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1 INTRODUCTION

This Initial Study (IS) document evaluates potential environmental effects resulting from
construction and operation of the proposed Ararat Homes Residential Care and Nursing
Facility Project (“project”). The proposed project is subject to the guidelines and regulations
of the California Environmental Quality Act (CEQA). Therefore, this document has been
prepared in compliance with the relevant provisions of CEQA and the CEQA Guidelines as
implemented by the City of Los Angeles (City). Based on the analysis provided within this
Initial Study, the City has concluded that the project will not result in significant and
unavoidable impacts on the environment, and that a Mitigated Negative Declaration can be
adopted. This Initial Study and Mitigated Negative Declaration are intended as informational
documents and are ultimately required to be adopted by the decision maker prior to project
approval by the City.

1.1 PURPOSE OF AN INITIAL STUDY

The California Environmental Quality Act was enacted in 1970 with several basic purposes:
(1) to inform governmental decision makers and the public about the potential significant
environmental effects of proposed projects; (2) to identify ways that environmental damage
can be avoided or significantly reduced; (3) to prevent significant, avoidable damage to the
environment by requiring changes in projects through the use of feasible alternatives or
mitigation measures; and (4) to disclose to the public the reasons behind a project’s approval
even if significant environmental effects are anticipated.

An application for the proposed project has been submitted to the City of Los Angeles
Department of City Planning for discretionary review. The Department of City Planning, as
Lead Agency, has determined that the Project is subject to CEQA, and the preparation of an
Initial Study is required.

An Initial Study is a preliminary analysis conducted by the Lead Agency, in consultation with
other agencies (responsible or trustee agencies, as applicable), to determine whether there
is substantial evidence that a project may have a significant effect on the environment. If the
Initial Study concludes that the Project, with mitigation, may have a significant effect on the
environment, an Environmental Impact Report should be prepared; otherwise, the Lead
Agency may adopt a Negative Declaration or a Mitigated Negative Declaration.

This Initial Study has been prepared in accordance with CEQA (Public Resources Code
§ 21000 et seq.), the State CEQA Guidelines (Title 14, California Code of Regulations,
§ 15000 et seq.), and the City of Los Angeles CEQA Guidelines (1981, amended 2006).
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1.2. ORGANIZATION OF THE INITIAL STUDY

This Initial Study is organized into four sections as follows:
1 INTRODUCTION

Describes the purpose and content of the Initial Study and provides an overview of the
CEQA process.

2 EXECUTIVE SUMMARY
Provides project information, identifies key areas of environmental concern, and
includes a determination whether the project may have a significant effect on the
environment.

3 PROJECT DESCRIPTION

Provides a description of the environmental setting and the project, including project
characteristics and a list of discretionary actions.

4 EVALUATION OF ENVIRONMENTAL IMPACTS

Contains the completed Initial Study Checklist and discussion of the environmental
factors that would be potentially affected by the project.
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2 EXECUTIVE SUMMARY

PROJECT TITLE ARARAT HOMES RESIDENTIAL CARE AND
NURSING FACILITY PROJECT

ENVIRONMENTAL CASE NO. ENV-2021-0833-MND

RELATED CASES

PROJECT LOCATION 15105 MISSION HILLS ROAD

COMMUNITY PLAN AREA MISSION HILLS

GENERAL PLAN VERY LOW RESIDENTIAL

DESIGNATION

ZONING RA-1 AND A2-1

COUNCIL DISTRICT 7

LEAD AGENCY City of Los Angeles, Department of City Planning
STAFF CONTACT CORREY KITCHENS

ADDRESS 6262 VAN NUYS BOULEVARD, ROOM 430

VAN NUYS, CA 91401

PHONE NUMBER (818) 374-5034
EMAIL CORREY.KITCHENS@LACITY.ORG
APPLICANT DERIK G. GHOOKASIAN

ARARAT HOMES, INC.

ADDRESS 7660 WOODWAY DR. SUITE 400
HOUSTON, TX 77063

PHONE NUMBER (818) 365-3000 EXT. 247
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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” as indicated by the

checklist on the following pages.

[] Aesthetics [] Greenhouse Gas Emissions [] Public Services

[] Agriculture & Forestry Resources [ ] Hazards & Hazardous Materials [ ] Recreation

] Air Quality [] Hydrology / Water Quality [] Transportation

[] Biological Resources ] Land Use / Planning XI Tribal Cultural Resources

X Cultural Resources [] Mineral Resources [] Utilities / Service Systems

] Energy ] Noise L] wildfire

X Geology / Soils ] Population / Housing O Mandatory Findings of
Significance

DETERMINATION
(To be completed by the Lead Agency)

On the basis of this initial evaluation:

O

X

O

O

O

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

| find that although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions on the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

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

| find the proposed project 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 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.

| 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 pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed project, nothing further is required.

Correy Kitchens City Planning Associate

PRINTED NAME TITLE

Cﬁuw,% ARizfena February 22, 2024

SIGNAPURE DATE
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EVALUATION OF ENVIRONMENTAL IMPACTS

1)

2)

3)

4)

5)

6)

7

8)

9)

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
guestion. 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.qg., 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 will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site,
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 that 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 a mitigation measure has reduced an effect from "Potentially Significant Impact” to
"Less Than Significant Impact." The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level (mitigation measures from
"Earlier Analysis," as described in (5) below, may be cross referenced).

