California Energy Commission updates
the standards every three years. to allow consideration and possible incorporation of new energy-
efficient technologies and methods. The 2016 standards became effective July 1, 2017. The 2019
Standards improve upon the 2016 Standards for new construction of, and additions and alterations
to, residential and non-residential buildings. Buildings whose permit applications are dated on or
after January 1, 2020, must comply with the 2019 Standards. The 2019 Standards are a major step
towards meeting the Zero Net Energy goal by the year 2030 and are the last of three updates to move
California towards achieving that goal. The 2022 standard, effective January 1, 2023, encourages
efficient electric heat pumps, establishes electric-ready requirements for new homes, expands solar
photovoltaic and battery storage standards, strengthens ventilation standards, and more (CEC,
2024).

South Coast Air Quality Management District (SCAQMD)
In the process of fulfilling its mandate to reduce local air pollution, the SCAQMD has promoted a few

programs to combat climate change, e.g., energy conservation, low-carbon fuel technologies,
renewable energy, vehicle miles traveled (VMT) reduction programs and market incentive programs.
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Air Quality-Related Energy Policy

In 2011, the SCAQMD Board adopted an Air Quality-Related Energy Policy (SCAQMD, 2011) that
integrates air quality, energy, and climate change issues in a coordinated and consolidated manner.
The Energy Policy presents policies to guide and coordinate SCAQMD efforts and actions to support
the policies.

4.8.2.2 Local Regulations

City of West Covina General Plan

The City of West Covina’s 2016 General Plan (General Plan) and 2016 General Plan Update and
Downtown Plan & Code Final EIR, which were adopted on December 20, 2016, includes policies and
actions that guide the City to comply with requirements of AB 32, SB 375 and SCS with the goal of
addressing issues that contribute to GHG emissions:

o P1.1 & Al1.1: Allocate federal, state, and local transportation funds towards initiatives and
infrastructure enhancements that encourage the use of alternative transportation methods
such as walking, cycling, and public transit to lower emissions associated with vehicle travel.

e P1.2 & A1.2: Monitor and decrease air pollution emissions from City-owned vehicles and
municipal operations and facilities by increasing the integration of alternative fuel, electric,
and hybrid vehicles into City fleets.

e P1.3 & A1.3: Develop and implement a strategy to decrease greenhouse gas emissions within
the Environmental Impact Report (approved alongside the West Covina General Plan). This
plan aims to meet state requirements and align with the Regional Transportation
Plan/Sustainable Community Strategy. The goal is to streamline approval processes, promote
development, and enhance air quality.

o P4.8 & A4.8: Implement “green” streetscape elements to enhance aesthetics, reduce carbon
emissions, and manage stormwater runoff. Within the green infrastructure framework,
establish a plan to boost tree coverage along current main roads by 25 percent as a strategic
goal.

e P3.6 & A3.6: Implement crucial land use adaptation strategies aimed at reducing greenhouse
gas emissions, such as promoting transit-oriented infill development and offering incentives
for high-performance buildings and infrastructure.

City of West Covin Energy Action Plan

The City of West Covina approved an Energy Action Plan (EAP) on September 6, 2011 which included
conservation goals aimed at reducing greenhouse gas emissions within the community. These goals
include:

o Exceed energy efficiency requirements set by the California Building Code for both new and
existing municipal buildings and facilities.

e Offer online guidance and support accessible via the Internet to homeowners and builders,
ensuring that compliance with updated Title 24 energy standards is as streamlined and
effective as possible.
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e Enhance the City’s Residential Solar Power permit-waiver initiative to include additional
alternative energy initiatives and consider fee modifications or rebates for local businesses
and residents.

o Update the City’s lighting standards which will prevent excessive and spill-over lighting.

e C(reate an ordinance to incentivize energy efficiency upgrades in existing buildings,
encouraging real estate professionals and stakeholders to engage in financial incentives and
energy retrofit opportunities before property sales.

e Incorporate energy and water conservation features in all significant renovation and
development projects.

o Promote the use of pool covers and solar heating systems for residential swimming pools
instead of traditional heating methods.

e Supportwater efficiency and minimize urban runoff by promoting natural drainage, drought-
tolerant landscaping, and efficient irrigation systems in new development and major
renovation projects.

e Facilitate collaboration between landscapers and residential solar power contractors to
improve on shading design and reduce heat buildup in both existing and new homes.

e Expand the City's vehicle fleet with hybrid vehicles that are cleaner are more energy-efficient.

e Explore and implement additional energy conservation programs and measures beneficial to
both the economy and environment of West Covina.

4.8.3 GHG Emissions
4.8.3.1 National Emissions

The United States is the second largest emitter of GHGs globally (behind China) and emitted
approximately 5.3 billion MTCOe in 2020 (WRI, 2024), not including GHG absorbed by forests and
agricultural land. The largest source of GHG in the United States (86.18 percent) is the energy sector
(WRI, 2020). The agriculture sector accounted for 6.94 percent of GHG emissions in the United States,
followed by industrial processes accounting for 4.42 percent of GHG emissions, and the waste sector
accounted for 2.46 percent. Land use change and forestry in the United States is a carbon sink,
sequestering 3.92 percent of GHG emissions (WRI, 2020).

4.8.3.2 State Emissions

In 2021, emissions from GHG emitting activities statewide were 381.3 million metric tons of carbon
dioxide equivalent (MMTCO2e), 35.3 MMTCO:e lower than 2019 levels and 49.7 MMTCOze below the
2020 GHG target of 431 MMTCOze. The 2019 to 2020 decrease in emissions is likely due in large part
to the impacts of the COVID-19 pandemic. Economic recovery from the pandemic may result in
emissions increases over the next few years. The transportation sector showed the largest decline in
emissions, 27 MMTCOze (16 percent) compared to 2019 (ARB, 2021).

GHG Thresholds
To provide guidance to local lead agencies on determining the significance of GHG emissions in their

CEQA documents, the South Coast Air Quality Management District (SCAQMD) Board adopted an
Interim CEQA GHG Significance Threshold for Stationary Sources, Rules, and Plans (SCAQMD, 2008).
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The Interim Guidance uses a tiered approach to determining significance. Although this Interim
Guidance was developed primarily to apply to stationary source industrial projects where the
SCAQMD is the lead agency under CEQA, in the absence of more directly applicable policy, the
SCAQMD'’s Interim Guidance is often used as general guidance by local agencies to address the long-
term adverse impacts associated with global climate change. The guidance is described in detail in
Section 4.8.5.

4.84  Impact Thresholds

The following thresholds of significance are based on criteria in Appendix G of the State CEQA
Guidelines. A project has the potential to create a significant environmental impact if it would:

e Generate GHG emissions, either directly or indirectly, that may have a significant impact on
the environment; or

o Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing
emissions of GHG.
4.8.5 Impact Analysis
4.8.5.1 Methodology

Short-term construction GHG emissions and long-term operational GHG emissions were assessed
using the California Environmental Emissions Estimator Model (CalEEMod) Version 2022.1.1.25
(CAPCOA, 2023). This analysis focused upon emissions of CO2, CHs4, and N0 only. HFCs, PFCs, and SFs
would be emitted in negligible quantities by the proposed project’s sources, so they are not discussed
further.

a) Would the project generate GHG emissions, either directly or indirectly, that may
have a significant impact on the environment?

Less than Significant Impact

California has enacted several pieces of legislation that relate to GHG emissions and climate change,
much of which set aggressive goals for GHG reductions within the state. Per Senate Bill 97, the
California Natural Resources Agency adopted amendments to the CEQA Guidelines, which address
the specific obligations of public agencies when analyzing GHG emissions under CEQA to determine
a project’s effects on the environment. However, neither a threshold of significance nor any specific
mitigations are included or provided in these CEQA Guideline amendments.

GHG Significance Threshold

Neither the City of West Covina, the SCAQMD, nor the State CEQA Guidelines Amendments has
adopted quantitative thresholds of significance for addressing a project's GHG emissions.
Nonetheless, § 15064.4 of the CEQA Guidelines serves to assist lead agencies in determining the
significance of the impacts of GHGs. As required in § 15064.4 of the CEQA Guidelines, this analysis
includes an impact determination based on (1) an estimate of the amount of GHG emissions resulting
from the proposed project; (2)a qualitative analysis or performance-based standards; (3)a
quantification of the extent to which the proposed project increases GHG emissions as compared to
the existing environmental setting; and (4) the extent to which the proposed project complies with
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regulations or requirements adopted to implement a statewide, regional, or local plan for the
reduction or mitigation of GHG emissions.

SCAQMD’s guidance (SCAQMD, 2008) uses a tiered approach rather than a single numerical
emissions threshold. If a project’'s GHG emissions “fail” the non-significance of a given tier, then one
goes to the next tier.

The threshold selected for this analysis is Tier 3, which establishes a screening significance threshold
level to determine significance using a 90 percent emission capture rate. For Tier 3, the SCAQMD
estimated that at a threshold of approximately 3,000 metric tons COze per year emissions would
capture 90 percent of the GHG emissions from new commercial and residential projects. Although
this is not a residential project, it is in a residential area and, as will be seen below, operational GHG
emissions from the project will be negligible. Thus, this analysis uses 3,000 MTCOze per year as the
significance threshold under the first impact criterion in Section 4.8.3.

Construction GHG Emissions

Construction is an episodic, temporary source of GHG emissions. Emissions are generally associated
with the operation of construction equipment and the disposal of construction waste. To be
consistent with the guidance from the SCAQMD for calculating emissions of criteria pollutants from
construction activities, only GHG emissions from onsite construction activities and offsite hauling and
construction worker commuting are considered as project-generated. As explained by the CAPCOA
in its 2008 white paper (CAPCOA, 2008), the information needed to characterize GHG emissions from
the manufacture, transport, and end-of-life of construction materials would be speculative at the
CEQA analysis level. CEQA does not require an evaluation of speculative impacts (CEQA Guidelines
§ 15145). Therefore, the construction analysis does not consider such GHG emissions, but does
consider non-speculative onsite construction activities, and offsite hauling, and construction worker
trips. All GHG emissions are identified on an annual basis.

Estimated criteria pollutant emissions from the West Covina Envision Mercedes Benz Dealership
Project’s onsite and offsite project construction activities were calculated using CalEEMod, Version
2022.1.1.25, which was described in Section 4.3.6. The results of this analysis are presented in
Table 4.8-2. The increase in GHG emissions from West Covina Envision Mercedes Benz Dealership
Project’s construction activities would be 314 metric tons in 2025 and 358.55 metric tons in 2026.
Consistent with SCAQMD recommendations (SCAQMD, 2008, p. 3-10) and to ensure that construction
emissions are assessed in a quantitative sense, construction GHG emissions have been amortized
over a 30-year period. The amortized value, 22.42 MTCO:e, has been added to the West Covina
Envision Mercedes Benz Dealership Project’s annual operational GHG emissions. Modeling results
are in Appendix B.
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Table 4.8-2
PROJECT CONSTRUCTION-RELATED GHG EMISSIONS

Annual Emissions (MT)

Year/Phase
CO: CH4 N20 COze
2025 311.09 0.01 0.01 314.00
2026 355.90 0.01 0.01 358.55
Total 666.99 0.03 0.02 672.55

Operational GHG Emissions

The operational GHG emissions for the existing land uses, the Toyota dealership and Valero gas
station, are shown in Table 4.8-3. Projected operational GHG emissions by only the proposed West
Covina Envision Mercedes Benz Dealership Project is shown in Table 4.8-4. Net operational GHG
emissions were calculated by comparing the GHG emissions from the present land uses with those of
the proposed new land uses. The results of these calculations are presented in Table 4.8-5. The
negative values show that the proposed project’s operational GHG emissions from mobile sources
and water demand will be less than those of the existing operations. The proposed project’s
operational GHG emissions from area sources, energy demand, and solid waste generation will
increase slightly, and will include amortized construction emissions. However, the net change of total
annual unmitigated emissions would be negative.12

Table 4.8-3
EXISTING OPERATIONAL GHG EMISSIONS

Estimated Project Generated
Emissions Source COze Emissions
(Metric Tons per Year)

Mobile (Motor Vehicles) 3,116.90
Area Sources 0.53
Energy Demand (Electricity & Natural Gas) 166.21
Water Demand 12.91
Solid Waste Generation 7.74
Total 3,304.29

12 Calculations are provided in Appendix B.
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Table 4.8-4
PROJECT OPERATIONAL GHG EMISSIONS

Estimated Project Generated
Emissions Source COze Emissions
(Metric Tons per Year)

Mobile (Motor Vehicles) 2,685.17
Area Sources 1.76
Energy Demand (Electricity & Natural Gas) 197.87
Water Demand 11.35
Solid Waste Generation 8.55
Construction Emissions? 22.42
Total 2,927

a Total construction GHG emissions were amortized over 30 years and added to
those resulting from the operation of the project.

Table 4.8-5
NET CHANGE OF OPERATIONAL GHG EMISSIONS

Estimated Project Generated
Emissions Source COze Emissions
(Metric Tons per Year)

Mobile (Motor Vehicles) (431.73)
Area Sources 1.23
Energy Demand (Electricity & Natural Gas) 31.66
Water Demand (1.55)
Solid Waste Generation 0.81
Construction Emissions? 22.42
Total (377)

a Total construction GHG emissions were amortized over 30 years and added to
those resulting from the operation of the project.

Therefore, under the first significance criterion, GHG emissions would be less than significant, and
no mitigation is necessary.

b) Would the project conflict with an applicable plan, policy or regulation adopted for
the purpose of reducing the emissions of GHG?
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Less than Significant I

The City of West Covina has identified actions in the General Plan and EAP that the City can take to
reduce GHG emissions from City operations and from development in its jurisdiction. While none of
these policies and actions are directly relevant to the project, the project does not conflict with any
of them and the impact would be less than significant. As was demonstrated in Section 4.11, the
proposed project would have less than significant impacts in relation to consistency with local land
use policies or regulations. Therefore, the project would not hinder the GHG emission reductions of
the West Covina General Plan and EAP.
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Would the project:

a) Create a significant hazard to the
public or the environment through the
routine transport, use, or disposal of
hazardous materials?

b) Create a significant hazard to the
public or the environment through
reasonably foreseeable upset and
accident conditions involving the
release of hazardous materials into
the environment?

c) Emithazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste within
one quarter mile of an existing or
proposed school?

d) Belocated on a site which is included
on a list of hazardous materials sites
compiled pursuant to Government
Code Section 65962.5 and, as a result,
would it create a significant hazard to
the public or the environment?

e) Fora projectlocated within an airport
land use plan or, where such a plan
has not been adopted, within two
miles of a public airport or public use
airport, would the project result in a
safety hazard or excessive noise for
people residing or working in the
project area?

f) Impair implementation of or
physically interfere with an adopted
emergency response plan or
emergency evacuation plan?

g) Expose people or structures, either
directly or indirectly, to a significant
risk of loss, injury or death involving
wildland fires?

+* SECTION 4.9 — HAZARDS AND HAZARDOUS MATERIALS **

Hazards and Hazardous Materials

Less than
Potentially Significant Less than
L e . s o No
Significant Impact with Significant Impact
Impact Mitigation Impact P
Incorporated
X
X
X
X
X
X
X

The analysis for this section is based on the following technical reports:

e Phase I Environmental Site Assessment (referred to as Phase I ESA), Envision Toyota, 1800 -
1820 East Garvey Avenue S, West Covina, California, by Celly Services, Inc. (CSI) dated June

12,2024.
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e Asbestos Sampling and Testing Records for the Envision Toyota property completed by
McKenna Environmental in October 2022.

e Phase | Environmental Site Assessment (referred to as Phase I ESA) for the Former Shell
Station (Valero), 200 South Azusa Avenue, West Covina, California by CSI dated June 13, 2024.

Complete copies of these reports are included as Appendices F1, F2, and F3, respectively.

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

Less than Significant with Mitigation Incorporated

Construction

Envision Toyota Property

The Phase I ESA for the Envision Toyota property (Appendix F1) did not identify any recognized
environmental conditions (RECs) on the Envision Toyota property. An REC is defined as (1) the
presence of hazardous substances or petroleum products in, on, or at the subject property due to a
release to the environment; (2) the likely presence of hazardous substances or petroleum products
in, on, or at the subject property due to release or likely release to the environment; or (3) the
presence of hazardous substances or petroleum products in, on, or at the subject property under
conditions that pose a material threat of a future release to the environment (CSI, 2024, p. i).

An historical REC (HREC) is a previous release of hazardous substances or petroleum products
affecting the subject property that has been addressed to the satisfaction of the applicable regulatory
authority or authorities and meeting unrestricted use criteria established by the applicable
regulatory authority or authorities without subjecting the subject property to any controls (CSI,
2024, p.ii). The Phase I ESA for the Envision Toyota property identified four HRECs on the property:

e A 2,000-gallon gasoline underground storage tank (UST) was removed from the property in
November 1986. Soil samples were collected following the removal did not contain any
hydrocarbon contamination and is therefore an HREC.

e Five USTs, including a 2,000-gallon gasoline, a 500-gallon waste oil, a 500-gallon gear
oil, a 1,000-gallon waste oil and split 1,500-gallon new oil/waste oil tanks were
removed in August 1992. Trace concentrations of total recoverable petroleum
hydrocarbons were detected under the gear oil and waste oil tanks. Elevated
concentrations of petroleum hydrocarbons were detected under the removed
gasoline UST. In October 1992, the contaminated soil associated with the gasoline
tank was excavated to a depth of 23 feet. A mobile laboratory was on site to analyze
samples until the non-detectable concentrations were obtained. A total of 117 tons
of impacted soil were transported off-site for disposal. On 18 February 1993, the Los
Angeles County Department of Public Works (LADPW) issued a case closure letter
for the five former USTs. Based on the analytical results, the USTs are considered an
HREC.
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e InJanuary 2019, borings were drilled at each of the 20 hydraulic lifts. No total petroleum
hydrocarbons (TPH) or VOCs were detected in the analyzed samples indicating no
release had occurred from the lifts and is therefore an HREC.

e In January 2019, four borings were drilled near the two clarifiers, one boring was drilled
near the former waste oil tank excavation (located west of building B) and three additional
borings were drilled west of Building B. Soil samples were collected at varying depths with 2
to 3 samples collected from each boring and analyzed. TPH and VOCs were not detected in
any of the samples and California Administrative Manual (CAM) 17 metals were either not
detected or below their total threshold limit concentration (TTLC) as well as below 10x the
soluble threshold limit concentration (STLC) and is therefore considered an HREC.

The Phase I ESA did not recommend additional investigation of the site. Project development would
not cause substantial hazards to people or the environment related to the HRECs, and impacts from
construction of the project would be less than significant.

Sampling and testing of paint, drywall, siding, and flooring from the Envision Toyota property were
tested for asbestos-containing materials (ACM) by McKenna Environmental in October 2022
(Appendix F3); no ACM were found. Demolition and clearance of the Envision Toyota property
would not cause substantial hazards relating to ACM.

Former Shell Station (Valero)

The Phase [ ESA for the former Shell Station, presently Valero, (Appendix F3) did not identify RECs
on the property. The Phase I ESA identified two HRECs on the property:

The LADPW had a permit on file for the removal of two 5,000-gallon steel, two 8,000-gallon steel and
one 10,000-gallon fiberglass USTs from August 1986. Apparently, results had not been provided to
the LADPW and they were requesting that just the laboratory report needed to be submitted.
Attached to the letter was a letter report from Geo-Etka, Inc. dated 25 August 1986. Five soil samples
had been collected by Geo-Etka and analyzed by Anaheim Test Laboratory. The samples were
analyzed for total hydrocarbons, BTE&X (benzene, toluene, ethylbenzene, and xylenes; volatile
organic compounds that are found in petroleum and petroleum products); and total lead. All analytes
in the samples were below detectable limits and are therefore considered an HREC (CSI, 2024b, p. ii).

