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	Date:
	October 13, 2021

	To:
	Honorable Mayor and Members of the City Council

	From:
	William K. Tam, City Manager

	Issue:
	Final Environmental Impact Report (SCH#2018121056), General Plan Amendment No. 02-2017 and Site Plan & Design Review (DA) No. 04-2017 ±545,735 square-foot speculative concrete tilt-up building located at 5175 Vincent Avenue. (APNs: 8417-034-015, 8417-034-016)




City Manager’s Recommendation:

That the City Council consider the Planning Commission’s Resolution Nos. 808(21), 809(21) and 810(21) recommending the City Council not certify the project Environmental Impact Report (EIR) (SCH# 2018121056) and deny General Plan Amendment No. 02-2017 and Site Plan & Design Review (DA) No. 04-2017 to allow the development of a ±545,735 square-foot speculative concrete tilt-up building for property located at 5175 Vincent Avenue; and

	Adopt:

1. Resolution No. 2021-79-3291, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE DENYING THE ADOPTION AND CERTIFICATION OF THE FINAL ENVIRONMENTAL IMPACT REPORT, STATE CLEARING HOUSE NUMBER SCH# 2018121056, TO CHANGE THE DESIGNATION OF A PORTION OF THE SUBJECT PROPERTY FROM RESIDENTIAL TO INDUSTRIAL/BUSINESS PARK AND FOR THE CONSTRUCTION OF A NEW ±545,735 SQUARE-FOOT, SPECULATIVE INDUSTRIAL CONCRETE TILT-UP BUILDING LOCATED AT 5175 VINCENT AVENUE (APNS 8417-034-015 AND 8417-034-016), INCLUDING DENIAL OF THE CORRESPONDING PROPOSED MITIGATION MONITORING AND REPORTING PROGRAM, AND STATEMENT OF OVERRIDING CONSIDERATIONS”; and   

1. Resolution No. 2021-80-3292, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE DENYING GENERAL PLAN AMENDMENT NO. 02-2017 TO CHANGE THE GENERAL PLAN LAND USE DESIGNATION FOR A PORTION OF THE SITE FROM RESIDENTIAL TO INDUSTRIAL/BUSINESS PARK FOR PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APN: 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) AND MAKING CERTAIN FINDINGS OF FACT”; and

1. Resolution No. 2021-81-3293, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE DENYING SITE PLAN AND DESIGN REVIEW (DA) NO. 04-2017 FOR THE CONSTRUCTION OF A ±545,735 SQUARE-FOOT CONCRETE TILT-UP BUILDING AND ASSOCIATED PARKING ON PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APNS: 8417-034-015 AND 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) AND MAKING CERTAIN FINDINGS OF FACT”.

OR if the City Council desires to approve the proposed project, it is recommended that the City Council:

Adopt: 

1. [bookmark: _Hlk84071955]Resolution No. 2021-82-3294, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE CERTIFYING THE FINAL ENVIRONMENTAL IMPACT REPORT (FEIR) FOR THE CONSTRUCTION OF A ±545,735 SQUARE-FOOT CONCRETE TILT-UP BUILDING AND ASSOCIATED PARKING WITH RESPECT TO THE PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APNS: 8417-034-015 AND 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) ZONE, ADOPTING THE FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS, AND ADOPTING THE MITIGATION MONITORING AND REPORTING PROGRAM (MMRP), PURSUANT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT”; and

1. Resolution No. 2021-83-3295, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE APPROVING GENERAL PLAN AMENDMENT NO. 02-2017 TO CHANGE THE GENERAL PLAN LAND USE DESIGNATION FOR A PORTION OF THE SITE FROM RESIDENTIAL TO INDUSTRIAL/BUSINESS PARK FOR PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APN: 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) AND MAKING CERTAIN FINDINGS OF FACT”; and

1. Resolution No. 2021-84-3296, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE APPROVING SITE PLAN AND DESIGN REVIEW (DA) NO. 04-2017  FOR THE CONSTRUCTION OF A ±545,735 SQUARE-FOOT CONCRETE TILT-UP BUILDING AND ASSOCIATED PARKING WITH RESPECT TO THE PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APNS: 8417-034-015 AND 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) ZONE AND MAKING CERTAIN FINDINGS OF FACT”; or 

1. Resolution No. 2021-88-3300, entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRWINDALE APPROVING SITE PLAN AND DESIGN REVIEW (DA) NO. 04-2017 FOR THE CONSTRUCTION OF A THREE (3) BUILDING, INDUSTRIAL TILT-UP DEVELOPMENT, TOTALING ±544,483 SQUARE FEET AND ASSOCIATED PARKING ON PROPERTY LOCATED AT 5175 VINCENT AVENUE, IRWINDALE, CA 91706 (APNS: 8417-034-015 AND 8417-034-016) IN THE M-2 (HEAVY MANUFACTURING) AND MAKING CERTAIN FINDINGS OF FACT.”

