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CITY OF ALHAMBRA 
AGENDA 

ALHAMBRA PLANNING COMMISSION 
January 3, 2022 

 
CORONAVIRUS (COVID-19) ADVISORY NOTICE 

 
Consistent with Assembly Bill AB 361, the Alhambra Planning Commission meeting will not be 
physically open to the public and the meeting will take place via teleconference and video 
conference. 
 
To watch and listen to the meeting: To maximize public safety while still maintaining transparency 
and public access, members of the public can participate by using Zoom Webinar as follows:  
 
Zoom Webinar direct link: 
https://us02web.zoom.us/j/82735405361  
Webinar ID: 827 3540 5361 
 
Or by telephone by dialing 1-888-475-4499 (Toll Free) or 1-833-548-0276 (Toll Free) or 1-833-548-
0282 (Toll Free) or 1-877-853-5257 (Toll Free) or 1-669-900-9128 or 1-346-248-7799 or 1-253-215-
8782 or 1-646-558-8656 or 1-301-715-8592 or 1-312-626-6799 and entering Webinar ID: 827 3540 
5361. Please Note: All members of the public calling or logging into the meeting will be muted so that 
the meeting can proceed. 
 
For those wishing to speak on an agenda or non-agendized item, you have three options for 
participation: 
 

1. Pre-register to speak: Please email Principal Planner Paul Lam at plam@cityofalhambra.org no 
later than 4:30 p.m. prior to the meeting with the item number you wish to speak on and 
the phone number you will use when calling or the name you will use when logging into the 
meeting. You should then call or log into the meeting at least 10 minutes prior to its start 
time.  Staff will unmute you and announce you when it is your time to speak. You will have 
five minutes to speak, unless that time is adjusted by the President.   

 
2. “Raise your hand”: For those members of the public that wish to speak, but did not make a 

request via email as described above, such members of the public may speak by using the 
“Raise Hand” function during the public comments portion, if on Zoom. Staff will unmute you 
and announce you when it is your time to speak. If participating via telephone, the President 
will ask anyone participating by telephone if they would like to speak after asking those on 
Zoom. Staff will unmute telephone callers and you may state you wish to speak.  
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3.  Email comments to be read into the record, in lieu of speaking: As an alternative to speaking 
during the meeting, you can email your comments to the Planning Division at 
plam@cityofalhambra.org no later than 4:30 p.m. on January 3, 2022, to ensure that Planning 
Staff has time to print the emails prior to the beginning of the meeting. Comments will then 
be read into the record, with a maximum allowance of 5 minutes per individual comment, 
subject to the President’s discretion. If a comment is received after 4:30 p.m. but before the 
conclusion of the meeting based upon its time stamp, or if the sender of the email decides 
to speak during the meeting, the comment will still be included as a part of the record of 
the meeting but will not be read into the record. 

 
Any member of the public who needs accommodations or who needs their comments translated 
should email or call the Community Development Department at plam@cityofalhambra.org or (626) 
570-5034.  All requests for accommodations or translation services shall be made by 4 p.m. the 
Thursday prior to the Planning Commission meeting. If accommodation or translation is not 
requested by 4 p.m. the Thursday prior to the Planning Commission meeting, staff will try to 
accommodate the request to the best of their efforts to provide as much accessibility as possible 
while also maintaining public safety. Given the challenges of teleconference and video conference 
meetings, all participants are encouraged to email their comments prior to the beginning of the 
meeting, but are not required to do so. 
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AGENDA 
REGULAR MEETING 

ALHAMBRA 
CITY PLANNING COMMISSION 

111 South First Street 
January 3, 2022 

7:00 p.m. 
 
 
 
 

 
CALL MEETING TO ORDER: 
 

ROLL CALL: 
ANTONIO GARDEA, President    ERIC GARCIA, Vice President 
WING HO      CALIMAY PHAM 
CHRISTOPHER JUAREZ    RON SAHU 
JACOB MOJARRO     KENT TSUJII 
CHRIS OLSON      NAN “NOYA” WANG 
 

FLAG SALUTE: Led by President Gardea 
 

CONSENT AGENDA: 
 
Pursuant to Alhambra Municipal Code Section 23.78.020, all items listed on the Consent Agenda will be 
enacted by one motion based on the recommended actions listed below unless a citizen or a 
Commissioner requests that an item be removed and be heard separately.  Items placed on the Consent 
Agenda include smaller scale projects, projects which do not require Variances, projects which are being 
continued to future meetings and ministerial matters (minutes, resolutions, etc.). 
 