In June 2004, piping and dispensers were upgraded. As part of the project, nine soil samples were
collected beneath dispensers and piping. TPH-g (gas range) was detected in three samples at
concentrations ranging from 0.44 mg/kg to 6.4 mg/kg. TPH-d (diesel range) was detected in two
samples at 19,000 mg/kg and 48 mg/kg. methyl tert-butyl ether (MTBE, a gasoline oxygenate) was
detected in two samples at 390 ug/kg and 45 ug/kg. Based on these results, the northwest dispenser
islands, adjacent product trench and southern dispenser island were excavated on 18 June 2004 to
remove the hydrocarbon impacted soil. Following the excavation of 146 tons of soil, confirmatory
soil samples were collected. One sample contained TPH-g at 45 mg/kg, TPH-d at 5.7 mg/kg, MTBE at
1,100 ug/kg and tertiary butyl alcohol (TBA, a gasoline additive) at 7,300 ug/kg. One additional
piping excavation sample contained TBA at 46 ug/kg. The soil was transported to TPS Technologies
in Adelanto, CA for recycling. Based on the results, the LADPW requested a workplan to assess the
vertical and lateral extent of the impacted soil in a letter from February 2007. No work was completed
and in May 2013, the LADPW referred the case to the Regional Water Quality Control Board. The case
was reviewed by the State Water Resources Control Board (SWRCB). SWRCB Order WQ 2014-0158-
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UST, issued on 06 October 2014, indicates that the remaining contaminants falls under the Low
Threat Closure Policy and as such requires the issuance of a uniform closure letter. On 03 March
2015, the Regional Water Quality Control Board issued a case closure letter. CSI compared the results
of the impacted soil left in place to the current residential Environmental Screening Levels (ESLs),
established by the Regional Water Quality Control Board in 2019. The concentrations of TPH-d, MTBE
and TBA fall below residential screening levels and therefore are considered an HREC (CSI, 2024b, p.
iii).

The Phase I ESA for the former Shell Station (presently Valero) noted that hydrocarbon impacted soil
is present on the subject property and would be encountered during future grading operations.
Impacted soil may also be encountered near the clarifier/hoists in the repair area. CSI recommends
that any impacted soil that is encountered be segregated, sampled for waste profiling purposes, and
transported to a licensed disposal or recycler facility (CSI, 2024b, p. iv). Impacts related to
contaminated soil under the former Shell station (presently Valero) would be potentially significant
without mitigation. Implementation of Mitigation Measure HAZ-1 would reduce this impact to less
than significant.

Mitigation Measure HAZ-1

During project site grading on the Valero gas station site the project proponent shall periodically
have soil samples tested for TPH-g, TH-d, MTBE, and TBA. Upon finding samples with concentrations
of any of the contaminants at concentrations over environmental screening levels (ESLs) for
commercial use, the project proponent shall: halt grading operations; shall retain a qualified
environmental assessor to conduct soil sampling and testing to determine the extent of soil
contaminated with concentrations over ESLs; and shall then retain an environmental remediation
company to remediate and/or remove the contaminated soil.

Level of Significance After Mitigation

Construction impacts regarding contaminants that may be present in soils onsite would be less than
significant after implementation of mitigation measure HAZ-1.

Operation

Project operation would involve the use, storage, transport, and disposal of hazardous materials used
in servicing cars, including solvents, lubricants, and degreasers, as well as other chemicals used in
operation and maintenance of the building and landscaping such as cleansers, paints, fertilizers, and
pesticides. These materials would be stored, handled, and disposed of in accordance with applicable
regulations. Therefore, hazardous materials impacts from project operation would be less than
significant.
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b) Would the project create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions involving the release
of hazardous materials into the environment?

Less than Significant Impact

Construction

Project construction would involve transport, storage, and use of chemical agents, solvents, paints,
and other hazardous materials commonly associated with construction activities. Chemical
transport, storage, and use would comply with Resource Conservation and Recovery Act (RCRA);
Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA); Occupational
Safety and Health Administration (OSHA); California hazardous waste control law (California Health
and Safety Code, Division 20, Chapter 6.5, Hazardous Waste Control); California Division of Safety
and Health (DOSH); SCAQMD; and Los Angeles County Department of Public Health (LADPH)
requirements. The construction contractor would maintain equipment and supplies onsite for
containing and cleaning up small spills of hazardous materials; and in the event of a release of
hazardous materials of quantity and/or toxicity that onsite workers could not safely contain and
clean up, would notify Los Angeles County Fire Department Health Hazardous Materials Division
which manages the Los Angeles County Certified Unified Program Agency (CUPA)13. Therefore,
compliance with applicable laws and regulations during project construction would reduce the
potential for accidental releases of hazardous materials, and construction hazards impacts would be
less than significant.

Operation

Project operation would involve the handling and storage of materials such as commercial cleansers,
solvents and other janitorial or industrial-use materials, paints, and landscape fertilizers/pesticides
during project operations. However, these materials would be stored, handled, and disposed of in
accordance with applicable regulations and would not be stored in amounts that would create a
significant hazard to the public or the environment through accidental release. The project would
have a less than significant impact in this regard.

c) Would the project emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter mile of an existing or
proposed school?

Less than Significant Impact with Mitigation Incorporated

Options for Learning facility is within 0.25 mile of the project site. Although the project site contains
a gas station that may contain contaminated soils, the project would implement MM HAZ-1, which
would periodically test soils during construction and require remediation if required. As mentioned
above, the project would adhere to applicable regulations regarding the transportation, handling,
storage and use of hazardous materials during construction and operation. Therefore, there would
be less than significant impacts with mitigation incorporated.

13 ACertified Unified Program Agency (CUPA) is a local agency certified by CalEPA to implement and enforce six state hazardous waste
and hazardous materials regulatory management programs (CACUPA, 2024).
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d) Would the project be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the public or the environment?

Less than Significant Impact

Government Code § 65962.5 requires the Department of Toxic Substances Control (DTSC) to compile
and update, at least annually, lists of the following:

e Hazardous waste and substances sites from the DTSC EnviroStor database.

e Leaking Underground Storage Tank (LUST) sites by county and fiscal year in the SWRCB
GeoTracker database.

e Solid waste disposal sites identified by SWRCB with waste constituents above hazardous
waste levels outside waste management units.

o SWRCB Cease and Desist Orders (CDOs), and Cleanup and Abatement Orders (CAOs).

o Hazardous waste facilities subject to corrective action pursuant to § 25187.5 of the Health
and Safety Code, identified by DTSC.

These lists are collectively referred to as the “Cortese List.” The project site is not included on the
Cortese List. HRECs identified during the two Phase I ESAs for the project site are described above in
Section 4.9.a. Seven Cortese List sites, listed below, were identified within 0.5 mile of the project site
(see Figure 4.9-1):

e SAS C-Stores, Inc. - West Covina Valero, 200 S. Azusa Avenue (on project site), GeoTracke r
leaking underground storage tank (LUST) site, gasoline release affected soil, case closed
2015.

e Penske Motor Group, Inc,, 2010 East Garvey Avenue, GeoTracker LUST site, release of waste
oil / motor / hydraulic / lubricating oil affected soil, case closed 2007

e Mobil #17-M51V, 201 S Azusa Avenue, GeoTracker LUST site, gasoline release affected soil,
case closed 1986

e Mobil Oil Corp S/S #18-M51, 201 S Azusa Avenue, GeoTracker LUST site, contaminants and
media affected unspecified, case closed 2018.

e Unocal # 4550, 245 Azusa Ave N, GeoTracker LUST cleanup site, diesel release affected soil,
case closed 1996

o Arco #1276, 300 N Azusa Ave, GeoTracker LUST site, gasoline release, media affected
unspecified , case closed 2010

e Arco#1276,300 N Asuza Ave, GeoTracker LUST site, release of waste oil / motor / hydraulic
/ lubricating oil affected soil, case closed 1992

None of those sites are considered environmental concerns for the proposed project because all
seven sites are closed cases, and due to the distances of six of the sites from the project site. Impacts
would be less than significant.

e) For a project located within an airport land use plan or, where such a plan has not
been adopted, within two miles of a public airport or public use airport, would the
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project result in a safety hazard or excessive noise for people residing or working in
the project area?

No Impact

The nearest public-use airports to the project site are San Gabriel Valley Airport, approximately
seven miles to the west at 4233 Santa Anita Avenue in the City of El Monte, and Brackett Field Airport,
approximately seven miles to the east at 1615 McKinley Avenue in the City of La Verne (see Figure
4.9-2). The project site is outside of zones around San Gabriel Valley Airport and Brackett Field
Airport where land uses are regulated to minimize aviation-related hazards to persons on the
ground, and outside of noise compatibility contours for the airports (County of Los Angeles, 2024a).
Project development would not cause airport-related hazards, or excessive noise, to persons at the
project site. No impact would occur, and no mitigation is required.
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Figure 4.9-1
CORTESE LIST SITES
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Figure 4.9-2
AIRPORTS IN THE PROJECT REGION
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f) Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

Less than Significant Impact

Construction

The County of Los Angeles All-Hazards Mitigation Plan (AHMP) was adopted by the County of Los
Angeles in 2020. As further detailed in Section 4.17, Transportation, project construction within the
public right-of-way next to the project site could temporarily impact street traffic. Project
construction could temporarily reduce the number of lanes or temporarily close a portion of East
Garvey Avenue S. The city requires that projects conducting construction work in City roadway
rights-of-way get Engineering Permit Application approved by the Engineering Division. Emergency
access must be maintained. Compliance with city requirements for traffic management during
construction in the public right-of-way would ensure that the project would have a less than
significant impact.

Operation

Project operation would not block traffic on East Garvey Avenue S or other local roadways. The
project would provide emergency access to the proposed buildings compliant with California Fire
Code Section 503. Therefore, impacts would be less than significant.

g) Would the project expose people or structures, either directly or indirectly, to a
significant risk of loss, injury or death involving wildland fires?

No Impact

The California Department of Forestry and Fire Protection (CAL FIRE) developed Fire Hazard
Severity Zones (FHSZ) for State Responsibility Areas (SRA) and Local Responsibility Areas (LRA).

Very High Fire Hazard Severity Zone (VHFHSZ) designation refers to either:

wildland areas supporting high-to-extreme fire behavior resulting from climax fuels typified by
well-developed surface fuel profiles (e.g., mature chaparral) or forested systems where
crown fire is likely. Additional site elements include steep and mixed topography and
climate/fire weather patterns that include seasonal extreme weather conditions of strong
winds and dry fuel moistures. Burn frequency is typically high and should be evidenced by
numerous historical large fires in the area. Firebrands from both short- (<200 yards) and
long-range sources are often abundant.

OR

developed/urban areas typically with high vegetation density (>70% cover) and associated high fuel
continuity, allowing for frontal flame spread over much of the area to progress impeded by
only isolated non-burnable fractions. Often where tree cover is abundant, these areas look
very similar to adjacent wildland areas. Developed areas may have less vegetation cover
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and still be in this class when in the immediate vicinity (0.25 mile) of wildland areas zoned
as Very High (see above).

The project site is not in or near a fire hazard severity zone (FHSZ) mapped by CAL FIRE within a
State Responsibility Area (SRA, where the state is responsible for the costs of wildfire prevention and
suppression) or within a Local Responsibility Area (LRA, where cities and counties are
responsible)(see Figures 4.9-3 and 4.9-4, respectively). The project site is bounded on three sides
by urban development; the nearest FHSZ to the site is in LRA approximately 1.6 miles to the
southeast. Project development would not expose people or structures to substantial hazards from
wildfire, and impacts would be less than significant.
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Figure 4.9-3
FIRE HAZARD SEVERITY ZONES - STATE RESPONSIBILITY AREA
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Figure 4.9-4
FIRE HAZARD SEVERITY ZONES - LOCAL RESPONSIBILITY AREA
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4.10 Hydrology and Water Quality
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The analysis for this section includes information from the following technical reports:

e Preliminary Hydrology Study for West Covina Mercedes, 1800 E Garvey Ave S, West Covina,
CA91791, APN:8478-007-031,-025 prepared by Commercial Development Resources (CDR)
on May 10, 2024 (CDR, 2024a) (see Appendix G1).
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e Low Impact Development (LID) Plan for Mercedes-Benz West Covina, 1800 East Garvey Ave
South, West Covina, CA 91791, APN: 8478-007-031, 8478-007-025 prepared by CDR on May
10,2024 (CDR, 2024b) (see Appendix G2).

a) Would the project violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or ground water quality?

Less than Significant Impact

The California State Water Resources Control Board requires its nine Regional Water Quality Control
Boards (RWQCBs) to develop water quality control plans (Basin Plans) designed to preserve and
enhance water quality and protect the beneficial uses of all regional waters. Specifically, Basin Plans
designate beneficial uses for surface waters and groundwater, set narrative and numerical objectives
that must be attained or maintained to protect the designated beneficial uses and conform to the
State antidegradation policy, and describe implementation programs to protect all waters in the
Regions (RWQCB, 2011). In addition, Basin Plans incorporate by reference all applicable State and
Regional Board plans and policies, and other pertinent water quality policies and regulations. The
project site is located within the Los Angeles River Watershed under the authority of the Los Angeles
Regional Water Quality Control Board (Region 4)(CDR, 2024a, p. 2).

As shown in Figure 4.10-1, the project site is located within the Big Dalton Wash Subwatershed,
which spans about 81 square miles in the northeast San Gabriel Valley and south-central San Gabriel
Mountains. Walnut Creek, the major stream in the subwatershed, flows into the San Gabriel River in
the city of Baldwin Park about 5.7 miles west of the project site. Existing site drainage flows to inlets
for storm drains in Garvey Avenue and Azusa Avenue on the southeast and west sides of the project
site, respectively; those storm drains discharge into Walnut Creek Channel (CDR, 20244, p. 5). The
storm drain in Azusa Avenue next to the project site is an 84-inch reinforced concrete pipe (LACPW,
2024). The LACFCD storm drain system eventually discharges all project site runoff to the Walnut
Creek Channel and ultimately discharges to the Pacific Ocean (CDR, 20244, p. 2).

Development of the project has the potential to result in two types of water quality impacts:
(1) short-term impacts due to construction-related discharges; and (2) long-term impacts from
operation. Temporary soil disturbance would occur during project construction, due to earth-moving
activities such as excavation and trenching for foundations and utilities, soil compaction and moving,
cut and fill activities, and grading. Disturbed soils are susceptible to high rates of erosion from wind
and rain, resulting in sediment transport via stormwater runoff from the project area. Erosion and
sedimentation affect water quality of receiving waters through interference with photosynthesis,
oxygen exchange, and respiration, growth, and reproduction of aquatic species. Runoff from
construction sites may include sediments and contaminants such as oils, fuels, paints, and solvents.
Additionally, other pollutants such as nutrients, trace metals, and hydrocarbons can attach to
sediment and be carried by stormwater into storm drains which discharge eventually to the Pacific
Ocean.

Spills and mishandling of construction materials and waste may also potentially leave the project site
and negatively impact water quality. The use of construction equipment and machinery may
potentially result in contamination from petroleum products, hydraulic fluids, and heavy metals.
Contamination from building preparation materials such as paints and solvents, and landscaping
materials such as fertilizers, pesticides, and herbicides may also potentially degrade water quality
during project construction. Trash and demolition debris may also be carried into storm drains and
discharged into receiving waters.
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Figure 4.10-1
USGS SURFACE WATERS AND WATERSHEDS
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Construction Pollutants Control

The project proponent is required by the California State Water Resources Control Board (SWRCB)
to obtain coverage under a General Permit for Discharges of Storm Water Associated with
Construction Activity (Construction General Permit Order 2022-0057-DWQ, as authorized by
§ 402 CWA, NPDES for projects which will disturb one or more acres of soil during construction). The
Construction General Permit requires potential dischargers of pollutants into Waters of the United
States (WOUS) to prepare a site-specific Stormwater Pollution Prevention Plan (SWPPP), which
establishes enforceable limits on discharges, requires effluent monitoring, designates reporting
requirements, and requires construction best management practices (BMPs) to reduce or eliminate
point and non-point source discharges of pollutants. Additionally, BMPs must be maintained,
inspected before and after each precipitation event, and repaired or replaced as necessary. Because
the projectis required by the SWRCB to comply with all applicable conditions of Construction General
Permit Order 2022-0057-DWQ, potential violations of water quality standards or waste discharge
requirements during project construction would be less than significant.

Operational Pollutant Controls

The Municipal Stormwater Permit for the Coastal Watersheds of Los Angeles County (Los Angeles
Regional Water Quality Control Board Order No.R4-2021-0105) regulates the discharge of pollutants
into WOUS through stormwater and urban runoff conveyance systems, including flood control
facilities. These conveyance systems are commonly referred to as municipal separate storm sewer
systems (MS4s), or storm drains, and thus the Municipal Stormwater Permit is also referred to as an
MS4 Permit.

Pursuant to the MS4 Permit, Principal Permittees (i.e., the Los Angeles County Flood Control District)
and Co-Permittees (the City of West Covina is a Co-Permittee) must regulate discharges of pollutants
in urban runoff from man-made sources into storm water conveyance systems within their
jurisdiction.

New development and redevelopment can significantly increase pollutant loads in stormwater and
urban runoff, because increased population density results in proportionately higher levels of vehicle
emissions, vehicle maintenance wastes, municipal sewage wastes, household hazardous wastes,
fertilizers, pet waste, trash, and other pollutants (RWQCB, 2021).

A Low-Impact Development Plan (LID Plan; CDR, 2024b) has been prepared for the proposed project
site and is included herein as Appendix G2. The use of LID best management practices (BMPs) in
project planning and design is intended to preserve a site’s predevelopment hydrology by minimizing
the loss of natural hydrologic processes such as infiltration, evapotranspiration, and runoff detention.
LID BMPs try to offset these losses by introducing structural and non-structural design components
that restore these water quality functions into the project’s land plan (LACPW, 2014, p. 1-5).

The LID Plan incorporates BMPs in two categories, site design BMPs and treatment control BMPs.
Site Design BMPs reduce or eliminate post project runoff. Two site design BMPs are prescribed for
the project:

e Minimize Impervious Area/Maximize Permeability: landscape areas are incorporated
wherever possible within the project.
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e Minimize Directly Connected Impervious Areas (DCIAs): DCIAs are minimized by limiting
sidewalks and patios to the minimal necessary for proper use. Yard areas will be provided
with only minimal concrete walkways to the door.

Treatment Control BMPs remove pollutants from contaminated stormwater before the water is
discharged offsite. Two treatment control BMPs, hydrodynamic separators (two) and infiltration
basin (one), are prescribed for the project. Hydrodynamic separators remove suspended solids,
debris, floatables, and free-floating oil from stormwater (CDR, 202443, p. 46). With implementation of
construction and operational BMPs, potential impacts to water quality would be less than significant
and mitigation is not proposed.

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

Less than Significant Impact

The project site is in the Main San Gabriel Valley Groundwater Basin. The Basin covers approximately
255 square miles underlying most of the San Gabriel Valley (see Figure 4.10-2). The project site is
within the service area of Suburban Water Systems (Suburban). Suburban’s water supplies consist
of groundwater from the Main San Gabriel Basin and the Central Subbasin of the Coastal Plain of Los
Angeles Groundwater Basin; water imported from northern California and the Colorado River; and
recycled water purchased from the Upper San Gabriel Valley Municipal Water District. Groundwater
is forecast to comprise about 54 percent of Suburban’s water supplies over the 2025-2045 period
(Suburban, 2021, pp. 3-1 and 3-30).