Administrative Actions:

	Submitted by:

Marilyn Simpson, AICP, 
Community Development Director
(626) 430-2209

	




[bookmark: _GoBack]Electronically Approved

	Prepared by:

Brandi Jones, Senior Planner
	

	Reviewed by:

Adrian Guerra, City Attorney
	Electronically Approved

	
Eva Carreon, Finance Director / City Treasurer
	

	
	

	Approved by:

William Tam, City Manager
	



REQUEST

The Applicant is requesting a General Plan Amendment (Map) to change the designation of a portion of the subject property from Residential to Industrial/Business Park and a Site Plan and Design Review (DA) for the construction of a ±545,735 square-foot concrete tilt-up building and associated parking. 

PLANNING COMMISSION REVIEW

This item came before the Planning Commission on July 21, 2021. Due to time constraints, the meeting for this item was adjourned to August 9, 2021. On August 9, 2021, the Planning Commission conducted a duly noticed public hearing on the FEIR (SCH# 2018121056), General Plan Amendment No. 02-2017, and Site Plan and Design Review (DA) No. 04-2017. Chair Tapia and Commissioners Chico and Gomez recused themselves due to property owned by each that was located within 1000 feet from the Subject Site. Additionally, Commissioner Gomez recused herself because she had previously signed a petition opposing the Project. To provide a quorum for the meeting, Chair Tapia and Commissioner Chico drew straws and Commissioner Chico was recused. Following Staff’s presentation, the Planning Commission opened the hearing for public comment, closed the hearing, and deliberated on the merits of the project.  Following deliberation, the Planning Commission voted 3 – 0, with two Commissioners recused, to recommend denial of the project to the City Council and requested that Staff bring back resolutions of denial at the next scheduled meeting based on the following findings: 
[bookmark: _Hlk82075514]
That the project benefits do not outweigh the significant unavoidable environmental impacts on Air Quality. Specifically, the FEIR is recommended to be denied due to the cumulative impact on the region’s air quality. Additionally, the emissions threshold for NOx would be exceeded and even with mitigation measures, operational NOx emissions would be above the applicable SCAQMD mass emission threshold.

On September 15, 2021, the Planning Commission adopted Planning Commission Resolution Nos. 808(21), 809(21), and 810(21) recommending to the City Council denial of the certification of the FEIR , General Plan Amendment No. 02-2017, and Site Plan and Design Review (DA) No. 04-2017, respectively.  

BACKGROUND/HISTORY

Mining of the 26.05-acre site began in the 1930s and was completed in the 1970s. The City’s portion of the site was subsequently used to dispose of silt, clay, and sand wash product (fines) from an onsite aggregate processing facility. The City acquired the northern portion of the pit in the late 1980s from Los Angeles County. The City then began backfilling the Proposed Project site with a variety of construction debris (e.g., soil, concrete, asphalt, rebar, bricks, and cinder blocks) and other inert materials.

On October 10, 2007, Windrow Earth Transport (Dispatch) was awarded the contract to perform remediation of the site. On November 6, 2008, the Planning Commission approved Conditional Use Permit No. 9-08 and adopted Mitigated Negative Declaration (MND) No. 4-08 for the remediation and filling of the former Manning Pit. On October 1, 2009, the Planning Commission approved Modification No. 4-09 to Conditional Use Permit No. 9-08 and adopted an amendment to the MND to modify hours of operation. Operations began approximately May 2010 and was completed on April 11, 2019.

Purchase and Sale

On December 13, 2013, the City, Dispatch and the Developer entered into an Exclusive Negotiating Agreement (ENA). The ENA stated that the subject property was to be developed to include light industrial and/or commercial development. On October 28, 2015, the City and the Developer entered into an agreement for the purchase, sale and development of the subject property. The following excerpts are from the approved Purchase and Sale Agreement (PSA) and Resolution No. 2015-70-2799: 

“G.	In accordance with Irwindale Charter Section 607(j) and Irwindale Municipal Code Section 3.44.160, the City Council has considered the sale of the Site pursuant to this Agreement for the full, appraised fair market value and, per Resolution No. 2015-70-2799 approved concurrently with this Agreement, found that the sale is appropriate to further the City Council's goals of providing for economic development of underutilized and blighted property in the City.”