Earlier analysis must be used where, pursuant to the tiering, program EIR, or other CEQA process,
an effect has been adequately analyzed in an earlier EIR, or negative declaration. Section 15063
(©)(3)(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are 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 which 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 to the page or pages where
the statement is substantiated

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

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

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 significance.
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3 PROJECT DESCRIPTION

3.1 PROJECT SUMMARY

The proposed project would be an addition to the pre-existing Ararat Nursing Home located
at 15105 Mission Hills Road. The proposed project would consist of a three-story lower
campus with an underground parking garage and a four-story upper campus with both surface
parking and an underground level parking garage. The building footprint of the lower campus
would be 51,000 sf for the skilled nursing facility and 96,150 sf for the assisted living (third
floor) and memory care (first and second floor) facility. The skilled nursing in-patient building
would provide 96 beds in 84 double rooms and 12 semi-private rooms, while the assisted
living and memory care facility would provide 234 beds in 117 double rooms (39 rooms per
floor). The upper campus would consist of a 61-unit apartment building and 40 townhouse
units in four buildings. The building footprint of the upper campus would be 90,460 sf. In total,
the proposed project would result in 101 new residential units (townhomes and apartments)
and 330 new assisted living, memory care, and in-patient beds. The large unoccupied areas
of the site would be used as open space and landscaped accordingly.

A total of 299 parking spaces for the project will be provided in the underground parking
garages and small surface parking lot. Export of approximately 60,000 cubic yards of earth
materials will be required. To achieve the proposed project, the applicant is requesting the
following land use entitlements:

= Eldercare Unified Permit Process (LAMC Section 14.3.1): to allow 1) eldercare
facility in the RA and A2 zones, 101-unit senior independent living (inclusive of 50
senior housing units, 31 affordable senior housing units and 20 special needs senior
housing units), 234-bed assisted living, (inclusive of 156-bed memory care) and 96-
bed skilled nursing.

= Zoning Administrator Adjustment (LAMC Section 12.21.C8(c)): to allow an 18-
foot front yard setback in lieu of 20% of the depth of the lot or a maximum of 25 feet
as required per LAMC Section 12.07 C.1 and LAMC Section 12.06 C.1.

= Zoning Administrator Determination (LAMC Section 12.24 X.26): to allow LAMC
12.21C.8(c) 1) two separate retaining walls with varying heights up to 20 feet.

= Site Plan Review (LAMC Section 16.05): to allow development with more than 50
dwelling units.

3.2 ENVIRONMENTAL SETTING
3.2.1 Project Location

The project is proposed on an approximately 11.35-acre site located at 15105 Mission
Hills Road (project site) within the Mission Hills Community Plan (“Community Plan”)
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area of the City of Los Angeles (“City”). The project site is located approximately 0.2-
miles southwest of the I-5 interchange and approximately 0.2-miles southeast of the
I-405 interchange. Figure 1 shows the location of the project site in the Mission Hills
neighborhood and in the City of Los Angeles. Figure 2 shows the boundaries of the
project site.

3.2.2 Existing Conditions

The project site consists of four parcels (Assessor’s Parcel Numbers [APN] 2664-022-
019, 2664-022-018, 2664-022-008, and 2664-022-009). APN 2664-022-019 is
approximately 1.07 acres and contains a single-family residence (1,847 sf). APN
2664-022-018 is approximately 6.64 acres and contains a single-family residence
(2,675 sf). APN 2664-022-008 is approximately 2.45 acres and does not contain
structures. APN 2664-022-009 is approximately 1.19 acres and does not contain
structures. The undeveloped portions of the site contain landscaping and undisturbed
vegetation. There are currently 197 trees located on site, including one Coast Live
Oak (sp. Quercus agrifolia), two Valley Oaks (sp. Quercus lobata), and one Sycamore
(sp. Platanus racemosa) that are protected tree species. The other 193 trees would
be removed as part of the project. All existing structures would be removed to allow
for development of the project.

The entire project site is designated for Very Low Residential uses by the Community
Plan. The north portion of the project site (i.e., APN 2664-022-018 and APN 2664-
022-019) has a corresponding zone of RA-1, while the south portion of the project site
(i.e., APN 2664-022-008 and APN 2664-022-009) has a corresponding zone of A2-1.

The LAMC establishes the zoning for the north portion of the project site as RA-1
(Suburban Agriculture, Height District 1) and the south portion of the project site as
A2-1 (Agriculture, Height District 1). The RA zone permits limited agricultural uses,
one-family dwellings, and home occupations. Height District No. 1, in conjunction with
the RA zone, establishes a maximum height of 36-feet for roofs with slopes of greater
than 25 percent and 30-feet for roofs with slopes of less than 25 percent. LAMC
Section 12.07 C.5 establishes a maximum residential floor area in the RA zone of 20
percent of the lot area if the lot is greater than 20,000 square-feet or 5,000 square-
feet, whichever is greater. The A2 zone permits Al uses, which are single-family
dwellings, parks, playgrounds, community centers, golf courses, and agricultural uses.
Height District No. 1, in conjunction with the A2 zone, establishes a maximum height
of 45 feet and a maximum Floor/Area Ratio (FAR) of 3:1.
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Figure 2 Project Location
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3.2.3

3.3

3.3.1

Surrounding Land Uses

The site is bounded by Mission Hills Road to the south, with Bishop Alemany High
School baseball/softball/soccer fields and track and a self-storage facility south of
Mission Road, Eden Memorial Park to the west, an assisted living facility and museum
to the east, and two single-family residences to the north. Table 1 lists the surrounding
land uses with general plan and zoning designations, as well as existing uses.

