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PLANNING AND PROGRAMMING COMMITTEE
MARCH 20, 2024

SUBJECT: DIGITAL BILLBOARD DEVELOPMENT AGREEMENT WITH THE CITY OF EL
MONTE

ACTION: APPROVE RECOMMENDATION
RECOMMENDATION

CONSIDER:

A. AUTHORIZING the Chief Executive Officer, or their designee, to execute a 30-year
development agreement with the City of EI Monte (“City”) and AllVision (“AV”) to construct, own,
and operate a digital billboard on Metro property adjacent to Division 9 at 3449 Santa Anita
Avenue, EI Monte (“Project”) (Attachment A);

B. CONSIDERING, in accordance with the California Environmental Quality Act (CEQA), the
environmental effects of the Project as shown in the Mitigated Negative Declaration (“MND”)
prepared by the City of El Monte (Attachment B);

C. ADOPTING, in accordance with CEQA, the four mitigation measures incorporated in the MND
to reduce the impacts of the Project to a less than significant level;

D. FINDING, in accordance with CEQA, that the four mitigation measures would avoid or mitigate
the effects of the Project to a point where no significant effect on the environment would occur,
and there is no substantial evidence that the Project, as mitigated, would have a significant effect
on the environment; and

E. AUTHORIZING the Chief Executive Officer to file a Notice of Determination with the Los
Angeles County Clerk and the State of California Clearinghouse.

ISSUE

Metro and AV have negotiated a Development Agreement with the City to construct, own, and
operate two digital billboard displays on Metro’s property adjacent to Division 9 at 3449 Santa Anita
Avenue, EI Monte (“Property”). See Attachment C for the Location and Site Plan. Over the past
seven years, the City has taken a series of actions to allow for digital billboards and, in 2019,
approved the Metro Property as a location for construction and operations of a digital billboard.
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Approval of the Development Agreement requires board approval as both the 30-year term and the
$15 million value of the Agreement exceed the delegated authority of the CEO, which is no more than
five years or $500,000.

BACKGROUND

In January 2010, the Metro board approved awarding a License to Manage Billboard Advertising on
Metro-Owned Property with AV. In August 2016 and April 2020, the Board approved extensions of
the agreement. The current Board-approved extension requires entitlement, construction and
commencement of billboard operations to be completed prior to 2028. Under the agreement, AV is
responsible for the following:
1. Site Development,
2. Securing entitlements from local jurisdictions for the installation and operation of outdoor
advertising signs and
3. Soliciting and managing outdoor advertising sales companies to provide revenue generation at
Metro-owned and approved locations.

On July 18, 2017, the El Monte City Council adopted an ordinance that provided for a Freeway
Billboard Overlay Zone that would allow for the construction and operation of digital billboards in
seven areas. On December 17, 2019, the City approved an MND for a Freeway Billboard Overlay
Zone (Attachment B) that incorporated three additional areas, including the Metro Property. On
November 15, 2022, the City passed Resolution 3017 (Attachment D), which approved the
Development Agreement with Metro and AV.

On August 23, 2023, Caltrans issued an Outdoor Advertising Permit to operate the billboard on
Metro’s property.

DISCUSSION

The proposed location for the billboard is next to the 1-10 Freeway right-of-way. The proposed
installation site (further shown in Attachment C) is compatible with the uses and structures on the
site and surrounding area. It will not affect onsite access or circulation. The nearest structures are
one-story structures used for bus maintenance and storage. Traveling westbound, the billboard will
be located in an area after vehicles entering the freeway from Santa Anita Avenue have already
merged with travel lanes. The next exit is more than one-half (1/2) mile away. Therefore, the
proposed billboard will not create traffic or safety problems. The billboard base will be outside the
Metro fenced area for bus maintenance and parking. Therefore, it will not affect any onsite parking
or landscaping required by the Zoning Code.

The proposed sign includes two 48-foot-wide by 14-foot-tall digital displays with the overall height
being 75 feet above grade, which is well below the 90 feet allowed in the City. Caltrans approval was
needed to approve landscape declassification. The Caltrans permit is administrative, and AV will
apply for full entitlement.

California Environmental Quality Act (CEQA)
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The City, as the Lead Agency, prepared an Initial Study and a MND. Metro is a Responsible Agency
for the purpose of CEQA. A responsible agency complies with CEQA by considering the
environmental document prepared by the Lead Agency and by reaching conclusions on whether and
how to approve the Project.

Before deciding on the Project, Metro must consider its environmental effects, as shown in the MND.
The MND reviewed all possible environmental impacts that could result from the construction and
ongoing operation of an electronic billboard at Metro Division 9. The Project, prior to mitigation, could
have potentially significant negative effects on the environment and cultural resources (as noted
below). However, the following mitigation measures in the MND will avoid or mitigate these impacts
to no significant effect on the environment:

1. Aesthetics - The billboard shall comply with the EI Monte Municipal Code, which provides
minimum display time, level and type of lighting, etc.

2. Cultural Resources - AV shall obtain the services of a qualified Native American Monitor during
construction-related ground disturbance activities. The monitor(s) must be approved by the
tribal representatives and will be present on-site during the construction phases that involve
any ground-disturbing activities.

3. Cultural Resources - Before any grading activity on site, AV shall retain a qualified
paleontologist. The paleontologist shall be approved by the City’s Community and Economic
Development Director and shall be on-site during grading at depths of six feet or more.

4. Hazards and Hazardous Materials - The billboard shall not be installed on a site that is
identified as contaminated in any hazardous site database that is maintained by the California
Environmental Protection Agency or the United States Environmental Protection Agency.

With these mitigation measures, there is no substantial evidence that the Project may have a
significant effect on the environment or cultural resources. Furthermore, the proposed billboard will
meet all requirements of the City and Caltrans. Therefore, no further environmental analysis is
required.

Development Agreement

The Development Agreement is a tri-party agreement between the City, Metro, and AV. The City is
the governing authority that adopted the ordinance to construct and operate the billboard on Metro
property. Metro is the owner of the Property and will also be the owner of the digital sign structure
once it has been installed. AV will handle the following core responsibilities:

e Secure building and electrical permits from the City.

e Finance and construct the sign structure on Metro property.

e Operate and manage the sign structure.

e Manage the solicitation and management of the outdoor advertising sales company.

Key terms of the Development Agreement include:
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e The term of the agreement is for 30 years, commencing when the billboard is constructed and
operational.

e AV will front all construction costs, which will be reimbursed from the billboard revenues over
the first five years of operation.

e Over the term, the percentage of the revenue received from the selected outdoor advertising
company will be paid to the City according to the following schedule:

Year City Minimum City Share
Guaranteed*

1-10 $80,000 10%

11-20 $100,000 15%

21-30 $125,000 20%

*City will receive the greater of the Guaranteed Minimum or the City Share annually.

e Metro will retain all revenue over the City’s share, less AV’s operating costs and management
fee.

e The City shall have the right to place public service announcements at no cost, not to exceed
5% of the total display time.

e Active members of the El Monte - South El Monte Chamber of Commerce are allowed a 10%
discount on advertising rates.

e On both sides of the billboard, AV will install and maintain a sign reading “City of El Monte” in a
design approved by the City.

All advertising content will comply with Metro advertising standards. Metro will be able to utilize the
billboard for public messaging for every one out of eight segments (eight seconds each) and have
immediate access to emergency messaging.

DETERMINATION OF SAFETY IMPACT

The digital billboard will enhance public safety by displaying Metro transit messages and emergency
alerts. The displays will be adequately designed for structural support and meet all federal, state, and
local design codes.

FINANCIAL IMPACT
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The Project will generate additional revenue for public transportation purposes. No Metro capital or
operating expenditure is required as AV is responsible for the upfront costs of the CEQA process and
will then be reimbursed for those costs from future billboard revenues.

The total revenue for Metro is estimated to be $15 million over the 30-year term and is recognized as
advertising income. With projected Year 1 income of $1 million, it is highly unlikely that Metro will ever
pay out of pocket to ensure the City’s guaranteed payment. However, in the unlikely event that the
annual advertising revenue falls below $80,000 in any year, Metro would be responsible for paying
the City to make up the difference. The revenue generated is eligible for bus and rail operations.

Impact to Budget
There is no impact on the Budget.

EQUITY PLATFORM

The revenue generated will be eligible for all bus and rail operations and capital improvements,
including first-last mile improvements throughout Los Angeles County. The use of the funds will be
programmed annually through the Metro budget process, which includes evaluation through the

Metro Budget Equity Assessment Tool (MBEAT) and EFC Budget Assessment. Metro’s messaging on
the billboard will be multi-lingual and provide information about Metro programs, including LIFE and
GoPass.

Metro will also have access to immediate messaging in the event of an emergency.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Project will yield enhanced communication and support, supporting the following Metro Vision
2028 Plan Goals:

e Goal 1 - Provide high-quality mobility options that enable people to spend less time traveling;
e Goal 3 - Enhance communities and lives through mobility and access to opportunity;
e Goal 4 - Transform LA County through regional collaboration and national leadership; and

e Goal 5 - Provide responsive, accountable, and trustworthy governance within the Metro
organization.

ALTERNATIVES CONSIDERED

The Board could choose not to approve the Development Agreement. This is not recommended as
the digital sign will display Metro transit messages and safety alerts and is expected to generate a
minimum of $15 million in added revenues to Metro over the term of the Development Agreement.

NEXT STEPS

Execute the Development Agreement and submit the building and electrical permit application to the
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City.

ATTACHMENTS

Attachment A - Development Agreement between the City of EI Monte, All Vision LLC, and Los
Angeles Metropolitan Transportation Authority

Attachment B - Initial Study and Mitigated Negative Declaration for the Freeway Billboard Overlay
Zone Municipal Code Amendment

Attachment C - Location and Site Plan

Attachment D - City of EI Monte Ordinance No. 3017

Prepared by: John Beck, Manager, Transportation Planning Real Property & Asset Management,
(213) 922-4435
Holly Rockwell, Senior Executive Officer, Real Estate and Transit Oriented
Communities (213) 547-4325

Reviewed by: Ray Sosa, Chief Planning Officer, (213) 547-4274

Chief Executive Officer
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ATTACHMENT A

Development Agreement between the City of El Monte, All Vision
LLC and Los Angeles Metropolitan Transportation Authority



RECORDING REQUESTED BY AND
WHEN RECORDED RETURN TO:
City of El Monte

cfo City Clerk

11333 Valley Blvd.

Ei Monte, CA 91731

[Exempt From Recording Fee Per Gov. Code §8103]

{Space Above Line for Recorder's Use)

DEVELOPMENT AGREEMENT
BETWEEN
THE CITY OF EL MONTE
AND
ALL VISION LLC
AND
LOS ANGELES METROPOLITAN TRANSPORTATION AUTHORITY




[Exempt From Recording Fee Per Gov. Code §6103]

DEVELOPMENT AGREEMENT
BETWEEN
THE CITY OF EL MONTE AND
ALL VISION LLC

AND LOS ANGELES METROPOLITAN TRANSPORTATION AUTHORITY

This Development Agreement (hereinafter “Agreement”) is entered into this
day of , 2023 (hereinafter the “Effective Date”), by and between
the City of EI Monte (hereinafter “City”), All Vision LLC, a Delaware limited liability
company (“All Vision”) and the Los Angeles County Metropolitan Transportation
Authority, a California public entity (“Owner” or “Metro”) (All Vision and Metro are
hereinafter sometimes collectively referred to as the “Developer”).

'RECITALS

This Development Agreement is predicated upon the following facts

A. The Development Agreement Act (Government Code section 65864 et
seq.) authorizes cities to enter into binding development agreements with persons having
a legal or equitable interest in real property for the development of such property, all for
the purposes of strengthening the public planning process, encouraging private
participation and comprehensive planning and identifying the economic costs of such
development.

B. Owner is the owner of certain real property located adjacent to and on the
southerly side of the west-bound lanes of the Interstate 10 Freeway at 3349 Santa Anita
Avenue, in the City of El Monte, also known as the “Metro Transportation Site” on Santa
Anita Avenue (APN: 8578-020-908), as more specifically described in Exhibit “A” attached
hereto and incorporated herein (the “Site”).

C. Developer desires to install on the Site a new double-sided 14 x 48-foot
digital display which is oriented toward the Interstate 10 Freeway, as more particularly
described in the Scope of Development attached hereto as Exhibit “B” and as depicted in
the Site Plan attached hereto as Exhibit “C” and incorporated herein (the “New Digital
Billboard” or the “Project”).

D. Pursuant to that certain Second Amended and Restated Revenue Services
Contract between Developer and Owner (“Owner Agreement’), Developer has an
interest in developing the New Digital Billboard.

E. Developer and City recognize that Owner has a legal or equitable interest
in the Site and Developer, as Owner’s agent, also has an interest in the Project, and is
qualified to enter into this Agreement in accordance with the Development Agreement

Act. L : . :
¢ F. In anticipation of the implementation of the Project, the Developer has made

or will make application to the City (in its governmental capacity) for certain approvals,
entittements, findings, and permits required for the implementation of the Project,
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including, a sign use permit, and an application for a development agreement for the
Project under the Development Agreement Act.

G. To mitigate the impact of the instaliation of the New Digital Billboard and in
consideratien of the City’s agreement to enter into this Agreement with Developer and
grant the approvals sought by Developer for the New Digital Biliboard, Developer will pay
the City an annual Public Benefit Contribution (as such terms are defined below), for the
consideration to the City to enter into this Agreement and to mitigate the impact of the
installation of the New Digital Billboard and for the Owner {through the Developer as the
Owner’s agent) to reimburse the City its Project costs.

H. The Site is located within the City’s Billboard Overlay Zone Area No. 3, on
property that is zoned Specific Plan Gateway (SP-1} with a General Plan Land Use
Classification of “Gateway Specific Plan.” Developer and the City agree that a
development agreement should he approved and adopted to memorialize the property
expectations of the City and Developer, as more particularly described herein.

k. Owner's Board considered this Agreement at its duly noticed public meeting
of November 1, 2022, and adopted Resolution No. 10399, approving the Agreement.

J. The City Council has specifically considered the Project’'s environmental
impacts and public benefits and approved the Project in compliance with the requirements
of the California Environmental Quality Act ("CEQA").

K. This Agreement eliminates uncertainty in planning and provides for the
orderly implementation of the Project in @ manner consistent with the City’s zoning
regulations and the General Pian.

L. On October 11, 2022, at a duly noticed public hearing, the Planning
Commission adopted Resolution No. 3844, recommending the City Council approve
Design Review No. 18-22 for the aesthetics and recommending the City Council approve
this Agreement (Development Agreement No. 18-22) for the terms and cenditions of the
New Digital Billboard.

M. On November 1, 2022, the City Council found that, as a result of the Project,
the City's Development Approvals and this Agreement, substantial public benefits will
accrue to the public and that it is in the best public interest of the City and its residents,
to adopt this Agreement. This Agreement and the proposed Development (as hereinafter
defined) will achieve a number of City objectives, including but not limited to utilizing the
Site for a revenue-generating use,

N. On November 1, 2022, the City Council, at a duly noticed
hearing to consider the approval of this Agreement, considered the proposal, heard
testimony, and introduced ®@rdinance No. 3017, which Ordinance approves this
Agreement.

0. On November 15, 2022, the City Council held the second reading on, and
adopted Ordinance No. 3017, thereby approving this Agreement.

2
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P. The City finds and determines that all actions required of the City precedent
to approval of this Agreement by Ordinance No. 3017 of the City Council have been duly
and regularly taken.

NOW, THEREFORE, pursuant to the authority contained in the Development
Agreement Act, as it applies to the City, and in consideration of the above recitals and of
the mutual covenants hereinafter contained and for other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the parties
agree as follows:

1. DEFINITIONS AND EXHIBITS.

1.1 Definitions. This Agreement uses a number of terms having specific
meanings, as defined below. These specially defined terms are distinguished by having
the initial letter capitalized, when used in the Agreement. in addition to the terms defined
in the Recitals above, the defined terms include the following:

1.1.1 “Additional Revenue” means revenue received from a third-party
for use of the support structure of the New Digital Billboard for the installation of
Telecommunications Facilities.

1.1.2 “Agreement’ means this Development Agreement and all
attachments and exhibits hereto.

1.1.3 “Anniversary Date” is the annual reoccurrence of the
Commencement Date.

1.1.4 “City” means the City of El Monte, a California municipal corporation.
1.1.5 "“City Council” means the City Council of the City.

1.1.6 “City Fees” means all fees and charges required by City that are
customarily and uniformly applied to all construction or development related activity
including, but not limited to, fees for land use applications, building permit applications,
building permits, grading permits, hauling permits, encroachment permits, demolition
permits, fot line adjustments, street vacations, inspections, certificates of occupancy and
plan check.

1.1.7 “Commencement Date” means the date that is five (5) business
days after the satisfaction of the Completion Requirements.

1.1.8 “Completion Requirements” means (i) issuance of all Development
Approvals, Final Permits and/or compliance with all requirements under applicable laws
required to operate the New Digital Billboard and the expiration of all applicable challenge
periods related to the foregoing without the filing of any challenge or appeal (or if a
challenge or appeal has been filed, such challenge or appeal has been resolved on terms
reasonably satisfactory to Developer), as evidenced by written notice thereof from
Developer to the City, and (ii) completion of construction of the New Digital Billboard, such
that Developer can immediately commence operation of the New Digital Billboard (as
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determined by Developer in its reasonable discretion) for the display of third party
advertising, as evidenced by written notice thereof from Developer to the City.

1.1.9 “Developer” means the Los Angeles County Metropolitan
Transportation Authority, a public entity, and its successor and assigns and All Vision
LLC, a Delaware limited liability company duly existing and operating, and its successors
and assigns.

1.1.10 “Developer Fee” is the fee to be paid to the City pursuant to Section
3.7 below, which Developer Fee shall be paid in addition to the payment of the City Fees
and Processing Fee.

1.1.11 “Development’ means the installation of a New Digital Billboard on
the Site and underground utilities connecting Southern California Edison’s electrical
source to the New Digital Billboard, as well as any other improvements to the Site for the
purpose of completing the structures, improvements and facilities comprising the Project.

1.1.12 "Development Agreement Act” means Article 2.5 of Chapter 4 of
Division 1 of Title 7 {Sections 65864 through 65869.5) of the California Government Code,
as the same may be amended or re-codified from time to time.

1.1.13 “Development Approvals” means any and all permits, licenses,
consents, rights and privileges that are prerequisites to construct and operate the New
Digital Billboard, and that are approved or issued by the City in connection with the Project
on or before the Effective Date, including, without limitation, this Agreement and the
following entitlements: the Resolution No. 3644 approved by the Planning Commission
on October 11, 2022, and adoption by the City Council of Ordinance No. 3017 on
November 15, 2022, as further described at Section 4.3 herein.

1.1.14 “Effective Date” means the date inserted into the preamble of this
Agreement, which is thirty (30) days following (a) appQQroval of this Agreement by
ordinance of the City Council, provided this Agreement is signed by Developer and the
City, (b) the Development Approvals have been approved; and (c) expiration of all
applicable challenge periods without the filing of any challenge or appeal (or if a challenge
or appeal has been filed, such challenge or appeal has been resolved on terms
reasonably satisfactory to Developer) related to the Development Approvals and CEQA.

1.1.15 “Final Permits” shall mean all necessary/required permits and
inspections by all governmental and utility agencies, including any permits and approvals
required by the California Department of Transportation, ta construct and operate the New
Digital Billboard and related improvements, which are signed and dated by the City, as
applicable. Final Permits do not include the Development Approvals.

1.1.16 Intentionally Omitted.

1.1.17 “Land Use Regulations” means all ordinances, resolutions, codes,
rules, regulations and official policies of the City, including, but not limited to, the City's
General Plan, Municipal Code and Zoning Code, which govern development and use of
the Site, including, without limitation, the permitted use of land, the density or intensity of
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use, subdivision requirements, the maximum height and size of the New Digital Billboard,
and the design, improvement and construction standards and specifications applicable to
the Development or the Site which are in full force and effect as of the Effective Date of
this Agreement, subject to the terms of this Agreement. Land Use Regulations shall also
include the federal National Pollutant Discharge Elimination System (“NPDES”)
regulations and approvals from the California Department of Transportation Outdoor
Advertising Division, to the extent applicable.

1.1.18 “Lease” means the lease, license, or contract as the case may be,
for the Site between Owner, as landlord or licensor (or similar term), and Developer, as
tenant or licensee (or similar term), as set forth in the Owner Agreement or any written
lease agreement entered into between Owner and Developer pursuant thereto. In the
event that Developer is subsequently granted an easement over the Site for purposes of
developing and operating outdoor advertising structures thereon, which easement
supersedes Developer's license or leasehold interest therein, all references to herein
‘LLease” or Developer’s leasehold interest shall be deemed to refer Developer's easement
over the Site.

1.1.19 “Mortgagee” means a mortgagee of a mortgage, a beneficiary under
a deed of trust or any other security-device, a lender or each of their respective
successors and assigns.

1.1.20 *Official Records” means the official Records of Los Angeles
County, California.

1.1.21“Owner Agreement’” means that certain Second Amended and
Restated Revenue Services Contract dated as of June 29, 2017, entered into between
Owner and Developer, as amended, governing, among other things, use and
development of the Site for cutdoor advertising purposes.

1.1.22 “Processing Fee” is the fee which is in addition to the payment of
City Fees or customary building plan check or building permit fees, and is intended to
reimburse the City for fees and costs incurred in connection with City’s review, evaluation,
and analysis pertaining to the New Digital Billboard, including, but not limited to, legal and
consultant fees and feasibility analysis incurred by the City in negotiation and preparation
of this Agreement, in the amount of $25,000.

1.1.23 "Project” means the New Digital Billbcard as described in Exhibit “B”
consistent with the Development Approvals and the Final Permits.

1.1.24 “Public Benefit Contribution” means the payment from Developer
to City pursuant to Section 3.3 of this Agreement, which payment may be used by the
City for various public projects and programs.

1.1.25 “Site” refers to the real property described in Recital B and more
specifically described on Exhibit "A” attached hereto and incorporated herein.

1.1.26 “Scope of Development” means the Scope of Development
attached hereto as Exhibit “B” and incorporated herein.
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1.1.27 “Subsequent Land Use Regulations” means any Land Use
Regulations adopted and effective after the Effective Date of this Agreement which
govern development and use of the Site and Project.

1.1.28 "Subsequent Development Approvals” means any Development
Approvals issued subsequent to the Effective Date in connection with the Project.

1.1.29 “Telecommunications Facilities” means an antenna or wireless
communication device, infrastructure and related equipment for telecommunications,
cellular or wi-fi service, surveillance or other video equipment provided by a duly approved
and licensed telecommunications service provider,

1.1.30 “Term” shall have the meaning provided in Section 2.4, unless earlier
terminated as provided in this Agreement.

1.1.31*Term Year” shall mean each 12-month period during the Term of
this Agreement commencing on the Commencement Date and on each Anniversary Date
thereafter.

1.2  Exhibits. The following documents are attached to, and by this reference
made a part of, this Agreement: Exhibit "A” (Legal Description of Site), Exhibit “B” (Scope
of Development), and Exhibit “C” (Site Plan and Elevations).

2, GENERAL PROVISIONS.

2.1.  Application of Agreement. This Agreement shall apply to the
development and use of the Project carried out on the Site. The Project shall be
developed and operated in accordance with the Development Approvals and this
Agreement.

2.2. Binding Effect of Agreement. From and following the Effective Date,
actions by the City and Developer with respect to the Development, including actions by
the City on applications for Subsequent Development Approvals affecting the Site, shall
be subject to the terms and provisions of this Agreement, provided, however, that nothing
in this Agreement shall be deemed or construed: (i) to modify or amend the Owner
Agreement or any Lease entered into pursuant thereto, or any of Developer’s obligations
thereunder, or to bind or restrict Owner with respect fo its ownership or operation of the
Site except as expressly set forth herein with respect to the Development, or (i) to impose
any obligation whatsoever on Owner with respect to the Development, except as
expressly set forth in this Agreement.

2.3. Interest in Site. The City and Developer acknowledge and agree that
Metro is the Owner of the Site and that All Vision is the agent of Owner and thus both are
qualified to enter into and be a party to this Agreement. The City and Developer
acknowledge and agree that Developer has a legal or equitable interest in the Site and
thus is qualified to enter into and be a party to this Agreement under the Development
Agreement Act. Additionally, prior to the execution of this Agreement, Developer has
allowed the City to view a redacted copy of the Owner Agreement which demonstrates
that All Vision has a leasehold or license or equitable interest in the Site, which interest
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shall be maintained for the entire Term of this Agreement. If All Vision’s leasehold or
ficense interest is prematurely and legally terminated by Owner in conformance with the
Owner Agreement (other than upon the conveyance of an easement to Developer), then
All Vision shall have no further obligations under Section 3(a) of the Scope of
Development attached hereto as Exhibit "B”, relative to the maintenance of landscaping
on the Site, except as provided under Section 6.1. Additionally, if All Vision’s leasehold
or ficense interest is prematurely terminated for any reason (other than upon the
conveyance of an easement to All Vision), then All Vision shall have no further obligations
under this Agreement for the Site, except as provided under Section 6.1.

2.4, Term of Agreement. Unless earlier terminated as provided in this
Agreement, this Agreement shall commence on the Commencement Date and continue
in full force and effect unfil the date that is thirty (30) years after the Commencement Date
(the “Term”). Notwithstanding any provision in this Agreement to the contrary, the Term
of this Agreement shall automatically expire upon (i) the expiration or earlier termination
of the Lease (other than upon the conveyance of an easement to Developer), or (ii) the
permanent removal of the New Digital Billboard constructed pursuant to the terms hereof,
other than its removal for reconstruction, repair or replacement. Within thirty (30) days
after the termination of this Agreement, the parties shall execute a written cancellation of
this Agreement which shall be recorded in the Official Records pursuant to Section 9.1
below. I[f this Agreement is not extended or renewed as set forth herein, then any party
may, at its option, elect for Developer to remove the digital displays and restore the portion
of the Site affected by the New Digital Billboard to its pre-billboard condition, except the
columns can be cut off one (1) foot below grade.

3. DEVEL.OPER OBLIGATIONS-PUBLIC BENEFIT.

3.1. Processing Fee. Upon submission of this Agreement for approval by the
City, Developer paid to the City a one-time non-refundable Processing Fee in the amount
of Twenty-Five Thousand and No/100 Dollars ($25,000.00) to reimburse the City for its
costs in processing this Agreement, including costs for outside consultants and staff time.

3.2. City Fees. Developer shall pay all City Fees for the development of the
Project at the rate and amount in effect at the time the fee is required to be paid by City
in accordance with the planning permit process upon submittal and building permit
process.

3.3. Public Benefit Contribution. In consideration for the rights and benefits
to Developer under this Agreement, from and after the Commencement Date, Developer
shall pay to the City an annual Public Benefit Contribution in an amount equal to the
greater of (i) the applicable "Minimum Annual Guaranteed Payment” as specified in the
table below, or (ii) the “Annual Percentage Payment’ calculated in accordance with
Section 3.3.2 below.




Minimum Quarterly Percentage

Year Guaranteed Payment Installment Payment
1-10 $80,000 $20,000 10%
11-20 $100,000 $25,000 15%
21-30 $125,000 $31,250 20%

3.3.1. Payment of the Public Benefit Contribution. From and after the
Commencement Date, the Minimum Guaranteed Payment shall be paid to the City on or
before the first (15t) day of each calendar quarter in four (4) equal installments as set forth
in the table above. Quarterly installments for the calendar quarter in which the
Commencement Date occurs as well as the calendar quarter in which the Term expires
shali be prorated based upon a ninety (90) day quarter. Within forty-five (45) days after
the end of each Term Year, Developer shall calculate the Annual Percentage Payment in
accordance with Section 3.3.2 below and shall deliver a payment to the City in an amount
equal to the positive difference, if any, between the Annual Percentage Payment and
Minimum Guaranteed Payment for such Term Year; provided that no further payment
shall be required if the Minimum Guaranteed Payment is greater than the Annual
Percentage Payment for such Term Year.

3.3.2. Calculation of Annual Percentage Payment. For purposes of this
Section 3.3, “Annual Revenue” shall be defined as (A) all revenues realized and actually
received by Developer from the sale of third-party advertising on the New Digital Billboard,
less (B) agency fees, broker commissions or other fees paid for marketing the New Digital
Billboard to advertisers and selling advertising space thereon to third-party advertisers (in
an amount not to exceed 16.67% percent). The Annual Percentage Payment for each
Term Year shall be an amount equal to (i) the Annual Revenue for such Term Year
multiplied by (ii) the Applicable Percentage for such Term Year as set forth in the table
above less (i) the Minimum Annual Guaranteed Payment. Additional Revenue shall not
be included within Annual Revenue for purposes of calculating the Annual Percentage
Payment nor credited against the amount of any such Annual Percentage Payment.

3.3.3. Audit of Annual Revenue. Developer shall maintain and make
available for City’s review and audit, all contracts, leases, invoices, and other records that
are relevant to the accurate determination of Annual Revenue. The City may conduct an
audit annually consistent with the Commencement Date of this Agreement. City shall be
entitled once each year of the Term to inspect, examine, copy and audit Developer's
books, records and cash receipts as related to Annual Revenue. If the audit shows that
there is a deficiency in the determination of Annual Revenue or payment of the Annual
Percentage Payment, then Developer shall immediately upon notice pay any such
deficiency to City. If the audit shows that there is an overstatement in the determination
of Annual Revenue or payment of the Annual Percentage Payment, then City shall
immediately upon notice pay Developer any overpayment City received. Developer may
offset future payments of the Public Benefit Contribution for any overpayments that are
not repaid by City. City shall pay the costs of the audit unless the audit shows that
Developer understated Annual Revenue by more than three percent (3%), in which case
Developer shall pay the City's costs of the audit.
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3.4, Community Benefits. Developer shali also provide the following
community benefits during the entire Term of this Agreement.

3.4.1. City’'s Use of the Billbocard. During the entire Term of this
Agreement, Developer shall permit the City to place public service announcements in the
current rotation of display images on either side of the New Digital Billboard spread out
evenly during a 24 hour day at no cost to the City but subject to availability of space;
provided that in no event shall the City be entitled to any use of display images on the
New Digital Biilboard in excess of five percent (5%) of the total available display time on
either face of the New Digital Billboard during any given Term Year. The City shail be
responsible for providing Developer with approved advertising copy and shall also be
responsible for any costs associated with providing Developer with artwork in acceptable
format per Developer's specifications. City's use is subject to the following conditions and
parameters: (1) a copy must be submitted to Developer at least five (5) days before the
proposed display date and will be subject to Developer's standard advertising copy
rejection and removal policies, which allow Developer, in its scle discretion, to approve or
disapprove copy and remove copy once posted or displayed, and (2) the City’s use of
allocated display time for a particular Term Year must be utilized during such Term Year
(i.e., no advertisement rights shall accumulate or carryover to the following Term Year).
Nothing herein shall give the City the right to sell, barter, trade, or otherwise transfer such
advertising rights to any third-person or entity; the same shall be utilized by the City only
for its own governmental purposes. The advertising rights available to the City are not
assignable, in whole or in part, and any such assignment by the City shall be void ab
initio.

3.4.2. Public Safety Alerts, The New Digital Billboard shall be connected
into and utilized in connection with the Amber Alert communications network established
by the U.S. Department of Justice. Developer shall further cooperate with the City,
Caltrans, the Federal Emergency Management Agency and any other federal or state
emergency management or public safety authority to display public health and safety
emergency alerts in the event of natural disasters or other emergency events at no cost
to the City or other applicable agency or authority.

3.4.3. Discount Advertising. Developer shall offer a ten percent (10%)
discount off its applicable rates for display of advertising on the New Digital Billboard to
any current, active member of the El Monte - South Ei Monte Chamber of Commerce
holding a City-issued business license and with a home office located in the City of El
Monte.

3.4.4. City Signage. Developer shall install and maintain on both sides of
the New Digital Billboard above the display panel a sign reading “City of El Monte.” The
design of such sign shall be approved by the City.

3.5. Restrictions on Use. Developer shall not utilize any of the displays on the
New Digital Billboard to advertise or communicate political matter, tobacco including e-
cigarettes and vaping, marijuana, hashish, “strip clubs,” adult entertainment businesses,
sexually oriented materials, or use sexually oriented images, or use sexually oriented
language. Further, Developer shall not utilize any of the displays on the New Digital
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Billboard to advertise or communicate any matter that may be prohibited by State or
Federal law and any City ordinance existing as of the Effective Date of this Agreement,
or as may be amended or implemented from time-to-time after the Effective Date and
equally-applicable to all billboard displays by any duly and valid City ordinance. The New
Digital Billboard shall at all times be constructed and operated in a manner consistent
with the Outdoor Advertising Act of the State of California (Business & Professions Code
sections 5200 et seq.) and other applicable State and Federal laws and regulations.