“H.	The City Council found that the proposed Project will result in a significant economic opportunity. The Site will be revitalized from an extreme blighted condition, including the excavation of contaminated soils and back-filling of clean fill for abandoned mining pits. The City Council finds and determines that the Project is likely to result in employment of City residents, substantial increases in tax revenues to the City, and provide other amenities. City acknowledges the public benefit of such results and wishes to encourage expansion of job opportunities in the City. This Agreement is in accord with applicable state and federal laws and is in the vital and best interests of the community, will serve the health, safety, and general welfare of the City of Irwindale, and their citizens, will serve to strengthen the City's land use and social structure, and alleviate economic and physical blight within the City.”

“10.8 Use of the Site & Project: CC&Rs.
The Buyer covenants and agrees for itself, its successors, its assigns and every successor in interest that during construction and thereafter, that the Buyer and such successors and such assigns shall devote the Site to the uses specified therefore in the Project Scope of Development (Exhibit "B") or any plans as may be approved in writing by the City. Buyer agrees to use, devote, and maintain the Site for (i) light industrial and commercial improvements on approximately two-thirds (2/3) of the easterly portion of the Site, including attendant streets, lighting, landscaping and other public improvements, and (ii) aesthetic landscaping in the residential buffer to be maintained in such a manner as to effectively and attractively screen the residential area from visual, noise and dust impacts associated with the Project. Buyer shall maintain all landscaping in the Residential Buffer at its sole cost and expense in a manner so as to allow for an attractive, seamless and efficient tie to the residential area and pursuant to the Covenants, Conditions & Restrictions ("CC&Rs") in a form materially similar to that attached hereto as Exhibit “D”.”

“Scope of Development from Resolution No. 2015-70-2799 stated:

Any proposed future project shall be consistent with the City's General Plan and Zoning Code. The "Project" to be developed on the Site, when submitted at a future date, shall be light industrial and/or commercial in nature and shall include improvements to enhance the aesthetics of the surrounding neighborhood and protect the residential uses; improvements shall include but not be limited to, attendant streets, lighting, landscaping, decorative perimeter walls, and other public improvements. The Project shall include a landscaped "buffer area" ("Residential Buffer") to separate the Project's industrial components from the residential areas. Since a project has yet to be identified and submitted for review, project impacts cannot be identified at this time. Therefore, any proposed future project on this property shall comply with the requirements of the California Environmental Quality Act through the preparation of an Initial Study that may result in the preparation of a Negative Declaration, Mitigated Negative Declaration, or Environmental Impact Report." 

The minutes of the October 28, 2015 have been attached hereto as Attachment “W” for additional background.

GENERAL PLAN AND ZONING 

The site is designated in the General Plan as Industrial/Business Park and Residential.  The property is currently zoned M-2 (Heavy Manufacturing).The following zones and uses surround the site:

	Direction
	Existing Land Use
	Zoning District

	North
	Industrial Business Park/Restaurant
	M-2, Heavy Manufacturing

	South
	Los Angeles County pit
	M-2, Heavy Manufacturing

	East
	Single Family Residential
	LA County Regional Planning A-1

	West
	Vacant Land 
	M-2, Heavy Manufacturing
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PROJECT DESCRIPTION

The proposed project is for the construction of a ±545,735 square-foot speculative concrete tilt-up building and associated passenger vehicle and truck parking. The building consists of ±10,000 square feet of office (5,000 square feet ground floor/5,000 square feet mezzanine) and ±535,735 of warehouse. An alternative design comprised of ±544,483 has also been analyzed per CEQA requirements. At this time, there is no prospective user.

Community Meeting
On August 9, 2018, the Planning Division hosted a community meeting at the Irwindale Community Center. The purpose of the meeting was to provide an opportunity to review and comment on the proposal, ask questions and understand the process. Representatives from Five Points, LLC and City staff attended. The meeting was well attended and the primary areas of concern were current issues with dust, trucks and the potential impact of the proposal. Staff answered questions and made themselves available for assistance after the meeting via email and phone. 

Tribal Consultation
A formal consultation was held on December 6, 2018 with the representatives for the Gabrieleno Band of Mission Indians - Kizh Nation. The results of this consultation are summarized in the DEIR. As a result of this consultation, mitigation for impacts to tribal cultural resources that have been included in the EIR.

Scoping Meeting
A Scoping meeting was held on February 20, 2020 to gather information for the scope of the environmental document to be prepared, at which time, attendees voiced comments regarding the project to the environmental consultant. After additional community and external agency input, the project’s environmental review shifted from an MND to an EIR.