Table 1 Surrounding Land Uses

General Plan Zoning District Existing Uses

Designation
Project Very Low Suburban Agriculture (RA-1) Single-family residences
Site Residential Agricu|ture (A2_1)
North Very Low Agriculture (A2-1) Two single-family
Residential residences
South Very Low Agriculture (A2-1) Bishop Alemany High
Residential School baseball/softball
fields, soccer field, and
track; self-storage facility
East Very Low Agriculture (A2-1) Ararat Home of Los
Residential Angeles assisted living
facility; Ararat-Eskijian
Museum
West Very Low Agriculture (A2-1) Eden Memorial Park
Residential

Residential Estate (RE20-1)

DESCRIPTION OF PROJECT

Project Overview

As noted above, the project would be an addition to the existing Ararat Nursing Home
located at 15105 Mission Hills Road. Specifically, an eldercare facility with two
independent campuses (the “Lower Campus” and “Upper Campus”) would be
constructed.

Lower Campus

On the Lower Campus, a 330-bed complex with two separate buildings and one level
of subterranean parking would be constructed. The Lower Campus would contain a
three-story building with memory care and assisted living units (234 total beds) and a
three-story building with skilled nursing in-patient units (96 total beds). The
subterranean parking structure would contain approximately 151 vehicular parking
spaces as well as two kitchens, offices, laundry areas, and storage and utility rooms.
An additional 10 drop-off vehicle spaces would be provided at ground level. The first
floor of the memory care and assisted living building would contain residential units,
support function areas with dining areas, offices, and a wellness education center on
the deck connected to the memory care and assisted living building. The second and
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third floors of the memory care and assisted living building would contain residential
units, support functions areas, and multi-purpose rooms.

The first floor of the skilled nursing building would contain residential units, a dining
area, patio, support functions areas, and an office. The second and third floors of the
skilled nursing building would contain residential units, support functions, and a dining
area. Buildings on the Lower Campus would contain bedrooms, community activity
areas, dining areas, and physical therapy areas. The roofs of both buildings would
contain solar panels and the deck would have a rooftop garden. The Lower Campus
would contain a total square footage of approximately 214,500 square-feet (including
the 68,000-sf subterranean parking garage). The memory care and assisted living
building would have a height of 53-feet to the roof plus an additional four-feet to the
top of the mechanical penthouse screen above the roof for a maximum height of 57-
feet. The skilled nursing facility would have a height of 51-feet to the roof plus an
additional four-feet to the top of the mechanical penthouse screen above the roof for
a maximum height of 55-feet.

Upper Campus

On the Upper Campus, an independent living complex with 40 townhomes and 61
apartment units over one level of subterranean parking would be constructed. The
townhomes would be contained in four separate two-story buildings with a total
building footprint of approximately 54,000 square-feet, and the apartments would be
contained in a single four-story building with a building footprint of approximately
61,000 square-feet. The 40,000-sf subterranean parking garage would contain 111
parking spaces. Parking would also be provided in a surface parking lot with 27 parking
spaces. The apartment building would contain residential units and amenities,
including a dining room, kitchen, administrative offices, and community areas, such as
a lounge/internet bar, gift shop, business center, beauty salon, wellness center, and
cinema room. The Upper Campus would contain a total building area of approximately
155,000 square-feet (including the subterranean parking garage). The first level of the
apartment building consists of residential units and amenities including a movie
theater, dining areas, a lounge area, a beauty salon, a wellness center, offices, a gift
shop, and a mail room. The second and third levels of the apartment consists of
residential units and the third level of the apartment contains a viewing deck. The
fourth level (roof) of the apartment consists of solar panels. Outdoor spaces on the
Upper Campus would include a pool and rooftop deck associated with the apartment
building, a ground-level viewing plaza, a courtyard, and an amphitheater. The
apartment building would have a height of 53-feet to the roof plus an additional two-
feet to the top of the mechanical penthouse screen above the roof for a maximum
height of 55-feet. The townhomes would have a maximum height of 27-feet.

Figure 3 shows the proposed overall site plan and Figure 4 through Figure 6 show
conceptual elevation renderings of the proposed project. Table 2 provides a summary
of the proposed project building sizes and landscaping.
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Figure 3 Proposed Site Plan
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Figure 4 Proposed Lower Campus Elevations
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Figure 5 Proposed Upper Campus South and West Elevations
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Figure 6 Proposed Upper Campus East and North Elevations
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Table 2

Project Summary

Building Area

Total Acreage

Total Building Footprint

FAR

Upper Campus

Total Building Area
Subterranean Parking
Apartments
Townhouses

Residential Units
Apartments
Townhomes

Height

Parking
Lower Campus
Total Building Area

Subterranean Parking
and Other Uses

Memory Care and
Assisted Living

Skilled Nursing Facility
Beds
Height

Parking
Bicycle Parking

494,620 sf (11.35 acres)
370,500 sf
0.75

155,000 sf
40,000 sf
61,000 sf
54,000 sf
101 units
61 units
40 units

Apartment — 53 feet (at the roof); 55 (at the top of the mechanical
penthouse screen)

Townhomes — 27 feet

138 (111 subterranean spaces + 27 surface spaces)

214,500 sf
68,000 sf

95,500 sf

51,000 sf
330 beds

Memory Care and Assisted Living — 53 feet (at the roof); 57 feet (at the
top of the mechanical penthouse screen)

Skilled Nursing Facility — 51 feet (at the roof); 55 feet (at the top of the
mechanical penthouse screen)

161 (151 subterranean spaces + 10 drop-off plaza level spaces)

Short and Long Term

75 stalls

Open Space and Landscaping

Upper Campus
Hillside Area
Lower Campus

Total

27,790 sf (4.9% site coverage)
245,278 sf (43.5% site coverage)
62,094 sf (11.0% site coverage)

335,162 sf  (59.4% site coverage)




3.3.2

3.3.3

3.34

Design and Architecture

Project buildings would be surfaced with painted stucco, comprised of different tones of
taupe and light red/rust, in addition to aluminum window frames, replicated wood railings,
metal grills, and taupe ceramic panels. Windows would be double paned and glazed.
Visual illustrations of the buildings are shown in the elevation profiles in Figure 7 through
Figure 8.