1. MINUTES – December 6, 2021 

 
Recommended Action:  Commission review and approve as submitted the Minutes of the 
December 6, 2021 Regular Meeting of the Alhambra Planning Commission. 
 

DISCUSSION ITEMS: 
 
There are no Discussion Items 
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PUBLIC HEARINGS: 

 
2. CONDITIONAL USE PERMIT CUP-21-20 

19 South Garfield Avenue, Units A & B 
Applicant: Peter Then 
This is an application for a Conditional Use Permit to allow an on-premise alcoholic beverage 
license (Type 41) for the sale of beer and wine in conjunction with meal service in an existing 
restaurant, Borneo Kalimantan Cuisine, located in the CBD-DRD (Central Business District-
Downtown Revitalization District) zone.  (This item is exempt from the California 
Environmental Quality Act) 
 
Recommended Action:  Adopt Resolution No. 22-01, approving Conditional Use Permit CUP-
21-20, subject to the Conditions of Approval.   
 

3. CONDITIONAL USE PERMIT CUP-21-24 
560 West Main Street, Unit A 
Applicant: Hyun Kim 
This is an application for a Conditional Use Permit to allow an on-premise alcoholic beverage 
license (Type 41) for the sale of beer and wine in conjunction with meal service in an existing 
restaurant, BBQ Chicken Alhambra, located in the CPD (Commercial Planned Development) 
zone.  (This item is exempt from the California Environmental Quality Act) 
 
Recommended Action:  Adopt Resolution No. 22-02, approving Conditional Use Permit CUP-
21-24, subject to the Conditions of Approval.   
 

4. GENERAL PLAN AMENDMENT GPA-22-01 
Citywide 
Applicant: City of Alhambra 
This is a Public Hearing for General Plan Amendment GPA-22-01 for the Draft 2021-2029 
Housing Element of the Alhambra General Plan and Negative Declaration, and the forwarding 
of a recommendation to the Alhambra City Council to submit the Draft Housing Element to 
the State Department of Housing and Community Development. 
 
Recommended Action:  Adopt Resolution No. 22-03, recommending that the City Council 
adopt a Resolution approving the Negative Declaration, approve the 2021-2029 Alhambra 
Housing Element, and direct staff to submit the 2021-2029 Housing Element to the State 
Department of Housing and Community Development for certification. 
 

DIRECTOR’S REPORT: 
 
At this time the Director of Community Development, or his/her designee, will provide updates on 
projects, programs or events within the City and make announcements as deemed necessary. 
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ORAL COMMUNICATIONS (TIME LIMIT – 5 MINUTES): 
 
Citizens wishing to address the Commission on any matter within the subject matter jurisdiction of the 
Commission not on the Agenda may do so at this time. Please note that while the Planning Commission 
values your comments, pursuant to the Brown Act, the Planning Commission cannot take action unless 
the matter appears as an item on a forthcoming agenda. 
 

COMMISSION COMMUNICATIONS/ANNOUNCEMENTS: 
 
Each Commissioner at his/her discretion may address the Commission and public on matters of 
general information and/or concern, including announcements and future agenda items. 
 

ADJOURNMENT: 
 
The next regularly scheduled meeting of the Alhambra Planning Commission will be held on Tuesday, 
January 18, 2022, at 7:00 p.m. 
 

NOTICE: 
 
AGENDA ITEMS:  Copies of the staff reports or other written documentation relating to each item of 
business described herein above are on file in the offices of the Community Development Department in 
City Hall, 111 South First Street, Alhambra, California, and are available on the City’s website.  If you 
would like to sign-up to receive the Planning Commission meeting agenda and staff reports packet, 
please visit the City’s website at www.cityofalhambra.org and you will be able to submit your email 
address on the homepage to the subscription service. 
 

APPEALS:  Any person wishing to appeal any decision of the Planning Commission to the City Council 
may do so by filing an appeal in writing along with the appropriate appeal fee to the Community 
Development Department in City Hall within 10 calendar days of the Planning Commission decision.  The 
appeal period for items on this agenda expires at the close of business on January 13, 2022. 



