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EXECUTIVE SUMMARY 
The United States (U.S.) Department of Veterans Affairs (VA) has prepared this programmatic 
environmental assessment (PEA) in accordance with the National Environmental Policy Act (NEPA) of 
1969 (42 U.S. Code 4321-4370h)  

ES.1 Purpose and Need 

The purpose of the Proposed Action is to continue to provide eligible Veterans common medical 
services, assisted living care, and related services. The Proposed Action is needed to address current and 
future projected health care gaps and operational inefficiencies, especially in rural areas where access to 
common medical services offered by VA Medical Centers is not an easily accessible option. 

ES.2 Proposed Action 

The VA Office of Real Property (ORP), a division within VA Office of Construction and Facilities 
Management (CFM), supports VA’s mission by acquiring land and leasing space for the construction of 
medical and medically related facilities to care for our nation’s Veterans. Under the Proposed Action, 
ORP would establish leases that would result in the construction, renovation, or repair of leased medical 
and medically related facilities to care for our nation’s Veterans in all 50 States, the District of Columbia, 
Tribal Lands, and the Territories of American Samoa, Guam, the U.S. Virgin Islands, the Commonwealth 
of the Northern Mariana Islands, and the Commonwealth of Puerto Rico. 

ES.3 Alternatives 

VA has evaluated reasonable alternatives for meeting the purpose of and need for action, including a 
“No Action Alternative.” VA considered potential reasonable alternatives to the Proposed Action but did 
not identify any. Under the No Action Alternative, VA would not implement the Proposed Action. The No 
Action Alternative does not fully meet the purpose and need. The No Action Alternative also provides a 
benchmark for comparing the effects of the Proposed Action. 

ES.4 Environmental Resource Areas Evaluated and Potential Environmental 
Consequences of the Alternatives 

Lease projects may occur in a wide variety of environments including urban areas, rural areas, and Tribal 
Lands, and the specific locations are not identified or prescribed at the programmatic level. Therefore, 
the affected environment is portrayed as a general overview of each resource. Table ES-1 presents the 
resources considered in this PEA and the potential environmental consequences of the Proposed Action 
and the No Action Alternative.   
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Table ES-1. Summary of Potential Environmental Consequences 

Resource Area Proposed Action No Action Alternative 

Aesthetics 

Less than significant impacts. Short-term visual 
impacts during construction, renovation, or repair 
activities. Long-term visual consistency with the 
existing visual environment.  

No impacts. 

Air Quality 

Less than significant impacts. Short-term generation 
of pollutants during construction, renovation, or repair 
activities. Long-term increase in operational emissions 
from vehicle trips and miscellaneous stationary 
sources. 

No impacts. 

Geology and Soils 
Less than significant impacts. Short-term disturbance 
of soils and erosion. Long-term improvement in 
seismic resiliency.  

No impacts. 

Hydrology and Water 
Quality 

Less than significant impacts. Short-term increase in 
on- and off-site stormwater runoff during 
construction. Long-term increase in water use may 
affect groundwater levels. 

No impacts. 

Wildlife and Habitat 

Less than significant impacts. Removal of up to 25 
acres of vegetation/habitat and displacement and/or 
loss of common wildlife species which would be a 
negligible impact to area populations. If federally 
listed wildlife and/or critical habitat are in the area, VA 
would prepare a biological assessment and consult 
with U.S. Fish and Wildlife Service and/or National 
Marine Fisheries Service. 

No impacts. 

Noise 
Less than significant impacts. Short-term increase in 
noise during construction. Long-term negligible 
increase in new stationary and mobile noise sources.  

No impacts. 

Cultural Resources 
Less than significant impacts. Inadvertent discovery of 
cultural materials during construction and 
modification of existing historic resources. 

No impacts. 

Land Use 
Less than significant impacts. Short-term disruption of 
land use during construction activities. Long-term 
consistency with existing and surrounding land use.  

No impacts. 

Floodplains, 
Wetlands, and Coastal 
Zone Management 

Less than significant impacts. Projects would avoid 
the floodplain and wetlands. Project would 
demonstrate consistency with coastal zone, as 
applicable. 

No impacts. 

Socioeconomics  

Beneficial impacts. Short-term increase in jobs and 
local revenue/spending during construction. Long-
term increase in jobs, and healthcare services to 
Veterans.  

Adverse impacts. Some 
Veterans would continue to be 
located far from healthcare 
services.  

Community Services 
Beneficial impacts. No additional strain on emergency 
services and increased availability of healthcare 
services to Veterans, especially in rural areas. 

Adverse impacts. Some 
Veterans would not have easy 
access to healthcare services. 

Solid Waste and 
Hazardous Materials 

Less than significant impacts. Generation of wastes 
and hazardous materials during construction and 
operation. 

No impacts. 
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Best management practices, monitoring requirements, and regulatory compliance are part of the 
Proposed Action and are not mitigation measures. These actions, presented in Table ES-2, would 
contribute to environmental resource protection during project implementation. In addition, regulatory 
compliance is not considered mitigation, but generally greatly contributes to reducing or preventing 
environmental impacts. The measures listed in Table ES-2 would be implemented during the 
construction and operation of medical facilities, as warranted. In addition, additional project-specific 
mitigation (e.g., for potential unavoidable impacts to a listed species) may be identified on a 
case-by-case basis and documented in a supplement to this PEA.  

Table ES-2. Description and Type of Best Management Practices, Monitoring Requirements, and 
Regulatory Compliance Measures  

Resource Practice/Requirement/Measure 

Wildlife and Habitat 

Prior to each project, the proponent would use the U.S. Fish and Wildlife Service 
Information for Planning and Consultation (IPaC) database to screen for any federally 
listed endangered or threatened species and their habitat in the project area. If species 
or habitat are present, avoidance, minimization, and/or mitigation measures would be 
identified and implemented through Section 7 consultation to address potential 
adverse effects to federally listed species. 

Floodplains, 
Wetlands, and Coastal 
Zone Management 

Projects will avoid the floodplains and/or wetlands. If development must occur in a 
FFRMS floodplain, then additional NEPA analysis would be required and VA would 
follow regulatory requirements and appropriate guidance. If impacts would exceed the 
nationwide permit thresholds, then VA would prepare an individual permit and 
additional NEPA documentation. If the placement of fill, or discharge of dredged 
materials in designated wetlands, could not be avoided, VA would obtain a Section 404 
nationwide permit from USACE. If project impacts exceed the bounds afforded by the 
nationwide permit program, then an individual permit with additional NEPA 
documentation would occur. Local and state authorities will be consulted to ensure 
consistency with applicable Coastal Zone Management policies. 

  

Resource Area Proposed Action No Action Alternative 

Transportation and 
Parking 

Less than significant impacts. Short-term increase in 
construction-related traffic. Increase in patient and 
staff trips under a maximum development scenario 
may generate adverse impacts. Additional analysis 
would be required for certain projects, depending on 
local conditions, which may necessitate further NEPA 
analysis and project-specific measures. Each project 
would provide sufficient parking to serve the 
anticipated demand, based on the size of the 
proposed facility. 

No impacts. 

Utilities Less than significant impacts. Increase in utility 
demand and increase in renewable energy systems.  

No impacts. 
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Resource Practice/Requirement/Measure 

Cultural Resources 

(1) If previously unidentified historic or culturally significant items are discovered during 
construction, the construction contractor would immediately cease work in the area of 
the discovery until appropriate State Historic Preservation Office/Tribal Historic 
Preservation Office, and Tribes are contacted to properly identify and appropriately 
treat discovered items in accordance with applicable local, state, and federal law(s). 
(2) Should human remains be identified during ground-disturbing activities, all work in 
the vicinity of the discovery would cease immediately and local law enforcement 
contacted. The need for further consultation would be based on age and type of 
discovery as determined by initial assessment (i.e., likely crime scene, recent, historic, 
or prehistoric). 
(3) Mitigation measures developed during National Historic Preservation Act Section 
106 consultation to address potential adverse effects to cultural and historic resources 
will be implemented on a project-specific basis. 

Transportation and 
Parking 

(1) The construction contractor shall prepare and implement a transportation 
management plan to limit the effects of construction related on the surrounding 
roadway network, with special emphasis on scheduling trips to avoid the traditional 
peak commuting periods (typically between 7:00 and 9:00 A.M. and 4:30 to 5:30 P.M.). 
The delivery and removal of construction equipment, materials and debris, and worker 
commuting trips, must be scheduled to avoid these peak periods. The transportation 
management plan must also provide construction worker parking, and it must 
accommodate any existing parking spaces that are temporarily lost during construction 
activities. 
(2) Depending on the proposed operational traffic and existing transportation system 
capacity, additional coordination with the regional transportation authority would 
occur and appropriate mitigation measures would be identified and implemented. This 
may also include preparing a traffic study to support a project-specific analysis.  

ES.5 Public Involvement and Agency Consultations 

VA published a project scoping notice in the Federal Register, Vol. 88, No. 221 on Friday, November 17, 
2023, initiating the scoping process for the PEA and inviting the public, government agencies, Tribes, and 
other interested persons and organizations to provide comments on the scope of issues for analysis, 
input on potential alternatives, or information/analyses relevant to the proposed action. The VA also 
posted the scoping notice to the VA CFM website https://www.cfm.va.gov/environmental/index.asp. VA 
also emailed and mailed scoping notices to federal, state, territorial, and tribal stakeholders. The VA 
received thirteen responses from twelve states and one territory (Puerto Rico) during the 30-day public 
scoping period. VA has addressed their input in this PEA as applicable. 
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ABBREVIATIONS AND ACRONYMS 
ACHP Advisory Council on Historic Preservation 
ACM asbestos-containing materials 
BMP Best Management Practice 
CBOC Community Based Outpatient Clinic (now 

referred to as OPCs) 
CERCLA Comprehensive Environmental 

Response Compensation and Liability Act 
CFM Office of Construction and 

Facility Management 
CFR Code of Federal Regulations 
CLC Community Living Center 
CO carbon monoxide 
CO2 carbon dioxide 
CO2e equivalent CO2 rate 
CWA Clean Water Act 
dB decibel 
dBA A-weighted decibels 
EA environmental assessment 
EO Executive Order 
ESA environmental site assessment 
FFRMS Federal Flood Risk Management 

Standard 
FONSI finding of no significant impact 
GHG greenhouse gas 
HVAC heating, ventilation and cooling 
IPaC Information for Planning and Consultation 
LEED Council’s Leadership in Energy and 

Environmental Design 
Leq equivalent continuous sound level 
Lmax maximum noise level 
MHC Mental Health Clinic 
NAAQS National Ambient Air Quality Standards 
NEPA National Environmental Policy Act 
NHPA National Historic Preservation Act 
NMFS National Marine Fisheries Service 
NO2 nitrogen dioxide 

NOx nitrogen oxide 
NPDES National Pollutant Discharge  

Elimination System 
NRHP National Register of Historic Places 
NWI National Wetlands Inventory 
OPC Outpatient Clinic  
ORP Office of Real Property 
PACT Act Sergeant First Class Heath Robinson 

Honoring our Promise to Address 
Comprehensive Toxics Act 

PEA programmatic environmental 
assessment 

PM2.5 particulate matter less than or equal 
 to 2.5 microns in diameter 

PM10 particulate matter less than or equal 
 to 10 microns in diameter 

RCRA Resource Conservation and Recovery Act 
REC recognized environmental conditions 
RONA Record of Non-Applicability 
SC-GHG social cost of greenhouse gas emissions 
SHPO State Historic Preservation Office 
SO2 sulfur dioxide 
SWPPP Stormwater Pollution Prevention Plan 
TRI Toxics Release Inventory 
U.S. United States 
U.S.C. United States Code 
USACE United States Army Corps of Engineers 
USEPA United States Environmental 

Protection Agency 
USFWS United States Fish and Wildlife Service 
USGS Unites States Geological Survey 
VA U.S. Department of Veterans Affairs 
VAMC Veterans Affairs Medical Center 
VHA Veterans Health Administration 
WOTUS Waters of the United States 
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1 INTRODUCTION AND PURPOSE OF AND NEED FOR THE ACTION 

1.1 Introduction  

The United States (U.S.) Department of Veterans Affairs (VA) has prepared this programmatic 
environmental assessment (PEA) in accordance with the National Environmental Policy Act (NEPA) of 
1969 (42 U.S. Code [U.S.C.] 4321-4370h) .  

This PEA evaluates the potential impacts on the human environment from the construction, renovation, 
and repair of leased medical and medically related facilities to care for our nation’s Veterans in all 50 
States, the District of Columbia, Tribal Lands, and the Territories of American Samoa, Guam, the U.S. 
Virgin Islands, the Commonwealth of the Northern Mariana Islands, and the Commonwealth of Puerto 
Rico. 

VA will use this environmental impact analysis of the Proposed Action to determine whether it supports 
a finding of no significant impact (FONSI) or if it is necessary to prepare an environmental impact 
statement (if there is a potential for significant impacts).  

This PEA considers public, agency, and Tribal input into the federal decision-making process, provides 
the federal decision-maker with an understanding of potential environmental effects of the decision 
before making it, identifies measures to reduce potential environmental effects, and documents the 
VA’s NEPA process to consider the environmental effects of the Proposed Action. 

1.2 Background 

The role of the VA Office of Construction and Facility Management (CFM) is to advance VA’s larger 
mission in support of our Nation’s Veterans by planning, designing, constructing, and acquiring major 
facilities and setting design and construction standards.  

The VA Office of Real Property (ORP), a division within CFM, supports VA’s mission by acquiring land and 
leasing space for the construction of medical and medically related facilities to care for our nation’s 
Veterans. In addition to procurement, ORP is involved with intergovernmental transfers, and the 
granting of easements, licenses, and permits. ORP also provides guidance to regional and local VA 
offices regarding real property (VA CFM 2023a).  

VA determines requirements for a medical facility based on the number of Veterans currently receiving 
and forecast to receive health care services in an area. Through a competitive process, ORP then selects 
a developer who would construct the facility on a build-to-suit basis and then lease the facility to VA for 
up to 20 years. The developer (lessor) would be responsible for designing and constructing the facilities 
in compliance with VA design requirements and applicable federal, state, and local regulations.  

ORP strives to locate primary care facilities within 30 minutes and specialty care within 60 minutes of 
Veterans. The market drives many of the location factors when siting leases. These include the 
availability of sufficient land (to provide sufficient clinical space and parking) and the cost of the land 
(typically costs are higher in urban areas).  



Public Draft Office of Real Property 
Programmatic Environmental Assessment Lease Program 

April 2025 1-2 

As shown in Table 1-1, VA has a total of 1,990 leases currently in operation. Nearly all the leases are for 
the Veterans Health Administration (VHA) (VA ORP 2023).  

Table 1-1. Current Office of Real Property Leases  

Program Leases Buildings Total Gross SF 

National Cemetery Association 7 616 1,339,182 
Staff 99 11 1,811,322 
Veterans Benefits Administration 171 14 735,322 
VHA 1,713 5,634 152,605,584 
Totals 1,990 6,275 156,491,410 

Notes: SF = square footage; VHA = Veterans Health Administration. 
Source: VA ORP 2023. 