The project proposes installation of an underground stormwater detention chamber that would have
capacity for an 85th-percentile, 24-hour storm (that is, a 24-hour storm more intense than 85 percent
of the 24-hour storms in the area). The detention chamber, plus a gravel pit the chamber would be
installed in, would have total capacity of 11,203 cubic feet or 83,798 gallons. Water within the
detention chamber would infiltrate into soil within 48 hours (CDR, 2024a, p. 28). Project
development would not cause a substantial adverse impact to groundwater supplies or groundwater
recharge, and impacts would be less than significant.

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

i) Result in substantial erosion or siltation on or offsite;

Less Than Significant Impact

The project site is relatively flat, with elevations ranging from approximately 442 to 456 feet above
mean sea level (amsl) [Google Earth Pro, 2024]. There is no evidence that ephemeral, intermittent,
or perennial streams or rivers occur in the Biological Study Area (BSA). As detailed in Section 4.10
a), the project owner would be required to develop a SWPPP by a certified qualified SWPPP
developer. The required SWPPP would be project specific and would prescribe site specific
stormwater BMPs which would be intended to minimize or avoid having soil leave the project site,
through either stormwater or wind, and thus minimize or avoid soil erosion onsite and siltation in
receiving waters.
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Figure 4.10-2
GROUNDWATER BASINS MAP
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With implementation of a project specific SWPPP and proper maintenance and replacement of
required stormwater BMPs (as necessary), potential impacts resulting in substantial erosion or
siltation on- or offsite would be minimized or avoided, and impacts would be less than significant. No
mitigation is proposed.

Construction

As described in Section 4.10 a), temporary soil disturbance would occur during project construction,
due to earth-moving activities such as excavation and trenching for foundations and utilities, soil
compaction and moving, cut and fill activities, and grading. Disturbed soils are susceptible to high
rates of erosion from wind and rain, resulting in sediment transport via stormwater runoff from the
project area.

Implementation of the required SWPPP BMPs, including installation, maintenance, and replacement
of BMPs, as discussed in Section 4.10 a), would minimize or avoid potential impacts resulting from
on- or offsite erosion and siltation impacts to a level that is less than significant.

Operation

As detailed in Section 4.10 a), the LID BMPs proposed as part of project design would minimize or
avoid on- or offsite erosion and siltation by a combination of maintaining drainage patterns,
installation of landscaping, and installation of hydrodynamic separators and a detention basin, which
would prevent erosion and prevent siltation-laden stormwater from leaving the site. Applicable
regulations (e.g., the MS4 permit, and installation of LID BMPs, including site design and infiltration
BMPs), would limit pollutant discharges from development of the project. The project’s adherence
to existing requirements would reduce erosion and siltation during operation; therefore, impacts
resulting from operation of the project would be less than significant.

ii)  Substantially increase the rate or amount of surface runoff in a manner which
would result in flooding on- or offsite;

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

Less than Significant Impact

The proposed project site plan is divided into 15 drainage areas (DAs). Seven DAs are comprised of
asphalt concrete (ac) pavement, concrete hardscape and commercial landscaping. Runoff from these
drainage areas will sheet flow to a proposed curb and gutter before being routed to an onsite
drainage basin. Two DAs are comprised of roof, ac pavement, commercial landscaping, and concrete
hardscape runoff. Runoff from these drainage areas will sheet flow to a proposed area drain to be
routed to the onsite storm drain network. Three DAs are comprised of roof, concrete hardscape, ac
pavement, and commercial landscaping runoff. Runoff from these drainage areas will sheet flow to a
curb and gutter to be routed to catch basin and the onsite drainage network. Three DAs are
comprised of ac pavement, concrete hardscape, and commercial landscaping runoff. Runoff from
these areas will sheet flow to onsite trench drains before entering the onsite storm drainage network
(CDR, 2024b, p. 5). Peak stormwater flow rates in cubic feet per second are listed below in Table
4.10-1.
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Table 4.10-1
HYDROLOGY ANALYSIS SUMMARY FOR EXISTING AND PROPOSED CONDITIONS
Condition Area,acres % Cubic feet per second
Impervious
Q! Q1o Qso Q100
Existing 3.547 96% 3.84 8.35 12.15 14.27
Proposed 3.547 94% 4.87 9.54 13.42 15.07
% Change 0 -2% +27% +14% +10% +6%

1 Q: is the peak stormwater flow rate from a two-year, 24-hour storm; that is, the storm intensity likely to recur once
every two years on average, with a duration of 24 hours.
Source: CDR 2024a

The project site stormwater runoff will be pre-treated via two hydrodynamic separators and will be
detained for onsite infiltration via a detention tank (CDR, 2024b, p. 6). The conditions after entering
the public storm drain system will remain unchanged from the existing conditions.

Therefore, upon adherence to existing state water quality requirements, including MS4
requirements, the proposed project would minimize or avoid causing a substantial increase in the
rate or amount of surface runoff in a manner which would: (1) result in flooding on- or offsite; (2)
would not create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems, or provide substantial additional sources of polluted runoff; or (3)
create or contribute runoff water which would exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional sources of polluted runoff. Impacts would be less
than significant, and no mitigation is proposed.

iv) Impede or redirect flood flows?
No Impact

The project site is in flood hazard zone X, that is, in a 500-year flood zone; or a 100-year flood zone
with average depths less than one foot or drainage area less than one square mile; and areas
protected by levees from 100-year floods (FEMA, 2024); see Figure 4.10-3. The project site is
outside of 100-year flood zones, and project development would not impede or redirect flood flows.
No impact would occur, and mitigation is not required.

d) In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants
due to project inundation?

No Impact

The project site is in the dam inundation area of Puddingstone Dam, which is about six miles east of
the project site (DWR, 2024a). The project site is approximately 36 miles inland from the Pacific
Ocean and is not in a tsunami inundation zone. A seiche is a surface wave created when an inland
water body is shaken, usually by an earthquake. No waterbodies are close enough to the project site
to pose a flood hazard to the site due to a seiche.

The proposed project would not be at risk of inundation by flood hazards, tsunami, or seiche, and
would therefore not be at risk of release of pollutants due to inundation. No impact would occur, and
mitigation is not required.

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.10-5
Initial Study/Mitigated Negative Declaration October 2024



«* SECTION 4.10 - HYDROLOGY AND WATER QUALITY ¢

Figure 4.10-3
FEMA FLOOD INSURANCE RATE MAP

e) Would the project conflict with or obstruct implementation of a water quality control
plan or sustainable groundwater management plan?
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No Impact

As discussed in Section 4.10 a), the proposed project would comply with the Construction General
Permit by developing and implementing a site-specific SWPPP and construction stormwater BMPs
throughout the construction phase. The proposed project would also comply with the MS4 Permit by
incorporating LID BMPs into project design, which would avoid or minimize the amount and type of
pollutants leaving the project, entering receiving waters, and impacting water quality and beneficial
uses defined for these waters by the Basin Plan (RWQCB, 2021). In addition, the LID BMPs would
allow stormwater infiltration into the local aquifer, similar to existing conditions and minimize or
avoid impacts to groundwater quality. The Main San Gabriel Valley Groundwater Basin is not subject
to a groundwater sustainability plan (DWR, 2024b), and project development would not cause
adverse impacts to such a plan.
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4.11 Land Use and Planning

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
e . Impact
Impact Mitigation Impact
Incorporated
a) Physically divide an established X

community?
b) Cause a significant environmental
impact due to a conflict with any land
use plan, policy, or regulation adopted X
for the purpose of avoiding or
mitigating an environmental effect?

a) Would the project physically divide an established community?
No Impact

The project site consists of an existing car dealership and gas station. The project would not expand
into surrounding rights-of-way (ROWSs) or surrounding properties. Therefore, there would be no
impact.

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

Less than Significant Impact

As shown in Figures 4.11-1 and 4.11-2 below, the project site has a General Plan land use
designation of Commercial (C) and zoning designations of Service Commercial (S-C) and
Neighborhood Commercial (N-C) (City of West Covina, 2024). Commercial land uses could be
developed but not limited to automobile dealerships and retail stores (City of West Covina, 2016, p.
33). The purpose of the service-commercial (S-C) zone is to classify and set standards for those retail
and service commercial, recreational, and business office land uses which by their nature are of a
relative high intensity; are unique in that their success depends upon direct motorist exposure and
excellent access; require special traffic circulation patterns that will not unduly restrict rapid traffic
flow and extraordinary physical treatments in order to create compatibility with adjacent zoning and
the development thereon. The purpose of the neighborhood-commercial (N-C) zone is to classify and
set standards for those retail and service commercial uses which by their nature are of moderate
intensity; are necessary in order to provide convenient daily shopping facilities to residential home
and apartment dwellers; and are generally adjacent to or within close proximity to residential zoning
or development and, therefore, require extraordinary physical treatment in order to guarantee
compatibility with and protection to surrounding properties and their values (City of West Covina
Municipal Code, 2024).

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.11-1
Initial Study/Mitigated Negative Declaration October 2024



+* SECTION 4.11 - LAND USE AND PLANNING ¢

Figure 4.11-1
GENERAL PLAN LAND USE DESIGNATION
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Figure 4.11-2
ZONING DESIGNATION
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As mentioned above, the project site consists of a car dealership and a gas station. The car dealership
is zoned S-C and the gas station is zoned N-C. The Project Applicant requests a zoning amendment to
change the portion of the site zoned as N-C to S-C. With the approval of the zoning amendment, the
project would be consistent with the General Plan land use and zoning designations of the project
site.

A consistency analysis of the proposed project with relevant City of West Covina General Plan land
use policies and actions is provided below in Table 4.11-1.

Table 4.11-1
CONSISTENCY ANALYSIS: PROPOSED PROJECT COMPARED TO APPLICABLE CITY OF WEST
COVINA GENERAL PLAN LAND USE, POLICIES AND ACTIONS

Policies and Actions Consistency Analysis

Policy 3.3: New growth will complete, enhance, and reinforce the form and character of the unique

West Covina neighborhoods, districts, and corridors.

Action 3.3: Adjust regulations for the Consistent: The proposed project would allow the

neighborhoods, districts and corridors to reflect the city to develop a luxury car dealership with high-

nature of intended change quality materials that would strengthen the City’s
identity as a regional commercial supplier. The
project requires an adjustment in regulations with a
zoning amendment to allow the development of the
project. With approval of the zoning amendment, the
project would be consistent with this policy and
action.

Source: City of West Covina, 2016, p. 55

As detailed above, with the approval of the zoning amendment, the project would result in less than
significant impacts regarding applicable land use and zoning regulations.
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4.12 Mineral Resources

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

a) Result in the loss of availability of a
known mineral resource that would
be of value to the region and the
residents of the state?
b) Result in the loss of availability of a
locally-important mineral resource
recovery site delineated on a local X
general plan, specific plan or other
land use plan?

a) Would the project result in the loss of availability of a known mineral resource that
would be of value to the region and the residents of the state?

and

b) Would the project result in the loss of availability of a locally important mineral
resource recovery site delineated on a local general plan, specific plan, or other land
use plan?

No Impact

The project site is mapped as Mineral Resource Zone 3 (MRZ-3) by the California Geological Survey
(CGS) as shown on Figure 4.12-1.The MRZ-3 is described as areas containing mineral deposits and
the significance of these deposits can’t be determined from available data (Miller, Russel V., 1994).
Additionally, the project site is currently developed, is not zoned for mineral excavation, and is not
compatible for mineral excavation given the surrounding land uses. Therefore, the project would not
impact mineral resources on the project site.

The nearest active mine to the project site mapped by the Division of Mines Reclamation (DMR) is
the Olive Pit Mine (Mine ID 91-19-0052), located approximately two miles to the northwest at 4407
Azusa Canyon Road, City of Irwindale, This is an open pit sand and gravel mine and the lead agency
is the City of Irwindale (DMR, 2024).

As shown on Figure 4.12-2, The nearest active oil and gas well is located approximately 3.5 miles to
the southwest of the project site. Figure 4.12-3 shows the closest active geothermal well is located
35 miles to the east.

The project site is surrounded by commercial development and rights-of-way. Thus, any aggregate
onsite is unavailable for mining. Given the distance of active mines, oil wells, and geothermal wells
from the project site, project development would not cause a loss of availability of known mineral
resources valuable to the region, and no impact would occur. Furthermore, the proposed project
would not result in the loss of availability of a locally important mineral resource recovery site
delineated on a local general plan, specific plan, or other land use plan. No impact would occur.
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Figure 4.12-1
DESIGNATED MINERAL RESOURCE ZONE
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Figure 4.12-2
OIL AND GAS WELLS AND FIELDS
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Figure 4.12-3
GEOTHERMAL WELLS
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4.13 Noise
Less than
Potentially Significant Less than
Would the project result in: Significant Impactwith  Significant No Impact
Impact Mitigation Impact
Incorporated

a) Generation of a substantial temporary
or permanent increase in ambient noise
levels in the vicinity of the project in

excess of standards established in the X
local general plan or noise ordinance, or
applicable standards of other agencies?

b) Generation of excessive groundborne X

vibration or groundborne noise levels?

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

4.13.1 Characteristics of Sound

Sound is a pressure wave transmitted through the air. It is described in terms of loudness or
amplitude (measured in decibels), frequency or pitch (measured in hertz or cycles per second), and
duration (measured in seconds or minutes). The decibel (dB) scale is a logarithmic scale that
describes the physical intensity of the pressure vibrations that make up any sound. The pitch of the
sound is related to the frequency of the pressure vibration. Because the human ear is not equally
sensitive to all frequencies, a special frequency-dependent rating scale is used to relate noise to
human sensitivity. The A-weighted decibel scale (dBA) provides this compensation by discriminating
against upper and lower frequencies in a manner approximating the sensitivity of the human ear. The
scale is based on a reference pressure level of 20 micropascals (zero dBA). The scale ranges from
zero (for the average least perceptible sound) to about 130 (for the average human pain level).

4.13.2 Noise Measurement Scales

Several rating scales have been developed to analyze adverse effects of community noise on people.
Since environmental noise fluctuates over time, these scales consider that the effect of noise on
people depends largely upon the total acoustical energy content of the noise, as well as the time of
day when the noise occurs. Those that are applicable to this analysis are as follows:

e L¢g the equivalent noise level, is an average of sound level over a defined time period (such
as 1 minute, 15 minutes, 1 hour or 24 hours). Thus, the L¢q of a time-varying noise and that of
a steady noise are the same if they deliver the same acoustic energy to the ear during
exposure.

e Lo is anoise level that is exceeded 90 percent of the time at a given location; it is often used
as a measure of “background” noise.
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®  Lna is the root mean square (RMS) maximum noise level during the measurement interval.
This measurement is calculated by taking the RMS of all peak noise levels within the sampling
interval. Lmax is distinct from the peak noise level, which only includes the single highest
measurement within a measurement interval.

e CNEL, the Community Noise Equivalent Level, is a 24-hour average L.q with a 4.77-dBA
“penalty” added to noise during the hours of 7:00 p.m. to 10:00 p.m., and a 10-dBA penalty
added to noise during the hours of 10:00 p.m. to 7:00 a.m. to account for noise sensitivity in
the evening and nighttime (Hendriks, 2013). The logarithmic effect of these additions is that
a 60-dBA 24-hour Leq would result in a calculation of 66.7 dBA CNEL.

e Lan, the day-night average noise, is a 24-hour average Leq with an additional 10-dBA “penalty”
added to noise that occurs between 10:00 p.m. and 7:00 a.m. The L4 metric yields values
within 1 dBA of the CNEL metric. As a matter of practice, Lan and CNEL values are considered
to be equivalent and are treated as such in this assessment.

4.13.3 Existing Noise

The City of West Covina’s General Plan does not explicitly define sensitive receivers. In this document,
sensitive receivers are defined as locations where human populations (especially children, senior
citizens, and sick persons) are present, and where there is a reasonable expectation of lower levels
of human exposure to noise. Sensitive receivers located within the City of West Covina include
residential uses, schools, hospitals, churches, and parks. Additionally, the City’s Municipal Code has
applicable noise standards in regard to construction noise, interior noise, and exterior noise (City of
West Covina Municipal Code, 2023). The closest sensitive receivers to the project site include the
single-family residential neighborhood directly south of the project site, and the single-family homes
and Options For Learning childcare facility west of the project site (Google Earth Pro, 2024). Sensitive
receivers are summarized in Table 4.13-1, while Figure 4.13-1 shows their locations.

Table 4.13-1
SENSITIVE RECEIVERS IN PROJECT AREA

Distance From

Description Location Site l:g:elsitnAnggilre;ltlbt
Boundary (feet)? piing
Single-family residence 220 South Azusa Avenue 198 1
Options For Learning 203 South Azusa Avenue 319 2
Single-family residence 132 South Homerest 339 3
Avenue
Single-family residence 1828 East Norma Avenue 237 4

aThese distances were not used for the noise or vibration calculations.
bSee Figure 4.13-2 for locations of ambient noise sampling points.
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Figure 4.13-1
SENSITIVE RECEIVERS NEAR THE PROJECT SITE
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Freeway traffic (passenger vehicles and trucks) and traffic on heavily traveled surface streets are the
largest contributors to ambient noise levels in West Covina. City roadways that generate the most
traffic noise include the major east-west trending [-10 Freeway, due to its higher traffic volumes and
vehicle speeds. Major arterials that generate significant noise include Azusa Avenue, Sunset Avenue,
Valinda Avenue and Glendora Avenue (City of West Covina, 2016b). The project site is adjacent to
two of the major arterials - the [-10 Freeway and South Azusa Avenue (Google Earth Pro, 2024).

On April 24, 2024, UltraSystems obtained 15-minute ambient noise samples at four locations in the
general area of the project. Sampling locations are shown in Figure 4.13-2. Measurements were
made between 11:06 a.m. and 12:57 p.m. As shown in Table 4.13-2, average short-term ambient
noise levels (Leq) ranged from 52.0 to 66.8 dBA L¢q. The 66.8-dBA noise level was along South Azusa
Avenue, in front of a single-family home. All monitored noise levels were within the range considered
typical for the nearby land uses.

Table 4.13-2
AMBIENT NOISE MEASUREMENT RESULTS

i Sound Level (dBA
Data Sampling Address ( ) Notes

Point .
Set Time Leq Lmax Loo

In front of a single-
family residence
south of the project
site.

1 S007 1106-1121 220 South Azusa Avenue | 66.8 | 79.6 | 56.9

In front of Options
2 S008 1142-1157 203 South Azusa Avenue | 61.1 79.2 51.7 | for Learning, west of
the project site.

In front of a single-

3 009 1214-1229 132 South Homerest 520 | 646 | 485 family re51denc.e
Avenue west of the project
site.
In front of a single-
4 010 1242-1257 1828 East Norma 525 | 682 | 470 family residence
Avenue southeast of the

project site.

Source: UltraSystems, 2024.
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Figure 4.13-2
AMBIENT NOISE MEASUREMENT LOCATIONS
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4.13.4 Regulatory Setting
State of California

The now-defunct California Department of Health Services (DHS) Office of Noise Control studied the
correlation of noise levels with effects on various land uses. The most current guidelines prepared by
the state noise officer are contained in the “General Plan Guidelines” issued by the Governor’s Office
of Planning and Research in 2003 and reissued in 2017 (Governor’s Office of Planning and Research,
2017). These guidelines establish four categories for judging the severity of noise intrusion on
specified land uses:

o Normally Acceptable: [s generally acceptable, with no mitigation necessary.

e Conditionally Acceptable: May require some mitigation, as established through a noise
study.

e Normally Unacceptable: Requires substantial mitigation.

e (learly Unacceptable: Probably cannot be mitigated to a less-than-significant level.