Public Outreach
The developer scheduled a non-City sponsored community meeting on July 15, 2021 at Family Christian Church. Prior to the meeting, their team distributed 1500 flyers to nearby Irwindale and County of Los Angeles neighborhoods and followed up with door-to-door direct contact. 

General Plan Amendment
The map, which was used to determine the General Plan designation of the site was taken from the 2008 General Plan and the property boundaries, are ambiguous. Staff believes the ±6.93 acres designated as Residential is a simple map error due to the age and sophistication of the original software and method of reproduction used.

Site Plan and Design Review
Pursuant to the provisions of Chapter 17.70 (Site Plan and Design Review) of the Irwindale Municipal Code (IMC), “No person shall construct any building or structure or make structural and physical improvements, additions, extensions and/or exterior alterations, and no permit shall be issued for such construction until the site plan and design review has been submitted to, reviewed by, and approved in accordance with this chapter.  The property may only be developed, used and maintained in accordance with the approved site plan and design review.” 

Lot Line Adjustment
The subject property is comprised of two (2) individual parcels that will be combined into one through the administrative lot line adjustment process.

Development Standards
	Development Standard
	Minimum Requirement
	Project Proposal (Single Building)
	Alternate Proposal (Three Buildings)

	Front Yard Setback 
	20’-0”
	167’-0” – 205’-0”
	20’-0”

	Side Yard Setback
	0’-0”
	75’-8” – 93’-9”
	82’-0” – 110’-0”

	Rear Yard Setback
	N/A
	155’-0” – 196’-4”
	44’-10”

	Floor Area Ratio (F.A.R.)
	1:1.0
	.48:1.0
	.48:1.0

	Building Height[footnoteRef:1] [1:  Per IMC subsection 17.08.085 “Building Height” means the vertical distance from the finished grade of the lot to the highest average point of the building or structure.] 

	N/A
	51’-0” 
	TBD

	Landscaping
	10%
	10%
	10%

	Parking
	183/303
	199
	396

	Truck/Trailer Parking
	N/A
	181
	96



Building Design/Design Guidelines
The proposed project is a single-story building located on the former Manning Pit.  The proposed tilt-up building incorporates many of the desired design elements from the Commercial and Industrial Design Guidelines. The layout, landscaping and design of the site also incorporated encouraged design principles. For example, the use of an authentic period style compatible with City context, new buildings that draw upon the fundamental characteristics of existing buildings in the City, façade depth of plans and variations on all sides, including varied rooflines, berms, meandering sidewalks and multi-layered landscaping. 

The large building incorporates tower elements as focal points and breaks up the expansive exterior walls with architectural projections and details around the windows. The vertical and horizontal reveals, arched parapets and multi-color palette also work to add depth and character to the building. The design is similar to many of the recently approved developments, which have been designed to closely adhere to the guidelines, while maintaining function and aesthetic uniqueness. 

Alternative Option – Multiple Building
Part of an EIR analysis requires the consideration of alternatives to the proposed project.
Under the multiple building alternative, the Project site would be developed with three (3) separate industrial warehouse buildings: Building 1 (121,397 sf with 111 parking stalls); Building 2 (121,373 sf with 91 parking stalls); and Building 3 (301,713 sf with 194 parking stalls). As shown in Figure 5.0-1, Buildings 1 and 2 would be located along Vincent Avenue (on the eastern half of the site), and Building 3 would be located on the western half of the site. Buildings 1 and 2 would each contain two 5,000 sf office areas, and Building 3 would contain four 5,000 sf office areas. Automobile parking among the three buildings would not be shared and would be dedicated to each building. However, the trailer parking for the trucks would be shared. Overall, the multiple building alternative would include development of up to 544,483 sf of industrial uses (a reduction of 1,252 sf compared to the Project). The same architectural treatments, consistent with the Commercial and Industrial Design Guidelines, would be incorporated into these buildings. This alternative has been fully analyzed in the EIR. 

Operation
The prospective use is currently unknown but there are many potential uses that are permitted by right due to the current zoning designation. However, certain uses would not be allowed or would be subject to a Conditional Use Permit. These uses would require Planning Commission approval and be subject to a set of Conditions of Approval and a signed Affidavit of Acceptance from the property owner and tenant acknowledging and agreeing to abide by the imposed conditions. Some uses, such as fulfillment centers, parcel hubs and cold storage have been expressly prohibited for this site without further future environmental analysis. The overwhelming majority of industrial development in the City is speculative.