1.2.1 Types of Build-to-Suit Leases Considered  

This PEA focuses on the build-to-suit lease program for the construction, renovation, repair, and 
operation of outpatient clinics (OPCs), community living centers (CLCs), and other similar leased medical 
facilities across the U.S., Tribal Lands, and U.S. Territories. Descriptions of each main type of medical 
facility overseen by VA follows.  

1.2.1.1 Outpatient Clinics 

In the early 1990s, VHA began developing a strategy to expand its capacity to provide outpatient 
primary care, especially for Veterans who had to travel long distances to receive care at VA facilities. To 
facilitate access to primary care closer to where Veterans reside, VHA began implementing a system for 
approving and establishing OPCs. These clinics provide the most common outpatient services, including 
health and wellness visits, without the time and energy associated with visiting a larger medical center. 
A common example of an OPC is a community based outpatient clinic (CBOC).  

An OPC is a fixed health care site that is geographically distinct or separate from its parent VA medical 
facility. An OPC can be either VA-owned and VA-staffed, or contracted to healthcare management 
organizations. It must have the necessary professional medical staff, access to diagnostic testing and 
treatment capability, and the referral arrangements needed to ensure continuity of health care for 
Veterans.  

All OPCs operate under the supervision and guidance of a single VA hospital or medical center (VAMC). 
The parent VAMC maintains administrative responsibility for its OPC(s), specifically with respect to 
maintaining quality of care. VA and/or contracted staff operate OPCs.  

As shown on Figure 1-1, VA currently offers nearly 750 OPCs to meet the needs of Veterans. VHA 
continues to expand their network of OPCs to include more rural locations, making access to care closer 
to home. Planning and development of a new OPC is based on VA’s need, available resources, local 
market circumstances, and Veteran preference.  
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1.2.1.2 Community Living Centers 

A CLC is a VA Nursing Home, also referred to as a domiciliary. A VA CLC resembles a "home" as much as 
possible. Veterans may stay for a short time or, in rare instances, for the rest of their life. It is a place 
where Veterans can receive nursing home level of care, which includes help with activities of daily living 
and skilled nursing and medical care. The mission of a CLC is to restore each Veteran to his or her 
highest level of well-being. It is also to prevent declines in health and to provide comfort at the end of 
life. CLCs provide long-term care, short-term rehabilitation, domiciliary cottages, memory care services, 
short-term “respite” care, and end-of-life/hospice services. Most CLCs are located on or close to the 
campus of a VAMC. As shown on Figure 1-1, there are 130 CLCs across the country.  

1.2.1.3 Other Similar Leased Facilities 

This PEA also analyzes the future construction, renovation, or repair of other similar medical facilities 
that provide common medical services, to include Outpatient Clinics (OPCs) and Mental Health Clinics 
(MHCs). OPCs provide primary care and specialty health services, including mental health care, physical 
and occupational therapy, treatment for post-traumatic stress disorder, social work, women’s health 
services, and more. MHCs provide mental health services such as therapy, treatment plans, 
consultations, and other related services. In addition to the medical facilities themselves, the 
construction, renovation, or repair of associated structures is also included. For example, parking lots, 
parking structures, and research facilities.  

By offering primary health care services to new, off-site, leased locations, VA can enhance outpatient 
services by closing space and utilization gaps identified in the VA Strategic Capital Investment Planning 
process and reducing patient wait times. New OPCs also expand and enhance primary care and mental 
health services in appropriately sized and efficient state-of-the-art facilities. 
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Figure 1.1. Location and Number of Existing Outpatient Clinics and Community Living Centers
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1.2.2 Recent and Anticipated Future Build-to-Suit Leasing Projects 

1.2.2.1 Recent Leases 

In 2019, VA awarded 13 major leases to improve access to care and deliver health care facilities to 
Veterans. These awards were a result of VA’s leasing business transformation effort to improve the 
timeliness of the lease procurement process. Of the 13 major leases, 11 were for CBOCs (also referred to 
as OPCs), 1 was for a primary care facility, and 1 was for a research and development facility. The 
projects occurred in eight states and Puerto Rico (VA 2018). As VA is committed to delivering these 
projects to Veterans as quickly as possible, while continuing to comply with all federal procurement laws 
and regulations, having an efficient NEPA compliance pathway established and available helps expedite 
project delivery. 

1.2.2.2 Future Leases 

VA anticipates awarding four medical leases in fiscal year 2024. The 2022 passing of the Sergeant First 
Class Heath Robinson Honoring our Promise to Address Comprehensive Toxics Act (PACT Act) included 
more than 30 leases and established a simplified process for VA to award leases. As such, in the next 
three years, ORP anticipates awarding more than 50 leases to meet the growing needs of the Veteran 
population. Over the five years considered in this PEA, it is conceivable that dozens of leases could be 
awarded and rely on this PEA for NEPA compliance.  

1.3 Purpose and Need 

The purpose of the Proposed Action is to continue to provide eligible Veterans common medical 
services, assisted living care, and related services. The Proposed Action is needed to address current and 
future projected health care gaps and operational inefficiencies, especially in rural areas where access to 
common medical services offered by VAMCs is not an easily accessible option.  

1.4 Programmatic NEPA and the National Historical Preservation Act 

1.4.1 Programmatic NEPA  

VA NEPA reviews may be on a site- or project-specific level or on broader—programmatic—level. VA 
guidance from the VA NEPA Interim Guidance (VA 2010) suggests that using a programmatic approach 
for projects allows for deferring of issues that will be addressed in consultations, to include consultation 
with State Historic Preservation Offices (SHPOs) and others as required by the National Historic 
Preservation Act (NHPA) (54 U.S.C. 300101 et seq.) and 36 CFR Part 800 (collectively referred to as 
“Section 106”). 

Programmatic NEPA reviews assess the environmental impacts of proposed policies, plans, programs, or 
projects for which subsequent actions will be implemented either based on the programmatic NEPA 
document or based on subsequent NEPA reviews tiered to the programmatic review (e.g., a site- or 
project-specific document). The same regulations and guidance that apply to non-programmatic NEPA 
reviews govern VA’s programmatic NEPA reviews. 
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Programmatic NEPA reviews address the general environmental issues relating to broad decisions, such 
as those establishing policies, plans, programs, or suite of projects, and can effectively frame the scope 
of subsequent site- and project-specific federal actions. A well-crafted programmatic NEPA review 
provides the basis for decisions to approve such broad or high-level decisions such as identifying 
geographically bounded areas within which future proposed activities can occur or identifying broad 
mitigation and conservation measures to apply to subsequent tiered reviews. 

One advantage of preparing a programmatic NEPA review for repetitive agency activities is that the 
programmatic NEPA review can provide a starting point for analyzing direct and indirect impacts. Using 
programmatic NEPA reviews allows an agency to tier this analysis, and analyze narrower, site- or 
proposal-specific issues. This avoids repetitive, broad-level analyses in subsequent NEPA reviews and 
provides a more comprehensive picture of the consequences of multiple proposed actions. 

This PEA will decrease the time and cost associated with having to prepare stand-alone NEPA documents 
for those recurring, predictable, and low-impact construction, renovation, or repair projects that would 
result in less than significant impacts. The application of this PEA for qualifying actions would streamline 
the NEPA review process for future qualifying build-to-suit lease projects, while still allowing VA to 
consider the activities and their impacts.  

VA must comply with all applicable federal environmental laws, executive orders (EOs), and regulations, 
including review of potential environmental impacts.. As such, this PEA evaluates, at a programmatic 
level, the potential environmental effects of qualifying projects. This PEA also facilitates VA’s compliance 
with other environmental and historic preservation requirements by providing a framework to address 
the impacts of qualifying future build-to-suit lease projects. 

This PEA aims to provide an efficient NEPA compliance pathway for the implementation of typical lease 
projects that would result in less than significant environmental impacts. Use of this PEA would decrease 
the time and cost associated with having to prepare stand-alone NEPA documentation for those future 
projects that would meet the conditions of this PEA.  

Thus, implementation of the Proposed Action would provide the flexibility for future qualifying leasing 
projects to occur as needed and when needed, streamlining the NEPA documentation process and 
accelerating the implementation of projects to meet the needs of Veterans. 

1.4.2 NHPA Program Alternatives 

The NEPA process often involves coordinating with other environmental laws, including NHPA. NHPA 
establishes a national policy of historical preservation. Section 106 of the NHPA (54 U.S.C. 306108) 
requires federal agencies to consider the effects of their actions on historic properties, and states that 
the Advisory Council on Historic Preservation (ACHP) must be afforded an opportunity to comment. The 
Section 106 process involves identification of historic properties within area of potential effect and 
requires an assessment of the potential impact of an undertaking on historic properties with the goal to 
avoid, minimize, or mitigate adverse effects to such properties (36 CFR Part 800).  

The regulations entitled “Protection of Historic Properties” (36 CFR Part 800) offer a variety of ways 
federal agencies may tailor the Section 106 review process. Federal agencies sometimes need a more 
flexible approach to ensure the requirements of Section 106 are achieved and historic preservation 
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concerns are balanced with other federal mission requirements and needs. There are five program 
alternatives through which agencies can streamline the review process for a group of undertakings or an 
entire program that may affect historic properties (ACHP 2023).  

The five program alternatives (36 CFR § 800.14) are: 
• Programmatic Agreements 
• Exempted Categories 
• Standard Treatment 
• Program Comments 
• Alternate Procedures 

A program alternative might be considered in situations such as when: 
• An agency will carry out a certain type of undertaking repeatedly (this applies with this PEA) 
• Addressing effects to or a treatment of a category of historic properties is more efficient or 

consistent than individual reviews (this applies with this PEA) 
• Tailoring the four-step process to agency programs could increase specificity, reduce delays, or 

allow applicants to take on more responsibility (this applies with this PEA) (ACHP 2023). 

Program alternatives can improve the effectiveness and efficiency of Section 106 reviews and streamline 
routine interactions while focusing effort on the more complex projects or historic properties most 
important to communities. In consultation with the ACHP and other stakeholders, VA is consulting to 
develop a program alternative to satisfy the Section 106 requirements for this project. This program 
alternative may be broader in scope than this PEA.  

1.4.3 Prior NEPA and NHPA Compliance 

1.4.3.1 Prior NEPA Compliance Documentation 

Over the past 2+ years, VA has prepared more than ten separate environmental assessments (EAs) 
analyzing the potential impacts associated with demolishing, constructing, renovating, or repairing 
CBOCs (also known as OPCs), CLCs, and other similar leased facilities. Table 1-2 summarizes ten of the 
EAs and their respective key components. Each of the VA NEPA documents resulted in a FONSI.  
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Table 1-2. Recently Completed EAs for Build-to-Suit Lease Projects  

Location Lease Type Proposed Action Project Area (SF) 

DeKalb County, GA CLC  Demolition of existing CLC 30,500 
Volusia County, FL OPC Construction of new OPC 122,900 
Alachua County, FL OPC and MHC Construction of new OPC and MHC OPC: 70,849 

MHC: 39,932 
Alameda County, CA CBOC/OPC Construction of CBOC/OPC 35,000 
Spotsylvania County, VA HCC Construction of new HCC 426,722 
Duval County, FL OPC and CLC Construction of new OPC and CLC  OPC: 158,600 

CLC: 26,900 
Alameda County, CA CBOC/OPC Construction of new CBOC/OPC 84,000 
Wake County, NC OPC Construction of new OPC  222,325 
Hernando County, FL CBOC/OPC Construction of current CBOC/OPC 48,638 
Kent County, MI CLC Construction of new CLC 160,000 

Notes: CBOC = Community Based Outpatient Clinic (also referred to as OPC); CLC = Community Living Center; OPC = Outpatient 
Clinic; MHC = Mental Health Clinic; HCC = Health Care Center; SF = square feet. 
Source: VA CFM 2023b. 

1.4.3.2 Prior NHPA Compliance Documentation 

Lease projects must comply with the NHPA. Between January 2020 and March 2023, VA activated 526 
leases. Of these efforts, VA, in consultation with SHPOs and participating Native American Tribes and 
other stakeholders, determined that no historic properties were affected or that the undertaking did not 
adversely affect historic properties in all consultation efforts. VA has consistently documented that 
Section 106 consultations related to lease projects often result in concurrence from stakeholders of our 
finding of No Historic Properties Affected (i.e., no historic properties were present on/or adjacent to the 
project site or the federal action did not impact historic properties). These consultation efforts involve 
considerable time and effort from VA to achieve this concurrence. 



Public Draft Office of Real Property 
Programmatic Environmental Assessment Lease Program 

April 2025 2-1 

2 DESCRIPTION OF PROPOSED ACTION AND ALTERNATIVES 

2.1 Development of Alternatives 

VA considered potential reasonable alternatives to the Proposed Action but did not identify any. 
Through this process, VA determined this PEA would evaluate the Proposed Action and the No Action 
Alternative. 

2.2 Alternatives 

2.2.1 Proposed Action 

2.2.1.1 Overview 

Under the Proposed Action, VA would establish leases that would result in the construction, renovation, 
or repair of leased medical and medically related facilities to care for our nation’s Veterans in all 50 
States, the District of Columbia, Tribal Lands, and the Territories of American Samoa, Guam, the U.S. 
Virgin Islands, the Commonwealth of the Northern Mariana Islands, and the Commonwealth of Puerto 
Rico. 

This PEA will provide NEPA analysis and compliance for lease projects that meet the following 
conditions: 

• Construction projects of no more than 250,000 square feet or 25 acres of total development. 
• Renovation or repair projects of any size. 

Conversely, if a proposed lease project would result in any of the following conditions, this PEA would 
not provide NEPA compliance and VA would have to prepare separate, stand-alone NEPA 
documentation: 

• Proposed projects that are greater than the square footage or acreage limits identified above. 
• Proposed projects with potential impacts anticipated to be greater than those 

considered/identified in this PEA. 

Chapter 6 outlines the process VA would follow to determine if this PEA would provide NEPA compliance 
for a future VA leasing project. 

2.2.1.2 Project Details 

Table 1-1 provided examples of previous lease program construction projects and associated key 
components. Under the Proposed Action, those and similar types of projects would continue to occur, 
subject to conforming to the thresholds established in this PEA. The following sections and graphics 
provide details and visual depictions of the types of activities, infrastructure, operations, and timelines 
associated with the types of projects that would occur under the Proposed Action. 



Public Draft Office of Real Property 
Programmatic Environmental Assessment Lease Program 

April 2025 2-2 

Construction 

Outpatient Clinics/Community Based Outpatient Clinic 

VA determines the size of the Outpatient Clinic (OPC) formerly referred to as CBOC, and land required 
for the OPC based on the number of Veterans currently receiving health care services in the area and 
the forecasted number of Veterans requiring these services. VA would then select a developer who 
would construct the OPC on a build-to-suit basis and then lease the facility to VA for up to 20 years. The 
developer (lessor) would be responsible for designing and constructing the facilities in compliance with 
VA design requirements and applicable federal, state, and local regulations.  