 
6 
 

Meeting Rules and Regulations 
 
Section 2.24.060 of the Alhambra Municipal Code provides for the Planning Commission to establish and enforce 
its own rules and regulations for its meetings.  The Planning Commission uses those rules and regulations 
established by the Municipal Code and implemented for use by the City Council. 
 
Addressing the Commission:  Any person wishing to address the Commission during the meeting, has three 
options for participation: 

1. Pre-register to speak: Please email Paul Lam at plam@cityofalhambra.org no later than 4:30 p.m. prior 
to the meeting with the item number you wish to speak on and the phone number you will use when 
calling or the name you will use when logging into the meeting. You should then call or log into the 
meeting at least 10 minutes prior to its start time.  Staff will unmute you and announce you when it is 
your time to speak. You will have five minutes to speak, unless that time is adjusted by the President. 

2. “Raise your hand”:  For those members of the public that wish to speak, but did not make a request via 
email as described above, such members of the public may speak by using the “Raise Hand” function 
during the public comments portion, if on Zoom. Staff will unmute you and announce you when it is your 
time to speak. If participating via telephone, the President will ask anyone participating by telephone if 
they would like to speak after asking those on Zoom. Staff will unmute telephone callers and you may 
state you wish to speak. 

3. Email comments to be read into the record, in lieu of speaking: As an alternative, you can email your 
comments by sending them to the Planning Division by email at plam@cityofalhambra.org no later than 
4:30 p.m. to ensure that Planning Staff has time to print the emails prior to the beginning of the 
meeting. Comments will then be read into the record, with a maximum allowance of 5 minutes per 
individual comment, subject to the President’s discretion. If a comment is received after 4:30 p.m. but 
before the conclusion of the meeting based upon its time stamp, or if the sender of the email decides 
to speak during the meeting, the comment will still be included as a part of the record of the meeting 
but will not be read into the record.  

 
All remarks shall be addressed to the Commission as a body and not to any member thereof.  No person, other 
than the Commission and the person having the floor, shall be permitted to enter into any discussion, either 
directly or through a member of the Commission, without the permission of the President.  No question shall be 
asked a Commissioner except through the President. 
 
Standards of Decorum:  Any person addressing the Commission who refuses to stop speaking after his/her time 
has expired or any person who behaves in such a manner as to interfere with or impede the progress of the 
Planning Commission meeting who, after a request by the President, refuses to cease such behavior may be 
muted upon direction of the President. 
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CITY OF ALHAMBRA PLANNING COMMISSION 
ACTION MINUTES 

 
Regular Meeting 
December 6, 2021 

 
 
 
A. CALL MEETING TO ORDER: 7:00 P.M. via video conference and teleconference 
 

B. ROLL CALL: 
  Present:  Ho, Juarez, Mojarro, Olson, Pham, Sahu, Tsujii, Wang, Gardea 
 
  Absent: Garcia 
 
  Staff Present:  Vanessa Reynoso, Deputy Director, Paul Lam, Principal Planner, Scott Quyle, 

Associate Planner, and Alondra Espinoza, Deputy City Attorney 
 
C. FLAG SALUTE: Led by President Gardea 
 
D. CONSENT AGENDA: 
 

ITEM 1: MINUTES – NOVEMBER 15, 2021 
Recommended Action:  Approve as Submitted. 
 

MOTION:  
• Moved to approve Minutes of November 15, 2021. 
• Moved by Commissioner Sahu. Seconded by Commissioner Olson. 
• The motion carried by the following roll call vote: 
 

Roll Call Vote: 8-0-1 
Ayes: Ho, Juarez, Olson, Pham, Sahu, Tsujii, Wang, Gardea 
Noes:  None 
Abstain: Mojarro 
Absent: Garcia 

 
• For additional information regarding the discussion, the audio and video 

recordings of the discussion are available here: 
 
Audio: 
https://ca-
alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-
MP3 
 
 

https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
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Video: 
https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-
December-6-2021-Reduced-Size-Video-MP4 

 

E. DISCUSSION ITEMS 
 

• There were no Discussion items. 
 
