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CHAPTER 1 
PREFACE 

1.1 PURPOSE 

This Final Environmental Impact Report (EIR) has been prepared by the City of Covina (City) 
for the Covina Transit-Oriented Mixed-Use Development Project (project or proposed project). 
This Final EIR has been prepared in conformance with the California Environmental Quality 
Act of 1970 (CEQA) statutes (Cal. Pub. Res. Code, Section 21000 et. seq., as amended) and 
implementing guidelines (Cal. Code Regs., Title 14, Section 15000 et. seq.).  

Before approving a project, CEQA requires the lead agency to prepare and certify a Final EIR. 
The City has the principal responsibility for approval of the proposed project and is therefore 
considered the lead agency under CEQA Section 21067. According to the CEQA Guidelines, 
Section 15132, the Final EIR shall consist of: 

 The Draft EIR or a revision of the Draft 

 Comments and recommendations received on the Draft EIR either verbatim or in summary 

 A list of persons, organizations, and public agencies commenting on the Draft EIR 

 The responses of the lead agency to significant environmental points raised in the review 
and consultation process; and 

 Any other information added by the lead agency 

1.2 FORMAT OF THE FINAL EIR 

This Final EIR consists of the September 2016 Draft EIR and the following four chapters:  

Chapter 1 – Preface. This chapter summarizes the contents of the Final EIR, the environmental 
review process, and several minor updates that occurred in the Draft EIR subsequent to the 
release of the Draft EIR for public review.  

Chapter 2 – Response to Comments. During the public review period for the Draft EIR, 
several comment letters were received. This chapter contains these comment letters and the 
City’s responses to the comments. 

Chapter 3 – Errata. Several of the comments that are addressed in Chapter 2.0 resulted in 
minor revisions to the information contained in the September 2016 Draft EIR. These revisions 
are shown in strikeout and underline text in this chapter. 

Chapter 4 – Mitigation Monitoring and Reporting Program. This section of the Final EIR 
provides the mitigation monitoring and reporting program (MMRP) for the proposed project. 
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The MMRP is presented in table format and identifies mitigation measures for the proposed 
project, the implementation period for each measure, the implementing party, and the enforcing 
agency. The MMRP also provides a section for recordation of mitigation reporting.  

1.3 ENVIRONMENTAL REVIEW PROCESS 

Notice of Preparation 

The City determined that an EIR would be required for the proposed project and issued a Notice 
of Preparation (NOP), which was distributed to the State Clearinghouse, interested agencies, and 
groups on May 16, 2016. Pursuant to Section 15082 of the CEQA Guidelines, recipients of the 
NOP were requested to provide responses within 30 days after their receipt of the NOP. The 30-
day NOP public review period ended June 14, 2016. Comments received during the NOP public 
review period were considered during the preparation of this EIR. The NOP and NOP comments 
are included in Appendix A of the Draft EIR. 

Noticing and Availability of the Draft and Final EIR 

The Draft EIR was made available for public review and comment pursuant to CEQA Guidelines 
Section 15087. The 45-day public review period for the Draft EIR started on September 13, 
2016, and ended on October 27, 2016. At the beginning of the public review period, 15 copies 
of the Draft EIR and one copy of the Notice of Completion (NOC) were submitted to the State 
Clearinghouse. Relevant agencies also received electronic copies of the documents. A Not ice 
of Availability (NOA) and a copy of the Draft EIR on compact disc (CD) were distributed to 
18 interested parties. The NOA was filed with the Los Angeles County Clerk and published in 
the San Gabriel Valley Tribune newspaper on September 13, 2016. The NOA described where 
the document was available and how to submit comments on the Draft EIR. The NOA and 
Draft EIR were also made available for public review at the Covina City Clerk’s office (125 
College Street, Covina, California, 91723), at the Covina Public Library (234 North Second 
Avenue, Covina, California, 91723), and on the City’s website. The 45-day public review 
period provided interested public agencies, groups, and individuals the opportunity to comment 
on the contents of the Draft EIR.  

The Final EIR addresses the comments received during the public review period and includes 
minor changes to the text of the Draft EIR in accordance with comments that necessitated 
revisions. This Final EIR will be presented to the City Council for potential certification as the 
environmental document for the proposed project. All persons who commented on the Draft EIR 
will be notified of the availability of the Final EIR, and all agencies who commented on the Draft 
EIR will be provided with a copy of the Final EIR, pursuant to CEQA Guidelines Section 
15088(b). The Final EIR will also be posted on the City’s website: at http://www.covinaca.gov/ 
pc/project/covina-itec-transit-oriented-mixed-use-developement-sch2016051053. 
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Pursuant to CEQA Guidelines Section 15091, the City shall make findings for each of the 
significant effects identified in this EIR and shall support the findings with substantial evidence 
in the record. After considering the Final EIR in conjunction with making findings under Section 
15091, the lead agency may decide whether or how to approve or carry out the project. When a 
lead agency approves a project that will result in the occurrence of significant effects that are 
identified in the Final EIR but are not avoided or substantially lessened, the agency is required 
by CEQA to state in writing the specific reasons to support its action based on the Final EIR 
and/or other information in the record. This “statement of overriding considerations” must be 
supported by substantial evidence in the record and is prepared pursuant to CEQA Guidelines 
Section 15093. The Final EIR for the proposed project identified potentially significant effects 
that could result from project implementation. However, the City finds that the inclusion of 
certain mitigation measures as part of project approval will reduce all of the potentially 
significant effects to less than significant. As such, a statement of overriding considerations 
prepared pursuant to CEQA Guidelines Section 15093 is not required for this project. 

1.4 REVISIONS TO THE DRAFT EIR 

The comments received during the public review period for the Draft EIR resulted in several 
minor clarifications and modifications in the text of the September 2016 Draft EIR. In 
addition, minor editorial corrections have been made in sections of the Draft EIR. These 
changes are included as part of the Final EIR, to be presented to City decision makers for 
certification and project approval. 

CEQA Guidelines Section 15088.5 sets forth requirements for why a lead agency must recirculate an 
EIR. A lead agency is required to recirculate an EIR when significant new information is added to 
the EIR after public notice is given of the availability of the Draft EIR but before certification of the 
Final EIR. Information includes changes in the project or environmental setting as well as additional 
data or other information. New information added to an EIR is not considered significant unless the 
EIR is changed in a way that deprives the public of a meaningful opportunity to comment upon a 
substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such an 
effect (including a feasible project alternative) that the project’s proponents have declined to 
implement. As defined in CEQA Guidelines Section 15088.5(a), significant new information 
requiring recirculation includes the following:  

1. A new significant environmental impact would result from the project or from a new 
mitigation measure proposed to be implemented. 

2. A substantial increase in the severity of an environmental impact would result unless 
mitigation measures are adopted that reduce the impact to a level of insignificance. 
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3. A feasible project alternative or mitigation measure considerably different from others 
previously analyzed would clearly lessen the environmental impacts of the project, but 
the project’s proponents decline to adopt it. 

4. The draft EIR was so fundamentally and basically inadequate and conclusory in nature 
that meaningful public review and comment were precluded. 

The minor clarifications, modifications, and editorial corrections that were made to the Draft 
EIR are shown in Chapter 3.0 of this Final EIR. None of the revisions that have been made to 
the EIR resulted in new significant impacts; none of the revisions resulted in a substantial 
increase in the severity of an environmental impact identified in the Draft EIR; and, none of 
the revisions brought forth a feasible project alternative or mitigation measure that is 
considerably different from those set forth in the Draft EIR. Furthermore, the revisions do not 
cause the Draft EIR to be so fundamentally flawed that it precludes meaningful public review. 
As none of the CEQA criteria for recirculation have been met, recirculation of the EIR is not 
warranted. As stated in CEQA Guidelines Section 15088.5(b), “recirculation is not required 
where the new information added to the EIR merely clarifies or amplifies or makes 
insignificant modifications in an adequate EIR.”  
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CHAPTER 2 
RESPONSE TO COMMENTS 

A draft version of the Environmental Impact Report (EIR) for the proposed project was circulated for 
public review from September 13, 2016, to October 27, 2016. This chapter of the Final EIR includes 
a copy of each comment letter provided during the 45-day public review period for the Draft EIR. 
The City of Covina (City) has prepared responses to each comment, which are included in this 
chapter. The comments have each been given an alphanumeric label, and the individual issues within 
each comment letter are bracketed and numbered. The City’s responses to comments on the Draft 
EIR represent a good-faith, reasoned effort to address the environmental issues identified by the 
comments. Under the CEQA Guidelines, the City is required to evaluate and provide written 
responses to comments received on the Draft EIR (CEQA Guidelines, Section 15088). 

The City received comment letters from five agencies and three organizations (including private 
entities). One letter from a community member was also received. Table 1 provides an index to 
the comment letters that were received. To finalize the EIR for the proposed project, responses 
have been prepared to comments that were received during the public review period. In 
accordance with the requirements of CEQA Guidelines Section 15088(b), the City will provide a 
written response on comments submitted by public agencies to each respective public agency at 
least 10 days prior to certifying the Final EIR. 

Table 2-1 
List of Commenters 

Comment 
Letter Name Type Address 

A Philip Siongco Community Member 1246 North Citrus Avenue, Covina, California 91722 

B County of Los Angeles Fire 
Department 

Agency 5823 Rickenbacker Road, Commerce, California 90040 

C Citrus Valley Health Partners Organization 140 West College Street P.O. Box 6108, Covina, 
California 91723  

D Southern California Regional 
Rail Authority 

Agency Planning Department, One Gateway Plaza, Floor 12, 
Los Angeles, California 90012 

E California Department of 
Transportation – District 7  

Agency Office of Transportation Planning, 100 South Main 
Street, MS 16, Los Angeles, California 90012 

F SoCal Environmental Justice 
Alliance 

Organization Blum Collins LLP, Aon Center, 707 Wilshire Boulevard 
Suite 4880, Los Angeles, California 90017 

G Covina Chamber of Commerce Organization 935 West Badillo Street, Suite 100, Covina, California 
91722 

H Governor’s Office of Planning 
and Research – State 
Clearinghouse Planning Unit 

Agency 1400 Tenth Street, Sacramento, California 95812 

I Covina-Valley Unified School 
District 

Agency 519 East Badillo Street, Covina, California 91723 
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Response to Comment Letter A 

Philip Siongco 
September 21, 2016 

A-1 This comment is introductory in nature. It expresses concerns regarding security, noise, 
and traffic associated with the proposed project. These concerns are further described in 
Comments A-2 through A-8 and are, therefore, addressed in the responses below.  

A-2 This comment states that the residents in the townhomes north of the project site have 
had complaints and concerns regarding trespassers, illegal dumping, theft, and 
destruction of property. The comment expresses concern that the proposed Transit 
Center and Park and Ride Facility would cause additional dumping, trespassing, 
loitering, and theft at the residential properties north of the project site.  

 A project’s potential to trigger dumping, trespassing, loitering, and/or theft is not an 
impact to the environment that is evaluated under CEQA. However, environmental 
analyses under CEQA must evaluate whether a proposed project would place increased 
demand on police protection services such that new or physically altered police facilities 
are required, the construction of which could cause environmental impacts. As such, the 
proposed project’s effects on police protection services is addressed in Section 3.14 of the 
Draft EIR. To support the environmental analysis in the Draft EIR, the Covina Police 
Department was contacted and provided with a project summary and a list of questions to 
address the issue of police protection under CEQA. The Covina Police Department 
verified that the proposed project is not anticipated to result in new facilities. As such, the 
proposed project would not result in substantial adverse physical impacts associated with 
the provision of new or physically altered police facilities, and impacts resulting from the 
proposed project would be less than significant. Furthermore, the proposed project would 
be required to pay a variety of development fees to the City, some of which would help 
provide funding for additional police officers and police protection equipment, in the 
event that the Covina Police Department determines that such resources are needed at a 
future time. As with many public service providers, the Covina Police Department 
evaluates its service needs, and resources are expanded or reassigned as necessary to 
meet increases in service demands.  