OPCs are typically one- or two-story buildings constructed on vacant or previously developed or 
disturbed properties, generally in suburban or rural areas. If existing buildings or structures are on the 
property and they cannot be repurposed, the project would demolish and grade the property to meet 
the needs of the new facility. Following all applicable surveys for hazardous materials, workers would 
handle and dispose of all demolition debris in accordance with all applicable regulations. The OPC design 
would reflect a modern-quality building with a façade of stone, marble, brick, stainless steel, aluminum 
or other permanent materials. 

OPCs provide primary, specialty, and/or ancillary medical services to Veterans, typically in one building. 
OPCs do not typically provide an emergency room or urgent care. An emergency generator to serve the 
OPC is usually located on-site. Parking would be provided with a lot or parking structure adjacent to the 
building for Veterans, staff, and visitors to use. OPCs would also include utilities, sidewalks, and 
landscaping. Figure 2-2 provides an example site plan from a recent OPC construction project in 
Fremont, California (VA 2020a).  

A OPC may include renewable energy options such as solar hot water, photovoltaic panels, and a ground 
source heat pump. A OPC design may also include dedicated electric vehicle charging spaces. 
Stormwater management elements and best management practices (BMPs)are part of the project 
design. Construction of a OPC may take approximately one to three years to complete, depending on 
the size of the facility and complexity of the site/design. 

OPCs are typically open Monday through Saturday except on federal holidays. Operating hours are 
typically Monday through Friday from 7 A.M. to 6 P.M. and on Saturdays from 7 A.M. to 1 P.M. VA workers 
would staff the facility and the lessor would provide facility management and maintenance. Depending 
on the size of the OPCs, anywhere from a few tens to several hundred staff may be employed. Daily 
traffic consists of vehicles associated with staff arriving and departing each day, Veteran visits, visitor 
vehicles, and deliveries.   
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Figure 2.1. Example of a Typical OPC Project Site Plan  
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Community Living Center 

VA determines the size of the CLC and land required for the CLC based on the number of Veterans 
requiring CLC services. VA would then select a developer who would construct the CLC on a build-to-suit 
basis and then lease the facility to VA for up to 20 years. The developer (lessor) would be responsible for 
designing and constructing the CLC in compliance with VA design requirements and applicable federal, 
state, and local regulations. The style of the development of CLCs is typically “neighborhood-like” with 
smaller buildings centered on neighborhood and community centers. 

CLCs are typically one- or two-story buildings constructed on vacant or previously developed properties. 
Most CLCs are located on or close to the campus of an existing VAMC. If existing buildings or structures 
are on the property and they cannot be repurposed, the project would demolish and grade the property 
to meet the needs of the new facility. Following all applicable surveys for hazardous materials, workers 
would handle and dispose of all demolition debris in accordance with all applicable regulations.  

An emergency generator to serve the CLC is usually located on-site. Parking would be provided with a lot 
or parking structure adjacent to the building for Veterans, staff, and visitors to use. CLCs also include 
utilities, sidewalks, and landscaping. Figure 2-3 provides a photo of the exterior of a recently constructed 
CLC in American Lake, Washington (note the green roof and recreation elements).  

 

Figure 2.2. Recently Constructed CLC (back of building) 

A CLC may include renewable energy options such as solar hot water, photovoltaic panels, and a ground 
source heat pump. A CLC design may also include dedicating electric vehicle charging spaces. 
Stormwater management elements and BMPs are part of the project design. Construction of a CLC may 
take approximately one to three years to complete, depending on the size of the facility and complexity 
of the site/design. 

Veterans can receive nursing home level of care, which includes help with activities of daily living (e.g., 
bathing and dressing) and skilled nursing and medical care at a CLC. A CLC may provide capacity for up to 
several hundred Veterans. CLCs would operate 24-hours a day, 7-days a week. VA employees would 
staff the facility and the lessor would provide facility management and maintenance. Depending on the 
size of the CLC, anywhere from a few dozen to several hundred staff may be employed, working in 
rotating shifts. Daily traffic would consist of vehicles associated with staff arriving and departing each 
day, visitor vehicles, and deliveries. 
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Renovation and Repair Projects 

Renovation and repair activities would occur independently at an existing facility, or they could occur 
property-wide as part of a comprehensive repair/replacement program. Typical renovation/repair 
projects would not result in changes in staffing or traffic and in some instances may result in a decrease 
in utility demand. Renovation/Repair projects would typically take 6 months to 1 year to complete, 
depending on the type of project. Examples of both types of projects follow. 

Renovation Projects 

While some minor construction and/or demolition may occur, renovations generally can be categorized 
as roof replacements, heating, ventilation and cooling (HVAC) system improvements, room upgrades, 
and kitchen redesigns. Additional activities included as part of renovation projects could include:  

• Upgrading, installing, and/or improving roads and pathways for Americans with Disabilities Act 
compliance and National Fire Protection Association fire access standards. 

• Installing/Replacing non-compliant curb ramps with Americans with Disabilities Act compliant 
curb ramps. 

• Repairing pavement. 
• Installing solar photovoltaic panels opportunistically as rooftop-mounted photovoltaic solar 

array(s) on existing structure(s) or over existing parking area(s).  
• Installing drop off canopies and covered walkways on existing buildings. 

To accommodate advances in infection control, other types of renovation projects include: 
• Conversion of multi-patient rooms to single-patient rooms. 
• Replacement of porous surfaces with non-porous or “bleach-friendly” materials. 
• Installation of “no-touch” systems such as hands-free soap dispensers. 
• Replacement of existing HVAC units and systems with filtered units. 

Repair Projects  

These types of projects repair existing build-to-suit lease facilities. Typically repair projects do not result 
in substantial new construction or demolition as the activities are confined to the existing building and 
immediate surroundings. Example projects include roof repair/replacements, sidewalk 
repair/replacement, parking lot repair/replacement, utility repairs/replacements, window/door 
repair/replacements, and similar activities on existing buildings and infrastructure.  

2.2.1.3 Related Elements Applicable to All Projects 

The following elements would be part of all build-to-suit lease projects, as applicable.  

Design to Avoid Sensitive Resource Areas 

All projects would identify and avoid, as feasible, sensitive areas to avoid or minimize the potential for 
avoidable impacts. An example of an environmentally sensitive area is a wetland. In this example, the 
developer would obtain any necessary resource agency approvals/permits (e.g., a Clean Water Act 
[CWA] permit) prior to starting construction if the design cannot avoid impacting the wetland.  
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Sustainable Design 

VA CFM Policy Memorandum 003C-2021-21, Green Building Certification Requirements, establishes 
green building certification requirements to support VA facility compliance with applicable laws. Section 
5.4 of this memo states that CFM lease projects must comply with General Services Administration 
green building certification requirements. Major construction projects, including major 
upgrades/renovations are certified using U.S. Green Building Council’s Leadership in Energy and 
Environmental Design (LEED) certification system and achieve a minimum certification level of silver (VA 
2021a); however, certification via Green Globes is also an option. VA is currently reviewing their green 
building certification requirements with an intent to update the policy.  

Staging Areas and Hazardous Materials 

Contractors would use staging areas for temporarily storing materials and equipment in previously 
disturbed areas. All staging areas would be located within the property limits. Workers would drive to 
the project site and park in designated construction parking zones. Deliveries of project equipment and 
materials would occur during normal working hours. 

Prior to performing any work, permitted workers would abate and properly dispose of all hazardous 
materials in accordance with all applicable federal, state, and local regulations and/or requirements. 
Workers would sort removed materials, appropriately stockpile them in a secure area, and then direct 
the materials for recycling or appropriate disposal at the nearest landfill or hazardous materials 
collection station.  

Architectural Consistency 

For renovation and repair projects, the resulting building finishes would strive to match existing finishes 
as much as possible and complement the overall site architecture. In addition, any surface architectural 
finishes of significance would be repaired/replaced with like materials to not diminish the integrity of 
the surface.  

2.2.1.4 Hypothetical Applicability of PEA for Recently Completed Build-to-Suit Lease 
Program Environmental Assessments 

Based on the limits of allowable activity established under this PEA, of the example past projects listed 
in Table 1-2 and again below in Table 2-1, nine of the recently completed build-to-suit lease VA NEPA 
documents would qualify under this PEA. The 10th project (Spotsylvania County, VA) would not qualify 
due to exceeding the square footage threshold.  
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Table 2-1. Hypothetical Applicability of PEA for Recently Completed Build-to-Suit Lease EAs 

Location Lease Type Proposed Action Project Area (SF) 

DeKalb County, GA CLC  Demolition of existing CLC 30,500 
Volusia County, FL OPC Construction of new OPC 122,900 
Alachua County, FL OPC and MHC Construction of new OPC and MHC OPC: 70,849 

MHC: 39,932 
Alameda County, CA CBOC/OPC Construction of CBOC  35,000 
Spotsylvania County, VA HCC Construction of new HCC 426,722 
Duval County, FL OPC and CLC Construction of new OPC and CLC  OPC: 158,600 

CLC: 26,900 
Alameda County, CA CBOC/OPC Construction of new CBOC 84,000 
Wake County, NC OPC Construction of new OPC  222,325 
Hernando County, FL CBOC/OPC Construction of current CBOC 48,638 
Kent County, MI CLC Construction of new CLC 160,000 

Notes: CBOC – Community Based Outpatient Clinic (also referred to as OPC); CLC = Community Living Center; OPC = Outpatient 
Clinic; MHC = Mental Health Clinic; HCC = Health Care Center; SF = Square Feet/Footage. 
Source: VA CFM 2023b. 

2.2.1.5 PEA Duration 

VA anticipates this PEA and the associated decision document will be valid for at least five years. After 
five years, VA will revisit the PEA conditions and analysis for each proposed project and assess if the PEA 
is still valid for use. If not, VA will prepare additional NEPA documentation.  

2.2.1.6 PEA Geography 

VA would be able to use this PEA for VA NEPA compliance, subject to confirmation of its applicability 
given the identified constraints, in all 50 States, the District of Columbia, Tribal Lands, and the Territories 
of American Samoa, Guam, the U.S. Virgin Islands, the Commonwealth of the Northern Mariana Islands, 
and the Commonwealth of Puerto Rico. 

2.2.1.7 Compliance with Other Environmental Requirements 

National Historic Preservation Act 

The most common resource agency compliance documentation VA prepares for their proposed actions 
is for Section 106 of the NHPA. This project is no exception. As such, VA prepared this PEA in concert 
with NHPA Section 106 compliance documentation. VA is consulting to develop a Program Alternative 
for the Proposed Action (or “Undertaking” as defined in Section 106) in coordination with stakeholders 
to satisfy Section 106 requirements. VA will update this PEA to reflect the outcome of Section 106 
consultation. Until the Program Alternative is issued, VA will follow the standard Section 106 process.  

Clean Air Act 

For those future construction, renovation, or repair actions occurring within areas designated as being in 
non-attainment or in maintenance for air quality standards under the Clean Air Act, VA would rely on a 
Record of Non-Applicability (RONA) prepared as part of this PEA. The RONA demonstrates that the most 
potentially impactful project from an air quality perspective would generate emissions below de minimis 
in all non-attainment areas. Prior to construction, VA CFM would validate the RONA is applicable. If not, 
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a project-specific air conformity analysis would be prepared, along with additional VA NEPA 
documentation.  

CWA and Endangered Species Act 

As necessary, VA would prepare project and site-specific documentation to ensure compliance with the 
CWA and Section 7 of the Endangered Species Act. As a rule, VA strives to avoid direct impacts to water 
resources and sensitive species. However, should any unavoidable impacts occur, VA would engage in 
necessary consultation and obtain all required approvals and permits prior to construction, along with 
any additional NEPA documentation.  

2.2.2 No Action Alternative 

Under the No Action Alternative, VA would not implement the Proposed Action. The No Action 
Alternative equates to baseline (existing) conditions and does not imply that VA would not implement 
future build-to-suit lease projects discussed in Section 2.2.1. Rather, VA would continue to prepare 
stand-alone VA specific NEPA documentation and associated regulatory compliance documents, thereby 
increasing costs, effort, and duration for VA, reviewers, agencies, and other stakeholders (e.g., SHPOs 
and the ACHP). The No Action Alternative does not fully meet the purpose and need. The No Action 
Alternative also provides a benchmark for comparing and analyzing the effects of the Proposed Action. 

2.3 Alternatives Considered but Eliminated From Further Consideration 

VA did not identify any potential alternatives to the Proposed Action that meet the purpose of and need 
for the project. 
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3 AFFECTED ENVIRONMENT AND ENVIRONMENTAL CONSEQUENCES 
This section describes the affected environment specific to each resource and evaluates the potential 
environmental effects of the Proposed Action and No Action Alternative on that resource. As a 
nationwide program, the region of influence is the U.S., here defined as all 50 States, the District of 
Columbia, Tribal Lands, and the Territories of American Samoa, Guam, the U.S. Virgin Islands, the 
Commonwealth of the Northern Mariana Islands, and the Commonwealth of Puerto Rico. 

To characterize this wide spectrum of geographically, ecologically, culturally, and socioeconomically 
diverse areas, this PEA presents the affected environment through 14 resource areas, with each 
resource area described using the most appropriate and meaningful “units of analysis.” The units of 
analysis provide a reasonable resource-area specific way to divide up the project area into regions to 
support this analysis.  

In considering the degree of the effects, this PEA considers the following: 

• Both short- and long-term effects. 
• Both beneficial and adverse effects. 
• Effects on public health and safety. 
• Effects that would violate federal, state, tribal, or local laws protecting the environment. 

For each resource, this PEA identifies the methodology and general assumptions used in the analysis and 
identifies management measures such as BMPs or monitoring requirements that would be incorporated 
into the Proposed Action, as well as mitigation measures that decrease any identified potential 
environmental impacts. Chapter 4 identifies mitigation measures for each resource, as applicable. 

As presented in Section 1.4.3.1, VA recently prepared ten separate EAs analyzing the potential impacts 
associated with constructing, renovating/repairing, and operating OPCs, CLCs, and other similar leased 
facilities. Each of these EAs determined that the proposed actions would result in less than significant 
impacts to all resources. Because the types of activities proposed under this PEA are nearly identical to 
the previous EAs, the findings of these representative EAs are incorporated into this PEA, as applicable, 
to support the analysis and conclusions herein.  

The Proposed Action would comply with all applicable federal, state, and local laws and regulations, 
including those listed in Appendix A. Because compliance with applicable laws is mandatory, including 
those that prevent potential impacts or lessen potential impacts to levels that are not significant, this 
PEA does not identify compliance with the requirements of such laws and regulations as mitigation. 
Compliance is an inherent component of the Proposed Action. 