F. PUBLIC HEARINGS: 
 

ITEM 2: PLANNED DEVELOPMENT PERMIT PD-21-47 AND 
CONDITIONAL USE PERMIT CUP-21-23 

• 726 East Main Street 
• Request: This is an application for a Planned Development Permit and 

Conditional Use Permit to preserve the existing two-story, 38,075 
square foot commercial building, previously known as Wondries 
Nissan, and convert it into a health and human services use consisting 
of medical offices, a senior daycare center, and a café located on a site 
of approximately 79,469 square feet located in the EMC (East Main 
Commercial) zone. (This item is exempt from the California 
Environmental Quality Act) 

• Recommended Action:  Adopt Resolution No. 21-33 approving 
Planned Development Permit PD-21-47 and Conditional Use Permit 
CUP-21-23, subject to the Conditions of Approval. 

• Associate Planner Quyle provided Staff’s presentation. 
• Anthony Tam and Chun Chang of TAMstudio presented an 

overview of the project and the architectural design. 
• Amy Korn of Korn Randolph presented the landscape design. 
• Peter Ng of Chinatown Service Center presented the history of the 

organization and services offered. 
• Commissioner Questions: 

President Gardea inquired into the City’s tree to parking space ratio, 
the applicant’s intent to rehabilitate the back parking lot, if any, and 
possibilities to incorporate canopy trees. 
Commissioner Pham asked how many Alhambra residents are 
currently served by CSC and how many more people can be served 
with the new location.   
Commissioner Ho thought this was an effective re-use of the site and 
asked the applicant to explain the design process. 
Commissioner Wang clarified that the existing facility would be 
retained and inquired into the target communities for this type of 
services.  She was of the opinion that this would be a great facility for 
the City. 
Commissioner Sahu verified people from other communities were 
invited to use the services.  He also inquired into the potential for solar 
upgrades. 

https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-December-6-2021-Reduced-Size-Video-MP4
https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-December-6-2021-Reduced-Size-Video-MP4
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Commissioner Mojarro inquired into the differences between the use 
and senior care.  He also inquired into why certain entitlements were 
required. 
Commissioner Olson was complimentary of the use. 

• Public Comments:   
Lewis McCammon, resident, was supportive of the use. He provided 
suggestions to improve pedestrian safety. 
Jennifer Ng, resident, suggested that the south elevation could be 
softened and additional landscaping could be provided in or around the 
back parking lot.  She was supportive of the project. 
Marisol Grier, resident, commented on the community outreach and 
the successful partnership between the applicant and the community.  
She suggested “Alhambra” should be highlighted in the business 
signage and was supportive of the project. 
Henry Gurrola, resident, wanted to ensure that parking would be 
contained onsite and did not spill onto Hidalgo Avenue. 
Veronica Hernandez, resident, was concerned with “Chinatown” 
being included in the business name and requested a more inclusive 
business name. 
Maris Tyler, resident, was concerned with “Chinatown” being 
included in the business name and requested a more inclusive business 
name. 
Laura Freeborn, wanted to see a business name that represented 
Alhambra. 
Bernice Ortega, resident, was concerned with “Chinatown” being 
included in the business name and requested a more inclusive business 
name. 
Raul Cardoza, resident, was of the opinion “Chinatown Service 
Center” would create confusion with the area being a Chinatown.  
Pamela Boucher, resident, wanted a more inclusive business name. 
Brad Michaels, resident, was of the opinion “Chinatown Service 
Center” would create confusion with the area being a Chinatown.  He 
asked if the business signs would be in English and requested the 
business to use a more inclusive name. 
Cody Corbett, resident, requested that the business name should 
reflect Alhambra and not Chinatown. 
Susan Peacock, resident, supported proposed uses, but desired a more 
inclusive business name. 
Cayla Newkirk, was concerned with “Chinatown” being included in 
the business name and requested a more inclusive business name. 
Melissa Michelson, resident, thought the business name was 
confusing.  She encouraged the staff to be multi-lingual.  She also 
inquired into the process for renting the onsite community room. 
Lawrence Marchese, resident requested the business name to include 
“Alhambra” to be more inclusive to all. 
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Marisela Diaz, resident requested the business name to include 
“Alhambra” to be more inclusive to all. 
Congresswoman Judy Chu, 27th District, supported the applicant’s 
application to participate in the PACE program. 
Assemblyman Ed Chau, 49th District, supported the applicant’s 
application to participate in the PACE program. 
Herbert K. Hatanaka, Executive Director, SSG, supported the 
applicant’s application to participate in the PACE program. 
Cathleen Ladd, Senior Vice President, Alzheimer’s Los Angeles, 
supported the applicant’s application to participate in the PACE 
program. 
Olga Alarid, resident, was supportive of the reuse of the building and 
the services offered but was concerned that the name of the business 
ran counter to the Old Town Alhambra character the residents are 
working to achieve. 
Bert Ng, resident, stated that as a Chinese-American, he was 
embarrassed and frustrated with the comments from some of the 
previous speakers and emails read.  He was supportive of the use. 