3.6. City’s Rights to Use the Site. The City shall have the right to access and
install Telecommunications Facilities on the Site that the City deems necessary for the
heaith, safety and welfare of the public, upon prior written notice and approval from
Owner, not to be unreasonably withheld. The City shall be responsible for all of the
installation and operating costs of its Telecommunications Facilities, and the City’s
Telecommunications Facilities shall be installed and operated in a manner that does not
interfere with or negatively impact visibility or operation of the New Digital Billboard in any
manner, including, without limitation, the amount of advertising revenue received by
Developer from the operation of the New Digital Billboard or the amount of Additional
Revenue derived therefrom. The City shall indemnify, defend and hold harmless
Developer and its members, partners, shareholders, officers, directors, employees and
affiliates (collectively, the “Developer Parties”) from and against any and all claims,
lawsuits, actions, proceedings, judgments, losses, costs, claims (including reasonable
sums paid in settlement of claims), reasonable attorneys’ fees, consultant and expert
fees, penalties, damages and liabilities (collectively, “Claims”) arising from or related to
the installation, operation or use of the Telecommunications Facilities installed on the Site
by or on behalf of the City, and from the City’s use of the New Digital Billboard (as detailed
in Section 3.4.1 above), except to the extent that such Claims arise from the active
negligence or willful misconduct of any of the Developer Parties.

3.7. Developer Fee. Upon issuance of the State ODA Permit, as required under
Exhibit “B”, Section 6(g) as a Condition of Approval, Developer shall deliver a one-time
payment to the City of a Developer Fee in the amount of One Hundred Thousand Dollars
($100,000) as further consideration for the rights and benefits provided to the Project
hereunder.

3.8. Fixed Facility Fee. Should Developer enter into any agreement for the
installation of Telecommunications Facilities on the support structure of the New Digital
Billboard (other than the Telecommunications Facilities installed by the City pursuant to
Section 3.6 above), Developer shall pay to the City an annual fixed facility fee equal to
Fifteen Percent (15%) of the total amount of Additional Revenue collected by Developer
from the use of the Telecommunications Facilities. The City shall have the right upon
request to review and audit the Additional Revenue received by Developer for a period of
thirty (30) days after the date on which such Additional Revenue was received. The fixed
facility fee shall be due and payable forty-five (45) days after the end of each Term Year.
Notwithstanding the foregoing or anything to the contrary set forth in this Agreement, any
Telecommunications Facilities installed by Developer or Owner, or their agents, to be
used as a part of the Owner’s Transportation Communication Network (TCN) Program
shall not be subject to the payment of any fee by either Developer or Owner.
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4. DEVELOPMENT AND IMPLEMENTATION OF THE DEVELOPMENT.

4.1.  Rights to Develop. Subject to provisions of this Agreement, which shall
be approved by the Board of Directors of Owner prior to execution of the Agreement and
within ninety (90) days of the City Council’s approval of the Agreement (which time-period
can be extended by mutual agreement of the parties), Developer shall have the right to
develop the Site in accordance with, and to the extent of, the Development Approvals,
the existing Land Use Regulations, this Agreement and in compliance with all laws,
regulations, rules and requirements of all governmental authorities with jurisdiction over
the Project.

4.2. Effect of Agreement on Land Use Regulations. Except as otherwise
provided under the terms of this Agreement, the rules, regulations and official policies
governing permitted uses of the Site, the density and intensity of use of the structures on
the Site, the maximum height and size of proposed structures on the Site, and the design,
improvement and construction standards and specifications applicable to the Site, shall
be as set forth in the Land Use Regulations which are in full force and effect as of the
Effective Date of this Agreement, subject to the terms of this Agreement.

4.3.  Development Approvals. Developer shall, at its own expense and before
commencement of demolition, construction or development of any structures or other
work of improvement upon the Site, secure or cause to be secured the Development
Approvals, a Conditional Use Permit and building permit(s) from the City, and any and all
permits and approvals which may be required by any other governmental agency or utility
affected by such construction, development or work to be performed by Developer
pursuant to the Scope of Development; provided, however, that the City acknowledges
that the City’s Planning Commission and City Council have approved an Initial
Study/Negative Declaration for the Project, thus complying with, and satisfying the
requirements of CEQA. Not by way of limiting the foregoing, in developing and
constructing the Development, Developer shall comply with all: (1) applicable
development standards in the City’s Municipal Code that were in effect at the time the
Agreement and Conditional Use Permit were approved by the City’s Planning
Commission, (2) applicable NPDES requirements pertaining to the Development, and (3)
applicable building codes that were in effect at the time this Agreement and the
Conditional Use Permit were approved by the City’s Planning Commission, except as
may be permitted through approved variances and modifications. Developer shall pay all
normal and customary fees and charges applicable to such permits, and any fees and
charges hereafter imposed by the City in connection with the Development which are
standard and uniformly applied to similar projects in the City. Nothing contained in this
Agreement shall be deemed to impose any obligation on Owner with respect to the
Development Approvals or the Development, all of which obligations of Owner shall be
governed by the terms of the Owner Agreement. Without limiting the foregoing, the City
shall take such actions as may be reasonably required to enable Developer to obtain any
Final Permits, including without limitation, providing notice of default to a developer or
lessee of any City-owned property adjacent to the Site in order to facilitate removal of any
outdoor advertising displays or structures located on any City-owned property adjacent
to the Site.
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4.4. Timing of Development.

4.4.1. The parties acknowledge that Developer cannot at this time predict
when or if the Property will be developed. Such decisions depend upon numerous factors
that are not within the control of Developer. Because the California Supreme Court held
in Pardee Construction Co. v. City of Camarillo (1984) 37 Cal.3d 465 (the “Pardee Case”)
that the failure of the parties therein to provide for the timing of development resulted in
a later adopted initiative restricting the timing of development to prevail over such parties’
agreement, it is the parties’ intent to cure that deficiency by acknowledging and providing
that, except as otherwise provided in this Agreement, Developer shall have the right to
develop the Project consistent with the Development Approvals in such order and at such
rate and at such times as Developer deems appropriate within the exercise of its sole and
subjective business judgment during the Term of this Agreement. This provision shall be
broadly construed to provide Developer the greatest amount of time and flexibility (in light
of the Pardee Case and any other similar or distinguishing cases) as necessary or
appropriate to permit Developer to complete the development of the Project irrespective
of later-adopted rules, regulations or initiatives that would otherwise restrict Developer's
time to complete the Project.

4.4.2. Developer shall commence construction of the New Digital Billboard
on the Site within ninety (90) calendar days following: (a) Developer’s receipt of a building
permit from the City for construction of the New Digital Billboard and related
improvements, (b) the issuance of all Development Approvals and Final Permits for
construction of the New Digital Billboard and related improvements and (c) the expiration
of all applicable challenge periods related to the foregoing without the filing of any
challenge or appeal (or if a challenge or appeal has been filed, such challenge or appeal
has been resolved on terms reasonably satisfactory to Developer). In the event that
Developer fails to meet the schedule for commencement of construction of the New
Digital Billboard set forth above, then after compliance with Section 5.3, either party
hereto may terminate this Agreement by delivering written notice to the other party, and,
in the event of such termination, neither party shall have any further obligation hereunder.
However, if circumstances within the scope of Section 9.10 delay the commencement of
construction or completion of construction of the New Digital Billboard, then such delays
shall not constitute grounds for any termination rights found within this Agreement and
the timeline to commence or complete the relevant task shall be extended in the manner
set forth in Section 9.10. Notwithstanding the above, Developer shall, at all times, comply
with all other obligations set forth in this Agreement regarding the construction or
improvement of the New Digital Billboard. Developer shall also maintain the New Digital
Billboard at all times during the Term in accordance with the maintenance provisions set
forth in Section 3 of the Scope of Development, attached as Exhibit “B” herein.

4.5. Changes and Amendments. Developer may determine that changes to
the Development Approvals are appropriate and desirable. In the event Developer makes
such a determination, Developer may apply in writing for an amendment to the
Development Approvals to effectuate such change(s). The parties acknowledge that the
City shall be permitted to use its inherent land use authority in deciding whether to
approve or deny any such amendment request; provided, however, that in exercising the
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foregoing reasonable discretion, the City shall not apply a standard different than that
used in evaluating requests of other developers. Accordingly, under no circumstance shall
the City be obligated in any manner to approve any amendment to the Development
Approvals. The City Manager shall be authorized to approve any non-substantive
amendment to the Development Approvals without processing an amendment to this
Agreement. All other amendments shall require the approval of the City Council. Nothing
herein shall cause Developer to be in default if it upgrades the digital displays installed
pursuant to this Agreement during the Term of this Agreement to incorporate newer
technology; provided Developer shall secure all applicable ministerial permits to do so
and such upgrade is consistent with the dimensions and standards for the displays, as
provided under this Agreement, Land Use Regulations and Subsequent Land Use
Regulations.

4.6. Reservation of Authority.

4.6.1. Limitations, Reservations and Exceptions. Notwithstanding any
other provision of this Agreement, the following Subsequent Land Use Regulations shall
apply to the Development:

(@) Processing fees and charges of every kind and nature
imposed by the City to cover the estimated actual costs to the City of processing
applications for Subsequent Development Approvals.

(b)  Procedural regulations consistent with this Agreement relating
to hearing bodies, petitions, applications, notices, findings, records, hearings, reports,
recommendations, appeals and any other matter of procedure. Notwithstanding the
foregoing, if such change materially changes Developer’s costs or otherwise materially
impacts its performance hereunder, Developer may terminate this Agreement upon ninety
(90) days prior written notice to the City.

(c) Changes adopted by the International Conference of Building
Officials, or other similar body, as part of the then most current versions of the Uniform
Building Code, Uniform Fire Code, Uniform Plumbing Code, Uniform Mechanical Code,
or National Electrical Code, as adopted by the City as Subsequent Land Use Regulations,
if adopted prior to the issuance of a building permit for development of the New Digital
Billboard. Notwithstanding the foregoing, if such change materially changes Developer’s
costs or otherwise materially impacts its performance hereunder, Developer may
terminate this Agreement upon ninety (90) days prior written notice to the City.

(d)  Regulations that are not in conflict with the Development
Approvals or this Agreement.

(e)  Regulations that are in conflict with the Development

Approvals or this Agreement, provided Developer has given written consent to the
application of such regulations to the Development.
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® Applicable federal, state, county and multi-jurisdictional laws
and regulations which the City is required to enforce against the Site or the Development,
and that do not have an exception for existing signs or legal nonconforming uses.

4.6.2. Future Discretion of the City. This Agreement shall not prevent
the City from denying or conditionally approving any application for a Subsequent
Development Approval on the basis of the Land Use Regulations.

4.6.3. Modification or Suspension by Federal, State, County, or Multi-
Jurisdictional Law. In the event that applicable federal, state, county or multi-
jurisdictional laws or regulations, enacted after the Effective Date of this Agreement,
prevent or preclude compliance with one or more of the provisions of this Agreement, and
there is no exception for the legal nonconforming use under applicable federal, state,
county or multi-jurisdictional laws or regulations, such provisions of this Agreement shall
be modified or suspended as may be necessary to comply with such federal, state, county
or multi-jurisdictional laws or regulations, and this Agreement shall remain in full force
and effect to the extent it is not inconsistent with such laws or regulations and to the extent
such laws or regulations do not render such remaining provision impractical to enforce.
Notwithstanding the foregoing, if such change materially changes Developer's costs or
otherwise materially impacts its performance hereunder, Developer may terminate this
Agreement upon ninety (90) days prior written notice to the City.

4.7.  Regulation by Other Public Agencies. It is acknowledged by the parties
that other public agencies not subject to control by the City may possess authority to
regulate aspects of the Development as contemplated herein, and this Agreement does
not limit the authority of such other public agencies. Developer acknowledges and
represents that, in addition to the Land Use Regulations, Developer shall, at all times,
comply with all applicable federal, state and local laws and regulations applicable to the
Development and that do not have an exception for a legal nonconforming use. To the
extent such other public agencies preclude development or maintenance of the
Development and do not have an exception for a legal nonconforming use, Developer
shall not be further obligated under this Agreement except as provided in Section 6.1.
Notwithstanding the foregoing, if such action by another public agency materially changes
Developer's costs or otherwise materially impacts its performance hereunder, Developer
may terminate this Agreement upon ninety (90) days prior written notice to the City.

4.8. Public Improvements. Notwithstanding any provision herein to the
contrary, the City shall retain the right to condition any Subsequent Development
Approvals on the requirement that Developer pay subsequently required development
fees, and/or construct certain subsequently required public infrastructure (“Exactions”)
at such time as the City shall determine, subject to the following conditions:

4.8.1. The payment or construction must be to alleviate an impact caused
by the Development or be of benefit to the Development;

4.8.2. The timing of the Exaction should be reasonably related to the
development of the Development and said public improvements shall be phased to be
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commensurate with the logical progression of the development of the Development, as
well as the reasonable needs of the public;

4.8.3. It is understood, however, that if the there is a material increase in
cost to Developer, or such action by the City otherwise materially impacts Developer or
its performance hereunder, Developer may terminate this Agreement upon ninety (90)
days prior written notice to the City.

4.9. Fees, Taxes and Assessments. During the Term of this Agreement, the
City shall not, without the prior written consent of Developer, impose any additional fees,
taxes or assessments on all or any portion of the Development, except such fees, taxes
and assessments as are described in or required by this Agreement and/or the
Development Approvals. However, this Agreement shall not prohibit the application of
fees, taxes or assessments upon the Site only and not on the New Digital Billboard or
Developer directly, except as follows:

4.9.1. Developer shall be obligated to pay those fees, taxes or City
assessments and any increases in same which exist as of the Effective Date and
applicable to the Development or are included in the Development Approvals;

4.9.2. Developer shall be obligated to pay any fees or taxes, and increases
thereof, imposed on a City-wide basis such as, but not limited to, business license fees
or taxes or utility taxes applicable to the Development;

4.9.3. Developer shall be obligated to pay all fees applicable to any permit
applications as charged by the City at the time such application(s) are filed by Developer;

4.9.4. Developer shall be obligated to pay any fees imposed pursuant to
any Uniform Code that exist when the permit applications are filed by Developer or that
exist when Developer applies for any Subsequent Development Approvals.

4.10. Changes. Notwithstanding anything to the contrary herein, if there is a
change in such fees as compared to those fees in effect as of the Effective Date, or if any
additional fees are charged and such additional or increased fees materially change
Developer's costs or otherwise materially impacts its performance hereunder, Developer
may terminate this Agreement upon ninety (90) days prior written notice to the City.

5. REVIEW FOR COMPLIANCE.

5.1.  Review. In compliance with the Development Agreement Act, the City
Council shall have the right to review at its sole cost and expense the Developer’s good
faith compliance with the terms of this Agreement at least every twelve (12) months during
the Term (“Review”) and City Council may, in its sole and absolute discretion and at its
sole cost and expense, order a Review at any time. No failure on the part of the City to
conduct or complete any Review as provided herein shall have any impact on the validity
of this Agreement. Developer shall cooperate with the City in the conduct of any such
Review.
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5.2. City Rights of Access. Subject to the City's execution of a permit to enter
the Site in a form reasonably acceptable to Owner, the City and its officers, employees,
agents and contractors shall have the right, at their sole risk and expense, to enter the
Site without interfering with any right-of-way, and at all reasonable times with as little
interference as possible, for the purpose of conducting the Review under this Section 5
or inspection, construction, reconstruction, relocation, maintenance, repair or service of
any public improvements or public facilities located on the Site. Any damage or injury to
the Site or to the improvements constructed thereon (including, without limitation, the New
Digital Billboard) resulting from such entry shall be promptly repaired at the sole expense
of the City. Notwithstanding the foregoing or any other provision in this Agreement
(including without limitation Section 5.1 above) to the contrary, the City shall have no right
whatsoever to enter the Site unless and until the City executes and delivers to Owner a
permit to enter in a form reasonably acceptable to Owner (except that this provision is not
intended to interfere with the City’s police powers to address any nuisance, dangerous
condition, or other condition pursuant to the City’s ordinances). Notwithstanding anything
to the contrary herein, in no event will the City’s representatives ever climb up the pole of
the New Digital Billboard during any inspection’.

9.3.  Procedure. Each party shall have a reasonable opportunity to assert
matters which it believes have not been undertaken in accordance with this Agreement,
to explain the basis for such assertion, and to receive from the other party(ies) a
justification of its position on such matters. If, on the basis of the parties’ review of any
terms of this Agreement, a party concludes that the other party(ies) has not complied in
good faith with the terms of this Agreement, then such party may issue a written “Notice
of Non-Compliance” specifying the grounds therefore and all facts demonstrating such
non-compliance. The party receiving a Notice of Non-Compliance shall have thirty (30)
days to cure or remedy the non-compliance identified in the Notice of Non-Compliance,
but if such cure or remedy is not reasonably capable of being cured or remedied within
such thirty (30) day period, then the party receiving a Notice of Non-Compliance shall
commence to cure or remedy the non-compliance within such thirty (30) day period and
thereafter diligently and in good faith prosecute such cure or remedy to completion. If the
party receiving the Notice of Non-Compliance does not believe it is out of compliance and
contests the Notice of Non-Compliance, it shall do so by responding in writing to said
Notice of Non-Compliance within thirty (30) days after receipt of the Notice of Non-
Compliance. If the response to the Notice of Non-Compliance has not been received in
the office of the party alleging the non-compliance within the prescribed time period, the
Notice of Non-Compliance shall be conclusively presumed to be valid. If a Notice of Non-
Compliance is contested, the parties shall, for a period of not less than fifteen (15) days
following receipt of the response, seek to arrive at a mutually acceptable resolution of the
matter(s) occasioning the Notice of Non-Compliance. In the event that a cure or remedy
is not timely completed, the party alleging the non-compliance may thereupon pursue the
remedies provided in Section 6; provided, however, that if the Notice of Non-Compliance
is contested and the parties are not able to arrive at a mutually acceptable resolution of
the matter(s) by the end of the fifteen (15) day period, then either party shall have the
right to seek a judicial determination of such contested matter. Neither party hereto shall

! Subject to review and comment by Metro’s Board prior to execution of this Agreement.
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be deemed in breach if the reason for non-compliance is due to “force majeure” as defined
in, and subject to the provisions of, Section 9.10.

5.4. Certificate of Agreement Compliance. [f, at the conclusion of any
Review, Developer is found to be in compliance with this Agreement, the City shall, upon
request by Developer, issue within ten (10) days of receipt of the request, a written
confirmation (“Certificate”) to Developer stating that, after the most recent Review, and
based upon the information known or made known to the City Manager and the City
Council, that (1) this Agreement remains in effect, and (2) Developer is in compliance.
The Certificate shall be in recordable form if requested by Developer and shall contain
information necessary to communicate constructive record notice of the finding of
compliance. Developer may record the Certificate with the County Recorder. Additionally,
Developer may, at any time, request from the City a Certificate stating, in addition to the
foregoing, which specific obligations under this Agreement have been fully satisfied with
respect to the Site and City shall respond within ten (10} days of receipt of the request. If
the City fails to respond to a Developer's request pursuant to this Section 5.4, the
Developer is presumed to be in compliance with this Agreement or any obligation that is
the subject of the Developer's request.

6. DEFAULT AND REMEDIES.
6.1. Termination of Agreement.

6.1.1. Termination of Agreement for Material Default of Developer.
The City, in its discretion, may terminate this Agreement (a) if Developer fails to make the
Public Benefit Contribution within fifteen (15) days after the due date, or (b) for any
material failure of Developer to perform any material duty or obligation of Developer
hereunder or to comply in good faith with the terms of this Agreement (hereinafter referred
to as “default’ or “breach”); provided, however, the City may terminate this Agreement
pursuant to subsection (b) above only after following the procedures set forth in Section
2.3. In the event of a termination by the City under this Section 6.1.1, Developer
acknowledges and agrees that the City may retain any portion of the Public Benefit
Contribution paid up to the date of termination and Developer shall pay the prorated
amount of the Public Benefit Contribution within sixty (60) days after the date of
termination and removal of the New Digital Billboard that equates to the percentage of
time elapsed in the year of the Term at the time of termination.

8.1.2. Termination of Agreement for Material Default of City.
Developer, in its discretion, may terminate this Agreement for any material failure of the
City to perform any material duty or obligation of the City hereunder or to comply in good
faith with the terms of this Agreement; provided, however, Developer may terminate this
Agreement pursuant to this Section only after following the procedures set forth in Section
5.3.

6.1.3. Termination of Agreement Without Default. Developer may
terminate this Agreement upon the occurrence of any of the following: (1) if, despite
Developer's good faith efforts, Developer is unable to secure the Development Approvals
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and/or the necessary permits (including all Final Permits) and/or comply with
requirements under applicable laws as necessary to effectuate the Development, or (2)
any governmental agency has concluded a taking or regulatory taking of any material
portion of the Site and/or the Development, or (3) the Lease is terminated, or (4)
Developer is unable to profitably operate the Development or (5) if the advertising value
of the New Digital Billboard is materially diminished for any reason, including, without
limitation, a diversion or reduction of vehicular traffic or (6) the view of the New Digital
Billboard becomes entirely or partially obstructed or impaired or (7) any other
circumstance or event pursuant to which termination is permitted by Developer under this
Agreement, or (8) if this Agreement and the development of the Project is not approved
by the Board of Directors of Owner prior to execution of this Agreement within ninety (90)
days of the City Council’s approval of the Agreement (which time-period may be extended
by mutual agreement of the parties). In the event of a termination by Developer under this
Section 6.1.3, Developer acknowledges and agrees that the City may retain any portion
of the Public Benefit Contribution paid up to the date of termination. If this Agreement is
terminated pursuant to subsections (1) or (8) of this Section 6.1.3, then this Agreement
shall terminate immediately and Developer shall not be required to make any payment
set forth herein and this Agreement shall be of no further force and effect.

6.1.4. Rights and Duties Following Termination. Upon the termination
of this Agreement, no party shall have any further right or obligation hereunder.

7. INSURANCE, INDEMNIFICATION AND WAIVERS.
7.1. Insurance.

7.1.1. Types of Insurance.

(@) Liability Insurance. On or prior to the Effective Date and until
completion of the Term, Developer shall, at its sole cost and expense, keep or cause to
be kept in force for Developer general liability insurance against claims and liabilities for
bodily injury, death or property arising out of or in connection with Developer’s activities
on the Site under this Agreement and for claims and liabilities covered by the
indemnification provisions of Section 7.2. Such insurance shall name the City as an
additional insured and shall have the following limits: (i) at least Two Million Dollars
($2,000,000) for bodily injury or death to any one person, (i) at least Four Million Dollars
($4,000,000) for any one accident or occurrence, and (iii) at least One Million Dollars
($1,000,000) for property damage. Within seven (7) days after written request from the
City, Developer shall also furnish or cause to be furnished to the City evidence that any
contractors with whom Developer has contracted for the performance of any work under
this Agreement for which Developer is responsible maintains the same coverage required
of Developer.

(b) Worker's Compensation. Within seven (7) days after written
request from the City, Developer shall also furnish or cause to be furnished to the City
evidence that any contractor with whom Developer has contracted for the performance of
any work under this Agreement for which Developer is responsible hereunder carries
worker’'s compensation insurance as required by law.
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(c) Insurance Policy Form, Sufficiency, Content and insurer. All
insurance required by express provisions hereof shall be carried only by responsible
insurance companies qualified to do business by California with an AM Best Rating of no
less than “A”. All such policies shall be non-assignable and shall contain language, to the
extent obtainable, to the effect that (i) the insurer waives the right of subrogation against
the City and against the City’s agents and representatives except as provided in this
Section; (i} the policies are primary and noncontributing with any insurance that may be
carried by the City, but only with respect to the liabilittes assumed by Developer under
this Agreement; and (iii) the policies cannot be canceled or materially changed except
after written notice by the insurer to the City or the City’s designated representative as
expeditiously as the insurance company agrees to provide such notice. Developer shall
furnish the City with certificates evidencing the insurance required to be procured by the
terms of this Agreement on or prior to the Effective Date.

7.1.2. Failure to Maintain Insurance. If Developer fails or refuses to
procure or maintain insurance as required hereby or fails or refuses to furnish the City
with required proof that the insurance has been procured and is in force and paid for, the
City, after complying with the requirements of Section 5.3, may view such failure or refusal
to be a default hereunder.

7.2. Indemnification.

7.2.1. General. To the extent of its liability coverage required under
Section 7.1.1(a) above, Developer shall indemnify the City and its officers, employees,
attorneys, consultants and agents (collectively, “City-Related Parties”) against, and will
hold and save each of the City-Related Parties harmless from, any and all actions, suits,
claims, damages to persons or property, losses, costs, penalties, obligations, errors,
omissions, or liabilities (herein “claims or liabilities”) that may be claimed or asserted
against any City-Related Parties by any person, firm, or entity to the extent arising out of
or materially connected with (i) the negligent work, operations, or activities of Developer,
its agents, employees, subcontractors, or invitees, hereunder, upon the Site or (ii} the
City’s approval of this Agreement or any Development Approvals or Subsequent
Development Approvals pursuant hereto or (iii) the performance of any obligations of the
City hereunder.

(a) Developer will defend any action or actions filed in connection
with any such claims or liabilities covered by the indemnification provisions herein and
will pay all costs and expenses, including reasonable legal costs and attorneys’ fees
incurred in connection therewith, which attorneys will be the attorneys hired by the
insurance company where insurance coverage applies, or by Developer.

(b)  Developer will promptly pay any judgment rendered against
any City-Related Party for any such claims or liabilities subject to Developer's
indemnification obligations as set forth in Section 7.2.1 above.

7.2.2. Exceptions. The foregoing indemnity shall not include claims or
liabilities arising from the negligence or williful misconduct of the City, or its officers, agents
or employees who are directly responsible to the City.
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7.2.3. Additional Coverage. Without limiting the generality of the
foregoing, Developer’s indemnity obligation shall include any liability arising by reason of:

(a)  Any accident or other occurrence in or on the Site causing
injury to any person or property whatsoever to the extent caused by Developer;

(b)  Any failure of Developer to comply with performance of all of
the provisions of this Agreement;

{c) Any harm, delays, injuries or other damages incurred by any
party as a result of any subsurface conditions on the Site caused solely by Developer,
including but not limited to, the presence of buried debris, hazardous materials,
hydrocarbons, or any form of soil contamination.

7.2.4. Loss and Damage. Except as set forth below, the City shall not be
liable for any damage to property of Developer, nor for the loss of or damage to any
property of Developer by theft or otherwise. The foregoing sentence shall not apply (i) to
the extent the City or its agents, employees, subcontractors, invitees or representatives
causes such injury or damage when accessing the Site, or (i} under the circumstances
set forth in Section 7.2.2 above.

7.2.5. Period of Indemnification. The obligations for indemnity under this
Section 7.2 shall begin upon the Effective Date and shall survive expiration of the Term
of this Agreement (unless earlier terminated prior to commencement of construction of
the New Digital Billboard) for the period of two (2) years. Developer's indemnification
obligations as set forth in Section 7.2.1 shall terminate concurrently with termination of
this Agreement for any reason pursuant to Section 6.1 above prior to commencement of
construction.

7.3. Waiver of Subrogation. Developer and the City mutually agree that
neither shall make any claim against, nor seek to recover from the other party(ies) or its
agents, servants, or employees, for any loss or damage to Developer or the City or to
any person or property relating to this Agreement, except as specifically provided
hereunder, which include but is not limited to a claim or liability to the extent arising from
the negligence or willful misconduct of the City or Developer, as the case may be, or their
respective officers, agents, or employees who are directly responsible to the City and
Developer, as the case may be.

8. MORTGAGEE PROTECTION. The parties hereto agree that this Agreement
shall not prevent or limit Developer, in any manner, at Developer’s sole discretion, from
encumbering Developer’s interest in the Site or any portion thereof or the Development
or any improvement on the Site thereon by any mortgage, deed of trust or other security
device securing financing with respect fo the Site. The City acknowledges that the
lenders providing such financing may require certain Agreement interpretations and
modifications and the City agrees upon request, from time to time, to meet with
Developer or Owner and representatives of such lenders to negotiate in good faith any
such request for interpretation or modification. Subject to compliance with applicable
laws, the City will not unreasonably withhold its consent to any such requested
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interpretation or modification, provided the City determines such interpretation or
modification is consistent with the intent and purposes of this Agreement. Upon
reasonable approval by the City Attorney, the City authorizes the City Manager to
execute any Notices of Consent to Assignment on behalf of the City or similar financial
documentation. Any Mortgagee of the Site shall be entitled to the following rights and
privileges.

8.1. Neither entering into this Agreement nor a breach of this Agreement shall
defeat, render invalid, diminish or impair the lien of any mortgage on the Development of
the Site or any mortgage of the Site made in good faith and for value, unless otherwise
required by law.

8.2. The Mortgagee of any mortgage or deed of trust encumbering the
Development of the Site or any mortgage or deed of trust encumbering the Site, or any
part thereof, which Mortgagee has submitted a request in writing to the City in the manner
specified herein for giving notices, shall be entitled to receive written notification from the
City of any default by Developer in the performance of Developer's obligations under this
Agreement.

8.3. If the City timely receives a request from a Mortgagee requesting a copy of
any Notice of Non-Compliance given to Developer under the terms of this Agreement, the
City shall make a good faith effort to provide a copy of that Notice of Non-Compliance to
the Mortgagee within ten (10) days of sending the Notice of Non-Compliance fo
Developer. The Mortgagee shall have the right, but not the obligation, to cure the non-
compliance during the period that is the longer of (i) the remaining cure period allowed
such party under this Agreement, or (ii) sixty (60) days.

8.4. Any Mortgagee who comes into possession of the Development or the Site,
or any part thereof, pursuant to foreclosure of the mortgage or deed of trust, or deed in
lieu of such foreclosure, shall take the Development or the Site, or part thereof, subject
to the terms of this Agreement. Notwithstanding any other provision of this Agreement to
the contrary, no Mortgagee shall have an obligation or duty under this Agreement to
perform any of Developer's obligations or other affirmative covenants of Developer
hereunder, or to guarantee such performance; except that (i) to the extent that any
covenant to be performed by Developer is a condition precedent to the performance of a
covenant by the City, the performance thereof shall continue to be a condition precedent
to the City’s performance hereunder, and (ii) in the event any Mortgagee seeks to develop
or use any portion of the Development or the Site acquired by such Mortgagee by
foreclosure, deed of frust, or deed in lieu of foreclosure, such Mortgagee shall strictly
comply with all of the terms, conditions and requirements of this Agreement and the
Development Approvals applicable to the Development or the Site or such part thereof so
acquired by the Mortgagee.

9. MISCELLANEOUS PROVISIONS.

9.1. Recordation of Agreement. This Agreement shall be recorded in the
Official Records of the Los Angeles County Recorder within ten (10) days of execution,
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as required by Government Code Section 65868.5. Amendments approved by the parties,
and any cancellation, shall be similarly recorded.

9.2. Entire Agreement. This Agreement sets forth and contains the entire
understanding and agreement of the parties with respect to the subject matier set forth
herein, and there are no oral or written representations, understandings or ancillary
covenants, undertakings or agreements which are not contained or expressly referred to
herein. No testimony or evidence of any such representations, understandings or
covenants shall be admissible in any proceeding of any kind or nature to interpret or
determine the terms or conditions of this Agreement.

9.3. Severability. [f any term, provision, covenant or condition of this
Agreement shall be determined invalid, void or unenforceable, then that term, provision,
covenant or condition of this Agreement shall be stricken and the remaining portion of this
Agreement shall remain valid and enforceable if that stricken term, provision, covenant or
condition is not material fo the main purpose of this Agreement, which is o allow the
Development to be permitted and operated and to provide the Public Benefit Contribution
Fee to the City; otherwise, this Agreement shall terminate in its entirety, unless the parties
otherwise agree in writing, which agreement shall not be unreasonably withheld.

9.4. Interpretation and Governing Law. This Agreement and any dispute
arising hereunder shall be governed and interpreted in accordance with the laws of the
State of California. This Agreement shall be construed as a whole according to its fair
fanguage and common meaning, to achieve the objectives and purposes of the parties
hereto. The rule of construction, to the effect that ambiguities are to be resolved against
the drafting party or in favor of the non-drafting party, shall not be empioyed in interpreting
this Agreement, all parties having been represented by counsel in the negotiation and
preparation hereof.

9.5. Section Headings. All section headings and subheadings are inserted for
convenience only and shall not affect any construction or interpretation of this Agreement.