3.1 Aesthetics 

Aesthetics refers to the visual interaction between an individual and the environment based on 
qualitative scenic features. A combination of natural and built features influence and contribute to the 
aesthetic quality of an area. The following site characteristics are typically included in determining 
aesthetic qualities: topographic relief; prominence of water in the viewscape; type of vegetation 
present; diversity of scenery; level of human development or disturbance in the area; and presence or 
absence of any unique scenic features compared with surrounding land. 
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3.1.1 Affected Environment 

The aesthetic characteristics of a project area largely depend on whether the area is remote, rural, or 
urban. Remote or rural settings tend to consist of naturally occurring landforms and vegetation, such as 
mountains, undulating land, valleys, cliffs, lakes, streams, beaches, and natural vegetation. In rural 
areas, some signs of human activity are likely to be present and may contribute to the area’s visual 
aesthetics. These may include farmhouses, agricultural fields, fences, barns, silos, scenic highways, and 
lighthouses. Remote areas may have no visible structures. 

In contrast, urban settings tend to be dominated by constructed features. Examples of these features 
include houses, apartment buildings, office buildings, warehouses, rail yards, utility plants, historic 
buildings, landmarks, parking areas, storage yards, billboards, and signage. Vegetation in an urban 
setting is primarily lawns, shrubs, and ornamental trees.  

A typical new construction, renovation, or repair of leasing projects usually occurs on vacant or 
previously developed or disturbed properties, or adjacent to existing VA facilities. The typical aesthetics 
of the facilities include a “neighborhood-like” style of development with smaller buildings centered on 
neighborhood and community centers. Leasing projects often include utilities, sidewalks, and 
landscaping. 

3.1.2 Environmental Consequences 

3.1.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. 

Each of the EAs determined that there would be less than significant impacts to aesthetics from the 
construction, renovation, repair, and operation of the facilities, although short-term impacts to 
aesthetics over the course of demolition, construction, and/or renovation was common. Typical 
measures to minimize impacts included: 

• Erecting temporary fencing to minimize views of the project area during construction. 
• Designing new and renovated structures to be compatible with and/or enhance the aesthetics 

of the area. 
• Placing electrical utilities underground wherever possible. 
• Incorporating visually pleasing landscaping, trails, and parks when possible. 

These measures would be implemented as warranted for future qualifying leasing projects.  

Demolition/Construction/Renovation 

VA would work with local leasing program representatives to site new facilities in areas of low to 
medium visual sensitivity. Doing so would ensure that the resulting facility would be compatible with the 
surrounding visual environment. If this is not possible, and the leasing program wishes to pursue 
development in an area of high visual sensitivity, then further NEPA analysis would be required.  
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Under the Proposed Action, demolition, construction, and renovation activities may include site 
preparation; grading and excavation; increased vehicle traffic; movement of heavy equipment; and 
paving roadways, pathways, and parking areas. These temporary activities would have short-term 
impacts on aesthetics over the course of the project. Any rehabilitation, renovation, or repair activities 
on the interior of the buildings would have no impact to the aesthetics of the project area. 

Demolition and construction have a potential for short-term temporary impacts to aesthetics. 
Temporary fencing would be erected to minimize viewing of the site during the construction. Visually, 
the site would not be aesthetically pleasing during this phase. Construction of OPCs and CLCs is 
anticipated to last one to three years, depending on the size and complexity of the structure(s). The 
impacts to aesthetics would only last for the duration of the demolition and construction project.  

A typical OPC design would reflect a modern-quality building with a façade of stone, marble, brick, 
stainless steel, aluminum, or other permanent materials. Most OPC structures would be one to two 
stories and include a parking lot/structure and associated utilities, sidewalks, and landscaping. Wherever 
possible, features such as green roofs will be incorporated into the design. Given these parameters, new 
OPCs would strive to reflect the overall visual character of the project area, thus maintaining or 
improving aesthetics. 

The typical CLC design is “neighborhood-like” with smaller buildings centered on neighborhood and 
community centers. They are typically located on or close to an existing VAMC campus, and thus would 
contribute to the overall aesthetic of the VAMC. Most CLC structures will be one to two stories and 
include a parking lot/structure and associated utilities, sidewalks, and landscaping. Wherever possible, 
features such as green roofs will be incorporated into the design. Given these parameters, new CLCs 
would strive to reflect the overall visual character of the project area, thus maintaining or improving 
aesthetics. 

The design and construction of other similar leased facilities would be like that described for OPCs and 
CLCs; however, these other facilities are smaller than average OPCs and CLCs and have different parking 
requirements. They would have similar short-term impacts to aesthetics during demolition, 
construction, or renovation activities. Additionally, they would be designed to complement the existing 
visual character of the project area, thus maintaining or improving aesthetics.  

Renovations and repairs would involve upgrades and improvements to existing projects, such as 
pavement repair, covered walkway installation, and upgraded curb ramps. Upgrading outdated building 
components and surroundings would enhance overall aesthetics. Renovation and repair activities are 
typically confined to the existing building and immediate surroundings. Similar to rehabilitation projects, 
upgrading outdated building components and surroundings through renovations or repairs would 
enhance overall aesthetics. For renovation and repair projects, the resulting building finishes would 
strive to match existing finishes as much as possible and complement the overall site architecture. In 
addition, any surface architectural finishes of significance would be repaired/replaced with like materials 
to not diminish the integrity of the surface.  

Operations 

Under the Proposed Action, there would be no additional impact to aesthetics once construction and/or 
renovation is complete. Facility staff would provide upkeep and maintenance on the facilities and 
landscaping, which would preserve aesthetic quality over time.  
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Summary 

Aside from short-term visual impacts during construction, renovation, or repair activities, 
implementation of the Proposed Action would result in medical facilities visually consistent with the 
existing visual environment. Therefore, the Proposed Action would result in less than significant impacts 
to aesthetics.  

3.1.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of project- 
and site-specific NEPA documentation. Under the No Action Alternative, for those projects that would 
have otherwise qualified for NEPA compliance under this PEA, overall impacts to aesthetics are 
anticipated to be no more than those as described for the Proposed Action. Therefore, while impacts to 
aesthetics are anticipated to be less than significant, the stand-alone NEPA document for each proposed 
project would determine and disclose the project-specific impacts.  

3.2 Air Quality 

Air quality is defined as the concentration of various pollutants in the atmosphere in a given location. 
Every location lies within a region, or air basin, that shares climate and air movement similarities. Many 
factors influence a region’s air quality, including the type and quantity of pollutants emitted into the 
atmosphere, the size and topography of the air basin, and the prevailing meteorological conditions. 

Most air pollutants originate from human-made sources, including mobile sources (for example, cars, 
trucks, buses) and stationary sources (for example, factories, refineries, power plants), as well as indoor 
sources (for example, some building materials and cleaning solvents). Natural sources such as dust 
storms and forest fires also release pollutants. Generally speaking, urban areas have higher 
concentrations of air quality pollutants than rural areas. However, rural areas can be affected by natural 
incidents that affect air quality. Due to the migratory nature of air pollutants, emissions from urban 
areas or large sources of pollutants (like a forest fire) can negatively affect air quality miles away. 

Both the Federal Government and states have enacted legislation designed to improve or protect air 
quality. The 1970 Federal Clean Air Act covers the entire country. This law (and its amendments in 1977 
and 1990) allows individual states to set stronger air quality standards, but states cannot have weaker 
air quality standards than those set for the entire country.  

3.2.1 Affected Environment 

3.2.1.1 Air Quality 

The Federal Clean Air Act is the primary federal statute governing the control of air quality. The Clean Air 
Act designates six pollutants as “criteria pollutants” for which the U.S. Environmental Protection Agency 
(USEPA) has established National Ambient Air Quality Standards (NAAQS) to protect public health and 
welfare. The criteria pollutants are carbon monoxide (CO), sulfur dioxide (SO2), nitrogen dioxide (NO2), 
ozone, suspended particulate matter less than or equal to 10 microns in diameter (PM10), fine 
particulate matter less than or equal to 2.5 microns in diameter (PM2.5), and lead. CO, SO2, NO2, lead, 
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and some particulates emit directly into the atmosphere from emissions sources. Ozone and some NO2 
and particulates form through atmospheric chemical reactions from other pollutant emissions (called 
precursors).  

Areas that meet the NAAQS are classified as attainment areas or attainment/unclassifiable. 
Unclassifiable just means that the monitoring data shows the area likely meets the standard or that the 
USEPA has determined the available data indicates the area is likely to be meeting the standard and not 
contributing to a nearby violation of NAAQS. Areas that do not meet NAAQS for criteria pollutants are 
“nonattainment areas” for that pollutant. The USEPA classifies areas that have transitioned from 
nonattainment to attainment as “maintenance areas.” These areas are required to adhere to USEPA 
approved maintenance plans to ensure continued attainment standards. On February 7, 2024, the 
USEPA strengthened the NAAQS for particulate matter. The USEPA is reviewing data to determine if 
each area meets the new standard (USEPA 2024a). 

Attainment status designations are codified under 40 CFR Subpart C – Section 107 Attainment Status 
Designations (81.300 to 81.356). The National Tribal Air Association works with the USEPA to determine 
proper designation. Certain parts of Tribal Lands are designated separately from adjacent areas (USEPA 
2023a). The attainment designations for Tribal Lands are listed in 40 CFR 81.300 to 81.356 under the 
section with the state name. For example, Lands of the Navajo Nation is listed in Arizona (81.303). 

Figure 3.1 provides an illustration of the counties designated as “nonattainment” or “maintenance” for 
NAAQS as of January 31, 2025 (USEPA 2025a). To view the most current listing of the nonattainment and 
maintenance areas in the U.S. and its Territories, and Tribal Lands, visit the USEPA Green Book site at 
https://www3.epa.gov/airquality/greenbook/ancl.html.  

The USEPA General Conformity Rule (40 CFR Part 93, Subpart B) applies to federal actions occurring in 
nonattainment or maintenance areas. It sets limits for emissions that trigger requirements for a 
conformity determination. These limits, called de minimis thresholds, vary based on the pollutant and 
the specific designation of the project area. If a Proposed Action exceeds the de minimis thresholds, the 
General Conformity Rule requires the federal agency complete a more complex Conformity 
Determination. 
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Figure 3.1. Counties Designated Nonattainment or Maintenance for NAAQS (USEPA 2025)   
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Greenhouse gases (GHGs) are gas emissions that trap heat in the atmosphere. These emissions occur 
from natural processes and human activities.  

GHGs include carbon dioxide (CO2), methane, nitrogen oxide (NOx), hydrofluorocarbons, 
perfluorocarbons, sulfur hexafluoride, and other fluorinated gases including nitrogen trifluoride and 
hydrofluorinated ethers.  

The VA Climate Action Plan (VA 2021b) details the VA’s action plan for five priority adaptation actions, 
which include new and updated design standards and incorporating climate priorities into the VA’s 
Strategic Capital Investment Planning Process. 

3.2.2 Environmental Consequences 

3.2.2.1 Proposed Action 

This air quality analysis considers the degree of potential effects to the local air quality and evaluates 
short and long-term effects, beneficial and adverse effects, effects on public health and safety as they 
relate to air quality, and effects that may violate federal, state, tribal, or local laws protecting the 
environment. Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of 
construction, renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the 
project area assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs 
determined that there would be less than significant impacts to air quality from the construction, 
renovation, repair, and operation of the facilities. 

For the purposes of analyzing the impacts on air quality, the Proposed Action is analyzed as a 
representative project for the land clearing of 25 acres and construction of 250,000 square foot VA 
facility in a build-to-lease format. This projected project could occur in any location in the U.S. and its 
Territories and Tribal Lands that meets VA’s criteria for leasing. The representative project also is an 
upper bound scenario of projected emissions. Any proposed leasing project that is the same or smaller 
would have emissions less than this representative project. The representative project considers the 
following upper bound, or maximum disturbance, construction activity conditions: 

Demolition/Construction Activities: 

• 25 acres must be cleared for site preparation or demolished.  
• 150,000 square feet of existing structures upwards of 3 stories high must be demolished.  
• All parking and site civil work must be completed during the construction phase.  
• The entire project would be completed within one calendar year.  
• A 250,000 square foot facility with surrounding parking and site development would be 

completed for a total of 25 acres.  
• Site development would be in an undeveloped or underdeveloped community requiring delivery 

of construction materials versus an urban core community with shorter commute and delivery 
distances.  
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Operational Activities: 

• Staffing of 200 people who commute an average of 30 miles 5 days a week for an operational 
period of 30 years.  

• Stationary sources of diesel-fueled emergency generator and natural gas boiler units operate in 
the building for 30 years. 

• Patient travel to the medical facilities would not increase from baseline and may actually 
decrease. 

Because the Proposed Action is a programmatic projection of an "example” project in an unknown 
location, de minimis thresholds are considered a bit different from a known location proposed action. 
The analysis assumes that the project projected emissions must be below the lowest de minimis 
threshold to account for variations in the requirements for different counties. Programmatically, if the 
example project does not exceed the most stringent de minimis threshold, then the analysis considers 
any actual project to pass and not require conformity determinations. The de minimis thresholds 
selected for the air quality analysis in this PEA are the most stringent levels published in 40 CFR 
93.153(b)(1) and (b)(2). 

GHG affects can be analyzed from an overall nationwide perspective for this programmatic approach. 
Because the exact project location is not known, local climate projection models are not able to be 
considered in the analysis. However, the Scope 1 direct emissions are reasonably calculated for the 
representative project. This representative project does not reasonably allow for calculation of Scope 2 
and Scope 3 emissions, nor is it within the rule of reason to prepare a detailed analysis for a single 
facility with no major sources of GHG and under 500 employees. 

Demolition/Construction/Renovation 

The representative project is a 250,000 square foot construction with 25 acres of clearing, landscaping, 
and parking areas added. This project is comparable to projected emissions from a renovation of any 
size. The two types of projects have similar total gasoline and diesel-powered engine intensities. 
Construction may use large equipment for a shorter period, while renovation typically uses smaller 
equipment over a greater period of time to accomplish similar goals. 

Table 3-1 provides the summary of the projected criteria pollutant construction emissions from the 
representative project. Table 3-1 also presents the most stringent (that is, lowest level) de minimis level 
thresholds for each pollutant.  

Table 3-1. Estimated Criteria Pollutant Emissions (in tons per year) from Proposed Construction, 
Demolition Activities, Single Year Project 

Emission Source CO VOC NOx SOx PM10 PM2.5 
Demolition  0.2 0.1 0.3 0.0 0.0 0.0 
Construction  7.5 0.5 2.1 0.0 0.3 0.3 
Total Emissions Per Year 7.7 0.7 2.5 0.0 0.3 0.3 
Conformity de minimis Thresholds  100 10 10 100 70 70 
Exceeds Conformity de minimis Thresholds? No No No No No No 

Notes: CO = carbon monoxide; PM2.5 = particulate matter less than or equal to 2.5 microns in diameter; PM10 = particulate 
matter less than or equal to 10 microns in diameter; NOx = nitrogen oxide; SOx = sulfur oxides; VOC = volatile organic 
compounds. 
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Short-term, negligible adverse impacts on air quality would occur from worker commutes, deliveries, 
and operating diesel-fueled construction equipment during demolition, renovation, or construction. To 
minimize adverse impacts locally, construction equipment would be maintained in good working order, 
idling would be limited to local idling limits, BMPs to control dust would be used when needed, and 
contractors would use equipment with Tier 4-compliant engines. All anticipated emissions would be 
below the General Conformity Rule de minimis thresholds. 