Open Space and Landscaping

The Upper Campus includes private open space at the lower level near the townhomes,
consisting of gardens using perennials, shrubs, groundcovers, and turf; the private
courtyard would contain benches, tables, a water feature, and landscaping; and in
perimeter areas near the apartment building. The hillside area would also be retained as
open space, located between the Upper Campus and Lower Campus, and adjacent to the
access road to the Upper Campus. The Upper and Lower Campuses would be connected
by a walking path. The hillside would be revegetated with a majority of California native
plant species and would be improved with erosion control. The Lower Campus includes
private open space in the private courtyard area west of the memory care and assisted
living building, including benches, tables, and landscaping; private open space in the
interior and exterior courtyard west of the memory care and assisted living building,
including benches, tables, a water feature, and landscaping; and common open space in
the form of a meandering path, exercise stations, benches, and landscaping along the
southern elevation of the Lower Campus and access road.

The project would be required to adhere to the City’s water efficient landscape ordinance.
Per the Tree Report prepared for the project (included as Appendix C2 in this IS-MND),
197 trees currently exist on site. The project would remove four protected trees from the
upper campus, including California sycamore (Platanus racemosa), two valley oaks
(Quercus lobata), and one California live oak (Quercus agrifolia). These trees would be
replaced at a ratio of 4:1 in conformance with the City’s Protected Tree Ordinance
(Ordinance No. 177,404), as discussed below. The other 193 on-site trees would all be
removed to accommodate the development of the proposed project. The landscaping plan
includes the planting of 374 various tree species throughout the site.

Access, Circulation, and Parking

Vehicular access to the project site would be provided via two driveways on Mission Hills
Road. The western access driveway would provide access to the subterranean parking
structure on the Lower Campus. The eastern access driveway would provide access to
the drop-off roundabout on the Lower Campus and to the subterranean parking structure,
surface parking lot, and drop-off roundabout on the Upper Campus.
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Figure 7 Architectural Rendering — Lower Campus
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Figure 8 Architectural Rendering — Upper Campus
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3.3.5

3.3.6

3.4

Sustainability Features

The project would comply with the California Green Building Standards Code (CALGreen).
The project is also subject to Building Code Development and Adoption under Title 24
standards that set energy and water efficiency. Additionally, balconies on both campuses
provide shading for apartments and guest rooms, which reduces the buildings heat gain.
The main entrance to individual buildings provides shaded access and heat protection to
reduce air conditioning energy usage. Bioswales and bioretention planters would be used
as stormwater retention devices.

Anticipated Construction Schedule

Site construction activities for the project are expected to commence in January 2025 with
occupancy by November of 2031. Construction of the project would be completed in three
separate phases, which are described below.

Phase 1

The first phase consists of site preparation, grading, building construction, and paving for
the memory care/assisted living facility, located at the southern end of the site. Phase 1
activities are expected to occur over a 25-month period beginning in January 2025 and
ending in February 2027.

Phase 2

Phase 2 consists of demolition, site preparation, grading, building construction, and paving
for the independent living complex (townhomes and apartment building). Phase 2 activities
are expected to occur over a 25-month period beginning in November 2026 and ending in
December 2028.

Phase 3

Phase 3 consists of site preparation, grading, building construction, and paving for the
skilled nursing facility. Phase 3 activities are expected to occur over a 37-month period
beginning in September 2028 and ending in December 2031.

REQUESTED PERMITS AND APPROVALS

The list below includes the anticipated requests for approval of the project. This Mitigated
Negative Declaration will analyze impacts associated with the project and will provide
environmental review sufficient for all necessary entitlements and public agency actions
associated with the project. The discretionary entitlements, reviews, permits and approvals
required to implement the project include, but are not necessarily limited to, the following:

Eldercare Unified Permit Process (LAMC Section 14.3.1): to allow 1) Eldercare facility
in the RA and A2 zones, 101-unit Senior Independent Living (inclusive of 50 senior




housing units, 31 affordable senior housing units and 20 special needs senior housing
units), 234-bed Assisted Living, (inclusive of 156-bed Memory Care) and 96-bed Skilled
Nursing.

= Zoning Administrator Adjustment (LAMC Section 12.21.C8(c)): to allow an 18-foot
front yard setback in lieu of 20% of the depth of the lot or a maximum of 25 feet as required
per LAMC Section 12.07 C.1 and LAMC Section 12.06 C.1.

= Zoning Administrator Determination (LAMC Section 12.24 X.26): to allow LAMC
12.21C.8(c) 1) two separate retaining walls with varying heights up to 20 feet.

= Site Plan Review (LAMC Section 16.05): to allow development with more than 50
dwelling units.

= Engineering Review and Approval: A permit from the Bureau of Engineering (BOE)
must be obtained for construction in any property, street or other right of way owned by,
to be owned by, or under the control of the City. Such improvements may include, but are
not limited to sidewalks, curbs, gutters, pavement, grading, sewers, storm drains, retaining
walls, trees and tree wells, culverts, traffic signals, and street lights. Construction A-
Permits are issued for minor work in the right-of-way, while B-Permits are issued for more
extensive public works improvements. S-Permits are issued for new sewer and storm
sewer connections. Plans will be subject to the review and approval of BOE for three
phases of plan check.