9.6. Singular and Plural. As used herein, the singular of any word includes the
plural.

9.7. Time of Essence. Time is of the essence in the performance of the
provisions of this Agreement as to which time is an element.

9.8. Waiver. Failure of a party to insist upon the strict performance of any of the
provisions of this Agreement by the other party, or the failure by a party to exercise its
rights upon the default of the other party, shall not constitute a waiver of such party’s right
to insist and demand strict compliance by the other party with the terms of this Agreement
thereafter.

9.9. No Third-Party Beneficiaries. This Agreement is made and entered into
for the sole protection and benefit for the parties and Owner and their respective
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successors and assigns. No other person shall have any right of action based upon any
provision of this Agreement.

9.10. Force Majeure. Notwithstanding any provision to the contrary herein,
neither party shall be deemed to be in default where failure or delay in performance of
any of its obligations under this Agreement is caused by earthquakes, other acts of God,
pandemic, epidemic, fires, rains, winds, wars, terrorism, riots or similar hostilities, strikes
and other labor difficulties beyond the party’s control (including the party’s employment
force), government actions and regulations (other than those of the City), court actions
(such as restraining orders or injunctions), any delay or breach in performance of Owner's
obligations under the Owner Agreement or any other causes beyond the party’s
reasonable control. If any such events shall occur during the term of this Agreement then
the time for performance shall be extended for the duration of each such event, provided
that the Term of this Agreement shall not be extended under any circumstances for more
than five (5) years beyond the date it would have otherwise expired, and further provided
that if such delay is longer than six (6) months, Developer may terminate this Agreement
upon written notice to the City and the City shall return to Developer any portion of the
Public Benefit Contribution Fee paid for any period after the effective date of such
termination.

9.11. Mutual Covenants. The covenants contained herein are mutual covenants
and also constitute conditions to the concurrent or subsequent performance by the party
benefited thereby of the covenants to be performed hereunder by such benefited party.

9.12. Counterparts. This Agreement may be executed by the parties in
counterparts, which counterparts shall be construed together and have the same effect
as if all of the parties had executed the same instrument.

9.13. Litigation. Any action at law or in equity arising under this Agreement or
brought by any party hereto for the purpose of enforcing, construing or determining the
validity of any provision of this Agreement shall be filed and tried in the Superior Court of
the County of Los Angeles, State of California, or such other appropriate court in said
county. Service of process on the City shall be made in accordance with California law.
Service of process on Developer shall be made in any manner permitted by California
law and shall be effective whether served inside or outside California. In the event of any
action between the City and Developer seeking enforcement of any of the terms and
conditions to this Agreement, the prevailing party in such action shall be awarded, in
addition to such relief to which such party is entitled under this Agreement, its reasonable
litigation costs and expenses, including without limitation, its expert witness fees and
reasonable attorneys’ fees. In any award to the City of its costs and expenses under this
Section, Developer hereby represents and warrants that All Vision shall be solely
responsible for paying the entire award.

9.14. Covenant Not to Sue. The parties to this Agreement, and each of them,
agree that this Agreement and each term hereof are legal, valid, binding, and enforceable.
The parties to this Agreement, and each of them, hereby covenant and agree that each
of them will not commence, maintain, or prosecute any claim, demand, cause of action,
suit, or other proceeding against any other party to this Agreement, in law or in equity,
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which is based on an allegation, or assert in any such action, that this Agreement or any
term hereof is void, invalid, or unenforceable.

9.15. Development as a Private Undertaking. It is specifically understood and
agreed by and between the parties hereto that the Development is a private development,
that as between City and Developer, neither party is acting as the agent of the other in
any respect hereunder, and that each party is an independent contracting entity with
respect to the terms, covenhants and conditions contained in this Agreement. No
partnership, joint venture or other association of any kind is formed by this Agreement.
The only relationship between the City and Developer is that of a government entity
regulating the development of property, on the one hand, and the holder of a legal or
equitable interest in such property on the other hand. The City agrees that by its approval
of, and entering into, this Agreement, that it is not taking any action which would transform
this private development into a “public works” development, and that nothing herein shall
be interpreted to convey upon Developer any benefit which would transform Developer's
private development into a public works project, it being understood that this Agreement
is entered into by the City and Developer upon the exchange of consideration described
in this Agreement, including the Recitals to this Agreement which are incorporated into
this Agreement and made a part hereof, and that the City is receiving by and through this
Agreement the full measure of benefit in exchange for the burdens placed on Developer
by this Agreement.

9.16. Further Actions and Instruments. Each of the parties shall cooperate
with and provide reasonable assistance to the other to the extent contemplated hereunder
in the performance of all obligations under this Agreement and the satisfaction of the
conditions of this Agreement. Upon the request of a party at any time, the other party(ies)
shall promptly execute, with acknowledgment or affidavit if reasonably required, and file
or record such required instruments and writings and take any actions as may be
reasonably necessary under the terms of this Agreement to carry out the intent and to
fulfill the provisions of this Agreement or to evidence or consummate the transactions
contemplated by this Agreement.

9.17. Eminent Domain. No provision of this Agreement shall be construed to
limit or restrict the exercise by the City of its power of eminent domain or Developer's right
to seek and collect just compensation or any other remedy available to it.

9.18. Amendments in Writing/Cooperation. This Agreement may be amended
only by written consent of all parties specifically approving the amendment (which
approval shall not be unreasonably withheld, conditioned or delayed) and in accordance
with the Government Code provisions for the amendment of development agreements.
The parties shall cooperate in good faith with respect to any amendment proposed in
order to clarify the intent and application of this Agreement and shall treat any such
proposal on its own merits, and not as a basis for the introduction of unrelated matters.
Minor, non-material modifications may be approved on behalf of the City by the City
Manager upon reasonable approval by the City Attorney.
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9.19. Assignment. Except with respect to Permitted Assignments (as defined
below), Developer shall not transfer or assign its rights and obligations under this
Agreement (collectively, an “Assignment”) to any person or entity without the prior
approval of the City, which approval shall not be unreasonably withheld, conditioned or
delayed. Notwithstanding the foregoing, the Permitted Assignments shall not be deemed
an “Assignment” for the purposes of this Agreement and shall not require the prior
approval of the City; provided that, (a) Developer shall notify the City in writing of such
proposed Permitted Assignment at least thirty (30) days prior to the effective date of any
proposed assignment or transfer, (b) Developer and such assignee shall enter into a
written assignment and assumption agreement, executed in recordable form, pursuant to
which such assignee shall agree to assume all duties and obligations of Developer under
this Agreement remaining to be performed from and after the date of such assignment.
For purposes of this Agreement, “Permitted Assignment” shall mean (i) a transfer or
assignment to any person or entity in connection with a transfer or assignment of all of
Developer’s interest in the Lease or the Owner Agreement, (ii) a transfer or assignment
to a corporation, limited liability company or partnership in which Developer, individually
or collectively, hold a voting and financial interest in excess of fifty percent (50%), (iii) a
transfer or assignment to a member of Developer, (iv) a transfer or assignment to a trust
or other estate planning entity formed for the benefit of Developer's immediate family
members (spouse and children), and (v) a transfer or assignment of this Agreement by
Developer to Owner.

9.20. Corporate Authority. The person(s) executing this Agreement on behalf
of each of the parties hereto represent and warrant that (i) such party, if not an individual,
is duly organized and existing, (ii) they are duly authorized to execute and deliver this
Agreement on behalf of said party, (iii) by so executing this Agreement such party is
formally bound to the provisions of this Agreement, and (iv) the entering into this
Agreement does not violate any provision of any other agreement to which such party is
bound.

9.21. Notices. All notices under this Agreement shall be effective when delivered
by United States Postal Service mail, registered or certified, postage prepaid return
receipt requested or nationally recognized overnight courier, and addressed to the
respective parties as set forth below, or to such other address as either party may from
time to time designate in writing by providing notice to the other party:

If to the City: City of EI Monte
11333 Valley Blvd.
El Monte, CA 91731
Attn: City Manager

[f to Developer: The Los Angeles County Metropolitan Transportation
Authority
One Gateway Plaza

los Angeles, CA90012
Attn: Executive Officer, Real Estate
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All Vision LLC

c/o All Vision LLC

125 Park Avenue, 25" Floor
New York, NY 10017

Attn: Greg Smith, CEO

With a copy to: All Vision LLC
cf/o All Vision LLC
125 Park Avenue, 251 Floor
New York, NY 10017
Attn: General Counsel

9.22. Nonliability of City Officials. No officer, official, member, employee,
agent, or representatives of the City shall be liable for any amounts due hereunder, and
no judgment or execution thereon entered in any action hereon shall be personally
enforced against any such officer, official, member, employee, agent, or representative.

9.23. No Brokers. The City and Developer each represent and warrant to the
other that it has not employed any broker and/or finder to represent its interest in this
transaction. Each party agrees to indemnify and hold the other free and harmless from
and against any and all liability, loss, cost, or expense (including court costs and
reasonable attorneys' fees) in any manner connected with a claim asserted by any
individual or entity for any commission or finder's fee in connection with this Agreement
or arising out of agreements by the indemnifying party to pay any commission or finder's
fee.

9.24. No Amendment of Owner Agreement or Lease. Nothing contained in
this Agreement shall be deemed to amend or modify any of the terms or provisions of the
Lease or Owner Agreement. Nothing contained in this Agreement shall constitute or be
deemed to constitute a limit on any of Developer's obligations under the Owner
Agreement or the Lease, or any of Owner’s rights or remedies against Developer under
the Owner Agreement or the Lease.

9.25. Right of Owner to Assume Agreement. This Agreement is entered into
by Developer on Owner’s behalf as Owner's agent pursuant to the Owner Agreement.
Owner has the right at any time to assume all of the rights and obligations of Developer
under this Agreement upon written notice to the City. This Agreement shall remain in full
force and effect, notwithstanding Owner’s assumption rights.

(SIGNATURES ON THE FOLLOWING PAGE)
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement on
the day and year first set forth above.

CITY: CITY OF EL MONTE
a California municipal corporation

DEVELOPER: THE LOS ANGELES COUNTY
METROPOLITAN TRANSPORTATION
AUTHORITY, a public entity

APPROVED AS TO FORM
DAWYN R. HARRISON

County Counsel By:

Its:

By:

Deputy County Counsel

ALL VISION LLC
a Delaware limited liability company

By:
Its:
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CALIFORNIA ACKNOWLEDGMENT CIVIL CODE § 1189
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A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document
to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California
County of __LOS Angeles

on January 26, 2023 before i, Karina Casas, Notary Public

Date ) . Here Insert Name and Title of the Officer
Jessica Noemi Ancona

personally appeared

Name of Signer

who proved to me on the basis of satisfactory evidence to be the person whose name is subscribed to the
within instrument and acknowledged to me that she executed the same in her authorized capacity, and that
by her signature on the instrument the person, or the entity upon behalf of which the person acted, executed
the instrument.

ﬁmﬁg CASAS At | certify under PENALTY OF PERJURY under the
A  Comm. #2320752 laws of the State of California that the foregoing
) Notary Public - California R paragraph is true and correct.

Los Angeles County
. Expires Feb 8, 2024

WITNESS my hand and official seal.

Signature -
Place Notary Seal and/or Stamp Above mre of Notary Public
OPTIONAL

Completing this information can deter alteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document
Title or Type of Document: Development Agreement between the City of El Monte and All Vision LLC

Document Date: _January 26, 2023 Number of Pages: __35
Signer(s) Other Than Named Above: No other signers

Capacity(ies) Claimed by Signer(s)

Signer’s Name: _Jessica Noemi Ancona Signer's Name:
m Corporate Officer — Title(s): B Corporate Officer
B Partner — B Limited B General B Partner — M@ Limited
M Individual B Attorney in Fact H [ndividual rney in Fact
B Trustee B Guardian or Conservator W Trustee han or Conservator
| Other: m Other:
Signer is Representing: ___City of El Monte Signer is Repres
Mayor
R A e e R e e P e R e R e e R R A e s

©2019 National Notary Association




A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA
COUNTY OF

On s , before me,

(here insert name and titie of the officer)

personally appeared

£}

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) 1s/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

[ certify under PENALTY OF PERJURY under the laws of the State of that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document,

STATE OF CALIFORNIA
COUNTY OF

On s , before me,

(here insert name and title of the officer)

personally appeared

5

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)




A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA
COUNTY OF

On , , before me,

(here insert name and title of the officer)

personally appeared

who proved tfo me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signaturc (Seal)




EXHIBIT “A”

LEGAL DESCRIPTION OF SITE

All that certain real property located in the City of El Monte, County of Los Angeles,
State of California more particularly described as follows:




EXHIBIT A
LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELCW IS SITUATED IN THE CITY OF EL MONTE IN THE COUNTY OF
LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

THAT PORTION OF SECTION 21, TOWNSHIP 1 SOUTH, RANGE 11 WEST, SAN BERNARDINO BASE AND
MERIDIAN, IN THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, DESCRIBED
AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF SAID WESTERLY LINE OF SAID TRACT 883, WITH THE
SOUTHERLY LINE OF THE NORTHERLY 25.00 FEET OF THE SOUTHERLY 151.80 FEET OF LOT 2 OF SAID
TRACT;

THENCE WESTERLY SOUTH 89°00'09" WEST, 67.62 FEET;

THENCE AT RIGHT ANGLES TO SAID COURSE SOUTH 00°59'51" EAST, 5.12 FEET;

THENCE AT RIGHT ANGLES TO LAST SAID COURSE SOUTH 89°00'09" WEST, 696.16 FEET TO THE
WESTERLY LINE OF SAID SECTION 21;

THENCE SOUTHERLY ALONG SAID WESTERLY LINE TO THE NORTHERLY LINE OF THE LAND
DESCRIBED IN THE DECREE UNDER THE LAND TITLE ACT, DESCRIBED AS NUMBER 3452, IN THE
DECREE ENTERED DECEMBER 20, 1917,

THENCE EASTERLY ALONG SAID NORTHERLY LINE OF SAID DECREE TC THE SOUTHWESTERLY
CORNER OF SAID TRACT 883;

THENCE IN A GENERAL NORTHERLY DIRECTION ALONG SAID WESTERLY LINE OF SAID TRACT TO THE
POINT OF BEGINNING.

EXCEPT THEREFROM THAT PORTION OF SAID EAND LYING WITHIN THE FOLLOWING DESCRIBED
LINES:

BEGINNING AT THE INTERSECTION OF SAID NORTHERLY LINE OF THE LAND DESCRIBED IN SAID
DECREE WITH THE WESTERLY LINE OF SAID SECTION 21;

THENCE ALONG SAID NORTHERLY LINE SOUTH 81°09'47" EAST, 69518 FEET TO THE SOUTH
WESTERLY CORNER OF SAID TRACT 883;

THENCE NORTH 71°26'35" WEST, 246.23 FEET,;

THENCE NORTH 64°46'59" WEST, 290.73 FEET;

THENCE NORTH 62°00'01" WEST, 216.67 FEET TO A PGINT IN SAID WESTERLY LINE, DISTANT THEREON
NORTH 0°14'39" WEST, 197.14 FEET FROM SAID POINT OF BEGINNING;

THENCE ALONG SAID WESTERLY LINE SOUTH 0°14'3%9" EAST, 197.14 FEET TC SAID POINT OF
BEGINNING.

APN: 8578-020-808




EXHIBIT "B”

SCOPE OF DEVELOPMENT

Developer and the City agree that the Development shall be undertaken in
accordance with the terms of the Agreement, which include the following:

1. The Development. Developer shall install the New Digital Billboard on the
Site in accordance with the terms of this Agreement. The New Digital Billooard consists of
one (1) 65-foot tall, “bulletin” size V-Shaped freeway-oriented billboard with a total of two (2)
digital displays (each display measuring 14" x 48 within the billboard frame) adjacent to the
Interstate 10 Freeway. Before the issuance of final inspection of the Final Permits,
Developer shall underground all utilities necessary for the New Digital Billboard and the Site
shall be maintained in accordance with the conditions at Section 3 below. L

2. Building Fees. Developer shall pay all applicable City building fees at the
time that the building permit is issued for the installation of the New Digital Billboard.

3. Maintenance and Access. Developer, for itself and its successors and
assigns, hereby covenants and agrees to be responsible for the following:

(a) Maintenance and repair of the New Digital Billboard (where authorized
pursuant to the Agreement, and including but not limited to, the displays installed thereon,
and all related on-site improvements and, if applicable, easements and rights-of-way, at its
sole cost and expense), including, without limitation, landscaping, poles, lighting, signs and
walls (as they relate to the Development) to be kept in good repair, free of graffiti, rubbish,
debris and other hazards to persons using the same, and in accordance with all applicable
laws, rules, ordinances and regulations of all federal, state, and local bodies and agencies
having jurisdiction over the Site. Such maintenance and repair shall include, but not be
limited to, the following: (i) the care and replacement of all shrubbery, plantings, and other
landscaping or the painted backing in a healthy condition if damaged by the Developer; and
(i) the repair, replacement and repainting of the New Digital Billboard’s structures and
displays as necessary to maintain such billboards in good condition and repair.

(b} Maintenance of the New Digital Billboard in such a manner as to
avoid the reasonable determination of a duly authorized official of the City that a public
nuisance has been created by the absence of adequate maintenance of the Development
such as to be detrimental to the public health, safety or general welfare, or that such a
condition of deterioration or disrepair causes appreciable harm or is materially detrimental
to property or improvements within three hundred (300) feet of the Site.

(c) If more than ten percent (10%) of the display is not operational, the
entire display shall be turned off and remain black until the display is repaired.

4. Other Rights of the City. In the event of any violation or threatened violation
of any of the provisions of this Exhibit “B”, then in addition to, but not in lieu of, any of the
rights or remedies the City may have to enforce the provisions of the Agreement, the City
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shall have the right, after complying with Section 5.2 and Section 5.3 of the Agreement,
to enforce the provisions hereof by undertaking any maintenance or repairs required by
Developer under Section 3 above (subject to the execution of a permit to enter in form
reasonably acceptable to Owner) and charging Developer for any actual out-of-pocket
maintenance costs incurred in performing same.

5. No City Liability. The granting of a right of enforcement to the City does not
create a mandatory duty on the part of the City to enforce any provision of the Agreement.
The failure of the City to enforce the Agreement shall not give rise to a cause of action on
the part of any person. No officer or employee of the City shall be personally liable to
Developer, its successors, transferees or assigns, for any default or breach by the City
under the Agreement.

8. Conditions of Approval. The following additional conditions shall apply to
the installation of the New Digital Billboard and, where stated, landscaping adjacent to
New Digital Billboard, which billboard and landscaping or painted backing adjacent to the
billboard, respectively, shall conform to all applicable provisions of the Development
Approvals and the following conditions, in a manner subject to the approval of the Director
of Planning or his or her designee:

(a) A building permit will be required, and structural calculations shall be
prepared by a licensed civil engineer and approved by the City.

(h) The Billboard shall be located in the portion of the Site shown on
Exhibit “C” and shall be of the dimensions described in Section 1, above.

(c) Except to the extent a variance is granted by the City, the size of each
sign display of the New Digital Billboard shall not exceed the dimensions set forth in the
Ordinance, and shall not exceed the maximum height set forth in the Ordinance, including
all extensions, and shall be spaced at intervals from any other billboard on the same side
of the freeway and measured parallel to the freeway as set forth in the Ordinance and
depicted in the Site Plan attached hereto as Exhibit “C” approved by the City as part of
the Development Approvals.

(d) Plans and specifications for the proposed installation of the New
Digital Billboard shall be submitted to the City Planning and Building Departments for plan
check and approval prior to the issuance of building permits. Plans and specifications for
the proposed installation of the undergrounding of all utilities, shall be submitted to the
City Planning and Building Departments for plan check and approval prior to the issuance
of electrical permits.

(e) Prior to the approval of the final inspection, all applicable conditions
of approval and all mandatory improvements shall be completed to the reasonable
satisfaction of the City.

)] Developer shall maintain the New Digital Billboard and use thereof in
full compliance with all applicable codes, standards, policies and regulations imposed by
the City, county, state or federal agencies with jurisdiction over the facilities.
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(@) Developer shall, at all times, comply with the terms of the approval
for the New Digital Billboard from the California Department of Transportation Outdoor
Advertising Division, including obtaining a State ODA Permit and shall maintain
acceptable clearance between proposed billboards and Southern California Edison
distribution lines.

(h) Developer shall pay any and all applicable fees due to any public
agency prior to the final issuance of the applicable building or electrical permits.

(i) The activities proposed in the Agreement shall be conducted
completely upon the Site and shall not use or encroach on any public right-of-way.

(j) Developer shall ensure that all access to the New Digital Billboard is
kept restricted to the general public to the extent permitted under local laws and by the
Development Approvals.

(k) If any portion of the landscaping or painted backing installed adjacent
to the New Digital Billboard is damaged by the Development or becomes damaged,
unhealthy or otherwise in need of replacement, as determined by the City's Director of
Planning or his or her designee, Developer shall ensure that the replacement is
accomplished within fourteen (14) days of notification by the City, unless such time is
extended by the City’s Director of Planning or his or her designee if Developer shows
special circumstances requiring more time to accomplish such replacement. Developer
or Owner may trim such landscaping so as not to block the billboards or with the
reasonable consent of the Director of Planning, the Developer at the Developer’'s own
cost, may remove and relocate any landscaping.

(1) Developer shall comply with all necessary federal National Poliutant
Discharge Elimination System (NPDES) requirements pertaining to the proposed use, to
the extent applicable.

(m)  All graffiti shall be adequately and completely removed or painted
over within twenty-four (24) hours following notice to Developer of such graffiti being
affixed on the Development.

(n) Prior to final sign-off of the building permit for the New Digital
Billboard, the applicable landscaping or painted backing shall be installed at the Site.

(0) Developer shall comply with State law regarding the limitation of light
or glare or such other standards as adopted by the Outdoor Advertising Association of
America, Inc. (OAAA), including but not limited to, the 0.3 foot-candles limitation over
ambient light levels at a distance of 250 feet, and ensuring additional flexibility in reducing
such maximum light level standard given the lighting environment and the obligation to
have automatic diming capabilities. Upon any reasonable complaint by City Manager or
his or her designee, Developer shall perform a brightness measurement and display using
OAAA standards and provide City with the resulis of same within five (5) days of City’s
complaint.
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EXHIBIT "C”

SITE PLAN AND ELEVATIONS

[See Attached]
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ATTACHMENT B

Initial Study and Mitigated Negative Declaration for the Freeway
Billboard Overlay Zone Municipal Code Amendment
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MITIGATED NEGATIVE DECLARATION

PROJECT NAME: Freeway Billboard Overlay Zone Municipal Code Amendment.

PROJECT LOCATION: The proposed expansion of the Freeway Billboard Overlay Zone involves the
addition of three new areas (referred to as Areas 8 through 10) to the Freeway Billboard Overlay Zone,
which currently includes seven locations located along portions of the I-10 Freeway Corridor within the
City of El Monte.

CiTY AND COUNTY: El Monte, Los Angeles County.

PROJECT: The proposed project is an amendment to portions of Title 17 (Zoning) of the El Monte
Municipal Code to allow for the expansion of the Freeway Billboard Overlay Zone. The proposed
expansion of the Freeway Billboard Overlay Zone involves the addition of three new areas (referred to as
Areas 8 through 10) to the Freeway Billboard Overlay Zone, which currently includes seven locations
located along portions of the I-10 Freeway Corridor within the City of El Monte. The Municipal Code will
also be amended to allow the installation of billboards within 250 feet of residential zones at the
discretion of the Community and Economic Development Director (the installation of billboards is
currently not permitted within 250 feet of residential zones). The proposed project also involves a zone
change and a general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density
Multiple-Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General
Commercial). The same portion of Area 8 has a general plan land use designation of Medium Density
Residential and this general plan land use designation is proposed to be changed to General Commercial.

FINDINGS: The environmental analysis provided in the attached Initial Study indicates that the
proposed project will not result in any significant adverse unmitigable impacts. For this reason, the City
of El Monte determined that a Mitigated Negative Declaration is the appropriate CEQA document for the
proposed project. The following findings may be made based on the analysis contained in the attached
Initial Study:

e The proposed project will not have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major periods of California history or prehistory.

e The proposed project will not have impacts that are individually limited, but cumulatively
considerable.

e The proposed project will not have environmental effects which will cause substantial adverse
effects on human beings, either directly or indirectly.

The environmental analysis is provided in the attached Initial Study prepared for the proposed project.
The project is also described in greater detail in the attached Initial Study.

Signature Date
City of El Monte Community and Economic Development Department
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SECTION 1 INTRODUCTION
1.1 PURPOSE OF THIS INITIAL STUDY

This Initial Study analyzes the environmental impacts associated with the adoption and subsequent
implementation of the proposed amendment to the Municipal Code and zone change. The proposed
project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal Code to allow
for the expansion of the Freeway Billboard Overlay Zone. The proposed expansion of the Freeway
Billboard Overlay Zone involves the addition of three new areas (referred to as Areas 8 through 10) to the
Freeway Billboard Overlay Zone, which currently includes seven locations located along portions of the I-
10 Freeway Corridor within the City of El Monte. The Municipal Code will also be amended to allow the
installation of billboards within 250 feet of residential zones at the discretion of the Community and
Economic Development Director (the installation of billboards is currently not permitted within 250 feet
of residential zones. The proposed project also involves a zone change and a general plan amendment at
Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Dwelling) and this zoning
designation is proposed to be changed to C-3 (General Commercial). The same portion of Area 8 has a
general plan land use designation of Medium Density Residential and this general plan land use
designation is proposed to be changed to General Commercial. This zone change and general plan
amendment will permit the installation of billboards within this portion of Area 8 since billboards are
only permitted within industrial or commercial zones.!

The City of El Monte is the designated Lead Agency and is also the project proponent. The City will be
responsible for the project’s environmental review. Section 21067 of California Environmental Quality
Act (CEQA) defines a Lead Agency as the public agency that has the principal responsibility for carrying
out or approving a project that may have a significant effect on the environment.2 As part of the proposed
project’s environmental review, the City of E1 Monte has authorized the preparation of this Initial Study.3
The primary purpose of CEQA is to ensure that decision-makers and the public understand the
environmental implications of a specific action or project. An additional purpose of this Initial Study is to
ascertain whether the proposed project will have the potential for significant adverse impacts on the
environment once it is implemented. Pursuant to the CEQA Guidelines, additional purposes of this Initial
Study include the following:

e To provide the City of El Monte with information to use as the basis for deciding whether to
prepare an environmental impact report (EIR), mitigated negative declaration, or negative
declaration for a project;

e To facilitate the project’s environmental assessment early in the design and development of the
proposed project;

e To eliminate unnecessary EIRs; and,

e To determine the nature and extent of any impacts associated the proposed project.

1 California Department of Transportation. Outdoor Advertising Permit Requirements.
2 California, State of. California Public Resources Code. Division 13, Chapter 2.5. Definitions. as Amended 2001. §21067.

3 Ibid. (CEQA Guidelines) §15050.
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Although this Initial Study was prepared with consultant support, the analysis, conclusions, and findings
made as part of its preparation fully represent the independent judgment and position of the City of El
Monte, in its capacity as the Lead Agency. The City determined, as part of this Initial Study’s preparation,
that a Mitigated Negative Declaration is the appropriate environmental document for the proposed
project’s CEQA review. Certain projects or actions may also require oversight approvals or permits from
other public agencies. These other agencies are referred to as Responsible Agencies and Trustee
Agencies, pursuant to Sections 15381 and 15386 of the State CEQA Guidelines.4 One key Responsible
Agency for this project is the California Department of Transportation (Caltrans). This Initial Study and
the Notice of Intent to Adopt a Mitigated Negative Declaration will be forwarded to responsible agencies,
trustee agencies, and the public for review and comment. A 30-day public review period will be provided
to allow these entities and other interested parties to comment on the proposed project and the findings
of this Initial Study.5 Questions and/or comments should be submitted to the following contact person:

Betty Donavanik, Director of Community and Economic Development
City of El Monte Department of Community and Economic Development
11333 Valley Boulevard
El Monte, California 91731
(626) 580-2056
bdonavanik@elmonteca.gov

1.2 INITIAL STUDY’S ORGANIZATION
The following annotated outline summarizes the contents of this Initial Study:

e Section 1 Introduction, provides the procedural context surrounding this Initial Study's
preparation and insight into its composition.

e Section 2 Project Description, provides an overview of the existing environment as it relates to the
project area and describes the proposed project’s physical and operational characteristics.

e Section 3 Environmental Analysis, includes an analysis of potential impacts associated with the
construction (billboard installation) and the subsequent operation of the proposed project.

e Section 4 - Conclusions, summarizes the findings of the analysis.

e Section 5 - References, identifies the sources used in the preparation of this Initial Study.
1.3 INITIAL STUDY CHECKLIST

The environmental analysis provided in Section 3 of this Initial Study indicates that the proposed project
will not result in any potentially significant impacts on the environment. For this reason, the City of El
Monte determined that a Mitigated Negative Declaration is the appropriate CEQA document for the
proposed project. The findings of this Initial Study are summarized in Table 1-1, provided on the
following pages.

4 California, State of. Public Resources Code Division 13. The California Environmental Quality Act. Chapter 2.5, Section 21067
and Section 21069. 2000.

5 Ibid. Chapter 2.6, Section 2109(b). 2000.
SECTION 1 @ INTRODUCTION PAGE 8
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

SECTION 3.1 AESTHETICS.

A. Would the project have a substantial adverse effect on a scenic
vista?

X

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

C. In non-urbanized areas, would the project substantially degrade
the existing visual character or quality of public views of the site
and its surroundings (public views are those that are experienced
from a 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. Would the project create a new source of substantial light or
glare which would adversely affect day or nighttime views in the
area?

SECTION 3.2 AGRICULTURE & FORESTRY RESOURCES

A. Would the project convert Prime Farmland, Unique Farmland,
or Farmland of Statewide Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural
uses?

B. Would the project conflict with existing zoning for agricultural
uses, or a Williamson Act Contract?

C. Would the project 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))?

D. Would the project result in the loss of forest land or conversion
of forest land to a non-forest use?

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

SECTION 3.3 AIR QUALITY

A. Would the project conflict with or obstruct implementation of
the applicable air quality plan?

B. Result in a cuamulatively considerable net increase of any
criteria pollutant for which the project region is non-attainment
under an applicable federal or state ambient air quality standard?

C. Would the project expose sensitive receptors to substantial
pollutant concentrations?

D. Would the project result in other emissions (such as those
leading to odors) adversely affecting a substantial number of
people?

SECTION 1 @ INTRODUCTION
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

SECTION 3.4 BIOLOGICAL RESOURCES

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

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

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

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

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

F. Would the project conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat conservation
plan?

SECTION 3.5 CULTURAL RESOURCES

A. Would the project cause a substantial adverse change in the
significance of a historical resource pursuant to §15064.5 of the
CEQA Guidelines?

B. Would the project cause a substantial adverse change in the
significance of an archaeological resource pursuant to §15064.5 of
the CEQA Guidelines?

C. Would the project disturb any human remains, including those
interred outside of dedicated cemeteries?

SECTION 3.6 ENERGY

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

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

X

SECTION 1 @ INTRODUCTION
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

SECTION 3.7 GEOLOGY & SOILS

A. Would the project directly or indirectly cause potential
substantial adverse effects, including the risk of loss, injury, or
death involving 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; strong seismic ground
shaking; seismic-related ground failure, including liquefaction; or,
landslides?

B. Would the project result in substantial soil erosion or the loss of
topsoil?

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

D. Would the project be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code (2012), creating
substantial direct or indirect risks to life or property?

E. Would the project have soils incapable of adequately supporting
the use of septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of wastewater?

F. Would the project directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature?

SECTION 3.8 GREENHOUSE GAS EMISSIONS

A. Would the project generate greenhouse gas emissions, either
directly or indirectly, that may have a significant impact on the
environment?

B. Would the project conflict with an applicable plan, policy, or
regulation adopted for the purpose of reducing emissions of
greenhouse gases?

SECTION 3.9 HAZARDS & HAZARDOUS MATERIALS

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

B. Would the project create a significant hazard to the public or
the environment through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into the
environment?

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

SECTION 1 @ INTRODUCTION

PAGE 11



INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION
FREEWAY BILLBOARD OVERLAY ZONE MUNICIPAL CODE AMENDMENT e CITY OF EL MONTE

Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

D. Would the project be located on a site which is included on a list
of hazardous materials sites compiled pursuant to Government
Code Section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment?

X

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

F. Would the project impair implementation of or physically
interfere with an adopted emergency response plan or emergency
evacuation plan?