Temporary GHG emissions from the Proposed Action would be associated with the construction and 
demolition of the representative project. The projected emissions were calculated by using the rule of 
reason and expertise and experience. The depth of analysis is consistent with the anticipated quantity of 
projected GHG emissions overall, which is not a large amount as the proposed action itself does not 
have major sources of GHG such as power plant components or millions of square feet of development. 

Table 3-2 presents the estimated GHG emissions from the representative project.  

Table 3-2. Estimated GHG Emissions (in metric tons/year) from Proposed Construction, Renovation 
and Demolition Activities, Single Year Project (Represents Reasonably known Scope 1 and Scope 2 

GHG Emissions) 

GHG Emission Source CO2e  
Demolition        75 
Construction  1,461 
Total Emissions Per Year 1,536 

Notes: CO2e = equivalent CO2 rate; GHG = greenhouse gas 

Operations 

A Title V operating permit is not anticipated to be required. Local state or air pollution control district 
permits to construct are anticipated for some emergency generators and boilers depending on actual 
location and size. The VA would apply for and follow all applicable permits and operate within any 
permit requirements. Table 3-3 presents the projected emissions associated with the representative 
project operational scenario. Operational emissions from the maximum use would be below de minimis 
levels.  

Table 3-3. Estimated Criteria Pollutant Operational Emissions (in tons/year – each year for 30 years) 
from Proposed Action 

Emission Source CO VOC NOx SOx PM10 PM2.5 
Operational  5.7 2.3 2.8 0.0 0.0 0.0 

Total Emissions Per Year 5.7 2.3 2.8 0.0 0.0 0.0 
Conformity de minimis Thresholds  100 10 10 100 70 70 
Exceeds Conformity de minimis Thresholds? No No No No No No 

Notes: CO = carbon monoxide; PM2.5 = particulate matter less than or equal to 2.5 microns in diameter; PM10 = particulate 
matter less than or equal to 10 microns in diameter; NOx = nitrogen oxide; SOx = sulfur oxides; VOC = volatile organic 
compounds. 

Table 3-4 presents the estimated annual and 30-year GHG emissions associated with operations under 
the representative project.  
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Table 3-4. Estimated GHG Operational Emissions (in metric tons/year) from Proposed Action 

GHG Emission Source CO2e  
Operational  3,408 

Total Emissions Per Year 3,408 
Total Lifetime (Total by 2026 to 2050) Emissions 81,792 

Notes: CO2e = equivalent CO2 rate; GHG = greenhouse gas 
SC-GHG Models only go through 2050. 

Summary 

As demonstrated above, the representative project, which is the maximum development and 
operational scenario, would result in all anticipated criteria pollutant emissions being below General 
Conformity Rule de minimis thresholds. All other projects that would then qualify under the PEA would 
also be below de minimis thresholds. Therefore, the Proposed Action would result in less than significant 
impacts to air quality. A completed RONA for the Proposed Action is included in Appendix B. 

3.2.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to air quality are 
anticipated to be no more than those as described for the Proposed Action. Therefore, while impacts to 
air quality are anticipated to be less than significant, the stand-alone NEPA document for each proposed 
project would determine and disclose the project-specific impacts.  

3.3 Geology and Soils 

Geology 

Geologic resources include the geology, topography, and geologic hazards of a given area. The geology 
of an area includes surface and bedrock materials, its orientation and faulting, and natural resources 
such as mineral deposits, petroleum reserves, and fossils. Topography is the elevation, slope, aspect, 
and surface features found within a given area. Potential geologic hazards include the seismicity (the 
relative frequency of earthquakes) and existence or potential for landslides, sinkholes, and liquefaction, 
as well as the potential for seismic events to pose a risk to people and property. 

The Earthquake Hazards Reduction Act of 1977 established the National Earthquake Hazards Reduction 
Program. Since inception of the National Earthquake Hazards Reduction Program, federal agencies, 
including the Federal Emergency Management Agency, U.S. Geological Survey (USGS), National Science 
Foundation, and National Institute of Standards and Technology, have coordinated efforts to reduce 
risks to life and property that result from earthquakes.  

Soil 

Soil resources refer to unconsolidated earthen materials overlaying bedrock or other parent material. 
Excavation, soil erosion, soil compaction, soil horizon removal, grading, and cutting and filling operations 
can result in a potential loss of soils and or changes in geology.  
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Construction activity includes earth-disturbing activities such as clearing, grading, and excavating land 
and other construction-related activities that could generate pollutants. A CWA permit is required for 
stormwater discharges from any construction activity disturbing one acre or more of land, or less than 
one acre of land, but that is part of a common plan of development or sale that would ultimately disturb 
one or more acres of land. While the USEPA sets the overarching framework for the National Pollutant 
Discharge Elimination System (NPDES) program, it often delegates permitting authority to individual 
states. As a result, some states may have their own state-specific Construction General Permits, and the 
authority for permit issuance and enforcement may rest with state environmental agencies. 

Federal agencies should assess the effects of their actions on farmland soils classified by the U.S. 
Department of Agriculture's Natural Resources Conservation Service as prime or unique. Prime or 
unique farmland, as stated in Title 7, Chapter73, Section 4201 (c)(1) of the Farmland Protection Policy 
Act, is defined as soil that particularly produces general crops, such as common foods, forage, fiber, and 
oil seed; unique farmland produces specialty crops, such as fruits, vegetables, and nuts. Prime farmland 
is typically associated with river valleys and floodplains. Much of the prime farmland within the U.S. is 
present in the Midwest and Southeast regions, with smaller amounts along the east coast and in the 
western U.S. Prime farmland acreage has been steadily decreasing over the past several decades, due 
primarily to increasing urban development (USDA 2024a). Figure 3-2 depicts the distribution of prime 
farmland in the affected environment. 

3.3.1 Affected Environment 

3.3.1.1 Geology 

USGS has subdivided the continental U.S. into broad-scale subdivisions, known as physiographic regions, 
based on terrain texture, rock type, geologic structure, and tectonic history (Virgil 2000). The underlying 
geology of these physiographic regions dictate how the soils, sediments, floodplains, and landscapes are 
formed over time. These factors influence zoning and development and dictate regional construction 
practices, local building codes, and development planning.  

The geology of Alaska is complex and is made up of rocks and deposits that range from billions of years 
old to rock and deposits that are forming today. The rocks of the state were deposited, erupted, 
intruded, or metamorphosed in geographically separate areas of the Earth and have been assembled in 
Alaska through the process of plate tectonics (USGS 2017). 

The Hawaiian Archipelago extends from Kure Atoll in the northwest to the island of Hawaii in the 
southeast. These islands were formed when lava extruded from a stationary “hot spot” in the ocean 
floor and created the islands one by one as the Pacific Tectonic Plate moved gradually to the northwest. 
Because of the difference in geologic time, the older islands in northwest have eroded more than the 
younger islands in the southwest (USGS 2021a). 
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Figure 3.2. Distribution of Prime Farmland in the United States and its Territories 
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The island territories of American Samoa and Guam, the Commonwealths of the Northern Mariana 
Islands and Puerto Rico, and the U.S. Virgin Islands have diverse geologic history and characteristics. 
American Samoa, the Northern Mariana Islands, and Guam are pacific islands formed by volcanic events. 
In contrast, Puerto Rico and the U.S. Virgin Islands are Caribbean islands formed by a combination of 
tectonic shifts and volcanic events. Puerto Rico lies between two tectonic plates, the Caribbean and 
North American, which has resulted in seismic events, such as earthquakes, and other related geologic 
hazards (USGS 2023).  

The primary geologic hazard is based on the seismic stability of underlying bedrock and the variability of 
the regional topography. Generally, the central and eastern portions of the U.S. are more seismically 
stable than the younger, tectonically active areas in the west. However, the older, colder, and denser 
bedrock along the eastern seaboard propagates seismic waves farther, so a smaller earthquake can be 
felt further away. Figure 3-3 depicts the national seismic hazards by region.  

3.3.1.2 Soils 

A single landscape, not to mention all the affected environment can contain an immense variety of soils, 
based on the topography, parent material, organic matter, and vegetation. The affected environment is 
home to various soil orders, each with its own distinct characteristics and distribution patterns. While 
soil is extremely variable even at a local level, each physiographic region has distinct soils and soil 
characteristics.  

The geologic characteristic described in the physiographic regions provide a broad understanding of 
potential local soil characteristics. Local soil surveys offer the most accurate soil descriptions and data. 
The Web Soil Survey provides soil data and information produced by the National Cooperative Soil 
Survey. It is operated by the USDA Natural Resources Conservation Service and provides access to the 
largest natural resource information system in the world. The Natural Resources Conservation Service 
has soil maps and data available online for more than 95 percent of the nation’s counties (USDA 2024a).  

In the U.S. prime farmland is typically associated with river valleys and floodplains. Much of the prime 
farmland within the U.S. is present in the Midwest and Southeast regions, with smaller amounts along 
the east coast and in the western U.S. Prime farmland acreage has been steadily decreasing over the 
past several decades, due primarily to increasing urban development (USDA 2024a). depicts the 
distribution of prime farmland in the affected environment. 
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Figure 3.3. USGS Long-term National Seismic Hazard Map (2018) 
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3.3.2 Environmental Consequences 

3.3.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
there would be less than significant impacts to geology and soils from the construction, renovation, 
repair, and operation of the facilities. Typical measures to minimize impacts to geology and soils 
included: 

• Implementing erosion and sediment control measures to prevent soil erosion during 
construction activities. This includes installing silt fences, terracing, mulching, sediment basins, 
and erosion control blankets. 

• Using stabilized construction entrances to reduce tracking of sediment onto roadways. 
• Planting, preserving, and maintaining existing vegetative cover, especially in areas with 

vulnerable soils. Vegetation helps stabilize soil, reduces erosion, and promotes infiltration. 
• Complying with VA seismic design requirements and state and local regulatory and policy 

requirements 

These measures would be implemented as warranted for future qualifying leasing projects.  

Demolition/Construction/Renovation 

Geology 

Under the Proposed Action, construction activities including demolition and renovation could occur 
within a seismically active region. The USGS National Seismic Hazard Maps would be used to determine 
if a specific project is in an area of seismic risk, and if necessary, a geotechnical survey would be 
performed. Construction and renovation in areas at risk of seismic activity would be required to comply 
with all state and local building codes, which would likely reduce the potential for damage resulting 
from earthquakes. In addition, VA would comply with VA seismic design requirements and regulatory 
and policy requirements that define VA requirements and policy regarding seismic safety of buildings 
(that is, VA Handbook H-18-8, Seismic Design Requirements [VA 2019b]; VA Directive 7512, Seismic 
Safety of VA Buildings [VA 2017]; and EO 13717, Establishing a Federal Earthquake Risk Management 
Standard).  

Soil 

For projects more than 1 acre in size, prior to starting construction, the contractor would obtain 
coverage under the General Permit for Discharges of Storm Water Associated with Construction Activity 
and prepare a stormwater pollution prevention plan (SWPPP). The SWPPP would include an Erosion 
Control Plan that identifies appropriate measures (e.g., silt fences, siltation basins, gravel bags) 
necessary to stabilize the soil in denuded or graded areas during construction. Soils would be 
maintained to the extent feasible during grading via implementation of the SWPPP/Erosion Control Plan 
and associated BMPs.  

Proposed demolition, construction and renovation activities would result in minor and localized impacts 
to soils. Exposed soils would present a temporary potential for wind and water erosion. However, 
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erosion and sediment control BMPs would be employed to minimize this potential. There would be no 
long-term risk to soils and erosion because post-construction, structures, asphalt/paving, or landscaping 
would cover all soils exposed during construction.  

To determine if the proposed action would impact “prime or unique” soil, VA would use the Web Soil 
Survey tool (https://websoilsurvey.nrcs.usda.gov/app/). The Web Soil Survey provides soil data and 
information produced by the National Cooperative Soil Survey. Potential future projects would avoid 
prime or unique soils. If the prime or unique soils cannot be avoided, then additional NEPA analysis 
would be required. 

Operations 

Following construction, disturbed areas not covered with impervious surface would be reestablished 
with appropriate vegetation and managed to minimize future erosion potential. No long-term soil 
erosion impacts would occur as a result of increased impervious surfaces onsite as these effects would 
be reduced by including appropriately designed stormwater management systems as part of final site 
design. Stormwater control features would reduce the potential for on- and off-site impacts to soils.  

Summary 

Aside from short-term impacts during construction, which would be reduced through compliance with 
the SWPPP, implementation of the Proposed Action would result in medical facilities designed and 
operated to comply with relevant seismic codes and the CWA. Facilities would also avoid prime farmland 
soils. consistent with the existing visual environment. Therefore, the Proposed Action would result in 
less than significant impacts to geology and soils.  

3.3.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to geology and 
soils are anticipated to be no more than those as described for the Proposed Action. Therefore, while 
impacts to geology and soils are anticipated to be less than significant, the stand-alone NEPA document 
for each proposed project would determine and disclose the project-specific impacts.  

3.4 Hydrology and Water Quality 

Hydrology is the study of the interrelationship between water and its environment and involves the 
occurrence, distribution, movement, and properties of the waters of the earth and their relationship 
with the environment within each phase of the hydrologic (water) cycle. 

Water quality is defined as the physical, chemical, and biological characteristics of water, usually with 
respect to its suitability for a particular purpose (such as for drinking or supporting wildlife). The 
presence of contaminants, such as increased sediment, can impact water quality. There are numerous 
laws and regulations that protect both hydrology and water quality on the federal level and on the state 
and regional levels. On the federal level, the primary law protecting the "chemical, physical, and 
biological integrity of the nation's waters" is the CWA.  
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Section 401 certifications issued by states or authorized Tribes protect water quality. The Safe Drinking 
Water Act protects the quality of the nation's drinking water and provides limited protection of 
groundwater resources. 

Under Section 401 of the CWA, any project which requires a license or permit from a federal agency for 
an activity that may result in a discharge to Waters of the United States (WOTUS) must obtain a Section 
401 Water Quality Certification, which certifies that the project would be in compliance with applicable 
state water quality standards.  

The CWA establishes federal limits, through the NPDES program, on the amounts of specific pollutants 
discharged into surface waters to restore and maintain the chemical, physical, and biological integrity of 
the water. The NPDES program regulates the discharge of point (that is, end of pipe) and nonpoint 
sources (that is, stormwater) of water pollution. The USEPA promulgated 40 CFR Part 122.26 which 
establishes requirements for storm water discharges under the NPDES program. 

The NPDES stormwater program requires construction site operators engaged in clearing, grading, and 
excavating activities that disturb one acre or more to obtain coverage under a NPDES Construction 
General Permit for stormwater discharges. 

Under section 303(d) of the CWA, states are required to develop and update, every two years, a list of 
waters that are impaired by one or more pollutants. Impaired waters are those that do not meet Water 
Quality Standards for their designated use. After identification as impaired, the state creates and 
prioritizes Total Maximum Daily Loads to target and implement pollution reduction strategies and 
watershed plans to improve water quality. 