= Stormwater Review and Approval: The proposed project would be subject to the review
and approval of the Bureau of Sanitation (BOS). Project sites greater than 500 square-
feet are required to comply with the Los Angeles Low Impact Development (LID)
ordinance. Stormwater mitigation measures must be incorporated into design plans and
submitted to the City for review and approval.

= Street Lighting Review and Approval: Should a B-Permit be required for the project due
to additional lighting improvements or relocation, street lighting plans will be subject to the
review and approval of the Bureau of Street Lighting (BSL).

= Fire: Plans would be subject to the review and approval of the Los Angeles Fire
Department (LAFD) for fire and life safety plan review. LAFD would review fire truck
access, fire department connection location, and hydrant pressure requirement for the
project.
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4 ENVIRONMENTAL IMPACT ANALYSIS

. AESTHETICS
Less Than
Significant
Potentially with Less Than
Significant ~ Mitigation Significant
Impact Incorporated Impact No Impact
Except as provided in Public
Resources Code Section 21099 would the project:
a. Have a substantial adverse effect on a scenic [] [] [] X
vista?
b. Substantially damage scenic resources, including,  [] ] X ]

but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?

c. In non-urbanized areas, substantially degrade the [] [] X []

existing visual character or quality of public views
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?

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

a) Have a substantial adverse effect on a scenic vista?

No Impact. A significant impact may occur if the project introduces incompatible visual elements
within a field of view containing a scenic vista or substantially blocks views of a scenic vista.
Scenic vistas are generally described in two ways: panoramic views (visual access to a large
geographic area, for which the field of view can be wide and extend into the distance) and focal
views (visual access to a particular object, scene, or feature of interest). Based on the L.A. CEQA
Thresholds Guide, the determination of whether a project results in a significant impact on a
scenic vista shall be made considering the following factors:

= The nature and quality of recognized or valued views (such as natural topography, settings,
man-made or natural features of visual interest, and resources such as mountains or ocean);

=  Whether a project affects views from a designated scenic highway, corridor, or parkway;

= The extent of obstruction (e.g., total blockage, partial interruption, or minor diminishment); and

= The extent to which a project affects recognized views available from a length of a public
roadway, bike path, or trail, as opposed to a single, fixed vantage point.
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The Conservation Element of the City of Los Angeles General Plan (General Plan) describes
scenic vistas as the panoramic public view access to natural features, including views of the
ocean, striking natural terrain, or unique urban or historic features (City of Los Angeles 2001).
None of these elements are visible from the project site. The proposed project would likely be
visible from Eden Memorial Park but would not block mountain views to the north or views of the
San Fernando Valley to the south. Therefore, no impact to scenic vistas would occur.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings, or other locally recognized desirable aesthetic
natural feature within a state scenic highway?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact
would occur if scenic resources would be damaged and/or removed by development of a project.
The project site is not located along a scenic highway (Caltrans 2019). The closest State scenic
highway to the project site is State Route 2, located approximately 15.2 miles southwest of the
project site (Caltrans 2019). According to the project’s Cultural Resource Assessment (Appendix
D) prepared by Rincon, there are no historic buildings located on the project site (Rincon 2023).
All 197 on-site trees would be removed from the project site, but 374 new trees would be planted
throughout the project site. Therefore, impacts to scenic resources would be less than significant.

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

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact
would occur if the proposed project would result in the removal of one or more features that
contribute to the valued aesthetic character or impact of the neighborhood, community, or
localized area, or if the proposed project were to introduce incompatible visual elements on the
project site or visual elements that would be incompatible with the character of the area
surrounding the project site. The project site is currently a 11.35-acre site occupied by two
residences that would be demolished to construct the four-story upper campus. The construction
of the four-story upper campus and three-story lower campus would increase the massing on the
project site but would be visually consistent with surrounding uses.

According to the L.A. CEQA Thresholds Guide, a significant impact would occur if shadow-
sensitive uses, such as routinely usable outdoor spaces associated with residential or recreational
land uses, would be shaded by project-related structures for more than three hours between the
hours of 9:00 a.m. and 3:00 p.m. between late October and early April, or for more than four hours
between the hours of 9:00 a.m. and 5:00 p.m. between early April and late October. The upper
and lower campuses would have a combined site area of 370,500 sf, which is only 75% of the
11.35-acre project site. Thus, a majority of the shading associated with the proposed project
would occur on the project site. Therefore, impacts to the existing visual character and quality of
the site and its surrounds would be less than significant.
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d) Create a new source of substantial light or glare which would adversely affect daytime
or nighttime views in the area?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, the determination of
whether the proposed project results in a significant nighttime illumination impact shall be made
considering the following factors:

= The change in ambient illumination levels as a result of project sources; and
= The extent to which project lighting would spill off the project site and affect adjacent light-
sensitive areas.

The proposed project would construct a new three-story lower campus, and a new four-story
upper campus. The lower and upper campus would both include indoor lighting, as well as exterior
lighting for security and outdoor common areas. The proposed project would also utilize reflective
materials, such as glass surfaces, in its balcony doors and resident windows, which could create
glare during daylight hours. In addition, the proposed project would generate new vehicle traffic
to and from the project site that would contribute light from vehicle headlamps and glare from
vehicle surfaces and windows.