Landscaping, Project Fencing and Screening
Approximately 112,749 square feet (10%) of the project site is proposed to be landscaped in compliance with the “City of Irwindale Commercial and Industrial Design Guidelines” and the Zoning Code requirements for parking area landscaping. The proposed landscape plan is comprised of a combination of parking lot shade trees, shrubs, and groundcover. The proposed overhead trellis acts as an architectural feature which simultaneously supports vertical landscaping and provides additional visual screening of the trailer court and roll-up doors. This trellis sits atop of the proposed 8’-0” screen wall and the remaining three (3) property lines are enclosed by 8’-0”, black tube steel. A 10’-0” wide area of land along the southern property line will be deeded back to the owner upon approval of the project. This area measures 8,874 square feet and will function as an easement with public access. There is also an 11’-4” wide landscaped buffer along western property line, which is shared with the future residential development.

Access and Circulation
Ingress and egress to the site are provided via a two (2) driveways, both fronting onto Vincent Avenue. The proposed building is setback approximately 150’-0” feet from vehicle ingress to accommodate projected queuing, thus avoid overflow onto Vincent Avenue.

Parking
IMC Subsection 17.64.030.P(2) “Offices not providing customer service on the premises”  requires a minimum one (1) parking space for each two (2) employees on the maximum (most workers) working shift or one (1) space for each 350 square feet of gross floor area, whichever is the greater and IMC Subsection 17.64.030(V) “Warehouse and storage buildings” requires one (1) parking space for each 1,000 square feet of the first 20,000 square feet of gross floor area, one (1) space for each 2,000 square feet for the next 20,000 square  feet of gross floor area and one (1) space for each 4,000 square feet for all floor area over 40,000 square feet of gross floor area. 

Based on the proposed square footage, the project requires 183 stalls and 199 standard-sized stalls are being proposed. In addition to providing parking for passenger vehicles, there are 18 bicycle parking stalls and space for 181 trailer stalls. The current IMC does not have a minimum stall size for trailers; however, the proposed stalls measure 10’-0 x 53’-0. All parking is surface parking; there are no proposed parking structures or subterranean lots. 

Building Height
There is no established maximum allowable height standard in the M-2 (Heavy Manufacturing) zone. The proposed tilt-up will be 51’-0”. The following examples are building heights of approved projects over the past five (5) years:

· 16203 – 16233 Arrow Highway – 35’-0”
· 5010 Azusa Canyon Road – 44’-0”
· 13131 Los Angeles Street – 53’-5”
· 12761 Schabarum Avenue – 59’-0”
· 1200, 1220, 1270 Arrow Highway – 60’-0”
· 1500 Duarte Road – 74’-6”

Signage
IMC Section 17.56.050 “Signs” provides the maximum allowable sign area for freestanding and wall signs. Based on the approximate square footage of the medical office building, the allowable amount of wall signage would equate to ±5,457 square feet. Freestanding signs would be limited to 150 square feet regardless of building size. Like other recently approved, large-scale projects, staff incorporates a Condition of Approval that requires the applicant to prepare a comprehensive sign program. The sign program includes but is not be limited to sign type, square footage allowances, placement, illumination, quantity, colors and materials. 

ENVIRONMENTAL REVIEW
An Environmental Impact Report (EIR) has been prepared to analyze environmental impacts, discuss feasible alternatives and recommend mitigation measures related to implementation of the proposed project. The California Environmental Quality Act (CEQA) requires that local government agencies consider the environmental consequences before taking action on projects over which they have discretionary approval authority. An EIR analyzes potential environmental consequences in order to inform the public and support informed decisions by local and state governmental agency decision makers. An EIR is the most comprehensive form of environmental documentation under CEQA and the CEQA Guidelines; it is intended to provide an objective, factually supported analysis and full disclosure of the environmental consequences of a proposed project with the potential to result in significant, adverse environmental impacts. Certification of an EIR will enable the applicant/developer to pursue their development goal to construct an industrial warehouse building.

The Draft Environmental Impact Report (DEIR) was circulated for public review for the required 45 days from February 17, 2021 to May 2, 2021. A copy of the DEIR was circulated through the State Clearinghouse (SCH# 2018121056), posted on the City’s website, and was available at the Irwindale Public Library and Deputy City Clerk’s Office. The Notice of Availability was posted with the Registrar-Recorder/County Clerk. (A copy of the DEIR, FEIR and Mitigation Monitoring and Reporting Program is posted on the City’s website at https://www.irwindaleca.gov/400/5175-Vincent-Avenue, and the FEIR is included herein as Attachment “J”. All technical appendices are also available on the website.

The environmental consultant has analyzed the project under 21 environmental study areas, prepared two (2) project alternatives, offered a series of mitigation measures, and identified one (1) significant and unavoidable environmental impacts area.