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

SECTION 3.10 HYDROLOGY & WATER QUALITY

A. Would the project violate any water quality standards or waste
discharge requirements or otherwise substantially degrade surface
or groundwater quality?

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

C. Would the project substantially alter the existing drainage
pattern of the site or area, including through the alteration of the
course of a stream or river or through the addition of impervious
surfaces, in a manner which would result in substantial erosion or
siltation on- or off-site; substantially increase the rate or amount of
surface runoff in a manner in which would result in flooding on- or
off-site; 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,
impede or redirect flood flows?

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

E. Would the project conflict with or obstruct implementation of a
water quality control plan or sustainable groundwater management
plan?

SECTION 3.11 LAND USE & PLANNING

A. Would the project physically divide an established community?

B. Would the project cause a significant environmental impact due
to a conflict with any land use plan, policy, or regulation adopted
for the purpose of avoiding or mitigating an environmental effect?
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

SECTION 3.12 MINERAL RESOURCES

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

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

SECTION 3.13 NOISE

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

B. Would the project result in generation of excessive groundborne
vibration or groundborne 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 two miles of a public airport or public use airport,
would the project expose people residing or working in the project
area to excessive noise levels?

SECTION 3.14 POPULATION & HOUSING

A. Would the project induce substantial unplanned 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. Would the project displace substantial numbers of existing
people or housing, necessitating the construction of replacement
housing elsewhere?

SECTION 3.15 PUBLIC SERVICES

A. Would the project 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 would cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for
fire protection?

B. Would the project 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 would cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for
police protection?

SECTION 1 @ INTRODUCTION

PAGE 13



INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION
FREEWAY BILLBOARD OVERLAY ZONE MUNICIPAL CODE AMENDMENT e CITY OF EL MONTE

Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

C. Would the project 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 would cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for
schools?

D. Would the project 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 would cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for
parks?

E. Would the project 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 would cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for
other public facilities?

SECTION 3.16 RECREATION

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

B. Would the project include recreational facilities or require the
construction or expansion of recreational facilities which might
have an adverse physical effect on the environment?

SECTION 3.17 TRANSPORTATION

A. Would the project conflict with a program, plan, ordinance, or
policy addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities?

B. Would the project conflict or be inconsistent with CEQA
Guidelines Section 15064.3 subdivision (b)?

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

D. Would the project result in inadequate emergency access?
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

SECTION 3.18 TRIBAL CULTURAL RESOURCES

A. Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature, place,
cultural landscape that is geographically defined in terms of the size
and scope of the landscape, sacred place, or object with cultural
value to a California Native American tribe, and that is listed or
eligible for listing in the California Register of Historical Resources,
or in a local register of historical resources as defined in Public
Resources Code Section 5020.1(k)?

B. Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature, place,
cultural landscape that is geographically defined in terms of the size
and scope of the landscape, sacred place, or object with cultural
value to a California Native American tribe, and that is 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 Public Resources Code Section 5024.1? In
applying the criteria set forth in subdivision (c) of Public Resource
Code Section 5024.1, the Lead Agency shall consider the
significance of the resource to a California Native American tribe.

SECTION 3.19 UTILITIES & SERVICE SYSTEMS

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

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

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

D. Would the project generate solid waste in excess of state or local
standards, or in excess of the capacity of local infrastructure, or
otherwise impair the attainment of solid waste reduction goals?

E. Would the project comply with federal, state, and local
management and reduction statutes and regulations related to solid
waste?

SECTION 3.20 WILDFIRE

A. Iflocated in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project
substantially impair an adopted emergency response plan or
emergency evacuation plan?
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Table 1-1

Initial Study Checklist

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less than
Significant
Impact

Impact

B. Iflocated in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project due to
slope, prevailing winds, and other factors, exacerbate wildfire risks,
and thereby expose project occupants to pollutant concentrations
from a wildfire or the uncontrolled spread of a wildfire?

C. Iflocated in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project require
the installation or maintenance of associated infrastructure (such
as roads, fuel breaks, emergency water sources, power lines, or
other utilities) that may exacerbate fire risk or that may result in
temporary or ongoing impacts to the environment?

D. Iflocated in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project expose
people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire
slope instability, or drainage changes?

SECTION 3.21 MANDATORY FINDINGS OF SIGNIFICANCE

A. Does the project have the potential to substantially degrade the
quality of the environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate important
examples of the major periods of California history or prehistory?

B. Does the project have impacts that are individually limited, but
cumulatively considerable? ("Cumulatively considerable" means
that the incremental effects of a project are considerable when
viewed in connection with the effects of past projects, the effects of
other current projects, and the effects of probable future projects)?

C. Does the project have environmental effects which will cause
substantial adverse effects on human beings, either directly or
indirectly?
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SECTION 2 PROJECT DESCRIPTION
2.1 PROJECT OVERVIEW

This Initial Study analyzes the environmental impacts associated with the adoption and subsequent
implementation of the proposed amendment to the Municipal Code and zone change. The proposed
project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal Code to allow
for the expansion of the Freeway Billboard Overlay Zone. The proposed expansion of the Freeway
Billboard Overlay Zone involves the addition of three new areas (referred to as Areas 8 through 10) to the
Freeway Billboard Overlay Zone, which currently includes seven locations located along portions of the I-
10 Freeway Corridor within the City of El Monte. The Municipal Code will also be amended to allow the
installation of billboards within 250 feet of residential zones at the discretion of the Community and
Economic Development Director (the installation of billboards is currently not permitted within 250 feet
of residential zones). The proposed project also involves a zone change and a general plan amendment at
Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Dwelling) and this zoning
designation is proposed to be changed to C-3 (General Commercial). The same portion of Area 8 has a
general plan land use designation of Medium Density Residential and this general plan land use
designation is proposed to be changed to General Commercial. This zone change and general plan
amendment will permit the installation of billboards within this portion of Area 8 since billboards are
only permitted within industrial or commercial zones.®

2.2 PROJECT LOCATION AND SETTING

The current Freeway Billboard Overlay Zone currently applies to seven areas (referred to as Areas 1
through 7) located along the San Bernardino (I-10) Freeway within the corporate boundaries of the City of
El Monte. The proposed expansion of the Freeway Billboard Overlay Zone involves the addition of three
new areas (referred to as Areas 8 through 10) to the Freeway Billboard Overlay Zone. These three
additional areas will also be located along portions of the Interstate 10 (I-10) Freeway Corridor and
California State Route 19 (SR 19, or Rosemead Boulevard, originally SR 164) within the City of El Monte.

The City of El Monte is located in the San Gabriel Valley approximately 13 miles east of downtown Los
Angeles. El Monte is bounded on the north by Arcadia and Temple City; on the west by Rosemead; on the
east by Irwindale, Baldwin Park, City of Industry, and unincorporated areas; and on the south by South El
Monte. Regional access to El Monte is possible from two area freeways: the San Bernardino Freeway (I-
10), which traverses the center portion of the City in an east-west orientation; and, the San Gabriel River
Freeway (I-605), which extends along the City’s east side in a north-south orientation.” Exhibit 2-1
indicates the location of the City of El Monte in a regional context.

The current Freeway Billboard Overlay Zone is located along portions of the San Bernardino (I-10)
Freeway. Several on-premise and off-premise billboards and signs are currently located within the
Freeway Billboard Overlay Zone.8 A location map of the City, in relationship to surrounding communities

6 California Department of Transportation. Outdoor Advertising Permit Requirements.
7 Google Earth. Website accessed August 1, 2019.

8 Off-premise displays, or billboards, advertise off-site products and businesses. On-premise signs advertise on-site business.
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and freeways and including the location of the Freeway Billboard Overlay Zone, is provided in Exhibit 2-2.
A larger scale map of the Freeway Billboard Overlay Zone is provided in Exhibit 2-3. The portions that
constitute the Freeway Billboard Overlay Zone are located within 660 feet of the I-10 Freeway right-of-
way, which is the regulatory area that Caltrans has on off-premise displays (billboards). The proposed
new areas of the Freeway Billboard Overlay Zone (Areas 8 through 10) are summarized below and are
shown in Exhibits 2-4 through 2-6. The land use and environmental setting of the new proposed Freeway
Billboard Overlay Zone areas are summarized below.

e Area 8. This area extends laterally for approximately 775 feet and is located directly south of the
I-10 Freeway. This portion encompasses the area south of the I-10 Freeway and Asher Street,
along the east and west sides of Meeker Avenue, west of Peck Road. This portion is zoned R-3
(Medium-Density Multiple-Family Dwelling), C-3 (General Commercial), and C-4 (Heavy
Commercial). Industrial uses and commercial uses are located within this area. There are no
existing billboards located within this area. Area 8 is shown in Exhibit 2-4.

e Area 9. This new area is located approximately 0.28 miles south of the I-10 Freeway along the
east and west sides of SR 19 (Rosemead Boulevard). This portion is zoned O-P (Office
Professional). Office uses are located within this portion. There is one static billboard located in
the northern portion of this area. Area 9 is shown in Exhibit 2-5.

e Area 10. This area is triangular in shape and is located directly south of the I-10 Freeway and
Stockham Place and extends laterally 950 feet west from Cogswell Road. This portion is zoned M-
1 (Light Manufacturing). Located within this area are industrial and residential uses. There are
no existing billboards located in this area. Area 10 is shown in Exhibit 2-6.

2.3 PROJECT DESCRIPTION

This Initial Study analyzes the environmental impacts associated with the adoption and subsequent
implementation of the proposed amendment to the Municipal Code and zone change. The proposed
project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal Code to allow
for the expansion of the Freeway Billboard Overlay Zone. The proposed expansion of the Freeway
Billboard Overlay Zone involves the addition of three new areas (referred to as Areas 8 through 10) to the
Freeway Billboard Overlay Zone, which currently includes seven locations located along portions of the I-
10 Freeway Corridor within the City of El Monte. The Municipal Code will also be amended to allow the
installation of billboards within 250 feet of residential zones at the discretion of the Community and
Economic Development Director (the installation of billboards is currently not permitted within 250 feet
of residential zones). The proposed project also involves a zone change and a general plan amendment at
Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Dwelling) and this zoning
designation is proposed to be changed to C-3 (General Commercial). The same portion of Area 8 has a
general plan land use designation of Medium Density Residential and this general plan land use
designation is proposed to be changed to General Commercial. This zone change and general plan
amendment will permit the installation of billboards within this portion of Area 8 since billboards are
only permitted within industrial or commercial zones.o

9 California Department of Transportation. Outdoor Advertising Permit Requirements.
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2.3.1 REGULATORY BACKGROUND (CALTRANS AND THE CITY OF EL MONTE)

The Federal Highway Beautification Act of 1965 (23 U.S.C. 131) governs advertising signage located along
the interstate highway system (the San Bernardino Freeway [I-10] is an Interstate Highway). The Act is
enforced by the Federal Highway Administration (FHWA), and as part of its enforcement effort the
FHWA has entered into agreements regarding the Act with State departments of transportation. The
California Department of Transportation (Caltrans) is involved in the control of “off-premise” displays
along Interstate Highways, including the I-10 Freeway, SR 19 and other highways.1°

The FHWA has entered into written agreements with Caltrans: one dated May 29, 1965, and a subsequent
agreement dated February 15, 1968. The agreements generally provide that the State will control the
construction and installation of all outdoor advertising signs, displays, and devices within 660 feet of the
interstate highway right-of-way (ROW). The agreements provide that such signs shall be erected only in
commercial or industrial zones and these signs are subject to the following restrictions:

e No signs shall imitate or resemble any official traffic sign, signal or device, nor shall signs obstruct
or interfere with official signs;

e No signs shall be erected on rocks or other natural features;

e Signs [faces] shall be no larger than 25 feet in height and 60 feet in width, excluding border, trim,
and supports;

e Signs located on the same side of the freeway must be separated by at least 500 feet; and,

e Signs shall not include flashing, intermittent or moving lights, and shall not emit light that may
obstruct or impair the vision of any driver.

Caltrans requires applicants for new outdoor digital and static signs to demonstrate that the owner of the
parcel consents to the placement sign, that the parcel on which the sign would be located is zoned
commercial or industrial, and that local building permits are obtained and complied with. The Outdoor
Advertising Act contains a number of provisions relating to the construction, installation and operation of
digital and static signs:

e The sign must be constructed to withstand a wind pressure of 20 pounds per square feet of
exposed surface (§5401);

e No sign shall display any statements or words of an obscene, indecent, or immoral character
(85402);m

10 California regulates outdoor advertising in the Outdoor Advertising Act (Business and Professions Code, Sections 5200 et. seq.)
and the California Code of Regulations, Title 4, Division 6 (Sections 2240 et seq.) Caltrans enforces the law and regulations.

1 This Section (5402) states the following: “Obscenity, indecency, or immorality No person shall display or cause or permit to be
displayed upon any advertising structure or sign, any statements or words of an obscene, indecent or immoral character, or any
picture or illustration of any human figure in such detail as to offend public morals or decency, or any other matter or thing of an
obscene, indecent or immoral character.”
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e No digital sign shall display flashing, intermittent, or moving light or lights (§5403[h]);

e Signs are restricted from areas within 300 feet of an intersection of highways or of highway and
railroad ROWSs; and,

e Message center signs may not include any illumination or message change that is in motion or
appears to be in motion or that change or expose a message for less than four seconds. No
message center sign may be located within 500 feet of an existing billboard or 1,000 feet of
another message center display, on the same side of the highway (§5405 of the Outdoor
Advertising Act).

Section 21466.5 prohibits the placing of any light source “...of any color of such brilliance as to impair the
vision of drivers upon the highway.” Specific standards for measuring light sources are indicated in this
section. The restrictions may be enforced by Caltrans, the California Highway Patrol, or local authorities.

Off-premise displays (billboards) are prohibited by Caltrans within landscaped freeways without entering
into a relocation agreement with the State. Caltrans has designated two segments of the I-10 Freeway
within the City of El Monte as a Landscaped Freeway. Landscaped freeway is defined as follows:

(a) Landscaped Freeway means a section or sections of a freeway that is now, or hereafter may be,
improved by the planting at least on one side or on the median of the freeway right-of-way of
lawns, trees, shrubs, flowers, or other ornamental vegetation requiring reasonable maintenance.

(b) Planting for the purpose of soil erosion control; traffic safety requirements, including light
screening; reduction of fire hazards; covering soundwalls or fences; or traffic noise abatement
shall not change the character of a freeway to a landscaped freeway.

(c) Notwithstanding subdivision (a), if an agreement to relocate advertising displays from within one
area of a city or county to an area adjacent to a freeway right-of-way has been entered into
between a city or county and the owner of an advertising display, then a “landscaped freeway”
shall not include the median of a freeway right-of-way.12

2.3.2 EXISTING MUNICIPAL CODE AND THE PROPOSED AMENDMENTS

The City of El Monte adopted Ordinance No. 2522 in the year 2000 to prohibit the installation of new
billboards in all zones throughout the City, resulting in the establishment of numerous existing billboards
in the City as legal nonconforming billboards. The City adopted Ordinance No. 3473 in the year 2017 to
allow for the installation or relocation of billboards within seven specified geographic areas within the
Freeway Billboard Overlay Zone (referred to as Areas 1 through 7). As part of the proposed amendment,
the City will provide additional opportunities for the installation of new and relocated billboards with the
expansion of the Freeway Billboard Overlay Zone to three additional areas (referred to as Areas 8 through
10).

12 California Department of Transportation. Outdoor Advertising Act, Business and Professions Code. Section 5216 Landscaped
Freeway.
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The existing municipal code text and the proposed changes are provided below and on the following
pages. The new text is shown using underlining while the deleted text is shown using strikeeut.

Section 17.88.020 (Establishment of Freeway Overlay Zone) of Chapter 17.88 [Freeway Overlay
Zone (Billboards)] of the El Monte Municipal Code is hereby amended to read as follows:

17.88.020 — Establishment of Freeway Overlay Zone.
A new Freeway Overlay Zone for the establishment of new and relocated billboards ishereby

established as shown on the approved Freeway Overlay Zone map approved by the City
Council on , 2017 andattached-hereto-as Exhibit “A”.

The Freeway Overlay Zone map was amended to include three new areas and is hereby

established as shown on the approved Freeway Overlay Zone map approved by the City
Council on \ , 2019 and attached hereto as Exhibit “A”.

Subdivision H.9 of Section 17.88.030 (General Requirements) of Chapter 17.88 [Freeway Overlay
Zone (Billboards)] of the El Monte Municipal Code is hereby amended to read as follows:

9. All billboards shall be placed at least two hundred fifty (250) feet from any
residentially zoned property. Specifically from properties zoned R-1A/B/C (One-
Family Dwelling), R-2 (Low-Density Multiple-Family Dwelling), R-3 (Medium-Density
Multiple-Family Dwelling) and R-4 (High-Density Multiple-Family Dwelling). The
measurement shall be from the closest edge of the billboard to the closest edge of the
residential zone. Billboards may be placed within 250 feet of a residentially zoned

property if it can be demonstrated by the positioning of the digital panels that there is
no significant light intrusion, to be determined by the Community and Economic

Development Director.

2.3.3 PROPOSED REZONING FOR AREA 8

The proposed project involves a zone change and a general plan amendment at Area 8. A portion of Area
8 is zoned as R-3 (Medium-Density Multiple-Family Dwelling) and this zoning designation is proposed to
be changed to C-3 (General Commercial). The same portion of Area 8 has a general plan land use
designation of Medium Density Residential and this general plan land use designation is proposed to be
changed to General Commercial. This zone change and general plan amendment will permit the
installation of billboards within this portion of Area 8 since billboards are only permitted within industrial
or commercial zones.!3

2.3.4 BILLBOARD INSTALLATION CHARACTERISTICS

The materials used in the construction of static or digital billboards are manufactured off-site. The
billboard components would be transported to the individual sites where they would be assembled.
The billboard installation would be subject to the City of El Monte building code requirements that

13 California Department of Transportation. Outdoor Advertising Permit Requirements.
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limits the hours of construction within a residential area to 6:00 AM to 7:00 PM, Monday through
Friday, and 8:00 AM to 7:00 PM, Saturday and Sunday. The typical duration of a static or digital
billboard installation occurs over a six-day period and includes the following;:

e Day One: The footings for the static or digital billboard structure are completed. The estimated
column depth for the billboard support is approximately 25 feet deep. In addition to the drilling
rig, the construction team uses a skip loader (bucket truck), dump truck for soil export, and water
truck as needed to water down dust. Any excavated areas are required to be fully covered.

e Day Two: The construction crew first installs the sign column and then pours the concrete. The
crew utilizes a crane truck, a flatbed truck (to carry in the pre-fabricated columns), and a concrete
truck. A fast-setting concrete is utilized, allowing the concrete to cure overnight.

e Day Three: The crew erects the sign supports and the signs. For this billboard installation activity,
a crane truck is utilized, and a flatbed truck is required to transport the billboard structure and
sign faces.

e Day Four: On day four, the electrical connections are installed.

e Day Five: On day five, the crew completes any other necessary tasks to complete the billboard
structure and clean up the project site.

e Day Six: Any necessary landscaping repairs and improvements occur on day six.
2.4 PROJECT OBJECTIVES

The objectives that the City of El Monte seeks to accomplish as part of the proposed project’s
implementation include the following:

e To ensure that the amendment to the Freeway Billboard Overlay Zone is in conformance with the
City of El Monte General Plan and Zoning Ordinance; and,

o To effectively mitigate any potentially significant adverse environmental impacts associated with
the installation and subsequent operation of any future billboards.

2.5 DISCRETIONARY APPROVALS

A Discretionary Approval is an action taken by a government agency (for this project, the government
agency is the City of El Monte) that calls for an exercise of judgment in deciding whether to approve a
project. The following discretionary approvals are required:

o The adoption of the proposed amendment to the Municipal Code. The proposed project involves
an amendment to portions of Title 17 (Zoning) of the El Monte Municipal Code to allow for the
expansion of the Freeway Billboard Overlay Zone and for the installation of billboards within 250
feet of residential zones;
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e The adoption of a zone change at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density
Multiple-Family Dwelling) and this zoning designation is proposed to be changed to C-3
(General Commercial); and,

e The approval of the Mitigated Negative Declaration.

Individual requests for billboards will be further evaluated on a case-by-case basis. The following
discretionary approvals are required for the installation of any future billboards:

e The approval of a Development Agreement for billboard installation or relocation;

e The approval of a Design Review for the installation of a new billboard or rehabilitation of an
existing billboard;

e The approval of a Sign Permit for billboard installation or relocation; and,
e The approval of a Building Permit for billboard installation or relocation.

Other permits required for any future billboard installation or relocation will include, but may not be
limited to, building permits and permits for new utility connections.
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SECTION 3 ENVIRONMENTAL ANALYSIS

This section of the Initial Study analyzes the potential environmental impacts that may result from the
proposed project’s implementation. The issue areas evaluated in this Initial Study include the following;:

Aesthetics (Section 3.1); Mineral Resources (Section 3.12);
Agricultural &Forestry Resources (Section 3.2); Noise (Section 3.13);

Air Quality (Section 3.3); Population & Housing (Section 3.14);
Biological Resources (Section 3.4); Public Services (Section 3.15);

Cultural Resources (Section 3.5); Recreation (Section 3.16);

Energy (Section 3.6) Transportation (Section 3.17);

Geology & Soils (Section 3.6); Tribal Cultural Resources (Section 3.18);
Greenhouse Gas Emissions; (Section 3.8); Utilities (Section 3.19);

Hazards & Hazardous Materials (Section 3.9); Wildfire (Section 3.20); and,

Hydrology & Water Quality (Section 3.10); Mandatory Findings of Significance (Section
Land Use & Planning (Section 3.11); 3.21).

The environmental analysis included in this section reflects the Initial Study Checklist format used by the
City of El Monte in its environmental review process (refer to Section 1.3 herein). Under each issue area,
an analysis of impacts is provided in the form of questions and answers. The analysis then provides a
response to the individual questions. For the evaluation of potential impacts, questions are stated and an
answer is provided according to the analysis undertaken as part of this Initial Study's preparation. To
each question, there are four possible responses:

e No Impact. The proposed project will not have any measurable environmental impact on the
environment.

e Less Than Significant Impact. The proposed project may have the potential for affecting the
environment, although these impacts will be below levels or thresholds that the City of El Monte
or other responsible agencies consider to be significant.

e Less Than Significant Impact with Mitigation. The proposed project may have the potential to
generate impacts that will have a significant impact on the environment. However, the level of
impact may be reduced to levels that are less than significant with the implementation of
mitigation measures.

e Potentially Significant Impact. The proposed project may result in environmental impacts that
are significant.

This Initial Study will assist the City of El Monte in making a determination as to whether there is a
potential for significant adverse impacts on the environment associated with the implementation of the
proposed project.

SECTION 3 @ ENVIRONMENTAL ANALYSIS PAGE 31



INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION
FREEWAY BILLBOARD OVERLAY ZONE MUNICIPAL CODE AMENDMENT e CITY OF EL MONTE

3.1 AESTHETICS
3.1.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse aesthetic impact if it results in any of the following:

e A substantial adverse effect on a scenic vista;

e Substantial damage to scenic resources including, but not limited to, trees, rock outcroppings,
and historic buildings within a State scenic highway;

e In non-urbanized areas, a substantial degradation to the existing visual character or quality of
public views of the site and its surroundings (public views are those that are experienced from a
publicly accessible vantage point); in an urbanized area, a conflict with the applicable zoning and
other regulations governing scenic quality; or,

e A new source of substantial light or glare which would adversely affect day or nighttime views in
the area.

3.1.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project have a substantial adverse effect on a scenic vista? e Less than Significant
Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.

The dominant physiographic features in the area that are considered to be viewsheds include the Puente
Hills, located approximately three miles to the south of the I-10 Freeway, and the San Gabriel Mountains,
located approximately six miles to the north of the I-10 Freeway.4 There are no protected views in the
vicinity of the I-10 Freeway and SR-19 (Rosemead Boulevard). The Freeway Billboard Overlay Zone
Ordinance standards, as they relate to billboards, are outlined in Table 3-1.

Areas 8 through 10, and therefore any future billboard installation sites, consist of areas that are located in
the midst of urban development, adjacent to the I-10 Freeway and SR 19. As indicated in Table 3-1, no
billboard will exceed 75 feet in height, measured from the finished grade of the freeway travel lane closest

14 Blodgett Baylosis Environmental Planning. Site Survey was completed on August 8, 2019.
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Table 3-1
Summary of the Proposed Development Standards
Related to Billboard Appearance and Design

Standard Description of Standard

Billboards cannot be used to support more than two advertising structures with each one

N f Sign F . o e . . .
umber of Sign Faces facing in different directions.

The entire portion of an advertising structure that comprises the active display face (digital
or static) of an advertising structure shall not be more than 60 feet in width and 25 feet in
height, excluding border, trim, and supports.

Advertising Structure
Dimensions.

No billboard, inclusive of supporting structures, shall exceed seventy-five (75) feet in
height, measured from the finished grade of the freeway travel lane closest to the sign to
the uppermost point of the sign, except as may be approved for good cause as
demonstrated by the applicant and determined in the sole discretion of the City.

Maximum Height.

Utilities. All utilities for each billboard shall be underground.

No billboard shall have more than one face (display surface) oriented in the same vertical

Face Orientation.
plane.

Billboards projecting over a driveway or driving aisle shall have a minimum clearance of
Other Minimum sixteen (16) feet between the lowest point of the sign and the driveway grade.

Clearance. Billboards projecting over a pedestrian walkway shall have a minimum clearance of twelve
(12) feet between the lowest point of the sign and the walkway grade.

All new billboard structures shall be free of any visible bracing, angle iron, guy wires, cable,
and/or similar supporting elements. All exposed portions of billboards, including backs,
sides, structural support members and support poles, shall be screened to the satisfaction
of the Community and Economic Development Director.

Screening.

Digital billboards shall not operate at brightness levels of more than 0.3 foot candles above
ambient light, as measured using a foot candle meter in accordance with the pre-set
distances set forth below. Pre-set distances to measure the foot candles impact vary with the
expected viewing distances of each size sign and shall comply with the following ratios of
face size dimensions to points of measurement distances:
Brightness Levels. e 12'x25'; 150

. 10'6" x 36'; 200"

e  14'x48';250'

e 20'x60'or25x48';350'
Each digital billboard must have a light sensing device that will adjust the brightness as
ambient light conditions change.

Each static message shall not include flashing lights or the varying of light intensity. Each
message on the sign must be displayed for a minimum of four seconds. No billboard shall
Image Displays. involve any red or blinking or intermittent light likely to be mistaken for warning or danger
signals nor shall its illumination impair the vision of travelers on the adjacent freeway and
for roadways.

The minimum distance between two (2) or more billboards placed within theFreeway
. Billboard Overlay Zone or between billboards and the freeway right-of-way shall be the same
Distance Between .. . X . . . .
Billboards as the minimum distance and separation criteria established by the California Department
of Transportation.* All distances shall be measured from the vertical centerline of each
billboard face.

Source: City of El Monte.
*Currently, the minimum required distance between digital billboards is 1,000 feet; between billboards adjacent to the I-
10 freeway is 500 feet for static billboard signs; between all billboards adjacent to primary highways that are not
freeways, such as Rosemead Boulevard, is 100 feet.
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to the sign to the uppermost point of the sign. The maximum dimensions shall not be more than 60 feet in
width and 25 feet in height, excluding border, trim, and supports. Any future billboards will be similar to,
and in conformance with, the existing billboards located within the City.

Views of the San Gabriel Mountains and the Puente Hills are currently partially and intermittently obscured
by existing development along both sides of the I-10 Freeway. All future billboards will be taller than the
buildings that surround them and will therefore not have a sign face that will obstruct views from the
buildings. The billboards will not be in the line-of-sight in between the occupants of the buildings and any
potentially visible viewsheds. In addition, the billboard poles will not present a large enough surface area
to cause an obstruction of views. Therefore, any future billboards would not substantially obscure views of
the San Gabriel Mountains and the Puente Hills and as a result, the proposed project would result in less than
significant impacts.

B. Would the project substantially damage scenic resources including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway? e No Impact.

The Federal Highway Beautification Act of 1965 (23 U.S.C. 131) governs advertising signage located along
the interstate highway system (the San Bernardino Freeway [I-10] is an Interstate Highway). Caltrans is
involved in the control of “off-premise” displays along the I-10 Freeway, SR 19 and other highways.'s The
agreements provide that such signs shall be erected only in commercial or industrial zones and these signs
are subject to the following Caltrans and FHWA requirements:

e No signs are permitted to imitate or resemble any official traffic sign, signal or device, nor shall
signs obstruct or interfere with official signs;

e No signs shall be erected on rocks or other natural features;

e Signs [faces] shall be no larger than 25 feet in height and 60 feet in width, excluding border, trim,
and supports;

e Static signs located on the same side of the freeway must be separated by at least 500 feet and
digital signs located on the same side of the freeway must be separated by at least 1,000 feet; and,

e Signs shall not include flashing, intermittent or moving lights, and shall not emit light that may
obstruct or impair the vision of any driver.

There are neither rock outcroppings nor historic buildings located on-site of the proposed installation
areas.’® The installation of any future billboards will not result in any impact on protected trees or
Heritage trees. Any necessary tree removal or modification will be required to adhere to the regulations
listed within Chapter 14.03 of the El Monte Municipal Code (Tree Protection and Preservation). These

15 The FHWA has entered into written agreements with Caltrans: one dated May 29, 1965, and a subsequent agreement dated
February 15, 1968. The agreements generally provide that the State will control the construction of all outdoor advertising signs,
displays, and devices within 660 feet of the interstate highway right-of-way (ROW). California regulates outdoor advertising in the
Outdoor Advertising Act (Business and Professions Code, Sections 5200 et. seq.) and the California Code of Regulations, Title 4,
Division 6 (Sections 2240 et seq.) Caltrans enforces the law and regulations.

16 California Department of Transportation. Officially Designated State Scenic Highways. http://www.dot.ca.gov,
hg/LandArch/scenic /schwy.htm.
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impacts are discussed further in Section 3.4, Biological Resources, E. Furthermore, there are no
Designated State Scenic Highways located within the City of E1 Monte. A search of the California Office of
Historic Preservation online list of California Historical Landmarks yielded two State-designated
landmarks in the City: California Register of Historical Resources No. 975 - El Monte First Southern
California Settlement by Immigrants from the United States, and California Point of Historical Interest
No. LAN-047 — Old El Monte Jail, Pioneer Park, which are both located near the southwestern corner of
Valley Boulevard and Santa Anita Avenue, and over 660 feet north of the I-10 Freeway and therefore
outside of the potential range for billboard placement.l”7 As a result, no impacts on scenic resources will
result from the proposed project.

C. In non-urbanized areas, would the project substantially degrade the existing visual character or
quality of public views of the site and its surroundings (public views are those that are experienced
from a 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? e Less than
Significant Impact.

The aesthetic character of each new proposed area of the Freeway Billboard Overlay Zone (Areas 8
through 10) is summarized below.

e Area 8. This area extends laterally for approximately 775 feet and is located directly south of the
I-10 Freeway. This portion encompasses the area south of the I-10 Freeway and Asher Street,
along the east and west sides of Meeker Avenue, west of Peck Road. This portion is zoned R-3
(Medium-Density Multiple-Family Dwelling), C-3 (General Commercial), and C-4 (Heavy
Commercial). Industrial uses and commercial uses are located within this area. There are no
existing billboards located within this area.

e Area 9. This new area is located approximately 0.28 miles south of the I-10 Freeway along the
east and west sides of SR 19 (Rosemead Boulevard). This area is roughly triangular in shape.
This portion is zoned O-P (Office Professional). Office uses are located within this portion. There
is one static billboard located in the northern portion of this area.

e Area 10. This area is triangular in shape and is located directly south of the I-10 Freeway and
Stockham Place and extends laterally 950 feet west from Cogswell Road. This portion is zoned M-
1 (Light Manufacturing). Located within this area are industrial and residential uses. There are
no existing billboards located in this area.

All existing buildings and landscaping features would be retained with the proposed project. New
landscaping will be required to replace loss of any existing landscaping. City staff will review all future
proposed billboard designs as part of the approval process, and design parameters would be imposed by
the City. All billboards would be required to be consistent with applicable design provisions and
Comprehensive Design Guidelines provided in the City’s zoning code. As previously mentioned in
Subsection A, there are no protected views in the vicinity of the City and the City does not contain any

17 California Office of Historic Preservation. California Historical Resources. http://ohp.parks.ca.gov/ListedResources. Website
accessed August 2, 2019.
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scenic vistas. Adherence to the required standard conditions will reduce potential impacts to levels that

are less than significant.

D. Would the project create a new source of substantial light or glare which would adversely affect day

or nighttime views in the area? e Less than Significant Impact.