New sources of light and glare created by the project would not adversely affect day or nighttime
views in the area. The project site is in a relatively low-density portion of the Mission Hills
community, surrounded by Eden Memorial Park to the west, Bishop Alemany High School
baseball/softball/soccer fields to the south, and the existing Ararat Homes campus to the east.
The project site is located approximately 0.2-mile southwest of the [-5 interchange and
approximately 0.2-mile southeast of the 1-405 interchange, which generate high levels of nighttime
lighting. A majority of the parking for the proposed project would be located underground or
indoors. Nighttime lighting associated with the parking areas would be minimal. Residents would
be located on floors 1 through 3 of the lower campus and on floors 1 through 4 of the upper
campus. Thus, most of the light and glare from the proposed project would occur at or above the
surrounding uses. Nighttime exterior lighting would also occur at similar illumination levels to the
exterior lighting of the neighboring Ararat Homes campus, Eden Memorial Park, and Bishop
Alemany High School baseball/softball/soccer fields.

Furthermore, the proposed project would comply with California Green Building Standards Code
(CALGreen) Section 5.106.8, which sets requirements for outdoor lighting to reduce light pollution,
including allowable backlight, uplight, and glare (BUG) ratings on outdoor lights. In addition, the
project would be subject to the City’s Green Building Code (Chapter IX, Article 9), which includes
provisions for light and glare reduction (LAMC Section 99.05.106.8). Therefore, impacts from
daytime and nighttime glare would be less than significant.
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II. AGRICULTURE AND FORESTRY RESOURCES

In determining whether impacts to agricultural resources are significant environmental effects,
lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model
(1997) prepared by the California Department of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. In determining whether impacts to forest
resources, including timberland, are significant environmental effects, lead agencies may refer to
information compiled by the California Department of Forestry and Fire Protection regarding the
state’s inventory of forest land, including the Forest and Range Assessment Project and the
Forest Legacy Assessment Project; and forest carbon measurement methodology provided in
Forest Protocols adopted by the California Air Resources Board.

Less Than
Significant
Potentially with Less Than
Significant ~ Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Convert Prime Farmland, Unique Farmland, or [] [] [] X
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?

b. Conflict with existing zoning for agricultural use, or ~ [] ] ] X
a Williamson Act contract?

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

d. Result in the loss of forest land or conversion of ] ] [] X
forest land to non-forest use?

e. Involve other changes in the existing environment [ ] ] X L]
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?

a) Convert Prime Farmland, Unigue 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. Although not specified in the L.A. CEQA Thresholds Guide, a significant impact may
occur if the project were to convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance to non-agricultural use. The California Department of Conservation’s Important
Farmland Finder shows that the project site is not within an area of “prime farmland” (California
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Department of Conservation 2022a). The project would not convert any farmland to non-
agricultural use. Therefore, there would be no impact.

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

No Impact. Although not specified in the L.A. CEQA Thresholds Guide, a significant impact may
occur if the project were to conflict with existing zoning for agricultural use or a Williamson Act
contract. The project site is not under any Williamson Act contract (California Department of
Conservation 2017). The project would not involve any development that could result in the
conversion of farmland to non-agricultural uses. Therefore, there would be no impact.

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

No Impact. Although not specified in the L.A. CEQA Thresholds Guide, a significant impact may
occur if the project conflicts with existing zoning or rezoning. Neither the project site nor the
surrounding parcels are zoned for forest land or timberland. There is no timberland production at
the project site. Therefore, the project would have no impact on such resources.

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

No Impact. Although not specified in the L.A. CEQA Thresholds Guide, a significant impact may
occur if the project resulted in the loss or conversion of forest land or timberland. Neither the
project site nor the surrounding parcels are zoned for forest land. The project would have no
impact on such resources.

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

Less than Significant Impact. The project site does contain agriculturally zoned land (RA-1,
Suburban Agriculture and A2-1, Agriculture), but does not contain any forest land, or timberland,
and is not under any Williamson Act contract (City of Los Angeles 2023a, California Department
of Conservation 2017). The project site is designated by the City of Los Angeles’s General Plan
as Very Low Residential, and most of the surrounding properties are zoned for agricultural uses.
However, the majority of the surrounding parcels are not developed with agricultural uses, and
the project site itself is also not developed with agricultural uses. Because the project would not
convert land that is currently in agricultural use, the project would not influence adjacent
agricultural land conversions to non-agricultural uses. The proposed project would have a less
than significant impact on farmland, timberland, or forest land.
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. AIR QUALITY

Where available, the significance criteria established by the South Coast Air Quality Management
District (SCAQMD) may be relied upon to make the following determinations.

Less Than
Significant
Potentially with Less Than
Significant  Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Conflict with or obstruct implementation of the [] [] X []
applicable air quality plan?

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

c. Expose sensitive receptors to substantial pollutant [] [] X []
concentrations?

d. Result in other emissions (such as those leading ] ] = ]
to odors) adversely affecting a substantial number
of people?

Air Pollution

The federal and State Clean Air Acts (CAA) mandate the control and reduction of certain air
pollutants. Under these laws, the U.S. Environmental Protection Agency (USEPA) and the
California Air Resources Board (CARB) have established the National Ambient Air Quality
Standards (NAAQS) and the California Ambient Air Quality Standards (CAAQS) for “criteria
pollutants” and other pollutants. Some pollutants are emitted directly from a source (e.g., vehicle
tailpipe, an exhaust stack of a factory, etc.) into the atmosphere, including carbon monoxide (CO),
volatile organic compounds (VOC)/reactive organic gases (ROG),! nitrogen oxides (NOx),
particulate matter with diameters of ten microns or less (PM1o) and 2.5 microns or less (PMa5s),
sulfur dioxide, and lead. Other pollutants are created indirectly through chemical reactions in the
atmosphere, such as ozone (O3), which is created by atmospheric chemical and photochemical
reactions primarily between VOC and NOx. Secondary pollutants include oxidants, Os, and sulfate
and nitrate particulates (smog). Air pollutants can be generated by the natural environment, such
as when high winds suspend fine dust particles.