The EIR analyzed the environmental impacts to the following study areas: 1) air quality, 2) cultural resources, 3) energy, 4) greenhouse gas emissions, 5) hazards and hazardous materials, 6) hydrology and water quality, 7) land use planning, 8) noise, 9) transportation, 10) tribal cultural resources, 11) utilities and service systems, 12) aesthetics, 13) agriculture and forestry resources, 14) biological resources, 15)  geology and soils, 16) mineral resources, 17) population and housing, 18) public services, 19) recreation, 20) wildfire, and 21) mandatory findings of significance. Impacts related to agriculture and forestry resources, biological resources, mineral resources, population and housing, public services, recreation, and wildfire were determined to be less than significant. Impacts related to aesthetics, geology and soils, hydrology and water quality, greenhouse gas emissions, transportation, energy, hazards and hazardous materials and mandatory findings of significance were determined to be significant, but less than significant after incorporation of mitigation measures.

The EIR analysis determined that the proposed project, with implementation of mitigation measures, would result in significant and unavoidable environmental impacts in the area of air quality; and because of this, the EIR will require the City Council to approve a Statement of Overriding Considerations.

Each EIR is required to consider alternatives to the proposed project that are capable of eliminating significant adverse environmental effects or reducing them to less than significant levels, even if these alternatives would impede, to some degree, the attainment of the proposed project objectives. 

Three alternatives to the proposed Project were developed based on input from City staff, the public during the NOP review period, and the technical analysis performed to identify the environmental effects of the proposed Project. The alternatives analyzed in this EIR include the following three alternatives in addition to the proposed Project (Section 5.2).

• No Project (No Build) Alternative: Under this alternative, development of the Project site would not occur, and the Project site would remain in its current existing condition. 

• Multiple Building Alternative: Under this alternative, the proposed Project would be developed with the same type of use as described in the Project Description, but the warehouse building would be split into three smaller warehouse buildings as detailed above.

• Maximum FAR Alternative: Under this alternative, the proposed Project would be developed using the maximum floor-area-ratio (FAR).

The EIR provides a description of the potential environmental impacts of the proposed project scenario and recommends mitigation measures to reduce impacts to a less than significant level, where possible. After implementation of mitigation measures, most of the potentially significant impacts associated with the proposed project would be reduced to less than significant levels. However, the EIR analysis determined that the proposed project, with implementation of mitigation measures, would result in significant environmental impact in the areas of air quality; and because of this, the EIR will require the City Council to approve a Statement of Overriding Considerations.

This EIR identifies one (1) significant and unavoidable adverse impact, as defined by CEQA that would result from implementation of the proposed project. Unavoidable adverse impacts may be considered significant on a project-specific basis, cumulatively significant, and/or potentially significant. The significant impacts of the project that have not been reduced to a level of insignificance will have been substantially reduced in their impacts by the imposition of mitigation measures. Staff recommends that the City Council find that the significant unavoidable adverse impacts of the industrial warehouse project are clearly outweighed by the economic, social, technological, and other benefits of the project, as set forth in the Statement of Facts and Findings and Statement of Overriding Considerations. The project benefits include additional employment opportunities to the community, development of an industrial warehouse building on a site that is consistent with the policies of the General Plan and zoning, and is accessible to regional markets, and conforms to the City’s design guidelines in an effort to promote quality urban design. The impacts that were found in the EIR to be significant and unavoidable are related to:

· Air Quality

Although the EIR identifies certain significant environmental effects that will result if the project is implemented, all significant effects that can feasibly be avoided or mitigated will be by the imposition of conditions and/or mitigation measures. Based on current State Law, unavoidable air quality impacts are common with many projects such as the proposed industrial warehouse project.

The Notice of Availability related to the Draft EIR was released by the City for public comment on February 17, 2021 and concluded on May 2, 2021.  A total of eleven (11) letters were received. These comments were provided by: Sanitation District of Los Angeles County, Edward and Margaret Curren, County of Los Angeles Public Health, Golden State Environmental Justice Alliance, Frederick S. Barbosa and Rebecca A. Barbosa, SWAPE, James Trenkamp and Charlotte Santos, John Chico, Los Angeles Country Sanitation Districts, California Air Resources Board (CARB) and State of California Department of Justice (DOJ). The comment letter from the DOJ was not included in the Response to Comments and not a part of the FEIR because it was received May 25, 2021, almost two (2) months after the closing of the comment period. The letter was still fully analyzed and has been included as an attachment. The remaining comment letters and responses to comments have been included in the FEIR.