The primary area of concern is the potential for light and glare impacts resulting from digital billboards

that would affect drivers traveling along I-10 and SR-19. To ensure that new lighting does not interfere

with adjacent traffic, all future billboards will be required to comply with the following requirements
included in Chapter 17.88, Freeway Overlay Zone (Billboards), of the El Monte Municipal Code:18

Each static message shall not include flashing lights or the varying of light intensity.

Minimum display time. Each message on the sign must be displayed for a minimum of four (4)
seconds.

Each digital billboard shall be designed and required to freeze the display in one static position,
display a full black screen, or turn off, in the event of a malfunction.

No billboard shall involve any red or blinking or intermittent light likely to be mistaken for
warning or danger signals nor shall its illumination impair the vision of travelers on the adjacent
freeway and for roadways.

Digital billboards shall not operate at brightness levels of more than 0.3 foot candles above
ambient light, as measured using a foot candle meter in accordance with the pre-set distances set
forth below.

Pre-set distances to measure the foot candles impact vary with the expected viewing distances of
each size sign and shall comply with the following ratios of face size dimensions to points of
measurement distances:

e 12'x25'; 150’

e 10'6"x36'; 200’

o 14'x48'; 250’

e 20'x60'or25"x48"; 350’

Each digital billboard must have a light sensing device that will adjust the brightness as ambient
light conditions change.

In addition, each billboard is required to comply with all applicable Federal, State, and local laws and

regulations, including, but not limited to, the Highway Beautification Act of 1965 (23 U.S.C. 131), the
California Outdoor Advertising Act and the California Vehicle Code.

18 E] Monte, City of. Municipal Code. Title 17 Zoning, Chapter 17.88 Freeway Overlay Zone (Billboards), Section 17.88.030 General
Requirements.
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As previously mentioned, the proposed project will involve an amendment to the Municipal Code to allow
for the installation of billboards within 250 feet of residential zones at the discretion of the Community
and Economic Development Director (billboards are currently not allowed within 250 feet of residential
zones). The amendment to the Municipal Code states that billboards may be placed within 250 feet of a
residentially zoned property if it can be demonstrated by the positioning of the digital panels that there is
no significant light intrusion, to be determined by the Community and Economic Development Director.
Therefore, each billboard will be considered on a case-by-case basis.

Furthermore, the proposed zone change and general plan amendment for Area 8 will change the
residentially-zoned portion of Area 8 to a commercial zone. Future digital billboards will feature light-
emitting diode (“LED”) displays. As opposed to incandescent signs, LED signs are highly directional,
which is an advantage in an urban setting since the light can be directed more precisely to the intended
audience. Further, obstructions such as trees would further reduce overall ambient light increases. In
addition to obstructions, any existing light within the area will further diminish any light increase. As a
result, any nearby residential uses will not be significantly impacted by the introduction of any digital
billboards and conformance to the aforementioned Municipal Code requirements will reduce the potential
light and glare impacts to levels that are less than significant.

3.1.3 MITIGATION M EASURES

The analysis of aesthetics indicated that less than significant impacts on these resources would occur as
part of the proposed project's implementation. As a result, no mitigation is required.
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3.2 AGRICULTURE & FORESTRY RESOURCES
3.2.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
impact on agriculture and forestry resources if it results in any of the following;:

e The conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural uses;

e A conflict with existing zoning for agricultural uses, or a Williamson Act Contract;

e A 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));

o The loss of forest land or conversion of forest land to a non-forest use; or,

e Changes in the existing environment which, due to their location or nature, could result in
conversion of Farmland to non-agricultural use or conversion of forest land to a non-forest use.

3.2.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural uses? e No Impact.

No agricultural activities are located within the City of El Monte or within Areas 8 through 10 nor does the
City of El Monte General Plan provide for any agricultural land uses.’9 In addition, no agriculture zones
exist within the City’s zoning code nor do any other zoning designations in the City’s zoning code permit
agricultural uses. Areas 8 through 10 are located within properties that are zoned for urban development.

Area 8 is zoned R-3 (Medium-Density Multiple-Family Dwelling), C-3 (General Commercial), and C-4
(Heavy Commercial and has General Plan land use designations of Medium Density Residential and
General Commercial. Area 9 is zoned O-P (Office Professional) and has a General Plan land use
designation of Office Professional. Area 10 is zoned M-1 (Light Manufacturing) and has a General Plan
land use designation of Industrial/Business Park. The proposed project involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned for residential uses and is proposed to be
changed to a commercial zone. The environmental settings of the Freeway Billboard Overlay Zone areas
are summarized in the Section 3.1.2.C, in Table 3-1. As a result, no conversion of farmland soils will result
from the proposed project’s implementation.

19 City of El Monte. El Monte General Plan Land Use Element.
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B. Would the project conflict with existing zoning for agricultural uses, or a Williamson Act Contract?
e No Impact.

As indicated previously, Areas 8 through 10 and the adjacent properties are not being used for agricultural
purposes. The City’s applicable General Plan and Zoning designations for the Freeway Billboard Overlay
Zone areas do not permit farming or agricultural land uses. According to the State Department of
Conservation, Division of Land Resource Protection, Areas 8 through 10 are not subject to a Williamson
Act Contract.2° As a result, no impacts on existing or future Williamson Act Contracts would occur.

C. Would the project 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.

According to the California Public Resources Code, “forest land” is land that can support 10% native tree
cover of any species, including hardwoods, under natural conditions, and that allows for management of
one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality,
recreation, and other public benefits. “Timberland” is defined as land, other than land owned by the
federal government and land designated by the board as experimental forest land, which is available for,
and capable of, growing a crop of trees of a commercial species used to produce lumber and other forest
products, including Christmas trees. "Timberland production zone" or "TPZ" means an area which has
been zoned and is devoted to and used for growing and harvesting timber, or for growing and harvesting
timber and compatible uses.2!

The City of El Monte and Areas 8 through 10 are located in the midst of a larger urban area and no forest
lands are located within the City. The City of El Monte General Plan and the El Monte Zoning Code do
not provide for any forest land preservation. As a result, no impacts on forest land or timber resources
will result upon the proposed project’s implementation.

D. Would the project result in the loss of forest land or conversion of forest land to a non-forest use? e
No Impact.

No forest lands are found within the City of El Monte nor does the City of El Monte General Plan or
zoning code provide for any forest land protection. As indicated previously, Areas 8 through 10 and the
surrounding properties are currently developed in urban uses.22 As a result, no impacts will occur with
the adoption of the proposed project.

20 California Department of Conservation. State of California Williamson Act Contract Land. ftp://ftp.consrv.ca.gov.

21 California Public Resources Code. Sections 12220(g), 4526 and 51104(g).

22 Blodgett Baylosis Environmental Planning. Site Survey was completed on August 8, 2019.
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E. Would the project involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland to non-agricultural use or conversion of forest land
to a non-forest use? ¢ No Impact.

No farmland or forest lands are located in the City or within any of the Freeway Billboard Overlay Zone
areas. As a result, the proposed project will not involve the conversion of any existing farmland or forest
area to urban uses and, as a result, no impacts will occur.

3.2.3 MITIGATION MEASURES

The analysis of agricultural and forestry resources indicated that no significant adverse impacts on these
resources would occur as part of the proposed project and no mitigation is required.
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3.3 AIR QUALITY
3.3.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project will be deemed to have a significant
adverse environmental impact on air quality, if it results in any of the following;:

e A conflict with or an obstruction of the implementation of the applicable air quality plan;

e A cumulatively considerable net increase of any criteria pollutant for which the project region is
non-attainment under an applicable Federal or State ambient air quality standard;

e The exposure of sensitive receptors to substantial pollutant concentrations; or,
e Other emissions adversely affecting a substantial number of people.

Air quality impacts may occur during the installation or operation phase of a project, and may come from
stationary (e.g., industrial processes, generators), mobile (e.g., automobiles, trucks), or area (e.g.,
residential water heaters) sources. The South Coast Air Quality Management District (SCAQMD) is the
main regulatory authority in the region (the South Coast Air Basin, which includes the City of El Monte)
with regard to air quality issues. In April 1993, the SCAQMD adopted a CEQA Air Quality Handbook that
provides guidance for the CEQA analysis of potential air quality impacts of new projects.

The SCAQMD has established quantitative thresholds for short-term (construction/billboard installation)
emissions and long-term (operational) emissions for the following criteria pollutants:

e (Ozone (Os) is a nearly colorless gas that irritates the lungs, damages materials, and vegetation.
Ozone is formed by photochemical reaction (when nitrogen dioxide is broken down by sunlight).

e Carbon monoxide (CO) is a colorless, odorless toxic gas that interferes with the transfer of oxygen
to the brain and is produced by the incomplete combustion of carbon-containing fuels emitted as
vehicle exhaust.

e Nitrogen dioxide (NO,) is a yellowish-brown gas, which at high levels can cause breathing
difficulties. NO, is formed when nitric oxide (a pollutant from burning processes) combines with

oxygen.

e Sulfur dioxide (SO,) is a colorless, pungent gas formed primarily by the combustion of sulfur-
containing fossil fuels. Health effects include acute respiratory symptoms and difficulty in
breathing for children.

e PM,, and PM. srefers to particulate matter less than ten microns and two and one-half microns in
diameter, respectively. Particulates of this size cause a greater health risk than larger-sized
particles since fine particles can more easily cause irritation.
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Projects in the South Coast Air Basin (Basin) generating construction-related emissions that exceed any of
the following emissions thresholds are considered to be significant under CEQA:

e 75 pounds per day of reactive organic compounds;
e 100 pounds per day of nitrogen dioxide;

e 550 pounds per day of carbon monoxide;

e 150 pounds per day of PM,;

e 55 pounds per day of PM,; or,

e 150 pounds per day of sulfur oxides.

A project would have a significant effect on air quality if any of the following operational emissions
thresholds for criteria pollutants are exceeded:

e 55 pounds per day of reactive organic compounds;
e 55 pounds per day of nitrogen dioxide;

e 550 pounds per day of carbon monoxide;

e 150 pounds per day of PM,,;

e 55 pounds per day of PM,; or,

e 150 pounds per day of sulfur oxides.
3.3.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project conflict with or obstruct implementation of the applicable air quality plan? e No
Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.

The City is located within the South Coast Air Basin (Basin), which covers a 6,600 square-mile area within
all of Orange County, the non-desert portions of Los Angeles County, Riverside County, and San
Bernardino County. Measures to improve regional air quality are outlined in the SCAQMD’s Air Quality
Management Plan (AQMP). The most recent 2016 AQMP was adopted in March 2017 and was jointly
prepared with the California Air Resources Board (CARB) and the Southern California Association of
Governments (SCAG).23

23 South Coast Air Quality Management District. Final 2016 Air Quality Plan. Adopted March 2017.
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The AQMP will help the SCAQMD maintain focus on the air quality impacts of major projects associated
with goods movement, land use, energy efficiency, and other key areas of growth. Key elements of the
2016 AQMP include enhancements to existing programs to meet the 24-hour PM,; federal health
standard and a proposed plan of action to reduce ground-level ozone. The primary criteria pollutants that
remain non-attainment in the local area include PM.; and ozone. Specific criteria for determining a
project’s conformity with the AQMP is defined in Section 12.3 of the SCAQMD’s CEQA Air Quality
Handbook. The Air Quality Handbook refers to the following criteria as a means to determine a project’s
conformity with the AQMP:24

e (Consistency Criteria 1 refers to a proposed project’s potential for resulting in an increase in the
frequency or severity of an existing air quality violation or its potential for contributing to the
continuation of an existing air quality violation.

e (Consistency Criteria 2 refers to a proposed project’s potential for exceeding the assumptions
included in the AQMP or other regional growth projections relevant to the AQMP’s
implementation.

In terms of Criteria 1, the long-term (operational) airborne emissions associated with the operation of
future billboards will be below levels that the SCAQMD considers to be a significant impact (refer to the
analysis included in the next section where the long-term stationary and mobile emissions for the
installation of the billboards are summarized in Table 3-3). Operational emissions will be limited to off-
site stationary emissions associated with electrical power generation and routine maintenance. The
installation of the billboards will also conform to Consistency Criteria 2 since it will not affect any regional
population, housing, and employment projections prepared for the City because the billboards will not
result in an increase in population and employment, or a need for housing.

The City’s General Plan includes Air Quality sections within the Public Health and Safety Element, and
the Health and Wellness Element. In these sections, the following policies related to air quality are
identified:2s

o Goal PHS-3 (Public Health and Safety): Clean and healthful air through the implementation of
responsive land use practices, enhancement to the natural landscape, pollution reduction
strategies, and cooperation with regional agencies.

e PHS-3.1, Land Use: As a condition for siting or expanding operations in El Monte, require air
pollution emitters to evaluate and fully mitigate the impacts of their operations on schools,
homes, medical facilities, child care centers, and other sensitive receptors.

e PHS-3.2, Sensitive Receptors: Utilize CARB recommendations to evaluate the siting of dry
cleaners, chrome platers, large gas stations, freeways, and other high pollutant sources near
residences, health care facilities, schools, and other sensitive land uses.

e PHS-3.3, Community Forest: As prescribed in the Parks and Recreation Element, enhance
the City’s community forest by planting trees along all roadways as a means to help filter air
pollutants, clean the air, and provide other health benefits to the community.

24 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993.

25 City of El Monte. Vision El Monte General Plan. June 2011.
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e PHS-3.4, Transportation: Encourage alternative modes of travel to work and school by
maximizing transit service, purchasing alternative fuel vehicles, completing all sidewalks, and
creating a network of multiuse trails and bicycle paths.

e PHS-3.6, Health Risk Assessment: Require that projects for new industries or expansion of
industries that produce air pollutants conduct a health risk assessment and establish
appropriate mitigation prior to approval of new construction, rehabilitation, or expansion
permits.

e Goal HW-12 (Health and Wellness): Land use patterns reduce driving, enhance air quality, and
improve respiratory health.

e HW-12.1, Walking, Cycling, and Transit Use: Promote land use patterns that reduce driving
rates and promote walking, cycling and transit use.

e HW-12.2, Truck Routes: Discourage locating truck routes on primarily residential streets.

e HW-12.5, Air Pollution Mitigation: Use landscaping, ventilation systems, double paned
windows, or other mitigation measures to achieve healthy indoor air quality and noise levels
in sensitive land uses.

e HW-12.8, Air Quality Policies: Support policies that reduce emissions of pollutants from
stationary and mobile sources such as industrial facilities, motor vehicles and trains.

The proposed project will not prohibit or preclude the policies outlined above relating to air quality and
greenhouse gas emissions. Based on the findings made above, no violation of an air quality plan will
occur.

B. Result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or state ambient air quality standard? e Less
than Significant Impact.

Areas 8 through 10 and the entire City are located in a non-attainment area for ozone and particulates;
therefore, the installation of the billboards will be required to comply with the requirements of SCAQMD
Rule 403, Fugitive Dust, which requires the implementation of Best Available Control Measures (BACM)
for all fugitive dust sources, and the 2016 AQMP, which identifies BACMs and Best Available Control
Technologies (BACT) for area sources and point sources, respectively. According to SCAQMD Rule 403,
Fugitive Dust, all unpaved demolition and construction areas shall be regularly watered up to three times
per day during excavation, grading, and construction as required (depending on temperature, soil
moisture, wind, etc.). Watering could reduce fugitive dust by as much as 55 percent. Rule 403 also
requires that temporary dust covers be used on any piles of excavated or imported earth to reduce wind-
blown dust. In addition, all clearing, earthmoving, or excavation activities must be discontinued during
periods of high winds (i.e. greater than 15 mph), so as to prevent excessive amounts of fugitive dust.
Finally, the contractors must comply with other SCAQMD regulations governing equipment idling and
emissions controls. The aforementioned SCAQMD regulations are standard conditions required for every
construction project undertaken in the City as well as in the cities and counties governed by the SCAQMD.

The typical duration of a static or digital billboard installation occurs over a six-day period. The analysis
of daily construction/billboard installation and operational emissions was prepared utilizing the
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California Emissions Estimator Model (CalEEMod V.2016.3.2). The air quality emissions model assumed
the installation and operation of one billboard since the new potential billboards will not be constructed
simultaneously and will not be located adjacent to each other (the minimum required distance between
digital billboards is 1,000 feet; between all billboards adjacent to the I-10 freeway is 500 feet; between all
billboards adjacent to primary highways that are not freeways, such as Rosemead Boulevard, is 100 feet).

The assumptions regarding the billboard installation phases and the length of construction/billboard
installation followed those identified in Section 2.4.2. As shown in Table 3-2, daily construction
emissions are not anticipated to exceed the SCAQMD significance thresholds.

Table 3-2
Estimated Daily Construction Emissions

Construction Phase ROG NOx CO SO- PM.,o PM.;
Demolition (on-site) 0.87 7.87 7.62 0.01 0.47 0.45
Demolition (off-site) 0.05 0.03 0.41 1.15e-3 0.11 0.03
Total Demolition Phase 0.92 7.90 8.03 0.01 0.58 0.48
Site Preparation (on-site) 0.69 8.43 4.09 9.74e-3 0.34 0.31
Site Preparation (off-site) 0.02 0.02 0.20 5.70e-4 0.06 0.02
Total Site Preparation 0.71 8.45 4.29 0.01 0.40 0.33
Grading (on-site) 0.87 7.87 7.62 0.01 1.22 0.86
Grading (off-site) 0.05 0.03 0.41 1.15e-3 0.11 0.03
Total Grading 0.92 7.90 8.03 0.01 1.33 0.89
Building Construction (on-site) 0.86 8.85 7.39 0.01 0.52 0.48
Building Construction (off-site) 0.00 0.00 0.00 0.00 0.00 0.00
Total Building Construction 0.86 8.85 7.39 0.01 0.52 0.48
Paving (on-site) 0.77 7.23 7.11 0.01 0.40 0.37
Paving (off-site) 0.08 0.05 0.74 2.07e-3 0.20 0.05
Total Paving 0.85 7.28 7.85 0.01 0.60 0.42
Architectural Coatings (on-site) 0.71 1.68 1.83 2.97e-3 0.11 0.11
Architectural Coatings (off-site) 0.00 0.00 0.00 0.00 0.00 0.00
Total Architectural Coatings 0.71 1.68 1.83 2.97e-3 0.11 0.11
Maximum Daily Emissions 0.92 8.85 8.03 0.01 1.33 0.89
Daily Thresholds 75 100 550 150 150 55

Source: CalEEMod V.2016.3.2
The short-term construction emissions will be limited to those emissions generated during the billboard

installation. The billboard support structure, sign face, and the ancillary equipment are manufactured
off-site and will be assembled at the installation sites. The estimated daily construction emissions (shown
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in Table 3-2) assume compliance with the following applicable SCAQMD rules and regulations for the
control of fugitive dust and architectural coating emissions:

e Excessive fugitive dust emissions shall be controlled by regular watering or other dust preventive
measures using the applicable procedures outlined in the SCAQMD's Rules and Regulations.

e Ozone precursor emissions from construction equipment vehicles shall be controlled by
maintaining equipment engines in good condition and in proper tune.

e All trucks associated with the billboard installation activities shall comply with State Vehicle Code
Section 23114, with special attention to Sections 23114(b)(F), (e)(2) and (e)(4) as amended,
regarding the prevention of such material spilling onto public streets and roads.

e The project shall comply with SCAQMD Rule 402 that limits the generation of airborne pollutants
that would cause injury, detriment, or result in a nuisance.

Long-term emissions refer to those air quality impacts that will occur once the development is operational
and that will continue over the operational life of the project. The analysis of long-term operational
impacts also used the CalEEMod V. 2016.3.2 computer model. Table 3-3 depicts the estimated
operational emissions generated by the proposed project.

Table 3-3
Estimated Operational Emissions in lbs/day

Emission Source ROG NO- CO SO PM.o PM.;
Area-wide (Ibs/day) 2.24e-3 0.00 1.00e-4 0.00 0.00 0.00
Energy (Ibs/day) 0.00 0.00 0.00 0.00 0.00 0.00
Mobile (Ibs/day) 0.00 0.00 0.00 0.00 0.00 0.00
Total (Ibs/day) 2.24e-3 0.00 1.00e-4 0.00 0.00 0.00
Daily Thresholds 55 55 550 150 150 55

Source: CalEEMod V.2016.3.2

As indicated in Table 3-3, the projected long-term emissions are below thresholds considered to represent
a significant adverse impact. Therefore, the operation of the billboards will not contribute to an existing
air quality violation. With the implementation of the standard construction-related SCAQMD rules and
regulations, the impacts will be less than significant.

C. Would the project expose sensitive receptors to substantial pollutant concentrations? e Less than
Significant Impact.

Sensitive receptors refer to land uses and/or activities that are especially sensitive to poor air quality and
typically include homes, schools, playgrounds, hospitals, convalescent homes, and other facilities where
children or the elderly may congregate. These population groups are generally more sensitive to poor air

quality.
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As previously mentioned, the proposed project will involve an amendment to the Municipal Code to allow
for the installation of billboards within 250 feet of residential zones at the discretion of the Community
and Economic Development Director (billboards are currently not allowed within 250 feet of residential
zones). The amendment to the Municipal Code states that billboards may be placed within 250 feet of a
residentially zoned property if it can be demonstrated by the positioning of the digital panels that there is
no significant light intrusion, to be determined by the Community and Economic Development Director.
Therefore, each billboard will be considered on a case-by-case basis. Furthermore, the proposed zone
change and general plan amendment for Area 8 will change the residentially-zoned portion of Area 8 to a
commercial zone.

In addition, the short-term impacts related to the installation of any of the potential static or digital
billboards will not result in significant emissions (refer to the Tables 3-2 and 3-3 in the previous section
and the CalEEMod worksheets in Appendix A). The trips generated as a result of the future billboards will
not be significant enough to result in a carbon monoxide “hot-spot” that could lead to an exceedance of
the State’s one-hour or eight-hour carbon monoxide standards. An intersection’s level of service (LOS)
would need to degrade to a LOS F for the congestion to be great enough to result in the creation of a CO
hot-spot.26 As previously mentioned, operational vehicle trips will be limited to those associated with
routine billboard maintenance; therefore, mobile emissions will be minimal (refer to Table 3-3). Since the
proposed project will not result in any significant net increase in traffic generation, no change in the
existing LOS for any area intersections will occur.

Furthermore, fugitive dust emission, which is responsible for PM,, and PM, 5 emissions, will further be
reduced through the implementation of SCAQMD regulations related to fugitive dust generation and
other construction-related emissions.2? These SCAQMD regulations are standard conditions required for
every construction project undertaken in the City as well as in the cities and counties governed by the
SCAQMD. As a result, less than significant impacts will occur.

D. Would the project result in other emissions (such as those leading to odors) adversely affecting a
substantial number of people? e Less than Significant Impact.

The SCAQMD has identified those land uses that are typically associated with odor complaints. These
uses include activities involving livestock, rendering facilities, food processing plants, chemical plants,
composting activities, refineries, landfills, and businesses involved in fiberglass molding. The proposed
project will not result in the generation of any odors. Furthermore, construction truck drivers must
adhere to Title 13 - §2485 of the California Code of Regulations, which limits the idling of diesel powered
vehicles to less than five minutes.2® In addition, the project’s contractors must adhere to SCAQMD Rule
403 regulations, which significantly reduce the generation of fugitive dust. As a result, less than
significant impacts will occur.

26 South Coast Air Quality Management District. CEQA Air Quality Handbook, Appendix 9. 2004 (as amended).
27 South Coast Air Quality Management District. Rule 403, Fugitive Dust. As Amended June 3, 2005.

28 California, State of. California Code of Regulations, Title 13, Section 2485 Airborne Toxic Control Measure to Limit Diesel-
Fueled Commercial Motor Vehicle Idling.
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3.3.3 MITIGATION MEASURES

The future billboards’ construction/installation and operational emissions are not considered to represent
a significant adverse impact. As a result, no mitigation is required.
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3.4 BIOLOGICAL RESOURCES

3.4.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant

adverse impact on biological resources if it results in any of the following:

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

A substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife Service;

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;

A substantial interference with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory life corridors, or the impedance of the
use of native wildlife nursery sites;

A conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or,

A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plan.

3.4.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A.

Would the project have a substantial adverse effect, either directly or through habitat

modifications, on any species identified as a candidate, sensitive, or special status species in local

or regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or

U.S. Fish and Wildlife Service? ® No Impact.

Areas 8 through 10 and the surrounding areas are fully developed. No native or natural habitats are

located within Areas 8 through 10 or within the surrounding area.29 Animal life within the area consists

of species commonly found in an urban area. All existing buildings and landscaping features would be
retained. The EIR prepared for the City’s 2011 General Plan does not identify any protected species
within Areas 8 through 10.3° However, the El Monte General Plan Background Report noted several

occurrences of threatened or endangered species as late as 1987. There are no recent occurrences. There

29 Blodgett Baylosis Environmental Planning. Site Survey was completed on August 8, 2019.

30 City of El Monte. Vision El Monte General Plan. June 2011.
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are no other local or regional plans, policies, or regulations that identify candidate, sensitive or special
status species except those identified by the California Department of Fish and Wildlife.

A review of the California Department of Fish and Wildlife California Natural Biodiversity Database
(CNDDB) Bios Viewer for the El Monte Quadrangle indicated that there are nine federally- or State-
recognized threatened or endangered species located within the El Monte Quadrangle.3* The majority of
these threatened or endangered species are not likely to be found on-site due to the lack of suitable
habitat. These species include:

e The coastal California gnatcatcher is a bird species not likely to be found within Areas 8 through
10 due to the lack of coastal sage scrub, the species primary habitat.32

e The least Bell’s vireo is not likely to be found within Areas 8 through 10 due to the lack of riparian
habitat. Furthermore, the majority of the bird species live in San Diego County.33

e The Santa Ana sucker is a fish species that will not be found within Areas 8 through 10 because
the nearest body of water (Rio Hondo Channel) is located one-quarter mile to the east.34

e The bank swallow is a bird species not likely to be found within Areas 8 through 10 due to the lack
of riparian habitat.3s

e The willow flycatcher is a bird species not likely to be found within Areas 8 through 10 due to the
lack of marsh, brushy fields, and willow thickets, the species primary habitat.36

e The southwestern Willow flycatcher is a bird species not likely to be found within Areas 8
through 10 due to the lack of dense riparian habitat.3”

e The western yellow-billed cuckoo is an insect-eating bird not likely to be found within Areas 8
through 10 due to the lack of riparian woodland habitat.38

e The light-footed Ridgway’s rail is a bird species not likely to be found within Areas 8 through 10
due to the lack of coastal salt marshes and lagoons.39

e The Swainson’s hawk is not likely to be found within Areas 8 through 10 due to the lack of plains
and farmland.4°

31 California Department of Fish and Wildlife. Bios Viewer. https://map.dfg.ca.gov/bios/?tool=cnddbQuick.

32 Center for Biological Diversity. Coastal California Gnatcatcher.
http://www.biologicaldiversity.org/species/birds/coastal California gnatcatcher/.

33 California Partners in Flight Riparian Bird Conservation Plan. Least Bell’s Vireo (Vireo bellii pusillus).

http://www.prbo.org/calpif/htmldocs/species/riparian/least bell vireo.htm.
34 Blodgett Baylosis Environmental Planning. Survey was completed on August 8, 2019.
35 Audubon. Bank Swallow (Riparia riparia). https://www.audubon.org/guia-de-aves/ave/bank-swallow.

36 Audubon. Willow Flycatcher (Empidonax traillii). http://birds.audubon.org/birds/willow-flycatcher.

37 United State Geological Survey. Southwestern Willow Flycatcher Habitat.
http://sbsc.wr.usgs.gov/cprs/research/projects/swwf/wiflhab.asp.

38 US Fish and Wildlife Service. Sacramento Fish and Wildlife Office, Public Advisory. http://www.fws.gov/sacramento/outreach/
Public-Advisories/WesternYellow-BilledCuckoo/outreach PA Western-Yellow-Billed-Cuckoo.htm.

39 U.S. Fish & Wildlife Service, San Diego Bay. nght -footed Rldgway 'S Rall
: fws. fi di b igh

40 Audubon. Swainson’s Hawk (Buteo swainsoni). http://www.audubon.org/field-guide/bird/swainsons-hawk.

SECTION 3.4 ® BIOLOGICAL RESOURCES PAGE 50



INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION
FREEWAY BILLBOARD OVERLAY ZONE MUNICIPAL CODE AMENDMENT e CITY OF EL MONTE

The proposed project will have no impact on the aforementioned species because Areas 8 through 10 are
located in the midst of an urban area. Areas 8 through 10 and the surrounding areas are not conducive to
the survival of the aforementioned species due to the lack of suitable habitat. As a result, no impacts on
any candidate, sensitive, or special status species will result upon the installation of any billboards.

B. Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service? ¢ No Impact.

Areas 8 through 10 and surrounding areas are largely developed. There are no local or regional plans,
policies, or regulations that identify any riparian habitat or other sensitive natural community at or near
Areas 8 through 10, nor does the California Department of Fish and Wildlife identify any such habitat. A
review of the U.S. Fish and Wildlife Service National Wetlands Inventory, Wetlands Mapper confirmed
that there are no wetlands or riparian habitat present within Areas 8 through 10 and the City of El Monte
(refer to Exhibit 3-1). This conclusion is also supported by the field survey of Areas 8 through 10 and the
surrounding area.4 The nearest wetlands to the City of El Monte are found along the San Gabriel River,
adjacent to the eastern and southeastern portion of the City.42 As a result, no impacts on natural or
riparian habitats will result from the proposed project’s implementation.

C. Would the project have a substantial adverse effect on state or federally protected wetlands
(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means? e No Impact.

As previously mentioned, Areas 8 through 10 are located in the midst of an urbanized setting and no
wetlands are located within the City, but various wetlands are located adjacent to the City. However, the
installation or relocation of any billboards will be limited to the installation sites and will not affect any
wetlands. As a result, no impacts will occur.

D. Would the project interfere substantially with the movement of any native resident or migratory
fish or wildlife species or with established native resident or migratory life corridors, or impede the
use of native wildlife nursery sites? ¢ No Impact.

There are no areas of natural open space or areas of significant biological value within or adjacent to Areas
8 through 10. In addition, there are no bodies of water that could provide a habitat for migratory birds.
The Rio Hondo Channel extends through the City of El Monte and along the southeast border of proposed
Area 9. As indicated on the National Wetlands Inventory, the Rio Hondo Channel is classified as a
Riverine but does not serve as a wetland in the City of El Monte.43 Therefore, any future static or digital
billboards will not infringe upon any bodies of water or habitats. The individual Freeway Billboard
Overlay Zone areas do not function as a migratory corridor for the movement of native or migratory
animals. Constant disturbance (noise and vibration) from vehicles traveling on the adjacent roadways

41 Blodgett Baylosis Environmental Planning. Survey was completed on August 8, 2019.

42 U.S. Fish and Wildlife Service. National Wetlands Inventory — V2. https://www.fws.gov/Wetlands/data/Mapper.html. Website
accessed August 9, 2019.
43 Ibid.
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further limit the installation sites’ utility as a migration corridor. As a result, the proposed project will not
affect wildlife migration in the area or otherwise impede the use of native wildlife nursery sites. As a
result, no impacts are anticipated.

E. Would the project conflict with any local policies or ordinances protecting biological resources, such
as a tree preservation policy or ordinance? e Less than Significant Impact.

Chapter 14.03 of the El Monte Municipal Code “Tree Protection and Preservation” provides rules and
regulations regarding the tampering, removal, maintenance, and protection of trees.44 Each individual
proposed billboard installation or relocation will require a review for approval by the City. In addition,
there are no other local policies or ordinances protecting other biological resources. As a result, the
installation or relocation of any billboards within Areas 8 through 10 is not in conflict with any local
policies or ordinances protecting biological resources. For this reason, the potential impacts are less than
significant.

F. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or state habitat conservation
plan? e No Impact.

Areas 8 through 10 are not located within areas governed by a habitat conservation or community
conservation plan. As a result, no impacts on local, regional or State habitat conservation plans will result
from the proposed project’s implementation.

3.4.3 MITIGATION M EASURES

The analysis indicated that the installation or relocation of any billboards would not result in any
significant adverse impacts on biological resources. As a result, no mitigation measures are required.

44 El Monte, City of. El Monte Tree Protectzon and Preservation Ordinance.
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3.5 CULTURAL RESOURCES
3.5.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project will have a significant adverse impact
on cultural resources if it results in any of the following:

e A substantial adverse change in the significance of a historical resource pursuant to §15064.5 of
the CEQA Guidelines;

e A substantial adverse change in the significance of an archaeological resource pursuant to
8§15064.5 of the CEQA Guidelines;

e The disturbance of any human remains, including those interred outside of dedicated
cemeteries.

