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City of Sierra Madre 

Agenda Report 

Kelly Kriebs, Mayor 
Robert Parkhurst, Mayor Pro Tem 
Edward Garcia, Council Member 
Gene Goss, Council Member 
Kristine Lowe, Council Member 
 
Michael Amerio, City Treasurer 

TO: Honorable Mayor and City Council  

FROM: Clare Lin, Planning and Community Preservation Manager 
Aleks Giragosian, City Attorney 

 

REVIEWED BY: Jose Reynoso, City Manager  

DATE: February 27, 2024  

SUBJECT: TENTATIVE TRACT MAP 22-01, INCLUDING VESTING 
TENTATIVE TRACT MAP NO. 83966, FOR THE SUBDIVISION OF 
THE 17-ACRE SITE INTO 42-SINGLE FAMILY RESIDENTIAL 
LOTS, 6 OPEN SPACE LOTS AND ONE CITY PUBLIC PARK AT 
700 NORTH SUNNYSIDE AVENUE 

 

STAFF RECOMMENDATION 

It is recommended that the City Council hold a public hearing, consider all pertinent 
testimony, and discuss Tentative Tract Map application 22-01, including Vesting Tentative 
Tract Map No. 83966. 
 
ALTERNATIVES 

1. Adopt City Council Resolution 24-12 as presented, approving the application for 
Tentative Tract Map 22-01, subject to the conditions of approval; or 

2. Adopt City Council Resolution 24-12 with modifications; or 

3. Deny the Tentative Tract Map application, identifying the findings that support the 
City Council denial; or 

4. Continue the public hearing and provide direction to staff and applicant. 

SUMMARY 

The applicant, NUWI-Sierra Madre LLC, is requesting that the City Council consider 
Tentative Tract Map application 22-01, approving Vesting Tentative Tract Map No. 83966, 
which subdivides the 17-acre site into 42 single-family residential lots, 6 open space lots, 
and one city public park for the (“Project”) known as The Meadows at Bailey Canyon, 
located at 700 North Sunnyside Avenue.  
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The Planning Commission held a public hearing on February 1, 2024 and adopted 
Planning Commission Resolution 24-01, Attachment B, recommending approval to the 
City Council of the Tentative Tract Map application 22-01 and Vesting Tentative Tract 
Map No. 83966, for the subdivision of 42 residential lots, 6 open space lots and one city 
park lot, finding that the proposed Vesting Tentative Tract Map is consistent with the 
Meadows at Bailey Canyon Specific Plan, included herein as Attachment G. 
 
The Planning Commission adopted Resolution 24-01 subject to staff-level confirmation 
regarding (1) whether Vesting Tentative Tract Map No. 83966 must be submitted to the 
California Department of Forestry and Fire Prevention (“Cal Fire”) for review; and, (2) if 
Cal Fire is required to review the document, whether Cal Fire has any comments that 
must be incorporated into the Resolution as conditions of approval. Staff confirmed that 
Cal Fire is not required to review Vesting Tentative Tract Map No. 83966. Included as 
Attachment M is a letter from Cal Fire to that effect. 

BACKGROUND 

The Congregation of the Passion, 
Mater Dolorosa Community, a 
California charitable corporation, 
operates a 90-guest retreat center 
in Sierra Madre (“Mater Dolorosa”). 
Mater Dolorosa owns the property 
(Assessor’s Parcel Number 5761-
002-008) located at 700 North 
Sunnyside Avenue, Sierra Madre, 
CA 91024 (“Property”). In 
partnership with NUWI-Sierra 
Madre LLC (“Applicant”), Mater 
Dolorosa and the Applicant desire 
to construct up to 42 single-family detached residential units on approximately 17.30 
acres of its property. The proposed “Project” is referred to as “The Meadows at Bailey 
Canyon.”  
 
The Project includes the Meadows at Bailey Canyon Specific Plan (“Specific Plan”), which 
identifies approximately 9.19 acres of the 17.30-acre Project site to be developed for 
single-family residential uses; 3.68 acres developed as roadway; and approximately 3.39 
acres developed as open space, which includes a 3.04-acre neighborhood public park, 
and a 1.04 acre landscaped buffer at the northern portion of the Project site. The Project 
site is located north of the intersection of North Sunnyside Avenue and Fairview Avenue. 
Primary access to the Project site is provided via North Sunnyside and secondary access 
is West Carter Avenue.  
 
On September 20, 2022, the City Council approved Resolution No. 22-58, approving a lot 
line adjustment, approving a General Plan Land Use Map amendment, and certifying an 
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Environmental Impact Report and Mitigation Monitoring and Reporting Program and 
adopting CEQA Findings for the Project. On September 27, 2022, the City Council 
adopted Ordinance No. 1461, adopting the Specific Plan, approving a zoning map 
amendment, and approving the Development Agreement.  
 
An ordinance usually takes effect within 30 days after its adoption. However, referendum 
proponents succeeded in collecting enough signatures to qualify for a ballot measure to 
referend Ordinance No. 1461. As a result, the Ordinance NO. 1461 did not take effect 
until the City Council adopted Resolution No. 23-41 on May 23, 2023, certifying the results 
of the special election rejecting the referendum. 
 
The Applicant submitted the Tentative Tract Map application, which includes Vesting 
Tentative Tract Map No. 83966, on October 03, 2022, and the application was deemed 
complete on November 14, 2022. The City and Applicant agreed to pause processing the 
application until after the special election on the referendum. The application was 
resumed on September 23, 2023. 
 
A Tentative Tract Map is a type of subdivision map that shows the layout of a proposed 
subdivision, including the general description of the associated infrastructure. The 
Tentative Tract Map also sets conditions such as access, frontage, grading 
improvements, stormwater protection, and so forth which must be met before a Final Map 
can be recorded on title. An approved Tentative Map does not divide the property, rather 
it sets the conditions under which the division can occur. Only a recorded Final Map 
divides a property. 
 
The application includes a vesting tentative tract map for the proposed Project to 
subdivide it into 42 single-family residential lots, 6 open space lots, and one city public 
park. The property is zoned Residential single-family with a land use designation of 
Residential Low Density. The Tentative Tract Map application meets the minimum 
requirements based on an analysis Title 16 and Title 17 of the Municipal Code and the 
Specific Plan.  
 
The Planning Commission held a public hearing on February 1, 2024 and adopted 
Planning Commission Resolution 24-01, herein included as Attachment B, 
recommending approval to the City Council of the Tentative Tract Map application 22-01, 
including Vesting Tentative Tract Map No. 83966, finding that the proposed Vesting 
Tentative Tract Map is consistent with the Meadows at Bailey Canyon Specific Plan. 

CRITERIA FOR REVIEW OF THE SUBDIVISION 

The Project is subject to the following requirements: 

 State Law (including the Subdivision Map Act, the Housing Accountability Act, 
and the Housing Crisis Act); 

 The Development Agreement; 
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 The Specific Plan; and  

 Title 16 (Subdivisions) of the Sierra Madre Municipal Code. 
Each requirement is discussed below in turn.  
 
State Law and Statutory Constraints 
 
Five Hearing Rule: 
 
Government Code Section 65905.5, subdivision (a), states: 

Notwithstanding any other law, if a proposed housing development project 
complies with the applicable, objective general plan and zoning standards 
in effect at the time an application is deemed complete, after the application 
is deemed complete, a city, county, or city and county shall not conduct 
more than five hearings pursuant to Section 65905, or any other law, 
ordinance, or regulation requiring a public hearing in connection with the 
approval of that housing development project. If the city, county, or city and 
county continues a hearing subject to this section to another date, the 
continued hearing shall count as one of the five hearings allowed under this 
section. The city, county, or city and county shall consider and either 
approve or disapprove the application at any of the five hearings allowed 
under this section consistent with the applicable timelines under the Permit 
Streamlining Act (Chapter 4.5 (commencing with Section 65920)). 
 

The Meadows Project is a “housing development project.” The Tentative Tract Map is a 
discretionary approval “in connection with the approval of that housing development 
project.” Staff determined the Tentative Tract Map application is complete. Therefore, the 
City Council and Planning Commission “shall not conduct more than five hearings” to 
approve or disapprove the Tentative Tract Map under Section 65905.5. 
 
Limited Discretion Under the Housing Accountability Act: 
 
Government Code section 65589.5, subdivision (j)(1), states:  
 

When a proposed housing development project complies with applicable, 
objective general plan, zoning, and subdivision standards and criteria, 
including design review standards, in effect at the time that the application 
was deemed complete, but the local agency proposes to disapprove the 
project or to impose a condition that the project be developed at a lower 
density, the local agency shall base its decision regarding the proposed 
housing development project upon written findings supported by a 
preponderance of the evidence on the record that both of the following 
conditions exist: 
(A) The housing development project would have a specific, adverse impact 
upon the public health or safety unless the project is disapproved or 
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approved upon the condition that the project be developed at a lower 
density. As used in this paragraph, a “specific, adverse impact” means a 
significant, quantifiable, direct, and unavoidable impact, based on objective, 
identified written public health or safety standards, policies, or conditions as 
they existed on the date the application was deemed complete. 
(B) There is no feasible method to satisfactorily mitigate or avoid the 
adverse impact identified pursuant to paragraph (1), other than the 
disapproval of the housing development project or the approval of the 
project upon the condition that it be developed at a lower density. 

 
The Housing Accountability Act limits the City Council and Planning Commission’s 
options with respect to the Tentative Tract Map. If the City Council and agrees with staff’s 
determination that the Tentative Tract Map “complies with applicable, objective general 
plan, zoning, and subdivision standards and criteria,” then the City Council’s cannot 
disapprove the Tentative Tract Map or impose a condition that would lower the proposed 
density. If the City Council is inclined to disapprove the Tentative Tract Map or reduce the 
project’s density, it will need to find that the Tentative Tract Map has a “specific, adverse 
impact upon the public health or safety” and there is no method to “satisfactorily mitigate 
or avoid the adverse impact.” Under Section 65589.5, non-objective standards, as that 
term is defined under the Housing Accountability Act, cannot be used to disapprove the 
Tentative Tract Map or reduce the Project’s density. 
 
CAL FIRE Notice & Comment 
 
Cal Fire had the opportunity to consider the Project on three occasions. Cal Fire chose 
not to comment at each opportunity. 
 
Government Code, Section 65302, subdivision(g)(3), states, “Upon the next revision of 

the housing element on or after January 1, 2014, the safety element shall be 
reviewed and updated as necessary to address the risk of fire for land classified 
as state responsibility areas, as defined in Section 4102 of the Public Resources 
Code, and land classified as very high fire hazard severity zones, as defined in 
Section 51177. Under Government Code section 51177, subdivision (i), “very high 
fire hazard severity zone” or “VHFHSZ” means “an area designated as a very high 
fire hazard severity zone by the State Fire Marshal pursuant to Section 51178 that 
is not a state responsibility area.” The Project is located in a VHFHSZ in the Local 
Responsibility Area of the city. 

 
An updated Safety Element was adopted along with the State-compliant City of Sierra 
Madre 6th Cycle Housing Element which included Meadows housing development project. 
On November 5, 2021, The Safety Element was reviewed and found compliant by CAL 
FIRE. No comments on the Project were received. 
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Under 14 CCR 15085(a), “As soon as the draft EIR is completed, a notice of completion 
must be filed with the Office of Planning and Research ….” Under 14 CCR 
15086(a), the City of Sierra Madre is required to consult with responsible agencies 
and any other state agency with jurisdiction.  

 
The city published the Notice of Completion on August 2, 2021. Cal Fire was among the 
state agencies reviewing the Project. The review period ended on October 4, 2021, and 
Cal Fire did not provide comments on the Draft EIR by the deadline. 
 
 
14 CCR 12704.04(a) states, “the [City] shall provide the Director of the California 

Department of Forestry and Fire Protection (CAL FIRE) or their designee with 
notice of applications for Building permits, tentative parcel maps, tentative maps, 
and installation or use permits for construction or Development within the SRA, or 
if after July 1, 2021, the VHFHSZ.” As such, the Planning Commission adopted 
Resolution 24-01 subject to staff-level confirmation regarding (1) whether Vesting 
Tentative Tract Map No. 83966 must be submitted to the California Department of 
Forestry and Fire Prevention (“Cal Fire”) for review; and, (2) if Cal Fire is required 
to review the document, whether Cal Fire has any comments that must be 
incorporated into the Resolution as conditions of approval.  

 
The city previously communicated with Cal Fire on this issue, and it was the city’s 
understanding that the regulation cited above was a misprint and, thus, no such 
notification obligation existed. However, on February 11, 2024, the city’s Fire Marshal 
formally notified Cal Fire about the Tentative Tract Map. Subsequently, on February 16, 
2024, Cal Fire responded, stating, “We received the notification of your intent to 
potentially approve a Tentative Tract Map within the LRA VHFHSZ of the City of Sierra 
Madre. The notification completes the requirements of 14 CCR 1270.04 for the City of 
Sierra Madre. The Department of Forestry and Fire Protection will not be reviewing or 
commenting on the Tentative Tract Map.” “Attachment M contains a copy of that 
correspondence for reference.  
 
Development Agreement Conditions 
 
The Development Agreement was entered into by and among the City of Sierra Madre, 
Mater Dolorosa, and the Applicant. The Development Agreement was adopted by the City 
Council via Ordinance No. 1461 on September 27, 2022. However, due to the special 
election on the question to referend Ordinance No. 1461, the ordinance did not take effect 
until the City Council adopted Resolution No. 23-41 on May 23, 2023, certifying the results 
of the special election rejecting the referendum. 
 
Subsequent Discretionary Permit Approvals: 
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The Development Agreement contemplated the following three subsequent discretionary 
approvals required to advance the Project:  

 a subdivision map application submitted by the Congregation to create the Open 
Space Configuration (DA § 3(a)); 

 a subdivision map application submitted by NUWI-Sierra Madre LLC to subdivide 
the lots consistent with the The Meadows Specific Plan (DA § 4(a)(i)); 

 a design review permit application submitted by NUWI-Sierra Madre LLC to 
design the units consistent with the The Meadows Specific Plan (DA § 4(a)(ii)); 

 
The discretionary approval before the Planning Commission only deals with the second 
item — a subdivision map application submitted by NUWI-Sierra Madre LLC to subdivide 
the lots consistent with the The Meadows Specific Plan (DA § 4(a)(i)). While the Planning 
Commission may request an update on the status of the other applications, all of which 
must be submitted by May 23, 2025, the Planning Commission cannot tie the approval of 
this discretionary permit to any others. 
 
Findings for a Tentative Tract Map: 
 
The Development Agreement does not establish the findings that need to be made to 
approve or disapprove a Tentative Tract Map. However, it does establish certain 
preconditions to approval. Section 4(e)(ii) of the Development Agreement states, “The 
Developer will submit a site plan for utilities concurrently with its Tentative Tract Map 
application.” Staff confirms the site plan for utilities was submitted. 
 
Section 4(a)(iii) of the Development Agreement states, “Neither the Tentative Tract Map 
nor the Design Review Permit may be approved if the Developer is found to be in default 
in accordance with Section 12.” Section 12 of the Development Agreement lays out the 
procedure for providing notice to a party of a default of a condition required under the 
Development Agreement. To date, no party has provided the other of a notice of default.  
 
Carter Avenue Offsite Improvements:  
 
Section 4(i) of the Development Agreement mandates the offsite improvement of Carter 
Avenue. The offsite improvements are a condition of approval of the Tentative Tract Map, 
not a finding or element in the City Council and Planning Commission’s consideration of 
the Tentative Tract Map. Section 4(i)(ii) of the Development Agreement states, 
“Acquisition of the Carter Avenue Right of Way shall be a prerequisite to the recordation 
of the final tract map.” Staff has added this condition to the Conditions of Approval.  
 
Applicant has submitted draft improvement plans to Los Angeles County Land 
Development Division. These plans will result in the following: (1) widening of carter to 
provide two vehicular travel lanes (2) provide ADA accessible sidewalk, (3) install a new 
catch basin on the south side of Carter, and (4) add curb and gutter to improve flood 
control for existing homeowners. 
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Title 16 – Subdivisions 

A vesting tentative map shall be filed in the same form and have the same contents, 
accompanying data and reports and shall be processed in the same manner as set forth 
in this title for a tentative map pursuant to Title 16 of the Sierra Madre Municipal Code. 
All documents required under SMMC 16.12.040 and Section 16.52.040 were submitted 
by the Applicant.  

Staff reviewed the materials submitted and deemed the application complete. The city 
contracted a third party review, Willdan Engineering, include the team of land surveyor, 
civil engineer to conduct the technical reviews. The Planning and Public Work 
Departments, including Utilities and Tree preservation, Fire Marshal and Fire Department 
conducted reviews and provided comments included in the Conditions of Approval, herein 
as Attachment D. 

ANALYSIS 

Vesting Tentative Tract Map  
Zoning: Specific Plan (SP) Residential Single Family Zone (R-1) 
General Plan Designation: Residential Low Density (RL) 
 
The Vesting Tentative Tract Map includes the following — Specific Plan (SP), Residential 
Single Family (R-1), Open Space (OS) Zones, and Residential Low Density (RL) and 
Constructed Open Space (COS) Uses. 
 

Proposed Lots 

LOT LOT FRONTAGE WIDTH (FT) LOT AREA (SF) LOT AREA (AC) ZONING LAND USE 

1 98.5 21,535 0.49 R-1/SP RL 

2 70.5 11,648 0.27 R-1/SP RL 

3 80.5 11,264 0.26 R-1/SP RL 

4 76 10,519 0.24 R-1/SP RL 

5 82 11,324 0.26 R-1/SP RL 

6 80 11,027 0.25 R-1/SP RL 

7 94.7 13,027 0.3 R-1/SP RL 

8 99 13,586 0.31 R-1/SP RL 

9 77.8 10,661 0.24 R-1/SP RL 

10 86 12,461 0.29 R-1/SP RL 

11 81.5 9,381 0.22 R-1/SP RL 

12 61.5 7,811 0.18 R-1/SP RL 

13 61.5 7,822 0.18 R-1/SP RL 

14 61.5 7,828 0.18 R-1/SP RL 
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15 61.5 7,812 0.18 R-1/SP RL 

16 61.5 7,821 0.18 R-1/SP RL 

17 61.5 7,829 0.18 R-1/SP RL 

18 61.5 7,811 0.18 R-1/SP RL 

19 61.5 7,811 0.18 R-1/SP RL 

20 61.5 7,811 0.18 R-1/SP RL 

21 61.5 7,834 0.18 R-1/SP RL 

22 63.5 8,954 0.21 R-1/SP RL 

23 63.5 8,350 0.19 R-1/SP RL 

24 63.5 8,347 0.19 R-1/SP RL 

25 63.5 8,344 0.19 R-1/SP RL 

26 63.5 8,350 0.19 R-1/SP RL 

27 63.5 8,346 0.19 R-1/SP RL 

28 63.5 8,345 0.19 R-1/SP RL 

29 63.5 8,350 0.19 R-1/SP RL 

30 63.5 8,350 0.19 R-1/SP RL 

31 63.5 8,348 0.19 R-1/SP RL 

32 61.5 9,239 0.21 R-1/SP RL 

33 61.5 9,256 0.21 R-1/SP RL 

34 61.5 9,255 0.21 R-1/SP RL 

35 61.5 9,249 0.21 R-1/SP RL 

36 61.5 9,253 0.21 R-1/SP RL 

37 61.5 9,255 0.21 R-1/SP RL 

38 61.5 9,249 0.21 R-1/SP RL 

39 61.5 9,254 0.21 R-1/SP RL 

40 61.5 9,256 0.21 R-1/SP RL 

41 61.5 9,256 0.21 R-1/SP RL 

42 61.5 9,218 0.21 R-1/SP RL 

43 N/A 130,940 3.01 OS COS 

A N/A 46,370 1.06 OS COS 

B N/A 5,854 0.13 OS COS 

C N/A 1,380 0.03 OS COS 

D N/A 3,196 0.07 OS COS 

E N/A 2,217 0.05 OS COS 

F N/A 2,438 0.06 OS COS 

 
Specific Plan/R-1 Standards 

Pursuant to Specific Plan, all 42 single-family residential lots meet the minimum 7,800 
square foot lot area. All lots meet the minimum of the 15-foot front yard setback, 5-foot 
side yard setback, and rear setback of 15 feet for lots east of Sunnyside Avenue and 35 
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feet for lots west of Sunnyside Avenue. The same elevation in the same floor plan shall 
not be repeated on any given street, per the Specific Plan and Chapter 17.20 of the Sierra 
Madre Municipal Code. Whenever the Specific Plan contains provisions that establish 
regulations, which are different from, or more restrictive or permissive than would be 
allowed according to the provisions of the SMMC, the Specific Plan shall prevail and 
supersede the applicable provisions of the SMMC. 
 
Retaining Walls 

The map identified proposed retaining walls primarily located in the slope area of each 
tier of the residential lots on “A” “B” and “C” Street, the slope area between Mater Dolorosa 
Retreat Center and the Plan Area, and northwest and southeast corner of the residential 
lots west of Sunnyside Avenue. The retaining wall shall not exceed six feet in height, and 
terraced, each terraced retaining wall shall be separated by a minimum of three feet. The 
total height of an upslope wall system shall be no more than twenty feet. 
 
Public Roads 

The access road extends from the terminus at North Sunnyside Avenue. Extension of 
North Sunnyside Avenue, Carter Avenue, “A” Street, “B” Street, and “C” Street are 
designed to comply with the City’s public street standards and shall be accepted and 
dedicated into the public street system after construction. The process for naming of the 
new roads will be administered by the Public Works Department.  

Tree Preservation and Protection 

The Specific Plan’s Tree and Plating Plan will provide for approximately 490 trees 
throughout the Plan area. The FEIR identified 101 existing trees, including 14 protected 
trees were identified for removal and 10 protected trees will be impacted but not removed. 
within the Plan area. The replacement will meet the City’s Tree Preservation and 
Protection Ordinance under the SMMC, Chapter 12.20, and Tree Replacement Matrix. 
 
Los Angeles County Flood Control District (LACFCD) 

The Plan Area includes an existing LACFCD 36-inch reinforced concrete pipe storm drain 
that runs from the adjacent private properties west of the Plan Area and then runs north 
to south under North Sunnyside Avenue and drains to the municipal separate storm sewer 
system (MS4). MS4 system conveyance route may need to be adjusted and realigned 
with the new street layout. 
 
Grading and Drainage Design 

The existing topography is sloped with a downhill grade in the north to south direction. 
The proposed topography will be altered and form four tiers with a slope between each 
tier. The proposed grading for the proposed subdivision includes a maximum slope ratio 
of 2:1 resulting in earthwork to import 1,360 cubic yards. The proposed Park Detention 
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Basin includes a retention storage gallery system that is designed to mitigate a 50-year 
capital storm event which exceeds the city’s local Low Impact Development Ordinance 
requirements for the retention of the 85th percentile in a 24-hour storm event.  

Utilities and Sewer 

Developer will underground all newly constructed onsite utilities in consultation with the 
City’s Departments of Planning and Community Preservation and Public Works. 
Developer will not be required to underground existing utilities, including, without 
limitation, those utilities along the westerly edge of the Property. 

FINDINGS  

The Vesting Tentative Tract Map Statute shall comply with the provisions of the 
Subdivision Map Act (Government Code Section 66410 et seq.) and Title 16 of the 
Municipal Code. The tentative tract map shall be denied if any of the following findings 
are made by the City Council: 

A. That the proposed map is not consistent with applicable general and specific 
plans;  

This finding cannot be made because the proposed map is consistent with the City’s 
General Plan and the Meadows at Bailey Canyon Specific Plan adopted in 2022. 

 
Goal 2: Preserve and enhance the diversity in the character of residential 
neighborhoods ensuring that new development is compatible in its design and scale 
with older established development in the surrounding neighborhood without 
attempting to replicate or mass produce a style of development. 
 
Goal 4: Ensure that development is done to maximize water conservation practices to 
reduce and minimize the impact on the City’s local water supply and the ability to serve 
its water customers. 
 
Goal 5: Institute conservation measures so that the demand for water matches the 
city’s local supply. 
 
Goal 8: Preserve existing and provide additional constructed and natural open space. 
 
Goal 9: Preserve the hillside areas in order to protect the environment and mountain 
views, obtain a balance between developed areas and the hillside wilderness, and 
establish the role of the hillside as an entry point into wildland areas. 

Objective L1: Continuing the existing pattern of residential housing development. 



TTM 22-01 
VTTM No. 83966 
700 Sunnyside Ave 
February 27, 2024  Page 12 

 

341830.1  

 
 

Objective L4: Mitigating the impacts of new development on the City’s open space, 
trees, infrastructure, water, transit services, the character of existing development, 
and other public needs. 
 
Objective L6: Development that is done in harmony with its neighborhood and 
preserves and protects the privacy, mountain, and basin views of neighboring 
properties. 
 
Objective L17: Protecting views to and from hillside areas in order to maintain the 
image and identity of the city as a village of the foothills. 
 
Objective L44: The preservation of natural open space areas as crucial to the 
distinctive character of Sierra Madre, and as a key feature of sustainability and public 
safety. 
 
B. That the design or improvement of the proposed subdivision is not 

consistent with applicable general and specific plans;  

This finding cannot be made because the improvement of the proposed subdivision is 
consistent with City’s General Plan and the Meadows at Bailey Canyon Specific Plan 
adopted in 2022. 

Goal 3: Ensure that development is done in harmony with its neighborhood and 
preserves and protects privacy and mountain views of neighboring properties. 

Goal 1.0: Maintain and enhance the quality of existing housing and ensure that new 
residential development is consistent with Sierra Madre’s small town character. 

Goal 5.0: Promote environmental sustainability through support of existing and new 
development which minimizes reliance on natural resources. 

Objective L7: Development that is compatible in its design and scale with the 
neighborhood. 
 

C. That the site is not physically suitable for the type of development; 

This finding cannot be made because the site is physically suitable for residential 
development (Subdivision Map Act §§ 66474(c) and 66474(d)).  