Section 438 of the Energy Independence and Security Act of 2007 requires federal agencies to reduce 
stormwater runoff from federal development projects to protect water resources. Section 438 requires 
any development or redevelopment of a federal facility with a footprint exceeding 5,000 square feet to 
maintain or restore, to the extent technically feasible, the predevelopment hydrology of a property with 
regard to the temperature, rate, volume, and duration of flow. 

3.4.1 Affected Environment 

3.4.1.1 Surface Water 

Surface water resources, including lakes, streams, and rivers, are important for economic, ecological, 
recreational, human health, and spiritual and religious purposes. Surface water systems are typically 
defined in terms of watersheds. Any activity that affects water quality, quantity, or rate of movement at 
one location within a watershed has the potential to affect the characteristics of locations downstream.  

According to the 2017 National Water Quality Inventory: Report to Congress, 46 percent of river and 
stream miles are in poor biological condition and 21 percent of the nation’s lakes are hypereutrophic. 
Nitrogen and phosphorous are the most widespread stressors assessed (USEPA 2017). 

3.4.1.2 Ground Water 

Groundwater is the water beneath the land surface that fills porous spaces in rock and sediment. 
Groundwater supplies are replenished, or recharged, by rain and snow melt which percolates down into 
the cracks and crevices beneath the land's surface. Porous subsurface areas where ground water 
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collects are referred to as aquifers. Principal aquifers are defined as a regionally extensive aquifer or 
aquifer system that has the potential to be used as a source of potable water. Communities use 
groundwater (e.g., aquifers) for potable water, irrigation, and industrial applications.  

Groundwater depletion has been a concern in the Southwest and High Plains for many years, but 
increased demands on U.S. groundwater resources have overstressed aquifers in many areas of the 
Nation, not just in arid regions. In addition, groundwater depletion occurs at scales ranging from a single 
well to aquifer systems underlying several states (USGS 2021b). 

3.4.2 Environmental Consequences 

3.4.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
there would be less than significant impacts to hydrology and water quality from the construction, 
renovation, repair, and operation of the facilities, although all required compliance with NPDES permit 
and SWPPP requirements, which necessitated BMPs. 

Demolition/Construction/Renovation 

Surface Water 

Under the Proposed Action, construction activities including demolition, and renovation such as site 
preparation, grading, movement of heavy equipment, and paving of parking areas could temporarily 
increase sedimentation and erosion. These activities would expose soil surfaces and could increase the 
potential for sedimentation and surface runoff. Potential impacts to surface waters would be minimized 
with the implementation of a SWPPP and associated erosion and sediment control BMPs for soil 
stabilization.  

As noted in Section 3.3.2.1, for projects over one acre, an NPDES permit would be required. The NPDES 
Construction General Permit and SWPPP identify potential stormwater contaminants and address how 
to minimize stormwater pollution. The SWPPP would specify BMPs designed to prevent stormwater 
pollution such as temporary construction entrances, silt fences, inlet protection, ditch checks, slope 
protection, and sediment barriers. 

The contractor would complete a Notice of Termination after construction. The Notice of Termination 
would include pictures of the final project demonstrating final stabilization. The Notice of Termination 
would also include a long-term maintenance plan ensuring adherence to post-construction BMPs.  

Construction vehicles could potentially have an accidental release of fluids (for example, oil, diesel, 
gasoline, and antifreeze). To mitigate the potential for impacts to water resources, BMPs such as good 
vehicle maintenance and the installation of silt fences, would be employed.  

Under the Proposed Action there are potential construction activities including demolition, and 
renovation that may result in a discharge to WOTUS. In cases where discharge is released to WOTUS, the 
leasing proponent would obtain a Section 401 Water Quality Certification, which certifies that the 
project would be in compliance with applicable state water quality standards. The authority for issuing a 
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water quality certification has generally been delegated to the state or tribal authority in which the 
discharge would originate but, in some jurisdictions, may be issued by the USEPA. 

Pursuant to Section 438 of the Energy Independence and Security Act and VA’s sustainable design 
guidelines, design of new medical facilities would reduce stormwater runoff through a combination of 
features. These may include rain gardens, infiltration planters, porous pavements, green roofs, 
rainwater harvesting, and other sustainable design features. The design would also include stormwater 
control and management infrastructure to reduce the potential for on- and off-site stormwater impacts.  

Ground Water 

Under the Proposed Action, activities such as site preparation, grading, and movement of heavy 
equipment may unearth shallow groundwater. If shallow groundwater is encountered during 
construction, appropriate groundwater control and dewatering measures such as sump pumps, 
wellpoint systems, or deep well systems, would be implemented. Potential impacts to ground waters 
would be minimized with the implementation of a SWPPP and associated erosion and sediment control 
BMPs for soil stabilization.  

Operations 

The operation of OPCs, CLCs, and other similar leased medical facilities have the potential to impact 
surface water quality. Potential impacts could occur from an increase in impervious surfaces and 
stormwater as sediment, waste and or, residues from facility operations could be released or emptied 
adjacent water resources. Potential impacts to surface waters would be minimized though operational 
BMPs such as stormwater design infrastructure, planting of ornamental vegetation and adherence to 
facility waste management and spill response plans. Over the long-term, the operation of leased medical 
facilities would require use of water for domestic use. This use may divert surface water or draw down 
existing groundwater levels; in arid regions, these drawdowns could stress already limited resources. 

Summary 

The Proposed Action would comply with the CWA, would prepare and follow a SWPPP (as applicable), 
adhere to VA design requirements, and install and maintain BMPs and permanent control measures to 
minimize on- and off-site impacts to water quality. Therefore, the Proposed Action would result in a less 
than significant impact to hydrology and water quality. 

3.4.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to hydrology and 
water quality are anticipated to be no more than those as described for the Proposed Action. Therefore, 
while impacts to hydrology and water quality are anticipated to be less than significant, the stand-alone 
NEPA document for each proposed project would determine and disclose the project-specific impacts.  
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3.5 Wildlife and Habitat 

Wildlife and habitat include the flora (vegetation), fauna (mammals, birds, reptiles, amphibians, fish, 
insects, and invertebrates), and the habitats in which they exist. Species evaluation requires an analysis 
of their behaviors, groupings, and interactions within the overall habitat and, larger still, ecosystems 
within which they are found. Habitats can be simply defined as the environmental factors that provide 
food, water, cover, and space that living things need to survive and reproduce. Habitat protection is 
crucial to the preservation of biological resources.  

The Endangered Species Act establishes a national program for the conservation of threatened and 
endangered species of fish, wildlife, and plants, and the ecosystems upon which they depend. The Act is 
administered by the Department of the Interior’s U.S. Fish and Wildlife Service (USFWS) and the 
Commerce Department’s National Marine Fisheries Service (NMFS). The USFWS has primary 
responsibility for terrestrial and freshwater organisms, while the responsibilities of NMFS are mainly 
marine species such as salmon and whales. 

Under the Endangered Species Act, species may be listed as either “endangered” or “threatened.” 
Endangered means a species is in danger of extinction throughout all or a significant portion of its range. 
Threatened means a species is likely to become endangered within the near future throughout all or a 
significant portion of its range. The Endangered Species Act makes it unlawful for a person to take a 
listed animal without a permit. Take is defined as “to harass, harm, pursue, hunt, shoot, wound, kill, 
trap, capture, or collect or attempt to engage in any such conduct.” The term “harm” is defined as “an 
act which actually kills or injures wildlife. Such an act may include significant habitat modification or 
degradation where it actually kills or injures wildlife by significantly impairing essential behavioral 
patterns, including breeding, feeding, or sheltering.”  

As part of the process for listing a species as threatened or endangered, the USFWS considers the 
designation of critical habitat as a means of supporting recovery of the species. Critical habitat may also 
include areas that were not occupied by the species at the time of listing but are essential to its 
conservation (USFWS 2017). Designations of critical habitat affect federal agency actions or federally 
funded or permitted activities. An area may be excluded from designation as critical habitat for 
economic, national security, or other reasons if the benefits of excluding it outweigh the benefits of 
including it. 

Section 7 of the Endangered Species Act requires federal agencies to consult with the USFWS or NMFS 
to ensure that actions they authorize, fund, or carry out will not jeopardize listed species or destroy or 
adversely modify the critical habitat of a listed species. Critical habitat is specific, formally designated 
geographic areas that affect only federal agency actions or federally funded or permitted activities and 
must be taken into consideration even when not occupied by the species. 

If a proposed action “may affect, but is not likely to adversely affect” a listed species, consultation with 
USFWS or NMFS can be initiated informally by the federal agency or their designated non-federal 
representative. If adverse effects are likely or informal consultation results in a determination that it is 
required, formal consultation with USFWS or NMFS is undertaken.  

The Migratory Bird Treaty Act of 1918 is one of the first conservation laws enacted in the U.S. It protects 
more than 1,000 species of birds from extinction whether they are listed as threatened or endangered. 
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In addition, the Bald and Golden Eagle Protection Act prohibits the taking, possession, or commerce of 
both bald and golden eagles. 

3.5.1 Affected Environment 

The diversity of habitats throughout areas within the jurisdiction of U.S. laws and regulations is vast. The 
areas range from broad undisturbed sites to heavily developed areas in major cities. Most sites 
anticipated during this project are urban to semi-urban environments, grasslands, and forested fringe. 
Wildlife likely to be observed on such sites include grey squirrels, shrews, chipmunks, rabbits, voles, 
mice, white-tailed deer, and raccoon.  

Birds consist of a mixture of forest, forest edge, and open habitat species, including migratory grassland 
species and songbirds, many of which are protected by the Migratory Bird Treaty Act. Raptors, shore 
birds, and waterfowl may occasionally use some sites. Project areas may contain one or more 
threatened or endangered species and/or critical habitat. Site specific conditions would be determined 
and assessed to inform the decisionmaker as construction and renovation projects are proposed. 

The USFWS has developed a decision support tool to help proponents of federal actions identify 
potential threatened and endangered species and other wildlife and habitat-related resources in specific 
geographic areas. The Information for Planning and Consultation (IPaC) database is available online to 
streamline and improve the threatened and endangered species review process 
(https://ipac.ecosphere.fws.gov/). With just a few clicks, anyone with internet access can get a list of 
threatened or endangered species expected to be on or near a project area, or which could potentially 
be affected by activities in that location. The database also includes critical habitat, facilities such as fish 
hatcheries and refuges, wetlands, and information on migratory birds (USFWS 2022). 

Since 1966 when the U.S. federal government enacted legislation to protect biological organisms, more 
than 2,400 species have been listed as threatened or endangered. In 2020, CRS prepared an overview of 
the Endangered Species Act to inform congressional members of the status of the Act and its 
implementation (CRS 2020). In that document, CRS reported that 2,363 species were listed as of October 
2020; the majority (71 percent) occurred in the U.S. and the remainder (29 percent) in foreign countries. 
Of all the species listed, 79 percent were endangered, and 21 percent were threatened. A few (3.7 
percent) have been removed from the list either because of extinction or recovery. The number of 
threatened and endangered species in a given area can vary considerably depending on the quality of 
habitat. 

3.5.2 Environmental Consequences 

3.5.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
there would be less than significant impacts to wildlife and habitat from the construction, renovation, 
repair, and operation of the facilities, although all required biological studies and/or some level of 
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consultation with USFWS, as well as actions to avoid or mitigate potential impacts to species. Common 
actions to minimize impacts included: 

• Avoid removing roost trees for the northern long-eared bat. When tree removal cannot be 
avoided, restrict removal to occur between October 15 and March 31 to minimize impacts to 
the bats (VA 2021d). 

• Implementing BMPs including directing drainage away from sinkholes and revegetating 
disturbed areas as soon as possible to minimize impacts to the Kentucky cave shrimp (VA 
2021d). 

• Replacing vegetation that is damaged or removed during construction with native noninvasive 
varieties prior to the conclusion of the construction phase (VA 2021e). 

• Limiting outdoor construction and maintenance to days outside of nesting and roosting season 
to avoid potential impacts to listed species. Project activities would be implemented during non-
nesting season (the non-nesting season is typically defined as September 1 through January 31) 
to the extent feasible. If project activities are scheduled to start during nesting season (February 
1 through August 31), a qualified biologist would conduct pre-disturbance surveys to identify 
nesting birds  

These measures would be implemented as warranted for future qualifying leasing projects.  

Demolition/Construction/Renovation 

Where possible, the VA would select a site where potential impacts could be avoided or minimized. IPaC 
would be used as a tool to determine species and other resources likely to occur within the area of 
potential affect. Field surveys would be conducted as needed to document specific areas where species 
or available habitat exist. Regardless of the type of work or size of the area of potential effect, the action 
proponent would determine if listed wildlife and/or critical habitat are in the area, and if necessary, 
prepare a biological assessment and consult with USFWS and/or NMFS prior to deciding to implement a 
proposed action. Additional NEPA analysis may be required.  

Under the Proposed Action, construction activities including demolition and renovation could result in 
the direct loss of common, less-mobile wildlife species, such as lizards and ground squirrels, and their 
habitat. However, the numbers of individuals that could be lost would be inconsequential to populations 
present in the area. Indirect, temporary, adverse impacts to wildlife species would occur within adjacent 
areas due to an increase in dust, noise, or other demolition-related disturbances. Temporary 
disturbances due to noise associated with construction, as well as an increase in the general activity and 
human presence could mask bird vocalizations, invoke stress in birds, and cause common bird and 
wildlife species to avoid the work area during construction. The noise would be temporary and 
intermittent and not likely to impair wildlife species from foraging, nesting, or resting. When existing 
structures are proposed for renovation or repair, potential impacts are minimal to nonexistent if all 
work is accomplished indoors. Each proposed action would be evaluated to determine if additional 
environmental analysis is needed. 

Operations 

The operation of OPCs, CLCs, and other similar leased medical facilities would have the potential to 
disturb terrestrial wildlife and their habitat. Potential impacts could occur from increases in air 
emissions, noise, water runoff, and other sources. These impacts would be negligible and confined to 
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the immediate areas surrounding the sources. In addition, standard design BMPs would reduce the 
potential for off-site impacts.  

Future projects would not be able to determine whether the impacts of the specific activity to the listed 
species, designated critical habitat, migratory birds, or bald and golden eagles would be significant 
without an appropriate site-specific evaluation. If the site-specific evaluation, which may include a 
biological assessment, results in something other than a No Effect determination, then an appropriate 
level of consultation with USFWS and/or NMFS would be performed, along with additional NEPA 
analysis, as warranted.  

Summary 

Proposed demolition and/or site preparation activities would result in the removal of vegetation and/or 
habitat, up to a maximum of 25 acres. This removal of habitat would displace some of the existing 
common wildlife within the project area. Prior to construction proposed sites would be evaluated for 
sensitive wildlife and habitat. If sensitive habitat and/or species are detected and cannot be avoided 
through site relocation or design, then further NEPA analysis and Endangered Species Act compliance 
documentation would be required. For those projects in areas with no or avoidable biological resources, 
construction and operational activities would disturb common terrestrial wildlife and their habitat. 
Therefore, the Proposed Action would result in less than significant impacts to wildlife and habitat.  