3.5.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project cause a substantial adverse change in the significance of a historical resource
pursuant to §15064.5 of the CEQA Guidelines? ® No Impact.

Historic structures and sites are defined by local, State, and Federal criteria. A site or structure may be
historically significant if it is locally protected through a General Plan or historic preservation ordinance.
In addition, a site or structure may be historically significant according to State or Federal criteria even if
the locality does not recognize such significance. To be considered eligible for the National Register, a
property’s significance may be determined if the property is associated with events, activities, or
developments that were important in the past, with the lives of people who were important in the past, or
represents significant architectural, landscape, or engineering elements. Specific criteria include the
following:

e Districts, sites, buildings, structures, and objects that are associated with the lives of significant
persons in or past;

e Districts, sites, buildings, structures, and objects that embody the distinctive characteristics of a
type, period, or method of construction, or that represent the work of a master, or that possess
high artistic values, or that represent a significant and distinguishable entity whose components
may lack individual distinction; or,

e Districts, sites, buildings, structures, and objects that have yielded or may be likely to yield,
information important in history or prehistory.

Ordinarily, properties that have achieved significance within the past 50 years are not considered eligible
for the National Register. However, such properties will qualify if they are integral parts of districts that
do meet the criteria or if they fall within the following categories:
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e A religious property deriving primary significance from architectural or artistic distinction or
historical importance;

e Districts, sites, buildings, structures, and objects that are associated with events that have made a
significant contribution to the broad patterns of our history;

e A building or structure removed from its original location that is significant for architectural
value, or which is the surviving structure is associated with a historic person or event;

e A birthplace or grave of a historical figure of outstanding importance if there is no appropriate
site or building associated with his or her productive life;

e A cemetery that derives its primary importance from graves of persons of transcendent
importance, from age, from distinctive design features, or from association with historic events;

e A reconstructed building when accurately executed in a suitable environment and presented in a
dignified manner as part of a restoration master plan, and when no other building or structure
with the same association has survived;

e A property primarily commemorative in intent if design, age, tradition, or symbolic value has
invested it with its own exceptional significance; or,

e A property achieving significance within the past 50 years if it is of exceptional importance.45

The State has established California Historical Landmarks that include sites, buildings, features, or
events that are of statewide significance and have anthropological, cultural, military, political,
architectural, economic, scientific or technical, religious, experimental, or other value. California Points
of Historical Interest have a similar definition, except they are deemed of local significance. A search of
the California Office of Historic Preservation online list of California Historical Landmarks yielded the
following State-designated landmarks in the City:46

e California Register of Historical Resources No. 975 - El Monte First Southern California
Settlement by Immigrants from the United States. This settlement was located on the banks of
the San Gabriel River and played a significant role in California's early pioneer history. The
settlement was initially an encampment along the Old Spanish Trail and was an extension of the
trail from Missouri to Santa Fe. This historical site is located at Santa Fe Trail Historical Park,
near the southwest corner of Valley Boulevard and Santa Anita Avenue.

e California Point of Historical Interest No. LAN-047 — Old El Monte Jail, Pioneer Park. The El
Monte Jail was constructed by William Dodson and donated to the town in 1880. The original jail
was a one room wooden structure and was utilized as a jail until 1922. This historical site is

45 U. S. Department of the Interior, National Park Service. National Register of Historic Places. http://nrhp.focus.nps.gov. 2010.

46 California Department of Parks and Recreation. California Historical Resources. http://ohp.parks.ca.gov/ListedResources.
Website accessed August 13, 2019.
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located at Pioneer Park, also near the southwest corner of Valley Boulevard and Santa Anita
Avenue.

Areas 8 through 10 are not located in areas that meet any of the National or State criteria and are not
listed on the National or State Historic Register.47 In addition, the City’s General Plan has not identified
the areas as being historically significant. The installation or relocation of any billboards will be limited to
the installation sites and will not affect any existing resources listed on any historical register or those
identified as being eligible for listing on a historical register. Based on the analysis provided herein, no
impacts will occur.

B. Would the project cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5 of the CEQA Guidelines? e Less than Significant Impact.

The greater Los Angeles Basin was previously inhabited by the Gabrielefio people, named after the San
Gabriel Mission. The Gabrielefio tribe has lived in this region for around 7,000 years.48 Prior to Spanish
contact, approximately 5,000 Gabrielenio people lived in villages throughout the Los Angeles Basin.4o
Villages were typically located near major rivers such as the San Gabriel, Rio Hondo, or Los Angeles
Rivers. No significant archaeological sites are likely to be discovered during excavation activities due to
the previous disturbance and the limited degree of excavation that will be required to install the proposed
pylon footings and infrastructure connections. Although Areas 8 through 10 have been subject to
disturbance to accommodate the existing buildings, the areas could potentially be situated in an area of
high archaeological significance. As a result, a mitigation measure is provided in Section 3.18 (Tribal
Cultural Resources) to ensure that a tribal representative is present during construction-related ground-
disturbing activities. In the event that the tribal representative identifies an archeological resource on-site
during ground-disturbing activities, Title 14; Chapter 3; Article 5; Section 15064.5 of CEQA will apply in
terms of the identification of significant archaeological resources and their salvage.s> The California
Office of Historic Preservation states that avoidance and preservation in place are the preferable forms of
mitigation for archeological sites. When avoidance is infeasible, a data recovery plan, which makes
provision for adequately recovering the scientifically consequential information from and about the
historical resource, shall be prepared and adopted prior to any excavation being undertaken. Such studies
shall be deposited with the California Historical Resources Regional Information Center.5t If an artifact
must be removed during project excavation or testing, curation may be an appropriate mitigation.s2
Adherence to the abovementioned regulations will reduce potential impacts to levels that are less than
significant.

47 U. S. Department of the Interior, National Park Service. National Register of Historic Places. http://focus.nps.gov/nrhp.
Website accessed August 13, 2019. Secondary Source: California Department of Parks and Recreation. California Historical
Resources. http://ohp.parks.ca.gov/ListedResources. Website accessed August 13, 2019.

48 Tongva People of Sunland-Tujunga. Introduction. http://www.lausd.k12.ca.us/Verdugo HS/classes/multimedia/intro.html.
49 Rancho Santa Ana Botanical Garden. Tongva Village Site. http://www.rsabg.org/component/k2/item/453-tongva-village-site.

50 California, State of. Title 14. California Code of Regulations. Chapter 3. Guidelines for the Implementation of the California
Environmental Quality Act. as Amended 1998 (CEQA Guidelines). §15064.5.

5t Ibid. §15126.4.

52 Curation would involve the selection, organization and looking after of archeological items in a collection or exhibition.
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C. Would the project disturb any human remains, including those interred outside of dedicated
cemeteries? ® Less than Significant Impact.

There are no cemeteries located within or adjacent to Areas 8 through 10. The installation process is
unlikely to uncover human remains due to the limited excavation that is to be performed in the designated
sites. Notwithstanding, in the unlikely event that remains are uncovered by construction crews, all
excavation activities shall be halted and the El Monte Police Department (EMPD) will be contacted (the
EMPD will then contact the Los Angeles County Coroner). In addition, a mitigation measure is provided
in Section 3.18 (Tribal Cultural Resources) to ensure that a tribal representative is present during
construction-related ground-disturbing activities. As a result, billboard installation activities are not
anticipated to impact any interred human remains and the impacts are considered to be less than
significant.

3.5.3 MITIGATION MEASURES

The analysis of potential cultural resources impacts indicated that Areas 8 through 10 are situated in an
area of high archaeological significance. A mitigation measure is provided in Section 3.18 (Tribal Cultural
Resources) to ensure that a tribal representative is present during construction-related ground-disturbing
activities.
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3.6 ENERGY
3.6.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on the environment if it results in the following:

e A potentially significant environmental impact due to wasteful, inefficient, or unnecessary
consumption of energy resources during project construction or operation; or,

e A conflict with or obstruction of a State or local plan for renewable energy or energy efficiency.
3.6.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project result in a potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of energy resources during project construction or
operation? e Less than Significant Impact.

A number of variables will affect the potential power consumption of a digital billboard including sign face
size, resolution (how close pixels are spaced, also referred to as the diode density), how many LEDs (light
emitting diodes) are in each pixel, the color capabilities of the board (tri-color or full color), the image
being displayed and the time of day (day-time operation requires more power than night-time operation,
as the lit image must compete with the brightness of the sun). The average annual energy consumption
for LED billboards in the Los Angeles region is 61,032 kilowatt hours (“kWh”). For purposes of
comparison, a typical single family home in the U.S. will consume 11,040 kWh annually.53 Future
billboards would use electrical energy and would be constructed pursuant to current electrical codes,
including Title 24 of the State Building Code. In addition, the City’s Municipal Code contains the
following requirements in order to prevent excessive light and energy consumption:54

Digital billboards shall not operate at brightness levels of more than 0.3 foot candles above

ambient light, as measured using a foot candle meter in accordance with the pre-set distances set
forth below.

Pre-set distances to measure the foot candles impact vary with the expected viewing distances of
each size sign and shall comply with the following ratios of face size dimensions to points of
measurement distances:

e 12'x25';150'

e 10'6"x36'; 200’

o 14'x48'; 250’

e 20'x60'or25'x48"; 350’

53 Young, Gregory The Basics of Digital Slgnage and Energy Consumptlon
htt] i d EX Di

54 El Monte, City of. Municipal Code. Title 17 Zoning, Chapter 17.88 Freeway Overlay Zone (Billboards), Section 17.88.030 General
Requirements (I.3.c-€).
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Each digital billboard must have a light sensing device that will adjust the brightness as ambient
light conditions change.

The installation of billboards will not result in excessive energy consumption because the materials used
in the construction of billboards are manufactured off-site and each sign will be installed over a six-day
period. The off-site manufacturing of the billboards is not subject to this environmental analysis
because it is not directly part of the on-site billboard installation. The manufacturing of the billboards
and other construction materials are done off-site and their manufacturing processes are not subject to
this CEQA analysis. Therefore, the proposed project will not result in wasteful, inefficient, or
unnecessary consumption of energy during installation or operation and the impacts are considered to be
less than significant.

B. Would the project conflict with or obstruct a state or local plan for renewable energy or energy
efficiency? e No Impact.

The California Public Utilities Commission prepared an updated Energy Efficiency Strategic Plan in 2011
with the goal of promoting energy efficiency and a reduction in greenhouse gases (GHG). Assembly Bill
1109, which was adopted in 2007, also serves as a framework for lighting efficiency. This bill requires the
State Energy Resources Conservation and Development Commission to adopt minimum energy efficiency
standards structured to reduce average statewide electrical energy consumption by not less than 50
percent from the 2007 levels for indoor residential lighting and not less than 25 percent from the 2007
levels for indoor commercial and outdoor lighting by 2018. As indicated in the previous subsection, the
project will not result in wasteful, inefficient, or unnecessary consumption of energy during installation or
operation. Therefore, the proposed project will not conflict with or obstruct the state’s goal of promoting
energy and lighting efficiency and no impacts will occur.

3.6.3 MITIGATION MEASURES

The analysis determined that the proposed project will not result in significant impacts related to energy
and mitigation measures are not required.
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3.7 GEOLOGY & SOILS
3.7.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on the environment if it results in any of the following:

e Substantial adverse effects, including the risk of loss, injury, or death involving 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; strong seismic ground shaking; seismic-related ground failure, including liquefaction; or,
landslides;

e Substantial soil erosion or the loss of topsoil;

e Location of the project 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;

e Location of the project on expansive soil, as defined in Table 18-1-B of the Uniform Building Code
(2012), creating substantial direct or indirect risks to life or property;

e The project having 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; or,

e The direct or indirect destruction of a unique paleontological resource or site or unique geologic
feature.

3.7.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project directly or indirectly cause potential substantial adverse effects, including the risk
of loss, injury, or death involving 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; strong seismic ground shaking; seismic-
related ground failure, including liquefaction; or, landslides? e Less than Significant Impact.

Rupture of a known earthquake fault:

The City is located in a seismically active region (refer to Exhibit 3-2). Many major and minor local
faults traverse the entire Southern California region, posing a threat to millions of residents, including
those who reside in the City. Major earthquake faults in the Los Angeles County area include the San
Andreas Fault Zone, the Sierra Madre Fault Zone, the Newport-Inglewood Fault, the Norwalk Fault,
and the Whittier Fault. In 1972, the Alquist-Priolo Earthquake Zoning Act was passed in response to
the damage sustained in the 1971 San Fernando Earthquake. The Alquist-Priolo Earthquake Fault
Zoning Act's main purpose is to prevent the construction of buildings used for human occupancy on
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the surface trace of active faults.s5 A list of cities and counties subject to the Alquist-Priolo
Earthquake Fault Zones is available on the State’s Department of Conservation website. The City of
El Monte is not on the list.5¢ The City is located between the Whittier Fault and the Sierra Madre
Fault. However, Areas 8 through 10 are not located within the fault zones of the Whittier Fault and
the Raymond/Duarte/Sierra Madre Faults (refer to Exhibit 3-2). Any future billboards will continue
to be exposed to potential ground-shaking in the event of an earthquake. The degree of ground-
shaking is dependent on the location of the earthquake epicenter, the earthquake’s intensity, and a
number of other variables. For the project area, the degree of impact will not be significantly different
from that anticipated for the surrounding areas. In addition, all future billboards will be subject to all
applicable City and state building regulations, including the California Building Code to ensure that
potential impacts are less than significant.

Strong seismic ground shaking:

As previously mentioned, the City is not on the list of cities subject to the Alquist-Priolo Earthquake
Fault Zones and Areas 8 through 10 are not located within the fault zones of the Whittier Fault and
the Raymond/Duarte/Sierra Madre Faults (refer to Exhibit 3-2).57 In addition, all future billboards
will be subject to all applicable City and state building regulations, including the California Building
Code to ensure that potential impacts are less than significant.

Seismic-related ground failure, including liquefaction, or landslides:

Liquefaction is the process by which water-saturated sediment temporarily loses strength and acts as
a fluid. Essentially, liquefaction is the process by which the ground soil loses strength due to an
increase in water pressure following seismic activity.58 According to the California Department of
Conservation, California Geologic Survey, the entire City of El Monte is located within a potential
liquefaction hazard zone (refer to Exhibit 3-2).59 Areas 8 through 10 are not subject to the risk of
landslides (refer to Exhibit 3-2).

The State Seismic Hazards Mapping Act requires the preparation of a geotechnical report for most
new development projects that are located in areas that may be subject to seismic hazards. However,
the Seismic Hazards Mapping Act and the Alquist-Priolo Earthquake Fault Zoning Act define projects
that are exempt from any investigation requirements. The exemption applies to structures of Group

55 California Department of Conservation. What is the Alquist-Priolo Act.
http://www.conservation.ca.gov/cgs/rghm/ap/Pages/main.aspx.

56 California Department of Conservation. Table 4, Cities and Counties Affected by Alquist Priolo Earthquake Fault Zones as of
January 2010. http://www.conservation.ca.gov/cgs/rghm/ap/Pages/affected.aspx.

57 Ibid.
58 U.S. Geological Survey. About Liquefaction. http://geomaps.wr.usgs.gov/sfgeo/liquefaction/aboutlig.html.

59 Cahforma Department of Conservatlon Regulatory Maps.
ti h
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U occupancy, which includes buildings and structures of an accessory character and miscellaneous
structures not classified in any specific occupancy. Buildings and structures within Group U include,
but are not limited to, private garages, carports, retaining walls, fences, and cell phone towers.5°

Billboards are not specifically mentioned in this exception; however, cell towers are included in this
classification. Billboards may be categorized with cell towers for the purpose of geotechnical analysis
because billboards and cell towers are both vertical structures that are not habitable and are powered by
electricity. All new future billboards will be subject to all applicable City and state building regulations,
including the California Building Code to ensure that potential impacts are less than significant. As a
result, the potential impacts in regards to ground shaking, liquefaction, and landslides are less than
significant.

B. Would the project result in substantial soil erosion or the loss of topsoil? e Less than Significant
Impact.

Given the developed character of Areas 8 through 10 and the limited area of disturbance, no impacts
related to expansive soil erosion or loss of topsoil are anticipated. According to the soil maps prepared for
Los Angeles County by the United States Department of Agriculture, the City of El Monte is underlain by
the Hanford Soils Association. Soils of the Hanford association have a slight erosion hazard; however,
current development and the placement of landscaping have reduced the soil’s erosion risk.* In addition,
limited excavation will be required for the installation of the pylon footings and infrastructure
connections. Furthermore, each individual billboard will only occupy a maximum of 100 square feet of
land area and will not present a runoff or erosion risk because the billboards will not introduce significant
impermeable land cover to any of the installation sites.62 As a result, the impacts are expected to be less
than significant.

C. Would the project be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse? e Less than Significant Impact.

Lateral spreading is a phenomenon that is characterized by the horizontal, or lateral, movement of the
ground. Lateral spreading could be liquefaction-induced or can be the result of excess moisture within
the underlying soils. As previously mentioned, the entire City of El Monte is located within a potential
liquefaction hazard zone (refer to Exhibit 3-2).63 As previously mentioned, the entire City is underlain
with soils of the Hanford Association. Hanford soils are described as being used almost exclusively for
residential and industrial development, as evident by the current level of urbanization present within the
project site and surrounding areas.

60 California Building Standards Commission. 2016 California Residential Code. California Code of Regulations Title 24 Building
Standards Code, Part 2.5 California Residential Code, Chapter 1 Scope and Application, Section 1.1.3.1.2 Utility and Miscellaneous
Group U.

61 United States Department of Agriculture Soil Conservation Service. Report and General Soils Map Los Angeles County,
California. Revised 1969.

62 United States Department of Agriculture. Web Soil Survey. https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx.
Website accessed August 13, 2019.

63 Cahforma Department of Conservatlon Regulatory Maps.
ti h
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Subsidence occurs via soil shrinkage and is triggered by a significant reduction in an underlying
groundwater table, thus causing the earth on top to sink. Shrinking and swelling is influenced by the
amount of clay present in the underlying soils. The installation sites are underlain by soils of various soil
associations, which have various levels of clay.

As previously mentioned, billboards would be considered exempt from requiring a geotechnical report.
All new future billboards will be subject to all applicable City and state building regulations, including the
California Building Code to ensure that potential impacts are less than significant. Therefore, less than
significant impacts related to unstable soils are expected.

D. Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building
Code (2012), creating substantial direct or indirect risks to life or property? ® Less than Significant
Impact.

As previously mentioned, the entire City is underlain with soils of the Hanford Association. Hanford soils
are described as being used almost exclusively for residential and industrial development, as evident by
the current level of urbanization present within the project site and surrounding areas. As previously
mentioned, billboards would be considered exempt from requiring a geotechnical report. In addition,
future billboards will be subject to all applicable City and state building regulations, including the
California Building Code to ensure that potential impacts are less than significant. Therefore, less than
significant impacts related to expansive soils are expected.

E. Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the disposal of
wastewater? e No Impact.

No septic tanks will be used in conjunction with any future billboards. As a result, no impacts associated
with the use of septic tanks or alternative wastewater disposal systems will occur as part of the billboard
installations or relocations.

F. Would the project directly or indirectly destroy a unique paleontological resource or site or unique
geologic feature? o Less than Significant Impact with Mitigation.

The likelihood of the discovery of paleontological resources or site or unique geologic features is
considered to be low given the extensive ground disturbance that has occurred throughout the City. In
addition, the limited excavation (25 feet) for the new support columns and the infrastructure connections
are not likely to encounter any resources.

The upper sediments that underlie the project area consist of younger Quaternary Alluvium, which have a
low paleontological sensitivity. These younger sediments, however, overlie Older Quaternary Alluvium
which is considered to be sensitive.64 The likelihood of the discovery of paleontological materials will
increase where the excavations will extend into the Older Quaternary Alluvium. In the event that intact
paleontological resources are located within the project site, ground-disturbing activities associated with
billboard installation activities have the potential for destroying a unique paleontological resource or site.

64 Los Angeles, City of. L.A. CEQA Thresholds Guide. Section D.1 Paleontological Resources. http://www.environmentla.org/
programs/Thresholds/D-Cultural.
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In the absence of mitigation, the potential damage to paleontological resources or sites during billboard
installation would be a potentially significant impact. Therefore, the following mitigation is required:

e Prior to commencement of any grading activity on site, the Applicant shall retain a qualified
paleontologist, subject to the review and approval of the City’s Community and Economic
Development Director, or designee. The qualified paleontologist shall be on-site during grading
and other significant ground disturbance activities that impact Pleistocene alluvial deposits,
which could occur at depths below six feet. The monitoring shall apply to the areas of the site
where excavation shall extend at depths of six feet or more.

With the above mitigation, the potential impacts will be reduced to levels that are less than significant.
3.7.3 MITIGATION MEASURES

In the absence of mitigation, the potential damage to paleontological resources or sites during billboard
installation would be a potentially significant impact. Therefore, the following mitigation is required:

Mitigation Measure No. 1 (Geology & Soils). Prior to commencement of any grading activity on site,
the Applicant shall retain a qualified paleontologist, subject to the review and approval of the City’s
Community and Economic Development Director, or designee. The qualified paleontologist shall be
on-site during grading and other significant ground disturbance activities that impact Pleistocene
alluvial deposits, which could occur at depths below six feet. The monitoring shall apply to the areas
of the site where excavation shall extend at depths of six feet or more.
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3.8 GREENHOUSE GAS EMISSIONS

3.8.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on greenhouse gas emissions if it results in any of the following;:

e The generation of greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment; or,

e A conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing
emissions of greenhouse gases.

3.8.2 ENVIRONMENTAL ANALYSIS

A. Would the project generate greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment? e Less than Significant Impact.

The State of California requires CEQA documents include an evaluation of greenhouse gas (“GHG”)
emissions or gases that trap heat in the atmosphere. GHG are emitted by both natural processes and
human activities. Examples of GHG that are produced both by natural and industrial processes include
carbon dioxide (CO,), methane (CH,), and nitrous oxide (N.O). The accumulation of GHG in the
atmosphere regulates the earth's temperature. Without these natural GHG, the Earth's surface would be
about 61°F cooler. The passage of Assembly Bill (AB) 32, the California Global Warming Solutions Act of
2006, established the California target to achieve reductions in GHG to 1990 GHG emission levels by the
year 2020.65 Future billboards will utilize minimal amounts of electricity and, as a result, off-site
stationary emissions will be minimal.

The SCAQMD has established a single quantified threshold of 10,000 metric tons of CO,E (MTCO.E) per
year for new development.®6 Carbon dioxide equivalent, or CO.E, is a term that is used for describing
different greenhouses gases in a common and collective unit. Table 3-4 summarizes annual greenhouse
gas emissions from installation and operation of an individual billboard. Installation emissions include
construction emissions and mobile emissions. Long-term (operational) emissions include mobile
emissions from maintenance vehicles and off-site emissions for electricity generation. As indicated in
Section 3.6, Energy, A, future billboards will not result in wasteful, inefficient, or unnecessary
consumption of energy during installation or operation. Table 3-4 summarizes annual GHG (CO.E)
emissions from the operation of the billboards.

65 California, State of. OPR Technical Advisory — CEQA and Climate Change: Addressing Climate Change through the California
Environmental Quality Act (CEQA) Review. June 19, 2008.

66 SCAQMD Greenhouse Gas CEQA Szgmﬁcance Threshold Stakeholder Working Group Meetmg #15.
h Ref GHG

%20Meet1ng%2015 pdf
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Table 3-4
Greenhouse Gas Emissions Inventory

GHG Emissions (Ibs/day)
Source
CO- CH, N0 CO:E
Construction Phase — Max Daily Emissions 1,261.68 0.36 0.00 1,267.18
. i 208.05
Total Construction Emissions (MTCO-E) MTCO.E per year
Long-term Area Emissions 2.20e-4 0.00 0.00 2.30e-4
Long-term Energy Emissions 0.00 0.00 0.00 0.00
Long-term Mobile Emissions 0.00 0.00 0.00 0.00
5 . . 3.80e-5
Total Long-term Emissions (MTCO-:E) MTCO.E per year
.. 10,000
Thresholds of Significance MTCO.E per year

Source: CalEEMod.

As indicated in Table 3-4, the CO.E total for the project is a negligible amount of CO.E per day. Since the
project’s operational emissions will be below the quantified threshold of significance, the potential
impacts are considered to be less than significant.

B. Would the project conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing emissions of greenhouse gases? ® No Impact.

AB 32 requires the reduction of GHG emissions to 1990 levels, which would require a minimum 28
percent reduction in "business as usual" GHG emissions for the entire State. The proposed project will
not involve or require any variance from an adopted plan, policy, or regulation governing GHG emissions.
As a result, no significant adverse impacts related to a potential conflict with an applicable plan, policy, or
regulation adopted for the purpose of reducing emissions of greenhouse gases are anticipated.

The City of El Monte does not have an adopted Climate Action Plan. However, the City’s General Plan
includes Air Quality sections within the Public Health and Safety Element, and the Health and Wellness
Element. In these sections, the following policies related to air quality and greenhouse gasses are
identified:67

e Goal PHS-3 (Public Health and Safety): Clean and healthful air through the implementation of
responsive land use practices, enhancement to the natural landscape, pollution reduction
strategies, and cooperation with regional agencies.

e PHS-3.1, Land Use: As a condition for siting or expanding operations in El Monte, require air
pollution emitters to evaluate and fully mitigate the impacts of their operations on schools,
homes, medical facilities, child care centers, and other sensitive receptors.

67 City of El Monte. Vision El Monte General Plan. http:
June 2011.
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e PHS-3.2, Sensitive Receptors: Utilize CARB recommendations to evaluate the siting of dry
cleaners, chrome platers, large gas stations, freeways, and other high pollutant sources near
residences, health care facilities, schools, and other sensitive land uses.

e PHS-3.3, Community Forest: As prescribed in the Parks and Recreation Element, enhance
the City’s community forest by planting trees along all roadways as a means to help filter air
pollutants, clean the air, and provide other health benefits to the community.

e PHS-3.4, Transportation: Encourage alternative modes of travel to work and school by
maximizing transit service, purchasing alternative fuel vehicles, completing all sidewalks, and
creating a network of multiuse trails and bicycle paths.

e PHS-3.6, Health Risk Assessment: Require that projects for new industries or expansion of
industries that produce air pollutants conduct a health risk assessment and establish
appropriate mitigation prior to approval of new construction, rehabilitation, or expansion
permits.

o Goal HW-12 (Health and Wellness): Land use patterns reduce driving, enhance air quality, and
improve respiratory health.

e HW-12.1, Walking, Cycling, and Transit Use: Promote land use patterns that reduce driving
rates and promote walking, cycling and transit use.

e HW-12.2, Truck Routes: Discourage locating truck routes on primarily residential streets.

e HW-12.5, Air Pollution Mitigation: Use landscaping, ventilation systems, double paned
windows, or other mitigation measures to achieve healthy indoor air quality and noise levels
in sensitive land uses.

e HW-12.8, Air Quality Policies: Support policies that reduce emissions of pollutants from
stationary and mobile sources such as industrial facilities, motor vehicles and trains.

The proposed project will not involve or require any variance from the aforementioned policies.
Furthermore, the proposed project will not involve or require any other variance from the adopted plan,
policy, or regulation governing GHG emissions. As indicated previously, the installation and subsequent
operation of static or digital billboards will result in the generation of a limited amount of emissions that
will be below the SCAQMD’s thresholds (refer to Table 3-4). The only operational emissions will involve
vehicle trips made by maintenance vehicles and off-site emissions for electricity generation to power the
billboards. In order to reduce the consumption of electricity, LED display digital billboards will be
utilized. As indicated in Section 3.6, Energy, A, the billboards will not result in wasteful, inefficient, or
unnecessary consumption of energy during installation or operation. As a result, no impacts will occur.

3.8.3 MITIGATION MEASURES
The analysis of potential impacts related to greenhouse gas emissions indicated that no significant

adverse impacts would result from the proposed project’s approval and subsequent implementation. As a
result, no mitigation measures are required.
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3.9 HAZARDS & HAZARDOUS MATERIALS
3.9.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on risk of upset and human health if it results in any of the following;:

e The creation of a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials;

® The creation of 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;

o The emission of hazardous emissions or the handling of hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or proposed school;

e The location of the project 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, the creation of a
significant hazard to the public or the environment;

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

e The impairment of the implementation of or the physical interference with an adopted
emergency response plan or emergency evacuation plan; or,

o The exposure of people or structures, either directly or indirectly, to a significant risk of loss,
injury, or death involving wildland fires.

3.9.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials? ® No Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.
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Once in operation, any new billboards will not require the transport, use, or disposal of hazardous
materials beyond what is typically used for installation and routine maintenance. Therefore, no impacts
will result upon project implementation.

B. Would the project create a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into the
environment? e Less than Significant Impact with Mitigation.

The United States Environmental Protection Agency’s multi-system search Envirofacts was consulted and
it was determined that several sites were identified within proposed Areas 8 and 9.8 The types of uses
associated with the hazardous materials include, but are not limited to, auto repair uses, industrial
manufacturing uses and plumbing uses. Since several potentially hazardous sites were identified within
proposed Areas 8 and 9, the following mitigation is required:

e Billboards must not be installed over sites that are identified as contaminated under any
hazardous site database that is maintained by the California Environmental Protection Agency or
the United States Environmental Protection Agency.

The above mitigation measure will ensure that ongoing remediation of contaminated sites continues and
that the contamination is not disturbed and further spread.

C. Would the project emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school? e No Impact.

El Monte Christian Academy, Colombia School, El Monte High School are located within one-quarter mile
of proposed Area 8; Agape Montessori School is located within one-quarter mile of proposed Area 9; and,
Baker Elementary School is located within one-quarter mile of proposed Area 10. The installation and
operation of any static or digital billboards will not involve any emissions of hazardous substances or the
handling of any hazardous or acutely hazardous materials, substances, or waste. The installation and
operation of any static or digital billboards will also not involve any changes to the surrounding
environment which could result in the release of hazardous materials. As a result, no impacts will occur.

D. Would the project be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment? e Less than Significant Impact.

Government Code Section 65962.5 refers to the Hazardous Waste and Substances Site List, commonly
known as the Cortese List, maintained by the California Department of Toxic Substances Control. One
Cortese site is located in the City of El Monte and it is the San Gabriel Groundwater Basin.®® The San
Gabriel Valley has been under environmental investigation since 1979 when groundwater contaminated
with volatile organic compounds (VOCs) was first identified. The groundwater contamination resulted

68 United States Environmental Protection Agency. Envirofacts-Multisystem Search.
https://www3.epa.gov/enviro/?CFID=59839&CFTOKEN=30600241.

69 California Department of Toxic Substances Control. DTSC’s Hazardous Waste and Substances Site List — Site Cleanup (Cortese
List). http://www.dtsc.ca.gov/SiteCleanup/Cortese List.cfm.
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from the historic use and improper handling and disposal of chlorinated solvents (such as
tetrachloroethene (PCE) and trichloroethene (TCE)) and other chemicals (other VOCs, 1,4-dioxane,
perchlorate, NDMA). USEPA believes that the contamination initially stemmed from an increase in
industrial activity during World War II, followed by rapid post-war industrial.

In May 1984, USEPA listed four broad areas of regional-scale groundwater contamination within the
Basin on the National Priorities List (NPL) under the Comprehensive Environmental Response,
Compensation and Liability Act (CERCLA). Since listing the San Gabriel Valley Superfund Sites, USEPA
has been working to address the groundwater contamination on a regional scale through installation and
operation of groundwater extraction systems that control the contaminant migration. Extracted
groundwater is treated to safe levels and, if feasible, is reused for drinking water supply. Although the
groundwater cleanup activities started in the 1990’s, and progress has been made, the groundwater
contamination in the San Gabriel Valley is extensive and will require multiple decades to remediate.
Therefore, no site-specific impacts will occur upon the implementation of the proposed project because
the contamination is regional and under remediation. Furthermore, the proposed project will not require
deep excavation for the billboard footings (25 feet) and will not have the potential to disturb any
contaminated groundwater, which reaches a depth of 150 feet to 350 feet.

The excavation required for the sign supports will not extend into the contaminated aquifer. The
estimated column depth for the billboard support will be approximately 25 feet deep and the
contaminated groundwater reaches a depth of 150 feet to 350 feet. During grading and excavation for the
sign footings and utility connections, the contractor(s) will be familiar with the identification, handing,
removal, and disposal of contaminated soils. Should contaminated soils be encountered during the sign’s
installation, all pertinent protocols must be followed in the proper handling and disposal of any
contaminated soils. Furthermore, adherence to the mitigation measure provided in Section 3.8.2.B will
reduce potential impacts to levels that are less than significant. Adherence to the aforementioned
regulations will result in a less than significant impact.