The types of land uses addressed by the state standards, and the acceptable noise categories for each,
are presented in Table 4.13-3. There is some overlap between categories, which indicates that some
judgment is required in determining the applicability of the numbers in a given situation.

Title 24 of the California Code of Regulations requires performing acoustical studies before
constructing dwelling units in areas that exceed 60 dBA Lan. Given the calculation described in
Section 4.13.3, the siting would be conditionally acceptable. In addition, the California Noise
Insulation Standards identify an interior noise standard of 45 dBA CNEL for new multi-family
residential units. Local governments frequently extend this requirement to single-family housing.

Table 4.13-3
CALIFORNIA LAND USE COMPATIBILITY FOR COMMUNITY NOISE SOURCES

Land Use Category Noise Exposure (dBA, CNEL)

5 60 65 70 75 80

Residential - Low-Density Single-Family, Duplex,
Mobile Homes

Residential - Multiple Family

Transient Lodging - Motel, Hotels

Schools, Libraries, Churches, Hospitals, Nursing Homes

Auditoriums, Concert Halls, Amphitheaters

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 4.13-6
Initial Study/Mitigated Negative Declaration October 2024



«%* SECTION 4.13 - NOISE ¢

Land Use Category Noise Exposure (dBA, CNEL)

Sports Arena, Outdoor Spectator Sports

Playgrounds, Neighborhood Parks

Golf Courses, Riding Stables, Water Recreation,
Cemeteries

Office Buildings, Business Commercial and Professional

Industrial, Manufacturing, Utilities, Agriculture

Normally Acceptable: Specified land use is satisfactory, based upon the assumption that any
buildings involved are of normal conventional construction without any special noise
insulation requirements.

Conditionally Acceptable: New construction or development should be undertaken only
after a detailed analysis of the noise reduction requirements is made and needed noise
insulation features included in the design. Conventional construction, but with closed
windows and fresh air supply system or air conditioning will normally suffice.

Normally Unacceptable: New construction or development should generally be
discouraged. If new construction or development does proceed, a detailed analysis of the
noise reduction requirements must be made and needed noise insulation features included
in the design.

Clearly Unacceptable: New construction or development should generally not be undertaken.

Source: Governor’s Office of Planning and Research, 2017.

City of West Covina General Plan Noise Element

The Noise Element of the City of West Covina General Plan (City of West Covina, 2016b) identifies
sources of noise in the city and provides objectives and policies that ensure that noise from various
sources would not create an unacceptable noise environment. As shown in Table 4.13-3, for an
automotive dealership such as the proposed project, exterior noise levels of 70 dBA CNEL or less are
desirable.

The General Plan Noise Element has the following applicable policies (P) and actions (A) for
addressing noise issues in the community (City of West Covina, 2016b):

P6.24: Ensure that new development does not expose surrounding land uses to excessive
noise.
A6.24 Through the environmental review process, require applicants for new development

proposals to analyze potential noise impacts on nearby noise-sensitive receivers
before project approval. As feasible, require appropriate noise mitigation to address
any identified significant noise impacts).
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A6.26b
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Minimize noise conflicts between local noise generators and sensitive receivers.
Continue to enforce the City’s existing Noise Ordinance.

Track noise complaints to determine areas of potential problems, and work
proactively with the noise generators and the affected parties to reduce the impacts
of such noise.

Strive to reduce potential noise impacts in the City’s own operations.

Incorporate noise reduction features for items such as, but not limited to, parking and
loading areas, ingress/egress point, HVAC units, and refuse collection areas, during
site planning to mitigate anticipated noise impacts on affected noise sensitive land
uses.

Purchase any equipment that produces high noise levels with all necessary and
feasible noise abating equipment installed.

To the extent that the foregoing applies to the proposed project, the project design and operational
characteristics are compatible with the Noise Element’s goal, objectives and policies.

City of West Covina Municipal Code

The City of West Covina regulations with respect to noise are included in Article IV - Noise
Regulations within the City’s Municipal Code.

Article IV. - Noise Regulations

Division 2. - Specific Noise Sources

Sec. 15-

A.

95. - Construction and building projects.

Regulation. Between the hours of 8:00 p.m. of one day and 7:00 a.m. of the next day, it shall
be unlawful for any person within a residential zone, or within a radius of five hundred (500)
feet therefrom, to operate equipment or perform any outside construction or repair work on
buildings, structures, or projects or to operate any pile driver, steam shovel, pneumatic
hammer, derrick, steam or electric hoist, or other construction type device in such manner as
to create any noise which causes the noise level at the property line to exceed the ambient
noise level by more than five (5) decibels unless a permit therefor has been duly obtained in
accordance with paragraph (b) of this section. No permit shall be required to perform
emergency work as defined in section 15-83 of this article.

Permit procedure. A permit may be issued authorizing noises prohibited by this section
whenever it is found that the public interest will be served thereby. Applications for permits
shall be in writing, shall be accompanied by an application fee in the amount of five dollars
($5.00), and shall set forth in detail facts showing that the public interest will be served by
the issuance of such permit. Applications shall be made to the building director; provided,
however, that, with respect to work upon or involving the use of a public street, alley,
building, or other public place under the jurisdiction of the engineering department,
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applications shall be made to the city engineer. Anyone dissatisfied with the denial of a permit
may appeal to the council.

C. Unloading and Loading. Between the hours of 8:00 p.m. of one day and 6:00 a.m. of the next
day, it shall be unlawful for any person within the radius of five hundred (500) feet of
generally occupied residences to unload, load or otherwise perform duties preparatory to the
commencement of construction or repair work on buildings or structures. Generally occupied
residences shall include, but not be limited to, areas in which there is a reasonable probability
of occupancy within the area.

(Code 1960, § 4611; Ord. No. 1826, § 2, 11-13-89)
4.13.5 Significance Thresholds

Two criteria were used for judging noise impacts. First, noise levels generated by the proposed
project must comply with all applicable relevant federal, state, and local standards and regulations.
Noise impacts on the surrounding community are limited by local noise ordinances, which are
implemented through investigations in response to nuisance complaints. It is assumed that all
existing regulations for the construction and operation of the proposed project will be enforced. In
addition, the proposed project should not produce noise levels that are incompatible with adjacent
noise-sensitive land uses.

The second measure of impact used in this analysis is a significant increase in noise levels above
existing ambient noise levels because of the introduction of a new noise source. An increase in noise
level due to a new noise source has a potential to adversely impact people. The proposed project
would have a significant noise impact if it would:

e Expose persons to or generate noise levels in excess of standards prescribed by the City of
West Covina Municipal Code; or

e Include construction activities within the hours prohibited by the Municipal Code, without a
permit; or

e Result in total noise exposures (construction plus ambient) at sensitive receivers during
construction of 80 dBA L¢q or more (Federal Transit Administration [FTA], 2018); or

o Contribute, with other local construction projects, to a significant cumulative noise impact; or

e Increase operational exposures at sensitive receivers (mainly because of an increase in traffic
flow) by 5 dBA CNEL or more.
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4.13.6 Impact Analysis

a) Would the project result in generation of substantial temporary or permanent
increase in ambient noise levels in the vicinity of the project in excess of standards
established in the local general plan or noise ordinance, or applicable standards of
other agencies?

Less than Significant Impact

Noise impacts associated with automotive dealership projects include short-term and long-term
impacts. Construction activities, especially heavy equipment operation, would create noise effects on
and adjacent to the construction site. Long-term noise impacts include project-generated onsite and
offsite operational noise sources. Onsite (stationary) noise sources from the automotive dealership
would include operation of mechanical equipment such as air conditioners and building
maintenance. Offsite noise would be attributable to project-induced traffic, which would result in an
incremental decrease in noise levels within and near the project vicinity due to the demolition of the
gas station currently on the project site.

Construction

Noise impacts from construction activities are a function of the noise generated by the operation of
construction equipment and onroad delivery and worker commuter vehicles, the location of
equipment, and the timing and duration of the noise-generating activities. For the purpose of this
analysis, it was estimated that the proposed project would be built in the eight phases listed in
Table 4.13-4. Construction is anticipated to run approximately one year, from early June 2025 to
July 2026.

The types and numbers of pieces of equipment to be deployed during each construction phase were
determined as part of the air quality and greenhouse gas emissions analyses for this project.14 For
each equipment type, Table 4.13-4 shows the number of equipment pieces to be used, an average
noise emission level (in dB at 50 feet, unless otherwise specified) and a “usage factor,” which is an
estimated percentage of operating time that the equipment would be producing noise at the stated
level. Equipment use was matched to phases of the construction schedule. The last column of the table
shows the composite noise at 50 feet for each phase; i.e., the total noise if all of each phase’s
equipment were to operate simultaneously.

Table 4.13-4
CONSTRUCTION EQUIPMENT CHARACTERISTICS

Maximum Composite
Construction Equipment Tvpe No.of SoundLevel Usage Noise (dBA @
Phase quip yp Pieces (dBA @50 Factor 50 Feet)
feet)
1 - Demolition Concrete/Industrial Saws 1 90.0 0.73 89.00
Rubber-Tired Dozers 2 79.0 0.40

2-Site Rubber Tired Dozers 2 79.0 0.40 78.03
Preparation

14 See Section 4.3 and Section 4.8.
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Maximum Composite
Construction Equipment Tvoe No.of SoundLevel Usage Noise (dBA @
Phase quip yp Pieces (dBA @50 Factor 50 Feet)
feet)
) Graders 1 85.0 0.41
3- Grading 86.82
Tractor/Loader/Backhoes 3 85.0 0.37
Cranes 1 83.0 0.08
4 - Building Forklift 3 67.0 0.30 o5 04
Construction Generator Sets 1 73.0 0.50 .
Welders 1 74.0 0.45
Tractor/Loader/Backhoes 3 85.0 0.37
Cement and Mortar Mixers 2 85.0 0.40
5 - Paving Off-Highway Trucks 5 75.0 0.40 86.42
Rollers 2 74.0 0.10
Tractor/Loader/Backhoes 1 85.0 0.37
6 - Architectural i 1 ressors 1 81.0 0.48 77.81
Coating
7 - Utilities Trenchers 2 83.0 0.30 80.78
Installation
8- Landscaping  p oo 1 85.0 0.37 80.68

Installation

Using calculation methods published by the Federal Transit Administration,’> UltraSystems
estimated the average hourly exposures at the nearest sensitive receiver for each construction phase.
The receivers evaluated included single-family residences south and southeast of the project site and
single-family residences along East Garvey Avenue, across from the project site (see Figure 4.13-1).
The distances used for the calculation were measured from the receivers to the approximate center
of activity of each construction phase, since that would be the average location of construction
equipment most of the time. Table 4.13-5 shows the relationships between the receivers, the noise
sources, and the nearest ambient measurement points. South of the project site, an approximately
seven-foot-high brick wall partially shields the single-family residences from onsite noise. Another
approximately seven-foot-high brick wall shields single-family residences west of the project site
from onsite noise.

Table 4.13-5
NOISE ANALYTICAL FRAMEWORK

Nearest
Sensitive Receiver Construction Phase(s)? Amb1¢=:nt
Sampling
Point(s)
Single-family residence All Construction Phases 1
Options For Learning All Construction Phases 2

15 Transit Noise and Vibration Impact Assessment Manual. Federal Transit Administration, Office of Planning and
Environment, Washington, DC, FTA Report No. 0123. September 2018. Internet:
https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-
impact-assessment-manual-fta-report-no-0123_0.pdf.
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Nearest
. . . Ambient
Sensitive Receiver Construction Phase(s)2 .
Sampling
Point(s)
Single-family residence All Construction Phases 3
Single-family residence All Construction Phases 4

Table 4.13-6 summarizes the estimated maximum construction-related short-term noise exposures
for each construction phase. In no cases were there intervening buildings between a noise source and
a receiver. Residential noise exposures due to construction activities would be about 67.0 to 71.4
dBA Leg. These are conservative values, since sound attenuation from the aforementioned seven-foot-
high brick walls were not taken into account.

Table 4.13-6
ESTIMATED MAXIMUM CONSTRUCTION NOISE EXPOSURES
New
Phase Receivera Distance = Ambient Construction Total Increase
(feet) (dBA Leq) (dBA Leq)b (dBA (dBA Leq)
Leq)
Demolition SF 470 66.8 69.5 71.4 4.6
Site Preparation SF 470 66.8 58.6 67.4 0.6
Grading SF 470 66.8 67.4 70.1 3.3
Building SF 470 66.8 66.5 69.7 2.9
Construction
Paving SF 470 66.8 67.0 69.9 3.1
Architectural SF 470 66.8 58.4 67.4 0.6
Coating
Utilities SF 470 66.8 613 67.9 1.1
Installation
Landscaping SF 470 66.8 61.2 67.9 1.1
Installation

aSensitive Receiver at 220 South Azusa Avenue.

Noise exposure from construction of the proposed project would not exceed the FTA’s 80 dBA
threshold. Impacts would be less than significant.

Operational Noise
Onsite

Onsite noise sources from the proposed automotive dealership project would include operation of
mechanical equipment such as air conditioners and building maintenance equipment; and motor
vehicles accessing, driving on, and exiting the parking lot. Noise levels are expected to decrease from
the current condition due to the demolition of the gas station on the project site. Noise levels
associated with operation of the project are expected to be comparable to those of nearby residential
areas. Therefore, noise from onsite sources would be less than significant.
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Mobile Sources

The VMT analysis prepared for this project (RK Engineering, 2024a) estimates that the existing trip
generation is 2,649 trips per day, while the development will generate 2,337 trips per day. This would
constitute a decrease of 272 trips per day. Given the logarithmic nature of the decibel, traffic volume
needs to be doubled in order for the noise level to increase by 3 dBA (ICF Jones & Stokes, 2009), the
minimum level perceived by the average human ear. A doubling is equivalent to a 100 percent
increase. Because the maximum increase in traffic on any road segment would be far below 100
percent, the increase in roadway noise experienced at sensitive receivers would not be perceptible
to the human ear. Therefore, roadway noise associated with project operation would not expose a
land use to noise levels that are considered incompatible with or in excess of adopted standards, and
impacts would be less than significant.

b) Would the project result in generation of excessive groundborne vibration or
groundborne noise levels?

Less than Significant Impact

Vibration is sound radiated through the ground. Vibration can result from a source (e.g., subway
operations, vehicles, machinery equipment, etc.) causing the adjacent ground to move, thereby
creating vibration waves that propagate through the soil to the foundations of nearby buildings. This
effect is referred to as groundborne vibration. The peak particle velocity (PPV) or the RMS velocity is
usually used to describe vibration levels. PPV is defined as the maximum instantaneous peak of the
vibration level, while RMS is defined as the square root of the average of the squared amplitude of
the level. PPV is typically used for evaluating potential building damage, while RMS velocity in dB is
typically more suitable for evaluating human response.

The background vibration velocity level in residential areas is usually around 50 vibration decibels
(VdB). The vibration velocity level threshold of perception for humans is approximately 65 VdB. A
vibration velocity level of 75 VdB is the approximate dividing line between barely perceptible and
distinctly perceptible levels for most people. Most perceptible indoor vibration is caused by sources
within buildings such as operation of mechanical equipment, movement of people, or the slamming
of doors. Typical outdoor sources of perceptible groundborne vibration are construction equipment,
steel-wheeled trains, and traffic on rough roads. If a roadway is smooth, the groundborne vibration
from traffic is rarely perceptible. The range of interest is from approximately 50 VdB to 100 VdB,
which is the general threshold where minor damage can occur in fragile buildings.

Construction Vibration

Construction activities for the project have the potential to generate low levels of groundborne
vibration. The operation of construction equipment generates vibrations that propagate though the
ground and diminish in intensity with distance from the source. Vibration impacts can range from no
perceptible effects at the lowest vibration levels, to low rumbling sounds and perceptible vibration
at moderate levels, to slight damage of buildings at the highest levels. The construction activities
associated with the project could have an adverse impact on both sensitive structures (i.e., building
damage) and populations (i.e., annoyance).

The FTA (2018) has published standard vibration levels, at a distance of 25 feet, for construction
equipment operations. The construction-related vibration levels for the nearest sensitive receivers
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for major construction phases are shown in Table 4.13-7. These calculations were based on the
distances from the construction activity to the closest sensitive receivers.

Table 4.13-7
VIBRATION LEVELS OF TYPICAL CONSTRUCTION EQUIPMENT

PPV Vlbr_atlon PPV Vlbr.atlon PPV Vlbr_atlon
. Decibels Decibels Decibels
Equipment at 25 feet at 222 feet at 64 feet
(in/sec) at 25 feet (in/sec)s at 222 feet (in/sec)® at 64 feet
(VdB) (VdB)a (VdB)®
Loaded Trucks 0.076 86 0.027 74
Jackhammer 0.035 79 0.0032 51
Small
bulldozer 0.003 58 0.00027 30
Large
bulldozer 0.089 87 0.0081 59

Source: Calculated by UltraSystems.

Note: PPV = peak particle velocity, VdB = vibration decibels, in/sec = inches per second.
aApplies to onsite construction activities.

bApplies to onroad truck activities.

As shown in Table 4.13-7, the PPV of construction equipment at the nearest sensitive receiver (64
feet) is at most 0.027 inch per second, which is less than the FTA damage threshold of 0.12 inch per
second PPV for fragile historic buildings. The maximum VdB are 74 VdB, which are below the FTA
threshold for human annoyance of 80 VdB. Unmitigated vibration impacts would therefore be less
than significant.

Operational Vibration

The automotive dealership is not the type of facility that creates operational vibration. The project
would not involve the use of stationary equipment that would result in high vibration levels, which
are more typical for large manufacturing and industrial projects. Groundborne vibrations at the
project site and immediate vicinity currently result from heavy-duty vehicular travel (e.g., refuse
trucks and transit buses) on the nearby local roadways, and the project would not result in a
substantive increase of these heavy-duty vehicles on the public roadways. Therefore, vibration
impacts associated with operation of the project would be less than significant.

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

No Impact

The closest active public airport is the Brackett Field Airport, located approximately 6.8 miles
northeast of the project site (Google Earth Pro, 2024). The project site is located outside of the
airport’s influence area boundary and noise contours (LA County ALUC, 2015). Therefore, no impact
related to the exposure of people residing or working in the proposed project area to excessive
airport-related noise levels is anticipated.
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4.14 Population and Housing

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

a) Induce substantial unplanned
population growth in an area, either
directly (for example, by proposing
new homes and businesses) or X
indirectly (for example, through
extension of roads or other
infrastructure)?

b) Displace substantial numbers of
existing people or housing,

necessitating the construction of X
replacement housing elsewhere?
a) Would the project induce substantial unplanned growth in an area either directly (for

example, by proposing new homes and business) or indirectly (for example, through
extension of roads or other infrastructure)?

Less than Significant Impact

The project does not propose the development of any residential uses that would cause direct
population growth. The proposed project would involve the demolition of an existing auto dealership
and an operating gas station, and the construction of a new two-story automotive sales and
dealership building, as well as associated surface parking, landscaping, and charging facilities for
electric vehicles. The project does not involve the extension of roads or other infrastructure and
would not be of the scale to induce indirect unplanned population growth in the project area.
Therefore, there would be a less than significant impact.

b) Would the project displace substantial numbers of existing people or housing,
necessitating the construction of replacement housing elsewhere?