" CARB defines VOC and ROG similarly as, “any compound of carbon excluding carbon monoxide, carbon dioxide, carbonic
acid, metallic carbides or carbonates, and ammonium carbonate,” with the exception that VOC are compounds that participate in
atmospheric photochemical reactions. For the purposes of this analysis, ROG and VOC are considered comparable in terms of
mass emissions, and the term VVOC is used in this IS-MND.
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Air pollutant emissions are generated primarily by stationary and mobile sources. Stationary
sources can be divided into two major subcategories:

= Point sources occur at a specific location and are often identified by an exhaust vent or stack.
Examples include boilers or combustion equipment that produce electricity or generate heat.

= Area sources are widely distributed and include such sources as residential and commercial
water heaters, painting operations, lawn mowers, agricultural fields, landfills, and some
consumer products.

Mobile sources refer to emissions from motor vehicles, including tailpipe and evaporative
emissions, and can also be divided into two major subcategories:

= On-road sources that may be legally operated on roadways and highways.
= Off-road sources include aircraft, ships, trains, and self-propelled construction equipment.

Air Quality Standards and Attainment

The project site is located in the South Coast Air Basin (SCAB), which includes the non-desert
portions of Los Angeles, Riverside, and San Bernardino Counties, and all of Orange County.
SCAB is under the authority of the South Coast Air Quality Management District (SCAQMD).

Depending on whether the standards are met or exceeded, the SCAB is classified as being in
“attainment” or “nonattainment.” In areas designated as nonattainment for one or more air
pollutants, a cumulative air quality impact exists for those air pollutants. The human health
associated with these criteria pollutants, as presented in Table 3, already occurs in those areas
as part of the environmental baseline condition.

Table 3 Health Effects Associated with Non-Attainment Criteria Pollutants

Pollutant Adverse Effects

Ozone (Os) (1) Short-term exposures: (a) pulmonary function decrements and localized lung
edema in humans and animals and (b) risk to public health implied by alterations in
pulmonary morphology and host defense in animals; (2) long-term exposures: risk to
public health implied by altered connective tissue metabolism and altered pulmonary
morphology in animals after long-term exposures and pulmonary function decrements
in chronically exposed humans; (3) vegetation damage; and (4) property damage.

Carbon monoxide Reduces oxygen delivery leading to: (1) aggravation of chest pain (angina pectoris)

(CO) and other aspects of coronary heart disease; (2) decreased exercise tolerance in
persons with peripheral vascular disease and lung disease; (3) impairment of central
nervous system functions; and (4) possible increased risk to fetuses.

Nitrogen dioxide (1) Potential to aggravate chronic respiratory disease and respiratory symptoms in

(NO2) sensitive groups; (2) risk to public health implied by pulmonary and extra-pulmonary
biochemical and cellular changes and pulmonary structural changes; and (3)
contribution to atmospheric discoloration.
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Sulfur dioxide (SO2) (1) Bronchoconstriction accompanied by symptoms that may include wheezing,
shortness of breath, and chest tightness during exercise or physical activity in persons

with asthma.
Suspended (1) Excess deaths from short-term and long-term exposures; (2) excess seasonal
particulate matter declines in pulmonary function, especially in children; (3) asthma exacerbation and
(PM1o) possibly induction; (4) adverse birth outcomes including low birth weight; (5)

increased infant mortality; (6) increased respiratory symptoms in children such as
cough and bronchitis; and (7) increased hospitalization for both cardiovascular and
respiratory disease (including asthma).

Suspended (1) Excess deaths from short- and long-term exposures; (2) excess seasonal declines
particulate matter in pulmonary function, especially in children; (3) asthma exacerbation and possibly
(PMzs) induction; (4) adverse birth outcomes, including low birth weight; (5) increased infant

mortality; (6) increased respiratory symptoms in children, such as cough and
bronchitis; and (7) increased hospitalization for both cardiovascular and respiratory
disease, including asthma.

Lead (1) Short-term overexposures: lead poisoning can cause (a) anemia, (b) weakness,
(c) kidney damage, and (d) brain damage; (2) long-term exposures: long-term
exposure to lead increases risk for (a) high blood pressure, (b) heart disease, (c)
kidney failure, and (d) reduced fertility.

Source: USEPA 2023

As the local air quality management agency, SCAQMD, must monitor air pollutant levels to ensure
that the NAAQS and CAAQS are met. If they are not met, the SCAQMD must develop strategies
for their region to meet the standards. The strategies to achieve attainment status are included
as part of the Air Quality Management Plan (AQMP). The SCAB is in nonattainment for O3z and
PM. s federal standards. Also, the SCAB is in nonattainment for the state standard for PM1, and
designated unclassifiable or in attainment for all other federal and state standards. The Los
Angeles County portion of the SCAB is also designated nonattainment for lead (CARB 2022). The
proposed project is located in Los Angeles County that is within the SCAB and under the
jurisdiction of the SCAQMD. This nonattainment status results from several factors. These factors
include the combination of emissions from a large urban area, the regional meteorological
conditions adverse to the dispersion of air pollution emissions, and the mountainous terrain
surrounding the SCAB that traps pollutants (SCAQMD 2022). The attainment status for Los
Angeles County portion of SCAB is included in Table 4.