• Commissioner Comments:  
President Gardea commented on the architectural and landscape 
treatments. 
Commissioner Olson stated that business signage will be addressed 
by the Design Review Board.  She was accepting of cascading vines 
along the south elevation. 
Commissioner Sahu commended the applicant for the outreach 
efforts.  He clarified with the applicant the public’s ability to use the 
community room.  He commented on Mr. McCammon’s public safety 
concern, and inquired with the applicant on any potential operators for 
the café.  He added that the mural at the café storefront could be an 
opportunity to establish a connection with the city. 
Commissioner Mojarro commended the applicant for the 
architectural design.  He commented on privacy concerns to the south 
and inquired about site security.  He spoke of pedestrian safety.  He 
was cautious of granting Variances and the precedent it could set. He 
also inquired if the applicant would consider including “Alhambra” in 
the facility name. 
Associate Planner Quyle read the language for amended Condition of 
Approval PL12 and new Condition of Approval PL22. 
 

MOTION:  
• Moved to approve Planned Development Permit PD-21-47 and 

Conditional Use Permit CUP-21-23 with an amendment to Condition of 
Approval PL12 and added Condition of Approval PL22. 

• Moved by Commissioner Ho. Seconded by Commissioner Olson. 
• The motion carried by the following roll call vote: 
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Roll Call Vote: 8-1 
Ayes: Ho, Juarez, Olson, Pham, Sahu, Tsujii, Wang, Gardea 
Noes:  Mojarro 
Abstain: None 
Absent: Garcia 

 
• For additional information regarding the discussion, the audio and video 

recordings of the discussion are available here: 
 
Audio: 
https://ca-
alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-
MP3 
 
 
Video: 
https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-
December-6-2021-Reduced-Size-Video-MP4 

 
G. DIRECTOR’S REPORT: 

 
• Deputy Director Reynoso informed the Commission that the second meeting of 

December is cancelled and that this was the last meeting of 2021. 
 

H. ORAL COMMUNICATIONS: 
 

• There were none. 
 

I. COMMISSION COMMUNICATIONS/ANNOUNCEMENTS: 
 

• Commissioner Olson congratulated Vice President Garcia and his wife on the birth of 
their son three days earlier. 

• President Gardea inquired on the process for the public to provide input on items that 
are appealed to the City Council.  He also confirmed with Staff that the next scheduled 
meeting of the Planning Commission was on January 3, 2022. 

• Commissioner Mojarro provided background information on himself. 
 
J. ADJOURNMENT: 
 

• There being no other business, the meeting was adjourned at 9:33 P.M. to Monday, 
January 3, 2022, at 7:00 P.M. 
 
 
 

_______________________________ 
Antonio Gardea 
President 

https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
https://ca-alhambra.civicplus.com/DocumentCenter/View/2957/PC_Meeting_12062021-Audio-MP3
https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-December-6-2021-Reduced-Size-Video-MP4
https://ca-alhambra.civicplus.com/DocumentCenter/View/2958/PC-Meeting-December-6-2021-Reduced-Size-Video-MP4
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ATTEST: 
 
 
_______________________ 
Paul Lam 
Principal Planner 
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	1.0 ENVIRONMENTAL CHECKLIST FORM
	Initial Study Checklist
	1. Project Title:
	2. Lead Agency Name and Address:
	3. Contact Person and Email:
	4. Project Location:
	5. General Plan Designation:
	6. Zoning:
	7. Description of Project:
	Introduction
	New Legislation
	Affirmative Furthering Fair Housing (Assembly Bill [AB] 686)
	Enhanced Requirements Realistic Development Potential (AB 1397)
	No Net Loss (Senate Bill [SB] 166)