The residential development is on an approximately 17-acre project site that was 
historically an unused portion of the adjacent Mater Dolorosa Retreat Center. The 
project site is surrounded by urban land uses to the north, residential land uses to the 
west, and south. To the east of the project site is a large flood control facility. As a 
result of the surrounding residential and institutional land uses to the north, west, and 
south, the project site is served by existing utilities and infrastructure. Access to the 
project site is readily available via existing public streets to the south and east. The 
project site does not contain any habitat for sensitive plant or animal species, as noted 
in Chapter 4.4 of the certified Final Environmental Impact Report (“FEIR”) prepared in 
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connection with the adoption of the SP in compliance with the California 
Environmental Quality Act, nor is the project located within any sensitive ecological 
area or designated habitat conservation area. Furthermore, a geotechnical analysis 
included in Chapter 4.7 of the FEIR notes soils within the project site are suitable for 
removal and recompaction to support residential development. No unusual soil 
conditions were discovered upon the completion of a preliminary geotechnical 
investigation, as described in the FEIR. Proposed grading for the proposed 
subdivision includes a maximum slope ratio of 2:1 and the project will result in 
approximately 1,300 cubic yards of import. The project site is not subject to known 
geologic hazards, such as fault zones. A final geotechnical investigation will be 
prepared prior to the issuance of building permits for the project, which will 
demonstrate compliance with the California Building Code and all applicable geologic 
hazards regulations.   

D. That the site is not physically suitable for the proposed density of development; 

This finding cannot be made because the project site is physically suitable for the 
proposed density of subdivision development. 

The proposed density of the approximately 17-acre project site is the unused portion 
of the adjacent Mater Dolorosa Retreat Center is surrounded by urban land uses to 
the north, and residential low-density development to the west and south. To the east 
of the project site is a large flood control facility. The proposed residential low density 
is consistent and continues with the adjacent single-family residential urban fabric in 
structures, streets, sidewalks, and open spaces. 
 

E. That the design of the subdivision or the proposed improvements are likely to 
cause substantial environmental damage or substantially and unavoidably 
injure fish or wildlife or their habitat; 

The design of the subdivision does not cause substantial environmental damage or 
substantially and unavoidably injure fish or wildlife or their habitat. All potential 
significant impacts arising from the development of the residential subdivision, 
including those related to biological resources, historical resources, noise, 
transportation, utilities, and tribal cultural resources will be mitigated below a level of 
significance, as stated in the FEIR. No significant and unavoidable impacts will occur 
as a result of the proposed subdivision project.   Implementation of the mitigation 
monitoring and reporting program (“MMRP”), which was made a condition of SP 
approval and implementation, and will be carried forward to apply for approval of the 
proposed subdivision project, will ensure that any potential environmental impacts will 
be reduced to the maximum extent feasible.  

Furthermore, the project site is characterized by disturbed, fallow land that has been 
subject to regular maintenance and is surrounded by urban land uses to the north, 
west, and south. The site does not contain suitable habitat for any special status plants 
or species, as explained in detail in Chapter 4.4 of the certified FEIR. The project site 
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is not located within a designated habitat conservation area, nor does the project result 
in impacts to designated environmentally sensitive lands.   

Accordingly, the design of the subdivision and proposed improvements are not likely 
to cause substantial environmental damage or injure fish or wildlife or their habitat.   

 
F. That the design of the subdivision or the type of improvements is likely to cause 

serious public health problems; 

This finding cannot be made because the design of the subdivision or type of 
improvements will not be detrimental to public health, safety, and welfare.   

The project would subdivide an approximately 17-acre undeveloped site into 49 total 
lots; 42 residential lots, one public park lot, and six open space lots, consistent with 
the requirements and standards found within the Meadows at Bailey Canyon Specific 
Plan. The project site is primarily characterized by disturbed, fallow land that was 
previously a part of the Mater Dolorosa Passionist Retreat Center and is surrounded 
by urban land uses to the north, west, and south.   The conditions of approval 
proposed to be adopted in connection with the proposed subdivision require the 
proposed project to comply with all applicable provisions of the California Building 
Code, California Energy Code, California Water Code, California Fire Code, California 
Plumbing Code, California Electrical Code, California Mechanical Code, and 
California Green Building Standards Code. Furthermore, the project is also 
conditioned to comply with all water quality standards and obtain coverage under a 
statewide General Construction Activities Stormwater Permit in accordance with the 
requirements of the City’s NPDES municipal stormwater permit. Prior to construction, 
the project is required to prepare a Storm Water Pollution Prevention Plan (“SWPPP”) 
and a Stormwater Quality Management Plan (“SWQMP”), which will include 
construction best management practices, on-site biofiltration and hydromodification 
features, and ongoing permanent BMP maintenance. Any short-term erosion and 
sedimentation impacts associated with the project would be addressed through 
conformance with applicable regulations of the City stormwater permit and NPDES 
standards.   

Compliance with these regulations during and after project construction will be 
enforced through building inspections by the City’s building inspectors. Compliance 
with the standards and regulations included in these conditions will ensure the project 
does not result in adverse impacts on the health, safety, and general welfare of the 
community.   

Moreover, as in the FEIR, all potentially significant impacts, including those related to 
biological resources, historical resources, noise, transportation, utilities, geology, 
hydrology, and tribal cultural resources, will be mitigated below a level of significance. 
No significant and unavoidable impacts occur as a result of the proposed project.   
Implementation of the mitigation monitoring and reporting program (“MMRP”), which 
was adopted and made a condition of SP approval and will carried forward and made 
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a condition of approval of the proposed subdivision will ensure that any potential 
environmental impacts will be reduced to the maximum extent feasible.  

 
G. That the design of the subdivision or the type of improvements will conflict with 

easements, acquired by the public at large, for access through or use of 
property within the proposed subdivision. The governing body may approve a 
map if it finds that alternative easements, for access or for use, will be provided, 
and that these will be substantially equivalent to ones previously acquired by 
the public. This subsection shall apply only to easements of record or to 
easements established by judgment of a court of competent jurisdiction and no 
authority is granted to a legislative body to determine that the public at large 
has acquired easements for access through or use of property within the 
proposed subdivision.  

This finding cannot be made because the subdivision does not conflict with the 
easement for access through or use of property within the proposed subdivision.  

Prior to the approval of the SP, the project site was private property owned by the 
Mater Dolorosa Passionist Retreat Center. Thus, no public access easements exist 
on the project site. Seventeen (17) existing utility easements will be modified or 
quitclaimed, as shown on Sheet 2 of the vesting tentative tract map. All quitclaims are 
related to the relocation of existing utility infrastructure into proposed public streets. 
All existing utility easements have been accommodated by the project design and will 
be relocated, as shown on the vesting tentative tract map. Alongside the construction 
of new utilities and infrastructure, the City will be granted easements related to access, 
ingress and egress, storm drain, water lines, and sewer lines. Electric lines will be 
maintained in their current locations, with existing easements granted to Southern 
California Edison unaffected. Easements will also be granted to the Los Angeles 
County Flood Control District for maintenance of the storm drain system.   

Accordingly, in addition to the fact that there are no existing public access easements 
on the project site, as a result of these newly granted and/or relocated easements, the 
design of the subdivision or type of improvements will not conflict with easements 
acquired by the public at large for access through or use of the property within the 
proposed subdivision.   

FINANCIAL REVIEW/SOURCE OF FUNDING 

There is no financial impact in the preparation of this report; however, staff time was 
incurred and fully recovered in accordance with the Development Agreement. 

ENVIRONMENTAL (CEQA) 



TTM 22-01 
VTTM No. 83966 
700 Sunnyside Ave 
February 27, 2024  Page 16 

 

341830.1  

 
 

The proposed project qualifies for a Categorical Exemption (Class 3), pursuant to Section 
15182(c) - Residential Projects Implementing Specific Plans of the California 
Environmental Quality Act (CEQA). Where a public agency has prepared an EIR on a 
specific plan after January 1, 1980, a residential project undertaken pursuant to and in 
conformity to that specific plan is exempt from CEQA if the project meets the requirements 
of this section. 

The residential projects including land subdivisions and residential planned unit 
developments that are undertaken consistent with the Specific Plan are exempt from 
CEQA, regardless of their location. However, the exemption requires review to ensure 
that the project would not create any new impacts or increase the severity of impacts 
previously disclosed in the original environmental document, as described in Guidelines 
§15162.  

On September 27, 2022, pursuant to 14 Cal. Code of Regulations (CCR) Section 15090, 
the City Council certified that the Meadows at Bailey Canyon Specific Plan Final 
Environmental Report (Final EIR) was completed in compliance with CEQA. Pursuant to 
Public Resources Code Section 21081(a) and 14 CCR Section 15091(a), findings, 
accompanying mitigation measures, and a Mitigation Monitoring Program were also 
approved and adopted by the City.  

State law requires the preparation of an EIR for projects that have the potential for 
environmental impacts. Public Resources Code Section 21002 requires that an EIR 
identify the significant effects of a project on the environment and provide measures or 
alternatives that can mitigate or avoid these effects. The EIR evaluates the environmental 
effects associated with the development of the project and discusses the manner in which 
the project’s significant effects can be reduced or avoided through the implementation of 
mitigation measures or feasible alternatives to the proposed project. Tentative Tract Map 
22-01, including Vesting Tentative Tract Map No. 83966, is a project that is consistent 
with and implements the Meadows at Bailey Canyon Specific Plan. Pursuant to 14 CCR 
Section 15182, projects consistent with an adopted specific plan are exempt from CEQA.  

PUBLIC NOTICE PROCESS 

This item has been noticed through the regular agenda notification process. Notice of this 
hearing was delivered by first class mail to property owners within three thousand feet of 
the boundaries of the subject property in addition to the posting of a sign, providing notice 
of the hearing, at the entrance of the Meadows at Bailey Canyon development site. 
Copies of this report can be accessed on the City’s website at www. sierramadreca.gov. 

ATTACHMENTS 

 
A. City Council Resolution 24-12 
B. Signed Planning Commission Resolution No. 24-01 
C. Vesting Tentative Tract Map 83966 

http://www.cityofsierramadre.com/
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E. CEQA Consistency Checklist  
F. Signed Ordinance 1461 on September 27, 2022 
G. Signed City Council Resolution 22-58 on September 27, 2022 
H. Meadows at Bailey Canyon Specific Plan 
I. Executed Development Agreement 
J. Recorded Lot Line Adjustment 
K. Meadows Final Environmental Impact Report (Final EIR) 
L. Application and supplemental Architectural and Landscape Plans 
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CITY COUNCIL RESOLUTION 24-12 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SIERRA MADRE 
CONDITIONALLY APPROVING A TENTATIVE TRACT MAP 22-01 (TTM 22-01), 

INCLUDING VESTING TENTATIVE TRACT MAP NO. 83966, FOR THE 
SUBDIVISION OF THE 17-ACRE SITE INTO 42-SINGLE FAMILY RESIDENTIAL 
LOTS, 6 OPEN SPACE LOTS AND ONE CITY PUBLIC PARK AT 700 NORTH 

SUNNYSIDE AVENUE 
 
     

THE CITY COUNCIL OF THE CITY OF SIERRA MADRE DOES HEREBY 
RESOLVE: 

 
WHEREAS, an application for a Tentative Tract Map was filed by: 

 
NUWI Sierra Madre, LLC 
2001 Wilshire Boulevard 
Santa Monica, CA  90403 

 
WHEREAS, the Vesting Tentative Map can be described as: 
 
Vesting Tentative Parcel Map No. 83966, a subdivision of the 17-acre site into 42-

single family residential lots, 6 open space lots and one city public park project, also 
known as the Meadows at Bailey Canyon project; and         

 
WHEREAS, the Tentative Parcel Map would apply to the property at 700 North 

Sunnyside Avenue, Sierra Madre, CA 91024, Assessor Parcel Numbers 5761-002-008; 
and 

 
WHEREAS, on September 20, 2022, the City Council adopted the City Council 

Resolution 22-58 certified the Meadows at Bailey Canyon Specific Plan Final 
Environmental Impact Report (Final EIR) was completed in compliance with CEAQ, 
approved General Plan Land Use Map Amendment to Residential Low Density; and 

WHEREAS, on September 27, 2022, the City Council adopted Ordinance 1461 
approved Zoning Map Amendment to Residential Single Family, The Meadows at Bailey 
Canyon Specific plan and the Development Agreement at 700 North Sunnyside Avenue; 
and 

WHEREAS, referendum proponents succeeded in collecting enough signatures to 
qualify for a ballot measure to referend Ordinance No. 1461. As a result, the Ordinance 
NO. 1461 did not take effect until the City Council adopted Resolution No. 23-41 on May 
23, 2023, certifying the results of the special election rejecting the referendum; and 

WHEREAS, the Applicant submitted the Tentative Tract Map application, which 
includes Vesting Tentative Tract Map No. 83966, on October 03, 2022. The City and 

Attachment A 
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Applicant agreed to pause processing the application until after the special election on 
the referendum. The application was resumed on September 23, 2023; and 

WHEREAS, the proposed land subdivision is consistent with the general plan and 
Meadows at Bailey Canyon Specific Plan and 

WHEREAS, on February 1st, 2024, the Planning Commission adopted Planning 
Commission Resolution 24-01 recommending the City Council conditionally approve the 
Tentative Tract Map (TTM 22-01), for the subdivision of the 17-acre site into 42-single 
family residential lots, 6 open space lots and one city public park located at 700 North 
Sunnyside Avenue; and 

WHEREAS, the City Council has received the report and recommendations of 
staff; and 

WHEREAS, following public notice, a public hearing was held before the City 
Council on February 27, 2024 with all testimony being received being made part of the 
public record; and 

WHEREAS, at the said public hearing, the City Council received written and oral 
evidence, all of which evidence is deemed to be part of the record of this proceeding; 

 
WHEREAS, the proposed project qualifies for a Class 3 for a Categorical 

Exemption, pursuant to Section 15182(c) Residential Projects Implementing Specific 
Plans of the California Environmental Quality Act (CEQA) where a public agency has 
prepared an EIR on a specific plan after January 1, 1980, a residential project undertaken 
pursuant to and in conformity to that specific plan is exempt from CEQA if the project 
meets the requirements of this section, pursuant to Section 15315 of the California 
Environmental Quality Act (CEQA); 

 
NOW THEREFORE, in consideration of the evidence received at the hearing, and 

for the reasons discussed by the City Council at said hearing, the City Council now finds 
as follows: 

 
SECTION 1. Recitals. The Recitals above are true and correct and incorporated 
herein by reference. 

 SECTION 2.1. Findings for approval of a tentative parcel map. Pursuant to 
Sierra Madre Municipal Code Section 16.12.080, any action taken by the City Council 
shall be supported by the findings required in Sections 66427.1, 66473.5, 66474, and 
66474.6 of the California Government Code and Section 21100 of the California Public 
Resources Code.  

 SECTION 2.2. Government Code Section 66473.5 relates proposed subdivision 
shall be consistent with a general plan or a specific plan only if the local agency has 
officially adopted such a plan and the proposed subdivision or land use is compatible with 
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the objectives, policies, general land uses, and programs specified in such a plan. 

SECTION 2.3. Pursuant to California Government Code Section 66474.6, the 
proposed subdivision causes no violation of existing requirements prescribed by a 
California regional water quality control board pursuant to Division 7 (commencing with 
Section 13000) of the Water Code, thus disapproval of the proposal may not be found on 
this basis. 

 SECTION 2.4. Pursuant to Sierra Madre Municipal Code and California 
Government Code Section 66474, the tentative tract map or parcel map shall be denied 
if any of the following findings are made by the City Council:  

A. That the proposed map is not consistent with applicable general and specific 
plans;  
This finding cannot be made because the proposed map is consistent with the City’s 
General Plan and the Meadows at Bailey Canyon Specific Plan adopted in 2022. 

 
Goal 2: Preserve and enhance the diversity in the character of residential 
neighborhoods ensuring that new development is compatible in its design and scale 
with older established development in the surrounding neighborhood without 
attempting to replicate or mass produce a style of development. 
 
Goal 4: Ensure that development is done to maximize water conservation practices to 
reduce and minimize the impact on the City’s local water supply and the ability to serve 
its water customers. 
 
Goal 5: Institute conservation measures so that the demand for water matches the 
City’s local supply. 
 
Goal 8: Preserve existing and provide additional constructed and natural open space. 
 
Goal 9: Preserve the hillside areas in order to protect the environment and mountain 
views, obtain a balance between developed areas and the hillside wilderness, and 
establish the role of the hillside as an entry point into wildland areas. 
Objective L1: Continuing the existing pattern of residential housing development. 

Objective L4: Mitigating the impacts of new development on the City’s open space, 
trees, infrastructure, water, transit services, the character of existing development, 
and other public needs. 
 
Objective L6: Development that is done in harmony with its neighborhood and 
preserves and protects the privacy, mountain, and basin views of neighboring 
properties. 
 
Objective L17: Protecting views to and from hillside areas in order to maintain the 
image and identity of the City as a village of the foothills. 
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Objective L44: The preservation of natural open space areas as crucial to the 
distinctive character of Sierra Madre, and as a key feature of sustainability and public 
safety. 
 
B. That the design or improvement of the proposed subdivision is not 

consistent with applicable general and specific plans;  
This finding cannot be made because the improvement of the proposed subdivision is 
consistent with City’s General Plan and the Meadows at Bailey Canyon Specific Plan 
adopted in 2022. 

Goal 3: Ensure that development is done in harmony with its neighborhood, and 
preserves and protects privacy and mountain views of neighboring properties. 

Goal 1.0: Maintain and enhance the quality of existing housing and ensure that new 
residential development is consistent with Sierra Madre’s small town character. 

Goal 5.0: Promote environmental sustainability through support of existing and new 
development which minimizes reliance on natural resources. 

Objective L7: Development that is compatible in its design and scale with the 
neighborhood. 
 

C. That the site is not physically suitable for the type of development; 
This finding cannot be made because the site is physically suitable for residential 
development (Subdivision Map Act §§ 66474(c) and 66474(d)).  

The residential development is on an approximately 17-acre project site that was 
historically an unused portion of the adjacent Mater Dolorosa Retreat Center.  The 
project site is surrounded by urban land uses to the north, residential land uses to the 
west, and south.  To the east of the project site is a large flood control facility.  As a 
result of the surrounding residential and institutional land uses to the north, west, and 
south, the project site is served by existing utilities and infrastructure.  Access to the 
project site is readily available via existing public streets to the south and east.  The 
project site does not contain any habitat for sensitive plant or animal species, as noted 
in Chapter 4.4 of the certified Final Environmental Impact Report (“FEIR”) prepared in 
connection with the adoption of the SP in compliance with the California 
Environmental Quality Act, nor is the project located within any sensitive ecological 
area or designated habitat conservation area.  Furthermore, a geotechnical analysis 
included in Chapter 4.7 of the FEIR notes soils within the project site are suitable for 
removal and recompaction to support residential development.  No unusual soil 
conditions were discovered upon the completion of a preliminary geotechnical 
investigation, as described in the FEIR.  Proposed grading for the proposed 
subdivision includes a maximum slope ratio of 2:1 and the project will result in 
approximately 1,300 cubic yards of import.  The project site is not subject to known 
geologic hazards, such as fault zones.  A final geotechnical investigation will be 
prepared prior to the issuance of building permits for the project, which will 
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demonstrate compliance with the California Building Code and all applicable geologic 
hazards regulations.   

D. That the site is not physically suitable for the proposed density of development; 
This finding cannot be made because the project site is physically suitable for the 
proposed density of subdivision development. 

The proposed density of the approximately 17-acre project site is the unused portion 
of the adjacent Mater Dolorosa Retreat Center is surrounded by urban land uses to 
the north, and residential low-density development to the west and south.  To the east 
of the project site is a large flood control facility.  The proposed residential low density 
is consistent and continues with the adjacent single-family residential urban fabric in 
structures, streets, sidewalks, and open spaces. 
 

E. That the design of the subdivision or the proposed improvements are likely to 
cause substantial environmental damage or substantially and unavoidably 
injure fish or wildlife or their habitat; 
The design of the subdivision does not cause substantial environmental damage or 
substantially and unavoidably injure fish or wildlife or their habitat. All potential 
significant impacts arising from the development of the residential subdivision, 
including those related to biological resources, historical resources, noise, 
transportation, utilities, and tribal cultural resources will be mitigated below a level of 
significance, as stated in the FEIR.  No significant and unavoidable impacts will occur 
as a result of the proposed subdivision project.   Implementation of the mitigation 
monitoring and reporting program (“MMRP”), which was made a condition of SP 
approval and implementation, and will be carried forward to apply for approval of the 
proposed subdivision project, will ensure that any potential environmental impacts will 
be reduced to the maximum extent feasible.  

Furthermore, the project site is characterized by disturbed, fallow land that has been 
subject to regular maintenance and is surrounded by urban land uses to the north, 
west, and south.  The site does not contain suitable habitat for any special status 
plants or species, as explained in detail in Chapter 4.4 of the certified FEIR.  The 
project site is not located within a designated habitat conservation area, nor does the 
project result in impacts to designated environmentally sensitive lands.   

Accordingly, the design of the subdivision and proposed improvements are not likely 
to cause substantial environmental damage or injure fish or wildlife or their habitat.   

 
F. That the design of the subdivision or the type of improvements is likely to cause 

serious public health problems; 
This finding cannot be made because the design of the subdivision or type of 
improvements will not be detrimental to public health, safety, and welfare.   

The project would subdivide an approximately 17-acre undeveloped site into 49 total 
lots; 42 residential lots, one public park lot, and six open space lots, consistent with 
the requirements and standards found within the Meadows at Bailey Canyon Specific 
Plan.  The project site is primarily characterized by disturbed, fallow land that was 
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previously a part of the Mater Dolorosa Passionist Retreat Center and is surrounded 
by urban land uses to the north, west, and south.   The conditions of approval 
proposed to be adopted in connection with the proposed subdivision require the 
proposed project to comply with all applicable provisions of the California Building 
Code, California Energy Code, California Water Code, California Fire Code, California 
Plumbing Code, California Electrical Code, California Mechanical Code, and 
California Green Building Standards Code.  Furthermore, the project is also 
conditioned to comply with all water quality standards and obtain coverage under a 
statewide General Construction Activities Stormwater Permit in accordance with the 
requirements of the City’s NPDES municipal stormwater permit.  Prior to construction, 
the project is required to prepare a Storm Water Pollution Prevention Plan (“SWPPP”) 
and a Stormwater Quality Management Plan (“SWQMP”), which will include 
construction best management practices, on-site biofiltration and hydromodification 
features, and ongoing permanent BMP maintenance.  Any short-term erosion and 
sedimentation impacts associated with the project would be addressed through 
conformance with applicable regulations of the City stormwater permit and NPDES 
standards.   

Compliance with these regulations during and after project construction will be 
enforced through building inspections by the City’s building inspectors.  Compliance 
with the standards and regulations included in these conditions will ensure the project 
does not result in adverse impacts on the health, safety, and general welfare of the 
community.   

Moreover, as in the FEIR, all potentially significant impacts, including those related to 
biological resources, historical resources, noise, transportation, utilities, geology, 
hydrology, and tribal cultural resources will be mitigated below a level of significance.  
No significant and unavoidable impacts occur as a result of the proposed project.   
Implementation of the mitigation monitoring and reporting program (“MMRP”), which 
was adopted and made a condition of SP approval and will carried forward and made 
a condition of approval of the proposed subdivision will ensure that any potential 
environmental impacts will be reduced to the maximum extent feasible.  

 
G. That the design of the subdivision or the type of improvements will conflict with 

easements, acquired by the public at large, for access through or use of 
property within the proposed subdivision. The governing body may approve a 
map if it finds that alternative easements, for access or for use, will be provided, 
and that these will be substantially equivalent to ones previously acquired by 
the public. This subsection shall apply only to easements of record or to 
easements established by judgment of a court of competent jurisdiction and no 
authority is granted to a legislative body to determine that the public at large 
has acquired easements for access through or use of property within the 
proposed subdivision.  
This finding cannot be made because the subdivision does not conflict with the 
easement for access through or use of property within the proposed subdivision.  
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Prior to the approval of the SP, the project site was private property owned by the 
Mater Dolorosa Passionist Retreat Center.  Thus, no public access easements exist 
on the project site.  Seventeen (17) existing utility easements will be modified or 
quitclaimed, as shown on Sheet 2 of the vesting tentative tract map.  All quitclaims are 
related to the relocation of existing utility infrastructure into proposed public streets.  
All existing utility easements have been accommodated by the project design and will 
be relocated, as shown on the vesting tentative tract map.  Alongside the construction 
of new utilities and infrastructure, the City will be granted easements related to access, 
ingress and egress, storm drain, water lines, and sewer lines.  Electric lines will be 
maintained in their current locations, with existing easements granted to Southern 
California Edison unaffected.  Easements will also be granted to the Los Angeles 
County Flood Control District for maintenance of the storm drain system.   

Accordingly, in addition to the fact that there are no existing public access easements 
on the project site, as a result of these newly granted and/or relocated easements, the 
design of the subdivision or type of improvements will not conflict with easements 
acquired by the public at large for access through or use of the property within the 
proposed subdivision.   

SECTION 3. Environmental. The proposed project qualifies for a Categorical 
Exemption (Class 3), pursuant to Section 15182(c) Residential Projects Implementing 
Specific Plans of the California Environmental Quality Act (CEQA) where a public agency 
has prepared an EIR on a specific plan after January 1, 1980, a residential project 
undertaken pursuant to and in conformity to that specific plan is exempt from CEQA if the 
project meets the requirements of this section. The residential projects including land 
subdivisions and residential planned unit developments that are undertaken consistent 
with the Specific Plan are exempt from CEQA, regardless of their location. However, the 
exemption requires review to ensure that the project would not create any new impacts 
or increase the severity of impacts previously disclosed in the original environmental 
document, as described in Guidelines §15162.  

SECTION 4. Housing Accountability Act. Pursuant to California Government 
Code Section 65589.5, subdivision (j), and whereas findings for approval of a Tentative 
Tract Map is consistent with this section of the California Government Code, the City 
Council hereby finds that the proposed subdivision project will not have a significant, 
quantifiable, direct, and unavoidable impact upon the public health or safety. Thusly, 
grounds for disapproval of the project may not be made upon this basis nor shall the 
project be conditioned to require development at a lower density. 

 SECTION 5. Severability. If any sections, subsections, subdivisions, paragraph, 
sentence, clause or phrase of this Ordinance or any part hereof or exhibit hereto is for 
any reason held to be invalid, such invalidity shall not affect the validity of the remaining 
portions of this Ordinance or any part thereof or exhibit thereto. The City Council hereby 
declares that it would have passed each section, subsection, subdivision, paragraph, 
sentence, clause or phrase hereof, irrespective of the fact that anyone or more sections, 
subsections, subdivisions, paragraph, sentences, clauses or phrases be declared invalid. 
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SECTION 6.  Certification. The City Clerk shall attest to the passage and adoption 
of this Resolution by the City Council and shall cause the same to be listed in the records 
of the City. 
 

PURSUANT TO THE ABOVE, IT IS RESOLVED that the City Council 
conditionally approves of TENTATIVE TRACT MAP 22-01, including VESTING TRACT 
MAP NO. 83966, subject to the attached conditions as provided in Attachment D herein. 