No Impact

The project site is currently occupied exclusively by commercial use and structures and does not
have existing residents or residential uses. Therefore, the project would not displace any housing or
people and the project would not necessitate the construction of replacement housing. There would
be no impact.
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4.15 Public Services

Less than
Potentially Significant Less than
Would the project: Significant Impactwith  Significant No Impact
Impact Mitigation Impact
Incorporated

Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, the need for new or physically altered governmental facilities,
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for any of the public services:

a) Fire protection? X
b) Police protection? X
¢) Schools? X
d) Parks? X
e) Other public facilities? X
a) Fire protection?

Less than Significant Impact

The West Covina Fire Department (WCFD) provides fire protection and emergency medical services
to the City of West Covina. WCFD operates five fire stations throughout the city. Each station has a
designated district to which it responds. The nearest existing fire station to the project site is Station
No. 2 at 2441 E. Cortez Street, approximately one mile to the southeast.

WCFD operations are funded mostly through property taxes and sales taxes. The City also receives
one-time fees on new development to be used to cover the costs of capital equipment, and
infrastructure required to serve new growth via Fund 165 - Fire Impact Fees of $0.38 per square foot
for nonresidential development (City of West Covina, 2023b, p. 31). However, project development
is not expected to generate an increase in calls for fire protection and emergency medical services
and, therefore, would not require the city to build a new or expanded fire station. Additionally, the
demand for fire protection depends on population increase. The project would not increase the
population and would pay the applicable fees. Therefore, the impact would be less than significant.

b) Police protection?
Less than Significant Impact

The West Covina Police Department (WCPD) provides police protection to the City. The WCPD station
is located at 1444 West Garvey Avenue, approximately 1.75 miles west of the project site. WCPD
consists of the police department that has an authorized full-time workforce of 100 sworn officers
and 66 civilians. In addition, there are about 55 part-time positions that include reserve officers and
clerical staff. The Department also uses volunteer programs (City of West Covina, 2024d).

WCPD operations are funded mostly through property taxes and sales taxes. The City also receives

one-time fees on new development to be used to cover the costs of capital equipment, and
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infrastructure required to serve new growth via Fund 164 - Police Impact Fees of $0.32 per square
foot for nonresidential development (City of West Covina, 2023b, p. 31).

The WCPD does not anticipate that project development would require the construction or expansion
of a new or expanded police facility or adversely affect WCPD operations. Additionally, the demand
for police service depends on an increase in population. The project would not increase the
population and would pay the applicable fees. The impact of the project on police services would be
less than significant and mitigation is not required.

c) Schools?

No Impact

The project site is in the West Covina Unified School District (WCUSD). WCUSD currently serves more
than 14,000 students in 15 local area schools and two charter schools. District-wide enrollment in
the 2019-2020 school year was 23,470 (WCUSD, 2024a).

The demand for school facilities is generated by the number of residential properties and school-age
children within the attendance limits of schools. The project involves commercial development and
does not propose the creation of new housing or increase the demand for additional housing.
Additionally, the project is subject to pay the appropriate amount in developer fees. The West Covina
Unified School District is authorized by the Government Code §65995 to collect a development fee of
$0.66 per square foot for the development of a new commercial development (WCUSD, 2024b).

Under Government Code §65995, the WCUSD is authorized to collect a development fee of $0.66 per
square foot of development for new commercial ventures. This fee serves as a source of funding for
the school district, allowing it to adequately address any potential impact that might arise from such
development. Therefore, there would be no impact on schools.

d) Parks?

Less Than Significant Impact

Recreational services in the City of West Covina are managed by the Community Services Division of
the Public Services Department of the City, which maintains 23 city-operated recreational facilities,
including 16 parks (City of West Covina, 2024e).

The nearest city park to the project is Cortez Park, located approximately 0.75 miles east of the
project site. The project does not propose residential land use and is not anticipated to add new
residents to the city. Additionally, park development depends on population increases. The project
would not increase the population and would pay the applicable fees. Employees at the project site
can visit nearby parks, but the potential impact of these visits to the parks would be less than
significant.
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e) Other Public Facilities?

Less Than Significant Impact

Library

The West Covina Library is part of the Los Angeles County Library System, which is made up of 72
branch libraries. The West Covina Library is the only public library within the City of West Covina
and is located at 1601 West Covina Parkway (County of Los Angeles, 2024c). Additionally, libraries
depend on population increases. The project is not of the scope or scale to induce any population
growth. Therefore, the project would not have an impact on libraries or other public facilities.

Hospitals

The nearest hospital to the project site is the West Covina Medical Center at 725 S Orange Avenue,
approximately two miles west of the project site. West Covina Medical Center provides 24-hour
urgent care, physical therapy services, a wound care center, a medical imaging center, and
gastrointestinal and urology services (WCMC, 2024). Additionally, the demand for hospital services
depends in part on the increase in population. The project would not increase the population and
would pay the applicable fees. Adequate hospital facilities are present in the project region for project
residents, and project development would not require the construction of new or expanded hospitals.
The impacts would be less than significant.
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4.16 Recreation

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

a) Would the project increase the use of
existing neighborhood and regional
parks or other recreational facilities
such that substantial physical
deterioration of the facility would
occur or be accelerated?

b) Does the project include recreational
facilities or require the construction
or expansion of recreational facilities X
which might have an adverse physical
effect on the environment?

a) Would the project increase the use of existing neighborhood and regional parks or
other recreational facilities such that substantial physical deterioration of the facility
would occur or be accelerated?

Less than Significant Impact

The City offers a range of park types that include two small pocket parkettes, eight neighborhood
parks, three community parks, two wilderness areas, specialized sports facilities, paseos, and
conservation areas (Rincon, 2016, p. 244). Impacts to recreation are based on whether the project
would increase the population of the City with project buildout. As detailed in Section 4.14,
Population and Housing, the proposed project would develop a commercial dealership that would
not increase the population in the city. Employees for the project are expected to come from the local
workforce. Although project employees may potentially use parks and recreational facilities, impacts
would be less than significant.

b) Does the project include recreational facilities or require the construction or
expansion of recreational facilities which might have an adverse physical effect on
the environment?

No Impact

The proposed project would not include recreational facilities as part of the project. Therefore, there
would be no impact.
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4.17 Transportation

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
Coe . Impact
Impact Mitigation Impact
Incorporated
a) Conflict with a program plan,
ordinance or policy addressing the
circulation system, including transit, X
roadway, bicycle and pedestrian
facilities?
b) Would the project conflict or be
inconsistent with CEQA Guidelines X
section 15064.3, subdivision (b)?
c) Substantially increase hazards due to a
geometric design feature (e.g., sharp
curves or dangerous intersections) or X
incompatible uses (e.g., farm
equipment)?
d) Resultininadequate emergency X
access?

The project site is located along East Garvey Avenue S, a two-lane meandering street designated a
Minor Arterial Roadway in the City of West Covina General Plan (City of West Covina, 20164, p. 60).
There are sidewalks near the project site on both sides of East Garvey Avenue S.

Existing public transit service in West Covina is provided by Foothill Transit and by the City of West
Covina, operating as Go West. Foothill Transit is the regional bus service provider for the eastern San
Gabriel Valley. The Go West system, meanwhile, consists of three shuttle routes, labeled Red, Blue,
and Green (City of Covina, 20164, p. 63).

Foothill Transit is a public transit provider in the region, including the City of West Covina, with more
than 30 local and express routes and operating a fleet of more than 300 buses, fueled by low-emission
compressed natural gas and zero-emission electric batteries and hydrogen fuel cells serving more
than 300 square miles of the San Gabriel and Pomona Valleys of Southern California (Foothill Transit,
2024).

In 2014, the City of West Covina unveiled its Go West Transit fleet. The fleet includes seven
alternative fuel, environmentally-friendly vehicles, which is utilized for both the City's fixed-route
shuttle service and the dial-a-ride service. The nearest transit stop to the project site is Azusa Avenue
and S Garvey Avenue N on the western edge of the project site (City of Covina, 2024f).

The City of West Covina has not adopted a bicycle master plan. Chapter 22, Article III of the Municipal
Code defines standards for Class I Bike Paths, Class II Bike Lanes, and Class III Shared Routes. There
are bike routes along Walnut Creek Wash east of Glendora, continuing to Azusa, approximately 1,800
feet south of the project site (City of West Covina, 2016a, p. 66).
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a) Would the project conflict with a program plan, ordinance, or policy addressing
circulation system, including transit, roadway, bicycle, and pedestrian facilities?

Less than Significant Impact

The project site currently has four entrance/exit driveways for the existing gas station and one
entrance and one exit for the existing dealership (Google Earth Pro, 2024). The proposed project
would reduce the total number of driveways from six to four. As described in Section 3.4.1, four
vehicular entrances would be provided from surrounding streets: three from East Garvey South
Avenue along the south and east site perimeter; and one from Azusa Avenue on the southwest side
of the project site. The main entrance would be from East Garvey Avenue on the south site boundary.
Access via the driveway to and from Azusa Avenue would be right-in-right-out only, as that segment
of Azusa Avenue is a divided road. As shown in Figure 3.4-1, driveways would extend around the
southern, western, and northern sides of the building. The proposed project would not make any
changes to the surrounding roadways.

City of West Covina General Plan

The circulation element of the City has several goals and policies that are applicable to the proposed
project. Refer to Table 4.17-1 below, which lists the applicable policies and how the proposed
project would comply.

Table 4.17-1
PROJECT COMPLIANCE WITH CITY OF WEST COVINA GENERAL PLAN POLICIES
REGARDING MOBILITY AND TRANSPORTATION

General Plan Element

Circulation Goal P5.1: Promote fine-grained network of
complete streets in new and redevelopment projects.

Policy A5.1: Adjust development regulations and review
processes to require new development and
redevelopment projects to provide a fine-grained,
interconnected, multimodal transportation network with
a balance of motor vehicle, pedestrian, bike, and transit
amenities.

Transportation Goal P5.5: Implement a Complete
Streets Policy for the city to ensure that the right of way
will provide safe access for all users.

Policy A5.5: Publish a Complete Streets Manual that pro-
vides engineering and design guidelines for different
street typologies to better accommodate a mix of modes,
including cars, public transportation, cyclists, and
pedestrians; apply the standards in the manual to
projects whenever possible.

Source: (City of West Covina, 2016d, pp. 138-139)
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The proposed project does not propose altering
public roads and plans to maintain the existing
frontages on Garvey Avenue and Azusa Avenue.
However, it does propose reducing vehicular
right-of-way access points from six to four;
restricting vehicular access from North Azusa
Avenue and completely removing two access
points on either side of the northbound transit
stop. This would reduce potential conflict points
between pedestrians and public transit users

with automobiles, a primary goal of the
Complete Streets concept.
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As detailed above, the proposed project would not conflict with any applicable policies of the city’s
General Plan addressing the circulation system, including transit, roadway, bicycle, and pedestrian
facilities. Therefore, the project would have a less than significant impact in this regard.

City of West Covina Municipal Code § 26-751.1100

The Transportation Demand Management ordinance has a set of transportation management
requirements for development projects in the city. The proposed project has a total building area of
82,000 square feet; therefore, § 26-751.1100(d)(2)(a & b) would be applicable with requirements
that apply to (a) non-residential development of 25,000 square feet or more and (b) non-residential
development of 50,000 square feet or more. Through the required compliance with the
aforementioned Municipal Code Sections, the proposed project would not conflict with an applicable
plan, ordinance, or policy establishing measures of effectiveness for the performance of the
circulation system. Impacts would be less than significant.

Project Trip Generation - Vehicle Miles Traveled (VMT)

A Vehicle Miles Traveled (VMT) Screening Analysis by RK Engineering Group, Inc. was completed on
September 27, 2024 (RK Engineering, 2024) for the proposed project. This analysis is presented in
Appendix I. The purpose of this analysis is to determine whether the proposed project will require
a detailed VMT modeling analysis. The project operation is estimated to generate 300 fewer trips per
day than currently achieved, as shown in Table 4.17-2.

Table 4.17-2
NET PROJECT TRIP GENERATION

Land Use cl(’)r(fe Qty. Units AM Peak Hour = PM Peak Hour Daily
ITE Trip-Generation Rates
Auto Sales (New) 840 - TSF! 73% 27% 186 40% 60% 2.42 27.84
Conv. Store/Gas Station 945 - VFP? 50% 50% 16.06 50% 50% 18.42 265.12
EV Charging Station? - - Positions 53% 47% 1.70 49% 51% 1.89 33.43
Existing Trip Generation
Auto Sales (New) 840 23.754 TSF 32 12 44 23 34 57 661
Conv. Store/Gas Station 945 10 VFP 80 81 161 92 92 184 2,651

Existing Trip Generation Subtotal (A) 112 93 205 115 126 241 3,312
Proposed Trip Generation
Auto Sales (New) 840 85.390 TSF 116 43 159 83 124 207 2,377
EV Charging Station - 19 Positions 17 15 32 18 18 36 635
Proposed Trip Generation Subtotal (B) 133 58 191 101 142 234 3,012

Net Trip Generation (A)-(B) 21 -35 -14 -14 16 2 -300

Source: RK Engineering, 2024, Table 1 (Institute of Transportation Engineers (ITE) Trip Generation Manual (11t Edition,
2021)

1. TSF = Thousand Square Feet

2. VFP = Vehicle Fueling Position

3. Trip rates based on surveys of the following three EV charging facilities on August 29-31, 2023: (1) Fountain Valley
(9380 Warner Avenue), (2) Westminster (1025 Westminster Mall), and (3) Santa Monica (1425 Santa Monica
Boulevard).

Note: The ITE Trip Generation Manual (11th Edition, 2021) provides the following pass-by reductions for ITE Land
Use 945: 76% for the AM Peak Hour & 75% for the PM peak hour. A 25% daily pass-by reduction has been
assumed.
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The purpose of VMT Screening Analysis was to determine whether the proposed project will require
a detailed VMT modeling analysis. The analysis utilized the City of West Covina Transportation Study
Guidelines for Vehicle Miles Traveled and Level of Service Assessment, dated September 2020, which
establishes uniform analysis methodologies and thresholds of significance for determining VMT
impacts under the CEQA (RK Engineering, 2024).

As specified in the City’s Guidelines, projects generating less than 110 daily trips are presumed to
have a less than significant impact absent substantial evidence to the contrary. Comparing the
existing/entitled and proposed land uses, the project is expected to generate 300 fewer daily trips.
The VMT Screening Analysis concluded that the proposed project is screened out based on Step 3:
Project Type Screening (i.e., the project will generate less than 110 net new daily vehicle trips).
Therefore, no further VMT analysis is required, and the project would have a less than significant
impact on VMT under CEQA (RK Engineering, 2024, p. 6). RK Engineering also concluded in their
VMT analysis memo that since the project trips would be below the threshold, it is determined that
the project does not have the potential to significantly affect roadway operations compared to
existing land uses..

b) Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3,
subdivision (b)

Less than Significant Impact

CEQA Guidelines § 15064.3(b) pertains to the use of VMT as a method of determining the significance
of transportation impacts. The VMT analysis presented above in Section 4.17.a satisfies the
requirements under CEQA Guidelines § 15064.3(b). As described above, the project trip generation
would be less than the existing land use trip generation. Therefore, the proposed project’s impact on
VMT would be less than significant.

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

Less than Significant Impact with Mitigation Incorporated

As detailed in the VMT and Site Access Report the project’s circulation system, including driveways
and parking areas, would be designed to meet city development standards and would allow adequate
circulation throughout the project site (RK Engineering, 2024, p. 7). Vehicular access to the project
would be provided by three driveways from East Garvey Avenue S and one driveway from Azusa
Avenue. The report found that multiple driveways could potentially be affect driver’s line of site.
However, the report found that if the project implemented the corner sight distance
recommendations detailed in the report, all potential corner sight impacts would be reduced to less
than significant (RK Engineering, 2024, p. 10-11). Therefore, the project would implement MM
TRANS-1, which would ensure that the project incorporate all corner sight distance
recommendations that are listed in the report. Therefore, there would be a less than significant
impact due to the geometric design features or incompatible uses with mitigation measures
incorporated.

Mitigation Measure

TRANS-1: Corner Sight Distance Measures
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Several of the project’s driveway could have potentially significant corner sight impacts. However,
the project would incorporate all the corner sight distance recommendations in the Vehicle Miles
Traveled Screening Analysis and Site Access Assessment Report created for the proposed project by
RK Engineering (Appendix I).

Level of Significance After Mitigation

With implementation of mitigation measure TRANS-1, the proposed project would have less than
significant impacts regarding design features.

d) Would the project result in inadequate emergency access?

Less than Significant Impact with Mitigation Incorporated

Construction

Project construction could involve temporary closure of a segment of a lane on East Garvey Avenue
S or an entire segment of the road. Any plans for construction activity on the right-of-way would
require an encroachment permit from the City of West Covina. The City Public Works/Engineering
Department would review any encroachment permit applications to ensure that such construction
did notimpede emergency response to the project site or nearby properties; and did not create traffic
hazards. Compliance with any conditions set forth in an encroachment permit is a condition of the
permit. The impacts would be less than significant after the City review and after the conformance of
the project to the conditions set forth in any encroachment permit.

Operation

The project would comply with applicable city regulations, such as the requirement to comply with
the City’s fire code to provide adequate emergency access, as well as the California Building
Standards Code. Before the issuance of building permits, the City of West Covina would review the
project site plans, including the location of all buildings, fences, access driveways, and other features
that can affect emergency access. The design of the site includes access and fire lanes that would
accommodate emergency ingress and exit by fire trucks, police units, and ambulance/paramedic
vehicles. As detailed above, the project would have deficit corner sight views at several driveways.
However, with implementation of MM TRANS-1, there would be less than significant design features
and site access. Therefore, with implementation of MM TRANS-1, the project would not result in
inadequate emergency access and there would be less than significant impacts with mitigation
incorporated.

Mitigation Measure
TRANS-1: See above.

Level of Significance After Mitigation

With implementation of mitigation measure TRANS-1, the proposed project would have less than
significant impacts regarding emergency access.
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4.18 Tribal Cultural Resources

Less than
Potentially Significant Less than No
Would the project: Significant Impact with Significant
e - Impact
Impact Mitigation Impact
Incorporated
a) Cause a substantial adverse change
in the significance of a tribal cultural
resource that is listed or eligible for
listing in the California Register of
: . : X
Historical Resources or in a local
register of historical resources as
defined in Public Resources Code
§5020.1(k)?
b) Cause a substantial adverse change
in the significance of a tribal cultural
resource that is determined to be a
significant resource to a California X

Native American tribe pursuant to
the criteria set forth in subdivision
(c) of Public Resource Code
§5024.1(c)?

Information from UltraSystems’ Phase I Cultural Resources Inventory, dated June 10, 2024 for the
proposed project (refer to Appendix D) is included in the analysis below.

a) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource that is listed or eligible for listing in the California Register of
Historical Resources or in a local register of historical resources as defined in Public
Resources Code § 5020.1(k)?

No Impact

No resources as defined by Public Resources Code § 21074 have been identified. Additionally, the
project site has not been recommended for historic designation for prehistoric and tribal cultural
resources (TCRs). No specific tribal resources have been identified by local tribes responding to
inquiries for the Cultural Resources Inventory study. A records search by the Native American
Heritage Commission’s (NAHC) of their Sacred Lands File (SLF) did not find a traditional cultural site
within the project area (see Section 4.2 and Attachment C in Appendix D of this IS/MND).