3.5.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to wildlife and 
habitat are anticipated to be no more than those as described for the Proposed Action. Therefore, while 
impacts to wildlife and habitat are anticipated to be less than significant, the stand-alone NEPA 
document for each proposed project would determine and disclose the project-specific impacts.  

3.6 Noise 

Noise is an unwanted or annoying sound that interferes with or disrupts normal human activities. Sound 
is most commonly measured in decibels (dB). The Noise Pollution and Abatement Act of 1972 initiated a 
federal program of regulating noise pollution with the intent of protecting human health and minimizing 
annoyance of noise to the general public. 

3.6.1 Affected Environment 

Although continuous and extended exposure to high noise levels (for example, through occupational 
exposure) can cause hearing loss, the principal human response to noise is annoyance. The response of 
different individuals to similar noise events is diverse. The type of noise, perceived importance of the 
noise, its appropriateness in the setting, time of day, type of activity during which the noise occurs, and 
sensitivity of the individual influence the response to the noise. 
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Sound characteristics include the sound power, which relates to the source of the sound and sound 
pressure, which is the sound received at a receptor. Sound power is the amount of energy of sound at 
the source. Sound pressure is the pressure vibrations caused by the source but perceived at the ear.  

The dB is the common unit to measure levels of noise. However, several factors affect how the human 
ear perceives sound: the actual level of noise, frequency, period of exposure, and fluctuations in noise 
levels during exposure. Daytime noise levels of 40 dB are generally perceived as quiet, 60 dB as 
moderate, and greater than 70 dB as loud.  

Because the human ear cannot equally perceive all pitches or frequencies, scientists adjust noise 
measurements metrics to compensate for the human lack of sensitivity to low- and high-pitched sounds. 
This commonly used adjusted unit is known as the A-weighted decibel, or dBA. The A-weighted metric 
de-emphasizes very low and very high-pitched sound generated by motor vehicle traffic and 
construction equipment. Noise impacts can vary depending upon the duration and loudness of the 
event. The loudest noise level during an individual event is called the maximum noise level and is 
expressed as dBA Lmax or simply Lmax.  

Existing site-specific noise sources define the affected environment for each individual project location, 
such as transportation or stationary sources. Examples of transportation noise sources include 
transportation routes for highways, railways, and airport flight patterns. Stationary sources can include 
nearby HVAC systems, boilers, industrial facilities, power plants, and firing ranges. In addition, sensitive 
noise receptors need to be considered. Examples of such receptors include residences, schools, 
churches, hospitals, and parks. 

3.6.2 Environmental Consequences 

3.6.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
there would be less than significant impacts to overall noise levels from the construction, renovation, 
repair, and operation of the facilities. 

Noise impacts involve both the effects of noise on the project by outside sources such as transportation 
and stationary sources and the noise generated by the proposed action on existing noise sensitive 
receptors. Noise level thresholds vary depending upon local and state noise regulations. Most are 
expressed as a given noise level at the property boundary, but levels may vary and also whether the 
noise is construction related or non-construction. Others have time restrictions i.e., weekdays between 
7 A.M. to 7 P.M. 

Demolition/Construction/Renovation 

Noise generated during construction, including demolition and renovations, depend upon the type and 
amount of construction equipment being used at the same time. Typically, site work using graders, 
excavators, front-end loaders, dump trucks, and the like, generated the greatest noise levels during a 
project. In some instances, an impact pile driver may be used, and the impact sounds can be particularly 
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loud and annoying. Noise levels for earth moving equipment are 80-90 dBA Lmax and 101 dBA Lmax for 
impact pile drivers.  

The Federal Highway Administration’s Road Construction Noise Model uses the actual noise 
measurements of construction equipment as shown in Table 3-5. The model calculates noise from a 
variety of equipment at multiple receptor locations. The noisiest phase of construction is usually the 
beginning during the demolition and site preparation phases when workers are using impact and earth-
moving equipment. 

The decibels levels indicated in Table 3-5 are maximum noise levels; however, for calculating noise 
impacts, equivalent noise levels are calculated. Publicly available noise calculators, such as the Federal 
Highway Administration’s, Road Construction Noise Model, used Lmax and a usage factor (percent of 
time per hour at full noise level) along with the receptor information to calculate equivalent continuous 
sound level (Leq) at the receptors. 

VA requires construction contractors to maintain lower noise values than those presented in Table 3.5 in 
accordance with Part 1(F) of the VA Temporary Environmental Controls, Section 01 57 19 (VA 2014).  

Noise levels generated by construction equipment at the nearest receptors, or property line, would be 
compared to local, state or VA ordinances. Significant noise impacts for construction would be if noise 
levels at the nearest receptor or property line exceed any of the local, state, or VA thresholds. 

Per VA 01 57 19, noise mitigations can be accomplished by employing any or all of the following (VA 
2014): 

• Use shields or other physical barriers to restrict noise transmission.  
• Provide soundproof housings or enclosures for noise producing machinery.  
• Use efficient silencers on equipment air intakes. 
• Use efficient intake and exhaust mufflers on internal combustion engines that are maintained so 

equipment performs below noise levels specified.  
• Line hoppers and storage bins with sound deadening material. 
• Conduct truck loading, unloading, and hauling operations so that noise is kept to a minimum. 
• Erect temporary sound barriers such as soundproof fence panels for long term demolition, 

construction, and renovation related projects. 

Proposed medical facilities would be sited in areas away from sensitive noise receptors when possible to 
minimize the potential for construction-related noise impacts. Implementation of noise reducing 
measures above, as warranted, would reduce impacts to any sensitive noise receptors in the vicinity.  
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Table 3-5. Typical Construction Equipment Noise 

Equipment Description Actual Measured Lmax (dBA)  
at 15 meters (50 feet)  

Flat Bed Truck 74 
Welder/Torch 74 

Man Lift 75 
Dump Truck 76 

Backhoe 78 
Compressor (air) 78 

Concrete Mixer Truck 79 
Drill Rig Truck 79 

Front End Loader 79 
Rivet Buster/Chipping Gun 79 

Ventilation Fan 79 
Drum Mixer 80 

Vibratory Concrete Mixer 80 
Concrete Pump Truck 81 

Crane 81 
Generator 81 

Pumps 81 
Dozer 82 

Boring Jack Power Unit 83 
Warning Horn 83 
Auger Drill Rig 84 

Scraper 84 
Pneumatic Tools 85 

Vacuum Excavator 85 
Vibrating Hopper 87 

Jackhammer 89 
Concrete Saw 90 

Sheers (on backhoe) 96 
Impact Pile Driver 101 

Vibratory Pile Driver 101 
Source: Federal Highway Administration 2006. 

Operations 

The most likely sources for operational noise impacts would be HVAC systems, boilers, grounds 
maintenance, and vehicular traffic associated with automobiles used by employees, patients, and 
visitors accessing the site. Like construction noise, the proximity of local noise sensitive receptors is key 
to determining noise impacts. Also, threshold criteria are regulated by local and state regulations, and 
traffic criteria used by Federal Highway Administration of 67 dB Leq at residential receptors. 

Noise levels for grounds maintenance equipment such as lawn mowers, leaf blowers, and similar 
equipment would be required to follow local noise ordinances and significant noise impacts would be if 
the equipment exceeds the local regulations.  

HVAC systems and other facility related noise generating equipment would also be designed to meet 
local and state regulations. Most HVAC and other equipment can utilize sound barriers and/or 
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enclosures and in some case, vegetation surrounding the equipment which would provide a sufficient 
noise decrease to insignificant levels. Site-specific analyses would be required to determine predicted 
noise levels and potential mitigation strategies. Sound levels diminish inside a structure when compared 
to exterior noise levels, average sound level reductions are 15 dB with windows open and 25 dB with 
windows closed. 

Summary 

All construction-related noise impacts would be short-term and would cease at completion. The health 
facilities would be modern buildings and would include noise-reducing features to dampen external 
noise sources. After construction, the facilities would not create any new substantial sources of noise 
that would noticeably contribute to the overall noise environment. Vehicles, other construction 
projects, aircraft, and operations would continue to dominate the noise setting. Therefore, the 
Proposed Action would result in less than significant impacts to noise.  

3.6.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to noise are 
anticipated to be no more than those as described for the Proposed Action. Therefore, while impacts to 
noise are anticipated to be less than significant, the stand-alone NEPA document for each proposed 
project would determine and disclose the project-specific impacts.  

3.7 Cultural Resources 

Cultural resources are defined by VA Handbook 7545 Cultural Resource Management as “all aspects of 
the human environment that have historical, architectural, archaeological, or cultural significance, 
including, but not limited to, historic properties, archaeological resources and data, Native American 
ancestral remains and cultural items, religious places and practices, historical objects and artifacts, 
historical documents, and community identity.” Cultural resources are protected through several federal 
laws and associated regulations (Table 3-6). 

NEPA requires that prior to funding, authorizing, or implementing a major federal action, federal 
agencies consider the effects of their actions on the human environment. Pursuant to 40 CFR §1508.4, 
the human environment is interpreted comprehensively to include the natural and physical 
environment, and the relationship of people with that environment. NEPA ensures agencies consider 
the significant environmental consequences of their proposed actions and inform the public about their 
decisions. One component of this consideration within the human environment is cultural resources, 
including prehistoric or historic structures, buildings, objects, archaeological sites, districts, landscapes, 
natural features, burial sites, and cemeteries.  
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Table 3-6. Summary of Federal Laws and Regulations Pertaining to Cultural Resources 

Legend: CFR = Code of Federal Regulations; EO = executive order; NHPA = National Historic Preservation Act; U.S.C. = U.S. Code 

 

Law/Regulation Description 
National Historic Preservation Act  
54 U.S.C. § 300101 et seq. (2014). 

The NHPA was enacted in recognition that preservation was in the 
public’s interest. Section 106 (54 U.S.C. §306108) of the NHPA provides 
a review process that ensures federal agencies consider the effects of 
their undertakings on historic properties listed or eligible for listing on 
the National Register of Historic Places. 

EO 13007, Indian Sacred Sites 
61 FR 26771-26772 (1996) 

EO 13007 requires federal land managing agencies to accommodate 
access to and ceremonial use of Indian sacred sites by Indian religious 
practitioners and to avoid adversely affecting the physical integrity of 
such sacred sites. 

Native American Graves Protection 
and Repatriation Act  
25 U.S.C. § 3001 et seq. (1990). 

The Native American Graves Protection and Repatriation Act assures 
control of human remains and certain cultural items excavated or 
discovered on federal or tribal lands and in institutions that receive 
federal funds. Cultural items under the Native American Graves 
Protection and Repatriation Act are funerary objects, sacred objects, 
and objects of cultural patrimony. 

Archaeological Resources Protection 
Act  
16 U.S.C. § 470aa-470mm (1979). 

The Archaeological Resources Protection Act was enacted to secure the 
protection of archaeological resources and sites on public and Indian 
lands, and to foster increased cooperation and exchange of 
information between governmental authorities, the professional 
archaeological community, and private individuals. 

American Indian Religious Freedom 
Act 
42 U.S.C. Chapter 21 Subchapter 1 § 
1996 (1978) 

The American Indian Religious Freedom Act was enacted to protect 
and preserve Native American freedom to believe, express, and 
exercise traditional religions, including access to sites, use and 
possession of sacred objects, and the freedom to worship through 
ceremonials and traditional rites. 

Archeological and Historic 
Preservation Act  
16 U.S.C. §§ 469-469c (1974) 

The Archeological and Historic Preservation Act requires that Federal 
agencies provide for the preservation of historical and archaeological 
data (including relics and specimens) which might otherwise be 
irreparably lost or destroyed as the result of any alteration of the 
terrain caused as a result of any federal action. 

Religious Freedom Restoration Act 
42 U.S.C. § 2000bb through 42 U.S.C. 
§ 2000bb-4 (1993) 

The Religious Freedom Restoration Act Prohibits any agency, 
department, or official of the U.S. or any state (the government) from 
substantially burdening a person's exercise of religion – such as using 
federally controlled land for a ceremony – unless there is a compelling 
reason to do so. 

EO 13006, Locating Federal Facilities 
on Historic Properties in Our Nation’s 
Central Cities 
41 CFR § 102-83.75 (1996) 

EO 13006 requires agencies to give priority to the use of historic 
buildings and structures in historic districts in central business areas to 
meet space needs and conduct agency missions. 

EO 13287, Preserve America 
3 CFR 13287 (2003) 

EO 13287 directs federal agencies to advance the protection, 
enhancement, and contemporary use of federal historic properties and 
to promote partnerships for the preservation and use of historic 
properties, particularly through heritage tourism 
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Historic properties are a subset of cultural resources that are on or eligible for the National Register of 
Historic Places (NRHP). To be eligible for the NRHP, properties must be 50 years old (unless they have 
special significance) and have national, state, or local significance in American history, architecture, 
archaeology, engineering, or culture. They also must possess integrity of location, design, setting, 
materials, workmanship, feeling, and association, and meet at least one of four criteria for evaluation 
(36 CFR § 60.4): 

• Criterion A: be associated with events that have made a significant contribution to the broad 
patterns of our history. 

• Criterion B: be associated with the lives of persons significant in our past. 
• Criterion C: have distinctive characteristics of type, period, or method of construction, or that 

represent the work of a master, or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may lack individual distinction. 

• Criterion D: have yielded, or may be likely to yield, information important in prehistory or 
history. 

3.7.1 Affected Environment 

The diversity of habitats throughout areas within the jurisdiction of U.S. laws and regulations is vast. The 
areas range from broad undisturbed sites to heavily developed areas in major cities. Most sites 
anticipated during this project are urban to semi-urban environments, grasslands, and forested fringe. 
As such, the variety of cultural resources that may be encountered include archaeological resources, 
above ground structures/objects/buildings, cultural landscapes, significant natural features, and tribal 
and/or indigenous resources that can include any of the above listed cultural resources or other sites of 
traditional and cultural significance as defined in EO 13007.  

Due to the nationwide nature of the Proposed Action, this PEA does not analyze the potential impacts to 
cultural resources for individual projects. Instead, this PEA lays out the process that VA would use to 
meet their due diligence requirements for NEPA and NHPA and ensure there would be no significant 
impacts to cultural resources as a result of the Proposed Action.  

Section 106 of the NHPA (54 U.S.C. 306108) requires federal agencies to consider the effects of their 
actions on historic properties, and states that the ACHP must be afforded an opportunity to comment. 
The Section 106 process involves identification of historic properties within the area of potential effect 
and requires an assessment of the potential impact of an undertaking on historic properties with the 
goal to avoid, minimize, or mitigate adverse effects to such properties (36 CFR Part 800). VA has 
determined that developing a Program Alternative for the Proposed Action (or “Undertaking” as defined 
in Section 106) in coordination with stakeholders will apply consistent consultation efforts and satisfy 
Section 106 requirements. VA will update this PEA to reflect the outcome of Section 106 consultation. 