 As stated in Section 3.14, in coordination with the Covina Police Department, the 
proposed project would incorporate defensible design practices, which would include 
on-site security services, lighting within the proposed parking structure, wayfinding 
signage, use of transparent materials for the transit shelter, lighting within the shelter 
to eliminate secluded areas, seating at the transit shelter that is not conducive to 
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sleeping, and security cameras linking with the Covina Police Department’s City-
wide system. Design practices that support safety and security at the project site are 
expected to lessen the potential for safety and security concerns attributable to the 
proposed project at neighboring properties.  

 In summary, while dumping, trespassing, loitering, and/or theft on the project site and 
on nearby properties are not effects that are required to be analyzed under CEQA, 
these potential issues are nevertheless being addressed in coordination with the 
Covina Police Department. Furthermore, the comments and concerns expressed in 
this letter regarding security at the residential properties north of the project site will 
be included in the Final EIR for review and consideration by decision makers.  

A-3 This comment requests that the City consider another location for the proposed Park 
& Ride component of the project. Specifically, the comment suggests a location 
closer to Arrow Highway, Azusa Avenue, and downtown Covina. This comment also 
includes a suggestion of increasing the area of residential development within the 
project site in place of the Park & Ride component, to increase the project’s 
consistency with the land uses to the north.  

The City considered the potential for alternative locations for the proposed project, 
pursuant to Section 15126.6(f)(2) of the CEQA Guidelines. As explained and 
substantiated in Section 4.1.2 of the Draft EIR, alternative locations were ultimately 
eliminated from detailed consideration in the EIR due to failure to meet project 
objectives, infeasibility, and inability to avoid impacts of the project. See Section 
4.1.2 for substantiation on each of these reasons.  

The City evaluated the consistency of the proposed project with applicable land use 
plans and policies (see Section 3.10, Land Use and Planning, and Appendix F, Land 
Use Consistency Table, in the Draft EIR). The analysis included an evaluation of 
whether or not the proposed project is consistent with General Plan policies, many of 
which address compatibility of development with land uses, especially adjacent 
residential land uses or other sensitive land uses. The analysis in the Draft EIR 
determined that the proposed project is consistent with General Plan policies. As 
stated in Appendix F, the design of the project would be sensitive to adjoining 
residential land uses and would ensure that the proposed uses would be compatible 
with adjacent land uses. Furthermore, as stated in Appendix F, the design of the 
project combined with the mitigation measures set forth throughout Chapter 3.0 of the 
Draft EIR would minimize noise, light, trash, visual and environmental disturbances, 
and traffic in nearby residential areas. As such, the proposed project would be 
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consistent with applicable land use plans and policies and would not introduce an 
incompatible land use to the project area.  

This comment specifically states that replacing the proposed Park & Ride facility 
with residential uses in the project design would enhance the consistency of the 
project with neighboring properties. However, as shown in Figure 2-4 in the Draft 
EIR, the Park & Ride facility has been situated in the southwestern portion of the 
project site, such that the proposed townhomes abut the existing townhomes to the 
north. It should be noted that under existing conditions, the entirety of the project site 
is zoned for commercial uses (specifically, for a regional or community shopping 
center). As such, development of townhome units in the northern section of the 
project site under the proposed project would ensure greater consistency with 
adjacent residential uses relative to the uses that are currently allowable on the project 
site, per the existing zoning designation. Furthermore, note that no significant and 
unavoidable impacts have been identified in the Draft EIR due to the location of the 
Park & Ride facility in the southern section of the project site. As such, replacing the 
Park & Ride facility with more townhome units would not avoid or reduce any 
potentially significant impacts of the proposed project.  

As explained in Section 4.1.2, the location of the proposed project is instrumental in 
closing the transportation gap between the Metro Gold Line, the Covina Metrolink 
Station, and the Interstate (I-) 10 freeway. The alternative location for the Park & Ride 
suggested in this comment letter would not close this transportation gap. The project site 
is located directly north of the Covina Metrolink Station and directly south of the current 
terminus of the Metro Gold Line. Both facilities are located along North Citrus Avenue. 
This comment letter suggests a location of the Park & Ride that is closer to Arrow 
Highway, Azusa Avenue, and downtown Covina. Azusa Avenue is similar to Citrus 
Avenue in that it is north-south four lane roadway with connections to the I-210 and the 
I-10. However, Azusa Avenue is already supported by numerous transit stops, while 
fewer transit facilities are provided along North Citrus Avenue under existing conditions. 
Also, while a Metro Gold Line station is located along Azusa Avenue in Azusa, there is 
no Metrolink Station along this roadway. As such, situating a Park & Ride facility near 
Arrow Highway and Azusa Avenue would not support the objective of closing the 
transportation gap between the Covina Metrolink Station and the Metro Gold Line. This 
comment also mentions situating the proposed Park & Ride facility in downtown Covina. 
Downtown Covina is considered to be the area located near the intersection of East San 
Bernardino Road and North Citrus Avenue. This area is supported by the Covina 
Metrolink Station and numerous transit lines. Placing the proposed Park & Ride in 
downtown Covina would not support the objective of closing the transportation gap 
between the Covina Metrolink Station and the Metro Gold Line.  
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The Draft EIR set forth and evaluated a reasonable range of alternatives, in 
accordance with Section 15126.6 of the CEQA Guidelines, and the alternatives 
recommended in this comment letter would not avoid or substantially lessen the 
significant effects of the project. Nevertheless, the suggestion of considering a 
different location for the Park & Ride facility and the suggestion to replace the Park 
& Ride component of the proposed project with residential uses will be included in 
the Final EIR for review and consideration by decision makers. 

A-4 This comment expresses concern regarding visibility of bus traffic at night. This 
comment also states that the increase in noise from bus traffic needs to be mitigated.  

The proposed project has been designed to separate bus traffic from automobiles and to 
minimize cross-traffic between cars, buses, and pedestrians. Buses would use driveways 
along Covina Boulevard and Citrus Avenue to access the bus depot. The bus depots (i.e., 
the pickup and drop-off areas) would be located on the interior of the project site in a 
dedicated bus lane (see Figure 2-4 in the Draft EIR). While the proposed project would 
add one bus line to the area (the Covina Express Line), the existing local line 281 
currently extends along Citrus Avenue, with stops located at the corner of Citrus Avenue 
and Covina Boulevard. As such, bus traffic is a component of the existing conditions 
within the project area. The number of buses and frequency of stops associated with line 
281 would not change under the proposed project. Rather, under the proposed project, the 
buses would stop at the bus depots within the project site instead of stopping at the 
existing transit stops along Citrus Avenue. Buses stopping at the dedicated bus depots 
within the project site are expected to result in fewer conflicts with traffic along Citrus 
Avenue relative to existing conditions. However, the proposed Covina Express Line 
would add new bus traffic to the project area. As explained in Chapter 2.0 of the Draft 
EIR, the Covina Express Line would operate between 5:30am and 8:30am and again 
between 3:00pm and 7:00pm, Monday through Friday. The Covina Express Line would 
be comprised of three buses per hour during the peak times. As such, the change in bus 
traffic caused by the proposed project would not be substantial and the increases in bus 
traffic would be limited to peak commuter times, during which traffic noise is already 
elevated. Overall, development of the proposed project would preclude buses from 
pulling over along Citrus Avenue by providing the proposed bus depot area. Buses would 
use headlights and turn indicators as required, which would allow for nighttime visibility. 
As stated in Section 3.10 of the Draft EIR, vehicular access to the project site would be 
designed to ensure minimum conflict between pedestrians, automobiles, and service 
vehicles. Site lines, pedestrian walkways and lighting will be provided and vehicular 
entrances would be well lit. 
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A traffic impact analysis has been conducted for the proposed project, which includes 
an analysis of the function of the project site’s access points, including the two 
entrances to the bus depot area. The traffic study concluded that upon implementation 
of the proposed project, all project accesses would operate at an acceptable level of 
service at the time of project buildout and under long-term cumulative growth 
conditions (2036 conditions). See Appendix H for details. As such, bus traffic is not 
anticipated to create hazardous roadway conditions, and the proposed project has been 
designed to preclude conflicts between vehicular and pedestrian traffic.  

Noise associated with the proposed project is addressed in Section 3.12 of the Draft 
EIR. The noise analysis evaluated the operation noise of the proposed Transit Center 
and Park & Ride facility, including noise from the arrival of buses. Based upon noise 
measurements conducted at a similar facility, noise levels from the proposed Transit 
Center and Park & Ride facility during peak commute hours (early morning and early 
evening hours) are anticipated to be approximately 63 dBA Leq at a distance of 30 
feet1 (see Section 3.12.1 of the Draft EIR for details). The proposed parking structure 
associated with the Park & Ride facility is situated approximately 30 feet from the 
nearest residential property boundary to the east. Noise from the upper floors of the 
parking structure has the potential to cause a significant impact at the residences east 
of the project site. However, the Draft EIR identified mitigation that would be 
implemented that would reduce this impact to a level below significance. The Draft 
EIR also examined the potential for the proposed project as a whole to generate an 
increase in off-site traffic noise levels. Impacts were determined to be less than 
significant. See Section 3.12 of the Draft EIR for substantiation of these 
environmental impact conclusions.  

A-5 This comment provides security recommendations for the proposed project, including 
installing cameras, increasing police patrols to monitor the Park & Ride facility, and 
disallowing overnight parking or residential parking.  

 Security concerns are discussed in Response A-2. Additionally, Foothill Transit is 
working with the Covina Police Department to install a real time surveillance camera 
system for the Transit Center and Park & Ride Facility parking structure. Any 
unauthorized parking in the parking structure will be monitored and applicable 
parking rules will be enforced. If unauthorized vehicles or suspicious activity is 
observed on the real time surveillance camera system, the Covina Police Department 

                                                 
1  Leq is a noise metric used to help predict average community reactions to the adverse effects of environmental 

noise, including traffic-generated noise, on a community. Leq uses units of dbA, which is the A-weighted decibel 
scale. Section 3.12.1 of the Draft EIR contains more information on noise metrics and measurement units.  
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will have the ability to use a one-way voice command system to instruct the 
unauthorized vehicle to leave the premises. If the unauthorized vehicle does not leave 
the premises or suspicious activity is observed, police services would be dispatched to 
the project site immediately. 

A-6 This comment states that visitor parking for the residential component of the project 
was not identified. The comment expresses concern that visitors of the new 
residences will park on Citrus Avenue or Covina Boulevard.  