ANALYSIS
General Plan Analysis
In order to adopt a General Plan Amendment, the amendment must be in the public interest. Staff recommends that the City Council make the following findings:

1. The approval of the proposed General Plan Amendment for property located at 5175 Vincent Avenue, specifically APN 8417-034-016, will resolve the inconsistency between M-2 “Heavy Manufacturing” zoning designation on a portion of the lot and the Residential General Plan land use designation. Therefore, the proposed General Plan Amendment is consistent with Section California Government Code Section 65358(a) (Amendments), “If it deems it to be in the public interest, the legislative body may amend all or part of an adopted general plan.” 

2. The site is adequate in size, shape, topography, location, and other factors to accommodate an industrial development in that the subject property is approximately ±26.05 acres.

3. Adequate street access is available via Vincent Avenue. 

4. Adequate utilities and public services are or will be available to serve the proposed development.

5. The use, as described herein, will be compatible with the existing and intended character of the area, in that the site is located in an area zoned with industrial, residential and outdoor uses and is surrounded by uses of similar and greater intensity. Therefore, the proposed use is compatible with the surrounding uses.

6. The proposed use, as described herein, will not be materially detrimental to the public welfare or injurious to the adjacent properties in that the development of an industrial building will continue to be industrial and consistent with abutting uses.

Site Plan & Design Review Analysis
Before any Site Plan and Design Review is approved, the applicant must show, to the satisfaction of the Planning Commission and the City Council, the existence of the following findings of fact.  Staff has determined that the findings can be made based on the analysis below:

1. The proposed project is in conformance with the general plan, zoning ordinance, and other ordinances and regulations of the City.

The subject site is zoned M-2 (Heavy Manufacturing) and has a General Plan land use designation of Industrial/Business Park and Residential. A General Plan Amendment (Map) is proposed to change the designation of a small portion of the subject property from Residential to Industrial/Business Park. The proposed construction of a new building exceeding 10,000 square feet is subject to a Site Plan and Design Review (DA). The prospective use is currently unknown but there are many potential uses that are permitted by right due to the current zoning designation but certain uses would be not be allowed or would be subject to a Conditional Use Permit. 

2. [bookmark: _Hlk84076125]The proposed project is in conformance with any redevelopment plan and regulations of the community redevelopment agency and any executed owner's participation agreement or disposition and development agreement. 

This finding is no longer applicable, as Irwindale Community Redevelopment Agency no longer exists. 

3. The following are so arranged as to avoid traffic congestion, to ensure the public health, safety, and general welfare, and to prevent adverse effect on surrounding properties:

a) Facilities and improvements,
The proposed building is setback approximately 150’-0” feet from vehicle ingress to accommodate projected queuing, thus avoid overflow onto Vincent Avenue. All structures and infrastructure improvements will be constructed to current code and completed prior to Certificate of Occupancy. 

b) Pedestrian and vehicular ingress, egress, and internal circulation,
	There is no proposed through-site access. The site is bordered by industrial buildings to the north, a County-owned pit to the south, unincorporated residential to the east and a vacant lot the west. Vincent Avenue serves as the only vehicular access to the site. 

c) Setbacks,
The project has been designed to comply with the required minimum setbacks for the M-2 (Heavy Manufacturing) zone. 

d) Height of buildings,
There is no maximum building height restriction within the M-2 (Heavy Manufacturing) zone. Nonetheless, the proposed building has been designed to complement the massing and height of the existing buildings in the area, as well as, take advantage of the prominence of the location to serve as an attractive gateway statement. 
 
e) Signs,
Based on the approximate square footage of the medical office building, the allowable amount of wall signage would equate to ±5,457 square feet. Freestanding signs would be limited to 150 square feet regardless of building size. Like other recently approved, large-scale projects, staff incorporates a Condition of Approval that requires the applicant to prepare a comprehensive sign program. The sign program includes but is not limited to sign type, square footage allowances, placement, illumination, quantity, colors and materials. 

f) Mechanical and utility service equipment,
Site has been designed to attractively screen all rooftop and surface level mechanical equipment and storage area.   			

g) Landscaping,
The landscaping requirement has been met through considered choices of plantings appropriate to the location, building type, and building scale. 

h) Grading,
	Project has been designed to take advantage of the existing topography, thus reducing grading activities on site. 	

i) Lighting,
All lighting is designed to complement the structures and oriented to properly illuminate the site as not to create “dark pockets” that could support nefarious activities or spill onto other properties, creating a nuisance.  