E. For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or a public use airport, would the project result in a safety
hazard or excessive noise for people residing or working in the project area? ® No Impact.

Areas 8 through 10 are not located within an airport land use plan. However, the I-10 Freeway is located
0.87 miles south of the San Gabriel Valley Airport. Future billboards will not introduce a structure that
will interfere with the approach and take off of airplanes utilizing the airport. The runway protection
zones for approaches and takeoffs are 1,000 feet and these runway protection zones do not extend to the
project site. As a result, the proposed project’s implementation would not present a safety hazard to
aircraft and/or airport operations at a public use airport. Therefore, no impacts will occur.

F. Would the project impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan? e Less than Significant Impact.

At no time during billboard installation or maintenance will adjacent streets be completely closed to
traffic. The individual billboard installation plans must identify specific provisions for the regulation of
construction vehicle access to the billboard site during installation as a means to provide continued
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through-access and prevent street blockage or queuing. If any of the billboard installations require
partial or full street closures, the contractor will be required to follow the proper protocol pursuant to the
California Manual on Uniform Traffic Control Devices (MUTCD) as it relates to temporary and
intermittent street closures.’> As a result, less than significant impacts are associated with the
installation or relocation of any billboards.

G. Would the project expose people or structures, either directly or indirectly, to a significant risk of
loss, injury, or death involving wildland fires? ® No Impact.

The City of El Monte is urbanized and the majority of the parcels are developed. There are no areas of
native vegetation found within Areas 8 through 10 or in the surrounding areas that could provide a fuel
source for a wildfire. As a result, there are no impacts associated with potential wildfires from off-site
locations.

3.9.3 MITIGATION MEASURES

The environmental analysis determined that various contaminated sites, as listed by the California
Environmental Protection Agency and the United States Environmental Protection Agency, are located
within the proposed Freeway Billboard Overlay Zone. In order to ensure that ongoing remediation of
contaminated sites continues and that the contamination is not disturbed and further spread, the
following mitigation measure is required:

Mitigation Measure No. 2 (Hazards & Hazardous Materials). Billboards must not be installed over
sites that are identified as contaminated under any hazardous site database that is maintained by the
California Environmental Protection Agency or the United States Environmental Protection Agency.

70 California Department of Transportation (Caltrans). California Manual on Uniform Traffic Control Devices. 2014, as revised
March 2018.
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3.10 HYDROLOGY & WATER QUALITY
3.10.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse environmental impact on water resources or water quality if it results in any of the following;:

e A violation of any water quality standards or waste discharge requirements or an otherwise
substantial degradation of surface or groundwater quality;

e A substantial decrease of groundwater supplies or a substantial interference with groundwater
recharge such that the project may impede sustainable groundwater management of the basin;

e A substantial alteration of 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 result in substantial erosion or siltation on- or off-site; substantially increase the
rate or amount of surface runoff in a manner in which would result in flooding on- or off-site; 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, impede or redirect
flood flows;

e The risk of release of pollutants due to project inundation in flood hazard, tsunami, or seiche zones;
or,

e A conflict with or an obstruction of implementation of a water quality control plan or sustainable
groundwater management plan.

3.10.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project violate any water quality standards or waste discharge requirements or
otherwise substantially degrade surface or groundwater quality? e No Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.

The nearest naturally-occurring bodies of water to any of the existing or potential billboard sites are the
Rio Hondo Channel and the San Gabriel River, which are both channelized. In the event of a relocation or
installation, the billboard structure components will be transported to the individual installation sites
where they are to be assembled. The typical duration of a billboard installation would occur over a six-
day period. The estimated column depth for the billboard support would be approximately 25 feet deep.
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Any excavated areas will be fully covered. The construction crew would first install the sign column and
then pour the concrete for the sign column. Fast-setting concrete would be utilized, allowing the concrete
to cure overnight.

According to the soil maps prepared for Los Angeles County by the United States Department of
Agriculture, the City of El Monte is underlain by the Hanford Soils Association. Soils of the Hanford
association have a slight erosion hazard; however, current development and the placement of landscaping
have reduced the soil’s erosion risk.” In the absence of mitigation, new impervious surfaces (buildings,
internal driveways, parking areas, etc.) that would be constructed may result in the generation of urban
pollutants. However, limited excavation will be required for the installation of the pylon footings and
infrastructure connections. Furthermore, each individual billboard will only occupy a maximum of 100
square feet of land area and will not present a runoff or erosion risk because the billboards will not
introduce significant impermeable land cover to any of the installation sites.”2 Overall, the proposed
project will not involve any physical features or activities that would lead to erosion or the contamination
of stormwater runoff. As a result, no impacts will occur.

B. Would the project substantially decrease groundwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groundwater management of
the basin? e No Impact.

A search was conducted through the Regional Water Quality Control Board’s on-line database Geotracker
to identify the presence of any natural underground water wells within Areas 8 through 10. The search
yielded negative results for existing or abandoned wells.”3 Therefore, excavation activities are not
anticipated to encounter and deplete groundwater supplies from any underlying aquifer.

The City of El Monte and the surrounding cities are underlain by the Central groundwater basin.
Groundwater resources in the Central Basin consists of a body of shallow, unconfined and semi-perched
water on the upper part of the alluvial deposits; the principal body of fresh groundwater within the Recent
and Pleistocene deposits; and salt water under the freshwater resources. Water-bearing deposits are
unconsolidated and semi-consolidated alluvial sediments that hold water and allow water to pass through,
and are referred to as aquifers. Non-water-bearing deposits are consolidated rocks and ground layers
which provide limited water and form the boundaries between aquifers. According to the United States
Environmental Protection Agency, the average depth to the bottom of the shallow groundwater zone is
approximately 150 feet below ground surface (bgs).”# The excavation required for the sign supports will
not extend into the groundwater basin. The estimated column depth for the billboard support will be
approximately 25 feet deep. The excavation required for utility connections and pylons that will support
the signs will not be deep enough to interfere with local groundwater supplies. In addition, the

7t United States Department of Agriculture Soil Conservation Service. Report and General Soils Map Los Angeles County,
California. Revised 1969.

72 United States Department of Agriculture. Web Soil Survey. https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx.

Website accessed August 16, 2019.

73 Geotracker GAMA. http://geotracker.waterboards.ca.gov/gama/gamamap/public/default.asp. Website accessed August 16,
2019.

74 United States Environmental Protection Agency (USEPA). San Gabriel Valley (Area 1) El Monte, South El Monte, Whittier
Narrows. https://yosemite.epa.gov/rq/sfund/rosfdocw.nsf/cadf7f8d48234c98882574260073d78
e06¢87d4a19ae069882576030004abgo!OpenDocument.
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installation of billboards will not involve any water consumption and no net change in area-wide water
consumption will occur. As a result, no impacts are anticipated to result from the installation or
relocation of billboards.

C. Would the project substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river or through the addition of impervious
surfaces, in a manner which would result in substantial erosion or siltation on- or off-site;
substantially increase the rate or amount of surface runoff in a manner in which would result in
flooding on- or off-site; 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, impede or redirect flood flows? e No Impact.

As previously mentioned, the billboards will require limited excavation for installation. No natural
drainage or riparian areas exist within the existing or potential billboard sites. The nearest naturally
occurring bodies of water to any of the existing or potential billboard sites are the Rio Hondo Channel and
the San Gabriel River, which are both channelized. The billboards will be restricted to the designated sites
and will not alter the course of the Rio Hondo Channel or the San Gabriel River.7

Each individual billboard will only occupy approximately 100 square feet of land area and therefore will
not cause a significant increase in impermeable surfaces so as to significantly alter the existing drainage
pattern, increase the risk of erosion or siltation, or increase the rate or amount of runoff within of any area
within the City. No significant change in the amount of surface runoff volumes within the project site is
anticipated due to the nature and extent of the existing surfaces and of the billboards. As a result, no
impacts will occur.

D. In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants due to project
inundation? e No Impact.

According to the Los Angeles County Department of Public Works, the City of El Monte is not located
within a designated 100-year flood hazard area, as defined by the Federal Emergency Management
Agency (FEMA).76 According to the Federal Emergency Management Agency (FEMA) flood insurance
map obtained from the Los Angeles County Department of Public Works, the existing and potential
billboard sites are located in Zone X. This flood zone has an annual probability of flooding of less than 0.2
percent and represents areas outside the 500-year flood plain. Thus, sites located in Zone X are not
located within a 100-year flood plain.

The potential installation sites will not be exposed to a tsunami since the City is located approximately 23
miles inland from the Pacific Ocean. There are no hillsides located in the area that would result in
mudslides. A seiche refers to an occasional and sudden oscillation of the water within a lake, bay, estuary,
or other surface water body that may be caused by an earthquake. There are no surface water bodies
located in the immediate area of Areas 8 through 10 that would result in a seiche. A seiche in the Rio

75 Google Earth. Website accessed August 16, 2019.

76 Los Angeles County Department of Public Works. Flood Zone Determination Website.
http://dpw.lacounty.gov/wmd/floodzone/.
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Hondo Channel, which extends along the southeast border of proposed Area 9, is not likely to happen due
to the current level of channelization. As a result, no impacts are anticipated.

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

The installation of future billboards will result in minimal ground disturbance. The footprint of the pylon
billboard support structures will be minimal (100 square feet) and will not lead to a substantial amount of
impervious surfaces. In addition, the billboards will not utilize any materials or equipment that could
lead to surface water pollution. Finally, the project contractors must adhere to all pertinent best
management practices during the installation. As a result, adoption of the Municipal Code Amendment
will not result in a conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan and no impacts will occur.

3.10.3 MITIGATION MEASURES

As indicated previously, hydrological characteristics will not substantially change due to the limited
excavation and limited land area the individual billboards will occupy. As a result, no mitigation is
required.
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3.11 LAND USE & PLANNING
3.11.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
impact on land use and development if it results in any of the following:

e The physical division of an established community; or,

e 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.

3.11.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project physically divide an established community? e No Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. The land use and environmental setting of the new proposed Freeway
Billboard Overlay Zone areas are summarized below.

e Area 8. This area extends laterally for approximately 775 feet and is located directly south of the
I-10 Freeway. This portion encompasses the area south of the I-10 Freeway and Asher Street,
along the east and west sides of Meeker Avenue, west of Peck Road. This portion is zoned R-3
(Medium-Density Multiple-Family Dwelling), C-3 (General Commercial), and C-4 (Heavy
Commercial). Industrial uses and commercial uses are located within this area. There are no
existing billboards located within this area.

e Area 9. This new area is located approximately 0.28 miles south of the I-10 Freeway along the
east and west sides of Rosemead Boulevard (SR-19). This area is roughly triangular in shape.
This portion is zoned O-P (Office Professional). Office uses are located within this portion. There
are no existing billboards located within this area.

e Area 10. This area is triangular in shape and is located directly south of the I-10 Freeway and
Stockham Place ando extends laterally 950 feet west from Cogswell Road. This portion is zoned
M-1 (Light Manufacturing). Located within this area are industrial uses and residential uses.
There are no existing billboards located in this area.

All future billboards will be compatible to their respective zoning and General Plan land use designations
(refer to Exhibits 3-3 through 3-8 for the Zoning and General Plan land use maps). An R-3 (Medium-
Density Multiple-Family Dwelling) zone is located within Zone 8. The proposed zone change and general
plan amendment for Area 8 will change the residentially-zoned portion of Area 8 to a commercial zone. A
portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Duwelling) and this zoning
designation is proposed to be changed to C-3 (General Commercial). The same portion of Area 8 has a
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general plan land use designation of Medium Density Residential and this general plan land use
designation is proposed to be changed to General Commercial.

Each billboard will only occupy 100 square feet of land area. The billboard installation will not involve the
permanent closure of any existing roadways or otherwise result in the division of an established
residential neighborhood. Due to the nature of the project and its minimal land coverage, the project will
not lead to any division of an existing established neighborhood and no impacts will occur.

B. Would the project cause a significant environmental impact due to a conflict with any land use plan,
policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect? e
Less than Significant Impact.

Area 8 is zoned R-3 (Medium-Density Multiple-Family Dwelling), C-3 (General Commercial), and C-4
(Heavy Commercial and has General Plan land use designations of Medium Density Residential and
General Commercial. Area 9 is zoned O-P (Office Professional) and has a General Plan land use
designation of Office Professional. Area 10 is zoned M-1 (Light Manufacturing) and has a General Plan
land use designation of Industrial/Business Park. Refer to Exhibits 3-3 through 3-8 for the Zoning and
General Plan land use maps

As previously mentioned, all future billboards will be compatible to their respective zoning and General
Plan land use designations (refer to Exhibits 3-3 through 3-8 for the Zoning and General Plan land use
maps). The proposed project will involve an amendment to the Municipal Code to allow for the
installation of billboards within 250 feet of residential zones at the discretion of the Community and
Economic Development Director (billboards are currently not allowed within 250 feet of residential
zones). The amendment to the Municipal Code states that billboards may be placed within 250 feet of a
residentially zoned property if it can be demonstrated by the positioning of the digital panels that there is
no significant light intrusion, to be determined by the Community and Economic Development Director.
Therefore, each billboard will be considered on a case-by-case basis. In addition, the following
requirements are listed within the Municipal Code:

e Billboards projecting over a driveway or driving aisle shall have a minimum clearance of sixteen
(16) feet between the lowest point of the sign and the driveway grade. Billboards shall comply with
any California Department of Transportation requirements for placement and operation. No part of
any billboard shall cross onto an adjacent property.

e Billboards projecting over a pedestrian walkway shall have a minimum clearance of twelve (12) feet
between the lowest point of the sign and the walkway grade.

e All billboards not projecting over drive areas or pedestrian walkways shall have a minimum
clearance of twelve (12) feet between the lowest point of the billboard and ground level.

Because the amendment is not project- or site-specific, the proposed project will not significantly conflict
with any land use plan, policy, or regulation and less than significant impacts will occur.
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3.11.3 MITIGATION M EASURES

The analysis determined that no impacts on land use and planning would result upon the implementation
of the proposed project. As a result, no mitigation measures are required.
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3.12 MINERAL RESOURCES
3.12.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on energy and mineral resources if it results in any of the following:

e The loss of availability of a known mineral resource that would be of value to the region and the
residents of the State; or,

e 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.

3.12.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the state?  No Impact.

There are no oil wells located within or near Areas 8 through 10. The California Geological Survey
Mineral Resources Project provides information regarding mineral resources (metals, rare-earth
elements, clays, limestone, gypsum, salt and dimension stone, and construction aggregate) and classifies
lands throughout the State that contain regionally significant mineral resources. This classification is
mandated by the Surface Mining and Reclamation Act (SMARA). The SMARA requires all cities to
incorporate in their General Plans mapped designations approved by the State Mining and Geology
Board. The State Geologist classifies mineral resource areas into Mineral Resource Zones (MRZs),
Scientific Resource Zones (SZ), or Identified Resource Areas (IRAs).

The City of El Monte is located within the San Gabriel Production-Consumption Region. The
northeastern portion of the City is identified as containing significant mineral deposits and is designated
as a MRZ-2 zone. However, no County of Los Angeles-designated Mineral Resource Zones are located in
El Monte. El Monte is completely urbanized and does not contain mining uses, nor does the City have
land designated for mineral, aggregate, or sand production.”? Areas 8 through 10 are not located within a
mineral resource zone nor are they located in an area with active mineral extraction activities.
Furthermore, there are no oil wells located within Areas 8 through 10.7 As a result, no impacts on
existing mineral resources would result from the implementation of the proposed project.

B. Would the project result in the loss of availability of a locally important mineral resource recovery
site delineated on a local general plan, specific plan or other land use plan? e No Impact.

As mentioned in the previous section, no existing or former wells are located within Areas 8 through 10
and the areas do not involve active mineral extraction activities. Additionally, the resources and materials

77 City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.

78 California Department of Conservation. http://maps.conservation.ca.gov/doggr/index.html#close. Website accessed August 19,
2019.
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that will be utilized for the installation of the billboards will not include any materials that are considered
rare or unique. Thus, the proposed project will not result in any impacts on mineral resources in the
region.

3.12.3 MITIGATION MEASURES
The analysis of potential impacts related to mineral resources indicated that no significant adverse

impacts would result from the approval of the proposed project and its subsequent implementation. As a
result, no mitigation measures are required.
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3.13 NOISE
3.13.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
impact on the environment if it results in any of the following;:

e The generation of a substantial temporary or permanent increase in ambient noise levels in the
vicinity of the project in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies;

e The generation of excessive groundborne vibration or groundborne noise levels; or,

e The exposure of people residing or working in the project area to excessive noise levels 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 two miles of a public airport or public use airport.

3.13.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project result in generation of a substantial temporary or permanent increase in ambient
noise levels in the vicinity of the project in excess of standards established in the local general plan
or noise ordinance, or applicable standards of other agencies? ® Less than Significant Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.

The installation of the static or digital billboards will result in short-term (construction-related) noise
impacts during the six-day installation period, though these noise impacts will be minimal. Construction-
related noise impacts will not be significant since the signs will be located in the vicinity of the I-10
Freeway, thus drowning out any construction-related noise due to high ambient noise levels. As
mentioned in Section 3.10.2.A, the billboards will be compatible to their respective zoning and General
Plan land use designations. Furthermore, the billboard support structure, sign face, and the ancillary
equipment are manufactured off-site and will be assembled at the installation sites. The limited duration
of billboard installation activities and the City’s construction-related noise control requirements will
reduce the potential impacts to levels that are less than significant.

The most commonly used unit for measuring the level of sound is the decibel (dB). Zero on the decibel
scale represents the lowest limit of sound that can be heard by humans. The eardrum may rupture at 140
dB. In general, an increase of between 3.0 dB and 5.0 dB in the ambient noise level is considered to
represent the threshold for human sensitivity. In other words, increases in ambient noise levels of 3.0 dB
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or less are not generally perceptible to persons with average hearing abilities.”? Noise levels that are
associated with common, everyday activities are illustrated in Exhibit 3-9.

The ambient noise environments within Areas 8 through 10 are dominated by high ambient vehicle noise
emanating from the I-10 Freeway and SR 19 (Rosemead Boulevard), and noise typically associated with
the adjacent uses, which include industrial, commercial, park and residential uses. Upon billboard
installation, noise will not be generated from the operation of the static and digital billboards. The City
has set the following additional provisions applicable to certain special noise sources:8°

It is unlawful for any person within the city to operate power construction tools or equipment in
the performance of any outside construction or repair work on buildings, structures, or projects in
or adjacent to a residential area, except between the hours of six a.m. and seven p.m. Monday
through Friday or between the hours of eight a.m. and seven p.m. on Saturday and Sunday.

The abovementioned provisions related to construction will apply to the installation of the billboards. A
change in traffic noise levels of between 3.0 dBA and 5.0 dBA is generally considered to be the limit where
the change in the ambient noise levels may be perceived by persons with normal hearing. It typically
requires a doubling of traffic volumes to register a perceptible change (increase) in traffic noise. As
indicated in Section 3.17 (Transportation), there will not be any change in the traffic distribution over that
which presently exists. The only vehicle trips that will be generated will be those necessary for installation
over the six-day period for each billboard and those necessary for periodic maintenance. Therefore, the
projected traffic generation will not result in a doubling of traffic volumes. As a result, the billboards will
result in less than significant impacts.

B. Would the project result in generation of excessive groundborne vibration or groundborne noise
levels? e Less than Significant Impact.

Once in operation, the billboards will not raise groundborne noise levels. No mobile (traffic-related) noise
or stationary noise will result from the operation of the billboards. However, slight increases in
groundborne noise levels could occur during the six-day billboard installation phase. The increase in
noise during the billboard installation phase will be difficult to distinguish due to the high ambient vehicle
noise levels that will be present in Areas 8 through 10. The limited duration of billboard installation
activities and the City’s construction-related noise control requirements will reduce the potential impacts
to levels that are less than significant. As a result, the impacts will be less than significant.

79 Bugliarello, et. al. The Impact of Noise Pollution, Chapter 127, 1975.

8o El Monte, City of. Municipal Code. Title 8 Health and Safety, Chapter 8.36 Noise Control, 8.36.050 Special Noise Sources.
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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 two miles of a public airport or public use airport, would
the project expose people residing or working in the project area to excessive noise levels? ® No
Impact.

The existing and potential billboard sites are not located within an airport land use plan. However, the I-
10 Freeway is located 0.87 miles south of the San Gabriel Valley Airport. The airport will not be a source
of excessive noise levels to people because the billboard structures are stand-alone structures which will
only require people for a six-day installation period and for periodic maintenance. The San Gabriel Valley
Airport provides services for general civilian aviation, which are exclusive of scheduled passenger airlines.
The majority of aircraft that utilize the San Gabriel Valley Airport are small civilian single engine
airplanes, which are not a significant source of noise as compared to larger aircraft, such as turbo prop
and turbo jet planes, which make up a very small percentage of airport’s based aircraft.8: As a result, the
proposed project will not expose people residing or working in the project area to excessive noise levels
related to airport uses.

3.13.3 MITIGATION MEASURES

The analysis of potential noise impacts indicated that no significant adverse impacts would result from the
proposed project’s installation and operation. As a result, no mitigation measures are required.

81 Los Angeles County Department of Public Works, Los Angeles County Airports. Operational Data.
https://dpw.lacounty.gov/avi/airports/BrackettFieldOperational.aspx.
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3.14 POPULATION & HOUSING
3.14.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
impact on housing and population if it results in any of the following:

e A substantial unplanned 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); or,

e The displacement of substantial numbers of existing people or housing, necessitating the
construction of replacement housing elsewhere.

3.14.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project induce substantial unplanned 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)? ¢ No Impact.

Growth-inducing impacts are generally associated with the provision of urban services to an undeveloped
or rural area. Growth-inducing impacts include the following:

e New development in an area presently undeveloped and economic factors which may influence
development;

e Extension of roadways and other transportation facilities;

e Extension of infrastructure and other improvements;

e Major off-site public projects (treatment plants, etc.);

e The removal of housing requiring replacement housing elsewhere;

e Additional population growth leading to increased demand for goods and services; and,

e Short-term growth-inducing impacts related to the project’s construction.

An R-3 (Medium-Density Multiple-Family Dwelling) zone is located within Zone 8. The proposed zone
change and general plan amendment for Area 8 will change the residentially-zoned portion of Area 8 to a
commercial zone. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Dwelling) and
this zoning designation is proposed to be changed to C-3 (General Commercial). The same portion of
Area 8 has a general plan land use designation of Medium Density Residential and this general plan land
use designation is proposed to be changed to General Commercial.

The adoption of the proposed project would involve the installation of static or digital billboards within
Areas 8 through 10. The billboards will not result in any direct or indirect population growth for the El
Monte area since the billboards will not create housing or employment. The billboard structures are
stand-alone structures which will only require outside employees for the six-day installation period and
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for periodic maintenance. Furthermore, the new billboards are not considered an extension of
infrastructure which could induce population growth. As a result, no housing or population impacts will
occur.

B. Would the project displace substantial numbers of existing people or housing, necessitating the
construction of replacement housing elsewhere? ¢ No Impact.

As previously mentioned, each individual billboard will only occupy a maximum of 100 square feet of land
area and will not replace any existing uses within the City. As a result, no housing units will be displaced
as a result of the proposed project’s implementation and no impacts will occur.

3.14.3 MITIGATION MEASURES

The analysis of potential population and housing impacts indicated that no significant adverse impacts
would result from the proposed project’s approval and subsequent implementation.
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3.15 PUBLIC SERVICES
3.15.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on public services if it results in any of the following:

e Substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, the need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts, in order to maintain
acceptable service ratios, response times, or other performance objectives for fire protection;

e Substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, the need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts, in order to maintain
acceptable service ratios, response times, or other performance objectives for police protection;

e Substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, the need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts, in order to maintain
acceptable service ratios, response times, or other performance objectives for schools;

e Substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, the need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts, in order to maintain
acceptable service ratios, response times, or other performance objectives for parks; or,

e Substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, the need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts, in order to maintain
acceptable service ratios, response times, or other performance objectives for other public
facilities.

3.15.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project 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 would cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or other performance objectives for fire
protection? @ No Impact.

The City of El Monte contracts with the Los Angeles County Fire Department (LACFD) for fire
protection and emergency services. Response time county-wide is under five minutes.82 The billboards
are stand-alone structures which will not be habitable and will not result in an incremental increase in

82 County of Los Angeles Fire Department. www.fire.lacounty.gov/HometownFireStations/HometownFireStations.asp.
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demand for fire protection services. As a result, no impacts on the LACFD will result from the proposed
project’s implementation.

B. Would the project 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 would cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or other performance objectives for police
protection? e Less than Significant Impact.

Law enforcement services are provided by the City of E1 Monte Police Department. The billboards will
neither increase police response times nor place a strain on existing or future police resources.
However, there is a possibility for graffiti. The following requirements are listed within the City’s
Municipal Code and will be included as conditions of approval to the entitlements for the signs:83

e Walls or screens at the base of the billboard shall not create a hazard to public safety or provide
an attractive nuisance and shall be continually maintained free from graffiti.

The above requirement will be enforced by the City with assistance from the City of El Monte Police
Department. As a result, less than significant impacts on law enforcement services will result from the

proposed project’s implementation.

C. Would the project 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 would cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or other performance objectives for schools? e
No Impact.

The proposed project will not involve any development and/or uses that could potentially affect school
enrollments. The proposed project will not result in an increase in population and therefore will not
create an incremental demand for school services. As a result, no impacts on school services will result
from the proposed project’s implementation.

D. Would the project 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 would cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or other performance objectives for parks?  No
Impact.

The proposed project will not cause local population growth which could potentially overwhelm the local
recreational facilities. As a result, no impacts on parks will result from the proposed project’s

implementation.

83 El Monte, City of. Municipal Code. Title 17 Zoning, Chapter 17.88 Freeway Overlay Zone (Billboards), Section 17.88.030 General
Requirements (I.3.c-€).
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E. Would the project 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 would cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or other performance objectives for other public

facilities? @ No Impact.

No new governmental services will be needed due to the nature of the project. Furthermore, the
billboards will not be expected to have any impact on existing governmental services. As a result, no

impacts are anticipated.
3.15.3 MITIGATION MEASURES

The analysis of public service impacts indicated that no significant adverse impacts are anticipated and no

mitigation is required with the implementation of the proposed project.
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3.16 RECREATION
3.16.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on the environment if it results in any of the following:

e An increase in 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; or,

e The inclusion of recreational facilities or the construction or expansion of recreational facilities
which might have an adverse physical effect on the environment.

3.16.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated?  No Impact.

The proposed project will not cause local population growth which could potentially overwhelm the local
recreational facilities. As a result, no impacts on parks will result from the proposed project’s
implementation.

B. Would the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment? e No
Impact.

The proposed project would not result in any development that would potentially increase the demand for
recreational facilities and services. In addition, the project will not include recreational facilities or
require the construction or expansion of recreational facilities. As a result, no impacts are anticipated.

3.16.3 MITIGATION MEASURES

The analysis of potential impacts related to parks and recreation indicated that no significant adverse
impacts would result from the proposed project’s approval and subsequent implementation. As a result,
no mitigation measures are required.
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3.17 TRANSPORTATION
3.17.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project will have a significant adverse impact
on traffic and circulation if it results in any of the following:

e A conflict with a plan, ordinance, or policy addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities;

e A conflict or inconsistency with CEQA Guidelines Section 15064.3 subdivision (b);

e A substantial increase in hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment); or,

e Inadequate emergency access.
3.17.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project conflict with a program, plan, ordinance, or policy addressing the circulation
system, including transit, roadway, bicycle and pedestrian facilities? ® No Impact.

The proposed project involves an amendment to portions of Title 17 (Zoning) of the El Monte Municipal
Code to allow for the expansion of the Freeway Billboard Overlay Zone and to allow for the installation of
billboards within 250 feet of residential zones. The proposed project also involves a zone change and a
general plan amendment at Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-
Family Dwelling) and this zoning designation is proposed to be changed to C-3 (General Commercial).
The same portion of Area 8 has a general plan land use designation of Medium Density Residential and
this general plan land use designation is proposed to be changed to General Commercial.

The implementation of the proposed project will not affect the performance of existing transit, roadway,
bicycle and pedestrian facilities. Given the nature of the proposed project, there will not be any change in
the traffic distribution over that which presently exists. The only vehicle trips that will be generated will
be those necessary for installation over a six-day period and those necessary for periodic maintenance. As
a result, no change in the operating levels of service at the area intersections is anticipated to result as part
of the proposed project’s implementation and no impacts will occur.

B. Would the project conflict or be inconsistent with CEQA Guidelines Section 15064.3 subdivision (b)?
e No Impact.

According to CEQA Guidelines Section 15064.3 subdivision (b)(1), vehicle miles traveled (VMT) exceeding
an applicable threshold of significance may indicate a significant impact. Generally, projects within one-
half mile of either an existing major transit stop or a stop along an existing high quality transit corridor
should be presumed to cause a less than significant transportation impact. Projects that decrease vehicle
miles traveled in the project area compared to existing conditions should be considered to have a less than
significant transportation impact. Due to the nature of the proposed project, there will not be any change
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in the traffic distribution over that which presently exists. The only vehicle trips that will be generated
will be those necessary for installation over a six-day period for each billboard and those necessary for
periodic maintenance.

CEQA Guidelines Section 15064.3 subdivision (b)(2) focuses on impacts that result from certain
transportation projects. The proposed project involves an amendment to the Municipal Code and a zone
change and is not a transportation project.

CEQA Guidelines Section 15064.3 subdivision (b)(3) and (b)(4) focuses on the evaluation of a project's
VMT. As previously mentioned in Subsection A, there will not be any change in the traffic circulation over
that which presently exists. The only vehicle trips that will be generated will be those necessary for
installation over a six-day period for each billboard and those necessary for periodic maintenance. As a
result, the proposed project will not result in a conflict or be inconsistent with Section 15064.3 subdivision
(b) of the CEQA Guidelines and no impacts will occur.

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

The new billboards will not require the construction of new roadways, thus eliminating the impacts
related to sharp curves or dangerous intersections. The existing configuration of the existing roadways
located adjacent to the signs will not change. The Federal Highway Beautification Act of 1965 (23 U.S.C.
131) governs advertising signage located along the interstate highway system (the San Bernardino
Freeway [I-10] is an Interstate Highway). Caltrans is involved in the control of “off-premise” displays
along the I-10 Freeway, SR 19 and other highways.84 The agreements provide that such signs shall be
erected only in commercial or industrial zones and these signs are subject to the following restrictions:

e No signs shall imitate or resemble any official traffic sign, signal or device, nor shall signs obstruct
or interfere with official signs;

e Signs located on the same side of the freeway must be separated by at least 500 feet; and,

e Signs shall not include flashing, intermittent or moving lights, and shall not emit light that may
obstruct or impair the vision of any driver.

The Outdoor Advertising Act contains a number of provisions relating to the construction, installation
and operation of static or digital billboards:

e The sign must be constructed to withstand a wind pressure of 20 pounds per square feet of
exposed surface (§5401);

84 The FHWA has entered into written agreements with Caltrans: one dated May 29, 1965, and a subsequent agreement dated
February 15, 1968. The agreements generally provide that the State will control the construction of all outdoor advertising signs,
displays, and devices within 660 feet of the interstate highway right-of-way (ROW). California regulates outdoor advertising in the
Outdoor Advertising Act (Business and Professions Code, Sections 5200 et. seq.) and the California Code of Regulations, Title 4,
Division 6 (Sections 2240 et seq.) Caltrans enforces the law and regulations.
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e No sign shall display any statements or words of an obscene, indecent, or immoral character
(85402);

e No sign shall display flashing, intermittent, or moving light or lights (§5403[h]);

e Message center signs may not include any illumination or message change that is in motion or
appears to be in motion or that change or expose a message for less than four seconds. No
message center sign may be located within 500 feet of an existing billboard or 1,000 feet of
another message center display, on the same side of the highway (§5405).

Section 21466.5 prohibits the placing of any light source “...of any color of such brilliance as to impair the
vision of drivers upon the highway.” Specific standards for measuring light sources are indicated in this
section. The restrictions may be enforced by Caltrans, the California Highway Patrol, or local authorities.
These requirements will reduce the potential impacts to levels that are less than significant.