 As stated in Chapter 2.0 of the Draft EIR, the residential component of the proposed 
project would include two attached garage parking spaces for each unit (up to 240) 
and approximately 0.58 on-site guest parking stalls per unit (up to 69), for a total of 
approximately 300 spaces. As stated in Chapter 2.0 of the Draft EIR, parking would 
be provided consistent with mixed-use, transit-oriented standards and would comply 
with the project’s specific plan and zoning requirements. Visitors to the proposed 
townhomes are anticipated to use the on-site guest parking stalls rather than on-street 
parking along Citrus Avenue or Covina Boulevard. According to Section 17.72.010 
of the City’s Municipal Code, guest parking for multi-family residential units is 
required at a rate of one space per every five units. Credit for guest parking spaces is 
allowed for street frontages on which parking is allowable and which abut the 
property line of the multi-family residential development. Excluding any credits for 
the site’s street frontages, the proposed project would be required to provide 24 guest 
parking spaces. The number of proposed on-site guest parking stalls for the proposed 
project (approximately 69 stalls) does not include any credits for the site’s street 
frontages and exceeds code requirements by 45 stalls.  

A-7 This comment expresses a wish that the sidewalk along Citrus Avenue would be brightly 
lit and wider and would have appropriate landscaping. This comment also request 
removal of the high voltage electrical lines. These requests for streetscape improvements 
along Citrus Avenue do not pertain to the environmental analysis in the EIR. However, 
the condition of approval for street improvements will include new sidewalks with 
landscaping strips, as well as appropriate street lights. The commenter’s requests for 
streetscape and sidewalk improvements will be included in the Final EIR for review and 
consideration by decision makers.  

A-8 This comment expresses appreciation for the residential and iTEC components of 
the project, as well as the overall efforts to revitalize the project site. This comment 
also expresses a hope that the proposed project does not create a burden on the 
Covina Police Department.  



2 – RESPONSE TO COMMENTS 

Covina Transit-Oriented Mixed-Use Development Project Final EIR 8817.0003 

November 2016 2-11 

See Response A-2 for information on security design practices that would be 
incorporated into the project. As described in Section 3.14 of the Draft EIR, these design 
practices are anticipated to reduce the need for police protection services at the project 
site. Also see Response A-2 for information about impacts to police protection services.  

A-9 This comment expresses hope that the project is designed in consideration of the 
safety of residents and homes.  

Security concerns are addressed in Response A-2. Traffic safety is addressed in 
Response A-4. As described in these responses, design practices have been 
incorporated into project design to minimize safety and security issues.  
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Response to Comment Letter B 

County of Los Angeles Fire Department 
October 4, 2016 

B-1 This comment states that the Notice of Availability of the Draft EIR for the proposed 
project was reviewed by the Planning Division, Land Development Unit, Forestry 
Division, and Health Hazardous Materials Division of the County of Los Angeles 
Fire Department (LACFD). No response is required.  

B-2  This comment states that the Planning Division of the LACFD has no comments. No 
response is required. 

B-3  This comment provides general design requirements for the proposed project, 
including access requirements and water system requirements. This comment states 
that the information provided is general in nature and that specific fire and life safety 
requirements would be addressed during the building and fire plan check process. The 
comment states that additional requirements may be specified at that time. The 
proposed project is required to comply with LACFD regulations, and compliance 
would be verified during the building and fire plan check process. 

B-4  This comment lists the statutory responsibilities of the Forestry Division (erosion 
control, watershed management, rare and endangered species, vegetation, fuel 
modification for Very High Fire Hazard Severity Zones, archeological and cultural 
resources, and the County Oak Tree Ordinance). These issue areas have been 
addressed in the Draft EIR, and impacts to these issue areas would not be significant 
(see Sections 3.4, 3.5, 3.6(b), 3.8(h), and 3.9(c) of the Draft EIR for details).  

B-5  This comment, provided by the Health Hazardous Materials Division of the LACFD, 
states that the division previously provided comments regarding the project in June 
2016. The Health Hazardous Materials Division advises that removal of underground 
storage tanks (USTs) at the site be conducted under the jurisdiction of the Los 
Angeles County Department of Public Works, Environmental Programs Division, 
UST Program. As described in Section 3.8 of the Draft EIR, the proposed project 
would involve removal of USTs at the project site in accordance with applicable 
regulations. Mitigation measure MM-HAZ-2 has been revised to identify the Los 
Angeles County Department of Public Works, Environmental Programs Division, 
UST Program as the authorizing jurisdiction for UST removal activities. 
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Response to Comment Letter C 

Citrus Valley Health Partners 
October 20, 2016 

C-1 This comment expresses support for the proposed project. No response is required. 
This comment will be included in the Final EIR for review and consideration by 
decision makers. 
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Response to Comment Letter D 

Southern California Regional Rail Authority  
October 25, 2016 

D-1 This comment provides background information on the Southern California Regional 
Rail Authority (SCRRA) and lists its member agencies. No response is required.  

D-2 This comment states that the project site is located approximately 0.5 mile north of 
the existing Covina Metrolink Station located on Citrus Avenue. The comment 
expresses support for the project objective that involves closure of the north/south 
transportation gap and for the connections that the proposed project would provide 
between the I-10 freeway, the Covina Metrolink Station, and the Metro Gold Line 
station. This comment expresses support for the project’s ability to close an existing 
transportation gap; no response is required.  

D-3 This comment consists of three requests and suggestions for revisions in the EIR. The 
requested and suggested revisions are minor modifications and clarifications that do 
not affect the analysis in the Draft EIR. However, these revisions have been made to 
the Draft EIR in order to clarify information regarding Metrolink services in the 
project area. These revisions do not constitute significant new changes resulting in a 
need to recirculate the EIR. The three requests for revisions and how these requests 
have been incorporated into the Final EIR are described as follows: 

 The SCRRA requests that information on existing transit services in the project 
area that is listed on page 18 of the Traffic Impact Study (Appendix H of the 
Draft EIR) be revised to include Metrolink’s San Bernardino – San Bernardino 
to Downtown Los Angeles line. Section 3.16, Transportation/Traffic, also 
contains the same list of transit services as page 18 of the Traffic Impact Study. 
Section 3.16 has been revised to include a description of the existing rail service 
in the project area. See Chapter 3.0 of this Final EIR, which shows these 
revisions in underlined text. 

 The SCRRA requests that existing rail lines and the Covina Metrolink Station be 
shown on Figure 3.2-1 in the Traffic Impact Study (Appendix H of the Draft 
EIR). This same figure is also shown in Section 3.16 of the Draft EIR and is 
labeled as Figure 3.16-1 in Section 3.16. In response to this comment, a 
narrative description of the location of existing rail lines and the Covina 
Metrolink Station and their proximity to the project site has been added to the 
EIR, in lieu of a figure providing this information. See Chapter 3.0 of this Final 
EIR, which shows this revision in underlined text.  
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 The SCRRA suggests an additional objective that could be incorporated by the City 
and/or Foothill Transit in their respective lists of project objectives. The suggested 
objective is “Provide additional feeder service connections to the Covina Metrolink 
Station for mobility options.”  Foothill Transit is in discussions with Metrolink 
about feeder service connections, as it relates to the proposed project.  

D-4 This comment provides contact information for Metrolink. In accordance with the 
requirements of CEQA Guidelines Section 15088(b), the City will provide a written 
response to the SCRRA’s comments on the Draft EIR to the address provided in this 
comment letter at least 10 days prior to certifying the Final EIR. In the event that the 
City has any further questions for Metrolink, the contact information provided in this 
comment will be used. 
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Response to Comment Letter E 

California Department of Transportation, District 7 
October 27, 2016 

E-1 This comment summarizes the proposed project. No response is required.  

E-2 This comment summarizes a new methodology for analyzing traffic and 
transportation effects under CEQA. This new methodology was set forth in Senate 
Bill (SB) 743, which was signed into law in September 2013. SB 743 requires that the 
Governor’s Office of Planning and Research (OPR) amend the CEQA guidelines to 
provide an alternative to Level of Service (LOS) for evaluating transportation 
impacts. Measurements of transportation impacts may include “vehicle miles 
traveled, vehicle miles traveled per capita, automobile trip generation rates, or 
automobile trips generated.” 

In January 2016, ORP released for public review a revised proposal for changes to the 
CEQA Guidelines that will change the way that transportation impacts are analyzed 
under CEQA. ORP collected public comments on this draft proposal for changes to 
the CEQA Guidelines through the end of February 2016. After the closure of the 
comment period, OPR is reviewing all written input and revising the proposal as 
appropriate. Next, the draft guidelines will be submitted to the Natural Resources 
Agency, which will then commence a formal rulemaking process. Next, the new 
guidelines will undergo review by the Office of Administrative Law. The link that is 
provided in this comment letter is for the revised proposal that was released by OPR 
in January 2016. This draft set of guidelines has not been officially adopted at the 
time of this writing. Furthermore, as stated in this set of guidelines, OPR recommends 
that the new procedures for evaluating traffic impacts remain optional for a two-year 
“opt-in” period. As stated in the draft guidelines, this opt-in period will enable those 
agencies that are ready to make the switch from LOS to vehicle miles traveled to do 
so but gives time to other agencies that have indicated that they need more time to 
become acquainted with the new procedures (OPR 2016a, 2016b).  

The City of Covina has not adopted new traffic study guidelines in accordance with 
SB 743. The revised CEQA Guidelines are still under review and have not yet been 
adopted. As such, the City is not required to analyze the proposed project using 
vehicle miles traveled as a metric for assessing impacts to traffic and transportation. 
As such, the traffic analysis in the EIR and in Appendix H, Traffic Impact Study, is 
based on the City’s current traffic study guidelines, which use LOS and delay as a 
measure for significant transportation impacts under CEQA.  
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E-3 This comment restates the number of daily trips and the number of AM and PM peak 
hour trips that would be generated by the proposed project, as originally provided in 
Section 3.16 and Appendix H of the Draft EIR. This comment also provides the 
project site’s distance to the I-210 and I-10 freeways (1.5 miles) and states that the 
City should anticipate effects to state facilities that include the new trips generated by 
projects in nearby jurisdictions. The comment states that decision makers on this 
project should be aware of cumulative traffic issues on state facilities and should be 
prepared to mitigate cumulative traffic effects in coordination with other agencies that 
contribute to the impact.  

The traffic study that was conducted for the proposed project, which is provided in 
Appendix H of the Draft EIR, includes a cumulative traffic analysis for year 2017 
traffic conditions and year 2036 traffic conditions. The cumulative traffic scenario for 
2017 was calculated using an ambient growth rate of 1% per year plus the number of 
trips attributable to planned projects, reasonably foreseeable projects, or projects that 
have been approved but are not yet built in the project area. As part of the traffic 
study, a review was conducted of planned, reasonably foreseeable, and approved but 
unbuilt projects. Based on this review, two cumulative projects were identified in the 
City that would generate measureable traffic in the traffic study area for the proposed 
project. To account for traffic growth in the region, the traffic analysis applied an 
ambient growth rate of one percent (1%) per year, which was higher than the 
projected growth rate of 0.5 percent as estimated in the Los Angeles County 
Metropolitan Transportation Authority’s 2010 Congestion Management Program. The 
traffic analysis determined that the intersections with freeway ramps in 2017 with the 
proposed project would operate at acceptable LOS A, B, or C during the peak hours, 
which would not be approaching the intersection capacity at LOS F.  Therefore, it is 
not anticipated that the project would create a significant impact in 2017. 

The cumulative traffic scenario for 2036 was calculated using the projected growth 
factor provided in the Los Angeles County Metropolitan Transportation Authority’s 
2010 Congestion Management Program. For the West Covina subregion, which 
includes the City of Covina and surrounding cities and communities, the expected 
growth factor from 2016 to 2036 was approximately 8.1%. The traffic analysis 
determined that the intersections with freeway ramps in 2036 with proposed project 
traffic would operate at acceptable LOS A, B, or D during the peak hours, which 
would not be approaching the intersection capacity at LOS F.  Therefore, it is not 
anticipated that the project would create a significant impact in 2036. 