The time in which to seek judicial review of this decision shall be governed by Code 
of Civil Procedure Section 1094.6. The City Clerk shall certify to the adoption of this 
resolution, transmit copies of the same to the applicant and his counsel, if any, together 
with a proof of mailing in the form required by law and shall enter a certified copy of this 
resolution in the book of resolution of the City. 

 PASSED, APPROVED, AND ADOPTED the ___ day of February, 2024, by the 
following vote: 
 
AYES:    
NOES:    
ABSTAIN:   
ABSENT:   

 
 
 
________________________    
Kelly Kriebs, Mayor  
City of Sierra Madre 

 
ATTEST: 
 
 
 
 
    
Laura Aguilar, City Clerk  
 
I LAURA AGUILAR, CITY CLERK OF THE CITY OF SIERRA MADRE, hereby certify 
that the foregoing Resolution Number was adopted by the City Council of the City of 
Sierra Madre at the regular meeting held on the xx day of xx, 2024.
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PLANNING COMMISSION  
RESOLUTION 24-01 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SIERRA 

MADRE RECOMMENDING THE CITY COUNCIL CONDITIONALLY APPROVING A 
TENTATIVE TRACT MAP 22-01 (TTM 22-01) INCLUDING VESTING TENTATIVE 

TRACT MAP NO. 83966; FOR THE SUBDIVISION OF THE 17-ACRE SITE INTO 42-
SINGLE FAMILY RESIDENTIAL LOTS, 6 OPEN SPACE LOTS AND ONE CITY 

PUBLIC PARK AT 700 NORTH SUNNYSIDE AVENUE 
 
     

THE PLANNING COMMISSION OF THE CITY OF SIERRA MADRE DOES 
HEREBY RESOLVE: 

 
WHEREAS, an application for a Tentative Tract Map was filed by: 

 
NUWI Sierra Madre, LLC 
2001 Wilshire Boulevard 
Santa Monica, CA  90403 

 
WHEREAS, the Vesting Tentative Map can be described as: 
 
Vesting Tentative Parcel Map No. 83966, a subdivision of the 17-acre site into 42-

single family residential lots, 6 open space lots and one city public park project, also 
known as the Meadows at Bailey Canyon project;          

 
WHEREAS, the Tentative Tract Map would apply to the property at 700 North 

Sunnyside Avenue, Sierra Madre, CA 91024, Assessor Parcel Numbers 5761-002-008; 
 
WHEREAS, on February 1st, 2024, the Planning Commission has received the 

report and recommendations of staff; 
 
WHEREAS, following public notice, a public hearing was held before the Planning 

Commission on February 1st 2024 with all testimony being received being made part of 
the public record; 

 
WHEREAS, at the said public hearing, the Planning Commission received written 

and oral evidence, all of which evidence is deemed to be part of the record of this 
proceeding; 

 
WHEREAS, on February 1st, 2024, the Planning Commission adopted Planning 

Commission Resolution 24-01 recommending the City Council conditionally approve the 
Tentative Tract Map (TTM 22-01), for the subdivision of the 17-acre site into 42-single 
family residential lots, 6 open space lots and one city public park located at 700 North 
Sunnyside Avenue; and 

clin
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WHEREAS, on September 20, 2022, the City Council adopted the City Council 
Resolution 22-58 certified the Meadows at Bailey Canyon Specific Plan Final 
Environmental Impact Report (Final EIR) was completed in compliance with CEAQ, 
approved General Plan Land Use Map Amendment to Residential Low Density; and 

WHEREAS, on September 27, 2022, the City Council adopted Ordinance 1461 
approved Zoning Map Amendment to Residential Single Family, The Meadows at Bailey 
Canyon Specific plan and the Development Agreement at 700 North Sunnyside Avenue; 
and 

WHEREAS, referendum proponents succeeded in collecting enough signatures to 
qualify for a ballot measure to referend Ordinance No. 1461. As a result, the Ordinance 
NO. 1461 did not take effect until the City Council adopted Resolution No. 23-41 on May 
23, 2023, certifying the results of the special election rejecting the referendum; and 

WHEREAS, the Applicant submitted the Tentative Tract Map application, which 
includes Vesting Tentative Tract Map No. 83966, on October 03, 2022. The City and 
Applicant agreed to pause processing the application until after the special election on 
the referendum. The application was resumed on September 23, 2023; and 

WHEREAS, the proposed land subdivision is consistent with the general plan and 
Meadows at Bailey Canyon Specific Plan and 

WHEREAS, the proposed project qualifies for a Class 3 for a Categorical 
Exemption, pursuant to Section 15182(c) Residential Projects Implementing Specific 
Plans of the California Environmental Quality Act (CEQA) where a public agency has 
prepared an EIR on a specific plan after January 1, 1980, a residential project undertaken 
pursuant to and in conformity to that specific plan is exempt from CEQA if the project 
meets the requirements of this section, pursuant to Section 15315 of the California 
Environmental Quality Act (CEQA); 

 
NOW THEREFORE, in consideration of the evidence received at the hearing, and 

for the reasons discussed by the Planning Commission at said hearing, Planning 
Commission now finds as follows: 

 
SECTION 1. Recitals. The Recitals above are true and correct and incorporated 
herein by reference. 

 SECTION 2.1. Findings for approval of a tentative parcel map. Pursuant to 
Government Code Section 66474 and Sierra Madre Municipal Code Section 16.12.080, 
any action taken by the City Council shall be supported by the findings required in 
Sections 66473.5, 66474, and 66474.6 of the California Government Code and Section 
21100 of the California Public Resources Code.  

 SECTION 2.2. Government Code Section 66473.5 relates proposed subdivision 
shall be consistent with a general plan or a specific plan only if the local agency has 
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officially adopted such a plan and the proposed subdivision or land use is compatible with 
the objectives, policies, general land uses, and programs specified in such a plan.  

SECTION 2.3. Pursuant to California Government Code Section 66474.6, the 
proposed subdivision causes no violation of existing requirements prescribed by a 
California regional water quality control board pursuant to Division 7 (commencing with 
Section 13000) of the Water Code, thus disapproval of the proposal may not be found on 
this basis. 

 SECTION 2.4. Pursuant to Sierra Madre Municipal Code and California 
Government Code Section 66474, the tentative tract map or parcel map shall be denied 
if any of the following findings are made by the Planning Commission:  

A. That the proposed map is not consistent with applicable general and specific 
plans;  
This finding cannot be made because the proposed map is consistent with the City’s 
General Plan and the Meadows at Bailey Canyon Specific Plan adopted in 2022. 

 
Goal 2: Preserve and enhance the diversity in the character of residential 
neighborhoods ensuring that new development is compatible in its design and scale 
with older established development in the surrounding neighborhood without 
attempting to replicate or mass produce a style of development. 
 
Goal 4: Ensure that development is done to maximize water conservation practices to 
reduce and minimize the impact on the City’s local water supply and the ability to serve 
its water customers. 
 
Goal 5: Institute conservation measures so that the demand for water matches the 
City’s local supply. 
 
Goal 8: Preserve existing and provide additional constructed and natural open space. 
 
Goal 9: Preserve the hillside areas in order to protect the environment and mountain 
views, obtain a balance between developed areas and the hillside wilderness, and 
establish the role of the hillside as an entry point into wildland areas. 
Objective L1: Continuing the existing pattern of residential housing development. 

Objective L4: Mitigating the impacts of new development on the City’s open space, 
trees, infrastructure, water, transit services, the character of existing development, 
and other public needs. 
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Objective L6: Development that is done in harmony with its neighborhood and 
preserves and protects the privacy, mountain, and basin views of neighboring 
properties. 
 
Objective L17: Protecting views to and from hillside areas in order to maintain the 
image and identity of the City as a village of the foothills. 
 
Objective L44: The preservation of natural open space areas as crucial to the 
distinctive character of Sierra Madre, and as a key feature of sustainability and public 
safety. 
 
B. That the design or improvement of the proposed subdivision is not 

consistent with applicable general and specific plans;  
This finding cannot be made because the improvement of the proposed subdivision is 
consistent with City’s General Plan and the Meadows at Bailey Canyon Specific Plan 
adopted in 2022. 

Goal 3: Ensure that development is done in harmony with its neighborhood, and 
preserves and protects privacy and mountain views of neighboring properties. 

Goal 1.0: Maintain and enhance the quality of existing housing and ensure that new 
residential development is consistent with Sierra Madre’s small town character. 

Goal 5.0: Promote environmental sustainability through support of existing and new 
development which minimizes reliance on natural resources. 

Objective L7: Development that is compatible in its design and scale with the 
neighborhood. 
 

C. That the site is not physically suitable for the type of development; 
This finding cannot be made because the site is physically suitable for residential 
development (Subdivision Map Act §§ 66474(c) and 66474(d)).  

The residential development is on an approximately 17-acre project site that was 
historically an unused portion of the adjacent Mater Dolorosa Retreat Center.  The 
project site is surrounded by urban land uses to the north, residential land uses to the 
west, and south.  To the east of the project site is a large flood control facility.  As a 
result of the surrounding residential and institutional land uses to the north, west, and 
south, the project site is served by existing utilities and infrastructure.  Access to the 
project site is readily available via existing public streets to the south and east.  The 
project site does not contain any habitat for sensitive plant or animal species, as noted 
in Chapter 4.4 of the certified Final Environmental Impact Report (“FEIR”) prepared in 
connection with the adoption of the SP in compliance with the California 
Environmental Quality Act, nor is the project located within any sensitive ecological 
area or designated habitat conservation area.  Furthermore, a geotechnical analysis 
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included in Chapter 4.7 of the FEIR notes soils within the project site are suitable for 
removal and recompaction to support residential development.  No unusual soil 
conditions were discovered upon the completion of a preliminary geotechnical 
investigation, as described in the FEIR.  Proposed grading for the proposed 
subdivision includes a maximum slope ratio of 2:1 and the project will result in 
approximately 1,300 cubic yards of import.  The project site is not subject to known 
geologic hazards, such as fault zones.  A final geotechnical investigation will be 
prepared prior to the issuance of building permits for the project, which will 
demonstrate compliance with the California Building Code and all applicable geologic 
hazards regulations.   

D. That the site is not physically suitable for the proposed density of development; 
This finding cannot be made because the project site is physically suitable for the 
proposed density of subdivision development. 

The proposed density of the approximately 17-acre project site is the unused portion 
of the adjacent Mater Dolorosa Retreat Center is surrounded by urban land uses to 
the north, and residential low-density development to the west and south.  To the east 
of the project site is a large flood control facility.  The proposed residential low density 
is consistent and continues with the adjacent single-family residential urban fabric in 
structures, streets, sidewalks, and open spaces. 
 

E. That the design of the subdivision or the proposed improvements are likely to 
cause substantial environmental damage or substantially and unavoidably 
injure fish or wildlife or their habitat; 
The design of the subdivision does not cause substantial environmental damage or 
substantially and unavoidably injure fish or wildlife or their habitat. All potential 
significant impacts arising from the development of the residential subdivision, 
including those related to biological resources, historical resources, noise, 
transportation, utilities, and tribal cultural resources will be mitigated below a level of 
significance, as stated in the FEIR.  No significant and unavoidable impacts will occur 
as a result of the proposed subdivision project.   Implementation of the mitigation 
monitoring and reporting program (“MMRP”), which was made a condition of SP 
approval and implementation, and will be carried forward to apply for approval of the 
proposed subdivision project, will ensure that any potential environmental impacts will 
be reduced to the maximum extent feasible.  

Furthermore, the project site is characterized by disturbed, fallow land that has been 
subject to regular maintenance and is surrounded by urban land uses to the north, 
west, and south.  The site does not contain suitable habitat for any special status 
plants or species, as explained in detail in Chapter 4.4 of the certified FEIR.  The 
project site is not located within a designated habitat conservation area, nor does the 
project result in impacts to designated environmentally sensitive lands.   
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Accordingly, the design of the subdivision and proposed improvements are not likely 
to cause substantial environmental damage or injure fish or wildlife or their habitat.   

 
F. That the design of the subdivision or the type of improvements is likely to cause 

serious public health problems; 
This finding cannot be made because the design of the subdivision or type of 
improvements will not be detrimental to public health, safety, and welfare.   

The project would subdivide an approximately 17-acre undeveloped site into 49 total 
lots; 42 residential lots, one public park lot, and six open space lots, consistent with 
the requirements and standards found within the Meadows at Bailey Canyon Specific 
Plan.  The project site is primarily characterized by disturbed, fallow land that was 
previously a part of the Mater Dolorosa Passionist Retreat Center and is surrounded 
by urban land uses to the north, west, and south.   The conditions of approval 
proposed to be adopted in connection with the proposed subdivision require the 
proposed project to comply with all applicable provisions of the California Building 
Code, California Energy Code, California Water Code, California Fire Code, California 
Plumbing Code, California Electrical Code, California Mechanical Code, and 
California Green Building Standards Code.  Furthermore, the project is also 
conditioned to comply with all water quality standards and obtain coverage under a 
statewide General Construction Activities Stormwater Permit in accordance with the 
requirements of the City’s NPDES municipal stormwater permit.  Prior to construction, 
the project is required to prepare a Storm Water Pollution Prevention Plan (“SWPPP”) 
and a Stormwater Quality Management Plan (“SWQMP”), which will include 
construction best management practices, on-site biofiltration and hydromodification 
features, and ongoing permanent BMP maintenance.  Any short-term erosion and 
sedimentation impacts associated with the project would be addressed through 
conformance with applicable regulations of the City stormwater permit and NPDES 
standards.   

Compliance with these regulations during and after project construction will be 
enforced through building inspections by the City’s building inspectors.  Compliance 
with the standards and regulations included in these conditions will ensure the project 
does not result in adverse impacts on the health, safety, and general welfare of the 
community.   

Moreover, as in the FEIR, all potentially significant impacts, including those related to 
biological resources, historical resources, noise, transportation, utilities, geology, 
hydrology, and tribal cultural resources will be mitigated below a level of significance.  
No significant and unavoidable impacts occur as a result of the proposed project.   
Implementation of the mitigation monitoring and reporting program (“MMRP”), which 
was adopted and made a condition of SP approval and will carried forward and made 
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a condition of approval of the proposed subdivision will ensure that any potential 
environmental impacts will be reduced to the maximum extent feasible.  

 
G. That the design of the subdivision or the type of improvements will conflict with 

easements, acquired by the public at large, for access through or use of 
property within the proposed subdivision. The governing body may approve a 
map if it finds that alternative easements, for access or for use, will be provided, 
and that these will be substantially equivalent to ones previously acquired by 
the public. This subsection shall apply only to easements of record or to 
easements established by judgment of a court of competent jurisdiction and no 
authority is granted to a legislative body to determine that the public at large 
has acquired easements for access through or use of property within the 
proposed subdivision.  
This finding cannot be made because the subdivision does not conflict with the 
easement for access through or use of property within the proposed subdivision.  

Prior to the approval of the SP, the project site was private property owned by the 
Mater Dolorosa Passionist Retreat Center.  Thus, no public access easements exist 
on the project site.  Seventeen (17) existing utility easements will be modified or 
quitclaimed, as shown on Sheet 2 of the vesting tentative tract map.  All quitclaims are 
related to the relocation of existing utility infrastructure into proposed public streets.  
All existing utility easements have been accommodated by the project design and will 
be relocated, as shown on the vesting tentative tract map.  Alongside the construction 
of new utilities and infrastructure, the City will be granted easements related to access, 
ingress and egress, storm drain, water lines, and sewer lines.  Electric lines will be 
maintained in their current locations, with existing easements granted to Southern 
California Edison unaffected.  Easements will also be granted to the Los Angeles 
County Flood Control District for maintenance of the storm drain system.   

Accordingly, in addition to the fact that there are no existing public access easements 
on the project site, as a result of these newly granted and/or relocated easements, the 
design of the subdivision or type of improvements will not conflict with easements 
acquired by the public at large for access through or use of the property within the 
proposed subdivision.   

 

SECTION 3. Environmental Exemption. The proposed project qualifies for a 
Categorical Exemption (Class 3), pursuant to Section 15182(c) Residential Projects 
Implementing Specific Plans of the California Environmental Quality Act (CEQA) where a 
public agency has prepared an EIR on a specific plan after January 1, 1980, a residential 
project undertaken pursuant to and in conformity to that specific plan is exempt from 
CEQA if the project meets the requirements of this section. The residential projects 
including land subdivisions and residential planned unit developments that are 
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undertaken consistent with the Specific Plan are exempt from CEQA, regardless of their 
location. However, the exemption requires review to ensure that the project would not 
create any new impacts or increase the severity of impacts previously disclosed in the 
original environmental document, as described in Guidelines §15162.  

SECTION 4. Housing Accountability Act. Pursuant to California Government 
Code Section 65589.5, subdivision (j), and whereas findings for approval of a Tentative 
Tract Map is consistent with this section of the California Government Code, the City 
Council hereby finds that the proposed subdivision project will not have a significant, 
quantifiable, direct, and unavoidable impact upon the public health or safety. Thusly, 
grounds for disapproval of the project may not be made upon this basis nor shall the 
project be conditioned to require development at a lower density. 

SECTION 5. Records of Proceeding. Pursuant to Public Resources Code 
Section 21081.6 and 14 CCR 15091(e), the City Clerk will serve as the custodian of 
record. The documents and materials that constitute the record of proceedings on which 
this Resolution has been based are located at 232 W. Sierra Madre Boulevard, Sierra 
Madre, California.   

 SECTION 6. Severability. If any sections, subsections, subdivisions, paragraph, 
sentence, clause or phrase of this Resolution or any part hereof or exhibit hereto is for 
any reason held to be invalid, such invalidity shall not affect the validity of the remaining 
portions of this Resolution or any part thereof or exhibit thereto. The Planning 
Commission hereby declares that it would have passed each section, subsection, 
subdivision, paragraph, sentence, clause or phrase hereof, irrespective of the fact that 
anyone or more sections, subsections, subdivisions, paragraph, sentences, clauses or 
phrases be declared invalid. 

SECTION 7.  Certification. The Manager of Planning and Community 
Preservation shall attest to the passage and adoption of this Resolution by the Planning 
Commission and shall cause the same to be listed in the records of the City. 
 

PURSUANT TO THE ABOVE, IT IS RESOLVED that the City Council 
conditionally approves of TENTATIVE TRACT MAP 22-01 and VESTING TRACT MAP 
NO. 83966, subject to the attached conditions as provided in Attachment D herein. 

The time in which to seek judicial review of this decision shall be governed by Code 
of Civil Procedure Section 1094.6. The City Clerk shall certify to the adoption of this 
resolution, transmit copies of the same to the applicant and his counsel, if any, together 
with a proof of mailing in the form required by law and shall enter a certified copy of this 
resolution in the book of resolution of the City. 

 PASSED, APPROVED, AND ADOPTED the 1st day of February, 2024, by the 
following vote: 
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AYES:   Chair Denison, Vice-Chair Pevsner, Commissioner Moran, Simcock, Moran 
NOES:    
ABSTAIN:   
ABSENT:   

 
 
 
________________________    
Thomas Denison, Chair 
Planning Commission 

 
I HEREBY CERTIFY the foregoing Resolution was duly adopted by the Planning 
Commission of the City of Sierra Madre, California, at a regular meeting held on the 1st 
day of February, 2024. 
 
 
 
    
Clare Lin, Manager 
Planning and Community Preservation Department 
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EXHIBIT A 

VESTING TENTATIVE TRACT MAP 22-01 

Vesting Tentative Tract Map 22-01 is approved subject to the following conditions: 

GENERAL CONDITIONS OF APPROVAL: 

1. The applicant shall comply with all applicable provisions of the Sierra Madre Municipal 

Code, including but not limited to those Chapters pertaining to Zoning, Building and 

Construction, Vehicles and Traffic, and Health and Safety, and including all such provisions 

which may be contained in Uniform Codes which have been incorporated by reference 

within the Sierra Madre Municipal Code. 

2. The applicant shall comply with all applicable provisions of Federal, State and Los Angeles 

County law and regulations, including but not limited to the California Environmental 

Quality Act. 

3. Execute and deliver to the City’s Department of Planning and Community Preservation an 

Affidavit of Acceptance of Conditions on a form to be provided by such Department; this 

approval shall not be effective for any purpose until the Applicant complies with this 

condition. 

4. To the fullest extent permitted by law, fully protect the City, its employees, agents and 

officials from any loss, injury, damage, claim, lawsuit, expense, attorneys’ fees, litigation 

expenses, court costs or any other costs arising out of or in any way related to the issuance 

of this approval, or the activities conducted pursuant to this approval. Accordingly, to the 

fullest extent permitted by law, the property owner shall defend, indemnify and hold 

harmless City, its employees, agents and officials, from and against any liability, claims, 

suits, actions, arbitration proceedings, regulatory proceedings, losses, expenses or costs of 

any kind, whether actual, alleged or threatened, including, but not limited to, actual 

attorneys’ fees, litigation expenses and court costs of any kind without restriction or 

limitation, incurred in relation to, as a consequence of, arising out of or in any way 

attributable to, actually, allegedly or impliedly, in whole or in part, the issuance of this 

approval, or the activities conducted pursuant to this approval. Applicant shall pay such 

obligations as they are incurred by City, its employees, agents and officials, and in the event 

of any claim or lawsuit, shall submit a deposit in such amount as the City reasonably 

determines necessary to protect the City from exposure to fees, costs or liability with 

respect to such claim or lawsuit. 

5. This tentative tract map shall expire twenty-four months following approval or conditional 

approval, unless an extension for a period or periods, not to exceed a total of twenty-four 

months is granted by the city council. Applicant may request an extension by written 

application to the Director of Planning and Community Preservation. Such application 

shall be filed at least thirty days before the tentative tract map is due to expire. Requests 

for all extensions shall be accompanied by a processing fee as prescribed by resolution of 

the city council and set forth in the fee schedule effective for the fiscal year the application 

for request is filed. 

Attachment D 
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6. In the event of a conflict between any condition in these Conditions of Approval and the 

Development Agreement, the Development Agreement shall control. 

 

SPECIFIC CONDITIONS OF APPROVAL: 

1. This project shall expire 24 months following approval, as provided by Sierra Madre 

Municipal Code Section §16.12.100.   

 

2. The applicant may file for an extension of time, not to exceed 24 months, at least 30 days 

prior to expiration, in accordance with SMMC §16.12.100(B).    

 

3. The property shall be developed and maintained consistent with the Meadows Specific 

Plan (the “SP”) and Development Agreement (the “DA”), as adopted by Ordinance No. 

1461.  

 

4. Prior to issuance of building permit(s) for the project, one or more geotechnical 

investigations shall be provided that cover all proposed structures.  

 

5. The applicant, at the time of issuance of construction permits, agrees to develop the 

property in accordance with the adopted California Administrative Code, Title 24, in 

force at the time of permit application, including the California Building Code, California 

Residential Code, California Electrical Code, California Mechanical Code, California 

Plumbing Code, California Energy Code, California Fire Code, and California Green 

Building Standards Code. 

 

6. The applicant shall comply with all inspection requirements as deemed necessary by the 

building official of the City of Sierra Madre.   

 

7. The applicant shall construct a public park, to be dedicated to the City of Sierra Madre, as 

shown on TTM sheet 1 of 7.   

 

8. The applicant shall comply with the Mitigation Monitoring and Reporting Program 

(“MMRP”) prepared for the Final Environmental Impact Report (FEIR), as adopted by 

Resolution No. 22-58.   

 

9. All construction related activity associated with the project shall comply with the 

requirements of SMMC §9.32.060(C), related to construction noise.   

 

10. Construction shall be limited to the hours of 7am – 7pm Monday through Saturday.  On 

Sundays or holidays, construction shall be limited to the hours of 10am – 6pm.   

  

11. Prior to the issuance of a building permit for the project, the applicant shall submit final 

landscape, lighting, and irrigation plans in conformance with the Water Efficient 
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Landscape Ordinance and State Water Efficiency Landscape Ordinance.     

 

12. Prior to the issuance of a building permit for the project, the applicant shall dedicate any 

necessary easements for public improvements.  

 

13. The applicant may elect to form a homeowner’s association (“HOA”).  In the event the 

applicant elects to form an HOA, the applicant shall obtain approval from the City 

Attorney for Covenants, Conditions, and Restrictions (“CC&R’s”) which will govern the 

newly formed HOA.  Approved CC&R’s shall be recorded with the Los Angeles County 

Recorder’s office.   

 

14. Prior to issuance of building permits, the applicant shall construct all grading and 

drainage facilities within the project site, obtain rough grade pad certifications, and a 

compaction report approved by the Director of Public Works.   

 

15. Construction drawings shall be prepared and submitted to the Public Works department 

for plan review and building permit issuance.  Submitted plans shall show all 

architectural, accessibility, structural, mechanical, plumbing, and electrical work that will 

be a part of the project.   

 

16. All construction drawings shall be prepared by qualified and licensed design 

professionals (California licensed architects and engineers).   

 

17.  Specific drainage requirements for the site will be established at building permit 

application.  Prior to the issuance of a building permit, the applicant shall submit a 

precise grading plan.  

 

18. All stormwater runoff passing through the site shall be accepted and conveyed across the 

property in a manner acceptable to the City Engineer.  For all stormwater runoff falling 

on the site, on-site retention or other facilities approved by the City Engineer shall be 

required to contain the increased stormwater runoff generated by the development of the 

property.  Provide a hydrology study to determine the increased stormwater runoff due to 

development of the site, and to determine required stormwater runoff mitigation measures 

for the proposed development.  Final retention basin sizing and other stormwater runoff 

mitigation measures shall be determined upon review and approval of the hydrology 

study by the City Engineer and may require redesign or changes to site configuration or 

layout consistent with the findings of the final hydrology study.  The increased 

stormwater runoff to retain on-site shall be determined by comparing the existing “pre-

developed” condition and proposed “developed” condition, using the 50-year frequency 

storm. 

 

19. The applicant shall submit a final map, be prepared by a California registered Land 

Surveyor or qualified Civil Engineer, to the Public Works Engineering Division for 
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review and approval.  A Title Report prepared for subdivision guarantee for the subject 

property, the traverse closures for the existing parcel and all lots created therefrom, and 

copies of record documents shall be submitted to the Public Works Engineering Division 

as part of the review of the Map.  The Final Map shall be approved by the City Council 

prior to issuance of any building permits. 

 

20. The applicant shall submit street improvement plans by a registered California civil 

engineer to the Public Works Division for review. The plans shall be approved by the City 

prior to recordation of the Final Map. 

 

21. The applicant shall submit street light improvement plans by a registered California civil 

engineer to the Public Works Division for review. The plans shall be approved by the City 

prior to recordation of the Final Map. 