No prehistoric archaeological resources were observed during the archaeological field survey
conducted March 3, 2024 by Stephen O’Neil, M.A., RPA as part of the cultural resources investigation
(Section 4.3 in Appendix D). The results of the pedestrian assessment indicate that it is unlikely that
prehistoric resources will be adversely affected by construction of the project; due to the extensive
disturbance to the site by prior construction activities. The cultural resource records search at the
South Central Coastal Information Center (SCCIC, the local California Historical Resources
Information System [CHRIS] facility) did not identify any prehistoric resources either within the
project site or the 0.5-mile buffer surrounding it. (Refer to Section 4.1 in Appendix D).
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No tribal cultural resources onsite are listed or eligible for listing in the California Register of
Historical Resources or in a local register of historical resources as defined in Public Resources Code
§ 5020.1(k). Therefore, the project would have no impact in this regard.

b) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource that is determined to be a significant resource to a California Native
American tribe pursuant to the criteria set forth in subdivision (c) of Public Resource
Code § 5024.1(c)?

Less than Significant Impact with Mitigation Incorporated

Assembly Bill 52 (AB 52) and Senate Bill 18 (SB 18) require meaningful consultation with California
Native American Tribes on potential impacts on TCRs, as defined in Public Resources Code § 21074.
TCRs are sites, features, places, cultural landscapes, sacred places, and objects with cultural value to
a California Native American tribe that are either eligible or listed in the California Register of
Historical Resources or local register of historical resources (CNRA, 2007).

As part of the AB 52 process, Native American tribes must submit a written request to the lead agency
to be notified of projects within their traditionally and culturally affiliated area. The lead agency must
provide written, formal notification to those tribes within 14 days of deciding to undertake a project.
The tribe must respond to the lead agency within 30 days of receiving this notification if they want
to engage in consultation on the project, and the lead agency must begin the consultation process
within 30 days of receiving the tribe’s request. Consultation concludes when either (1) the parties
agree to mitigation measures to avoid a significant effect on a tribal cultural resource, or (2) a party,
acting in good faith and after reasonable effort, concludes mutual agreement cannot be reached.

Senate Bill (SB) 18 consultation is initiated with California Native American tribes under Government
Code § 65352.3(a) when there will be either General Plan and/or Specific Plan amendments for a
project. The consultation process is similar to that for AB 52 and may be conducted concurrently. The
tribe must respond to the lead agency within 90 days of receiving notification if they want to engage
in consultation on the project, and the lead agency must begin the consultation process within 30
days of receiving the tribe’s request.

The City of West Covina (the lead agency) would initiated AB 52 and SB 18 consultation to local tribes
for the Envision Motors Mercedes Benz Dealership project following submittal of the project to the
City’s Planning Division (personal communication, Jo-Anne Burns, Deputy Community Development
Director, City of West Covina; via email to S. O’Neil, May 7, 2024). On May 22, 2024, the City received
arequest from the Gabrielino - Kizh Nation requesting AB 52 consultation (personal communication
J. Burns, via email to S. O’Neil, May 22, 2024), but as the project had not been filed with City, at this
point consultation was postponed.

Miriam Machado, Associate Planner with the City Planning Division sent letters on September 5, 2024
to the 13 contacts representing seven tribes on the NAHC list provided by UltraSystems informing
them of the project and asking if they wished to participate in AB 52 and SB 18 consultation. The
letters conveyed that the recipient has 30 days from the receipt of the letter to request AB 52
consultation regarding the project and 90-days for SB 18 consultation (M. Machado, personal
communication to S. O’Neil; September 5, 2024). The letters were sent via certified mail to:

e Andrew Salas, Chairperson: Gabrieleno Band of Mission Indians - Kizh Nation,
e Christina Martinez, Secretary: Gabrieleno Band of Mission Indians - Kizh Nation,
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Anthony Morales, Chairperson: Gabrieleno/Tongva San Gabriel Band of Mission Indians,
Sandonne Goad, Chairperson: Gabrieleno/Tongva,

Robert Dorame, Chairperson: Gabrieleno Tongva Indians of California Tribal Council,
Christina Conley, Cultural Resources Administrator: Gabrieleno Tongva Indians of California
Tribal Council,

Sam Dunlap, Cultural Resources Director: Gabrieleno-Tongva Tribe,

Charles Alvarez, Chairperson: Gabrieleno-Tongva Tribe,

Steven Estrada, Chairperson: Santa Rosa Band of Cahuilla Indians,

Vanessa Minott, Tribal Administrator: Santa Rosa Band of Cahuilla Indians,

Jessica Valdez, Cultural Resource Specialist: Soboba Band of Luisefio Indians,

[saiah Vivanco, Chairperson: Soboba Band of Luisefio Indians,

Joseph Ontiveros, THPO: Soboba Band of Luisefio Indians.

There has been one response to the letters to date. The Administrative Specialist for the Gabrielino
Band of Mission Indians - Kizh Nation replied by email on September 5, 2024, and followed up the
following day September 6, 2024 requesting consultation (M. Machado, personal communication to
S. O’Neil; September 10, 2024.) The Kizh Nation informed Ms. Machado that the project area is in an
area with a high potential to impact Tribal Cultural resources due to being in the area of the
traditional community of Wininga as well as sacred water ways and traditional trade routes. In place
of a meeting the Kizh Nation sent Ms. Machado attachments providing information of the Tribe’s
history, traditional territory, maps and excerpts from published sources providing their history,
cultural background and settlements. The Kizh Nation also submitted two recommended mitigation
measures. These measures were adopted following approval by the applicant and Ms. Machado
informed the tribe October 8, 2024 that they had been adopted (M. Machado, personal
communication to S. O’Neil; October 7, 2024; October 8, 2024). On October 11 the Kizh Nation
acknowledged that their mitigation measures had been adopted and at the tribe’s request on October
14t Ms. Machado confirmed the use of their mitigation measures. With this consultation was
concluded (M. Machado, personal communication to S. O’Neil; October 15, 2024).

The Native American Heritage Commission’s SLF search was negative for recorded traditional sites
in the project region. No resources as defined by Public Resources Code § 21074 have been identified
(refer to Attachment C: “Native American Heritage Commission Records Search and Native American
Contacts” in Appendix D to this [S/MND). Additionally, the project site has not been recommended
for historic designation for prehistoric and TCRs. No specific tribal resources have been identified.

No prehistoric or archaeological resources were observed during the field survey. The SCCIC CHRIS
records search was negative for prehistoric resources either in the project site or the surrounding
0.5-mile buffer zone.

Land at the project site has extensively disturbed due to road and freeway on-ramp construction
surrounding the property and development of the car dealership itself. No human remains have been
previously identified or recorded onsite. Therefore, the potential for subsurface prehistoric cultural
deposits is considered to be low.

The project proposes demolition of several buildings and shallow grading. Grading activities
associated with development of the project would involve new subsurface disturbance and could
result in the unanticipated discovery of unknown human remains, including those interred outside
of formal cemeteries. Implementation of mitigation measures TCR-1 provides for tribal monitoring
of subsurface construction work; in the event of an unexpected discovery implementation of TCR-2
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provides for dealing with the findings by the tribe, and TCR-3 deals with the unanticipated discovery
of human remains and associated funerary objects. (MM CR-3 in Section 4.5 Cultural Resources
above also deals with human remains.) These three TCR MMs are recommended to ensure that
impacts related to the accidental discovery of cultural resources and human remains would be less
than significant.

Mitigation Measures

MM-TCR-1: Retain a Native American Monitor Prior to Commencement of Ground-Disturbing
Activities

A. The project applicant/lead agency shall retain a Native American Monitor from or
approved by the Gabrielefio Band of Mission Indians - Kizh Nation. The monitor
shall be retained prior to the commencement of any “ground-disturbing activity”
for the subject project at all project locations (i.e., both on-site and any off-site
locations that are included in the project description/definition and/or required
in connection with the project, such as public improvement work). “Ground
disturbing activity” shall include, but is not limited to, demolition, pavement
removal, potholing, auguring, grubbing, tree removal, boring, grading, excavation,
drilling, and trenching.

B. A copy of the executed monitoring agreement shall be submitted to the lead agency
prior to the earlier of the commencement of any ground-disturbing activity, or the
issuance of any permit necessary to commence a ground-disturbing activity.

C. The monitor will complete daily monitoring logs that will provide descriptions of
the relevant ground-disturbing activities, the type of construction activities
performed, locations of ground disturbing activities, soil types, cultural-related
materials, and any other facts, conditions, materials, or discoveries of significance
to the Tribe. Monitor logs will identify and describe any discovered TCRs,
including but not limited to, Native American cultural and historical artifacts,
remains, places of significance, etc., (collectively, tribal cultural resources, or
“TCR”), as well as any discovered Native American (ancestral) human remains
and burial goods. Copies of monitor logs will be provided to the project
applicant/lead agency upon written request to the Tribe.

D. On-site tribal monitoring shall conclude upon the latter of the following (1) written
confirmation to the Kizh from a designated point of contact for the project
applicant/lead agency that all ground-disturbing activities and phases that may
involve ground-disturbing activities on the project site or in connection with the
project are complete; or (2) a determination and written notification by the Kizh
to the project applicant/lead agency that no future, planned construction activity
and/or development/construction phase at the project site possesses the
potential to impact Kizh TCRs.

MM-TCR-2: Unanticipated Discovery of Tribal Cultural Resource Objects (Non-Funerary/Non-
Ceremonial)

A. Upon discovery of any TCRs, all construction activities in the immediate vicinity of
the discovery shall cease (i.e., not less than the surrounding 50 feet) and shall not
resume until the discovered TCR has been fully assessed by the Kizh monitor
and/or Kizh archaeologist. The Kizh will recover and retain all discovered TCRs
in the form and/or manner the Tribe deems appropriate, in the Tribe’s sole
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discretion, and for any purpose the Tribe deems appropriate, including for
educational, cultural and/or historic purposes.

MM-TCR-3: Unanticipated Discovery of Human Remains and Associated Funerary or Ceremonial
Objects

A. Native American human remains are defined in PRC 5097.98 (d)(1) as an
inhumation or cremation, and in any state of decomposition or skeletal
completeness. Funerary objects, called associated grave goods in Public
Resources Code Section 5097.98, are also to be treated according to this statute.

B. If Native American human remains and/or grave goods are discovered or
recognized on the project site, then Public Resource Code 5097.9 as well as Health
and Safety Code Section 7050.5 shall be followed.

C. Human remains and grave/burial goods shall be treated alike per California Public
Resources Code section 5097.98(d)(1) and (2).

D. Preservation in place (i.e., avoidance) is the preferred manner of treatment for
discovered human remains and/or burial goods.

E. Any discovery of human remains/burial goods shall be kept confidential to prevent
further disturbance.

Level of Significance After Mitigation

With implementation of mitigation measures TCR-1 through TCR-3, the proposed project would
have less than significant impacts regarding Tribal Cultural Resources.
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Level of Significance After Mitigation

With implementation of MM TCR-1, potential project impacts on TCRs would be less than significant.
With implementation of Mitigation Measures MM TCR-2 and MM TCR-3 above, the proposed project
would result in less than significant impacts to human remains and associated funerary objects.
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4.19  Utilities and Service Systems

Less than
Potentially Significant Less than
Would the project: Significant Impact with Significant
Impact Mitigation Impact
Incorporated

No
Impact

a) Require or resultin the relocation or
construction of new or expanded
water wastewater treatment or storm
water drainage, electric power,
natural gas, or telecommunications
facilities, the construction or
relocation of whilch could cause
significant environmental effects?

b) Have sufficient water supplies
available to serve the project and
reasonably foreseeable future X
development during normal, dry and
multiple dry years?

c) Resultin a determination by the
wastewater treatment provider which
serves or may serve the project that it
has adequate capacity to serve the X
project’s projected demand in
addition to the provider’s existing
commitments?

d) Generate solid waste in excess of
State or local standards, or in excess
of the capacity of local infrastructure, X
or otherwise impair the attainment of
solid waste reduction goals?

e) Comply with federal, state, and local
management and reduction statutes
and regulations related to solid
waste?

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

Less than Significant Impact

Domestic Water - As detailed in Threshold 4.19 b) below, the project would have sufficient water
supplies available to serve it for reasonably foreseeable future development during normal, dry, and
multiple dry years. Additionally, no off-site improvements are proposed for the needed utilities.
Therefore, impacts would be less than significant.

Wastewater Treatment and Conveyance - As detailed in Threshold 4.19 c) below, the current
wastewater conveyance and treatment system servicing the project site would serve the proposed
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project adequately. Therefore, impacts would be less than significant.

Storm Water - The project includes the demolition of the existing parking lot and buildings with the
subsequent construction of a new automotive dealership building with onsite parking. The proposed
utilities will connect to the existing utilities at the property line. Other enhancements include the
installation of an underground basin to retain water, the addition of commercial landscaping, and the
installation of the necessary utilities (CDR, 20244, p. 2).

The project area will be regraded to manage stormwater on site. The excess water from the project
will be released and directed into an underground basin for infiltration on the premises. If there is
an overflow of the runoff, it will be discharged into the public catch basin located along Garvey
Avenue. From there, it will be guided into the existing public storm drain system underneath Azusa
Avenue (CDR, 20244, p. 2).

The project site is situated in the Los Angeles River Watershed, which falls under the jurisdiction of
the Los Angeles Regional Water Quality Control Board (LARWCB). The existing curb inlets that collect
runoff and channel it towards E Garvey Avenue are owned by LACFCD. Eventually, the LACFCD storm
drain system directs all runoff from the project site to the Walnut Creek Channel, which then
ultimately discharges to the Pacific Ocean (CDR, 20244, p. 5).

The City of West Covina has a Watershed Management-focused Stormwater Management Program
Plan in accordance with Order R4-2012-0175, NPDES Permit No. CAS4001 (NPDES/MS4 Permit),
Waste Discharge Requirements for Municipal Separate Storm Sewer System Discharges within the
Coastal Watersheds of Los Angeles County. The West Covina has been a permittee to the Los Angeles
County MS4 program since 1993. It has been a permittee designated under the 1990, 1996, and 2001
MS4 permits. The program regulates, through Order No. R4-2012-0175, the discharge of pollutants
into the Waters of the U.S. through stormwater and urban runoff conveyance systems, including flood
control facilities. (City of West Covina, 2014).

The NPDES/MS4 Permit requires that the Los Angeles County Flood Control District, the County of
Los Angeles, and 84 other municipalities (including West Covina) within the County of Los Angeles
comply with the prescribed elements of the MS4 Permit. Compliance with the MS4 Permit requires
that new developments and significant redevelopment projects incorporate post-construction low
impact development (LID) BMPs into the project design to minimize the amount of stormwater
discharged from the project site (CDR, 20244, p. 6).

According to the Los Angeles County Low Impact Development Standards Manual (LACPW, 2014),
the project falls under 'Designated Project’ because the project proposes more than 10,000 square
feet of additional impervious surface area. Designated Projects are required to retain 100 percent of
the stormwater quality design volume onsite through infiltration, evapotranspiration, stormwater
runoff harvest, and use, or a combination thereof (LACPW, 2014, p 1-8).

As discussed in Section 4.10, a Low-Impact Development Plan (LID Plan; CDR, 2024b) has been
prepared for the proposed project site and is included as Appendix G2. The use of LID BMPs in
project planning and design is intended to preserve a site’s predevelopment hydrology by minimizing
the loss of natural hydrologic processes such as infiltration, evapotranspiration, and runoff detention.
LID BMPs try to offset these losses by introducing structural and non-structural design components
that restore this water quality functions into the project’s land plan (LACPW, 2014, p. 1-5).With the
implementation of construction and operational BMPs, the potential impacts on stormwater
drainage would have a less than significant impact.
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Electric Power - Southern California Edison (SCE) provides electric power for the project site (City
of West Covina, 2016a). The project site is located in a developed area and the infrastructure for
providing electric power to the area is well established. The proposed project would connect to
existing electrical lines on the property. The project would be constructed in accordance with all
applicable California Code of Regulations Title 24 provisions and would not require the construction
or relocation of electric power facilities. Therefore, any impact would be less than significant.

Natural Gas: Southern California Gas Company (SoCalGas) supplies natural gas service to the City of
West Covina (Rincon, 2016). In its 2022 California Gas Report, SoCalGas analyzed a 16-year demand
period from 2022 to 2035, to determine its ability to meet the projected demand. Under the base
case, gas demand for the entire state is projected to average 5,298 million cubic feet of gas per day
(MMcf/d) in 2022, decreasing to 4,857 MMcf/d by 2035, a decline of 0.67 percent per year (CGEU,
2022, p. 7). Therefore, the expected natural gas supply is adequate to meet demand in the SoCalGas
region, and the proposed project is not expected to impact this determination. Thus, no natural gas
facilities would have to be constructed or relocated and would have a less than significant impact.

Telecommunications Facilities: Telecommunication services, including internet, telephone, and
television, on and near the project site are provided by AT&T, Spectrum, and Frontier
Communications (InMyArea, 2024). The development of the project would not interfere with the
operation of telecommunications facilities and would have a less than significant impact.

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

Less than Significant

Multiple water agencies provide water service in the City. Most areas, including the project site, are
served by Suburban Water Systems (Suburban), an investor-owned water utility under the
Southwest Water Company (SWC). Groundwater accounts for around 80 percent of Suburban's water
supply, with additional sources including imported surface water, local surface water supplies, and
recycled water (Rincon, 2016, p. 265). Suburban Water Systems serves a population of about 300,000
through a water distribution system that includes 20 wells, 34 reservoirs, and more than 870 miles
of pipeline with a network of facilities and pumps that distributes approximately 45,000 acre-feet of
water annually (SWC, 2024).

The Suburban service area is currently divided into two main service areas: the San Jose Hills service
area and the Whittier/La Mirada service area. The project is located within the San Jose Hills service
area (Suburban, 2021, p. 1-8). The San Jose Hills service area encompasses approximately 24.17
square miles (15,470 acres) and is the successor of the former San Jose Hills Water Company. The
service area is located primarily along the south and east sides of the San Gabriel Valley, from just
north of the San Bernardino Freeway (I-10) to south of the Pomona Freeway (I-60). The Service Area
has a total of approximately 42,700 service connections within the cities of Glendora, Covina, West
Covina, La Puente, and Walnut, as well as unincorporated areas of Los Angeles County (Suburban,
2021, p. 1-8).

Groundwater - The City of West Covina receives groundwater from Suburban and other agencies
from the Main San Gabriel Groundwater Basin and Central Basin (Rincon, 2016, p. 265). The main
San Gabriel Basin measures 167 square miles and contains an estimated 8.6 million acre-feet of
water. The Central Basin spans 278 square miles and has a capacity to store 13 million acre-feet of
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water (Suburban, 2021, p. 3-10)

Surface Water - West Covina receives its local surface water supply from the San Gabriel River,
which originates in the San Gabriel Mountains north of the city. This water is diverted by Azusa Light
and Water and the Covina Irrigation District. The Covina Irrigation District sells water to the City of
Covina, Suburban Water Systems, Valencia Heights Water Company, and the Valley County Water
District (Rincon, 2016, p. 265).

Imported Water - Water agencies in West Covina receive their imported water from the
Metropolitan Water District of Southern California (MWD). MWD moves water from the Colorado
River through the Colorado River Aqueduct and from the State Water Project through the California
Aqueduct. Before supplying the city, imported water is treated at MWD's Weymouth Treatment Plant.
Rather than buying directly from MWD, Suburban Water Systems purchases its imported water from
local agencies such as the Upper San Gabriel Valley Municipal Water District, Covina Irrigation
Company, City of Glendora, and Walnut Valley Water District Walnut Creek (Suburban, 2021, p. 2-2).