As shown in Section 3.16 of the Draft EIR and in Appendix H, the study intersections 
that were examined for potential impacts under the proposed project and under the 
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two cumulative scenarios (2017 and 2036) include Citrus Avenue at the I-210 
eastbound ramps and Citrus Avenue at the I-10 westbound ramps. Under existing 
2016 conditions, these intersections operate with acceptable LOS during the AM and 
PM peak hours. Under future 2017 traffic conditions, both with and without the 
proposed project, these intersections would continue to operate with acceptable LOS, 
at LOS A, B, or C during the peak hours. In fact, according to the Traffic Impact 
Analysis, the LOS of these intersections during AM and PM peak hours is anticipated 
to remain the same across all three conditions (i.e., existing conditions, future 2017 
conditions without the project, and future 2017 conditions with the project). In future 
2036 conditions without the project, the intersection operations at these ramps would 
remain generally the same as the existing and 2017 conditions, with the exception of 
Citrus Avenue at the I-210 eastbound ramps in the AM peak hour, which is 
anticipated to operate at slightly degraded conditions. However, the anticipated LOS 
is still considered acceptable under the City’s LOS thresholds, remaining at LOS A, 
B, C, or D during the peak hours. Future 2036 traffic conditions with the proposed 
project would cause slightly degraded conditions at the Citrus Avenue and I-10 
westbound ramps. However, the anticipated LOS is still considered acceptable under 
the City’s LOS thresholds.  

As described above and as further substantiated in Section 3.16 and Appendix H of 
the Draft EIR, the proposed project is not anticipated to create significant effects at 
the I-210 and I-10 ramps under the existing conditions with the proposed project, as 
well as under the cumulative growth scenarios for 2017 and 2036. As described 
above, the intersections with freeway ramps in 2017 and 2036 with proposed project 
traffic would operate at acceptable LOS A, B, C, or D during the peak hours, which 
would not be approaching the intersection capacity at LOS F.  Therefore, it is not 
anticipated that the project would create a significant impact in 2017 and 
2036.  Furthermore, as stated in this comment, the City would be required to mitigate 
or contribute to mitigation for any significant traffic impacts that may be identified in 
association with future projects in the City. The City acknowledges that mitigation 
may require collaboration with other nearby agencies and jurisdictions whose projects 
may affect the same state facilities.  

E-4 This comment provides a link to Caltrans’ guide for the preparation of traffic impact 
studies for jurisdictions that do not use the new vehicles miles traveled methodology. 
Caltrans requests that the City refer to these guidelines for future projects. The City 
acknowledges receipt to the link to this Caltrans guide.  

E-5 This comment provides suggested policies that have been discussed by the City and 
Caltrans to address future cumulative traffic concerns on state facilities and freeway 
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on- and off-ramps that may be caused by future development projects within the City 
and within nearby jurisdictions. These policies are summarized below. The City’s 
response to each of these recommended policies is provided beneath each policy.  

 (1) The City will work with Caltrans and neighboring jurisdictions to evaluate access 
management needs and strategies to better manage traffic operations on arterial 
streets within close proximity of freeway on- and off-ramps, in an effort to reduce 
disruption of traffic flow on state facilities and to improve safety.  

As described in Response E-3, no significant impacts have been identified in 
association with the proposed project at the nearby ramps of the I-210 and I-10 that 
were examined for potential impacts in the traffic study. This environmental impact 
conclusion includes analysis of cumulative growth scenarios for 2017 and 2036. The 
intersections with freeway ramps in 2017 and 2036 with proposed project traffic 
would operate at acceptable LOS A, B, C, or D during the peak hours, which would 
not be approaching the intersection capacity at LOS F.  Therefore, it is not anticipated 
that the project would create a significant impact in 2017 and 2036. However, the 
City acknowledges that future projects could potentially have an effect on freeway 
ramps and/or on the operation of arterial streets within close proximity to the ramps, 
subject to future evaluation during the CEQA process. In the event that significant 
impacts are identified for future projects that may occur in the City, the City would 
mitigate those impacts to the extent required. Such mitigation could potentially 
involve coordination with Caltrans and nearby jurisdictions, if required.  

(2) The City will work with Caltrans and other neighboring agencies to identify 
cumulative significant traffic impact locations on state facilities and traffic 
improvements on I-210 and I-10 to alleviate traffic congestion.  

As discussed in Section 3.16 and Appendix H of the Draft EIR, the proposed project 
would have a less than significant impact on intersection operations, including the 
operation of intersections at nearby freeway ramps (i.e., the I-210 eastbound ramps at 
Citrus Avenue and the I-10 westbound ramps at Citrus Avenue). Furthermore, as 
stated in Section 3.16 of the Draft EIR, the proposed project would have a less than 
significant impact on Los Angeles County Congestion Management Plan (CMP) 
facilities. CMP facilities in the project area consist of the I-10, the I-210, and Azusa 
Avenue. (The I-210 is located approximately 1.5 miles north of the project site, the I-
10 is located approximately 1.5 miles south of the project site, and Azusa Avenue is 
located approximately 1 mile west of the project site.) The proposed project was 
determined to have a less than significant impact on CMP intersections and roadways 
as it does not meet the criteria for impact analysis under the CMP. However, the City 
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acknowledges that future projects could potentially have an effect on freeway ramps 
and/or on the operation of arterial streets within close proximity to the ramps, subject 
to future evaluation during the CEQA process. In the event that significant impacts 
are identified for future projects that may occur in the City, the City would mitigate 
those impacts to the extent required. Such mitigation could potentially involve 
coordination with Caltrans and nearby jurisdictions, if required. 

(3) The City will consider a Transportation Impact Fee program with other agencies 
that would include the state transportation systems and facilities in the future. 
Caltrans would assist the City to overcome any challenge that the City  
may encounter.  

As discussed in Section 3.16 and Appendix H of the Draft EIR, the proposed project 
would not result in significant transportation and traffic impacts requiring mitigation. 
As such, mitigation such as a Transportation Impact Fee program would not be 
required for the proposed project under CEQA. However, the City acknowledges that 
future projects could potentially have an effect on state transportation systems and 
facilities, subject to future evaluation during the CEQA process. In the event that 
significant impacts are identified for future projects that may occur in the City, the 
City would mitigate those impacts to the extent required. Such mitigation could 
potentially involve a Transportation Impact Fee program.  

(4) As an ongoing collaboration, the City and Caltrans will work together along with 
other agencies such as the City of West Covina, City of Azusa, and County of Los 
Angeles, to resolve any cumulative significant traffic impacts with feasible 
improvements on the state facilities that the City may cause in the future. Caltrans 
and the City agree to periodically review that improvement list and propose any new 
improvement when available with other agencies.  

As discussed in Section 3.16 and Appendix H of the Draft EIR, the proposed project 
would not result in significant transportation and traffic impacts requiring mitigation. 
As such, mitigation such as improvements to state facilities would not be required for 
the proposed project under CEQA. However, the City acknowledges that future 
projects could potentially have an effect on state transportation systems and facilities, 
subject to future evaluation during the CEQA process. In the event that significant 
impacts are identified for future projects that may occur in the City, the City would 
mitigate those impacts to the extent required. Such mitigation could potentially involve 
improvements to state facilities conducted in collaboration with nearby jurisdictions 
such as the City of West Covina, City of Azusa, and County of Los Angeles.  
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E-6 This comment states that any work performed within a state right-of-way would 
require an Encroachment Permit from Caltrans and that modifications to state 
facilities must meet all mandatory design standards and specifications.  

 The proposed project would not involve work within a state right-of-way, nor would 
it involve modifications to state facilities. The proposed project site is located 
approximately 1.5 miles away from the nearest state facilities (I-210 and I-10).   

E-7 This comment states that projects should discharge clean runoff water and that 
stormwater runoff is not allowed to occur onto state highway facilities without a 
stormwater management plan.  

Impacts to hydrology and water quality resulting from the proposed project are 
addressed in Section 3.9 of the Draft EIR. As stated in this section, the project 
applicants and/or their contractors would be required to develop and implement a 
Storm Water Pollution Prevention Plan during construction on the project site, as 
required under the General Construction Activity Stormwater Permit that is issued by 
the State Water Resources Board. Implementation of the Storm Water Pollution 
Prevention Plan would ensure that stormwater runoff from the site during 
construction would protect water quality and minimize runoff to the extent required. 
The proposed project is also subject to Section 8.50.120 of the City’s Municipal 
Code, which would require the project to prepare and implement a Standard Urban 
Stormwater Mitigation Plan (SUSMP) / Low Impact Development (LID) Plan. 
Implementation of the SUSMP/LID Plan would ensure compliance with the 
applicable Municipal Separate Storm Sewer System (MS4) permit, which is Los 
Angeles Regional Water Quality Control Board Order No. R4-2012-0175. The 
overarching performance criterion associated with this permit is that applicable 
projects are required to retain on site 100% of the Stormwater Quality Design 
Volume. As such, implementation of the required SUSMP/LID Plan at the project site 
would reduce runoff volumes and water pollutants from the project site. Furthermore, 
the proposed project is located 1.5 miles from the nearest state highway facilities (I-
210 and I-10). Any stormwater that is discharged from the project site is not 
anticipated to flow onto a state highway facility due to the distance between the 
project site and the nearest state highway facilities and the intervening development 
and stormwater infrastructure that lies between the project site and these facilities.  

E-8 This comment states that transportation of heavy construction equipment and/or 
materials requiring the use of oversized transport vehicles on state highways require a 
transportation permit from Caltrans. This comment also notes that large size truck 
trips are recommended to occur during off-peak commute periods.  



2 – RESPONSE TO COMMENTS 

Covina Transit-Oriented Mixed-Use Development Project Final EIR 8817.0003 

November 2016 2-39 

Any oversized transport vehicles used during construction would be subject to 
applicable Caltrans requirements. Any required permits would be obtained by the 
construction contractor or equipment owners who are responsible for transporting the 
equipment. The recommendation for large-sized truck trips to occur during off-peak 
commute periods will be included in the Final EIR for review and consideration by 
decision makers.  

E-9 This comment provides contact information for Caltrans. In accordance with the 
requirements of CEQA Guidelines Section 15088(b), the City will provide a written 
response to Caltrans comments on the Draft EIR to Caltrans at least 10 days prior to 
certifying the Final EIR. In the event that the City has any further questions for 
Caltrans, the contact information provided in this comment will be used. 
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Response to Comment Letter F 

SoCal Environmental Justice Alliance 
October 27, 2016 

F-1 This comment is introductory in nature. It summarizes the proposed project and states 
that the SoCal Environmental Justice Alliance (SEJA) believes that the Draft EIR is 
flawed and should be recirculated because the City’s environmental review process 
failed to ensure environmental, social, and economic justice for the City’s residents.  