 

22. The applicant shall submit traffic and signage improvement plans by a registered 

California civil engineer to the Public Works Division for review. The plans shall be 

approved by the City prior to recordation of the Final Map. 

23. This project will disturb one acre or more of land. Therefore, the applicant must obtain 

coverage under a statewide General Construction Activities Stormwater Permit (General 

Permit). In accordance with the General Permit, the applicant shall file with the State a 

Notice of Intent (NOI) for the proposed project. Prior to issuance of grading permit by the 

City, the applicant shall have approved by the City Engineer a Stormwater Pollution 

Prevention Plan (SWPPP). The SWPPP shall include a copy of the NOI and shall 

reference the corresponding Waste Discharge Identification (WDID) number issued by 

the State upon receipt of the NOI.    

 

24. This project is a development planning priority project under the City’s NPDES 

Municipal Stormwater Permit as a development with equal to one acre or greater of 

disturbed area that adds more than 10,000 square feet of impervious surface area. Prior to 

issuance of grading permit, the applicant shall have approved by the City Engineer, an 

Urban Stormwater Mitigation Plan (USMP) that incorporates appropriate post 

construction Best Management Practices (BMPs), maximizes pervious surfaces, and 

includes infiltration into the design of the project.  

 

25. The on-site sewer and water systems shall be publicly maintained.  Water and sewer area 

studies shall be reviewed and approved by the City of Sierra Madre prior to the issuance 

of a building permit.  

 

26. The applicant shall submit sewer and water improvement plan s by a registered California 

Civil Engineer to the Public Works division for review. The plans shall be approved prior 

to the recordation of the Final Map.  
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27. Prior to, or concurrent with, the recordation of a final map for the project, the applicant 

shall dedicate all necessary sewer and water easements to the City of Sierra Madre.   

 

28. All proposed public streets and sidewalks shall be constructed to the satisfaction of the 

Director of Public Works.   

  

29. Fire apparatus access roads must be installed and maintained in accordance with 

applicable requirements of the California Fire Code.   

 

30. All required public fire hydrants shall be installed, tested, and accepted prior to 

substantial delivery of combustible materials.   

 

31. Prior to the issuance of a building permit, the applicant shall submit a fuel modification 

plan to the City of Sierra Madre for review and approval.     

DEVELOPMENT AGREEMENT CONDITIONS OF APPROVAL: 

Prior to recordation of a final map, applicant shall satisfy the following conditions: 

1. Obtain approval of a Design Review Permit, which must be submitted within 24 months 

after the Effective Date of the DA, pursuant to DA Section 4(a)(ii). 

2. Upon approval of the Design Review Permit, applicant will pay $250,000 to the City, 

pursuant to DA Section 4(n). 

3. Within 18 months of this approval, applicant must submit a site plan, planting plan, and 

plan for conceptual amenities for the public park to the Community Services 

Commission, pursuant to DA Section 4(b)(i). 

4. Prior to the dedication of the public park to the City, the applicant shall establish a 

landscape maintenance district, community facilities district, or similar assessment 

district for the purpose of financing the ongoing maintenance the public park, common 

landscape areas, and/or drainage facilities not transferrable to the City of Sierra Madre or 

County of Los Angeles within the project, as provided by Figure 3-8 of the SP.   

5. Applicant shall acquire the right of way for offsite improvements to Carter Avenue from 

the County of Los Angeles and enter into an improvement agreement with the City, 

pursuant to DA Section 4(i)(i)-(ii). 
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1 Introduction 

1.1 Project Overview 

NUWI Sierra Madre LLC (applicant) has submitted an application to the City of Sierra Madre for a vesting tentative 

map to implement the residential development consistent with the Meadows at Bailey Canyon Specific Plan. The 

vesting tentative map is proposing to subdivide an approximately 17.26-acre site (Assessor’s Parcel Number 

5761-002-008) located at 700 North Sunnyside Avenue (project site) into 42 residential lots and 7 common open 

space lots. The proposed project is required to undergo environmental review pursuant to the California 

Environmental Quality Act (CEQA) and this document provides the necessary documentation for compliance with 

CEQA. Pursuant to CEQA Guidelines Section 15182, this document provides the substantial evidence to 

demonstrate that none of the events or circumstances identified in CEQA Guidelines Section 15162 has occurred, 

that the project is consistent with the Meadows at Bailey Canyon Specific Plan and the certified Meadows at 

Bailey Canyon Specific Plan Final Environmental Impact Report (Specific Plan FEIR), and therefore falls within the 

exemption provided by CEQA Guidelines Section 15182(c) for residential projects that implement an adopted 

specific plan, and the exemption provided by Government Code Section 65457,  both of which exempt the project 

from additional environmental review under CEQA. 

The project site located within the northwestern portion of the City of Sierra Madre (City), within the County of Los 

Angeles (County), California. The northwestern portion of the project site borders the City of Pasadena, while the 

base of the San Gabriel Mountains is located approximately 460 feet north of the site. The project site is 

surrounded by Bailey Canyon and Bailey Canyon Wilderness Park to the east, and existing single-family residential 

development to the south and west, and the Mater Dolorosa Retreat Center.    

1.2 Summary of the Proposed Project 

The applicant has submitted a vesting tentative map to create the residential lots to implement the Meadows at 

Bailey Canyon Specific Plan. The vesting tentative map would include 42 single family residential lots and 7 

common open space lots. Approximately 9.16 acres of the 17.26-acre project site would be developed for single-

family residential uses; 3.69 would be developed as roadways; and approximately 3.35 acres of the project site 

would be developed as open space, which includes a 3.01-acre neighborhood public park. A 1.06-acre grading 

and landscape buffer would be provided within the northern portion of the site.  

Sunnyside Avenue, Carter Avenue, “A” Street, “B” Street, and “C” Street would be publicly dedicated streets. 

Earthwork would consist of 193,670 cubic yards of cut and 195,030 cubic yards of fill. The project site contains 

24 protected trees of which 14 would be removed and 10 would be impacted. The site is designated as 

Residential Low Density (RL) in the General Plan and zoned as One-Family Residential/Specific Plan (R-1/SP).   

1.3 The Meadows at Bailey Canyon Specific Plan 

The Meadows at Bailey Canyon Specific Plan (Specific Plan) was adopted by the City of Sierra Madre in September 

2022. The Specific Plan establishes the zoning and development standards to guide the development of 42 

single-family homes on the project site. The development and each home is subject to the development 

standards outlined in the Specific Plan. As part of the Specific Plan, the City of Sierra Madre certified the Final 
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Environmental Impact Report (FEIR) for the Specific Plan pursuant to Resolution 22-58 adopted on September 

20, 2022. 

1.4 California Environmental Quality Act Compliance 

CEQA applies to proposed projects initiated by, funded by, or requiring discretionary approvals from state or local 

government agencies. As such, the proposed project constitutes a project as defined by CEQA (California Public 

Resources Code, Section 21000 et seq.). CEQA Guidelines Section 15367 states that a “Lead Agency” is “the 

public agency which has the principal responsibility for carrying out or approving a project.” Therefore, the City of 

Sierra Madre (City) is the lead agency responsible for compliance with CEQA for the proposed project. 

This Consistency Checklist has been prepared to examine the project in light of the Specific Plan FEIR, pursuant to 

CEQA Guidelines Section 15182, to determine if any of the events described in CEQA Guidelines Section 15162 

have occurred, and were not considered in the Specific Plan FEIR.   

Overview of CEQA Guidelines Section 15182 

The CEQA Guidelines section 15182(c) states that "Where a public agency has prepared an EIR on a specific plan 

after January 1, 1980, a residential project undertaken pursuant to and in conformity to that specific plan is 

exempt from CEQA if the project meets the requirements of this section. Residential projects covered by this 

section include but are not limited to land subdivisions, zoning changes, and residential planned unit 

developments." The 15182 exemption shall not apply if an event described in Section 15162 occurs, which 

includes the following circumstances:  

“(1) substantial changes are proposed in the project which will require major revisions of the previous EIR or 

negative declaration due to the involvement of new significant environmental effects or a substantial increase in 

the severity of previously identified significant effects;  

(2) substantial changes occur with respect to the circumstances under which the project is undertaken which will 

require major revisions of the previous EIR or Negative Declaration due to the involvement of new significant 

environmental effects or a substantial increase in the severity of previously identified significant effects; or  

(3) New information of substantial importance, which was not known and could not have been known with the 

exercise of reasonable diligence at the time the previous EIR was certified as complete or the Negative 

Declaration was adopted, shows any of the following:  

(A) The project will have one or more significant effects not discussed in the previous EIR or negative 

declaration; 

(B) Significant effects previously examined will be substantially more severe than shown in the previous 

EIR; 

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be feasible, and 

would substantially reduce one or more significant effects of the project, but the project proponents 

decline to adopt the mitigation measure or alternative; or 
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(D) Mitigation measures or alternatives which are considerably different from those analyzed in the 

previous EIR would substantially reduce one or more significant effects on the environment, but the 

project proponents decline to adopt the mitigation measure or alternative.” 

For purposes of this analysis, however, because the proposed project implements and is consistent with the 

Meadows at Bailey Canyon Specific Plan, and none of the factors set forth in CEQA Guidelines Section 15162 are 

present or have been identified, pursuant to CEQA Guidelines Section 15182, the City finds that the project is 

exempt from further CEQA compliance.  The City further finds that the project is also exempt pursuant to 

Government Code Section 65457. 

Specific Plan FEIR Consistency  

The Meadows at Bailey Canyon Specific Plan establishes allowed land uses and requirements through its 

Development Standards. The Specific Plan allows for Low Density Residential (R-1/SP) Use Types and Open 

Space (OS) Use Types in the project area. The R-1/SP establishes site development regulations, shown in Table 1.  

Table 1. Specific Plan Site Development Regulations  

Specific 
Plan 
Land 
Use  

Site Development Regulations 

Lot 
Area 

Min.  

Lot 
Coverage 

Max.  

Average 
Floor 
Area 

Gross 
Floor 
Area 

Max. 

Building 
Height  

Max. 

Setbacks 

Min. 

 Parking 
Required 

Front 
Yard 

Side 
Yards 

Rear Yards 

Lots East 
of N. 
Sunnyside 
Avenue 

Lots West 
of 
Sunnyside 
Avenue 

R-1/SP 7,800 
sq. ft. 

50% 3,500 sq. 
ft. 

3,775 
sq. ft. 

25 ft. 15 ft to 
main 
building 
– 20 ft to 
garage 

5 ft. 
(each 
side) 

15 ft. 15 ft. 2 
enclosed 
parking 
spaces 
per 
dwelling 
unit 

 

 

Consistent with the Specific Plan requirements, the vesting tentative map proposes 42 lots in the R-1 zone, with 

the minimum lot area of 7,811 sq. ft. The vesting tentative map’s building setback requirements for the R-1/SP 

zone includes minimum setbacks of 25 ft for front yards, 5 ft for side yards, and 15 ft for back yards, which is 

consistent with the minimum setbacks set forth in the Specific Plan. The vesting tentative map complies with the 

Specific Plan requirements of two enclosed parking spaces per dwelling unit. Therefore, the proposed project 

would be consistent with current zoning of the project site and therefore consistent with density/intensity 

standards established by the Specific Plan. 

Specific Plan FEIR Cumulative Analysis  

Section 15130 of the CEQA Guidelines provides the following direction relative to cumulative impact analysis:  

“Impacts should be based on a summary of projections contained in an adopted general plan or 

related planning document, or in a prior environmental document which has been adopted or 
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certified, which described or evaluated rational or areawide condition contributing to the 

cumulative impact.” 

As described in the Specific Plan FEIR (Section 5), cumulative effects can occur from the interactive effects of a 

single project. The cumulative impacts related to past, present, and future projects located in proximity to the 

Specific Plan area are analyzed in the Specific Plan FEIR.  

In addition to cumulative development within the area, the Specific Plan FEIR also considers cumulative impacts 

specifically related to air quality, greenhouse gas emissions, noise, and traffic as those impacts are inherently 

cumulative in nature. Furthermore, to date, the City has not approved development that would conflict or deviate 

with the Specific Plan. For these reasons, the analysis of impacts within the Specific Plan FEIR also constitutes 

cumulative analysis; the proposed project would not result in new cumulatively considerable impacts that were 

not previously considered in the Meadows at Bailey Canyon Specific Plan FEIR. 

Scope and Applicability of CEQA Exemption 

In evaluating whether a project is exempt from further environmental review based on consistency with the 

Specific Plan and the Specific Plan FEIR, CEQA Guidelines Section 15182(c)(2) specifies that “If after the adoption 

of the specific plan, an event described in Section 15162 occurs, the exemption in this subdivision shall not apply 

until the city or county which adopted the specific plan completes a subsequent EIR or a supplement to an EIR on 

the Specific Plan.   

As required by CEQA, the City prepared the Specific Plan FEIR (State Clearinghouse Number: 2020060534), 

which analyzed the environmental impacts of the Specific Plan. On September 20, 2022, the City Council adopted 

Resolution No. 22-58 certifying the Specific Plan FEIR as meeting the requirements of CEQA.   

Accordingly, CEQA Guidelines Section 15182 exemption applies to the project because the vesting tentative map 

is consistent with the Specific Plan, the Specific Plan FEIR was certified, and all feasible mitigation measures 

identified in the Specific Plan FEIR identified to be applicable to the project will be implemented, as further 

discussed in the Consistency Checklist, below, and none of the factors identified in CEQA Guidelines Section 

15162 have been identified that would require preparation of a subsequent or supplemental EIR. 
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2 Summary of Findings 

No additional CEQA review is required for a project that is consistent with residential single-family development 

established by the Specific Plan and analyzed in its Specific Plan FEIR and/or addressed by uniformly applied 

development policies and standards unless the factors identified in CEQA Guidelines Section 15162 have been 

identified. Based upon the substantial evidence provided in this Consistency Checklist, none of the factors cited 

in Section 15162 have been identified that would require additional environmental analysis beyond that which 

was provided in the certified Specific Plan FEIR. 

The proposed project includes a vesting tentative map that is consistent with the Specific Plan and the analysis of 

the Specific Plan FEIR. However, the specific project components were not considered in the Specific Plan FEIR. 

Therefore, this Checklist was prepared to determine if there would be any substantial changes to the project, new 

circumstances surrounding the project, or new information requiring a supplemental CEQA document to be 

prepared.  

As demonstrated below, all potential impacts associated with the proposed project fall within the scope of 

analysis performed in the Specific Plan FEIR and/or are addressed by uniformly applied development policies and 

standards and do not present conditions that could trigger the preparation of a subsequent or supplemental 

CEQA document under CEQA Guidelines Section 15162. 
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3 Consistency Checklist 

1. Project title: 

The Meadows at Bailey Canyon Specific Plan Vesting Tentative Map 

2. Lead agency name and address: 

City of Sierra Madre 

232 W Sierra Madre Boulevard 

Sierra Madre, California 91024 

3. Contact person(s) and phone number: 

Claire Lin, 626-355-7135 

4. Project location: 

The project site is located at 700 North Sunnyside Avenue (Assessor’s Parcel Number 5761-002-008). 

The project site is located within the northwestern portion of the City of Sierra Madre (City), within Los 

Angeles County, California. The northwestern portion of the project site borders the City of Pasadena, 

while the base of the San Gabriel Mountains is located approximately 460 feet north of the site.  

5. Project sponsor’s name and address: 

Jonathan Frankel 

NUWI Sierra Madre, LLC 

jfrankel@atlantissd.com 

 

General Plan Designation: 

Residential Low Density  

7. Zoning: 

One-Family Residential/Specific Plan (R-1/SP) 

8. Description of project (i.e., the whole action involved, including but not limited to later phases of the 

project, and any secondary, support, or off-site features necessary for its implementation): 

The proposed project consists of a vesting tentative tract map (No. 83966) (tentative map) to 

implement the residential development described in the Meadows at Bailey Canyon Specific Plan. 

The proposed project would subdivide an approximately 17.26-acre parcel adjacent to the existing 

Mater Dolorosa Retreat Center in Sierra Madre. The proposed subdivision would include: forty-two 

(42) lots for single family home development (Lots 1-42), six (6) open space lots (Lots A-F), and one 

(1) open space park area (Lot 43).  

mailto:jfrankel@atlantissd.com
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Sunnyside Avenue, Carter Avenue, “A” Street, “B” Street, and “C” Street would be publicly dedicated 

streets. Lot A would include ingress access easements for the existing Retreat Center.  

9. Surrounding land uses and setting (Briefly describe the project’s surroundings): 

The project site is surrounded by Bailey Canyon and Bailey Canyon Wilderness Park to the east, and 

existing single-family residential development to the south and west, and the Mater Dolorosa Retreat 

Center, which is primarily used to host religious and silent retreats and other activities, to the north. 

10. Project Approvals: 

The proposed project would require the following discretionary permits and approvals from the City. 

As such, these permits are subject to CEQA review.  

▪ Vesting Tentative Map 

11. Prior Environmental Document(s) Analyzing the CEQA Guidelines Section 15182 Exemption: 

The Meadows at Bailey Canyon Final Environmental Impact Report, September 2022.  

State Clearinghouse Number 2020060534.  

The FEIR may be viewed on the City of Sierra Madre website at the link below: 

https://www.cityofsierramadre.com/cms/One.aspx?portalId=212393&pageId=16548213 and the 

Notice of Exemption for this project can be accessed at https://www.cityofsierramadre.com/  

https://www.cityofsierramadre.com/cms/One.aspx?portalId=212393&pageId=16548213


SOURCE: County of Los Angeles 2020; Bing Maps
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CEQA Guidelines Section 15182 Exemption Checklist 

This CEQA Guidelines Section 15182 Exemption Checklist provides an analysis of potential environmental 

impacts resulting from the project. Following the format of CEQA Guidelines Appendix G, environmental 

effects are evaluated to determine if the project would result in a potentially significant impact as a result of 

any of the factors set forth in CEQA Guidelines Section 15162 triggering additional review under CEQA.   

A project does not qualify for a CEQA Guidelines Section 15182 exemption if the project is determined to 

result in one or more of the following: (1) substantial changes proposed which result in new or worse effects; 

(2) changes in the circumstances surrounding the project which create new or worse effects; (3) new 

information results in significant effect not discussed in Specific Plan FEIR; (4) new information results in 

new or worse effects than discussed in the Specific Plan FEIR; (5) new information results in mitigation 

measures that were previously found not to be feasible in the Specific Plan FEIR, that would now be feasible; 

or (6) new information results in mitigation measures that are considerably different than in the Specific Plan 

FEIR. 

A summary of each potential environmental effect of the project is provided below in the exemption checklist 

for each subject area.  
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Environmental Factors Potentially Affected 

This project would potentially affect the environmental factors checked below, involving at least one impact 

that is: (1) substantial changes proposed which result in new or worse effects; (2) changes in the 

circumstances surrounding the project which create new or worse effects; (3) new information results in 

significant effect not discussed in Specific Plan FEIR; (4) new information results in new or worse effects 

than discussed in the Specific Plan FEIR; (5) new information results in mitigation measures that were 

previously found not to be feasible in the Specific Plan FEIR, that would now be feasible; or (6) new 

information results in mitigation measures that are considerably different than in the Specific Plan FEIR, as 

indicated below and described in the checklist on the following pages. 

□ Aesthetics □ Agriculture and Forest 

Resources 

□ Air Quality 

□ Biological Resources □ Cultural Resources □ Energy 

□ Geology and Soils □ Greenhouse Gas 

Emissions 

□ Hazards and Hazardous 

Materials 

□ Hydrology/Water Quality □ Land Use/Planning □ Mineral Resources 

□ Noise □ Population/Housing □ Public Services 

□ Recreation □ Transportation/Traffic □ Tribal Cultural Resources 

□ Utilities/Service Systems □ Wildfire □ Mandatory Findings  

of Significance 
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Determination 

Based on this initial evaluation: 

I find that the proposed project WOULD NOT result in: (1) substantial changes proposed which result in new 

or worse effects; (2) changes in the circumstances surrounding the project which create new or worse 

effects; (3) new information results in significant effect not discussed in Specific Plan FEIR; (4) new 

information results in new or worse effects than discussed in the Specific Plan FEIR; (5) new information 

results in mitigation measures that were previously found not to be feasible in the Specific Plan FEIR, that 

would now be feasible; or (6) new information results in mitigation measures that are considerably different 

than in the Specific Plan FEIR. NO FURTHER ACTION is required and a Notice of Exemption, pursuant to CEQA 

Guidelines Section  15062, will be filed indicating that the project IS ELIGIBLE for an EXEMPTION under 

CEQA Guidelines Section 15182 and Government Code Section 65457. 

 

 

 

  

Signature 

 

 

  

Date 

  

Printed Name 

Senior Planner  

Title 
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3.1 Aesthetics 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses aesthetic impacts in Section 4.1. The analysis reviews the potential for 

development accommodated by the Specific Plan to result in adverse effects on scenic vistas and resources, 

light or glare that could adversely affect day or nighttime views, degradation of the visual character of the 

City or specific neighborhoods, and damage to scenic resources. 

As stated in the Specific Plan FEIR, the project site consists of largely undeveloped land with existing roads and 

infrastructure associated with the Mater Dolorosa Retreat Center. The aesthetic character of the project site is 

currently defined by the gently sloping and undeveloped landscape rising from the southern boundary of the 

project site toward the landscaped and built portion of the Mater Dolorosa Retreat Center.  

The General Plan identifies the San Gabriel Mountains as contributing to the overall aesthetic quality of the City. In 

addition, the Bailey Canyon Wilderness Park is also located directly east of the project site which would provide 

views of the San Gabriel Mountains to the north. The project would not obstruct views of the San Gabriel 

Mountains from the Bailey Canyon Wilderness Park as the project site is located west of the wilderness park and 

the San Gabriel Mountains are located to the north. The project’s uses are congruent with the surrounding land 

uses, which are largely composed of residential developments similar to the proposed project. Therefore, impacts 

to scenic vistas, including views of and from the San Gabriel Mountains, were found to be less than significant.  

The Specific Plan FEIR states that there are no officially designated or eligible scenic highways that are within 

the vicinity of project site and there are no locally designated scenic roadways in the City. No impacts were 

found to occur.  

The Specific Plan would amend the City’s zoning code and City’s General Plan to change the project site 

zoning to Specific Plan and the General Plan land use designation to Specific Plan to allow for the 

development of the residential development and neighborhood park. Because the amendments to the 

General Plan and zoning code would be approved concurrently with the project, the project would not conflict 

with the applicable zoning and land use designation.  

Additionally, the Specific Plan FEIR includes the following General Plan policy related to aesthetics.  

Policy L6.2:  Ensure that any new or expanded structures in residential neighborhoods do not 

unreasonably obstruct significant mountain or basin views. 

The Specific Plan FEIR found that implementation of the project would not result in substantial adverse effect 

on a scenic vista, including views of and from the San Gabriel Mountains, In compliance with General Plan 

Policy L6.2. 

The Specific Plan contains design guidelines for implementation of the proposed project, which includes rules for 

lighting on the project site. The Specific Plan includes the following project design features (PDFs) would be 

implemented into the design of the project and would ensure potential impacts associated with glare would 

not occur. The Specific Plan FEIR determined that no mitigation measures specific to aesthetic impacts were 

required or identified. 



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 17 
JANUARY 2024 

Project design features: 

PDF-AES-1 Lighting at the project site shall comply with Section 3.8.6(A.xii) of the Specific Plan, which 

includes the following development standards: 

▪ All lighting of the building, landscaping, parking area, or similar facilities shall be in 

compliance with the City’s Dark Sky Program. 

▪ Lighting shall be hooded and directed downward to reflect away from adjoining 

properties. 

▪ Lighting shall be confined to the lot boundaries and not be oriented towards neighboring 

properties to protect privacy. 

▪ Pedestrian-scaled street lighting shall be provided within the proposed park areas 

pedestrian routes of travel to enable visibility and safety.  

In addition, skylights proposed at the project site shall comply with Section 5.5.6 of the 

Specific Plan, which includes the following architectural design requirements: 

▪ Skylight materials and elements should be consistent with the selected architectural 

style and be fully integrated into the roof design. 

▪ Skylights shall employ the following strategies: 

o Glazing should be clear, flat, or non-reflective. 

o Tubular, domed, or “bubble” skylights shall not be used.  

o Skylights should be mounted on the same plan and angle as the roof. 

▪ To eliminate skyward glare, interior lights should not be oriented upward through 

skylights. 

PDF-AES-2 Solar panels shall comply with requirements outlined in Section 5.5.6 of the Specific Plan 

which includes the following, to reduce potential for glare:  

▪ Solar panels shall include materials and elements that are consistent with the selected 

architectural style and shall be fully integrated into the roof design.  

▪ Solar panels shall be oriented to the south to maximize efficiency and establish visual 

consistency across buildings. 

▪ Flashing, sheet metal, and framing should be colored to match the roof material. 

Project-Specific Impact Analysis 

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

The proposed vesting tentative map for the Meadows at Bailey Canyon Specific Plan would 

implement the development standards and uses as described in the Specific Plan FEIR and is within 

the same boundaries as described in the Specific Plan FEIR. Therefore, the project would be 

consistent with the surrounding visual environment. Therefore, the project would not impact public views 
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of these distance scenic resources. The project’s impact would be less than significant impact on the 

visibility of scenic vistas consistent with the findings of the Specific Plan FEIR.  

b) Would the project substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway? 

As described in the Specific Plan FEIR, there are no officially designated or eligible state scenic 

highways within the vicinity of the project site. The closest designated scenic highway is California 

SR-2, located approximately 6.75 miles to the north of the project site. The closest eligible scenic 

highways are I-210, located approximately 5.5 miles west of the project site, and California SR-39, 

located approximately 8.75 miles east of the project site (Caltrans 2023). Therefore, implementation 

of the proposed project would not substantially damage scenic resources within a state scenic 

highway and no impact would occur.  

c) In non-urbanized areas, would the project substantially degrade the existing visual character or 

quality of public views of the site and its surroundings? (Public views are those that are experienced 

from publicly accessible vantage point). If the project is in an urbanized area, would the project 

conflict with applicable zoning and other regulations governing scenic quality? 

As a result of the City’s adoption of the Meadows at Bailey Canyon Specific Plan, the project site has 

been designated as Residential Low Density in the General Plan. The project site is currently zoned 

R-1 Single Family Residential with a Specific Plan Overlay. The vesting tentative map will implement 

the Single Family Residential land use and zoning by proposing the subdivision of the project site 

into 42 residential lots for single family home development.   