Projected supplies during single and multiple dry-year scenarios indicate that MWD’s projected
supply will exceed its projected single and multiple dry-year demand in all years. Likewise, for
normal years, MWD supply exceeds the projected demand for all years (Suburban, 2021, p. 5-1).

As shown in Table 4.19-1, it is estimated that the project would have a daily water demand of
approximately 2,599 gallons per day (gpd) or an annual demand of 2.9 acre-feet based on the
projection that customers within Suburban's service area generate wastewater based on 80 percent
of potable water demand (Suburban, 2021, p. 6-1). The Retail Area (less than 100,000 SF) of the
Sewage Generation Factors Chart from the Los Angeles Bureau of Sanitation was used as the closest
option to the proposed automotive dealership.

Table 4.19-1
ESTIMATE PROJECT WATER DEMAND
. Wastewater .
Land Use Quantity Generation Rate Daily Demand Annual Demand
(sq. ft.) (gpd/1,000 sf) (gpd) (afy)
Retail Area (<100,000 sf) 86,642 25 2,599 2.9

Note: sf. ft. = square feet; gpd = gallons per day; afy=acre-feet per year

Note: Daily Demand = ((86,642\1,000)*25)*1.2 (120 percent) = 2,599.26

Sources: Los Angeles Bureau of Sanitation, Sewage Generation Factors, April 2012 (City of Los Angeles, 2021);
Suburban Water Systems 2020 Urban Water Management Plan, June 2021 (Suburban, 2021).

The San Jose Hills Service Area is projected to have an average excess of 11,242 acre-feet per year
(afy) between 2025 and 2045 as shown in Table 4.19-2. Tables 4.19-3 through 4.19-5 summarize
the supply and demand comparisons during the normal, single-dry, and multiple-dry year scenarios
for San Jose Hills Service Area.

Table 4.19-2
SUPPLY & DEMAND PREDICTIONS FOR THE SAN JOSE HILLS SERVICE AREA BY SOURCE (afy)
Supply Source 2025 2030 2035 2040 2045
Potable Water, Raw, Other Non-potable 24,089 24,328 24,570 24,815 25,062
Recycled Water Demand 700 700 700 700 700
Total Water Demand 24,789 25,028 25,270 25,515 25,762
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Groundwater 16,715 16,715 16,715 16,715 16,715
Recycled Water Demand 700 700 700 700 700
Imported Water 18,200 18,200 18,200 18,200 18,200
Total Water Supply 35,615 35,615 35,615 35,615 35,615
Difference 10,826 10,587 10,345 10,100 9,853
Potential Impact 0.02% 0.02% 0.02% 0.02% 0.02%
Source: Suburban, 2021, p. 2-24 and p. 3-31
Table 4.19-3
SAN JOSE HILLS SERVICE AREA NORMAL YEAR SUPPLY & DEMAND COMPARISON (afy)
2025 2030 2035 2040 2045
Supply totals 35,615 35,615 35,615 35,615 35,615
Demand totals 24,789 25,028 25,270 25,515 25,762
Difference 10,826 10,587 10,345 10,100 9,853
Potential Impact 0.02% 0.02% 0.02% 0.02% 0.02%
Source: Suburban, 2021, p. 5-2
Table 4.19-4
SAN JOSE HILLS SERVICE AREA SINGLE DRY YEAR SUPPLY & DEMAND COMPARISON (afy)
2025 2030 2035 2040 2045
Supply totals 29,579 29,579 29,579 29,579 29,579
Demand Totals 25,535 25,782 26,032 26,285 26,538
Difference 4,044 3,797 3,547 3,294 3,041
Potential Impact 0.06 percent 0.06 percent 0.07 percent 0.07 percent 0.08 percent
Source: Suburban, 2021, p. 5-2
Table 4.19-5
SAN JOSE HILLS SERVICE AREA MULTIPLE DRY YEAR SUPPLY & DEMAND COMPARISON (afy)
2025 2030 2035 2040 2045
First Year
Supply totals 33,945 33,945 33,945 33,945 33,945
Demand totals 24,374 24,610 24,848 25,088 25,331
Difference 9,571 9,335 9,097 8,857 8,614
Potential Impact 0.03% 0.03% 0.03% 0.03% 0.03%
Second Year
Supply totals 32,893 32,893 32,893 32,893 32,893
Demand totals 24,374 24,610 24,848 25,088 25,331
Difference 8,519 8,283 8,045 7,805 7,562
Potential Impact 0.03% 0.03% 0.03% 0.03% 0.03%
Third Year
Supply totals 32,481 32,481 32,481 32,481 32,481
Demand totals 24,374 24,610 24,848 25,088 25,331
Difference 8,107 7,871 7,633 7,393 7,150
Potential Impact 0.03% 0.03% 0.03% 0.03% 0.03%
Fourth Year
Supply totals 29,579 29,579 29,579 29,579 29,579
Demand totals 24,374 24,610 24,848 25,088 25,331
Difference 5,205 4,969 4,731 4,491 4,248
Potential Impact 0.05% 0.05% 0.05% 0.05% 0.06%
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2025 2030 2035 2040 2045

Fifth Year
Supply totals 36,662 36,662 36,662 36,662 36,662
Demand totals 24,374 24,610 24,848 25,088 25,331
Difference 12,288 12,052 11,814 11,574 11,331
Potential Impact 0.02% 0.02% 0.02% 0.02% 0.02%

Source: Suburban, 2021, p. 5-3.

The project would require approximately 0.02 percent of the average water distributed by the water
sources of the San Jose Hills service area through 2045. The impact of the project on excess water
supply in normal, single, and multiple dry years would have projected demand of from a low of 0.02
percent during normal years to a high of 0.08 percent for a single dry year in 2045.

The project would not require or result in the construction of new water treatment facilities or the
expansion of existing facilities and would have sufficient water supply available for the reasonably
foreseeable future during normal, dry and multiple dry years. Furthermore, the project applicant
would be obliged to implement the applicable requirements of the 2022 California Green Building
Standards Code (CALGreen) that would further reduce water demand. The impact on water supply
would be less than significant.

c) Would the project result in a determination by the wastewater treatment provider
which serves or may serve the project that it has adequate capacity to serve the
project’s projected demand in addition to the provider’s existing commitments?

Less than Significant Impact

The City of West Covina Public Works Department operates and maintains sewers within the City of
West Covina, including the project site (City of West Covina, 2017, p. 15). The wastewater from the
project site is transferred through the municipal wastewater infrastructure maintained by the Los
Angeles Bureau of Sanitation to the San Jose Creek Water Reclamation Plant (WRP), a public facility
subject to the requirements of the Los Angeles Regional Water Quality Control Board (RWQCB). The
San Jose Creek Water Reclamation Plant consists of two hydrologically interconnected facilities
located on the east and west side of the San Gabriel River (I-605) highway. Currently, it provides
primary, secondary, and tertiary treatment with a design capacity of 100 million gallons of
wastewater per day (MGD).

The City of West Covina sewers receive and transport approximately 14.1 MGD of wastewater. This
waste flows to the regional trunk sewer and wastewater treatment plant. The City service area covers
17 square miles, and its wastewater collection system consists of 227 miles of community sewer
facilities, with 31 miles of regional trunk sewer (owned and operated by Los Angeles County) also
located within the city area (City of West Covina, 2017).

Los Coyotes Water Reclamation Plant has a capacity of 37.5 MGD; Average effluent flows in 2021
were 17.52 mgd (LACSD, 202243, p. 1-1), for a residual capacity of approximately 19.98 MGD. Auto
sales are estimated to generate 100 gallons per day (gpd) of wastewater per 1,000 square feet
(LACSD, 2022b). The proposed project would develop an automotive dealership of approximately
86,642 square feet. The project operation is estimated to generate 8,664 gpd of wastewater. In the
region, there is sufficient wastewater treatment capacity for project-generated wastewater, and
project development would not require the construction of new or expanded wastewater treatment
facilities. Impacts would be less than significant.
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d) Would the project generate solid waste in excess of State or local standards, or in
excess of the capacity of local infrastructure, or otherwise impair the attainment of
solid waste reduction goals?

Less than Significant Impact

The City of West Covina is contracted with Athens Services to provide trash, recycling, and special
pickup services throughout the City. Details regarding waste haulers, transfer stations, and landfills
are provided below (Rincon, 2016, p. 271).

Waste Haulers - Athens Services offers waste management and recycling services to households, as
well as commercial, governmental, and industrial establishments located in West Covina. Athens
Services has entered into an agreement with the City for the provision of these services.

Transfer Stations - Transfer stations are facilities that move waste from small vehicles to larger
transfer trailers or railway cars, which are then used to transport the waste to a remote landfill. A
Materials Recovery Facility (MRF) serves as both a transfer station for waste and a location for
sorting and categorizing mixed materials, such as glass, plastic, cardboard, and more. Once these
materials are separated, they are sent to recycling firms for further processing.

In contrast, a "dirty" MRF specializes in sorting and retrieving recyclables from the waste stream.
Following collection, the waste is transported to the Athens Services MRF situated in the City of
Industry. This particular MRF boasts a processing capability of 5,000 tons of mixed materials per day
(Rincon, 2016, p. 271).

Landfills. The remaining waste, which is not recycled, is routed to a remote landfill. After the waste
is sorted at the Athens MRF, the material that cannot be recycled is sent to the Victorville Sanitary
Landfill. Table 4.19-6 summarizes the permitted daily throughput, estimated average waste
quantities disposed, and remaining capacity for the Victorville Landfill.

Table 4.19-6
LANDFILLS SERVING WEST COVINA
. . Residual
Remaining Daily . .
Capacity Permitted Act.u al Daily D aily Estimated
Landfill . . Disposal, Disposal .
(cubic Disposal . Closing Date
ards) Capacity (tons) (tons)* Capacity
y pacity (tons)
Victorville Landfill 79,400,000 3,000 1,294 1706 10/1/2047

1. Daily disposal calculated based on annual disposal tonnage assuming 300 operating days per year: 6 days/week
less holidays.
Sources: CalRecycle. 2024a/b.

Construction - Construction of the project would generate solid waste that would be disposed of in
local landfills. Materials generated during the construction of the project would include paper,
cardboard, metal, plastics, glass, concrete, lumber scrap, and other materials. Section 4.408 of the
2022 California Green Building Standards Code (CALGreen; California Code of Regulations, Title 24,
Part 11) requires that atleast 65 percent of non-hazardous construction and demolition waste from
residential construction operations be recycled and/or salvaged for reuse. Project construction
would include recycling and/or salvaging at least 65 percent of construction and demolition waste
according to the 2022 CALGreen.
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Operation

The CalRecycle Solid Waste Generation Rates estimate an auto dealer has a generation rate of 0.9
pounds per 100 square feet per day (CalRecycle, 2024c). The project proposes a 85,390 square foot
building area. The proposed auto dealer would generate an estimated 768.51 pounds of solid waste
per day as shown in Table 4.19-7. The estimated project operational solid waste disposal of 140.25
tons per year is approximately 0.08 percent of the remaining annual disposal capacity at Victorville
Landfill. Sufficient landfill capacity is available in the region for estimated project solid waste
generation, and the impact of the project on solid waste disposal capacity would be less than
significant.

Table 4.19-7
ESTIMATED PROJECT-GENERATED SOLID WASTE

Land Use Generation Rate* Approximate Waste  Approximate Waste

| Auto Dealer / Service Station | 0.91bs. /100 sq. ft. / day | 768.51 lbs./day | 140.25 tons/yr. |
*CalRecycle, 2024c

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

Less Than Significant Impact

State - In 1989, the California Legislature enacted the California Integrated Waste Management Act
(AB 939), to address solid waste problems and capacity comprehensively. The law required each city
and county to divert 50 percent of its waste from landfills by the year 2000.

Assembly Bill 1826 (AB 1826; California Public Resources Code § 42649.8 et seq.) requires the
recycling of organic matter by businesses and multifamily residences of five or more units, generating
such waste in amounts over certain thresholds. Organic waste means food waste, green waste,
landscape and pruning waste, nonhazardous wood waste, and food-soiled paper waste that is mixed
in with food waste.

Senate Bill 1383 (SB 1383; California Health and Safety Code § 39730.5 et seq.) set targets to achieve
a 50 percent reduction in the level of statewide disposal of organic waste from the 2014 level by 2020
and a 75 percent reduction by 2025. The law is intended to reduce the emissions of methane, a short-
lived climate pollutant, from the decomposition of organic waste in landfills, for the protection of
people in at-risk communities as well as to reduce GHG emissions.

Section 5.408 (Construction Waste Reduction, Disposal, and Recycling) of the 2022 California Green
Building Standards Code (CALGreen; Title 24, California Code of Regulations, Part 11) requires that
at least 65 percent of the nonhazardous construction and demolition waste from nonresidential
construction operations be recycled and/or salvaged for reuse.

Assembly Bill 341 (AB 341; Chapter 476, Statutes of 2011) increases the statewide waste diversion
goal to 75 percent by 2020 and mandates recycling for commercial and multifamily residential land
uses. The project would include storage areas for recyclable materials according to AB 341.
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Local - Los Angeles Countywide Integrated Waste Management Plan. The Los Angeles Countywide
Integrated Waste Management Plan (CIWMP), adopted by the Los Angeles County Board of
Supervisors in January 1998 and approved by CalRecycle in June 1999, outlines a means of
addressing the County’s long-term refuse disposal needs in compliance with AB 939. The CIWMP is
composed of the Los Angeles Countywide Summary Plan, the Source Reduction and Recycling
Element (SRRE) for the County, the Nondisposal Facility Element (NDFE) for the County, the
Household Hazardous Waste Element (HHWE) for the County, and the Los Angeles Countywide Siting
Element. (Rincon, 2016, pp. 276-277).

The proposed project would comply with applicable local, state, and federal solid waste disposal
standards; therefore, the impacts would be less than significant.
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4.20 Wildfire

. Less than
Iflocated in or near state . .
3 ars . Potentially Significant Less than
responsibility areas or lands classified . . A No
s . Significant Impact with Significant
as very high fire hazard severity s Impact
. Impact Mitigation Impact
zones, would the project:
Incorporated

a) Substantially impair an adopted
emergency response plan or X
emergency evacuation plan?

b) Due to slope, prevailing winds, and
other factors, exacerbate wildfire
risks, and thereby expose project
occupants to, pollutant
concentrations from a wildfire or the
uncontrolled spread of a wildfire?

c) Require the installation or
maintenance of associated
infrastructure (such as roads, fuel
breaks, emergency water sources,
power lines or other utilities) that
may exacerbate fire risk or that may
result in temporary or ongoing
impacts to the environment?

d) Expose people or structures to
significant risks, including downslope
or downstream flooding or landslides, X
as a result of runoff, post-fire slope
instability, or drainage changes?

a) If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project substantially impair an adopted emergency
response plan or emergency evacuation plan?

No Impact

As shown in Figure 4.9-3 in Section 4.9 of this Initial Study, the project site is not located in or near
an State Responsibility Area (SRA), i.e., where the State is responsible for the costs of wildfire
prevention and suppression. The nearest SRA is approximately 2.4 miles southeast of the project site.
The project site is also not located in or near a Very High Fire Hazard Severity Zone (VHFHSZ) within
a Local Responsibility Area (LRA), that is, where cities or counties are responsible for the costs of
wildfire prevention and suppression. As shown in Figure 4.9-4, the nearest VHFHSZ in an LRA to the
project site is about 1.6 miles southeast of the project site. Therefore, the project would not
substantially impair an adopted emergency response plan or emergency evacuation plan concerning
fire hazard severity zones and no impact would occur.

b) If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project due to slope, prevailing winds, and other
factors, exacerbate wildfire risks, and thereby expose project occupants to, pollutant
concentrations from a wildfire or the uncontrolled spread of a wildfire?
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No Impact

The project site is not located in or near a VHFHSZ. The project site is not located on or near a slope
that could exacerbate the risks of wildfires. The Santa Ana winds can cause extreme winds in the San
Gabriel Valley and the western portions of Los Angeles County. These winds can occur at any time of
the year, but are most known for bringing hot, dry weather and low humidity, typically between
October and March (NWS, 2024). Being situated roughly the middle of the San Gabriel Valley, West
Covina would be no more susceptible to the Santa Ana winds than most of the San Gabriel Valley.
Therefore, the project would not expose the project occupants to pollutant concentrations from a
wildfire or the uncontrolled spread of a wildfire and would have no impact in this regard.

c) If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project require the installation or maintenance of
associated infrastructure (such as roads, fuel breaks, emergency water sources,
power lines or other utilities) that may exacerbate fire risk or that may result in
temporary or ongoing impacts to the environment?

No Impact

The project site is not located in or near an SRA, nor is the project site in or near a VHFHSZ. The
project would not require the installation or maintenance of infrastructure that can improve fire risk.
Therefore, the proposed project would have no impact in this regard.

d) If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project expose people or structures to significant
risks, including downslope or downstream flooding or landslides, as a result of
runoff, post-fire slope instability, or drainage changes?

No Impact

As discussed above, the project site is not located in or near an SRA or land classified as VHFHSZ The
proposed project would not expose people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage
changes. As detailed in Section 4.7 of this Initial Study, the project site is relatively flat, is not in an
area with high slopes or unstable ground conditions and is not within a landslide hazard zone (refer
to Figure 4.7-3). Therefore, the project would have no impact in this regard.
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4.21 Mandatory Findings of Significance

Less than
Potentially Significant Less than
Would the project have: Significant Impact with Significant
Impact Mitigation Impact
Incorporated

No
Impact

a) Does the project have the potential to
substantially degrade the quality of
the environment, substantially reduce
the habitat of a fish or wildlife species,
cause a fish or wildlife population to
drop below self-sustaining levels,
threaten to eliminate a plant or X
animal community, substantially
reduce the number or restrict the
range of a rare or endangered plant or
animal or eliminate important
examples of the major periods of
California history or prehistory?

b) Does the project have impacts that
are individually limited, but
cumulatively considerable?
("Cumulatively considerable” means
that the incremental effects of a
project are considerable when viewed
in connection with the effects of past
projects, the effects of other current
projects, and the effects of probable
future projects)?

c) Does the project have environmental
effects which will cause substantial
adverse effects on human beings,
either directly or indirectly?

a) Would the project have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish
or wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, substantially reduce the number or restrict the range of
arare or endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory?

Less Than Significant Impact with Mitigation Incorporated

Section 4.4 of this Initial Study discusses Biological Resources. As noted, the project site is currently
built-out with a car dealership and a gas station and is located in completely developed urban
surroundings. On the site, minor amounts of ornamental landscaping are present, in addition to street
trees along the perimeter of the site along Azusa Avenue and East Garey Avenue. There is no natural
habitat suitable for special-status species and there are no sensitive natural communities on site. The
trees on site could provide foraging, nesting, and cover habitats to support multiple species of birds.
Most bird species occurring in California are protected by the federal Migratory Bird Treaty Act
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(MBTA) and by California Fish and Game Code § 3503, § 3503.5, and § 3513. Mitigation measure BIO-
1 would reduce potential project impacts on wildlife to a less than significant level.

As examined in Section 4.5, Cultural Resources, it was determined that no historical cultural
resources or prehistoric archeological sites have been previously recorded within the project site
boundary. The findings of the cultural resources study suggest that there is a low potential for the
presence of prehistoric cultural resources. The project site is disturbed by several decades of urban
development. However, if prehistoric and/or historic items are observed during subsurface activity
or during the unlikely discovery of human remains, mitigation measures CUL-1 and CUL-2 are
recommended.