j) Parking,
IMC Subsection 17.64.030.P(2) “Offices not providing customer service on the premises”  requires a minimum  one (1) parking space for each two (2) employees on the maximum (most workers) working shift or one (1) space for each 350 square feet of gross floor area, whichever is the greater and IMC Subsection 17.64.030(V) “Warehouse and storage buildings” requires one (1) parking space for each 1,000 square feet of the first 20,000 square feet of gross floor area, one (1) space for each 2,000 square feet for the next 20,000 square  feet of gross floor area and one (1) space for each 4,000 square feet for all floor area over 40,000 square feet of gross floor area. Based on the proposed square footage, the project requires 183 stalls and 199 standard-sized stalls are being proposed. In addition to providing parking for passenger vehicles, there are 18 bicycle parking stalls and space for 181 trailer stalls. The current IMC does not have a minimum stall size for trailers; however, the proposed stalls measure 10’-0 x 53’-0. All parking is surface parking; there are no proposed parking structures or subterranean lots. 
 
k) Drainage,
A Water Quality Management Plan (WQMP) has been prepared to address hydrology and drainage.   

l) Intensity of land use.
The project is located on a flat, primarily rectangular lot. Mining of the site began in the 1930s and was completed in the 1970s. The City then began backfilling the site with a variety of construction debris (e.g., soil, concrete, asphalt, rebar, bricks, and cinder blocks) and other inert materials. The last entitlement, approved by the Planning Commission on October 1, 2009, was for the remediation and filling of the pit. Operations began approximately May 2010 and were completed on April 11, 2019. The proposed industrial warehouse building is consistent with the General Plan designation of Industrial/Business Park and Zoning designation of M-2 (Heavy Manufacturing), as well as adjacent industrial land uses.

4. The proposed development is consistent with applicable city design guidelines and historic design themes, and provides for appropriate exterior building design and appearance consistent and complementary to present and proposed buildings and structures in the vicinity of the subject project while still providing for a variety of designs, forms and treatments.

The proposed tilt-up building incorporates many of the desired design elements from the Commercial and Industrial Design Guidelines including but not limited to façade elements, roofs and parapets, materials and colors. The layout, landscaping and design of the site also incorporated encouraged design principles. For example, the use of an authentic period style compatible with City context, new buildings that draw upon the fundamental characteristics of existing buildings in the City, façade depth of plans and variations on all sides, including varied rooflines, berms, meandering sidewalks and multi-layered landscaping.  

FISCAL IMPACT
The entire cost for the development will be covered by the Applicant/Developer. There will be no impact on the City’s budget. This project is not subject to Development Impact Fees (DIF) because it was submitted prior to the adoption of Ordinance No. 726 (July 11, 2018).

ATTACHMENTS
A. Project Plans and General Plan Maps 
B. CC EIR Denial Resolution No. 2021-79-3291
C. CC GPA No. 02-2017 Denial Resolution No. 2021-80-3292
D. CC SP&DR(DA) No. 04-2017 Denial Resolution No. 2021-81-3293
E. CC EIR Approval Resolution No. 2021-82-3294
F. CC GPA No. 02-2017 Approval Resolution No. 2021-83-3295
G. CC SP&DR(DA) No. 04-2017 Approval Resolution No. 2021-84-3296 (Single Building)
H. CC SP&DR(DA) No. 04-2017 Approval Resolution No. 2021-88-3300 (Three Building)
I. Draft EIR (SCH# 2018121056) – Electronic Files via: USB Drive and download:
https://www.irwindaleca.gov/400/5175-Vincent-Avenue
J. Final EIR, Findings of Fact & Statement of Overriding Consideration (SCH# 2018121056) – Electronic Files via: USB Drive and download:
https://www.irwindaleca.gov/400/5175-Vincent-Avenue
K. Technical Appendices – Electronic Files via: USB Drive and download:
https://www.irwindaleca.gov/400/5175-Vincent-Avenue
L. PC Staff Reports, July 21, 2021 & September 15, 2021
M. PC Resolution Nos. 808(21), 809(21) and 810(21)
N. State of California Department of Justice Letter, received May 25, 2021
O. San Gabriel Valley Economic Partnership Letter, received June 14, 2021
P. Shepherd’s Pantry Letter, received June 14, 2021
Q. Irwindale Chamber of Commerce Letter, received July 1, 2021
R. Irwindale Lions Club, received July 14, 2021
S. Email from Alex Zamora, received September 15, 2021
T. Email from Richard Licerio, received September 15, 2021
U. Purchase and Sale Agreement
V. Resolution No. 2015-70-2799
W. City Council Meeting Minutes, October 28, 2015 
X. Ordinance No. 726, adopted July 11, 2018
Y. Draft PC Meeting Minutes, August 9, 2021
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