In accordance with Article 7 of the CEQA Guidelines, the City prepared an EIR for 
the proposed project for the purpose of informing governmental decision makers and 
the public about the potential significant environmental effects of the proposed 
project, identifying the ways that environmental damage can be avoided or 
significantly reduced, and preventing significant and avoidable damage to the 
environment. The Draft EIR adequately analyzes the environmental effects of the 
proposed project, and the conclusions in the Draft EIR are supported by substantial 
evidence in the record. None of the requirements for recirculation listed in CEQA 
Guidelines Section 15088.5 have been triggered, and recirculation of the Draft EIR is 
not required. The specific issues identified by SEJA are addressed below. As 
substantiated in the responses below, none of the issues raised by SEJA demonstrate 
that the EIR is inadequate or flawed pursuant to CEQA. Note that social and 
economic justice issues need not be considered in an EIR (CEQA Guidelines Section 
15064(e)) unless adverse physical impacts are likely to occur, which is not the case 
here. Rather, the focus of the analysis must be on physical changes to the 
environment (CEQA Guidelines Section 15131). The responses below prepared by the 
City summarize and discuss the specific concerns identified by the commenter and 
describe why these concerns do not demonstrate that the EIR is flawed or that 
recirculation is required. 

F-2 This comment states that the phasing of construction modeling is improper because it 
doesn’t require the developer to adopt the phased construction outlined in the 
analysis, nor does it require that construction be completed over a certain number of 
days. Additionally, the comment states the air quality analysis does not account for 
the potential for overlap between the major construction components or for the 
potential for construction to occur faster. The comment notes that overlapping phases 
and/or a shortened construction duration could result in greater impacts than those 
identified in the EIR. The comment also states that the Draft EIR does not identify the 
number of hours per day that construction will occur.  
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 The number of hours of construction per day were included in the Air Quality 
modeling and provided in Appendix B. The analysis generally assumes 8 hours of 
construction per day for most equipment pieces. The construction schedule was 
provided by the project applicants, and the air quality analysis is based on this 
schedule. The construction schedule is described both in Chapter 2.0, Project 
Description, and in Section 3.3.4, Air Quality, of the Draft EIR. The purpose of 
mitigation measures and conditions of approval are to reduce the environmental 
impacts of a proposed project, not to define the parameters of the proposed project—
that is the role of the project description.  

 The construction schedule description includes the degree of overlap of the major 
construction components. Air quality modeling for each major component was 
conducted separately due to the computational limits of the emissions model. More 
specifically, because of the complexity and phasing of the construction of the project 
it was necessary to separate out each major component of the project in order for the 
emissions model to function. However, the emissions of overlapping construction 
phases were addressed cumulatively in Table 3.3-10 Estimated Maximum Daily 
Construction Emissions on page 3.3-27 of the Draft EIR. This table takes the highest 
emissions of each major construction component within a given year and compares 
them cumulatively to the SCAQMD’s thresholds. The analysis in this table shows a 
worst case scenario for each year of construction. Further overlap between each 
construction component is not anticipated; there is no basis for such an assumption in 
the information provided by the applicants, and any analysis over overlapping 
construction schedules would be based solely on speculation, which CEQA 
discourages (CEQA Guidelines § 15145). Additionally, further overlap is not 
considered feasible due to the nature of construction phasing and the construction 
schedules outlined by the applicants. The land development phase of construction, 
which includes demolition and grading of the entire site, would need to be completed 
prior to the construction the residences, Transit Center and Park & Ride Facility, or 
the iTEC Center as it would be impossible to construct the proposed project with the 
existing structures still standing or the proper foundation graded. Following 
completion of the land development phase, the Transit Center and Park & Ride 
Facility and the residences would be built simultaneously, which is accounted for in 
the analysis. 

F-3 This comment states that the Draft EIR fails to specify the employee count and 
underestimates the trip counts for some construction phases. The estimation of worker 
counts are default values in air quality emissions model given the size of the project 
and other factors regarding construction, such as equipment and phasing. These 
estimates were directly used in the air quality analysis, as shown in Tables 3.3-6, 3.3-
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7, 3.3-8, and 3.3-9. The worker counts that are reported in Chapter 2.0 of the Draft 
EIR relied on those used in the air quality analysis. As such, the discrepancies 
identified in this comment represent an administrative error in Chapter 2.0, rather 
than an error or oversight in the air quality impact analysis. This discrepancy has been 
resolved in Chapter 3.0 of this Final EIR. Because this revision simply corrects a 
clerical error and does not affect any of the analysis in the Draft EIR, no recirculation 
is required. 

F-4 This comment states it is improper to exclude the resulting emissions from off-site 
emission sources such as vendor trucks, haul trucks and worker vehicle truck trips 
from the localized significance threshold (LST) analysis. The comment further states 
that the Draft EIR fails to provide reasons for excluding off-site emissions from the 
LST analysis.  

 The South Coast Air Quality Management District (SCAQMD) has provided 
guidance that “LSTs only apply to emissions at a fixed location … LSTs are not 
applicable to mobile sources traveling over the roadways.” As stated in the 
SCAQMD’s Final Localized Significance Threshold Methodology, “off-site mobile 
emissions from the project should not be included in the emissions compared to the 
LSTs” (SCAQMD 2009). Reasons for excluding off-site emissions are described in 
Section 3.3.4 of the Draft EIR. As such, the EIR does in fact provide reasons for 
excluding off-site emissions from the LST analysis, and exclusion of off-site 
emissions is proper under applicable standards provided by the agency (SCAQMD) 
with expertise in this area.  

F-5 This comment states that the Draft EIR does not provide sufficient information about 
exactly which sensitive receptors were analyzed and that the analysis must be revised 
to ensure that measurements are taken from the property line of the project site closest 
to the sensitive receptors. 

 As stated on page 3.3-30 of the Draft EIR, the nearest off-site sensitive receptors 
consist of residences located approximately 30 feet north of the project site boundary. 
The measurement of 30 feet represents the distance from the northernmost property 
line of the project site to the southernmost sensitive receptor. Therefore, the impact 
discussion does in fact denote which sensitive receptors were analyzed. Additionally, 
the SCAQMD’s LST methodology explicitly states, “It is possible that a project may 
have receptors closer than 25 meters (82 feet). Projects with boundaries located closer 
than 25 meters to the nearest receptor should use the LSTs for receptors located at 25 
meters.” As such, LSTs for receptors at 25 meters (82 feet) are used in the analysis, 
per SCAQMD’s guidelines. As such, the LST analysis relies on thresholds that can be 



2 – RESPONSE TO COMMENTS 

Covina Transit-Oriented Mixed-Use Development Project Final EIR 8817.0003 

November 2016 2-50 

used for any sensitive receptors located 82 feet or closer to the property line of the 
project site. The analysis utilized the most stringent distance available in terms of 
impacts. As such, even if a sensitive receptor were located 0 feet from the property 
lines of the project site, the outcome of this analysis would not change.  

F-6 This comment states that the Draft EIR fails to provide any evidence to support that 
construction impacts related to odors would be temporary, localized, and generally 
confined to the project site. This comment also states that the Draft EIR fails to 
provide evidence or analysis to support the statement that “residences located within 
the project vicinity are not anticipated to be affected by construction odors.” The 
commenter purports that the statements made in the Draft EIR relative to odors are 
conclusory in nature.   

 The Draft EIR examines construction odors for their potential to affect a substantial 
number of people. Regarding construction odors, from the context of the project as a 
whole, which is anticipated to have a 30 year operational lifespan, 4 years of 
construction would be considered temporary or short-term in nature. The anticipated 
construction duration provides substantial evidence that construction-related odors 
would be temporary in nature. The analysis in the Draft EIR also provides a 
description of the types of odors that are anticipated (unburned hydrocarbons from 
tailpipes of construction equipment). These types of odors are not particularly 
objectionable or acute, nor are they particularly usual or noticeable in the context of 
an urbanized environment. Further, the nature and source of the anticipated odors 
provides evidence for the statement that odors would be localized and generally 
confined to the project site. As such, the statements provided in the Draft EIR relative 
to construction odors are not conclusory in nature, and in fact are supported by 
substantial evidence.   

F-7 This comment states that the DEIR doesn’t support the following statement with 
evidence:  “The release of potential odor-causing compounds would tend to be during 
the workday, when many residents would not be home.”  

 The statement is used as a “furthermore” statement. The less than significant 
determination for odors is based on the temporary nature and quick dissipation of 
odors related to construction. As discussed in the Draft EIR, the project would have to 
comply with the SCAQMD nuisance rules. However, if nearby residents (including 
those at the Village Green Senior Apartments) have concerns about potential odor 
impacts, they can contact the City to ensure the contractor is complying with 
applicable regulations. The SCAQMD can also contact the construction contractor 
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and conduct a site visit to determine whether the construction contractor is complying 
with applicable regulations.  

F-8 The comment states the Draft EIR is misleading because the project does not 
require that only natural-gas fueled buses may be used and that is very likely that 
diesel-fueled buses from existing fleets will be used. The proposed Transit Center 
and Park & Ride would be used only by Foothill Transit buses. In 2013, Foothill 
Transit retired its last diesel vehicle. Foothill Transit’s bus fleet is composed 
entirely of compressed natural gas and all-electric vehicles. Foothill Transit has 
recently initiated an effort to convert its entire fleet to electric vehicles by 2030 
(Foothill Transit 2016). Foothill Transit has not operated a diesel bus for several 
years and is in fact moving away from fossil fuel– burning vehicles, as displayed by 
its recent efforts to convert its fleet to all electric vehicles over the next decade. 
Therefore, the use of diesel buses on the project site would not occur and, therefore, 
it is unnecessary to analyze such a scenario.  

F-9 This comment states that amortizing greenhouse gas emissions over 30 years is 
inconsistent with state-wide GHG reduction goals.  

 The methodology used in the EIR analysis is based off of an SCAQMD greenhouse 
gas (GHG) guidance document which states “GHG emission impacts will include 
both construction and operation activities” (SCAQMD 2008). Because impacts from 
construction activities occur over a relatively short-term period of time, they 
contribute a relatively small portion of the overall lifetime project GHG emissions. 
The guidance document goes on to say “construction emissions should be amortized 
over a 30-year project lifetime, so that GHG reduction measures will address 
construction GHG emissions as part of the operational GHG reduction strategies.” 
The SCAQMD guidance document was created in part with the purpose of providing 
methodology to use during CEQA analysis. Additionally, it is common practice 
across the State to amortize construction GHG emissions to analyze project GHG 
emissions. The County of San Diego within the San Diego Air Pollution Control 
District recommends amortization of construction emissions over a 20-year period. 
The City of San Diego, similar to the SCAQMD, utilizes a 30-year amortization rate. 
The San Luis Obispo County Air pollution Control District recommends a 50-year 
amortization period for residential projects and a 25-year amortization period for 
commercial (non-residential projects) based on the anticipated project life. 

As discussed on page 3.7-31 of the Draft EIR, with regards to consistency with 
Executive Order S-3-05 (goal of reducing GHG emissions to 80% below 1990 levels 
by 2050) and Executive Order B-30-15 (goal of reducing GHG emissions to 40% 
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below 1990 levels by 2030), there are no established protocols or thresholds of 
significance for future year analysis. However, CARB forecasts that compliance with 
the current Scoping Plan puts the State on a trajectory of meeting these long-term 
GHG goals, although the specific path to compliance is unknown (CARB 2014). As 
identified in Table 3.7-5 of the Draft EIR, the proposed project is consistent with the 
GHG emission reduction measures in the Scoping Plan and would not conflict with 
the State’s trajectory toward future GHG reductions. In addition, since the specific 
path to compliance for the State with regards to long-term goals will likely require 
development of technology or other changes that are not currently known or 
available, specific additional mitigation measures for the project would be speculative 
and cannot be identified at this time. With respect to future GHG targets under the 
Executive Orders, CARB has also made clear its legal interpretation that it has the 
requisite authority to adopt whatever regulations are necessary, beyond the AB 32 
horizon year of 2020, to meet Executive Order S-3-05’s 80% reduction target in 
2050; this legal interpretation by an expert agency provides evidence that future 
regulations will be adopted to continue the State on its trajectory toward meeting 
these future GHG targets.  