D. Would the project result in inadequate emergency access? ® Less than Significant Impact.

The proposed project would not affect emergency access to any adjacent parcels. As previously
mentioned in Section 3.9.2.F, at no time during billboard installation or maintenance will adjacent
streets be completely closed to traffic. The individual billboard installation plans must identify specific
provisions for the regulation of construction vehicle access to the billboard site during billboard
installation as a means to provide continued through-access and prevent street blockage or queuing. If
any of the billboard installations require partial or full street closures, the contractor will be required to
follow the proper protocol pursuant to the California Manual on Uniform Traffic Control Devices
(MUTCD) as it relates to temporary and intermittent street closures.85 As a result, less than significant
impacts are associated with the installation or relocation of any billboards.

3.17.3 MITIGATION MEASURES

The analysis of potential impacts related to traffic and circulation indicated that no significant adverse
impacts would result from the proposed project’s approval and subsequent implementation. As a result,
no mitigation measures are required.

85 California Department of Transportation (Caltrans). California Manual on Uniform Traffic Control Devices. 2014, as revised
March 2018.
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3.18 TRIBAL CULTURAL RESOURCES
3.18.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on tribal cultural resources if it results in any of the following:

e A substantial adverse change in the significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is listed or eligible for listing in the
California Register of Historical Resources, or in a local register of historical resources as defined
in Public Resources Code Section 5020.1(k); or,

e A substantial adverse change in the significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is 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 Public Resources Code Section 5024.1.

3.18.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project cause a substantial adverse change in the significance of a tribal cultural
resource, defined in Public Resources Code Section 21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of the size and scope of the landscape, sacred
place, or object with cultural value to a California Native American tribe, and that is listed or
eligible for listing in the California Register of Historical Resources, or in a local register of
historical resources as defined in Public Resources Code Section 5020.1(k)? e Less than Significant
Impact with Mitigation.

A Tribal Resource is defined in Public Resources Code section 21074 and includes the following;:

e Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a
California Native American tribe that are either of the following: included or determined to be
eligible for inclusion in the California Register of Historical Resources or included in a local
register of historical resources as defined in subdivision (k) of Section 5020.1.

e 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 Section 5024.1. In applying the
criteria set forth in subdivision (c) of Section 5024.1 for the purposes of this paragraph, the lead
agency shall consider the significance of the resource to a California Native American tribe.
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e A cultural landscape that meets the criteria of subdivision (a) is a tribal cultural resource to the
extent that the landscape is geographically defined in terms of the size and scope of the landscape.

e A historical resource described in Section 21084.1, a unique archaeological resource as defined in
subdivision (g) of Section 21083.2, or a “non-unique archaeological resource” as defined in
subdivision (h) of Section 21083.2 may also be a tribal cultural resource if it conforms with the
criteria of subdivision (a).

The billboards would be located within an urbanized area of the City that has been disturbed due to past
development and there is a limited likelihood that artifacts will be encountered. The drilling for the
billboard support will be 25 feet. In addition, Areas 8 through 10 are not located within areas that are
typically associated with habitation sites, foraging areas, ceremonial sites, or burials. However, the entire
City of El Monte is located within the cultural area that was formerly occupied by the Gabrieleno-Kizh.
Formal Native American consultation was provided in accordance with AB-52 and it was determined that
Areas 8 through 10 are located in areas of high archaeological significance. Although Areas 8 through 10
have been subject to disturbance to accommodate the surrounding existing buildings, Areas 8 through 10
are situated in an area of high archaeological significance. As a result, the following mitigation is
required:

e The project Applicant will be required to obtain the services of a qualified Native American
Monitor(s) during construction-related ground disturbance activities. Ground disturbance is
defined by the Tribal Representatives from the Gabrielefio Band of Mission Indians, Kizh Nation
as activities that include, but are not limited to, pavement removal, pot-holing or auguring,
boring, grading, excavation, and trenching, within the installation sites. The monitor(s) must be
approved by the tribal representatives and will be present on-site during the construction phases
that involve any ground-disturbing activities.

Title 14; Chapter 3; Article 5; Section 15064.5 of CEQA will apply in terms of the identification of
significant archaeological resources and their salvage. Adherence to the abovementioned mitigation
measure will reduce potential impacts to levels that are less than significant.

B. Would the project cause a substantial adverse change in the significance of a tribal cultural
resource, defined in Public Resources Code Section 21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of the size and scope of the landscape, sacred
place, or object with cultural value to a California Native American tribe, and that is 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 Public Resources Code Section 5024.1.
In applying the criteria set forth in subdivision (c) of Public Resource Code Section 5024.1, the Lead
Agency shall consider the significance of the resource to a California Native American tribe. ® Less
than Significant Impact.

As previously mentioned, the entire City of El Monte is located within the cultural area that was formally
occupied by the Gabrielino-Kizh and it was determined that Areas 8 through 10 are situated in an area of
high archaeological significance.
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The billboards would be located within an urbanized area of the City that has been disturbed due to past
development and there is a limited likelihood that artifacts will be encountered. The drilling for the
billboard support will be 25 feet. In addition, Areas 8 through 10 are not located within areas that are
typically associated with habitation sites, foraging areas, ceremonial sites, or burials. Although Areas 8
through 10 have been subject to disturbance to accommodate the surrounding existing buildings, a
mitigation measure was provided in the previous subsection. With the implementation of this mitigation
measure, tribal cultural impacts will be reduced to levels that are considered to be less than significant.

3.18.3 MITIGATION MEASURES

Although Areas 8 through 10 have been subject to disturbance to accommodate the surrounding
buildings, Areas 8 through 10 are situated in an area of high archaeological significance. As a result, the
following mitigation is required:

Mitigation Measure No. 3 (Tribal Cultural Resources). The project Applicant will be required to
obtain the services of a qualified Native American Monitor(s) during construction-related ground
disturbance activities. Ground disturbance is defined by the Tribal Representatives from the
Gabrielefio Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
installation sites. The monitor(s) must be approved by the tribal representatives and will be present
on-site during the construction phases that involve any ground-disturbing activities.
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3.19 UTILITIES
3.19.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact on utilities if it results in any of the following;:

e The requirement or relocation or construction of new or expanded water, wastewater treatment or
stormwater drainage, electric power, natural gas, or telecommunications facilities, the
construction or relocation of which could cause significant environmental effects;

e Insufficient water supplies available to serve the project and reasonably foreseeable future
development during normal, dry and multiple dry years;

e 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;

e The generation of 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 Incompliance with Federal, State, and local management and reduction statutes and regulations
related to solid waste.

3.19.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project require or result in the relocation or construction of new or expanded water,
wastewater treatment or stormwater drainage, electric power, natural gas, or telecommunications
facilities, the construction or relocation of which could cause significant environmental effects? o
No Impact.

The proposed project involves a Municipal Code Amendment and a zone change relating to billboard
uses. Due to the nature of the proposed project, future billboards will not require water, wastewater
treatment, stormwater drainage, natural gas or telecommunication facilities. As previously mentioned in
Section 3.6 (Energy), the installation of the billboards will not result in excessive energy consumption
because the materials used in the construction of billboards are manufactured off-site and each
billboard will be installed over a six-day period. The billboards will require electrical connections but
will not require the relocation or construction of new or expanded electric power facilities and no
impacts will result.

B. Would the project have sufficient water supplies available to serve the project and reasonably
foreseeable future development during normal, dry and multiple dry years? e No Impact.

The installation and operation of future billboards will not involve any uses or activities that would result
in the consumption of any water. The installation of the billboards will not require the installation of
landscaping and therefore will not require water for landscaping. As a result, no impacts will occur.
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C. Would the project result in a determination by the wastewater treatment provider which serves or
may serve the project that it has adequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments? ® No Impact.

The proposed project will not involve any uses or activities that would result in the generation of
wastewater. As a result, no impacts will occur.

D. Would the project generate solid waste in excess of state or local standards, or in excess of the
capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction goals?
e No Impact.

The proposed project will not involve any uses or activities that would result in the generation of solid
waste. As a result, no impacts will occur.

E. Would the project comply with federal, state, and local management and reduction statutes and
regulations related to solid waste? ® No Impact.

The proposed project will not involve any uses or activities that would result in the generation of solid
waste. As a result, no impacts will occur.

3.19.3 MITIGATION MEASURES

The analysis of utilities impacts indicated that no significant adverse impacts would result from the
proposed project’s approval and subsequent implementation. As a result, no mitigation is required.
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3.20 WILDFIRE
3.20.1 THRESHOLDS OF SIGNIFICANCE

According to the City of El Monte, acting as Lead Agency, a project may be deemed to have a significant
adverse impact if it results in any of the following located in or near State responsibility areas or lands
classified as very high fire hazard severity zones:

e Iflocated in or near State responsibility areas or lands classified as very high fire hazard severity
zones, a substantial impairment of an adopted emergency response plan or emergency
evacuation plan;

e Iflocated in or near State responsibility areas or lands classified as very high fire hazard severity
zones, the exacerbation of wildfire risks due to slope, prevailing winds, and other factors, and
thereby exposing project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire;

e Iflocated in or near State responsibility areas or lands classified as very high fire hazard severity
zones, the requirement of the installation or maintenance of associated infrastructure (such as
roads, fuel breaks, emergency water sources, power lines, or other utilities) that may exacerbate
fire risk or that may result in temporary or ongoing impacts to the environment would the
project; or,

e Iflocated in or near State responsibility areas or lands classified as very high fire hazard severity
zones, the exposure of 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.

3.20.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Iflocated in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project substantially impair an adopted emergency response plan or emergency
evacuation plan? e No Impact.

The proposed project involves a Municipal Code Amendment and a zone change relating to billboard
uses. As previously mentioned in Section 3.9.2.F, at no time during billboard installation or maintenance
will adjacent streets be completely closed to traffic. The individual billboard installation plans must
identify specific provisions for the regulation of construction vehicle access to the billboard site during
billboard installation as a means to provide continued through-access and prevent street blockage or
queuing. If any of the billboard installations require partial or full street closures, the contractor will be
required to follow the proper protocol pursuant to the California Manual on Uniform Traffic Control
Devices (MUTCD) as it relates to temporary and intermittent street closures.8¢ Furthermore, the

86 California Department of Transportation (Caltrans). California Manual on Uniform Traffic Control Devices. 2014, as revised
March 2018.
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installation sites are located within an urbanized area and no areas prone to wildfires are located near the

installation sites. As a result, no impacts will occur.

B.

If located in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project due to slope, prevailing winds, and other factors, exacerbate wildfire risks,
and thereby expose project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire? e No Impact.

There is no risk from wildfire within Areas 8 through 10 or the surrounding area given the distance from

any area that may be at risk of a wildfire event. In addition, the billboards will not change the nature of

their respective installation sites. As a result, no impacts will occur.

C.

If located in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project require the installation or maintenance of associated infrastructure (such
as roads, fuel breaks, emergency water sources, power lines, or other utilities) that may exacerbate
fire risk or that may result in temporary or ongoing impacts to the environment? ¢ No Impact.

The future billboards will not change the nature of their respective installation sites. There is no risk from

wildfire within Areas 8 through 10 or the surrounding area given the distance from any area that may be

at risk of a wildfire event. As a result, no impacts will occur.

D.

If located in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project expose people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage
changes? ® No Impact.

There is no risk from wildfire within Areas 8 through 10 or the surrounding area given the distance from

any area that may be at risk of a wildfire event. In addition, the surrounding areas are level. As a result,

no impacts will occur.

3.20.3 MITIGATION MEASURES

The analysis of wildfires impacts indicated that no impacts would result from the proposed project's

approval and subsequent implementation. As a result, no mitigation is required.

SECTION 3.18 e UTILITIES
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3.21 MANDATORY FINDINGS OF SIGNIFICANCE

The following findings can be made regarding the Mandatory Findings of Significance set forth in Section
15065 of the CEQA Guidelines based on the results of this environmental assessment:

e The proposed project will not have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major periods of California history or prehistory.
As indicated in Section 3.1 through 3.20, the proposed project will not result in any significant
unmitigable environmental impacts.

e The proposed project will not have impacts that are individually limited, but cumulatively
considerable. The proposed project is relatively small and the attendant environmental impacts
will not lead to a cumulatively significant impact on any of the issues analyzed herein.

e The proposed project will not have environmental effects which will cause substantial adverse
effects on human beings, either directly or indirectly. As indicated in Section 3.1 through 3.20,
the proposed project will not result in any significant unmitigable environmental impacts.
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SECTION 4 CONCLUSIONS
4.1 FINDINGS

The Initial Study determined that the proposed project is not expected to have significant adverse
environmental impacts. The following findings can be made regarding the Mandatory Findings of
Significance set forth in Section 15065 of the CEQA Guidelines based on the results of this Initial Study:

e The proposed project will not have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range of an endangered, rare or
threatened species or eliminate important examples of the major periods of California history or
prehistory.

e The proposed project will not have impacts that are individually limited, but cumulatively
considerable.

e The proposed project will not have environmental effects which will cause substantially adverse
effects on human beings, either directly or indirectly.

e A Mitigation Reporting and Monitoring Program will be required.
4.2 MITIGATION MONITORING

In addition, pursuant to Section 21081(a) of the Public Resources Code, findings must be adopted by the
decision-maker coincidental to the approval of a Mitigated Negative Declaration, which relates to the
Mitigation Monitoring Program. These findings shall be incorporated as part of the decision-maker’s
findings of fact, in response to AB-3180 and in compliance with the requirements of the Public Resources
Code. In accordance with the requirements of Section 21081(a) and 21081.6 of the Public Resources
Code, the City of El Monte can make the following additional findings:

e A mitigation monitoring and reporting program will be required; and,

e An accountable enforcement agency or monitoring agency shall be identified for the mitigation
measures adopted as part of the decision-maker’s final determination.

Mitigation measures have been recommended as a means to reduce or eliminate potential adverse
environmental impacts to insignificant levels. AB-3180 requires that a monitoring and reporting program
be adopted for the recommended mitigation measures.
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1. OVERVIEW OF THE PROJECT

The proposed project is an amendment to portions of Title 17 (Zoning) of the El Monte Municipal Code to
allow for the expansion of the Freeway Billboard Overlay Zone. The proposed expansion of the Freeway
Billboard Overlay Zone involves the addition of three new areas (referred to as Areas 8 through 10) to the
Freeway Billboard Overlay Zone, which currently includes seven locations located along portions of the I-
10 Freeway Corridor within the City of El Monte. The Municipal Code will also be amended to allow the
installation of hillboards within 250 feet of residential zones at the discretion of the Community and
Economie Development Director (the installation of billboards is currently not permitted within 250 feet
of residential zones). The proposed project also involves a zone change and a general plan amendment at
Area 8. A portion of Area 8 is zoned as R-3 (Medium-Density Multiple-Family Diwelling) and this zoning
designation is proposed to be changed to C-3 (General Commercial). The same portion of Areas 8 hasa
general plan land use designation of Medium Density Residential and this general plan land use

designation is proposed to be changed to General Commercial.
2. FINDINGS OF THE ENVIRONMENTAL ASSESSMENT

The attached Initial Study prepared for the proposed project indicated that the proposed project will not
result in significant environmental impacts upon implementation of the required mitigation measures.
The following Mandatory Findings of Significance can be made as set forth in Section 15065 of the CEQA

Guidelines, as amended, based on the results of this environmental assessment:

¢ The proposed project will not have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range of an endangered, rare or
threatened species or eliminate important examples of the major periods of California history or

prehistory.

e The proposed project will not have impacts that are individually limited, but cumulatively
considerable.

e The proposed project will not have environmental effects which will cause substantially adverse

effects on human beings, either directly or indirectly.
3. FINDINGS RELATED TO MITIGATION MONITORING

Section 21081(a) of the Public Resources Code states that findings must be adopted by the decision-
makers coincidental to the approval of a Mitigated Negative Declaration. These findings shall be
incorporated as part of the decision-maker’s findings of fact, in response to AB-3180. In accordance with
the requirements of Section 21081(a) and 21081.6 of the Public Resources Code, the following additional

findings may be made:
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e A mitigation monitoring and reporting program will be required;

e Site plans and/or building plans, submitted for approval by the responsible monitoring ageney,
shall include the required standard conditions; and,

e An accountable enforcement ageney or monitoring agency shall be identified for the mitigations
adopted as part of the decision-maker’s final determination.

4. MITIGATION M EASURES

In the absence of mitigation, the potential damage to paleontological resources or sites during billboard

installation would be a potentially significant impact. Therefore, the following mitigation is required:

Mitigation Measure No. 1 (Geology & Soils). Prior to commencement of any grading activity on site,
the Applicant shall retain a qualified paleontologist, subject to the review and approval of the City’s
Community and Economic Development Director, or designee. The qualified paleontologist shall be
on-site during grading and other significant ground disturbance activities that impact Pleistocene
alluvial deposits, which could oceur at depths below six feet. The monitoring shall apply to the areas
of the site where excavation shall extend at depths of six feet or more.

The environmental analysis determined that various contaminated sites, as listed by the California
Environmental Protection Agency and the United States Environmental Protection Agency, are located
within the proposed Freeway Billboard Overlay Zone. In order to ensure that ongoing remediation of
contaminated sites continues and that the contamination is not disturbed and further spread, the
following mitigation measure is required:

Mitigation Measure No. 2 (Hazards & Hazardous Materials). Billboards must not be installed aver
sites that are identified as contaminated under any hazardous site database that is maintained by the

California Environmental Protection Agency or the United States Environmental Protection Agency.

Although Areas 8 through 10 have been subject to disturbance to accommodate the surrounding
buildings, Areas 8 throngh 10 are situated in an area of high archaeological significance. As a result, the
following mitigation is required:

Mitigation Measure No. 3 (Tribal Cultural Resources). The project Applicant will be required to
obtain the services of a qualified Native American Monitor(s) during construction-related ground
disturbance activities. Ground disturbance is defined by the Tribal Representatives from the
Gabrielenio Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, execavation, and trenching, within the
installation sites. The monitor(s) must be approved by the tribal representatives and will be present
on-site during the construction phases that involve any ground-disturbing activities.
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5. MITIGATION MONITORING

The monitoring and reporting on the implementation of these measures, including the period for
implementation, monitoring agency, and the monitoring action, are identified in Table 1.

TABLE 1
MITIGATION-MONITORING PROGRAM
Enforcement Monitoring £ GEEE L
Measure Ageney Phase Verification
o, i = = i Community and 2
Mitigation Measure No. 1 (Geology & Soils). Ee i Prior to the start of
Prior to commencement of any grading activity on site, Same any construction-
the Applicant shall retain a qualified paleontologist, DE'\-'Elel'I'lE_I‘Et related activities.
subject to the review and approval of the City's Director, City . Date:
Community and Economic Development Director, or Engineer and the Mitigation ends ¥
designee. The qualified paleontologist shall be on-site Chief Building when ground
during grading and other significant ground Official disturbance is Name & Title:
disturbance activities that impact Pleistocene alluvial . completed or '
depnsiix,‘wh?ch could oecur at depths below si.x‘ feet. (The City is otherwise n_uted by
The monitoring shall apply to the areas of the site where respanstbile for the appointed
excavation shall extend at depths of six feet or more. . P ; paleontologist.
implementation)
Community and
— . Economic Prior to the start of
ﬂ’ng:_’:‘m Nh"lteatsu!-eln;n .;I]{_El:m:rds 5; s Development any construction- s
azardous Materials). Billboards must nof s i L ate:
installed over sites that are identified as contaminated DIF G City relateil actiities,
under any hazardous site database that is maintained by WREDEEE Miti . s
the California Environmental Protection Agency or the o L A Hgetion e 3 Name & Title:
United States Environmental Protection Agency. (The City is when construction
responsible for is complete.
implementation)
Mitigation Measure'l\m. 3 “. ribal ,:ulmrai i Prioe s the startof
Resources). The project Applicant will be required to :
s + : ; : any construction-
obtain the services of a qualified Native American Community and . i
. g : & related activities.
Monitor(s) during construction-related ground Reotoiiie *
disturbance activities. Ground disturbance is defined :
Development it :
by the Tribal Representatives from the Gabrielefio Band £ mftor M‘l:i“‘i?}::dds D
of Mission Indians, Kizh Nation as activities that i :
. i 3 . disturbance is
include, but are not limited to, pavement removal, pot- = ;
4 i i ; 4 (The City is completed or Name & Title:
holing or auguring, boring, grading, excavation, and ; athirwise igbsd by
trenching, within the installation sites. The monitor{s) responsible for th inted ?
must be approved by the tribal representatives and will implementation) e AP OLN
o A Native American
be present on-site during the construction phases that Monitor(s)
involve any ground-disturbing activities. ¢
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ATTACHMENT C - Location and Site Plan
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ATTACHMENT D

ORDINANCE NO. 3017

AN ORDINANCE OF THE CITY OF EL MONTE, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA,
APPROVING DEVELOPMENT AGREEMENT NO. 06-22
BETWEEN THE CITY OF EL MONTE AND ALL VISION,
LLC, TO CONSTRUCT A DIGITAL BOARD BILLBOARD
AT 3449 SANTA ANITA AVENUE IN AREA NO. 3 OF THE
CITY'S BILLBOARD OVERLAY ZONE

WHEREAS, on July 18, 2017, the ElI Monte City Council (the "City Council")
adopted Ordinance No. 2914, establishing El Monte Municipal Code (EMMC) Chapter
17.88 - Freeway Overlay Zone (the *overlay Zone") and seven (7) overlay areas in
which billboards would be allowed; and

WHEREAS, on December 17, 2019, the City Council adopted Ordinance No.
2961, adding an additional three (3} overlay areas, for atotal of ten (10) areas; and

WHEREAS, on July 20, 2022, Kevin Donavan of All Vision, LLC (the "Applicant"}
submitted an application for Design Review No. 18-22 and Development Agreement No.
06-22, to construct a digital billboard (the "Proposed Project"); and

WHEREAS, the digital billboard will be located at 3449 Santa Anita Avenue
(Assessor Parcel No. 8581-034-001), El Monte, California (the "Subject Property”), Area
No. 3 of the Overlay Zone; and

WHEREAS, the requests were made pursuant to the requirements of Chapters
17.122 (Design and Minor Review) and 17.129 (Development Agreements) of the El
Monte Municipal Code (EMMC); and

WHEREAS, the full Development Agreement is attached to this Ordinance as
Exhibit A; and

WHEREAS, on October 11, 2022, the ElI Monte Planning Commission (the
"Planning Commission") held a full and fair public hearing and adopted Resolution No.
3644, recommending the City Council approve Design Review No. 18-22 for the
billboard's aesthetics and recommending the City Council approve Development
Agreement No. 06-22 for the terms and regulations of the billboard; and

WHEREAS, on November 1, 2022, the City Council held a full and fair public
hearing to consider the First Reading of this Ordinance to approve Development
Agreement No. 06-22; and

WHEREAS, notices of the Planning Commission and City Council public hearings
were placed in a local newspaper and mailed to all property owners in accordance with the
EMMC, and all interested persons were given full opportunity to be heard and present
evidence.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL MONTE,
CALIFORNIA DOES HEREBY ORDAIN AS FOLLOWS:

SECTION 1 - RECITALS. The recitals above are true and correct and
incorporated herein by reference;

SECTION 2 - GENERAL PLAN. The 2011 General Plan land use designation
for the Subject Property is "Gateway Specific Plan." The General Plan does not
specifically identify digital billboards as a potential revenue source. However, there are
other areas of the General Plan that discuss the need for new revenue sources to
implement City policies and support programs. Therefore, the proposed digital billboard
is consistent with the General Plan.
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SECTION 3 - ZONING, The Subject Property is located within the SP-1
(Gateway Specific Plan) zone. The surrounding zoning and land uses of the adjacent
properties are as follows:

« North:  SP-1; El Monte Bus Station and associated parking areas
+ East: SP-1; Vacant lot used for vehicle parking

+ South:  Freeway ROW; 1-10 Freeway

+ West: SP-1; Fletcher Park

SECTION 4 - ENVIRONMENTAL. In accordance with the criteria and
authority contained in the California Environmental Quality Act. (CEQA) of 1970 and the
CEQA Guidelines as amended, an Initial Study and Mitigated Negative Declaration
(ISIMND) was circulated from April 7, 2017 to May 8, 2017 to establish the Freeway
Overlay Zone. On July 18, 2017, the City Council adopted Ordinance No. 2914
approving the Freeway Overlay Zone. A total of four (4) mitigation measures were
incorporated in the MND to reduce the impacts of any future billboards to a "Less Than
Significant' level. These mitigation measures have been incorporated in Exhibit A,
Conditions of Approval, of City Council Resolution No. 10399, approving Design Review
No. 18-22. Therefore, no further environmental analysis is required.

SECTION 5 - DEVELOPMENT AGREEMENT FINDINGS. Pursuant to
EMMC Section 17.129.090, the City Council approves Development Agreement No. 06-
22, based upon the following findings:

A. The Development Agreement will not be detrimental to the public health, safety
or welfare or injurious to the City;

Finding of Fact:

The Proposed Project. and Development Agreement contain all requisite
provisions set forth therein. In addition, the Proposed Project. and Development
Agreement will not be detrimental to the health, safety, and general welfare
through the enforcement and implementation of Conditions of Approval and
mitigation measures. Further, prior to the issuance of City development permits
and/or the issuance of a final completion of work, the Building and Safety
Division, Engineering/Public Works Division, Planning Division and City
Attorney Office's conditions and requirements must be met, which will protect.
and preserve the health, safety and general welfare.

B. The Development Agreement will have a positive effect on the orderly
development of Subject Property or the preservation of property of
neighboring property values;

Finding of Fact:

The Subject Property has a General Plan Land Use Designation of "Gateway
Specific Plan". This designation is located on the north side of the 1-10 Freeway
and areas surrounding the El Monte Station. The Gateway Specific Plan calls
for the area to be developed with an urban mixed-use center with housing
centered around the El Monte Station and multi-story buildings along Santa
Anita Avenue. However, the Subject Property is also to continue to be used by
the Los Angeles County Metropolitan Transit Authority (LACMTA) for bus
maintenance and parking. Furthermore, the proposed billboard will only occupy
the southeast corner of the Subject. Property. The overwhelming majority of the
Subject Property will still allow for bus maintenance and parking. The Proposed
Project and Development Agreement will not adversely affect the orderly
development of properties in the area or the preservation of land values in the
vicinity.

C. The Development Agreement will provide sufficient benefits to the
community to justify entering into the agreement;
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Finding of Fact:

The Development Agreement will provide extensive community benefits in the
form of general fund revenues. These revenues can be allocated to a wide
range of City programs and projects. The Applicant will be required to pay a
one (1) time processing and developer fees of $100,000. In addition, the
Applicant will subject quarterly contributions to the City for a period of 30 years.
The total base amount of to be collected during that period is $3,050,000.
However, if ad revenues exceed base projections, the total amount collected
may be even greater. The City will also have access to use the billboard for
public service announcements.

D. The Development Agreement is consistent with the purpose, goals and
policies of the General Plan and any applicable Specific Plan;

Finding of Fact:

The General Plan Land Use Designation for the Subject Property is "Gateway
Specific Plane. This designation is located on the north side of the 1-10 Freeway
and areas surrounding the El Monte Station. The Gateway Specific Plan calls
for the area to be developed with an urban mixed-use center with housing
centered around the El Monte Station and multi-story buildings along Santa
Anita Avenue. However, the Subject Property is also to continue to be used by
the Los Angeles County Metropolitan Transit Authority (LACMTA) for bus
maintenance and parking. Furthermore, the proposed billboard will only occupy
the southeast comer of the Subject Property. The overwhelming majority of the
Subject Property will still allow for bus maintenance and parking.

The General Plan does not specifically identify digital billboards as a potential
revenue source. However, there are other areas of the Plan that discuss the
need for new revenue sources to implement City policies and support
programs. Examples from the Economic Development Element include the
following:

* Introduction: Designing a Prosperous Economy and Increase Local
Revenues - attracting and expanding economic activity through
revitalization efforts, increasing business value, improving sales and
generating new revenues;

+ Goal ED-1: Policy ED-1.5 - Funding. Explore, develop and use alternative
fundingsources to pay for and provide incentives for economic development
activities for which the City lacks sufficient resources; and

+ Goal ED-3: An improved El Monte Businesses environment that attracts
new businesses, investment, new jobs and increased revenues to El Monte.

E. The proposed installation site is compatible with the uses and structures on
the site and in the surrounding area;

Finding of Fact:

The proposed location for the billboard is adjacent to the 1-10 Freeway right-of-
way. The nearest structures are one (1) story structures used for bus
maintenance and storage. They do not have any distinct architectural style and
are not highly visible form the 1-10 Freeway or Santa Anita Avenue. The
proposed billboard will be compatible with the surrounding area.

F. The proposed billboard will not create a traffic or safety problem, including
problems associated with onsite access circulation or visibility;

Finding of Fact:

The proposed location for the billboard is adjacent to the 1-10 Freeway right-of-
way. Traveling westbound, the billboard will be located after vehicles entering
the freeway from Santa Anita Avenue have already merged with travel lanes.
The next exit is more than one-half (*2) mile away. In addition, the base of the
billboard will be outside the Los Angeles County Metropolitan Transit Authority
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(LACMTA) fenced area for bus maintenance and parking. Therefore, the
proposed billboard will not create traffic or safety problems.

G. The proposed bhillboard would not interfere with onsite parking or
landscaping required by the Zoning Code;

Finding of Fact:

The base of the hillboard will be outside the Los Angeles County Metropolitan
Transit Authority (LACMTA) fenced area for bus maintenance and parking.
Therefore, it will not impact any onsite parking or landscaping on the Subject
Property.

SECTION 6 - DESIGN REVIEW APPROVAL. This Ordinance shall not be
effective until the City Council approves Resolution No. 10399 for Design Review No.

18-22.

SECTION 7 - CONDITIONS OF APPROVAL. The applicant shall comply with all
the conditions of approval outlined in Resolution No. 10399 for Design Review No. 18-
22.

PASSED, APPROVED AND ADOPTED by the City Council of the City of El
Monte at the regular meeting of this 15th day of November, 2022.

O o ﬁ/\"lr\C,OUJ
Jessica Ancona, Mayor
City\of El Monte

ATTEST:

Catherine A. Eredia, City Clerk
City of El Monte
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STATE OF CALIFORNIA
COUNTY OF LOS ANGELES SS:
CITY OF EL MONTE

I, Catherine A. Eredia, City Clerk of the City of El Monte, hereby certify that the
foregoing Ordinance No. 3017 was introduced for a first reading on the 1%t day of

November, 2022 and approved for a second reading and adopted by said Council at its
regular meeting held on the 15th day of November. 2022 by the following vote, to-wit:

AYES: Mayor Ancona, Mayor Pro Tem Puente, Councilmembers Herrera and
Martinez Muela

NOES: None
ABSTAIN: None

ABSENT: Dr. Morales

(bn:{l.

Catherine A. Eredia, City Clerk
City of El Monte
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Recommendations

A.  AUTHORIZE the Chief Executive Officer, or their designee, to execute a 30-year
development agreement (Attachment A) with the City of El Monte (“City”) and AllVision
(“AV”) to construct, own, and operate a digital billboard on Metro property adjacent to
Division 9 at 3449 Santa Anita Avenue, El Monte (“Project”).

B.  CONSIDER, in accordance with the California Environmental Quality Act (“CEQA”"),
the environmental effects of the Project as shown in the Mitigated Negative Declaration
(“MND”) prepared by the City (Attachment B).

C.  ADOPT, in accordance with CEQA, the four mitigation measures incorporated in the
MND to reduce the impacts of te Project to a less than significant level.

D. FIND, in accordance with CEQA, that the four mitigation measures would avoid or
mitigate the effects of the Project to a point where no significant effect on the environment
would occur, and there is no substantial evidence that the Project, as mitigated, would have
a significant effect on the environment.

E. AUTHORIZE the Chief Executive Officer to file a Notice of Determination with the Los
Angeles County Clerk and the State of California Clearinghouse.

D Metro



El Monte Billboard Location (Division 9)
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Key Terms of the Development Agreement

Key Development Terms include

1.

The term of the agreement is for 30 years commencing when the billboard is
constructed and operational.

AV will front all construction costs which will be reimbursed over the first five
years of operation.

Over the term the percentage of the revenue received from the selected outdoor
advertising company will be paid to the City according to the following schedule:

City Minimum City Share
Guaranteed*

$80,000 10%
$100,000 15%
-IE_ $125,000 20%

Metro will retain all revenue over the City’s share less AV’s operating costs and
management fee.

The City shall have the right to place public service announcements at no cost not
to exceed 5% of the total display time.

(D Metro



Additional Information

«  All advertising content will comply with Metro advertising standards.

*  Metro will be able to utilize the billboard for public messaging for every one out of
eight segments (8 seconds each)

*  Metro will have immediate access for emergency messaging.
*  Total revenue for Metro is estimated at $15 million over the 30-year term.

*  Next Steps: Execute the Development Agreement and submit the building and
electrical permit application to the City.

D Metro