	Regional Housing Needs Assessment Allocation
	Project Setting
	Regional Setting
	Local Setting



	Figure 1 Regional Location Map
	Figure 2 Project Location Map
	Applicable Plans
	SCAG 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy
	Alhambra General Plan

	General Plan Land Use Designations
	City Municipal Code (AMC)
	Zoning Code
	Districts and Specific Plans

	2021-2029 Housing Element Update
	Housing Goals
	Goal 1:  Preservation and improvement of the existing supply of housing and prevention of displacement among existing tenants.
	Goal 2:  Assist in the maintenance and production of a wide range of housing types to meet existing and future housing needs in the community.


	Figure 3 General Plan Land Use Designation Map
	Figure 4 Zoning Map
	Figure 5 Districts And Specific Plan Map
	Goal 3:  Identify adequate housing sites through appropriate land use, zoning, and specific plan designations to accommodate the city’s share of regional housing needs.
	Goal 4:  Develop regulations and strategies that mitigate potential governmental and nongovernmental constraints to housing production and affordability.
	Goal 5:  A community that provides equitable housing access to all neighborhoods and provides housing opportunities for all persons regardless of race, sex, marital status, religion, color, national origin, disability color, or family status.
	Goal 6:  A community that has a balance of employment and housing proximity to one another and offers opportunities for access to affordable housing near employment concentrations.
	Goal 7:  Ensure that the City’s housing goals are met, and its housing policies are consistent with State law and the General Plan.
	8. Public agencies whose approval is required (e.g., permits, financing approval, or participation agreement):
	9. Have California Native American tribes traditionally and culturally affiliated with the Project area requested consultation pursuant to Public Resources Code (PRC) Section 21080.3.1? No.

	Environmental Factors Potentially Affected
	DETERMINATION:

	2.0 POTENTIAL ENVIRONMENTAL IMPACTS
	2.1 Aesthetics
	a. Have a substantial adverse effect on a scenic vista?
	b. Substantially damage scenic resources, including, but not limited to, trees, rock  outcroppings, and historic buildings within a State scenic highway?
	c. In nonurbanized areas, substantially degrade the existing visual character or quality of public views of the site and its surroundings? (Public views are those that are experienced from publicly accessible vantage point.) If the Project is in an ur...
	d. Create a new source of substantial light or glare, which would adversely affect day or nighttime views in the area?

	2.2  Agriculture and Forestry Resources
	a. 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 nonagricultural use?
	b. Conflict with existing zoning for agricultural use, or a Williamson Act contract?
	c. Conflict with existing zoning for, or cause rezoning of, forestland (as defined in PRC section 12220(g)), timberland (as defined by PRC section 4526), or timberland zoned Timberland Production (as defined by Government Code section 51104(g))?
	d. Result in the loss of forestland or conversion of forestland to nonforest use?
	e. Involve other changes in the existing environment, which, due to their location or  nature, could result in conversion of Farmland to nonagricultural use, or conversion of  forestland to nonforest use?

	2.3 Air Quality
	a. Conflict with or obstruct implementation of the applicable air quality plan?
	b. Result in 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. Result in other emissions (such as those leading to odors) adversely affecting a  substantial number of people?
	Construction
	Operation


	2.4 Biological Resources
	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 or regional plans, policies, or regulations, or by the California Departmen...
	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 Game 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 resident or migratory wildlife corridors, or impede the use of native wildlife 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 approved local, regional, or State habitat conservation plan?

	2.5 Cultural Resources
	a. Cause a substantial adverse change in the significance of a historical resource as defined in Section 15064.5?
	b. Cause a substantial adverse change in the significance of an archaeological resource pursuant to Section 15064.5?
	c. Disturb any human remains, including those interred outside of formal cemeteries?

	2.6. Energy
	a. Result in potentially significant environmental impact due to wasteful, inefficient, or unnecessary consumption of energy resources, during project construction or  operation?
	Construction
	Operation

	b. Conflict with or obstruct a State or local plan for renewable energy or energy efficiency?