Table 4 Attainment Status of Criteria Pollutants in Los Angeles County of SCAB

Pollutant ‘ State Designation Federal Designation
O3 Nonattainment Nonattainment

PMao Nonattainment Attainment

PMzs Nonattainment Nonattainment

CO Attainment Attainment

NO2 Attainment Attainment

SO2 Attainment Attainment

Lead Attainment Nonattainment

Sources: CARB 2022
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The SCAQMD operates a network of air quality monitoring stations throughout the SCAB. The
monitoring stations aim to measure ambient concentrations of pollutants and determine whether
ambient air quality meets California and federal standards. SCAQMD has divided the air basin
into general forecast and air monitoring areas. Current air quality information is obtained from the
same or closest monitoring area (or source receptor area [SRA]) where the project is located. The
project site is located in SRA 7. The closest monitoring station to the project site is the Reseda
monitoring station (located at 18330 Gault Street, Reseda), approximately seven miles southwest
of the project site in SRA-6. The closest monitoring station in SRA 7 is the North Hollywood
monitoring station (located at 10659 W Delano St, North Hollywood). Insufficient data were
obtained from this monitoring station to determine criteria pollutant concentrations; therefore,
Reseda monitoring station is used in this analysis. The Reseda monitoring station collects 8-hour
O3, 1-hour O3, NO,, CO, and PM2s measurements. The closest monitoring station with PMag
measurements is the Santa Clarita monitoring station (22223 Placerita Canyon Road, Santa
Clarita), approximately 8 miles northwest of the project site. Table 5 indicates the number of days
each federal and state standard exceeded at the Reseda and Santa Clarita monitoring stations.
As shown therein, 2020, 2021, and 2022 Os; measurements exceeded the federal and state O3
standards. PM2s measurements exceeded the federal PM2 s standard exceedances in 2020 and
2021. No other criteria pollutants exceeded the state or federal standards at these monitoring
stations. SO is not included in the table below since the region no longer monitors the pollutant.

Table 5 Ambient Air Quality at the Nearest Monitoring Station

Pollutant 2020 2021 2022
8 Hour Ozone (ppm), 8-Hour Average! 0.115 0.083 0.096
Number of Days of state exceedances (>0.070 ppm) 62 31 23
Number of days of federal exceedances (>0.070 ppm) 62 31 23
Ozone (ppm), Worst Hour! 0.142 0.110 0.110
Number of days of state exceedances (>0.09 ppm) 33 4 7
Carbon Monoxide (ppm) — Worst Hour! 2.0 2.6 2.2
Number of days of state exceedances (>20.0 ppm) 0 0 0
Nitrogen Dioxide (ppm) - Worst Hour* 0.049 0.054 0.055
Number of days of state exceedances (>0.18 ppm) 0 0 0
Number of days of federal exceedances (>0.10 ppm) 0 0 0
EiLtir(;l;Iate Matter 10 microns or less, ng/m3, Worst 24 67.8 471 36.9
Number of days of state exceedances (>50 ug/m?3) 0 0 0
Number of days above federal standard (>150 pg/m?) 0 0 0
Eiﬁir(;lflate Matter 2.5 microns or less, ug/ms3, Worst 24 738 555 205
Number of days above federal standard (>35 pg/m?®) 3 3 0
!Measurements were taken from Reseda monitoring station
2Measurements were taken from Santa Clarita monitoring station
Source: CARB 2023a, CARB 2023b.
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Air Quality Management

To meet the NAAQS and CAAQS, the SCAQMD has adopted a series of AQMPs that serve as a
regional blueprint to develop and implement an emission reduction strategy that will bring the area
into attainment with the standards in a timely manner. The most significant air quality challenge
in the Air Basin is to reduce NOx emissions to meet the 2037 ozone standard deadline for the
non-Coachella Valley portion of the South Coast Air Basin, as NOx plays a critical role in the
creation of ozone. The 2022 AQMP includes strategies to ensure the SCAQMD does its part to
further the district’s ability to meet the 2015 federal ozone standards (SCAQMD 2022). The 2022
AQMP builds on the measures already in place from the previous AQMPs and includes a variety
of additional strategies such as regulation, accelerated deployment of available cleaner
technology, best management practices, co-benefits from existing programs, incentives, and
other Clean Air Act measures to meet the 8-hour ozone standard.

The SCAQMD’s strategy to meet the NAAQS and CAAQS distributes the responsibility for
emission reductions across federal, State, and local levels and industries. The majority of these
emissions are from heavy-duty trucks, ships, and other State and federally regulated mobile
source emissions that the majority of which are beyond SCAQMD’s control. SCAQMD’s Rule
1196 requires public fleet operators to acquire alternative-fuel heavy-duty vehicles when
procuring or leasing these vehicles to reduce air toxic and criteria pollutant emissions. This rule
applies to government agencies with 15 or more heavy-duty vehicles. In addition to federal action,
the 2022 AQMP relies on substantial future development of advanced technologies to meet the
standards, including the transition to zero- and low-emission technologies. The AQMP also
incorporates the transportation strategy and transportation control measures from Southern
California Association of Governments (SCAG)’'s 2020-2045 RTP/SCS Plan (Connect SoCal)
(SCAG 2020a).

Air Emission Thresholds

The SCAQMD approved the CEQA Air Quality Handbook in 1993. Since then, the SCAQMD has
provided supplemental guidance on their website to address changes to the methodology and
nature of CEQA. Some of these changes include recommended thresholds for emissions
associated with both construction and operation of the project are used to evaluate a project’s
potential regional and localized air quality impacts (SCAQMD 2023).

Regional Thresholds

Table 6 presents the significance thresholds for regional construction and operational-related
criteria air p