As concluded in the Specific Plan FEIR, with compliance to General Plan Policy L6.2, the project 

would not result in a substantial adverse effect on a scenic vista, including views of and from the 

San Gabriel Mountains, as the San Gabriel Mountains are located approximately 460 feet to the 

north of the project site. The inclusion of open space would preserve undeveloped views of the 

hillside from the City. Therefore, the project would not conflict with General Plan objectives and 

policies governing scenic quality and impacts would be 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? 

The City of Sierra Madre is urbanized, and according to the Specific Plan FEIR, the project site is 

currently largely undeveloped, and the only sources of existing on-site lighting include light posts in 

the southern portion of the site. Other sources of light surrounding the project site include lighting 

typical of an urban setting from the adjacent residential uses.  

The vesting tentative map would introduce approximately 9.16 acres of single-family residential 

uses, which was previously analyzed in the Specific Plan FEIR. With implementation of the PDFs 

included in the Specific Plan FEIR, development of the project would comply with the applicable 

General Plan objectives and policies. Therefore, impacts regarding light and glare would be less than 

significant.  
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Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to aesthetics found all impacts to be less than 

significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts 

to aesthetics. 

 

3.2 Agriculture and Forestry Resources 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts to agricultural resources in Section 4.2. As discussed in the 

Specific Plan FEIR, there are no important farmlands on the project site or within the City. The City is 

primarily built up and highly urbanized. The City does not have any lands designated or zoned as agriculture, 

forest land, timber land, or timber production.  

The project site is not designated as Prime Farmland, Unique Farmland or Farmland of Statewide 

Importance by the State’s Farmland and Mapping Program; the project site is also not subject to an existing 

Williamson Act contract. The Specific Plan FEIR concluded that no impacts related to conversion of farmland 

would occur; it also determined that no mitigation measures specific to agricultural impacts were required or 

identified. 

Project-Specific Impact Analysis 

a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring 

Program of the California Resources Agency, to non-agricultural use? 

b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act contract? 



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 20 
JANUARY 2024 

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 non-forest use? 

And 

e) Would the project involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of Farmland, to non-agricultural use or conversion of forest land to 

non-forest use? 

According to the Department of Conservation’s California Important Farmland Finder, the project site 

and surrounding areas are classified as Urban and Build Up Land (DOC 2018). Additionally, the City 

does not contain any lands designated or zoned as agriculture, forest land, timber land, or timber 

production (City of Sierra Madre 2015a). Therefore, the project would not convert agricultural land to 

non-agricultural uses or result in the loss of forest land or conversion of forest land to non-forest use 

and no impact would occur.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to agriculture and forestry resources found all impacts 

to be less than significant. There are no mitigation measures contained in the Specific Plan FEIR that 

apply to impacts to agriculture and forestry resources. 
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3.3 Air Quality 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses air quality impacts in Section 4.3 and analyzed a range of potential impacts 

related to local and regional air quality. It determined that implementation of the Specific Plan would be 

consistent with the General Plan and growth projections of the 2016-2040 Regional Transportation 

Plan/Sustainable Communities Strategy (2016 RTP/SCS). The project is accounted for in the California State 

Implementation Plan (SIP) and Regional Air Quality Strategy (RAQS), and therefore would be consistent with 

the most recently adopted 2016 South Coast Air Quality Management Plan (AQMP).  

The air quality discussion herein is based on a project-specific Air Quality and Greenhouse Gas Emissions 

Analysis Technical Report that was prepared by Dudek (Appendix B). The technical report provides background 

information on criteria air pollutants, non-criteria air pollutants and odorous compounds. The Specific Plan FEIR 

found that the project’s maximum daily construction emissions would not exceed the SCAQMD significance 

thresholds for VOC, Nox, CO, Sox, PM10, or PM2.5. In addition, the combined daily area, energy, and mobile 

source emissions from project operation would not exceed the SCAQMD operational thresholds for Nox, VOC, CO, 

Sox, PM10, and PM2.5. Cumulative air quality impacts from PM10 and PM2.5 would be reduced due to the 

requirement that all projects comply to SCAQMN Rule 403 (Fugitive Dust). Therefore, impacts regarding 

nonattainment pollutants were found to be less than significant.  

Construction activities would generate emissions in excess of site-specific localized significance thresholds (LSTs) 

for PM10 and PM2.5; therefore, localized construction impacts during construction of the project would be 

potentially significant. Additionally, a construction Health Risk Assessment (HRA) was performed for the project 

and concluded that project construction activities would result in a residential maximum individual cancer risk 

greater than the significance threshold. However, implementation of MM-AQ-1 would reduce construction 

emissions of PM10 and PM2.5 below the LTS and impacts from toxic air pollutants to less than significant. The 

Specific Plan FEIR also found that project odor impacts would be less than significant.  

The Specific FEIR concluded that air quality impacts would be less than significant with implementation of MM-

AQ-1. 

Mitigation measures:  

MM-AQ-1 Prior to the City’s issuance of the demolition and grading permits for the Project, the 

Applicant shall demonstrate to the satisfaction of the Planning Division that its construction 

contractor will use a construction fleet wherein all 50-horsepower or greater diesel-powered 

equipment is powered with California Air Resources Board (CARB)-certified Tier 4 Interim 

engines or equipment outfitted with CARB verified diesel particulate filters.  

An exemption from this requirement may be granted if: (1) the Applicant documents 

equipment with Tier 4 Interim engines are not reasonably available, and (2) functionally 

equivalent diesel PM emission totals can be achieved for the project from other 

combinations of construction equipment (Tier 3 with level 3 diesel particulate filter, electric, 

compressed natural gas, hydrogen, etc.). For example, if a Tier 4 Interim piece of equipment 

is not reasonably available at the time of construction and a lower tier equipment is used 
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instead (e.g., Tier 3), another piece of equipment could be upgraded to a Tier 4 Final or 

replaced with an alternative-fueled (not diesel-fueled) equipment to offset the emissions 

associated with using a piece of equipment that does not meet Tier 4 Interim standards. 

Before an exemption may be granted, the Applicant’s construction contractor shall: (1) 

demonstrate that at least two construction fleet owners/operators in Los Angeles County 

were contacted and that those owners/operators confirmed Tier 4 Interim equipment could 

not be located within Los Angeles County during the desired construction schedule; and (2) 

the proposed replacement equipment has been evaluated using the California Emissions 

Estimator Model (CalEEMod) or other industry standard emission estimation method, and 

documentation provided to the Planning Division confirms that necessary project-generated 

functional equivalencies in the diesel PM emissions level are achieved. 

Project-Specific Impact Analysis 

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

b) Would the project result in a cumulatively considerable net increase of any criteria pollutant for 

which the project region is non-attainment under an applicable federal or state ambient air quality 

standard? 

c) Would the project expose sensitive receptors to substantial pollutant concentrations? 

And 

d) Would the project result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 

As described in the Specific Plan FEIR, the project’s potentially significant air quality impacts are 

reduced to less than significant with implementation of MM-AQ-1. The analysis under the Specific 

Plan FEIR remains accurate with respect to the proposed project. The proposed vesting tentative 

map would include the same development and uses as described in the Specific Plan FEIR and is 

within the same boundaries as described in the Specific Plan FEIR. Therefore, the vesting tentative 

map would not result in air quality impacts beyond what was identified in the Specific Plan FEIR and 

impacts would be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  
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 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to air quality found all impacts to be less than 

significant with MMs incorporated. The Specific Plan FEIR included one MM to address impacts to air 

quality Implementation of MM-AQ-1 would ensure potential project impacts to air quality would be less 

than significant. No additional mitigation measures contained in the Specific Plan FEIR apply to 

impacts to air quality. 

3.4 Biological Resources 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

As described in the Specific Plan FEIR, the project site is located to the south of the Mater Dolorosa Retreat 

Center and is bound by single-family residential areas to the west and south, a large retention basin and Bailey 

Canyon Wilderness Park to the east, and the foothills of the San Gabriel Mountains to the north. The project 

site is vacant and composed of almost entirely nonnative grasslands and herbaceous annuals.  

A Sensitive Resources Analysis was prepared for the project (Appendix C1) which found that special-status 

plant and wildlife species are not expected to occur or have a low potential to occur at the project site. The 

project site has vegetation that could provide nesting habitat for protected birds. Potentially significant impacts 

to nesting birds would be reduced to less than significant with incorporation of mitigation measure MM-BIO-1, 

included below.  

The project site does not support any native vegetation communities and the area appears to be regularly 

maintained No sensitive communities or riparian habitat occur on the project site, however riparian habitat was 

identified to the north and east of the project site. Potential impacts to nearby riparian habitat would be 

reduced to less than significant with incorporation of MM-BIO-2, included below.  

No wetlands or other jurisdictional waters are observed on the project site, however, the project site is adjacent 

to wetlands and riparian features across the roadways which separate the project site from Bailey Canyon 

Wilderness Park. Potentially significant impacts to riparian habitats would be reduced to less than significant 

with incorporation of MM-BIO-3, included below.   

The Specific Plan FEIR determined that the project would be consistent with the City’s Community Forest 

Management Plan and with the General Plan Goals and Policies protecting biological resources. A Protected 

Tree Report was prepared for the project (Appendix C2) and identified 117 trees within the project site. The 

project would remove 14 protected trees onsite and would have direct impacts to 10 additional trees. 

Implementation of MM-BIO-3 would require the project to replace existing protected trees on-site on a 1:1 ratio 

and would reduce impacts to less than significant.  The project site is not located within any habitat 

conservation plan, natural community conservation plan, or other conservation plans. The Specific Plan FEIR 

concluded that impacts associated with biological resources would be less than significant following 

implementation of MM-BIO-1 through MM-BIO-3, listed below. 
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Mitigation measures: 

MM-BIO-1 Nesting Bird Avoidance. Initiation of construction activities (i.e., initial vegetation clearing) 

should avoid the migratory bird nesting season (January 1 through September 15), to reduce 

any potential significant impact to birds that may be nesting on the project site. If 

construction activities must be initiated during the migratory bird-nesting season, an avian 

nesting survey of the project site and contiguous habitat within 500 feet of all impact areas 

must be conducted for protected migratory birds and active nests. The avian nesting survey 

shall be performed by a qualified wildlife biologist within 72 hours prior to the start of 

construction in accordance with the Migratory Bird Treaty Act and California Fish and Game 

Code. 

 If an active bird nest is found, the nest shall be flagged and mapped on the construction 

plans along with an appropriate no disturbance buffer, which shall be determined by the 

biologist based on the species’ sensitivity to disturbance (typically 50 feet for common, 

urban-adapted species, 300 feet for other passerine species, and 500 feet for raptors and 

special-status species). The nest area shall be avoided until the nest is vacated and the 

juveniles have fledged. The nest area shall be demarcated in the field with flagging and 

stakes or construction fencing. A qualified biologist (with the ability to stop work) shall serve 

as a construction monitor during those periods when construction activities will occur near 

active nest areas to ensure that no inadvertent impacts on these nests occur. 

MM-BIO-2 Invasive Species. The use of invasive plant species listed in the California Invasive Plant 

Council’s Inventory as having a rating of Limited, Moderate, or High shall not be allowed for 

landscaping purposes. 

MM-BIO-3 Protected Tree Replacement. The City’s Tree Preservation and Protection Ordinance 

(Chapter 12.20) identifies tree replacement requirements for tree removal associated with a 

development project. In total, ten protected trees may be removed. As such, they shall be 

replaced at a minimum with a 24-inch box tree, on a 1:1 basis with a like species. The 

specific location of individual mitigation tree plantings on site would be addressed in the 

mitigation planting plan or landscape design plan prepared for the site.  

 In addition, all mitigation tree plantings shall be subject to a 5-year monitoring effort by an 

independent third-party certified arborist. The monitoring effort shall consider growth, 

health, and condition of the subject trees to evaluate success. The monitoring effort may 

result in a recommendation of remedial actions, such as replacing trees that are not 

thriving, should any of the tree plantings exhibit poor or declining health. In addition, 

because the project will have direct impacts to trees, an arborist would be required to be 

present on-site during the proposed widening of Carter Avenue, per the City’s Tree 

Preservation and Protection Ordinance. 
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Project-Specific Impact Analysis  

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

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

plans, policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and 

Wildlife Service? 

As discussed in the Specific Plan FEIR, impacts to any species identified as a candidate, sensitive, or 

special status species would be less than significant with implementation of MM-BIO-1. The 

proposed vesting tentative map would include the same development and uses as described in the 

Specific Plan. The vesting tentative map is in the same location as the project described in the 

Specific Plan FEIR and would not substantially impact any species identified as a candidate, 

sensitive, or special status species beyond what was identified in the Specific Plan FEIR. Therefore, 

with implementation of MM-BIO-1, impacts to special-status plants and wildlife would be less than 

significant.  

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 Game or U.S. Fish and Wildlife Service? 

and 

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? 

As detailed in the Specific Plan FEIR, the project site does not contain riparian habitat, sensitive 

natural communities, or wetlands. However, impacts to riparian habitat and jurisdictional waters to 

the north of the project site would be mitigated to less than significant through implementation of 

MM-BIO-1. The proposed vesting tentative map is in the same location as the project described in 

the Specific Plan FEIR and therefore, impacts to special-status vegetation communities and 

jurisdictional waters would be less than significant. 

d) Would the project interfere substantially with the movement of any native resident or migratory fish 

or wildlife species or with established native resident or migratory wildlife corridors, or impede the 

use of native wildlife nursery sites? 

As described in the Specific Plan FEIR, the project site contains potential nesting bird habitat (i.e., 

ornamental shrubs and trees). Nesting birds are protected under the Migratory Bird Treaty Act and 

the California Fish and Game Code (Section 3516). The project would maintain required compliance 

with the Migratory Bird Treaty Act and Fish and Game Code through the implementation of MM BIO-

1; this would result in avoidance of indirect impacts to nesting birds, as monitoring and avoidance 

measures, if applicable, would be implemented should a nest be present, such that construction 

activities would not result in take. Implementation of this MM would reduce potential impacts on 

nesting birds to less than significant, as concluded in the Specific Plan FEIR. 
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The project site does not function as a wildlife corridor and provides no pass-through movement 

opportunities for wildlife. Additionally, the proposed project site does not contain habitat suitable for 

supporting nursery sites. As a result, implementation of the proposed project would not result in 

impacts to wildlife movement or nursery sites.  

e) Would the project conflict with any local policies or ordinances protecting biological resources, such 

as a tree preservation policy or ordinance?  

The vesting tentative map states that the project would remove 14 protected trees and would have 

impacts to 10 protected trees. As described in the Specific Plan FEIR, implementation of MM-BIO-3 

would reduce impacts to less than significant. The proposed vesting tentative map would not conflict 

with any local policies or ordinances protecting biological resources beyond what was identified in the 

Specific Plan FEIR. Therefore, with implementation of MM-BIO-3, impacts to local policies or 

ordinances protecting biological resources would be 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? 

As described in the Specific Plan FEIR, the project site is not located within any habitat conservation 

plan, natural community conservation plan, or other conservation plans. No impact would occur.   

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to biological resources found all impacts to be less 

than significant with mitigation measures incorporated. The Specific Plan FEIR included four mitigation 

measures to address impacts to biological resources. Implementation of MM-BIO-1 through MM-BIO-

3 would ensure potential project impacts to biological resources would be less than significant. No 

additional mitigation measures contained in the Specific Plan FEIR apply to impacts to biological 

resources. 
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3.5 Cultural Resources 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses cultural resources impacts in Section 4.5. Because of the project’s proximity 

to the Mater Dolorosa Retreat Center and its association with the adjacent institutional use, a historical evaluation 

of the Mater Dolorosa Retreat Center was provided. A Historical Resources Technical Report (Appendix D1) and 

an Archaeological Resources Assessment (Appendix D2) were prepared for the project by Dudek in 

November 2020.  According to the Specific Plan FEIR, no historical resources were identified within the 

project site as a result of the CHRIS records search, extensive archival research, field survey, or property 

significance evaluation. In addition, no archaeological resources were identified within the project site; 

however, ground disturbing activities associated with construction of the proposed project could result in the 

unanticipated discovery of previously uncovered archaeological resources. The Specific Plan FEIR found that 

implementation of MM-CUL-1, MM-CUL-2, and MM-CUL-3 would reduce potential impacts to archeological 

resources to less than significant. No evidence of human remains, including those interred outside of formal 

cemeteries, was discovered during the records search, background research, or field survey; however, any 

disturbance of human remains that may occur during project construction would be potentially significant 

and would be mitigated to less than significant through implementation of MM-CUL-4. The Specific Plan FEIR 

concluded that impacts associated with cultural resources would be less than significant following 

implementation of MM-CUL-1 through MM-CUL-4, listed below. 

Mitigation measures: 

MM-CUL-1 Workers Environmental Awareness Program. All construction personnel and monitors who 

are not trained archaeologists shall be briefed regarding unanticipated discoveries prior to 

the start of ground disturbing activities. A basic presentation shall be prepared and 

presented by a qualified archaeologist, in coordination with the Gabrieleño Band of Mission 

Indians-Kizh Nation, to inform all personnel working on the project about the archaeological 

sensitivity of the area. The purpose of the WEAP training is to provide specific details on the 

kinds of archaeological materials that may be identified during construction of the project 

and explain the importance of and legal basis for the protection of significant archaeological 

resources. Each worker shall also be instructed on the proper procedures to follow in the 

event that cultural resources or human remains are uncovered during ground-disturbing 

activities. These procedures include work curtailment or redirection, and the immediate 

contact of the on-call archaeologist and if appropriate, Tribal representative. Necessity of 

training attendance should be stated on all project site plans intended for use by those 

conducting the ground disturbing activities.  

MM-CUL-2 On-Call Archaeological Construction Monitoring. A qualified archaeologist shall be retained 

and on-call to respond and address any inadvertent discoveries identified during ground 

disturbing activities. A qualified archaeological principal investigator, meeting the Secretary 

of the Interior’s Professional Qualification Standards, shall oversee and adjust all monitoring 

efforts as needed (increase, decrease, or discontinue monitoring frequency) based on the 

observed potential for construction activities to encounter cultural deposits or material as 

well as determine, for purposes of Native American monitoring, when initial ground 
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disturbing activities are complete. The archaeological monitor shall be responsible for 

maintaining daily monitoring logs for those days monitoring is required. If monitoring is 

ultimately required, an archaeological monitoring report shall be prepared within 60 days 

following completion of ground disturbance. This report shall document compliance with 

approved mitigation and all monitoring efforts as well as include an appendix with copies of 

all daily monitoring logs. The final report shall be submitted to the South Central Coastal 

Information Center (SCCIC).  

MM-CUL-3 Unanticipated Discovery of Archaeological Resources. In the event that potential 

archaeological resources (sites, features, or artifacts) are exposed during construction 

activities involving ground disturbance for the proposed project, all construction work 

occurring within 10050 feet of the find shall immediately stop until a qualified 

archaeologist can evaluate the significance of the find and determine whether additional 

study is warranted. This avoidance buffer may be adjusted following inspect ion of this 

area by the qualified archaeologist. Depending upon the significance of the find under 

CEQA (14 CCR 15064.5[f]; PRC Section 21082), the archaeologist may simply record the 

find and allow work to continue. If the discovery proves significant under CEQA, 

additional work, such as preparation of an archaeological treatment plan, testing, or 

data recovery may be warranted.  

MM-CUL-4 Unanticipated Discovery of Human Remains. In accordance with Section 7050.5 of the California 

Health and Safety Code, if human remains are found, the county coroner shall be immediately 

notified of the discovery. No further excavation or disturbance of the site or any nearby area 

reasonably suspected to overlie adjacent remains, and no less than 100 feet from are of 

discovery, shall occur until the county coroner has determined, within 2 working days of 

notification of the discovery, the appropriate treatment and disposition of the human remains. If 

the county coroner determines that the remains are, or are believed to be, Native American, he 

or she shall notify the Native American Heritage Commission (NAHC) in Sacramento within 24 

hours. In accordance with California Public Resources Code, Section 5097.98, the NAHC must 

immediately notify those persons it believes to be the most likely descendant from the deceased 

Native American. The most likely descendant shall complete his/her inspection within 48 hours 

of being granted access to the site. The designated Native American representative would then 

determine, in consultation with the property owner, the disposition of the human remains. 

Project-Specific Impact Analysis  

a) Would the project cause a substantial adverse change in the significance of a historical resource 

pursuant to §15064.5? 

As discussed in the Specific Plan FEIR, no historical resources were identified within the project site 

as a result of the CHRIS records search, extensive archival research, field survey, or property 

significance evaluation. Therefore, the project would not result in a substantial adverse change in 

the significance of a historical resource pursuant to §15064.5. The vesting tentative map is in the 

same location as the project described in the Specific Plan FEIR and would not contain historical 

resources beyond what was addressed in the Specific Plan FEIR. Therefore, impacts to historical 

resources would be less than significant.  
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b) Would the project cause a substantial adverse change in the significance of an archaeological 

resource pursuant to §15064.5? 

As discussed in the Specific Plan FEIR, no previously recorded archaeological resources were identified 

on the project site. However, ground disturbing activities associated with construction of the proposed 

project could result in the unanticipated discovery of previously uncovered archaeological resources. 

Implementation of MM-CUL-1 through MM-CUL-3 would reduce potential impacts to less than significant. 

The proposed vesting tentative map would not impact potential archeological resources beyond what was 

addressed in the Specific Plan FEIR. Therefore, impacts to would be less than significant.  

c) Would the project disturb any human remains, including those interred outside of formal 

cemeteries? 

As discussed in the Specific Plan FEIR, there is no evidence of human remains at the project site. 

However, ground disturbing activities associated with construction of the proposed project could result in 

the unanticipated discovery of human remains. Implementation of MM-CUL-4 would reduce potential 

impacts to less than significant. The proposed vesting tentative map would not impact potential human 

remains beyond what was addressed in the Specific Plan FEIR. Therefore, impacts would be less than 

significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to cultural resources found all impacts to be less 

than significant with MMs incorporated. The Specific Plan FEIR included four MMs to address impacts 

to cultural resources Implementation of MM-CUL-1 through MM-CUL-4 would ensure potential project 

impacts to cultural resources would be less than significant. No additional mitigation measures 

contained in the Specific Plan FEIR apply to impacts to cultural resources. 
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3.6 Energy 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses energy impacts in Section 4.6. As discussed in the Specific Plan FEIR, the 

electricity and natural gas used for construction of the project would be temporary and would be 

substantially less than that required for project operation and would have a negligible contribution to the 

project’s overall energy consumption. The project would be built in accordance with applicable green building 

standards (Title 24, CalGREEN) and make use of a clean construction fleet. New facilities associated with the 

project would be subject to the State Building Energy Efficiency Standards, embodied in Title 24 of the 

California Code of Regulations. The efficiency standards apply to new construction of nonresidential 

buildings and regulate energy consumed for heating, cooling, ventilation, water heating, and lighting.  

In accordance with Title 24 Part 6, the proposed project would have: (a) sensor-based lighting controls—for 

fixtures located near windows, the lighting would be adjusted by taking advantage of available natural light; 

and, (b) efficient process equipment—improved technology offers significant savings through more efficient 

processing equipment. In accordance with Title 24, Part 11, mandatory compliance, the applicant would 

have: (a) 50% of its construction and demolition waste diverted from landfills; (b) mandatory inspections of 

energy systems to ensure optimal working efficiency; (c) low pollutant-emitting exterior and interior finish 

materials, such as paints, carpets, vinyl flooring, and particle boards; and, (d) a 20% reduction in indoor 

water use. The Specific Plan FEIR found that the project would result in less than significant impacts 

regarding energy. No energy-related mitigation measures were required or identified. 

Project-Specific Impact Analysis  

a) Would the project result in potentially significant environmental impact due to wasteful, inefficient, 

or unnecessary consumption of energy resources, during project construction or operation? 

As described in the Specific Plan FEIR, the project would have less than significant impacts 

regarding wasteful, inefficient, or unnecessary consumption of energy resources. The proposed 

vesting tentative map would include the same development and uses as described in the Specific 

Plan FEIR, and therefore would not change the energy consumption from what was identified in the 

Specific Plan FEIR. The analysis under the Specific Plan FEIR remains accurate with respect to the 

proposed project and impacts would be less than significant.  

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

efficiency? 

The project would be subject to and would comply with, at a minimum, the California Building Energy 

Efficiency Standards (24 CCR Part 6). Part 6 of Title 24 establishes energy efficiency standards for 

non-residential buildings constructed in California in order to reduce energy demand and 

consumption. As such, the project would comply with the California code requirements for energy 

efficiency. Part 11 of Title 24 sets forth voluntary and mandatory energy measures that are 

applicable to the project under CALGreen. The proposed vesting tentative map would not conflict 

with or obstruct a state or local plan for renewable energy or energy efficiency; therefore, this impact 

would be less than significant. 
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Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to energy found all impacts to be less than significant. 

There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts to energy. 

3.7 Geology and Soils 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts related to geology and soils in Section 4.7. The basic geologic 

setting of the project area has not changed since certification of the Specific Plan FEIR. the project site is not 

located on any known active, potentially active, or inactive fault traces or within a State of California 

Earthquake Special Study Zone or Alquist-Priolo Zone. The project would comply with PDF-GEO-1 through 

PDF-GEO-15, below, which includes project recommendations from the Geotechnical Report (Appendix E). 

The geotechnical investigation indicates that the project site contains artificial fill and would require 

implementation of MM-GEO-1, below. The project site is underlain by soil with low expansion potential. 

Additionally, the project would not include septic tanks or other alternative wastewater treatment methods. 

According to the geotechnical investigation, Pleistocene age deposits are mapped on portions of the project 

site, however, implementation of MM-GEO-2 would reduce potential impacts to less than significant.  

The Specific Plan FEIR found that all impacts, related to geology and soils would be less than significant with 

required implementation of the following PDFs and mitigation measures. 

Project design features and mitigation measures: 

PDF-GEO-1 Ground Shaking and Seismic Design Criteria. During the design phase of the proposed 

development on site, the project shall comply with the Earthquake Design Regulations of 

Chapter 16, Section 1613 of the California Building Code (CBC) 2019. Based on the 

mapped values, the coefficients and factors apply to the lateral-force design for the 
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proposed structures at the site are outlined in Appendix E, Geotechnical Investigation. 

Terrace deposits are at grade and Class D is recommended. 

PDF-GEO-2 Grading. Grading of the site will consist of cut and fill operations to create building pads and 

associated streets. Grading shall involve the removal and recompaction or artificial fill and 

loose terrace deposits (see MM-GEO-1) in addition of mass-excavation of the project site. The 

following shall be incorporated during grading activities:  

Monitoring: All earthwork, including clearing, site preparation, and fill replacement, shall be 

conducted with engineering control, under observation and testing by the geotechnical engineer 

and in accordance with the requirements of a site-specific geologic and geotechnical engineering 

report. 