In short, AB 32 and the executive orders do not establish any protocols for assessing 
GHG emissions that would contradict the methodology used in the Draft EIR’s 
analysis. As such, the GHG analysis provided in the Draft EIR is consistent with 
applicable guidance and does not conflict with the State’s GHG reduction goals. 

F-10 This comment identifies an inconsistency in the construction duration described in the 
Draft EIR. Section 3.12, Noise, in the Draft EIR states that the proposed project 
construction would last for approximately 37 months. Elsewhere in the Draft EIR, a 
duration of approximately 57 months is referenced. The comment states that this 
discrepancy renders the noise analysis in the Draft EIR inaccurate and that the noise 
analysis must be revised and recirculated.  

 On page 3.12-15 of the Draft EIR, under the “Construction Noise (Short-Term 
Impacts) subheading, the construction scenario is characterized. Construction is 
described as occurring from February 2017 through 2021. This duration is consistent 
with the description of the construction scenario provided in the air quality analysis 
(see page 3.3-22 of the Draft EIR), as well as the construction scenario provided in 
the project description (see pages 2-9 and 2-10 of the Draft EIR). The specific 
reference to “37 months” provided in the Section 3.12 is an administrative error. The 
number of construction months is referenced in Section 3.12 for informational 
purposes only and has no bearing on the noise analysis or the conclusions of the noise 
analysis, as substantiated in the paragraph below.  
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 Maximum noise levels at the nearest noise-sensitive land uses were calculated in 
Section 3.12 using a standard noise model. Inputs for this model are as follows: 
receiver/land use types, the equipment type and number of each, the duty cycle for 
each piece of equipment (i.e., percentage of hours the equipment typically works per 
day), and the distance from the noise-sensitive receiver. Note that this model does not 
take into account the overall duration of construction. The time metric used in the 
model is the duration that a particular piece of equipment operates on a daily basis 
(not the overall duration that the equipment will operate for the entire construction 
period). Furthermore, the duty cycle for each piece of equipment is established using 
model defaults rather than project-specific inputs. (These defaults were derived from 
an extensive study of typical construction activity patterns.) As such, whether the 
proposed project would take 57 months to construct or 37 months to construct has no 
effect on the outcome of the construction noise modeling that was conducted. In 
addition, construction will occur over different areas of the project site so noise 
impacts will not be heard in the same areas across the entire duration of construction, 
different equipment will be used at different times depending on the phase of 
construction, and construction will not occur on all days of the week.  The conclusion 
of the construction noise analysis on page 3.12-18 of the Draft EIR notes that 
construction would be short term. However, the impact determination is not tied to 
the construction duration. Rather, the impact determination is tied to the amount of 
noise that construction may produce on a given day and whether or not the noise 
would exceed the City’s standards on any given day. Because the noise modeling 
determined that construction noise at the nearest sensitive receptors could exceed City 
standards, the impact was determined to be potentially significant. As explained 
above, the calculations for the amount of noise produced do not consider the overall 
duration of construction. As such, changing the duration of construction would not 
alter this impact conclusion, nor would it alter the severity of the noise produced on 
any given day of construction. Mitigation measures MM-NOI-1 and MM-NOI-2 were 
provided to reduce construction noise to below a level of significance. The 
implementation of such measures and the effectiveness of such measures would not 
be affected by the duration of construction. For these reasons, the discrepancy in 
construction duration that is identified by the commenter has no bearing on the noise 
impact analysis or the environmental determinations provided in this analysis.        

 For the reasons described above and pursuant to CEQA Guidelines Section 15088.5, 
recirculation is not required due to the discrepancy in the number of construction 
months identified in this comment. As stated in CEQA Guidelines Section 15088.5, 
recirculation is required when significant new information is added to the EIR. This 
comment does not present “significant new information” or result in significant new 
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information being added to the EIR. Significant new information requiring 
recirculation is defined in CEQA Guidelines Section 15088.5(a) as a disclosure 
showing that a new significant environmental impact would result, a substantial 
increase in the severity of an environmental impact would result (unless mitigation 
measures are adopted that reduce the impact to a level of insignificance), a feasible 
project alternative or mitigation measure considerably different from the others that 
were previously analyzed would clearly lessen the environmental impacts, or the 
Draft EIR is so fundamentally flawed and basically inadequate and conclusory in 
nature that meaningful public review and comment were precluded. As substantiated 
in the paragraph above, a slight discrepancy in the number of months of project 
construction in the noise analysis does not substantially increase the severity of any 
impacts, does not reveal a new significant impact, does not identify a new project 
alternative or mitigation measure, and does not render the Draft EIR is fundamentally 
flawed and basically inadequate. As such, recirculation is not required. Rather, this 
comment simply shows a minor administrative error in an element of the noise 
analysis that was provided for informational purposes only. This administrative error 
has been corrected in Chapter 3.0 of this Final EIR.   
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Response to Comment Letter G 

Covina Chamber of Commerce  
October 25, 2016 

G-1 This comment expresses support for the proposed project. No response is required. 
This comment will be included in the Final EIR for review and consideration by 
decision makers. 
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Response to Comment Letter H 

Governor’s Office of Planning and Research – State Clearinghouse Planning Unit  
October 28, 2016 

H-1 This letter from the State Clearinghouse confirms that the City has complied with the 
State Clearinghouse review requirements for draft EIRs, pursuant to CEQA. A letter 
from the California Department of Transportation is attached. This letter is included 
in this chapter of the Final EIR as Letter E, and the comments contained in this letter 
are addressed under “Response to Comment Letter E.” 
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Response to Comment Letter I 

Covina-Valley Unified School District 
October 28, 2016 

I-1 This comment expresses support for the proposed project. No response is required. 
This comment will be included in the Final EIR for review and consideration by 
decision makers. 
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CHAPTER 3 
ERRATA 

The written comments received by the City during the public review period for the September 
2016 Draft EIR contain several revisions to information in the EIR, specifically with regards to 
transit services. The City wishes to make these revisions by way of an errata. This errata merely 
clarifies and corrects minor facts and does not constitute “substantial revisions” requiring 
recirculation of the September 2016 Draft EIR, as set forth in CEQA Guidelines, Section 
15073.5. The revisions are shown in Table 1 and are categorized by page number and section 
number. Text from the September 2016 Draft EIR that has been removed is shown in 
strikethrough (i.e., strikethrough), and text that has been added as part of the Final EIR is shown 
as underlined (i.e., underline). Revisions are shown with surrounding sentences for context. 

Table 3-1 
Errata 

Draft EIR Page 
Number Section Clarification/Revision 

ES-24 ES.6 g. Would the project place housing within a 100-year flood hazard area as mapped on 
a federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map? 

 

h. Would the project place housing within a 100-year flood hazard area as mapped 

on a federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood 
hazard delineation map? within a 100-year flood hazard area structures which would 
impede or redirect flood flows? 

2-9 2.5.7 Construction of the overall proposed project is anticipated to take approximately 57 
months. During construction activities, construction equipment and materials would be 
staged on-site so as not to obstruct access to surrounding streets. The entire 10.66-
acre site would be graded and all existing structures would be demolished prior to 
commencement of vertical construction. Construction of the proposed project would 
include site preparation, grading, installation of public and private utilities, vertical 
construction; application of architectural coatings, paving of surface parking areas, 
public improvements, and landscaping (including any required tree removal). Details 
regarding the construction of each individual project component are provided below. 
The number of construction worker trips required per phase are characterized in 
Tables 3.3-6, 3.3-7, 3.3-8, and 3.3-9 of Section 3.3, Air Quality. The number of trips 
shown in these tables are one-way trips, and it is assumed that workers could not 
carpool. As such, the total number of workers per phase is equivalent to one-half the 
number of work vehicle trips. 

2-9 2.5.7 The structures to be demolished include the 98,880-square foot K-mart building and a 

Single 2,186-square foot private school structure. The demolition would take place 
from February 2017 to March 2017 and require a crew of eight workers. 

2-9 2.5.7 The second phase would entail a rough grade of the entire site, which would take 1.5 
months and necessitate a crew of nine workers. 

2-10 2.5.7.1 The first phase of construction for the Transit Center would include the installation and 

connection of underground utilities and related trenching activities, which would take 

approximately two months and require a crew of four workers. 
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Table 3-1 
Errata 

Draft EIR Page 
Number Section Clarification/Revision 

2-10 2.5.7.1 The second phase of construction for the Transit Center and Park & Ride facility would 
entail light grading. This phase would take approximately three weeks and necessitate 
a crew of eight workers. 

2-10 2.5.7.2 The first phase of construction of this component would entail site preparation and 
excavation, which would take one week and necessitate a crew of 12 workers. 

2-11 2.5.7.2 The sixth phase would include paving and curb construction. This phase would take 
approximately four weeks to complete and would require a crew of four workers. 

2-11 2.5.7.3 The construction sequence would start with trenching for the purposes of installing 
utilities. In total across all sections, installation of utilities is estimated to take 6 weeks. 
This phase would require a peak construction crew of 4 workers andinvolve the use of 
(1) tractor, loader, or backhoe. 

2-11 2.5.7.3 The second phase would entail construction of the building envelope, including 
mechanical, electrical and plumbing work. In total, across all sections, this phase 
would take approximately 11.5 months, would require a peak construction crew of 45 
workers, and involve the use of one (1) crane, three (3) forklifts… 

2-12 2.5.7.3 The fourth phase would entail paving (pouring) of foundation. Across all sections this 
phase would last approximately 2 months, require a peak construction crew of eight 
workers, and involve the use of two (2) pavers, two (2) pieces of associated paving 
equipment, and two (2) rollers. 

3.1-7 3.1.4 Construction of the overall proposed project is anticipated to take approximately 3757 

months and would occur sometime between 2017 and 2021 … During the 
approximate 3757-month construction period, the proposed project site would 

undergo temporary transformations in visual character. 

3.3-29 3.3.4 C. Would the project result in a cumulatively considerable new net increase of any 

criteria pollutant for which the project region is non-attainment under an applicable 
federal or state ambient air quality standard (including releasing emissions which 
exceed quantitative threshold emissions which exceed quantitative thresholds for 
ozone precursors)? 

3.3-36 3.3.5 The potential for the proposed project to result in a cumulatively considerable impact, 
specifically a cumulatively considerable new net increase of any criteria pollutant for 
which the project region is nonattainment under an applicable NAAQS and/or CAAQS, 
is addressed in Section 3.3.4. 

3.3-24 3.8.6 MM-HAZ-2 Prior to obtaining a certificate of occupancy, the removal of the 
underground storage tank shall be permitted and completed in 
accordance with the Los Angeles County Fire Department Health 
Hazardous Materials Division Department of Public Works, 
Environmental Programs Division, UST Program protocol. 

3.12-15 3.12.4 Construction of the overall proposed project is anticipated to take approximately 3757 

months, beginning in February 2017. 

3.12-26 3.12.4 As discussed under item 3.12(A), the proposed project would result in temporary noise 

increases during the planned 3757-month construction period. 