3.7.2 Environmental Consequences 

3.7.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
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there would be less than significant impacts to cultural resources from the construction, renovation, 
repair, and operation of the facilities, although all required cultural studies and/or some level of 
consultation with SHPOs and Tribes, as well as actions to avoid or mitigate potential impacts to cultural 
resources. Typical measures to minimize impacts included: 

• Additional investigation, beyond initial cultural studies, may include subsurface testing for 
identification of culturally sensitive areas.  

• Development of cultural sensitivity map to assist with cultural studies and site design.  
• Avoidance of archaeological and historical resources during site design. 
• Implementation of an environmentally sensitive area exclusion zone around sensitive cultural 

areas near to planned project footprint.  
• Archaeological monitoring during excavation work. 
• Recordation of historic-age buildings prior to renovation and/or demolition. 
• Development and implementation of an Unanticipated Discoveries Plan.  
• Implementing BMPs and actions arising from consultation to minimize impacts resulting in less 

than significant impacts to cultural resources. 
• Implementing mitigation measures developed during Section 106 consultation to address 

potential adverse effects to historic properties. 

These measures would be implemented as warranted for future qualifying leasing projects.  

Demolition/Construction/Renovation 

Under the Proposed Action, construction activities including demolition and renovation could result in 
impacts to cultural resources. However, leases that have specific conditions would have less-than-
significant adverse impacts to cultural resources including historic properties. Therefore, for the 
purposes of this PEA, impacts from the Planned Action are considered in three categories of lease, 
regardless of location: 1) move-in ready, 2) build-out, and 3) build-to-suit. 

Move-in ready leases are defined by a property that is leased and is ready for move in with little or no 
interior or exterior renovations planned for operation, including access to the building from the 
surrounding landscape. The building may be of historic-age or a historic property, as defined by NHPA, 
but the scope of work most likely would not involve actions that have the potential to directly or 
indirectly diminish the integrity or significance of historic structures or rise to the level of an adverse 
effect under Section 106. Impacts are expected to be temporary, minor, and reversible and would not 
permanently alter the integrity or character of any cultural resources, and would not directly affect the 
property’s eligibility for listing in the NRHP.  

Build-out leases are defined by a lease that would include rehabilitating or renovating an existing space. 
If the building is determined to be historic, interior and exterior renovations and rehabilitations that 
would affect or alter important architectural or historical characteristics may have adverse effects on 
historic properties. Additionally, proposed exterior modifications or demolition of an existing structure 
that is not historic, but is near a historic property or a historic district, may have adverse effects on 
historic properties. Interior and exterior renovations have the potential to change the character of a 
historic property. If the building is not a historic property and exterior renovations do not include 
ground disturbance and would not change the NRHP eligibility of near-by historic properties or historic 
districts, interior and exterior renovations under the Proposed Action are anticipated to result in short-
term, less-than-significant adverse impacts to cultural resources and have no potential to affect historic 
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properties. Indirect Impacts are expected to be temporary, minor, and reversible including general 
construction activity and temporary ingress and egress restrictions. These impacts would not 
permanently alter the integrity or character of any cultural or historical resources, and would not 
directly affect the property’s eligibility for listing in the NRHP.  

If the building is determined to be a historic property or is near to a historic property or historic district, 
mitigation measures would be implemented to result in less-than-significant adverse impacts to cultural 
resources. Mitigation measures could include review of proposed modifications by a qualified 
architectural historian to ensure consistency with Standards for the Treatment of Historic Properties (36 
CFR Part 68, 1995) and no ground disturbance. VA would consult with SHPOs, Tribes, and other parties if 
adverse effects to historic properties were identified.  

Build-to-suit leases are those that include construction of a new building. Also considered under this 
section is any exterior modifications on build-out leases that include ground disturbance. These 
construction activities have the potential to adversely impact cultural resources and historic properties.  

With the application of BMPs and mitigation measures as needed, the potential for significant adverse 
impacts to cultural resources and adverse effect to historic properties would be minimized. While 
project specific measures would be needed, the following sample mitigation measures are provided as 
examples of ways to avoid or minimize adverse effects: 

• Revise project activities to be consistent with the Standards for the Treatment of Historic 
Properties. 

• Revise design to avoid archaeologically sensitive areas or decrease the amount of proposed 
ground disturbance. 

• Use archaeological monitors on site during ground disturbing activities to halt construction from 
damaging sites. 

• Develop Unanticipated Discoveries Plan in the event archaeological resources or human remains 
are encountered during construction. 

If adverse effects to historic properties could not be avoided, VA would consult in accordance with 
Section 106. If VA could not avoid or minimize adverse effects and still meet the goals of the proposed 
undertaking, VA would develop mitigation measures to resolve adverse effects through consultation. 
Potential mitigation measures include: 

• Documentation of historic buildings and structures prior to demolition or alteration. 
• Archaeological data recovery if sites cannot be avoided. 

Operations 

Under the Proposed Action, there would be no additional impacts to cultural or historical properties 
once construction and/or renovation is complete, as long-term impacts would be determined during the 
initial review process. Therefore, the operation of OPCs, CLCs, and other similar leased medical facilities 
would have no impact on the cultural and historic resources of the area. 

Summary 

VA is preparing a Program Alternative for the Proposed Action (or “Undertaking” as defined in Section 
106) in coordination with stakeholders to satisfy Section 106 requirements. VA will update this PEA to 
reflect the outcome of Section 106 consultation. Should the consultation continue past the point when 
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this PEA is completed, then VA would continue to complete stand-alone project-specific NHPA 
compliance prior to initiating the project.  

Implementation of the Proposed Action would include the application of BMPs and mitigation measures 
as needed, to minimize the potential for an adverse effect to historic properties. Therefore, the 
Proposed Action would result in less than significant impacts to cultural resources.  

3.7.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA and NHPA documentation. Under the No Action Alternative, for those 
projects that would have otherwise qualified for NEPA compliance under this PEA, overall impacts to 
cultural resources are anticipated to be no more than those as described for the Proposed Action. 
Therefore, while impacts to cultural resources are anticipated to be less than significant, the stand-alone 
NEPA document for each proposed project would determine and disclose the project-specific impacts.  

3.8 Land Use 

The term “land use” refers to real property classifications that indicate either natural conditions or the 
types of human activity occurring on a parcel or within the structures that occupy the parcel. In many 
cases, land use descriptions are codified in local zoning laws. Zoning focuses on how land is currently 
being used and how it will be used in the future. The goal is to provide for public safety and protect the 
character of neighborhoods and special districts. 

The land use associated with a project area is dependent upon the local zoning classification. Types of 
land uses may include residential, agricultural, commercial, institutional, industrial, vacant land, and 
parks. City government typically has a General/Master Plan or local zoning laws that list approved land 
uses for all areas within the city. 

An important factor affecting a Proposed Action in terms of land use is its compliance with applicable 
land use or zoning regulations. Other relevant factors include existing land use at the proposed project 
location; the type of land uses on adjacent properties; their proximity to the proposed project location; 
and the duration of a proposed activity and its permanence.  

There is no nationally recognized convention or uniform terminology for describing land use categories. 
As a result, the meanings of land use descriptions and definitions vary among jurisdictions. 

3.8.1 Affected Environment 

Virtually every state has adopted legislation that passes at least some of the authority to adopt zoning 
ordinances to their counties, cities, towns, and other local governments. The Federal Government does 
not typically make zoning decisions for land parcels. Zoning ordinances are locally devised regulations 
and therefore differ greatly across the country with respect to their extent of regulation. The basic 
intent of “zoning” is to separate incompatible uses of land.  

Approximately 52 percent of the 2012 U.S. land base (including Alaska and Hawaii) is used for 
agricultural purposes, including cropping, grazing (on pasture, range, and in forests), and 
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farmsteads/farm roads (USDA 2012). Developed lands are generally characterized as large urban and 
built-up areas, small built-up areas, and rural transportation land (USEPA 2024b).  

3.8.2 Environmental Consequences 

3.8.2.1 Proposed Action 

Over the past two years, VA prepared 10 separate EAs analyzing the potential impacts of construction, 
renovation, or repair of leasing projects (see Section 1.4.3; VA CFM 2023b). The size of the project area 
assessed in the documents varied from 30,500 to 426,722 square feet. Each of the EAs determined that 
there would be less than significant impacts to land use from the construction, renovation, repair, and 
operation of the facilities. Typical measures to minimize impacts included: 

• Analyzing the current land use of the project area and adjacent parcels. 
• Selecting a project location that is zoned for medical facility use. 
• Complying with required permitting processes and zoning ordinances, including obtaining a 

zoning variance when necessary. 

These measures would be implemented as warranted for future qualifying leasing projects.  

Demolition/Construction/Renovation 

Prior to beginning any demolition, construction, or renovation associated with the Proposed Action, VA 
would gather the following information to analyze for any potential land use impacts: 

• The Proposed Action’s location within the area; 
• City plans, including zoning maps, master plan, or general plan, as applicable; 
• Current land use of the proposed site; and 
• Current land use of the adjacent properties. 

Proposed new construction projects on undeveloped or undisturbed sites that are consistent with the 
existing land use or zoning designation, and do not affect important farmlands, would have no 
significant impacts on land use. Renovations that do not involve structural changes to an existing facility 
would not require a construction permit or alter current land use status; these types of renovations 
would have no significant impacts on land use. 

If, per local zoning ordinances, construction of a VA leasing project would not be consistent with the 
land use designation of the property being acquired, VA would determine whether another suitable 
location is available or request a zoning variance. Additional NEPA analysis may be required. 

If a proposed new construction project would convert prime or unique farmland to non-agricultural use, 
it is subject to Farmland Protection Policy Act. This requires VA to conduct an assessment using the 
Farmland Conversion Impact Rating Form AD-1006 and to consult with the Natural Resources 
Conservation Service when necessary (USDA 2024b). A proposed project scoring greater than 160 points 
on Form AD-1006 requires a consideration of appropriate alternative actions that could reduce adverse 
impacts (such as alternative sites, modifications, or mitigation). In this case, additional NEPA analysis 
beyond this PEA would be required. 
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Operations 

There would be no change to land use status during facility operations, as the land use/zoning 
designation and compatibility would be determined during the construction or renovation phase of the 
Proposed Action.  

Summary 

Prior to project initiation, VA would ensure the proposed project would be consistent with existing land 
use. Incompatible land use discoveries would result in relocation to a more accommodating land use or 
additional NEPA analysis. Proposed projects that are consistent with existing and surrounding land use 
designations would be compatible with land use. Therefore, the Proposed Action would result in less 
than significant impacts to land use. 

3.8.2.2 No Action Alternative 

The No Action Alternative equates to the continuation of the existing leasing program. With respect to 
NEPA compliance, future proposed leasing actions would continue to require the preparation of 
project- and site-specific NEPA documentation. Under the No Action Alternative, for those projects that 
would have otherwise qualified for NEPA compliance under this PEA, overall impacts to land use are 
anticipated to be no more than those as described for the Proposed Action. Therefore, while impacts to 
land use are anticipated to be less than significant, the stand-alone NEPA document for each proposed 
project would determine and disclose the project-specific impacts.  

3.9 Floodplains, Wetlands, and Coastal Zone Management 

The Federal Emergency Management Agency defines a floodplain as any land area susceptible to being 
inundated by floodwaters from any source. This can include coastal areas impacted by storm surge, land 
along a river or bayou that is flooded when that waterway rises out of its banks, or low-lying land that 
fills with water when it rains. Flooding occurs in a wide range of landscapes due to rainfall or storm 
surge. The Federal Emergency Management Agency designates 100-year and 500-year floodplain maps 
to determine the likelihood of flooding in a given area.  

EO 11988, Floodplain Management, as amended by EO 13690, aims to eliminate the long- and short-
term adverse impacts associated with the occupancy and modification of floodplains, and to avoid direct 
or indirect support of floodplain development wherever there is a practicable alternative for locating a 
project outside of the floodplain. EO 11988 applies to federally funded projects and directs agencies to 
consider alternatives to siting projects within a floodplain. 

On July 11, 2024, the Federal Emergency Management Agency (FEMA) revised its floodplain 
management regulations (44 CFR Part 9), Floodplain Management and Protection of Wetlands. The rule 
revised regulations to fully implement the Federal Flood Risk Management Standard (FFRMS) via 
increased flood risk minimization requirements for federally funded projects. The final rule and policy 
were effective on September 9. 2024. 

Projects within the FFRMS floodplain are required to complete an 8-step process as defined in 44 CFR 
Part 9. The 8-step process is used to ensure responsible entities consider how their actions affect 
floodplains and/or wetlands. The rule also requires public notices for environmental reviews to be 
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published online or on appropriate government websites. VA’s Physical Security & Resiliency Design 
Manual (VA 2024), states that no new facilities may be constructed within the 100-year floodplain. 

Wetlands are ecosystems characterized by a combination of soil, water, and vegetation, which gives rise 
to unique environmental conditions and ecological functions. There are many kinds of wetlands and 
methods by which to classify them. The USFWS has developed a decision support tool to help 
proponents of federal actions identify wetland and other water-related resources in specific geographic 
areas. The National Wetlands Inventory (NWI) Mapper (https://www.fws.gov/program/national-
wetlands-inventory/wetlands-mapper) is a comprehensive online database and mapping program that 
provides detailed information on the location, extent, type, and status of wetlands across the U.S. (NWI 
2024). 

Under Section 404 of the CWA, any project involving placement of fill or discharge of dredged materials 
into any WOTUS requires U.S. Army Corps of Engineers (USACE) authorization. USACE jurisdiction 
extends up to the ordinary high-water line for non-tidal waters and up to the line of high tide (for 
dredge or fill) or mean high water line (for work or structures) for tidal waters. 

EO 11990, Protection of Wetlands, directs federal agencies to "avoid to the extent possible the long- and 
short-term adverse impacts associated with the destruction or modification of wetlands and to avoid 
direct or indirect support of new construction in wetlands whenever there is a practicable alternative." 
Federal agencies shall minimize impacts to wetlands and preserve and enhance the natural and 
beneficial values of wetlands in carrying out their responsibilities for the use, management, or 
development of federal lands. 

The coastal zone consists of the coastal waters (including the lands therein and thereunder) and the 
adjacent shorelands (including the waters therein and thereunder), strongly influenced by each other 
and in proximity to the shorelines of the several coastal states, and includes islands, transition and 
intertidal areas, salt marshes, wetlands, and beaches.  

The Coastal Zone Management Act of 1972 (16 U.S.C. Section 1451–1464) encourages coastal states to 
be proactive in managing coastal zone uses and resources. The Act established a voluntary coastal 
planning program in which participating states submit a Coastal Management Plan to the National 
Oceanic and Atmospheric Administration for approval. All 35 coastal and Great Lakes states and 
territories have coastal development plans and participate in the National Coastal Zone Management 
Program, with the exception of Alaska that withdrew from the voluntary program in July 2011. 

Under the Coastal Zone Management Act, federal agency actions within or outside the coastal zone that 
affect any land or water use or natural resource of the coastal zone shall be carried out in a manner that 
is consistent to the maximum extent practicable with the enforceable policies of the approved state 
management programs. Each state defines its coastal zone in accordance with the Coastal Zone 
Management Act. 
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Figure 3.4. U.S. and U.S. Territories Coastal Zone 