PDF-GEO-3 Site Preparation. The following shall be incorporated during site preparation activities: 

▪ Existing Structure Location: The general contractor shall locate all surface and 

subsurface structure on the site or on the approved grading plan prior to preparing the 

ground.  

▪ Existing Structural Removal: Any underground structures, including septic tanks, wells, 

pipelines, foundations, utilities, that have not been located prior to grading shall be 

removed or treated in a manner recommended by the Geotechnical Engineer. 

▪ Clearing and Stripping: The construction areas shall be cleared and stripped of all 

vegetation, trees, bushes, sod, topsoil, artificial fill, debris, asphalt, concrete and other 

deleterious material prior to fill placement. 

▪ Removals: Removals of suitable soil shall be performed on the site in accordance 

with the soils report. 

▪ Subgrade Preparation: Subgrade for foundations, pavement areas, overexcavations, and 

for those areas receiving any additional fill be prepared by scarifying the upper 12 

inches and moisture conditioning, as required to obtain at least optimum moisture, but 

not greater than 120 percent of optimum. The scarified areas shall be compacted to at 

least 90 percent of the maximum laboratory density, as determined by ASTM D-1557-12 

compaction method. All areas to receive fill should be observed by the Geotechnical 

Engineer prior to fill placement. 

▪ Subgrade Inspection: Prior to placing fill, the ground surface to receive fill should be 

observed, tested, and approved by the Geotechnical Engineer. 

PDF-GEO-4 Fill Placement. 

• Laboratory Testing: Representative samples of materials to be utilized as compacted fill 

shall be analyzed in a laboratory to determine their physical properties. If any material 

other than that previously tested is encountered during grading, the appropriate analysis 

of this material should be conducted. 

• On-Site Fill Material: The on-site soils are adequate for re-use in controlled fills provided 

the soils do not contain any organic matter, debris, or any individual particles greater than 

12 inches in diameter. 
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• Rock Fragments: Rock fragments less than 12 inches in diameter may be utilized in the 

fill, provided they are not placed in concentrated pockets, surrounded with fine grained 

material, and the distribution of the rocks is supervised by the Geotechnical Engineer. Any 

rock fragments over 6 inches should be kept below a depth of 5 feet. Rocks greater than 

12 inches in diameter should be taken off-site, placed in fill areas designated as suitable 

for rock disposal, or placed in accordance with the recommendations of the Geotechnical 

Engineer. 

• Subgrade Verification and Compaction Testing: Regardless of material or location, all fill 

material should be placed over properly compacted subgrades in accordance with the 

Site Preparation section of Appendix E, Geotechnical Investigation, of this EIR. The 

condition of all subgrades shall be verified by the Geotechnical Engineer before fill 

placement or earthwork grading begins. Earthwork monitoring and field density testing 

shall be performed during grading to provide a basis for opinions concerning the degree 

of soil compaction attained. 

• Fill Placement: Approved on-site material shall be evenly placed, watered, processed, and 

compacted in controlled horizontal layers not exceeding eight inches in loose thickness, 

and each layer should be thoroughly compacted with approved equipment. All fill material 

should be moisture conditioned, as required to obtain at least optimum moisture, but not 

greater than 120 percent of optimum moisture content. The fill shall be placed and 

compacted in horizontal layers, unless otherwise recommended by the geotechnical 

engineer. 

• Compaction Criteria - Shallow Fills: For fills less than 40 feet in vertical thickness, each 

layer shall be compacted to at least 90 percent of the maximum laboratory density for 

material used as determined by ASTM D-1557-12. The field density shall be determined 

by the ASTM D-1556-07 method or equivalent. Where moisture content of the fill or 

density testing yields compaction results less than 90 percent, additional compaction 

effort and/or moisture conditioning, as necessary, shall be performed, until the fill 

material is in accordance with the requirements of the Geotechnical Engineer. 

• Fill Material - Moisture Content: All fill material placed shall be moisture conditioned, as 

required to obtain at least optimum moisture, but not greater than 120 percent. If 

excessive moisture in the fill results in failing results or an unacceptable pumping 

condition, then the fill shall be allowed to dry until the moisture content is within the 

necessary range to meet the required compaction requirements or reworked until 

acceptable conditions are obtained. 

• Keying and Benching: All fills should be keyed and benched through all topsoil, slopewash, 

alluvium or colluvium or creep material, into sound terrace deposits or firm material where the 

slope receiving fill is steeper than 5:1 (Horizontal: Vertical) or as determined by geotechnical 

engineer. The standard acceptable bench height is four feet into suitable material. The key for 

side hill fills shall be a minimum of 15 feet within firm materials, with a minimum toe 

embankment of 2 feet into firm material, unless otherwise specified by the geotechnical 

engineer. 

• Drainage Devices: Drainage terraces and subdrainage devices shall be constructed in 

compliance with the ordinances of the controlling governmental agency, or with the 

recommendations of the Geotechnical Engineer and Engineering Geologist. 

• Cut-Fill Transition: Where a cut-fill transition is present beneath planned structures, the 

cut area shall be overexcavated three feet below the bottom of proposed footings and the 
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excavated material shall be replaced as compacted fill to reduce the transition condition. 

These guidelines shall also be followed in areas where lots are underlain by soils or rock 

with differential expansion potential and also for lots located above descending buttress 

and stabilization fills. 

PDF-GEO-5 Grading Control. Grading control activities shall comply with the following: 

▪ Grading Inspection: Earthwork monitoring and field density testing shall be performed by 

the Geotechnical Engineer during grading to provide a basis for opinions concerning the 

degree of soil compaction attained. The Contractor shall receive a copy of the 

geotechnical engineer's Daily Field Engineering Report, which shall indicate the results 

of field density tests for that day. Where failing tests occur or other field problems arise, 

the contractor shall be notified of such conditions by written communication from the 

geotechnical engineer in the form of a conference memorandum, to avoid any 

misunderstanding arising from oral communication. 

▪ Subgrade Inspection: All processed ground to receive fill and overexcavations should be 

inspected and approved by the Geotechnical Engineer prior to placing any fill. The 

contractor should be responsible for notifying the geotechnical engineer when such 

areas are ready for inspection. Inspection of the subgrade may also be required by the 

controlling governmental agency within the respective jurisdictions. 

▪ Subgrade Testing: Density tests shall also be made on the prepared subgrade to receive 

fill, as required by the Geotechnical Engineer. 

▪ Density Testing Intervals: In general, density tests shall be conducted at minimum 

intervals of 2 feet of fill height or every 500 cubic yards. Due to the variability that can 

occur in fill placement and different fill material characteristics, a higher number of 

density tests may be warranted to verify that the required compaction is being achieved 

PDF-GEO-6 Cut Slopes. Cut slope activities shall comply with the following: 

▪ Gradient: All cut slopes shall be designed at a gradient of 2:1 or less. 

▪ Observation: The Engineering Geologist shall observe all cut slopes excavated in rock, 

lithified or formation material at vertical intervals not exceeding ten feet. 

▪ Change of Conditions: If any conditions not anticipated in the preliminary report such as 

perched water, seepage, lenticular or confined strata of a potentially adverse nature, 

unfavorably inclined bedding, joints or faults planes, or areas of unstable material are 

encountered during grading, these conditions shall be analyzed by the engineering 

geologist and geotechnical engineer, and recommendations shall be made to treat 

these problems. 

▪ Protection: Cut slopes that face in the same direction as the prevailing drainage shall be 

protected from slopewash by a non-erosive interceptor swale placed at the top of the 

slope. 

▪ Criteria: Unless otherwise specified in the geotechnical and geological report, no cut 

slopes shall be excavated higher or steeper than that allowed by the ordinances of 

controlling governmental agencies. 
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▪ Drainage Devices: Drainage terraces shall be constructed in compliance with the 

ordinances of controlling governmental agencies, or with the recommendations of the 

geotechnical engineer or engineering geologist. 

PDF-GEO-7 Fill Slopes. Fill slopes activities shall comply with the following: 

▪ Gradient: All fill slopes shall be designed at a gradient of 2:1 or less. 

▪ Slope Face - Compaction Criteria: The contractor shall be required to obtain a minimum 

relative compaction of 90 percent out to the finish slope face of fill slopes, buttresses 

and stabilization fills. This may be achieved by overbuilding the slope a minimum of five 

feet, and cutting back to the compacted core, or by direct compaction of the slope face 

with suitable equipment, or by any other procedure which produces the required 

compaction. If the method of achieving the required slope compaction selected by the 

contractor fails to produce the necessary results, the contractor should rework or rebuild 

such slopes until the required degree of compaction is obtained. Slope testing shall 

include testing the outer six inches to three feet of the slope face during and after 

placement of the fill. In addition, during grading, density tests will be taken periodically 

on the flat surface of the fill three to five feet horizontally from the face of the slope. 

▪ Slope Face - Vegetation: All fill slopes shall be planted or protected from erosion by 

methods specified in the geotechnical report, or required by the controlling 

governmental agency. 

PDF-GEO-8 Utility Trenching and Backfill. Utility trenching and backfill activities shall comply with the 

following: 

▪ Utility Trenching: Open excavations and excavations that are shored shall conform to all 

applicable Federal, State and local regulations. 

▪ Backfill Placement: Approved on-site or imported fill material shall be evenly placed, 

watered, processed, and compacted in controlled horizontal layers not exceeding eight 

inches in loose thickness, and each layer should be thoroughly compacted with approved 

equipment. All fill material shall be moisture conditioned, as required to obtain at least 

optimum moisture, but not greater than 120 percent of optimum moisture content. The fill 

shall be placed and compacted on a horizontal plane, unless otherwise recommended by 

the geotechnical engineer. 

▪ Backfill Compaction Criteria: Each layer of utility trench backfill shall be compacted to at 

least 90 percent of the maximum laboratory density determined by ASTM D- 1557-12. The 

field density shall be determined by the ASTM D-1556-07 method or equivalent. Where 

moisture content of the fill or density testing yields compaction results less than 90 percent, 

additional compaction effort and/or moisture conditioning, as necessary, shall be 

performed, until the compaction criteria is reached. 

▪ Exterior Trenches Adjacent to Footings: Exterior trenches, paralleling a footing and 

extending below a 1H:1V plane projected from the outside bottom edge of the footing, 

shall be compacted to 90 percent of the laboratory standard. Sand backfill, unless it is 

similar to the in-place fill, shall not be allowed in these trench backfill areas. Density 

testing, along with probing, should be accomplished to verify the desired results. 
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▪ Pipe Bedding: We recommend that a minimum of 6 inches of bedding material shall be 

placed in the bottom of the utility trench. All bedding materials shall extend at least 4 

inches above the top of utilities which require protection during subsequent trench 

backfilling. All trenches shall be wide enough to allow for compaction around the 

haunches of the pipe. 

▪ Groundwater Migration: Backfilled utility trenches may act as French drains to some 

extent, and considerable groundwater flow along utility bedding and backfill shall be 

expected. Wherever buried utilities, or structures which they may intersect, could be 

adversely affected by such drainage, provisions shall be made to collect groundwater 

migrating along the trench lines. These situations include where buried utilities enter 

buildings, particularly where they enter below grade mechanical rooms, and where buried 

utilities enter junction boxes or switching stations that are intended to remain dry. 

Measures that remedy this include, but are not limited to, placement of perforated drain 

pipes below and continuous with bedding materials, and placement of seepage barriers 

such as lean mix concrete or controlled density fill (CDF). 

PDF-GEO-9 Construction Considerations. Construction activities shall comply with the following: 

▪ Erosion Control: Erosion control measures, when necessary, shall be provided by the 

contractor during grading and prior to the completion and construction of permanent 

drainage controls. 

▪ Compaction Equipment: It is also the contractor's responsibility to have suitable and 

sufficient compaction equipment on the project site to handle the amount of fill being 

placed and the type of fill material to be compacted. If necessary, excavation equipment 

shall be shut down to permit completion of compaction in accordance with the 

recommendations contained herein. Sufficient watering devices/equipment shall also 

be provided by the contractor to achieve optimum moisture content in the fill material. 

▪ Final Grading Considerations: Care shall be taken by the contractor during final grading 

to preserve any berms, drainage terraces, interceptor swales, or other devices of a 

permanent nature on or adjacent to the property. 

PDF-GEO-10 Temporary Excavations. Where the necessary space is available, temporary unsurcharged 

embankments may be slope back without shoring. The slope should not be cut steeper than 

5 feet and below at near vertical temporary gradient, and above 5 feet at a 1:1 temporary 

gradient. In areas where soils with little or no binder are encountered, shoring or flatter 

excavation slopes shall be made. The recommended temporary excavation slopes do not 

preclude local ravelling or sloughing. Where sloped embankments are used, the top of the 

slope should be barricaded to prevent equipment and heavy storage loads within five feet of 

the top of the slope. If the temporary construction embankments are to be maintained for long 

periods, berms should be constructed along the top of the slope to prevent runoff water from 

eroding the slope faces. The soils exposed in the temporary backcut slopes during excavation 

shall be observed by qualified personnel so that modifications of the slopes can be made if 

variations in the soil conditions occur. On-site grading should not undermine support of 

existing offsite improvements.  

PDF-GEO-11 Drainage/Landscape Maintenance. The southern area of the site, where the proposed park 

would be located, may be used for stormwater infiltration. The site is underlain by mostly 

sandy soil, which have acceptable infiltration rates. However, additional subsurface 
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exploration and infiltration testing shall be required in this area to determine the actual soil 

infiltration rates for design purposes of the system used. Any infiltration systems shall be 

setback a sufficient distance from proposed structures and adjacent properties to avoid 

adverse impacts. These distances shall be determined with future studies.  

In areas of residential development, water shall not be allowed to pond or seep into the 

ground, or flow over slopes in a concentrated manner. Roof gutters and yard drains shall be 

provided. Pad drainage shall be directed toward the street or any approved watercourse area 

swale via non-erosive channel, pipe and/or dispersion devices. 

In addition to control of landscape watering, pad drainage shall slope away from structures. 

PDF-GEO-12 Conventional Foundation Recommendations. Appendix E includes recommendations for 

foundation design, including bearing subgrades, subgrade verification, footing depth and 

width, and bearing pressures, provided for preliminary design purposes and the final 

expansion index shall be determined following grading. Conventional or post-tensioned 

foundations shall be used to support the proposed structures. All footings should meet 

current slope setback requirements. Foundations shall be designed for low expansive soil 

conditions. The proposed project shall comply with conventional foundation design, as 

outlined in the final design of the project. 

PDF-GEO-13 General Recommendations. The project shall comply with the following general 

recommendations:  

1. Drainage and Site Maintenance: All slab foundation areas shall be moisture conditioned 

to at least optimum moisture, but no more than 5 percent above optimum moisture for a 

depth of at least 12 inches below subgrade for low expansion index soil. The post-

tensioned slab designer shall determine if the moisture penetration is sufficient for this 

design. The subgrade soil moisture shall be observed by a soil engineer or his/her 

representative prior to pouring concrete. It is suggested the above stated moisture be 

obtained and maintained at least a suggested 2 days prior to pouring concrete. 

2. A 10-mil Visqueen vapor barrier shall be placed underneath habitable area slabs and/or 

slabs with floor coverings. This barrier can be placed directly on the subgrade soils, but 

should be overlain by a two-inch layer of imported sand. This vapor barrier shall be lapped 

and sealed (especially around the utility perforations) adequately to provide a continuous 

waterproof barrier under the entire slab. 

3. Surface water shall be kept from infiltrating into the subgrade adjacent to the house 

foundation system. This may include, but not be limited to rain water, roof water, 

landscape water and/or leaky plumbing. The lots are to be fine graded at the completion 

of construction to include positive drainage away from the structure and roof water will be 

collected via gutters, downspouts, and transported to the street in buried drain pipes. 

Homebuyers should be cautioned against constructing open draining planters adjacent 

to the houses, or obstructing the yard drainage in any way. 

4. Utility trenches beneath the slabs shall be backfilled with compacted native soil 

materials, free of rocks. 

5. Subgrade soil beneath footings and slabs should be premoistened prior to placement of 

concrete. 
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6. Standard County of Los Angeles structural setback guidelines are applicable, except 

where superseded by specific recommendations by the project geologist and geotechnical 

engineer. 

7. Building or structure footings shall be set back a horizontal distance, consistent with the 

requirements of Appendix E.  

8. Prior to placing concrete in the footing excavations, an inspection shall be made by our 

representative to ensure that the footings are free of loose and disturbed soils and are 

embedded in the recommended material. 

PDF-GEO-14 Retaining Walls. Retaining wall footings should be founded into compacted fill or dense 

terrace deposits. The near surface on site soils have a low expansion index and should be 

confirmed prior to foundation construction. The equivalent fluid pressures recommended 

are based on the assumption of a uniform backfill and no build-up of hydrostatic pressure 

behind the wall. To prevent the build-up of lateral soil pressures in excess of the 

recommended design pressures, over compaction of the fill behind the wall should be 

avoided. This can be accomplished by placement of the backfill above a 45-degree plane 

projected upward from the base of the wall, in lifts not exceeding eight inches in loose 

depth, and compacting with a hand-operated or small, self- propelled vibrating plates. 

 Conventional (Yielding) Retaining Walls. All recommendations for active lateral earth 

pressures contained herein assume that the anticipated retaining structures are in tight 

contact with the fill soil (or dense alluvium) that they are supposed to support. The earth 

support system must be sufficiently stiff to hold horizontal movements in the soil to less 

than one percent of the height of the vertical face, but should be free-standing to the point 

that they yield at the top at least 0.1 percent of the height of the wall. 

 Earth Pressures on Conventional (Yielding) Retaining Walls. The earth pressures on walls 

retaining permeable material, compacted fill, or natural soil shall be assumed equal to 

that exerted by an equivalent fluid with densities consistent with those listed in Appendix 

E.  

 Restrained (Non-Yielding) Walls. Restrained (Non-Yielding) Walls shall be constructed 

consistent with ASTM D-1557-12, and the requirements of Appendix E.  

 Seismic Pressures for Retaining Walls. Seismic Pressures for Retaining Walls shall be 

constructed consistent with the requirements of Appendix E. 

PDF-GEO-15 General Recommendations for Retaining Walls. The following general recommendations 

shall be implemented for construction of retaining walls:  

▪ Any anticipated superimposed loading, such as upper retaining walls, other structures, 

within a 45-degree projection upward from the wall bottom, except retained earth, shall 

be considered as surcharge and provided in the design.  

▪ A vertical component equal to one-third of the horizontal force so obtained may be 

assumed at the application of force. 

▪ The depth of the retained earth shall be the vertical distance below the ground surface, 

measured at the wall face for stem design or measured at the heel of the footing for 

overturning and sliding. 



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 39 
JANUARY 2024 

▪ The walls shall be constructed with weep holes near the bottom, on five-foot centers or with 

perforated drainpipe in a gravel envelope at the bottom and behind the wall. A one-foot thick 

zone of clean granular, free-draining material should be placed behind the wall to within 

three feet of the surface. On-site soil may be used for the remainder of the backfill and 

should be compacted to 90 percent relative compaction as determined by ASTM Test 

Designation D-1557-12. 

▪ A concrete-lined swale is recommended behind retaining walls that can intercept 

surface runoff from upslope areas. The surface runoff shall be transferred to an 

approved drainage channel via non-erosive drainage devices. 

MM-GEO-1 Removal and Recompaction of Artificial Soil. Prior to the commencement of any construction 

activity on site, the project contractor shall remove and recompact all artificial soil present 

within the limits of proposed grading, as deep as 18 feet bgs. 

MM-GEO-2 Paleontological Monitoring and Resource Treatment. Prior to the commencement of any 

grading activity on site, the project applicant shall retain a Qualified Paleontologist meeting 

the Society of Vertebrate Paleontology (SVP) standards and guidelines, subject to the review 

and approval of the City of Sierra Madre’s Planning Department. The paleontologist shall 

prepare a Paleontological Resources Impact Mitigation Program (PRIMP) for the proposed 

project. The PRIMP shall be consistent with the guidelines of the SVP. The Qualified 

Paleontologist shall attend the pre-construction meeting and their representative, the 

Qualified Monitor, shall be on site during all rough grading and other significant ground-

disturbing activities at depths greater than 5 feet below the ground surface. In the event 

that paleontological resources (e.g., fossils) are unearthed during grading, the Qualified 

Monitor shall temporarily halt and/or divert grading activity to allow recovery of 

paleontological resources. The area of discovery shall be roped off with a 50-foot-radius 

buffer. Once documentation and collection of the find is completed, the Qualified Monitor 

shall remove the rope and allow grading to recommence in the area of the find.  
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Project-Specific Impact Analysis  

a) Would the project directly or indirectly cause potential substantial adverse effects, including the risk 

of loss, injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 

Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other 

substantial evidence of a known fault? 

ii)  Strong seismic ground shaking?  

iii) Seismic-related ground failure, including liquefaction? 

iv) Landslides? 

The project site is not located on any known active, potentially active, or inactive fault traces or 

within a State of California Earthquake Special Study Zone or Alquist-Priolo Zone. The analysis under 

the Specific Plan FEIR remains accurate with respect to the proposed project. The PDFs included in 

the Specific Plan FEIR would reduce potential impacts to less than significant. As such, impacts 

associated with the development of the proposed project would be consistent with the analysis in 

the Specific Plan FEIR and the proposed vesting tentative map would not result in any significant 

impacts.  

b) Would the project result in substantial soil erosion or the loss of topsoil? 

As described in the Specific Plan FEIR, the project would be required to comply with existing 

regulations and implement PDF-GEO-1 through PDF-GEO-15, which would reduce potential impacts 

regarding soil erosion or the loss of topsoil to less than significant. The proposed vesting tentative 

map would include the same development and uses as described in the Specific Plan FEIR and is 

within the same boundaries as described in the Specific Plan FEIR. The vesting tentative map would 

not have impacts to soil erosion or the loss of topsoil beyond what was identified in the Specific Plan 

FEIR. Therefore, the project would have a less than significant impact.  

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? 

The analysis under the Specific Plan FEIR remains accurate with respect to the proposed project. 

Implementation of MM-BIO-1, as well as PDF-GEO-1 through PDF-GEO-15 would reduce project 

impacts associated with a geologic unit that or soil that is unstable, or that would become unstable 

to less than significant. The proposed vesting tentative map would not have impacts to unstable 

geologic units or soil beyond what was identified in the Specific Plan FEIR. Therefore, the project 

would have a less than significant impact.  
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d) Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 

Code (1994), creating substantial direct or indirect risks to life or property? 

As noted in the Specific Plan FEIR, the project site is underlain by soils with low expansion potential. 

Compliance with PDF-GEO-12 would further reduce impacts associated with expansive soils. The 

proposed vesting tentative map is in the same location as the project described in the Specific Plan 

FEIR and would not be located on expansive soil beyond what was addressed in the Specific Plan 

FEIR. As such, impacts associated with the project would be consistent with the analysis in the 

Specific Plan FEIR and the proposed vesting tentative map would not result in any significant 

impacts related to expansive soil.  

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? 

As discussed in the Specific Plan FEIR, the project would not include septic tanks or other alternative 

wastewater treatment methods. Therefore, the project would have no impact. 

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

geologic feature? 

As noted in the Specific Plan FEIR, implementation of MM-GEO-2 would reduce potential impacts to 

paleontological resources to less than significant. The proposed vesting tentative map is in the same 

location as the project described in the Specific Plan FEIR and would have impacts to 

paleontological resources beyond what was addressed in the Specific Plan FEIR. As such, impacts 

associated with the project would be consistent with the analysis in the Specific Plan FEIR and the 

proposed vesting tentative map would not result in any significant impacts related to paleontological 

resources. 

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  
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 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to geology and soils found all impacts to be less than 

significant with PDFs and MMs incorporated. The Specific Plan FEIR included 12 PDFs and two MMs 

to address impacts to geology and soils. Implementation of PDF-GEO-1 though PDF-GEO-12, MM-GEO-

1, and MM-GEO-2 would ensure potential project impacts to geology and soils would be less than 

significant. No additional mitigation measures contained in the Specific Plan FEIR apply to impacts to 

geology and soils. 

3.8 Greenhouse Gas Emissions 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses GHG emissions in Section 4.8. An Air Quality and Greenhouse Gas 

Emissions Analysis Technical Report was prepared for the project by Dudek in November 2020 (Appendix B). 

The Specific Plan FEIR states that implementation of the Specific Plan would generate new greenhouse gas 

emissions, indirectly and directly. According to the report, estimated project-generated GHG emissions would 

be less than the SCAQMD significance threshold. In addition, the project would be consistent with the 

statewide GHG-reducing strategies of the state, the General Plan Policies regarding GHG emissions, CARB’s 

2008 and 2017 Scoping Plan, and SCAG’s Connect SoCal RTP/SCS. Therefore, the Specific Plan FEIR 

concluded that there would be no Specific Plan-related impacts to GHG emissions, and no mitigation 

measures were required or identified. 

Project-Specific Impact Analysis  

a) Would the project generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment? 

As described in the Specific Plan FEIR, the project would have less than significant impacts 

regarding GHG emission. The proposed vesting tentative map would include the same development 

and uses as described in the Specific Plan FEIR, and therefore would not generate more GHG 

emissions compared to what was identified in the Specific Plan FEIR. The analysis under the Specific 

Plan FEIR remains accurate with respect to the proposed project and impacts would be less than 

significant.  

b) Would the project conflict with an applicable plan, policy or regulation adopted for the purpose of 

reducing the emissions of greenhouse gases? 

As described in the Specific Plan FEIR, the project would not conflict with an applicable plan, policy, 

or regulation adopted for the purpose of reducing the emissions of GHGs, and no mitigation is 

required. The proposed vesting tentative map includes the same development and uses as 

described in the Specific Plan FEIR and would not impact an applicable plan, policy, or regulation 

adopted for the purpose of reducing the emissions of GHGs beyond what was identified in the 

Specific Plan FEIR. Therefore, the project would have a less than significant impact. 
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Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to GHG emissions found all impacts to be less than 

significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts 

to GHG emissions. 

3.9 Hazards and Hazardous Materials  

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FFEIR assesses hazards and hazardous materials impacts in Section 4.9. The Specific Plan 

FEIR states that all hazardous materials would be transported and handled in accordance with all federal, 

state, and local laws regulating the management and use of hazardous materials. A Phase I Environmental 

Site Assessment (ESA) and a Phase II ESA were prepared for the proposed project in July 2020 by Stantec 

Consulting Services Inc. (Stantec) (Appendix F1). The Phase I and Phase II ESAs found that no evidence of 

recognized environmental conditions (RECs) in connection to the project site were revealed. Additionally, the 

project site is not located on a list of hazardous materials sites compiled pursuant to Government Code Section 

65962.5. 