3.12-28 3.12.4 The proposed project would result in temporary noise increases during the 
approximately 3757-month construction period, as discussed under item 3.12.5(A). 
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Table 3-1 
Errata 

Draft EIR Page 
Number Section Clarification/Revision 

3.16-6 3.16.2.2 Foothill Transit provides fixed and express bus lines through the City of Covina in the 
vicinity of the proposed project: 

 Line 281: Glendora – West Covina – Puente Hills Mall 

 Line 498: Azusa – West Covina – Express Service to Downtown Los Angeles 

Line 281 provides local bus service on Citrus Avenue. Line 498 provides express bus 
service on Grand Avenue to Downtown Los Angeles. However, with the proposed 
Transit Center Park & Ride, Line 498 is under consideration to be rerouted to provide 
direct service to the proposed Transit Center Park & Ride. 

 

Metrolink also provides transportation services in the City of Covina. There is an 
existing Metrolink station in Covina, located at 600 North Citrus Avenue. This station is 
served by Metrolink’s San Bernardino Line, which connects to downtown Los Angeles 
and San Bernardino. This station is located approximately 1 mile south of the project 
site, at the corner of Citrus Avenue and Front Street. The rail lines extend east-west, 
just to the north of the station.   

3.16-9 3.16.5 A. Would the project conflict with an applicable plan, ordinance or policy establishing 
measures of effectiveness for the performance or of the circulation system, taking into 
account all modes of transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass 
transit? 

4-15 4.2.3 Under Alternative 3, the event center and the office areas within the iTEC would be 
divided into two separate structures. A conceptual site plan for this alternative is 
shown in Figure 4-1. As shown in Figure 4-1, the events center would be located in 
the southwestern corner of the site and would be 10,000 square feet in size. This 
building would be one feet story in height. To the east of the event center would be a 
separate building containing professional office space. This building would total 
11,000 square feet. Of this area, approximately 5,000 square feet would be dedicated 
to business incubator use. This building would be one feet story in height. All other 
components of the iTEC would remain the same as the proposed project 
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CHAPTER 4 
MITIGATION MONITORING AND REPORTNIG PROGRAM 

California Public Resources Code Section 21081.6 requires that, upon certification of an EIR, 
“the public agency shall adopt a reporting or monitoring program for the changes made to the 
project or conditions of project approval, adopted in order to mitigate or avoid significant effects 
on the environment. The reporting or monitoring program shall be designed to ensure 
compliance during project implementation.”  

This chapter contains the mitigation monitoring and reporting program (MMRP) that has been 
developed for the Covina Transit-Oriented Mixed-Use Development Project (project or 
proposed project). This MMRP has been developed in compliance with Public Resources Code 
Section 21081.6 and Section 15097 of the CEQA Guidelines. The mitigation measures in the 
table are coded by alphanumeric identification consistent with the EIR. The following items are 
identified for each mitigation measure: 

 Mitigation Monitoring. This section of the MMRP lists the stage of the proposed project 
during which the mitigation measure would be implemented and indicates who is 
responsible for implementing the mitigation measure (i.e., the “implementing party”). It 
also lists the agency that is responsible for ensuring that the mitigation measure is 
implemented and that it is implemented properly.  

 Reporting. This section of the MMRP provides a location for the implementing party 
and/or enforcing agency to make notes and to record their initials and the compliance 
date for each mitigation measure.  

The City must adopt this MMRP, or an equally effective program, if it approves the proposed project 
with the mitigation measures that were adopted or made conditions of project approval. 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

Aesthetics 

MM-AES-1 New sources of exterior lighting on the project site 
shall be shielded and directed downward to avoid light spillover 
onto adjacent residential developments to the north and east. 
Exterior overhead lighting shall also be of the minimum required 
intensity to provide for safety and security of project residents 
and visitors. Nighttime operation of new sources of lighting shall 
be consistent with that of existing lighting sources in the area.  

Project 
planning and 
operation 

Project 
applicants  

City of Covina Planning 
Division and Building & 
Safety Department  

   

MM-AES-2 Prior to the issuance of building permits, the project 
applicants shall prepare and submit to the City of Covina for 
review a photometric study for the proposed residential 
townhome development and parking structure to ensure that off-
site residential land uses to the north and east are not subjected 
to unnecessary light spillover and trespass. A detailed lighting 
plan shall be developed for the residential townhome 
development and parking structure and shall be utilized by a 
qualified photometric specialist to prepare the photometric study. 
If excessive light spillover is identified in the photometric, then 
appropriate measures including but not limited to use of lower 
intensity lighting shall be considered to avoid unnecessary light 
spillover and trespass. 

Project 
planning and 
permitting 

Project 
applicants (MLC 
Holdings Inc. 
and Foothill 
Transit); 
qualified 
photometric 
specialist 

City of Covina Planning 
Division and Building & 
Safety Department 

   

Air Quality 

MM-AQ-1 The following dust control measures shall be 
implemented by the contractor/builder to reduce fugitive dust 
PM10 and PM2.5 emissions generated during earthmoving 
construction activities of all three components of the proposed 
project: 

a. During clearing, grading, earthmoving, excavation, or 
transportation of cut or fill materials, water trucks or 
sprinkler systems shall be used to prevent dust from 

Construction 
(earthmoving 
activities) 

Contractor/build
er 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

leaving the project site and to create a crust after each 
day’s activities cease. 

b. During construction, water trucks or sprinkler systems 
shall be used to keep all areas of vehicle movement 
damp enough to prevent dust from leaving the project 
site. At a minimum, this would include wetting down 
such areas later in the morning, after work is completed 
for the day, and whenever winds exceed 15 miles per 
hour. 

c. Soil stockpiled for more than 2 days shall be covered, 
kept moist, or treated with soil binders to prevent dust 
generation. 

d. Speeds on unpaved roads shall be reduced to less 
than 15 miles per hour. 

e. All grading and excavation operations shall be halted 
when wind speeds exceed 25 miles per hour. 

f. Dirt and debris spilled onto paved surfaces at the 
project site and on the adjacent roadways shall be 
swept, vacuumed, and/or washed at the end of each 
workday. 

g. All trucks hauling dirt, sand, soil, or other loose 
material to and from the construction site shall be 
covered and/or a minimum 2 feet of freeboard shall be 
maintained. 

h. At a minimum, at each vehicle egress from the project 
site to a paved public road, a pad consisting of washed 
gravel (minimum size: 1 inch) shall be installed and 
maintained in clean condition to a depth of at least 6 
inches and extending at least 30 feet wide and at least 
50 feet long (or as otherwise directed by the SCAQMD). 

i. Any additional requirements of SCAQMD Rule 403 
shall be reviewed and complied with. 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

MM-AQ-2 During project demolition, site preparation, and 
grading activities, off-road equipment with engines rated at 75 
horsepower or greater, shall meet Tier 3 engine standards or 
better. An exemption from these requirements may be granted 
by the City of Covina in the event that the applicant documents 
that (1) equipment with the required tier is not reasonably 
available (e.g., reasonability factors to be considered include 
those available within Los Angeles County within the scheduled 
construction period), and (2) corresponding reductions in criteria 
pollutant emissions are achieved from other construction 
equipment. Based on the anticipated equipment for these 
phases, this measure would be applicable to, but not limited to, 
excavators, graders, rubber tired dozers, and 
tractors/loaders/backhoes used during earth moving activities. 

Construction 
(demolition, 
site 
preparation, 
and grading)  

Contractor/build
er 

City of Covina Planning 
Division 

   

Biological Resources 

MM-BIO-1 Ground-disturbance and vegetation removal 
activities should take place outside of the general nesting bird 
season, from approximately March 1 through August 31 (as 
early as February 1 for raptors), to the greatest extent 
feasible. If vegetation removal and/or construction activities 
(including disturbances to vegetation, structures, and 
substrates) will occur during the general bird nesting season 
(i.e., between March 1 and August 31, and as early as 
February 1 for raptors), preconstruction surveys for nesting 
native birds and raptors shall be conducted by a qualified 
biologist, no more than 3 days prior to construction activities. The 
qualified biologist shall survey the construction zone and a 250-
foot radius surrounding the construction zone (500-foot radius for 
raptors) to determine whether the activities taking place have the 
potential to disturb or otherwise harm nesting birds or raptors. 

Prior to 
construction; 
during 
construction (if 
active nests 
are identified) 

Contractor/build
er; qualified 
biologist 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

If active nests are found (California Department of Fish and 
Wildlife defines “active” as any nest that is under construction or 
modification; United States Fish Wildlife Service defines “active” 
as any nest that is currently supporting viable eggs, chicks, or 
juveniles), clearing and construction shall be postponed or halted 
within a buffer area established by the qualified biologist that is 
suitable to the particular bird species and location of the nest 
(typically a starting point of 250 feet for most birds and 500 feet 
for raptors, but may be reduced as approved by a qualified 
biologist), until the nest is vacated and/or juveniles have fledged, 
as determined by the qualified biologist. The construction 
avoidance area shall be clearly demarcated in the field (i.e., 
fencing, staking, or flagging) for avoidance. A qualified biologist 
shall serve as a construction monitor during those periods when 
construction activities will occur near active nest areas to ensure 
that no inadvertent impacts on these nests occur. The results of 
the surveys, including graphics showing the locations of any 
active nests detected, and documentation of any avoidance 
measures taken, shall be submitted to the City of Covina within 
14 days of completion of the pre-construction surveys or 
construction monitoring to document compliance with applicable 
state and federal laws pertaining to the protection of native birds. 
Surveys, and resulting buffers, will be repeated if construction 
within any phase is paused for more than 30 days.  
MM-BIO-2 No more than 30 days prior to construction (including 
demolition work and tree trimming/removal activities), a qualified 
biologist will conduct a visual and acoustic preconstruction survey 
for roosting special-status bats and/or sign (i.e., guano) within 300 
feet of suitable bat roosting habitat (i.e., buildings and/or trees). A 
minimum of one day and one evening will be included in the 
visual preconstruction survey, which should concentrate on the 

Prior to 
construction; 
during 
construction (if 
active bat 
roosts 
identified) 

Contractor/build
er; qualified 
biologist 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

period when roosting bats are most detectable (i.e., when leaving 
the roosts between one hour before sunset and two hours after 
sunset). If special-status bats are not detected, no additional 
measures are required. 

If an active maternity roost is identified, the maternity roost will not 
be directly disturbed, and construction activities will maintain an 
appropriate distance (e.g., 300-foot avoidance buffer) until the 
maternity roost is vacated and juveniles have fledged, as 
determined by a qualified biologist. The rearing season for native 
bat species in California is approximately March 1 through August 
31. If non-breeding special-status bat roosts (hibernacula or non-
maternity roosts) are found, the individuals shall be safely evicted, 
under the direction of a qualified biologist, by opening the roosting 
area to allow airflow through the cavity or other means 
determined appropriate by a qualified biologist (e.g., installation of 
one-way doors). If flushing species from a tree roost is required, 
this shall be done when temperatures are sufficiently warm for 
bats to exit the roost, because bats do not typically leave their 
roost daily during winter months. In situations requiring one-way 
doors, a minimum of one week shall pass after doors are installed 
and temperatures should be sufficiently warm (for winter 
hibernacula) for bats to exit the roost. This action should allow all 
bats to leave during the course of one week. If a roost needs to 
be removed and a qualified biologist determines that the use of 
one-way doors is not necessary, the roost shall first be disturbed 
following the direction of the qualified biologist at dusk to allow 
bats to escape during the darker hours. Once the bats escape, 
the roost site shall be removed or the construction disturbance 
shall occur the next day (i.e., there shall be no less or more than 
one night between initial disturbance and the roost removal). 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

Cultural Resources 

MM-CUL-1 Inadvertent Discovery of Archaeological 
Resources. In the event that archaeological resources (sites, 
features, or artifacts) are exposed during construction activities for 
the proposed project, all construction work occurring within 100 feet 
of the find shall immediately stop until a qualified archaeologist, 
meeting the Secretary of the Interior’s Professional Qualification 
Standards, can evaluate the significance of the find and determine 
whether or not additional study is warranted. Depending upon the 
significance of the find under CEQA (14 CCR 15064.5(f); PRC 
Section 21082), the archaeologist may simply record the find and 
allow work to continue. If the discovery proves significant under 
CEQA, additional work, such as preparation of an archaeological 
treatment plan, testing, or data recovery may be warranted. 