	2.7 Geology and Soils
	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 based on other substantial evidence of a known fault? Refer to Division of Mines and Geol...
	ii. Strong seismic ground shaking?
	iii. Seismic-related ground failure, including liquefaction?
	iv. Landslides?

	b. Result in substantial soil erosion or the loss of topsoil?
	c. 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?
	d. 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?
	e. 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 wastewater?
	f. Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?


	Figure 6 Landslide Potential Map
	2.8 Greenhouse Gas Emissions
	a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the environment?
	Area Sources
	Energy Sources
	Mobile Sources
	Solid Waste Emissions
	Water Consumption and Wastewater Emissions
	Conclusion

	b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the emissions of greenhouse gases?
	Consistency with California Title 24
	Consistency with the Energy Efficiency Climate Action Plan (EECAP)
	Consistency with SCAG’s RTP/SCS
	Integrated Growth Forecast
	Consistency with VMT Reduction Strategies and Policies



	2.9 Hazards and Hazardous Materials
	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. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school?
	d. 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?
	e. For a project located within an airport land use plan or, where such plan has not been adopted, within 2 miles of a public airport or public use airport, would the Project result in a safety hazard 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 to a significant risk of loss, injury, or death involving wildland fires, including where wildlands are adjacent to urbanized areas or where residences are intermixed with wildlands?

	2.10 Hydrology and Water Quality
	a. Violate any water quality standards or waste discharge requirements or otherwise substantially degrade surface or groundwater quality?
	b. Substantially decrease groundwater supplies or interfere substantially with groundwater recharge such that the Project may impede sustainable groundwater management of the basin?
	c. 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 off site;
	ii. substantially increase the rate or amount of surface runoff in a manner which would result in flooding on- or off-site;
	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; or
	iv. impede or redirect flood flows?

	d. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation?
	e. Conflict with or obstruct implementation of a water quality control plan or sustainable groundwater management plan?

	2.11 Land Use and Planning
	a. Physically divide an established community?
	b. 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?
	City General Plan Land Use Element


	2.12 Mineral Resources
	a. Result in the loss of availability of a known mineral resource that would be of future 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 general plan, specific plan, or other land use plan?

	2.13 Noise and Vibration
	a. Generation of a substantial temporary or permanent increase in ambient noise levels the vicinity of the Project in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?
	Environmental Setting
	Local Regulatory Setting
	Noise Sensitive Receptors
	Future Housing Development

	b. Generation of excessive ground-borne vibration or ground-borne noise levels?
	c. For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a plan has not been adopted, within 2 miles of a public airport or public use airport, would the Project expose people residing or working in...

	2.14 Population, Employment and Housing
	a. Induce substantial population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)?
	b. Displace substantial numbers of existing people or housing, necessitating the construction of replacement housing elsewhere?

	2.15 Public Services
	a. Result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause significant environ...
	i. Fire protection?
	ii. Police protection?
	iii. Schools?
	iv. Parks?
	v. Other public services?


	2.16 Recreation
	a. 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. Include recreational facilities or require the construction or expansion of recreational facilities, which might have an adverse physical effect on the environment?

	2.17 Transportation and Circulation
	a. Conflict with a program plan, ordinance, or policy addressing the circulation system, including transit, roadway, bicycle, and pedestrian facilities?
	b. Conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)?
	c. Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?
	d. Result in inadequate emergency access?

	2.18 Tribal Cultural Resources
	a. Listed or eligible for listing in the California Register of Historical Resources, or in a local register of historical resources as defined in PRC Section 5020.1(k)?
	b. A resource determined by the lead agency, in its discretion and supported by substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of  PRC Section 5024.1? In applying the criteria set forth in subdivision (d) of ...

	2.19 Utilities and Service Systems
	a. Require or result in the relocation or construction of new or expanded water, or wastewater treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities, the construction or relocation of which could cause signifi...
	b. Have sufficient water supplies available to serve the Project from existing entitlements and resources, or are new and expanded entitlements needed?
	c. 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?
	d. 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?
	e. Comply with federal, State, and local management and reduction statutes and regulations related to solid waste?

	2.20 Wildfire
	a. Substantially impair an adopted emergency response plan or 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 envir...
	d.  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?

	2.21 Mandatory Findings of Significance
	a. Does the Project have the potential to 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 o...
	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, t...
	c. Does the Project have environmental effects which would cause substantial adverse effects on human beings, either directly or indirectly?
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