The Specific Plan FEIR found that no schools are located within 0.25 miles of the project site and that the 

project site is not located within two miles of any airport. No impacts regarding emitting hazardous emissions 

or handling hazardous or acutely hazardous materials, substances, or waste within 0.25 miles of an existing 

or proposed school; or regarding a safety hazard or excessive noise for people residing or working in the 

project area would occur. 

At the time of the Specific Plan FEIR, the City was in the process of preparing a Local Hazard Mitigation Plan 

(LHMP); a draft was released for public review in February 2020. The project’s evacuation approach was 

found to be consistent with the City’s and County’s evacuation approach. All construction activities including 

would occur in accordance with City requirements to ensure that adequate emergency access to the project 
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site. In addition, driveways and roadways providing access to the project site would comply with the City’s 

roadway standards and the 2019 CFC Section 503.  

A Fire Protection Plan (FPP) has been prepared for the project to address potential wildfire hazards 

(Appendix F2). The project site is located within a wildland–urban interface location that is statutorily 

designated as a Local Responsibility Area VHFHSZ. The Specific Plan FEIR therefore concluded that impacts 

associated with hazards and hazardous materials would be less than significant through compliance with 

existing regulations and PDF-WF-1, described in Section 3.20, which requires compliance with the FPP.  

Project-Specific Impact Analysis  

a) Would the project create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials? 

As noted in the Specific Plan FEIR, all hazardous materials would be transported and handled in 

accordance with all federal, state, and local laws regulating the management and use of hazardous 

materials. The proposed vesting tentative map would include the same development and uses as 

described in the Specific Plan FEIR. As such, the project would be required to comply with all federal, 

state, and local laws regulating the management, use, storage, and transportation of hazardous 

materials.  

For these reasons, the project would have a less than significant impact related to the routine 

transport, use, disposal, or release 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? 

As described in the Specific Plan FEIR, the Specific Plan would result in less than significant impacts 

associated with the reasonably foreseeable upset and accident conditions involving the release of 

hazardous materials into the environment. The proposed vesting tentative map would not result in 

hazardous materials beyond what was previously analyzed in the Specific Plan FEIR. Therefore, the 

project would have a less than significant impact. 

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?  

The closest schools to the project site include the Don Benito Fundamental School, located 

approximately 0.33 miles west of the project site, and the Alverno Heights Academy, located 0.3 

miles south of the project site. Therefore, the project would not emit hazardous emissions or handle 

hazardous materials within one-quarter mile of an existing or proposed school; no impact would 

occur.  
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d) Would the project be located on a site that 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? 

Review of Cortese List sites indicate that the project site is not listed as a hazardous waste site 

according to the EnviroStor and GeoTracker databases. The project site is not located on a site 

identified on the Department of Toxic Substances Control (DTSC) EnviroStor listing (DTSC 2023). The 

closest site on the DTSC list is located approximately 0.55 miles east of the site, identified as an 

inactive military evaluation clean-up site (80000468). The project site is also not located on a site 

identified by the California State Water Resources Control Board (SWRCB) GeoTracker undergoing or 

requiring remediation (clean-up) (SCWRCB 2023). There are no open cases listed on the EnviroStor 

or GeoTracker databases within 1.25 miles of the project site. Therefore, the project is not located a 

site that is included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5 and the impact would be less than significant.  

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use airport, would the project result in a safety hazard 

or excessive noise for people residing or working in the project area? 

As noted in the Specific Plan FEIR, the closest airport to the project site is the San Gabriel Valley 

Airport, located approximately 6 miles south of the project site. An airport land use compatibility plan 

(ALUCP) has not been developed for the San Gabriel Valley Airport and the project is not within two 

miles of a pubic airport; therefore, the project would have no impact.  

f) Would the project impair implementation of or physically interfere with an adopted emergency 

response plan or emergency evacuation plan? 

The City has not adopted an emergency response plan or emergency evacuation plan. However, the 

City adopted a LHMP in December 2020. The proposed vesting tentative map would result in the 

same access and uses as analyzed in the Specific Plan FEIR. As described in the Specific Plan FEIR, 

the project’s evacuation approach would be consistent with the City’s and County’s evacuation 

approach. The proposed vesting tentative map would be consistent with the Specific Plan’s FPP and 

provide adequate emergency access throughout the project site. The project would comply with 

existing regulations and PDF-WF-1, outlined in the Specific Plan FEIR. In addition, the vesting 

tentative map proposed easements for fire lane purposes. For these reasons, the project would have 

a less than significant impact. 

g) Would the project expose people or structures, either directly or indirectly, to a significant risk of 

loss, injury or death involving wildland fires? 

The vesting tentative map states that the project is located in a very high wildfire hazard area. 

Additionally, according to the City of Sierra Madre General Plan, the project site is located in a Very 

High Fire Hazard Zone (City of Sierra Madre 2015b). As stated in the Specific Plan FEIR, the project 

would comply with the existing regulations and implement project design features identified in the 

FPP. The vesting tentative map is in the same location as the project described in the Specific Plan 

FEIR and would not expose people or structures, either directly or indirectly, to a significant risk of 
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loss, injury or death involving wildland fires beyond what was identified in the Specific Plan FEIR. 

Therefore, the project would have a less than significant impact. 

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to hazards and hazardous materials found all impacts 

to be less than significant with PDFs incorporated. The Specific Plan FEIR included one PDF to address 

impacts to hazards and hazardous materials. Implementation of PDF-WF-1 would ensure potential 

project impacts to hazards and hazardous materials would be less than significant. No additional 

mitigation measures contained in the Specific Plan FEIR apply to impacts to hazards and hazardous 

materials. 

3.10 Hydrology and Water Quality 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses hydrology and water quality impacts in Section 4.10. It addresses the 

following potential impacts, as summarized below: water quality standards; groundwater; alteration of 

existing drainage patterns resulting in erosion or flooding; urban runoff in relation to storm drainage system 

capacity and increased pollutants; flood hazards; inundation by seiche, tsunami, or mudflow; and conflicts 

with implementation of a water quality control plan or sustainable groundwater management plan. 

Water Quality Standards 

Development under the Specific Plan would result in construction activity that could generate pollutants that 

might adversely affect urban runoff. Construction of the project would result in more than 1 acre of land 

disturbance; therefore, the project would be required to prepare and implement a SWPPP, in accordance 

with the Statewide Construction General Permit. This requires implementation of water quality BMPs to 

ensure that water quality standards are met and that stormwater runoff from the construction work areas 
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does not cause degradation of water quality in receiving water bodies. as part of project site improvements, 

the project would include development of two storm drain networks, in order to properly convey flows from 

the western and eastern portions of the site. The increase in impervious area would result in reduced 

percolation and groundwater recharge as well as more surface runoff. The structural BMPs implemented for 

the project include the 63,500-cubic-foot retention storage gallery, which would consist of approximately 2,400 

linear feet of 60-inch diameter perforated pipe surrounded by gravel bed and would be consistent with the 

Cities Low-Impact Development (LID) Plan requirements found within Section 15.58.080, LID plan requirement, 

of the Sierra Madre Municipal Code. The retention storage gallery would be approximately 24 inches below 

ground and would promote water quality treatment through infiltration. With implementation of these project 

site improvements as well as compliance with all existing water quality regulations, the project would not 

violate any water quality standards or waste discharge requirements or otherwise substantially degrade surface 

or ground water quality. For these reasons the Specific Plan FEIR determined that these measures would 

reduce potential adverse impacts to water quality to a level of less than significant. 

Groundwater 

The Raymond Groundwater Basin underlies the entire project site and water resources is managed by the 

Raymond Basin Judgment (RBJ). The total projected water supplies available to Sierra Madre Water 

Department (SMWD) during normal, single-dry, and multiple-dry years would be sufficient to meet the 

projected water demands for the proposed project. With implementation PDF-UTL-1, described in Section 

3.19, impacts associated with groundwater supplies and recharge would be less than significant. 

Alteration of Existing Drainage Patterns Resulting in Erosion or Flooding  

As described in the Specific Plan FEIR, development under the Specific Plan would result in alterations to 

drainage, such as changes in ground surface permeability via paving, and changes in topography via grading 

and excavation. As described in Section 3.7, PDFs, such as PDF-GEO-7, which requires that fill slopes are 

planted to avoid erosion, and PDF-GEO-9, which requires erosion measures during grading and prior to the 

completion and construction of permanent drainage controls, would be incorporated into the design of the 

project. In addition, to ensure LID compliance, the project would include a new on-site storm drainage 

system to capture offsite flows before entering the project site and an underground storage gallery retention 

system to collect low flow project runoff from the storm drain system. As such, the Specific Plan FEIR 

determined that with implementation of these PDFs and compliance with the City’s LID requirements, 

impacts to erosion and flooding would be less than significant.  

Urban Runoff in Relation to Storm Drainage System Capacity and Increased Pollutants  

The project contains an existing storm drain and catch basins and involves development of two storm drain 

networks and an underground storage gallery retention system. With implementation of project’s stormwater 

improvements, there would be sufficient drainage capacity to accommodate drainage from the proposed 

project and the project would not create or contribute substantial runoff water. Therefore, the impact was 

determined to be less than significant. 
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Flood Hazards 

The Specific Plan FEIR states that the project site is located in Zone X, an area of minimal flood hazard per 

the FEMA FIRM panel 06037C1400F effective September 26, 2008 (FEMA 2020). In addition, the project’s 

stormwater improvements would further minimize risks associated with storm flooding. Flood hazard 

impacts were determined to be less than significant.  

Inundation by Seiche, Tsunami, or Mudflow 

The closest body of water to the project site is the Pacific Ocean, located approximately 26 miles west of the 

project site. Thus, the probability of inundation by seiche or tsunamis is considered negligible. In addition, 

the project site is located in an area of minimal flood. Therefore, the Specific Plan FEIR concluded that 

impacts would be less than significant. 

Conflicts with a Water Quality Control Plan or Sustainable Groundwater Management 

Plan 

The Specific Plan FEIR states that no sustainable management plan has been prepared or is required for the 

Raymond Groundwater Basin. The RWQCB’s Basin Plan is a water quality control planning document that 

designates beneficial uses and water quality objectives for waters including surface waters and groundwater 

(RWQCB 2014). The project’s storm drainage improvements would reduce project impacts associated with 

water quality and soil erosion and would allow for the project to be consistent with objectives and policies 

identified in the Basin Plan. Therefore, the Specific Plan FEIR determined that the project would not obstruct 

implementation of a water quality plan or sustainable groundwater management plan and impacts would be 

less than significant.  

Project-Specific Impact Analysis  

a) Would the project violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or ground water quality? 

As discussed in the Specific Plan FEIR, onsite drainage improvement as well as compliance with all 

existing water quality regulations and implementation of SWPPP requirements would ensure impacts 

to water quality standards or waste discharge requirements would be less than significant. The 

vesting tentative map includes the same drainage improvements as described in the Specific Plan 

FEIR and would not result in impacts to water quality standards or waste discharge requirements 

beyond what was identified in the Specific Plan FEIR. Therefore, the project would have a less than 

significant impact. 

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? 

The Specific Plan FEIR concluded that the SMWD has sufficient water supplies available to serve the 

project and reasonably foreseeable future development during normal, dry, and multiple dry years. 

The vesting tentative map would include the same development and uses as described in the 
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Specific Plan FEIR and would not impact groundwater beyond what was identified in the Specific 

Plan FEIR. Therefore, impacts would be less than significant.  

c) Would the project substantially alter the existing drainage pattern of the site or area, including 

through the alteration of the course of a stream or river or through the addition of impervious 

surfaces, in a manner which would: 

i) Result in substantial erosion or siltation on- or off-site? 

ii) Substantially increase the rate or amount of surface runoff in a manner which would result 

in flooding on- or offsite? 

iii) Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff? 

iv) Impede or redirect flood flows? 

The Specific Plan FEIR concluded that impacts regarding altering the existing drainage pattern of the 

site would be less than significant. With the inclusion of PDF-GEO-7 and PDF-GEO-9, impacts to 

erosion would be less than significant. The vesting tentative map would include the same 

development and uses as described in the Specific Plan FEIR and is in the same location as 

described in the Specific Plan FEIR. The analysis under the Specific Plan FEIR remains accurate with 

respect to the proposed project. The vesting tentative map would not substantially alter the existing 

drainage pattern of the site beyond what was identified in the Specific Plan FEIR. Therefore, the 

project would have a less than significant impact. 

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

inundation? 

As stated in the Specific Plan FEIR, impacts associated with flood hazard, tsunami, or seiche zones, 

and risk release of pollutants due to project inundation would be less than significant. The vesting 

tentative map states that the site is in a minimal flood hazard area. In addition, the vesting tentative 

map includes locations of the on-site drainage system including catch basins and an underground 

storage gallery retention system. The drainage system would convey flows and would assist in 

reducing runoff velocities that would potentially cause inundation to the project site. As such, 

impacts would be less than significant.  

e) Would the project conflict with or obstruct implementation of a water quality control plan or 

sustainable groundwater management plan? 

The Specific Plan FEIR states that the project would be consistent with objectives and policies 

identified in the Basin Plan and therefore would not obstruct implementation of a water quality plan 

or sustainable groundwater management plan. The vesting tentative map includes features 

consistent with the Specific Plan FEIR, therefore, the analysis under the Specific Plan FEIR remains 

accurate with respect to the proposed project. Therefore, the project would not obstruct 

implementation of a water quality plan or sustainable groundwater management plan; thus, impacts 

would be less than significant.  
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Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to hydrology and water quality found all impacts to 

be less than significant with PDFs incorporated. The Specific Plan FEIR included three PDF to address 

impacts to hydrology and water quality. Implementation of PDF-WF-1, PDF-GEO-7, and PDF-GEO-9 

would ensure potential project impacts to hydrology and water quality would be less than significant. 

No additional mitigation measures contained in the Specific Plan FEIR apply to impacts to hydrology 

and water quality. 

3.11 Land Use and Planning 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses land use and planning-related impacts in Section 4.11. The Specific Plan 

FEIR discussions of land use and planning-related impact areas are summarized below. 

Physical Division of an Established Community. Development under the Specific Plan would not include 

components that would physically divide the existing community. The project site is surrounded by Bailey 

Canyon and Bailey Canyon Wilderness Park to the east, existing single-family residential development to the 

south and west, and the Mater Dolorosa Retreat Center to the north. The street modifications and additions 

under the Specific Plan would improve circulation on the project site and would enhance connectivity to the 

Bailey Canyon Wilderness Park. 

Conflict with Existing Land Use Plans, Policies, or Regulations. The Specific Plan FEIR states that the project 

would require amendments to the General Plan, Zoning Code, Zoning and Land Use maps, and approval of 

the Specific Plan. The City’s approval of the Specific Plan resulted in the changing the site’s land use 

designation from Institutional to Residential Low Density. The proposed request to approve a vesting 

tentative map for subdividing the 17.26-acre project site would implement the Specific Plan and would not 
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fundamentally conflict with any of Sierra Madre’s land use plans, policies or regulations adopted for the 

purpose of avoiding or mitigating effects that could result in adverse physical changes in the environment. 

The Parks and Facilities Master Plan serves as a guide for future recreational facility and park improvements 

and acquisition. The Parks and Facilities Master Plan states that the goal for Bailey Canyon Wilderness Park 

is to maintain the area as a wilderness park with minimal improvements. The Specific Plan FEIR determined 

that the project would be consistent with the Park and Facilities Master Plan goal by providing improved 

access to Bailey Canyon Wilderness Park.  

The Community Forest Management Plan contains goals to ensure the continuation and enhancement of 

Sierra Madre’s tree canopy. Although various tress would be removed under the project, the project would 

introduce new trees throughout the site. MM-BIO-3 would be implemented and would require the project to 

adhere to the City’s Tree Preservation and Protection Ordinance. Therefore, the project would be consistent 

with the goals outlined in the Community Forest Management Plan.  

Project-Specific Impact Analysis  

a) Would the project physically divide an established community? 

Consistent with the discussion in the Specific Plan FEIR, the vesting tentative map would be in the 

same location as discussed in the FEIR and would not physically divide an established community. 

The analysis under the Specific Plan FEIR remains accurate with respect to the proposed project and 

impacts would be less than significant.   

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? 

Since adoption of the Specific Plan FEIR, the project site has been designated as Residential Low 

Density. The project site is zoned R-1 Residential Low Density with a Specific Plan Overlay. The 

vesting tentative map implements the development and land uses as described in the Specific Plan 

FEIR; therefore, the analysis under the Specific Plan FEIR remains accurate with respect to the 

proposed project. As described in the Specific Plan FEIR, with adherence to MM-BIO-3, the proposed 

project would not result in 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. 

Impacts would be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 
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 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to land use and planning found all impacts to be less 

than significant with MMs incorporated. The Specific Plan FEIR included one MM to address impacts 

to land use and planning. Implementation of MM-BIO-3 would ensure potential project impacts to land 

use and planning would be less than significant. No additional mitigation measures contained in the 

Specific Plan FEIR apply to impacts to land use and planning. 

3.12 Mineral Resources 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses mineral resources impacts in Section 4.12 and identified no known mineral 

resources within the City or on the project site. The developed nature of the site’s surroundings would 

preclude any potential mineral resource extraction operation from being feasible on the project site even if 

mineral resources were identified. Therefore, the Specific Plan FEIR identified less than significant impacts 

on mineral resources under implementation of the Specific Plan. 

Project-Specific Impact Analysis  

a) Would the project result in the loss of availability of a known mineral resource that would be of value 

to the region and the residents of the state? 

and 

b) Would the project result in the loss of availability of a locally important mineral resource recovery 

site delineated on a local general plan, specific plan, or other land use plan? 

The project site is located within an area mapped as MRZ-3 which indicates areas of undetermined 

mineral resource significance (DOC 1994). Because the project site does not contain known mineral 

resources of value, impacts would remain as identified in the Specific Plan FEIR. The project would 

have no impact on mineral resources. 

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 
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 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to mineral resources found all impacts to be less 

than significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to 

impacts to mineral resources. 

3.13 Noise 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses noise impacts in Section 4.13. The Specific Plan FEIR examined a range of 

potential impacts related to noise and vibration, including construction noise, off-site project-attributed 

transportation noise, on-site project-attributed stationary noise, and construction vibration. 

The Specific Plan FEIR concluded that the project could result in excessive noise levels during construction; 

however, through implementation of MM-NOI-1 would ensure compliance with appliable noise limits and 

impacts from construction noise levels would be less than significant. Operation of HVAC systems could have 

the potential to exceed the City’s noise thresholds; however, with implementation of MM-NOI-2, operational 

noise from the project would be mitigated to less than significant.  

Mitigation measures: 

MM-NOI-1 The City of Sierra Madre (City) and/or its Construction Contractor shall implement the 

following noise reduction measures during all construction activities: 

▪ A temporary noise barrier shall be constructed along the project site’s southern, and 

western boundaries. The construction noise barrier shall be a minimum of 8 feet in height. 

The barrier may be constructed of 3/4-inch Medium Density Overlay (MDO) plywood 

sheeting, or other material of equivalent utility having a surface weight of 2 pounds per 

square foot or greater. Alternatively, prefabricated acoustic barriers are available from 

various vendors. When barrier units are joined together, the mating surfaces of the barrier 

sides should be flush or overlap with one another. Gaps between barrier units, and 

between the bottom edge of the barrier panels and the ground, should be closed with 

material that will completely fill the gaps, and be dense enough to attenuate noise.  

▪ Construction noise reduction methods such as shutting off idling equipment; installing 

temporary acoustic barriers around stationary construction noise sources; and, where 
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feasible, use of electric air compressors and similar power tools, rather than diesel 

equipment, shall be employed. 

▪ Equip all construction equipment (fixed or mobile) with properly operating and maintained 

mufflers, consistent with or exceeding manufacturers’ standards. 

▪ Ensure that construction equipment engine enclosures and covers as provided by 

manufacturers shall be in place during operation. 

▪ Place all stationary construction equipment so that the equipment is as far as feasible 

from noise-sensitive receptors and so that the emitted noise is directed away from the 

noise-sensitive receptors. 

▪ Locate equipment and materials staging in areas that will create the greatest distance 

between staging area noise sources and noise-sensitive receptors during project construction. 

▪ Ensure that construction equipment is shut down when not in use. 

▪ Limit haul truck deliveries to the same hours specified for the operation of construction 

equipment. 

▪ MM-NOI-2 To ensure that the project’s HVAC systems do not result in an exceedance of 

applicable noise standards (i.e., an increase of more than 6 dBA in the City of Sierra Madre, the 

HVAC system for each residence shall have a maximum noise level specification not to exceed 72 

dBA sound power level (equivalent to a sound pressure level of 47 dBA at a measured distance of 

25 feet [7.6 meters]) over a reflecting plane. 

Project-Specific Impact Analysis  

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? 

and 

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

levels? 

As described in the Specific Plan FEIR, the project’s construction and operation noise impacts would 

e reduced to less than significant through implementation of MM-NOI-1 and MM-NOI-2. The 

proposed vesting tentative map would consist of the same uses as described in the Specific Plan 

FEIR and would not introduce additional noise levels beyond what was addressed in the Specific 

Plan FEIR. Therefore, impacts would be less than significant.  

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? 

As described in the Specific Plan FEIR and in Section 3.9(e), project is not located within the vicinity 

of a private airstrip nor is the project located within an airport land use plan. Therefore, no impact 

would occur.  
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Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to noise and vibration found all impacts to be less than 

significant with a mitigation measure incorporated. The Specific Plan FEIR included two mitigation 

measures to address impacts to noise and vibration. Implementation of MM-NOI-1 and MM-NOI-2 would 

ensure potential project impacts to noise and vibration would be less than significant. No additional 

mitigation measures contained in the Specific Plan FEIR apply to impacts to noise and vibration. 

3.14 Population and Housing 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses population and housing impacts in Section 4.14. SCAG predicts City’s 

population will increase by 200 households and 300 new residents by 2045. Development of the Specific 

Plan would result in approximately 42 dwelling units and approximately 134 residents. Therefore, the project 

is projected to be within the anticipated housing growth and population growth for the City between 2016 

and 2045.  The Specific Plan FEIR concluded that population growth would not exceed anticipated forecasts, 

substantial growth would not occur, and Specific Plan-related impacts, including growth inducement, to 

population and housing would be less than significant. No mitigation measures were required or identified. 

Project-Specific Impact Analysis  

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)? 

and 
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b) Would the project displace substantial numbers of existing people or housing, necessitating the 

construction of replacement housing elsewhere? 

The proposed vesting tentative map contains the same number of dwelling units as described in the 

Specific Plan FEIR. Therefore, the analysis under the Specific Plan FEIR remains accurate with 

respect to the proposed project and impacts would be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to population and housing found all impacts to be 

less than significant. There are no mitigation measures contained in the Specific Plam FEIR that apply 

to impacts to population and housing. 

3.15 Public Services 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts to public services in Section 4.15. Each of the following public 

services is discussed separately in the Public Services chapter of the Specific Plan FEIR: 

Fire Protection 

The Sierra Madre Fire Department (SMFD) serves the City of Sierra Madre. The project site is currently 

served by one existing fire station, which is approximately 0.7 miles southeast of the project site. The SMFD 

station maintains a response time of 5.5 minutes. The Specific Plan FEIR states that in a in a request for 

information, the SMFD indicated that existing facilities are sufficient to accommodate the project. In 

addition, through payment of appropriate development fees by the project applicant, the project would 

not result in substantial adverse physical impacts associated with the provision of new or physically 

altered fire protection facilities. 
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Police Protection 

The Sierra Madre Police Department (SMPD) provides local police services for Sierra Madre. The Specific 

Plan FEIR states that the City does not utilize an officer-to-resident population ratio to measure adequacy 

of service. Payment of development fees by the project applicant, as required by Chapter 15.52 of the 

SMMC, would be used to offset the costs of increased personnel or equipment that could be required in 

order to maintain acceptable service ratios, response times, and other performance objectives. The 

Specific Plan FEIR concludes that the project could contribute to existing demands for police protection 

services, however it would not require new or physically altered police protection facilities.  

Schools 

The project site is served by the Pasadena Unified School District (PUSD). The Specific Plan FEIR estimates 

the project would result in an increase of 10 students in school enrollment as a result of the project. The 

Specific Plan FEIR states that the schools serving the project site are projected to have a surplus capacity of 

approximately 1,199 seats in the future; therefore, the project’s increase in enrollment is expected to be well 

accommodated through the schools’ anticipated availability in capacity. Additionally, per California 

Government Code Section 65995, developer fees paid to PUSD would address any effects to schools and 

impacts would be less than significant. 

Parks 

The Specific Plan FEIR states that the City has a standard of three acres of parkland per 1,000 residents, 

however based on the City’s population of 11,030, the park to population ratio is 2.09 acres of parkland 

per 1,000 residents. The project would be subject to the State’s Quimby Act and the SMMC. Based on 

SMMC Section 16.44.040 (Formula for Dedication of Land), the project would be required to provide 0.5 

acres of parkland on-site. The project would include 3.04 acres for a neighborhood public park. Therefore, 

the project applicant would provide substantially more than the required amount of parkland in compliance 

with the SMMC and impacts associated with park facilities would be less than significant.  

Other Public Facilities 

Other public facilities and services provided within the City include library services. The project would result 

in a nominal increase in population and the increase in residents would not substantially impact library 

facilities. payment of development fees by the project applicant would be used to offset the costs of 

increased personnel or equipment that could be required in order to maintain such services. Impacts to 

other public facilities would be less than significant.  
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Project-Specific Impact Analysis  

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 could cause significant environmental impacts, in order to 

maintain acceptable service ratios, response times, or other performance objectives for any of the 

public services: 

Fire protection? 

Police protection? 

Schools? 

Parks? 

Other public facilities? 

As described in the Specific Plan FEIR, the project would not result in in substantial adverse physical 

impacts associated with the provision of new or physically altered governmental facilities, need for 

new or physically altered governmental facilities, the construction of which could cause significant 

environmental impacts. The proposed vesting tentative map would include the same development 

and uses as described in the Specific Plan FEIR and therefore would not impact public facilities 

beyond what was identified in the Specific Plan FEIR. The vesting tentative map includes 3.01 acres 

for a neighborhood public park, whereas the Specific Plan FEIR states that there would be 3.04 

acres for a neighborhood public park. However, this change is minimal and would result in impacts 

to parks. Therefore, the analysis under the Specific Plan FEIR remains accurate with respect to the 

proposed project and impacts would be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  
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 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to public services found all impacts to be less than 

significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts 

to public services. 