Construction Contractor/build
er; qualified 
archaeologist 

City of Covina Planning 
Division 

   

MM-CUL-2 Paleontological Mitigation Program. Prior to 
commencement of any grading activity on-site, the City, Foothill 
Transit and MLC shall retain a qualified paleontologist, subject to 
the review and approval of the City’s Building Official, or qualified 
designee. The qualified paleontologist shall attend the 
preconstruction meeting and be on-site during all rough grading 
and other significant ground-disturbing activities in previously 
undisturbed older Quaternary alluvial deposits, if encountered. 
These deposits may be encountered at depths as shallow as 10 
feet below ground surface. In the event that paleontological 
resources (e.g., fossils) are unearthed during grading, the 
paleontology monitor will temporarily halt and/or divert grading 
activity to allow recovery of paleontological resources. The area 
of discovery will be roped off with a 50-foot radius buffer. Once 
documentation and collection of the find is completed, the monitor 
will remove the rope and allow grading to recommence in the 
area of the find. The paleontologist shall prepare a 

Prior to and 
during grading 
activity 

Project 
applicants; 
contractor/build
er; qualified 
paleontologist 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

Paleontological Resources Impact Mitigation Program (PRIMP) 
for the proposed project. The PRIMP shall be consistent with the 
guidelines of the Society of Vertebrate Paleontology (SVP) 
(2010). 

MM-CUL-3 Inadvertent Discovery of Human Remains. In 
accordance with Section 7050.5 of the California Health and 
Safety Code, if human remains are found, the County Coroner 
shall be immediately notified of the discovery. No further 
excavation or disturbance of the project site or any nearby area 
reasonably suspected to overlie adjacent remains shall occur 
until the County Coroner has determined, within two working 
days of notification of the discovery, the appropriate treatment 
and disposition of the human remains. If the County Coroner 
determines that the remains are, or are believed to be, Native 
American, he or she shall notify the NAHC in Sacramento within 
24 hours. In accordance with California Public Resources Code, 
Section 5097.98, the NAHC must immediately notify those 
persons it believes to be the most likely descendant from the 
deceased Native American. The most likely descendant shall 
complete their inspection within 48 hours of being granted 
access to the site. The designated Native American 
representative would then determine, in consultation with the 
property owner, the disposition of the human remains. 

Construction 
(ground 
disturbance) 

Contractor/build
er 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

Geology and Soils 

MM-GEO-1 Prior to the construction phase, the proposed project 
shall be designed in accordance with the recommendations from 
the site-specific Geotechnical Evaluation. In the event that 
changes are made in the recommendations set forth in the final 
geotechnical report, the project design shall be updated in 
accordance with those changes. Prior to the issuance of a 
building permit, the City of Covina, Foothill Transit and MLC 
Holdings, Inc./Meritage Homes shall submit the final design and 
construction plans for review and approval by the City Building 
Official or designee and the City Engineer or designee. The final 
design and construction plans shall show that the 
recommendations from the Geotechnical Evaluation regarding 
earthwork, design, foundation, retaining wall, garden wall, soil 
corrosivity, import soils, concrete slabs, sidewalks, and driveways 
have been incorporated into the final design. 

Project 
planning and 
permitting 

Project 
applicants 

City of Covina Planning 
Division and Building & 
Safety Department 

   

Hazards and Hazardous Materials 

MM-HAZ-1 Prior to demolition of the existing building, an 
asbestos survey and lead-based paint survey shall be 
conducted by a California Occupational Safety and Health 
Administration-certified asbestos and lead-based paint 
consultant and/or certified site surveillance technician. A report 
documenting material types, conditions, and general quantities 
will be provided, along with photos of positive materials and 
diagrams. Demolition plans and contract specifications shall 
incorporate any abatement procedures for the removal of 
material containing asbestos and/or lead-based paint. All 
abatement work shall be done in accordance with federal, state, 
and local regulations. 

Prior to 
demolition; 
during 
demolition (if 
hazardous 
building 
materials are 
identified)  

Project 
applicants; 
contractor/build
er 

City of Covina Planning 
Division and Building & 
Safety Department 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

MM-HAZ-2 Prior to obtaining a certificate of occupancy, the 
removal of the underground storage tank shall be permitted and 
completed in accordance with the Los Angeles County Fire 
Department Health Hazardous Materials Division protocol. 

Prior to or 
during 
construction 

Project 
applicants 

City of Covina Planning 
Division and Building & 
Safety Department; Los 
Angeles County Fire 
Department Health 
Hazardous Materials 
Division 

   

MM-HAZ-3 Prior to obtaining a certificate of occupancy, the 
hydraulic lift units shall be removed by a licensed contractor and 
the soil beneath the reservoir area shall be sampled by a 
qualified environmental consulting firm. At a minimum, soil 
samples shall be analyzed for total petroleum hydrocarbons 
(TPH), volatile organic compounds (VOCs), and polychlorinated 
biphenyls (PCBs). Should visually stained soil be observed in 
the reservoir pit area, additional soil samples shall be collected 
to further evaluate subsurface impact. Should TPH, VOCs, or 
PCBs be detected in the soil sample(s), the environmental 
consult shall advise the City of Covina about additional steps to 
be taken, which may include regulatory agency notification and 
remediation. Additional sampling may also be required prior to 
the disposal of the hydraulic lift units. 

Prior to or 
during 
construction 

Project 
applicants 

City of Covina Planning 
Division and Building & 
Safety Department 

   

Noise 

MM-NOI-1 Construction activities shall take place during the 
permitted time and day per Chapter 9.40.110 of the City’s 
Municipal Code. The applicant shall ensure that construction 
activities are limited to the hours of 7 a.m. to 8 p.m. Monday 
through Saturday, and not at all during other hours or on 
Sundays or public holidays. This condition shall be listed on the 
project’s final design to the satisfaction of the City Engineering 
Department. 

Construction Project 
applicants; 
contractor/ 
builder 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

MM-NOI-2 The City of Covina shall require the applicant to 
adhere to the following measures as a condition of approving 
the grading permit: 

 The project contractor shall, to the extent feasible, 
schedule construction activities to avoid the simultaneous 
operation of construction equipment so as to minimize 
noise levels resulting from operating several pieces of 
high noise level emitting equipment. 

 All construction equipment, fixed or mobile, shall be 
equipped with properly operating and maintained 
mufflers. Enforcement shall be accomplished by random 
field inspections by applicant personnel during 
construction activities, to the satisfaction of the City 
Engineering Department. 

 Construction noise reduction methods such as 
shutting off idling equipment, construction of a 
temporary noise barrier, maximizing the distance 
between construction equipment staging areas and 
adjacent residences, and use of electric air 
compressors and similar power tools, rather than 
diesel equipment, shall be used where feasible.  

 During construction, stationary construction equipment 
shall be placed such that emitted noise is directed away 
from or shielded from sensitive receptors. 

 Construction hours, allowable workdays, and the 
phone number of the job superintendent shall be 
clearly posted at all construction entrances to allow 
surrounding property owners to contact the job 
superintendent if necessary. In the event the City 
receives a complaint, appropriate corrective actions 

Construction Project 
applicants; 
contractor/ 
builder 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

shall be implemented and a report of the action 
provided to the reporting party. 

 If equipment is being used that can cause hearing 
damage at adjacent noise receptor locations (distance 
attenuation shall be taken into account), portable noise 
barriers shall be installed that are demonstrated to be 
adequate to reduce noise levels at receptor locations 
below hearing damage thresholds. This may include 
erection of temporary berms or plywood barriers to 
create a break in the line-of-sight, or erection of a heavy 
fabric tent around the noise source. 

MM-NOI-3 The proposed parking structure shall be designed such 
that the easternmost side of the structure is not open, for the 
purpose of preventing parking noise on upper floors emanating 
directly into the adjacent community. This feature (or other 
measures which otherwise ensure that noise from parking activities 
would not exceed City of Covina noise standards) shall be verified 
by City staff prior to final design approval. 

Project 
planning and 
permitting 

Project 
applicant 
(Foothill Transit) 

City of Covina Planning 
Division 

   

MM-NOI-4 Because heating, ventilation, and air conditioning 
(HVAC) equipment and other mechanical equipment can 
generate noise that could affect surrounding sensitive receptors 
for all phases of the project and because the details, 
specifications, and locations of this equipment is not yet known, 
the project applicant shall retain an acoustical specialist to 
review project construction‐level plans at each phase of the 
project to ensure that the equipment specifications and plans for 
HVAC and other outdoor mechanical equipment incorporate 
measures, such as the specification of quieter equipment or 
provision of acoustical enclosures, that will not exceed relevant 
noise standards at nearby noise-sensitive land uses (e.g., 
residential). Prior to the commencement of construction for 
each phase of the overall project (all three components), the 

Project 
planning and 
construction 

Project 
applicants; 
acoustical 
specialist 

City of Covina Planning 
Division 
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Table 4-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 

Mitigation Monitoring Reporting 

Implementing 
Period 

Implementing 
Party Enforcing Agency Comments Date Initials 

acoustical specialist shall certify in writing to the City that the 
equipment specifications and plans incorporate measures that 
will achieve the relevant noise limits.  

MM-NOI-5 Prior to certificate of occupancy, signs shall be 
posted at the planned recreation area prohibiting noisy activities 
between the hours of 10:00 p.m. and 7:00 a.m. 

Project 
operation 

Project 
applicant (MLC 
Holdings Inc.)  

City of Covina Planning 
Division 

   

MM-NOI-6 The proposed residential balconies and patio areas 
located along the first row with a direct, unobstructed view of 
North Citrus Avenue would require a noise barrier with a 
minimum height of 5 feet. The noise barriers may be 
constructed of a material such as tempered glass, acrylic glass 
(or similar material), masonry material, manufactured lumber (or 
a combination of these) with a surface density of at least three 
pounds per square foot. The noise barriers should have no 
openings or cracks. 

Project 
planning and 
operation 

Project 
applicant (MLC 
Holdings Inc.) 

City of Covina Planning 
Division 

   

MM-NOI-7 The residential units in the first row east of North 
Citrus Avenue will most likely require mechanical ventilation 
systems or air conditioning systems in order to ensure that 
windows and doors can remain closed while maintaining a 
comfortable environment. Additionally, sound-rated windows 
may be necessary. An interior noise analysis shall be required 
for the proposed dwelling units in the first row east of North 
Citrus Avenue prior to issuance of building permits. Installation 
of these systems (i.e., HVAC and sound-rated windows) shall 
be required if the interior noise analysis shows that impacts are 
above the State and City’s 45 dBA Ldn interior standard. The 
interior noise analysis shall substantiate that with the required 
mitigation, the resulting interior noise levels will be less than the 
noise standard, and thus, will be a less than significant impact.  

Project 
planning and 
construction 

Project 
applicant (MLC 
Holdings Inc.)  

City of Covina Planning 
Division 
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