As detailed in Section 4.18, Tribal Cultural Resources, activities associated with the development of
the project would involve new subsurface disturbance and could result in the unanticipated
discovery of unknown human remains, including those interred outside of formal cemeteries. In the
unlikely event of an unexpected discovery, the implementation of mitigation measures TCR-1 and,
TCR-2 dealing tribal monitoring and the unanticipated discovery of TCRs, and TCR-3 dealing with
human remains and associated funerary objects is recommended.

As per Section 4.7, Geology and Soils, excavation or grading associated with the proposed project
that goes beyond the surface soil layers and deeper into late Pleistocene sediments in the project area
can uncover vertebrate fossil remains. The impacts resulting from the unexpected discovery of
paleontological resources that may be related to major periods of California history or prehistory
would be less than significant with the implementation of the mitigation measure GEO-1.

The implementation of mitigation measures BIO-1, CUL-1, CUL-2, TCR-1, TCR-2, TCR-3 and GEO-1
would reduce the potential impacts on plants, animals, and important examples of the major periods
of California history or prehistory to a less than significant level.

b) Would the project have impacts that are individually limited, but cumulatively
considerable? ("Cumulatively considerable” means that the incremental effects of a
project are considerable when viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of probable future projects)?

Less than Significant Impact

The proposed project would be consistent with regional plans and programs that address
environmental factors such as air quality, water quality, and other applicable regulations that have
been adopted by public agencies with jurisdiction over the project for avoiding or mitigating
environmental effects. In Sections 4.1 through 4.20, all impacts are less than significant with
mitigation incorporated. Therefore, without significant impacts, the proposed project would not be
cumulatively significant and would have a less than significant impact.

c) Would the project have environmental effects which will cause substantial adverse
effects on human beings, either directly or indirectly?

Less than Significant Impact with Mitigation Incorporated

Archaeological resources may be buried in site soils and could be damaged by project ground-
disturbing activities. This impact would be significant without mitigation. Implementing the
mitigation measure CUL-1 would reduce this impact to less than significant. Impacts on human
remains that can be buried in the soils of the site were determined to be significant without
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mitigation. Implementing the mitigation measure CUL-2 would reduce this impact to less than
significant.

As mentioned above, excavation or grading that penetrates into late Pleistocene sediments within
the project area may come across vertebrate fossil remains, potentially resulting in unexpected
paleontological resource findings which could cause substantial adverse effects on human beings.
The impacts related to the unanticipated discovery of paleontological resources would be less than
significant after the implementation of the mitigation measure GEO-1.

Tribal cultural resources could be buried in site soils. The grading of the project site and the
construction of the project could damage such resources. Implementing mitigation measures TCR-1,
TCR-2 and TCR-3 would reduce these impacts to less than significant.

The implementation of mitigation measures CUL-1, CUL-2, TCR-1, TCR-2, TCR-3, and GEO-1 would
reduce the environmental effects which could potentially cause adverse effects on human beings to
a less than significant level.
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6.0 LIST OF PREPARERS
6.1 CEQA Lead Agency

Jo-Anne Burns, Deputy Community Development Director
City of West Covina

1444 West Garvey Avenue S. #208

West Covina, CA 91790

Email Address: jburns@westcovina.org

6.2 Project Applicant

Boyd Sumner, Director of Franchise Operations
Envision Motors

2010 East Garvey Avenue S.

West Covina, CA 91791

Phone: (818) 512-7009

Email Address: boyd.sumner@envisionmotors.com

6.3 UltraSystems Environmental, Inc.
6.3.1 Environmental Planning Team

Betsy Lindsay, MURP, ENV SP, Project Director
Robert Reicher, MBA, B.S., ENV SP, Project Manager
Victor Paitimusa, B.A., ENV SP, Assistant Project Manager

6.3.2 Technical Team

Allison Carver, B.S., B.A,, Senior Biologist

Andrew Soto, B.A.,, Word Processing/Technical Editing
Billye Jean Breckenridge, B.S., GIS Manager

Erik Segura, B.S., ENV SP, Associate Planner

Gulben Kaplan, M.S., GIS Analyst

Isha Shah, M.S., Staff Engineer/Scientist

Marissa Kassisieh, B.A., Assistant Planner

Megan Doukakis, M.A., Assistant Project Archaeologist
Michael Milroy, B.S., M.S., Senior Planner

Patricia Haigh, B.S., B.A,, Staff Scientist

Rodrigo Jacobo, M.A,, Cultural Resources Specialist
Stephen O’Neil, M.A,, RPA, Cultural Resources Manager
Steve Borjeson, B.A., Senior Planner

Zach Neider, B.S., ISA, Senior Biologist

7212 /Envision Mercedes Benz Dealership, City of West Covina Page 6-1
Initial Study/Mitigated Negative Declaration October 2024


mailto:jburns@westcovina.org
mailto:sdatta@envisionmotors.com

+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

7.0 MITIGATION MONITORING AND REPORTING PROGRAM

The Mitigation Monitoring and Reporting Program (MMRP) has been prepared in conformance with
§ 21081.6 of the Public Resources Code and § 15097 of the CEQA Guidelines, which requires all state
and local agencies to establish monitoring or reporting programs whenever approval of a project
relies upon a Mitigated Negative Declaration (MND) or an Environmental Impact Report (EIR). The
MMRP ensures implementation of the measures being imposed to mitigate or avoid the significant
adverse environmental impacts identified through the use of monitoring and reporting. Monitoring
is generally an ongoing or periodic process of project oversight; reporting generally consists of a
written compliance review that is presented to the decision-making body or authorized staff person.

It is the intent of the MMRP to: (1) provide a framework for document implementation of the
required mitigation; (2) identify monitoring/reporting responsibility; (3) provide a record of the
monitoring/reporting; and (4) ensure compliance with those mitigation measures (MM) that are
within the responsibility of the City and/or Applicant to implement.

The following table lists the impacts and mitigation measures adopted by the City of West Covina in
connection with approval of the proposed project, level of significance after mitigation, responsible
and monitoring parties, and the project phase in which the measures are to be implemented.

Only those environmental topics for which mitigation is required are listed in this Mitigation
Monitoring and Reporting Program.
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TOPICAL AREA
IMPACT

+* SECTION 7.0 - MITIGATION MONITORING & REPORTING PROGRAM #¢

Table 7.0-1

MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURE

4.4 Biological Resources

Threshold 4.4 a)
Would the project
have a substantial
adverse effect,
either directly or
through habitat
modifications, on
any species
identified as a
candidate,
sensitive, or
special status
species in local or
regional plans,
policies, or
regulations, or by
the California
Department of
Fish and Game or
U.S. Fish and
Wildlife Service?

MM BIO-1: Pre-Construction Breeding Bird Survey

To be in compliance with the MBTA and Fish and Game Code, and
to avoid impacts or take of migratory non-game breeding birds,
their nests, young, and eggs, the following measures will be
implemented. The measures below will help to reduce direct and
indirect impacts caused by construction on migratory non-game
breeding birds to less than significant levels.

. Project activities that will remove or disturb
potential nest sites, such as open ground, trees,
shrubs, grasses, or burrows, during the breeding
season would be a potential significant impact if
migratory non-game breeding birds are present.
Project activities that will remove or disturb
potential nest sites will be scheduled outside the
breeding bird season to avoid potential direct
impacts on migratory non-game breeding birds
protected by the MBTA and Fish and Game Code. The
breeding bird nesting season is typically from
February 15 through September 15, but can vary
slightly from year to year, usually depending on
weather conditions. Removing all physical features
that could potentially serve as nest sites will also
help to prevent birds from nesting within the project
site during the breeding season and during
construction activities.
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

1. ENFORCEMENT
AGENCY
TOPICAL AREA RESPONSIBLE MONITORING 2. MONITORING
IMPACT MITIGATION MEASURE PARTY ACTION AGENCY
3. MONITORING
PHASE

. If project activities cannot be avoided during
February 15 through September 15, a qualified
biologist will conduct a pre-construction breeding
bird survey for breeding birds and active nests or
potential nesting sites within the limits of project
disturbance. The survey will be conducted at least
seven days prior to the onset of scheduled activities,
such as mobilization and staging. It will end no more
than three days prior to vegetation, substrate, and
structure removal and/or disturbance.

. If no breeding birds or active nests are observed
during the pre-construction survey or they are
observed and will not be impacted, project activities
may begin, and no further mitigation will be
required.

. If a breeding bird territory or an active bird nest is
located during the pre-construction survey and will
potentially be impacted, the site will be mapped on
engineering drawings and a no activity buffer zone
will be marked (fencing, stakes, flagging, orange
snow fencing, etc.) a minimum of 100 feet in all
directions or 500 feet in all directions for listed bird
species and all raptors. The biologist will determine
the appropriate buffer size based on the type of
activities planned near the nest and the type of bird
that created the nest. Some bird species are more
tolerant than others of noise and activities occurring
near their nest. This no-activity buffer zone will not
be disturbed until a qualified biologist has
determined that the nest is inactive, the young have
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

1. ENFORCEMENT
AGENCY
TOPICAL AREA RESPONSIBLE MONITORING 2. MONITORING
IMPACT MITIGATION MEASURE PARTY ACTION AGENCY
3. MONITORING
PHASE

fledged, the young are no longer being fed by the
parents, the young have left the area, or the young
will no longer be impacted by project activities.
Periodic monitoring by a biologist will be performed
to determine when nesting is complete. Once the
nesting cycle has finished, project activities may
begin within the buffer zone.

. If listed bird species are observed within the project
site during the pre-construction survey, the
biologist will immediately map the area and notify
the appropriate resource agency to determine
suitable protection measures and/or mitigation
measures and to determine if additional surveys or
focused protocol surveys are necessary. Project
activities may begin within the area only when
concurrence is received from the appropriate
resource agency.

. Birds or their active nests will not be disturbed,
captured, handled or moved. Active nests cannot be
removed or disturbed; however, nests can be
removed or disturbed if determined inactive by a
qualified biologist.

Threshold 4.4 d) Refer to Threshold 4.4 a) MM BIO-1 above. « Refer to above « Refer to « Refer to above
Would the project above

interfere

substantially with

the movement of

any native

resident or
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

1. ENFORCEMENT
AGENCY
TOPICAL AREA RESPONSIBLE MONITORING 2. MONITORING
IMPACT MITIGATION MEASURE PARTY ACTION AGENCY
3. MONITORING
PHASE

migratory fish or
wildlife species or
with established
native resident or
migratory wildlife
corridors, or
impede the use of
native wildlife
nursery sites?

Threshold 4.4 e)  Refer to Threshold 4.4 a) MM BIO-1 above. « Refer to above « Refer to « Refer to above

Conflict with the above
provisions of an
adopted Habitat
Conservation Plan,
Natural
Community
Conservation Plan,
or other approved
local, regional, or
state habitat
conservation plan?

4.5 Cultural Resources
Threshold 4.5b) MMCUL 1:
Cause a If archaeological resources are discovered during construction
substantial activities, the contractor will halt construction activities within a
adverse changein ~ 50-foot diameter and notify the City of West Covina. The project ¢ Qualified 2. City of West
the significance of ~ applicant shall retain an archaeologist who meets the Secretary  Archaeologist Covina
an archaeological ~ of the Interior’s Professional Qualifications Standards for

Archaeology who will be notified and afforded the necessary time

¢ Project e Field 1. City of West
Contractor Verification Covina
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1. ENFORCEMENT

AGENCY
TOPICAL AREA RESPONSIBLE MONITORING 2. MONITORING
IMPACT MITIGATION MEASURE PARTY ACTION AGENCY
3. MONITORING
PHASE
resource pursuant to recover, analyze, and curate the find(s). The qualified 3. During
to § 15064.5. archaeologist will recommend the extent of archaeological construction
monitoring necessary to ensure the protection of any other activities
resources that may be in the area. Any identified cultural
resources shall be recorded on the appropriate DPR 523 (A L)
form and filed with the South Central Coastal Information Center.
Construction activities may continue on other parts of the project
site while evaluation and treatment of prehistoric archaeological
resources takes place.
Threshold 4.5 c): MM CUL2: . . .
Disturb any human If human remains are encountered during excavations associated with ~ ® Project * Field 1. City of West
remains, including this project, all work will stop within a 30-foot radius of the discovery Contractor Verification Covina
those interred and the Los Angeles County Coroner will be notified (§ 5097.98 of the o :
outside of formal Public Resourcis Code). ¥he Coroner will determgr§1e whether the * Qualified . 2. Clty.Of West
cemeteries. remains are recent human origin or older Native American ancestry. If Archaeologist Covina
the coroner, with the aid of the supervising archaeologist, determines g Angeles 3. During project
that the remains are prehistoric, they will contact the NAHC. The NAHC ;
: ; R ; County Coroner construction
will be responsible for designating the Most Likely Descendant (MLD). activities
The MLD (either an individual or sometimes a committee) will be
responsible for the ultimate disposition of the remains, as required by §
7050.5 of the California Health and Safety Code. The MLD will make
recommendations within 24 hours of their notification by the NAHC.
These recommendations may include scientific removal and
nondestructive analysis of human remains and items associated with
Native American burials (§ 7050.5 of the Health and Safety Code).
4.7 Geology and Soils
Threshold 4.7 f): MM GEO-1: . . o .
Would the project  Prior to the issuance of the grading permit, the applicant shall * Project Applicant  + Monitoring L Clty.ofWest
directly or provide a letter to the City of West Covina PlanningDivision , or e Qualified ¢ Assessment Covina
indirectly destroy  designee, from a qualified paleontologist stating that the Paleontologist « Recover 2. City of West
a unique paleontologist has been retained to provide services for the y Covina
paleontological project. The paleontologist shall develop, as needed, a
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1. ENFORCEMENT
AGENCY
TOPICAL AREA RESPONSIBLE MONITORING 2. MONITORING
IMPACT MITIGATION MEASURE PARTY ACTION AGENCY
3. MONITORING
PHASE

resource or site or  Paleontological Resources Impact Mitigation Plan (PRIMP) to e Construction e Curation 3. Priorto the

unique geologic mitigate the potential impacts to unknown buried Contractor issuance of the

feature? paleontological resources that may exist onsite for the review grading permit
and approval by the City. The PRIMP shall require that the
paleontologist perform paleontological monitoring of any ground
disturbing activities within undisturbed native sediments during
mass grading, site preparation, and underground utility
installation. The project paleontologist may reevaluate the
necessity for paleontological monitoring after 50 percent or
greater of the excavations have been completed. In the event
paleontological resources are encountered, ground-disturbing
activity within 50 feet of the area of the discovery shall cease. The
paleontologist shall examine the materials encountered, assess
the nature and extent of the find, and recommend a course of
action to further investigate and protect or recover and salvage
those resources that have been encountered. Criteria for discard
of specific fossil specimens will be made explicit. If the qualified
paleontologist determines that impacts to a sample containing
significant paleontological resources cannot be avoided by
project planning, then recovery may be applied. Actions may
include recovering a sample of the fossiliferous material prior to
construction, monitoring work and halting construction if a
significant fossil needs to be recovered, and/or cleaning,
identifying, and cataloging specimens for curation and research
purposes. Recovery, salvage and treatment shall be done at the
Applicant’s expense. All recovered and salvaged resources shall
be prepared to the point of identification and permanent
preservation by the paleontologist. Resources shall be identified
and curated into an established accredited professional
repository. The paleontologist shall have a repository agreement
in hand prior to initiating recovery of the resource.
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

MITIGATION MEASURE

4.9 Hazards and Hazardous Materials

Threshold 4.9 a):
Would the project
create a significant
hazard to the
public or the
environment
through the
routine transport,
use, or disposal of
hazardous
materials?

MM HAZ-1:

During project site grading on the Valero gas station site the
project proponent shall periodically have soil samples tested for
TPH-g, TH-d, MTBE, and TBA. Upon finding samples with
concentrations of any of the contaminants at concentrations over
environmental screening levels (ESLs) for commercial use, the
project proponent shall: halt grading operations; shall retain a
qualified environmental assessor to conduct soil sampling and
testing to determine the extent of soil contaminated with
concentrations over ESLs; and shall then retain an environmental
remediation company to remediate and/or remove the
contaminated soil.

4.18 Tribal Cultural Resources

Threshold 4.18 b):
Cause a substantial
adverse change in
the significance of a
tribal cultural
resource that is
listed or eligible for
listing in the
California Register of
Historical Resources
or in a local register
of historical
resources as defined
in Public Resources
Code § 5020.1(k)?

MM TCR-1:

Retain a Native American Monitor Prior to Commencement of Ground-
Disturbing Activities

A. The project applicant/lead agency shall retain a Native American
Monitor from or approved by the Gabrielefio Band of Mission Indians -
Kizh Nation. The monitor shall be retained prior to the commencement
of any “ground-disturbing activity” for the subject project at all project
locations (i.e., both on-site and any off-site locations that are included in
the project description/definition and/or required in connection with
the project, such as public improvement work). “Ground disturbing
activity” shall include, but is not limited to, demolition, pavement
removal, potholing, auguring, grubbing, tree removal, boring, grading,
excavation, drilling, and trenching.

B. A copy of the executed monitoring agreement shall be submitted to
the lead agency prior to the earlier of the commencement of any ground-
disturbing activity, or the issuance of any permit necessary to commence
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

MITIGATION MEASURE

a ground-disturbing activity.

C. The monitor will complete daily monitoring logs that will provide
descriptions of the relevant ground-disturbing activities, the type of
construction activities performed, locations of ground disturbing
activities, soil types, cultural-related materials, and any other facts,
conditions, materials, or discoveries of significance to the Tribe. Monitor
logs will identify and describe any discovered TCRs, including but not
limited to, Native American cultural and historical artifacts, remains,
places of significance, etc., (collectively, tribal cultural resources, or
“TCR”), as well as any discovered Native American (ancestral) human
remains and burial goods. Copies of monitor logs will be provided to the
project applicant/lead agency upon written request to the Tribe.

D. On-site tribal monitoring shall conclude upon the latter of the
following (1) written confirmation to the Kizh from a designated point
of contact for the project applicant/lead agency that all ground-
disturbing activities and phases that may involve ground-disturbing
activities on the project site or in connection with the project are
complete; or (2) a determination and written notification by the Kizh to
the project applicant/lead agency that no future, planned construction
activity and/or development/construction phase at the project site
possesses the potential to impact Kizh TCRs.

MM TCR-2:

Unanticipated Discovery of Tribal Cultural Resource Objects (Non-
Funerary/Non-Ceremonial)

A. Upon discovery of any TCRs, all construction activities in the
immediate vicinity of the discovery shall cease (i.e., not less than the
surrounding 50 feet) and shall not resume until the discovered TCR has
been fully assessed by the Kizh monitor and/or Kizh archaeologist. The
Kizh will recover and retain all discovered TCRs in the form and/or
manner the Tribe deems appropriate, in the Tribe’s sole discretion, and
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+* SECTION 7.0 — MITIGATION MONITORING AND REPORTING PROGRAM +¢

MITIGATION MEASURE

for any purpose the Tribe deems appropriate, including for educational,
cultural and/or historic purposes.

MM TCR 3:

As specified by California Health and Safety Code § 7050.5, if human
remains are found on the project site during construction or during
archaeological work, the Los Angeles County Coroner’s office shall be
immediately notified and no further excavation or disturbance of the
discovery or any nearby area reasonably suspected to overlie adjacent
remains shall occur until the Coroner has made the necessary findings
as to origin and disposition pursuant to Public Resources Code §
5097.98. The Coroner would determine within two working days of
being notified if the remains are subject to his or her authority. If the
Coroner recognizes the remains to be Native American, he or she shall
contact the Native American Heritage Commission (NAHC) within 24
hours. The NAHC would make a determination as to the Most Likely
Descendent.
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