3.16 Recreation 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts on recreation in Section 4.16. The Sierra Madre Municipal Code 

identifies a standard of 3 acres of park and recreation facilities per 1,000 residents (City of Sierra Madre 

2020). Based on SMMC Section 16.44.040 (Formula for Dedication of Land), the project would be required 

to provide 0.5 acres of parkland on-site. The project would include 3.04 acres for a neighborhood public 

park. The Specific Plan FEIR concluded that, due to the inclusion of a dedicated neighborhood public park 

on-site, the population growth that would occur as a result of the project is not anticipated to result in the 

overuse of existing park and recreation facilities such that the need for new or physically altered park and 

recreation facilities would be necessary and impacts would be less than significant.   

Project-Specific Impact Analysis  

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? 

and 

b) Does the project include recreational facilities or require the construction or expansion of 

recreational facilities, which might have an adverse physical effect on the environment? 

According to the Sierra Madre General Plan, the City contains 25 acres of parkland (City of Sierra 

Madre 2015b). According to the Sierra Madre Municipal Code, the City has a standard of 3 acres of 

park and recreation facilities per 1,000 residents (City of Sierra Madre 2020). Based on the City’s 

population of 11,268 (U.S. Census Bureau 2020), the park/recreation to population ratio is 2.22 

acres of parkland per 1,000 residents. Therefore, the City currently has a parkland deficiency. The 

vesting tentative map includes 3.01 acres for a neighborhood public park, which would provide more 

than the required amount of parkland for the estimated 134 residents from the project. Therefore, 

impacts associated with park and recreation facilities would be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 60 
JANUARY 2024 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to recreation found all impacts to be less than 

significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts 

to recreation. 

3.17 Transportation  

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts on transportation/traffic in Section 4.17. The FEIR evaluates the potential 

for implementation of the proposed Specific Plan to result in impacts to traffic, circulation, parking, access, and other 

transportation modes. The analysis is based on the Vehicle Miles Travelled (VMT) Assessment for the Proposed 

Sierra Madre Residential Project (VMT Assessment), prepared by Fehr and Peers in October 2020 (Appendix 

H).  

The project includes an internal circulation system, pedestrian paths, a landscaped parkway and sidewalk, 

street improvements consistent with General Plan objectives and policies addressing the circulation system.  

The Specific Plan FEIR determined that no VMT assessment was required because the project met the criteria for 

the Low VMT Area Screening pursuant to CEQA guidance provided by the Office of Planning and Research 

(OPR). The City defines a low VMT-zone as having a VMT per service population of 15% or more below the 

Northwest Regional Baseline VMT. The Specific Plan FEIR concludes that the project would have a VMT per 

service population below the 2012 baseline Northwest Region VMT Service Population for the 2012 Base 

Year from the SCAG model. Therefore, the proposed project would satisfy the screening criteria based upon 

the Origin/Destination method for calculating VMT. As such, the project would be screened out using the Low 

VMT Area Screening criteria and can be presumed to have a less than significant VMT impact. 

The project includes reconfiguration of North Sunnyside Avenue, on- and off-site improvements of Carter 

Avenue, and the three additional streets within the project site. The Specific Plan FEIR concluded that the 

project would not result in a hazardous roadway design or unsafe roadway configuration; place incompatible 

uses on existing roadways; or create or place curves, slopes, or walls that impede adequate sight distance 

on a roadway. 

As discussed in section 4.9 of the Specific Plan, the City has not adopted an emergency response plan or 

emergency evacuation plan. However, at the time of the Specific Plan FEIR, City was in the process of 
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preparing a LHMP. The project would not exacerbate the potential for natural hazards or interfere with 

emergency services, would be adequately served by emergency response services, and would provide 

emergency access throughout the project site. The project would be required to comply with the 

recommendations of the FPP and would not result in inadequate emergency access.  

The Specific Plan FEIR found that the project would result in less than significant impacts regarding 

transportation and no mitigation measures were required or identified. 

Project-Specific Impact Analysis  

a) Would the project conflict with a program, plan, ordinance, or policy addressing the circulation 

system, including transit, roadway, bicycle and pedestrian facilities? 

The vesting tentative map’s roadways are consistent with the analysis and proposed roadways 

included in the Specific Plan FEIR. Therefore, the analysis under the Specific Plan FEIR remains 

accurate with respect to the proposed project. The proposed vesting tentative map includes streets 

A, B, and C that would create an efficient and safe transportation system through the project site 

consistent with the City’s General Plan goals and policies addressing the circulation system. 

Therefore, impacts would be less than significant.  

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

As discussed in the Specific Plan FEIR, the project would be screened out using the Low VMT Area 

Screening criteria and can be presumed to have a less than significant VMT impact. The vesting 

tentative map would include the same development and uses as described in the Specific Plan FEIR. 

Inclusion of the proposed vesting tentative map would not result in increased VMT, therefore, the 

project would not conflict or be inconsistent with CEQA Guidelines Section 15064.3(b), and impacts 

would be less than significant.  

c) Would the project substantially increase hazards due to a geometric design feature (e.g., sharp 

curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 

The vesting tentative map includes three onsite streets: Streets A, B, and C. Streets A, B, and C 

would be public streets with one vehicular lane in each direction providing internal circulation for the 

residential land uses. Street A would have a maximum 38.5-foot right-of-way. Streets B and C would 

have a maximum 42.5-foot right-of-way. The vesting tentative map is consistent with the roadway 

analysis included in the Specific Plan FEIR. The vesting tentative map does not include any project 

elements that could potentially create a traffic hazard for motor vehicles, bicycles, or pedestrians 

due to a proposed, non-standard design feature. Therefore, impacts would be less than significant.  

d) Would the project result in inadequate emergency access? 

As discussed in the Specific Plan FEIR and in Section 3.9, the City has not adopted an emergency 

response plan or emergency evacuation plan. However, the City adopted a LHMP in December 

2020. The proposed vesting tentative map would result in the same access and uses as analyzed in 

the Specific Plan FEIR. As described in the Specific Plan FEIR, the project’s evacuation approach 

would be consistent with the City’s and County’s evacuation approach. The proposed vesting 
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tentative map would be consistent with the Specific Plan’s FPP and provide adequate emergency 

access throughout the project site. The vesting tentative map is consistent with the roadway analysis 

included in the Specific Plan FEIR and would provide adequate emergency access to the project site. 

The project site access, including road widths and connectivity, would be consistent with the City’s 

roadway standards and the 2019 California Fire Code (CFC) Section 503. Therefore, impacts would 

be less than significant.  

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to transportation found all impacts to be less than 

significant. There are no mitigation measures contained in the Specific Plan FEIR that apply to impacts 

to transportation. 

3.18 Tribal Cultural Resources 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses tribal cultural resource (TCR) impacts in Section 4.18. The Specific Plan 

FEIR states that no cultural resources were identified within the project site through the CHRIS records 

search, archival review, or NAHC SLF search or as a result of tribal consultation. However, project ground-

disturbing activities could result in the unanticipated discovery of previously uncovered TCRs. MM-TCR-1, 

below, would reduce potential impacts to less than significant. Therefore, the Specific Plan FEIR determined 

that implementation of MM-TCR-1 would ensure impacts to tribal cultural resources would be less than 

significant. 

Mitigation measures: 

MM-TCR-1 Native American Monitoring. Prior to the commencement of any ground disturbing activity at 

the Project site, with a minimum of 30 days advance written notice, the project applicant 
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shall retain a Native American Monitor approved by the Gabrieleño Band of Mission Indians-

Kizh Nation (Consulting Tribe on this project pursuant to Assembly Bill A52). A copy of the 

executed contract shall be submitted to the City of Sierra Madre Planning and Building 

Department prior to the issuance of any permit necessary to commence a ground-disturbing 

activity. The applicant will inform the Gabrieleño Band of Mission Indians-Kizh Nation of the 

day, time, and location of the Workers Environmental Awareness Program (WEAP) 

preconstruction meeting, with a minimum of 5 days advance written notice, as well as make 

provisions for participation in the training. The Tribal monitor will only be present on-site 

during the construction phases that involve initial ground-disturbing activities. Initial ground-

disturbing activities is defined as initial mass grading and associated movement of 

sediments from their place of last deposition prior to commencement of the Project. (Initial 

ground disturbing activities includes but is not necessarily limited to, pavement removal, 

potholing, auguring, grubbing, tree removal, boring, grading, excavation, drilling, and 

trenching. As it pertains to Native American monitoring, this definition excludes movement of 

sediments after they have been initially disturbed or displaced by project-related 

construction. 

 The Tribal Monitor will complete daily monitoring logs that will provide descriptions of the 

day’s activities, including construction activities, locations, soil, and any cultural materials 

identified. The on-site monitoring shall end when the qualified archaeologist has 

determined, and in good faith consultation with the Gabrieleño Band of Mission Indians-Kizh 

Nation, that all initial ground-disturbing activities on the Project Site (as defined above) are 

completed, or when the qualified archaeologist and Tribal Representatives/Monitor have 

indicated that all upcoming ground-disturbing activities at the Project Site have little to no 

potential for impacting tribal cultural resources (whichever defined threshold is met first). 

Upon discovery of any tribal cultural resources, construction activities shall cease in the 

immediate vicinity of the find and a buffer of 10050 feet will be established where no 

ground disturbing work will be allowed to occur until the find can be assessed and if 

required, treated according to CEQA requirements. All tribal cultural resources unearthed by 

project activities shall be evaluated by the qualified archaeologist retained on-call and Tribal 

monitor approved by the Consulting Tribe. If the resources are Native American in origin, the 

Consulting Tribe will retain it/them in the form and/or manner the Tribe deems appropriate, 

for educational, cultural and/or historic purposes. If human remains and/or grave goods are 

discovered or recognized at the Project Site, all ground disturbance shall immediately cease 

within 100 feet of the find and suspected extent of human remains as determined by the 

qualified archaeologist retained on-call and Tribal monitor approved by the Consulting Tribe. 

The county coroner shall be notified per Public Resources Code Section 5097.98, and 

Health & Safety Code Section 7050.5. Human remains and grave/burial goods shall be 

treated alike per California Public Resources Code section 5097.98(d)(1) and (2). Work may 

continue on other parts of the Project Site (outside the 100-foot buffer) while evaluation 

and, if necessary, mitigation takes place (CEQA Guidelines Section 15064.5[f]).  



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 64 
JANUARY 2024 

Project-Specific Impact Analysis  

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) 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)? 

and 

b) A resource determined by the lead agency, in its discretion and supported by substantial 

evidence, to be significant pursuant to criteria set forth in subdivision (c) of 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. 

As discussed in the Specific Plan FEIR, the potential for TCRs at the project site is considered 

relatively low; however, ground disturbing activities could result in the unanticipated discovery of 

TCRs. Implementation of MM-TCR-1 would reduce potential impacts to less than significant. The 

vesting tentative map is in the same location as the project described in the Specific Plan FEIR and 

would not contain TCRs beyond what was addressed in the Specific Plan FEIR. Therefore, impacts to 

TCRs would be less than significant. 

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to tribal cultural resources found all impacts to be 

less than significant with a mitigation measure incorporated. The Specific Plan FEIR included one 

mitigation measure to address impacts to tribal cultural resources. Implementation of MM-TCR-1 
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would ensure potential project impacts to tribal cultural resources would be less than significant. No 

additional mitigation measures contained in the Specific Plan FEIR apply to impacts to tribal cultural 

resources. 

3.19 Utilities and Service Systems 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses impacts on utilities and service systems in Section 4.19. This discussion 

addresses the following issues: water; wastewater; stormwater; electric power, natural gas, and 

telecommunications facilities; and solid waste. 

Water 

The City is the licensee and operator of its own water distribution system under the SMWD. The Specific Plan 

FEIR states that the City’s 2021 (Urban Water Management Plan) UWMP accounted for the projects 

projected residential development because it was accounted for in the growth anticipated in the 2020 

RTC/SCS. Therefore, SMWD would have sufficient available supply to meet the water demand associated 

with the project. The project would consist of a network of water mainlines that would connect to existing 

mainlines and would not substantially increase demand of the City’s water supply. In addition, PDF-UTIL-1 

would ensure that the amount of supplemental water purchased from the SGVMWD would be equal to all 

anticipated indoor and outdoor water demands for the proposed residential units over a 50-year period. 

Wastewater  

Wastewater service in Sierra Madre is provided by the City’s Public Works Department. The project would 

include sewer mainlines collect the sewage from laterals located on individual lots. Wastewater produced by 

project development would be treated at San Jose Creek Water Reclamation Plant (SJCWRP). The Specific 

Plan FEIR concluded that the existing sewer collection system and wastewater system would be able to 

adequately support the project. 

Stormwater 

As discussed in the Specific Plan FEIR, development under the Specific Plan would alter existing stormwater 

drainage patterns, however, the project would include the development of two storm drain networks convey 

flows from the western and eastern portions of the site. The Specific Plan FEIR concluded that impacts to 

stormwater drainage facilities would be less than significant.  

Electric Power, Natural Gas, and Telecommunications Facilities  

Dry utilities, such as electric, natural gas, and telecommunication facilities would be required to be installed 

to serve the project. The proposed project would be served by Southern California Edison for electricity, 

Southern California Gas Company for natural gas, and Charter and Frontier for telecommunication services. 

The Specific Plan FEIR concluded that consultation with all appropriate utilities to determine the extent of 

the dry utilities needed to serve the project will be required prior to and during the final 

infrastructure/improvement plan stages. 
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Solid Waste 

Solid waste management services are provided for the City by Athens Services. Refuse produced by the City 

is taken to Scholl Canyon Landfill. The Specific Plan FEIR concluded that the landfill has capacity to 

accommodate development under the Specific Plan and impacts would be less than significant. In addition, 

the project would comply with the California Integrated Waste Management Act (AB 939 and AB 341). The 

project would comply with all federal, state, and local management and reduction statutes and regulations 

related to solid wastes.  

Project design features: 

PDF-UTL-1 Prior to issuance of a building unit, the project applicant will provide funds to the City to 

achieve one of the following:  

1. Purchase supplemental water from the San Gabriel Valley Municipal Water District 

(SGVMWD) in an amount equal to the anticipated total indoor and outdoor water demand 

of each residential unit over a 50-year period. This purchase would be in addition to the 

City’s existing agreement with SGVMWD providing for the purchase of supplemental 

imported water.  

2. Creation of a lawn retrofit program, which would provide homeowners with a grant 

provided to replace their lawn with turf;  

3. Improvements to existing water infrastructure, such as pipe leakage fixes. 

Project-Specific Impact Analysis  

a) Would the project require or result in the relocation or construction of new or expanded water, 

wastewater treatment or storm water drainage, electric power, natural gas, or telecommunications 

facilities, the construction or relocation of which could cause significant environmental effects? 

As described in the Specific Plan FEIR, the project would require the installation of wet and dry utility 

facilities. The vesting tentative map shows the locations of the existing water lines, existing storm 

drain lines, and existing sewer lines, in addition to the locations of the proposed water lines, 

proposed storm drain lines, and proposed sewer lines for the project site. These locations are 

consistent with the Specific Plan FEIR analysis. As described in the Specific Plan FEIR, the water 

mainlines would join with the existing water mainlines and would serve the proposed project only. 

The existing water and sewer systems would be able to adequately support the project as the 

analysis under the Specific Plan FEIR remains accurate with respect to the proposed project.  

Consistent with the Specific Plan FEIR, the vesting tentative map contains two storm drain networks 

including onsite catch basins. Therefore, the improvements of stormwater drainage facilities would 

be consistent with the Specific Plan analysis. Electric power, natural gas and telecommunication 

facility plans would be determined prior to and during the final infrastructure/improvement plan 

stage and are not included in the vesting tentative map.  

As such, impacts associated with the proposed project would be consistent with the analysis in the 

Specific Plan FEIR and the proposed vesting tentative map would not result in any significant 

impacts. 
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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? 

The Specific Plan FEIR demonstrates that anticipated water demand in the Specific Plan area has 

been accounted for in the City’s 2021 UWMP and that development occurring under the would not 

require any changes in existing water supplies. The proposed vesting tentative map would include 

the same development and uses as described in the Specific Plan FEIR and would not impact water 

supplies beyond what was identified in the Specific Plan FEIR. Therefore, the project would have a 

less than significant impact. 

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? 

The Specific Plan FEIR concluded that the existing sewer collection system and wastewater system 

would be able to adequately support the project. The proposed vesting tentative map would include 

the same development and uses as described in the Specific Plan FEIR and would not impact 

wastewater demand beyond what was identified in the Specific Plan FEIR. Therefore, the project 

would have a less than significant impact. 

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? 

and 

e) Would the project comply with federal, state, and local management and reduction statutes and 

regulations related to solid waste? 

According to the Specific Plan FEIR, the Scholl Canyon Landfill has the capacity to to accommodate 

development under the Specific Plan. The proposed vesting tentative map would include the same 

development and uses as described in the Specific Plan FEIR and would not result in solid waste 

beyond what was identified in the Specific Plan FEIR. The project would comply with all federal, 

state, and local management and reduction statutes and regulations related to solid wastes. 

Therefore, impacts would be less than significant.   

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  
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 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to utilities and service systems found all impacts to 

be less than significant with PDFs incorporated. The Specific Plan FEIR included one PDF to address 

impacts to utilities and service systems. Implementation of PDF-UTIL-1 would ensure potential project 

impacts to utilities and service systems would be less than significant. No additional mitigation 

measures contained in the Specific Plan FEIR apply to impacts to utilities and service systems. 

3.20 Wildfire 

The Meadows at Bailey Canyon Specific Plan FEIR Summary 

The Specific Plan FEIR assesses wildfire impacts in Section 4.20 and states that the project site is located in 

a WUI area and an area statutorily designated a local responsibility area (LRA) very high fire hazard severity 

zone (VHFHSZ) by the California Department of Forestry and Fire Protection (CAL FIRE) and the Sierra Madre 

Fire Department (SMFD). A FPP was prepared for the project by Dudek in November 2020, which evaluated 

potential fire risks associated with the project (Appendix F2). The FPP would ensure that residents of the 

proposed project and nearby land uses would be able to properly evacuate in the event of wildfire. 

Implementation of PDF-WF-1, which requires compliance with the FPP, would ensure impacts to emergency 

response would be less than significant.  

As previously described, an emergency response plan or emergency evacuation plan has not been adopted 

for the City. However, at the time of the Specific Plan FEIR, the City was in the process of preparing a Local 

Hazard Mitigation Plan (LHMP). All construction activities including staging would occur in accordance with 

City requirements, which would ensure that adequate emergency access to the project site. The proposed 

roadways would meet SMMC standards and the 2019 California Fire Code (CFC) Section 503.  

The Specific Plan FEIR concluded that installation and maintenance of project roads, service utilities, a fuel 

modification area (FMA), drainage and water quality improvements, and other associated infrastructure 

would not exacerbate wildfire risks provided that the appropriate fire prevention and vegetation 

management activities are implemented as required by the FPP and SMMC.  

The Specific Plan FEIR concluded that impacts associated with wildfires would be less than significant 

following implementation of CBC standards, CFC standards, and implementation of PDF-WF-1. 

Project design features: 

PDF-WF-1 The proposed project shall comply with the requirements outlined in the Fire Protection Plan 

(FPP) (Appendix F2) during construction and operations. 
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Project-Specific Impact Analysis  

a) Would the project substantially impair an adopted emergency response plan or emergency evacuation 

plan? 

As described in the Specific Plan FEIR and in Section 3.9(f), the proposed vesting tentative map 

would be consistent with the Specific Plan’s FPP and provide adequate emergency access 

throughout the project site. The vesting tentative map is in the same location as the project 

described in the Specific Plan FEIR and would not substantially impair an adopted emergency 

response plan or emergency evacuation plan. Therefore, the project would have a less than 

significant impact. 

b) Due to slope, prevailing winds, and other factors, would the project exacerbate wildfire risks, and thereby 

expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a 

wildfire? 

c) 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? 

and 

d) 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? 

As stated in the Specific Plan FEIR, the project site is located in a WUI area and an area statutorily 

designated a LRA VHFHSZ, however, compliance with FPP and the standards in both the CBC and 

CFC would reduce any potential wildfire impacts to less than significant. The vesting tentative map is 

in the same location as the project described in the Specific Plan FEIR and would not have wildfire 

impacts beyond what was identified in the Specific Plan FEIR. Therefore, the project would have a 

less than significant impact related to wildfire. 

Conclusion 

The proposed project is consistent with the development evaluated in the Specific Plan FEIR and would not 

result in any new impacts or increase the severity of any previously identified impacts as compared to what 

was already identified and disclosed, either individually or cumulatively. Further environmental analysis is 

not required because: 

 No substantial changes are proposed which result in new or worse effects.  

 There are no changes in circumstances surrounding the project that create new or worse effects. 

 There is no new information that results in significant effects that are not discussed in the Specific 

Plan FEIR.  

 There is no new information that results in new or worse effects than discussed in the Specific Plan 

FEIR. 



MEADOWS AT BAILEY CANYON SPECIFIC PLAN VESTING TENTATIVE MAP / CONSISTENCY CHECKLIST 
PURSUANT TO CEQA GUIDELINES § 15182 

13028 70 
JANUARY 2024 

 There is no new information that results in mitigation measures that were previously found not to be 

feasible in the Specific Plan FEIR, to now be feasible.  

 There is no new information that results in mitigation measures that are considerably different than 

in the Specific Plan FEIR. 

 The conclusion of the Specific Plan FEIR relating to wildfire found all impacts to be less than significant 

with PDFs incorporated. The Specific Plan FEIR included one PDF to address impacts to wildfire. 

Implementation of PDF-WF-1 would ensure potential project impacts to wildfire would be less than 

significant. No additional mitigation measures contained in the Specific Plan FEIR apply to impacts to 

wildfire. 

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? 

As discussed in the biological resources and cultural resources sections, above, the project would 

not result in new or substantially greater impacts than what was analyzed in the Specific Plan FEIR.  

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.) 

The Specific Plan FEIR did not identify any significant cumulative impacts. As demonstrated above, 

the proposed project is consistent with the development assumptions in the Specific Plan FEIR and 

therefore would not result in a new or more severe adverse impact that was not previously identified 

in the Specific Plan FEIR. As such, the vesting tentative map, as discussed above, would not result in 

new or substantially greater cumulative impacts than what was analyzed in the prior EIR.  

c) Does the project have environmental effects which will cause substantial adverse effects on human 

beings, either directly or indirectly? 

The project would not result in new or substantially greater adverse effects on human beings, either 

directly or indirectly.  
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Clare Lin

From: Damon, Matt@CALFIRE <Matt.Damon@fire.ca.gov>
Sent: Friday, February 16, 2024 10:02 AM
To: Randy Metz; Littlefield, Shane@CALFIRE
Cc: Brent Bartlett; Clare Lin; Aleks Giragosian
Subject: RE: City of Sierra Madre VHFHSZ Tract Map Notification

Chief Metz, 
 
We received the notification of your intent to potentially approve a Tentative Tract Map within the LRA VHFHSZ of the 
City of Sierra Madre. The notification completes the requirements of 14 CCR 1270.04 for the City of Sierra Madre.  The 
Department of Forestry and Fire Protection will not be reviewing or commenting on the Tentative Tract Map. 
 

 

 
Matt Damon 
Staff Chief – Community Wildfire Mitigation Assistance 
715 P St., Sacramento, CA 95814 
(916) 247-1156 Cell  

          
For wildfire preparedness and prevention tips  

Visit: ReadyforWildfire.org  Land Use Planning Program 

 
 
 

From: Randy Metz <RMetz@willdan.com>  
Sent: Sunday, February 11, 2024 9:25 PM 
To: Littlefield, Shane@CALFIRE <Shane.Littlefield@fire.ca.gov> 
Cc: Brent Bartlett <bbartlett@cityofsierramadre.com>; Clare Lin <clin@cityofsierramadre.com>; Aleks Giragosian 
<agiragosian@chwlaw.us>; Damon, Matt@CALFIRE <Matt.Damon@fire.ca.gov> 
Subject: City of Sierra Madre VHFHSZ Tract Map Notification 
 

Warning: this message is from an external user and should be treated with caution. 

Good evening Chief Littlefield. 
 
Please accept this notification of our intent to potentially approve a Tentative Tract Map within the LRA 
VHFHSZ of the City of Sierra Madre, as required by Title 14. 
 
I have copied Staff Chief Matt Damon on this email as well, who has directed me to send this notification the 
San Bernardino Unit. 
 
Respectfully, 
 
Randy Metz 

 
CAUTION: This message is from an EXTERNAL SENDER - be CAUTIOUS, particularly with links and 
attachments.  
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Randy Metz, EFO, CFO, FM, MIFireE 
Fire Marshal 
City of Sierra Madre 
Willdan Engineering 
(626) 536‐6677 
rmetz@willdan.com 



 

 

City of Sierra Madre 
Planning & Community Preservation Department 
232 W. Sierra Madre Boulevard, Sierra Madre, CA  91024  

Phone  626.355.7138     
 
 
February 9, 2024 
 

Cal Fire - San Bernardino Unit 

3800 N. Sierra Way 

San Bernardino, CA 92405 

Attention: Unit Chief Shane Littlefield 
 

Chief Littlefield, 

 

The City of Sierra Madre, an incorporated city in the County of Los Angeles has a proposed Tentative 
Tract Map 83966 located within the Very High Fire Hazard Severity Zone (VHFHSZ) within the Local 
Responsibility Area (LRA). We have a proposed housing tract located on LRA land that falls within the 
VHFHSZ.  Based on requirements found within Title 14, the city wishes to inform you of the Sierra 
Madre City Council’s intent to review and potentially approve this tract at their February 27th, 2024 
meeting.   
 
The specific sections from Title 14 that reference this required submission to your Unit, as they relate 
to tentative and parcel maps within the LRA VHFHSZ, are 1270.03(a)(3), 1270.03(c)(1), and 1270.04(a). 
These sections currently read that any development within the VHFHSZ, regardless of SRA or LRA, shall 
be submitted to the Director of CAL FIRE or their designee, for comment and approval with Minimum 
Fire Safe Regulations. We are aware that all developments within the LRA VHFHSZ must comply with 
all Fire Safe regulations required by code, regulation and statute.    
 
We would like to request that the San Bernardino Unit recognize the receipt of this communication and 
determine if they will have any further comment prior to the potential approval of this tentative tract 
map within the LRA VHFHSZ as soon as possible so that this can be heard on the proposed date by city 
council. 
 
Please feel free to contact me if you have any questions regarding this project or the request from the 
City. 
 
Regards, 
 
 
Randall Metz, EFO, CFO, FM 
Contract Fire Marshal 
Sierra Madre Fire Department 
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