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EXECUTIVE SUMMARY 

PROPOSED PROJECT 

This revised environmental impact report (EIR) evaluates the proposed Covina VillageCypress Villas 

Project, which includes redevelopment of a former (now vacant) grocery store site with a mix of 

commercial and residential uses 61 single family detached homes and four commercial buildings totaling 

13,000 square feet. The L-shaped project site is approximately 7.927.99 acres in size, with extensive 

frontage along the eastern side of Azusa Avenue (State Highway 39) and additional land that extends to 

Cypress Street. As discussed in Section 1.0, Introduction, this revised EIR evaluates a revised project that 

differs from the original project considered in the Initial Study (Appendix A) and the previously circulated 

Draft EIR. The original project consisted of 13,000 square feet of retail/commercial shops and drive-

through/fast food service businesses on the western portion of the project site along the Azusa Avenue 

frontage, and development of 61 single-family detached homes within the eastern portion of the project 

site. Similar to the original project, the revised project proposes a mixture of commercial and residential 

land uses on the 7.99-acre project site; however, the site plan, commercial uses, and residential unit types 

have been modified under the revised project. Under the revised project, the commercial uses would be 

developed on the western 2.8 acres of the project site, consisting of a 3,596-square-foot, self-service, 

mechanical drive-through car wash (Quick Quack Car Wash), a 950-square-foot coffee shop with drive-

through (Dutch Bros. Coffee), and a 3,500-square-foot restaurant with drive-through. The proposed 

residential development would be located on the eastern 5.1 acres of the project site, consisting of 80 

multi-family townhome units and 17 live/work units. The proposed project would include two distinct 

land uses: 

Cypress Villas – the residential portion of the project would be located in the eastern 4.99 acres 

of the project site and would consist of 61 detached single-family homes of two 

or three stories. All of the homes would be for-sale, at market rates. 

Covina Commons – the western portion of the project site of approximately 2.93 acres would be 

developed with four buildings facing Azusa Avenue, to be occupied by fast food 

and retail businesses. Two of the buildings are designed for drive-thru 

operations. 

The development of the site will include removal of the existing structure, pavement, landscaping and 

utility facilities. The project includes dedication of 0.078 acres along the Cypress Street frontage as public 

street right of way. Additionally, the project would construct underground infrastructure improvements 

for water, sewer, storm drainage, energy, and telecommunication. Demolition of the existing vacant 

grocery store and parking lot and clearance of the entire project site is anticipated to begin in May 2024 

and would be followed by grading, paving, construction, and painting. Completion of the project is 

anticipated in August 2026. 

The commercial and residential components of the project would be developed in two distinct programs. 

These programs may proceed concurrently or in different time sequences. The commercial portion would 

be constructed over an estimated timeframe of 17 months, in four distinct phases: demolition/grading, 

paving, construction and landscaping, and painting. The residential portion would be constructed over an 
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estimated 29 months, in five distinct phases: demolition, grading, paving, construction and landscaping, 

and painting. 

REQUIRED APPROVALS 

City of Covina 

• General Plan Amendment (GPA) 19-001: To designate the project Covina Village Specific Plan.To 

redesignate the eastern 4.99 acres from General Commercial to Medium-Density Residential, to 

allow for development of single-family homes at a density of 12.25 units per acre. 

• Zone Change (ZCH) 19-001: To change the zoning to the Covina Village Specific Plan Areas 1 and 2. 

To rezone the eastern 4.99 acres from C-4 Highway Commercial to RD Multi-Family Zone.  

• Specific Plan (SP) 19-001: To establish custom development standards corresponding to the 

proposed commercial and residential development plan.To approve a Specific Plan to establish 

custom development standards corresponding to the proposed residential development plan. 

• Tentative Tract Map (TTM) 82315: To reconfigure 5.1 acres for condominium purposes.To 

reconfigure the existing parcels to create private and common area lots for the residential 

component, and three individual lots for the commercial component. 

• Tentative Parcel Map (TPM) 84018: To subdivide 2.8 acres into three commercial parcels for 

commercial C-4 zone uses. 

• Site Plan Review (SPR) 19-002: To approve the layout of the overall development plan. 

• Conditional Use Permit (CUP) 19-002: To allow for development of drive-through facilities in the 

commercial areas and a self-service mechanical car washside of the project. 

• Development Agreement: For the orderly development of the overall project. 

Los Angeles Regional Water Quality Control Board, Region 4 

• National Pollutant Discharge Elimination System Construction General Permit 

SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Table ES-1, below, summarizes the findings of this EIR with respect to the project’s environmental impacts, 

and identifies measures to mitigate potentially significant impacts. Through the EIR scoping process, which 

is documented in Appendix A of this Draft EIR, several types of impacts were found to have effects that 

were not significant. These are identified in Section 6.3Section 6.0, Other Required Topics, of this Draft 

EIR. 
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SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

AESTHETICS 

Impact 3.1a: The project would result in a substantial change in 

the visual character and quality of the site and surroundings, 

compared to existing conditions, and compared to the existing C-4 

zone development standards. The proposed project would 

represent an increase in building intensity across the project site, 

and structural forms would occur closer to adjacent homes than in 

the existing condition. The proposed commercial part of the 

project is consistent with all C-4 zone development standards and 

would maintain the desired low-scale character of this major 

commercial corridor (Azusa Avenue). The proposed setbacks of 

thetwo- and three-story single- family townhomes in the 

residential side of the project would be slightly closer to the 

adjacent homes to the north and farther from the adjacent homes 

to the east than the former grocery store structure within the 

project site. and closer than would be permitted under the existing 

C-4 zone standards. Proposed two-story homes along the eastern 

edge would be taller than the adjacent single-story homes; 

however, these would be sufficiently separated from the adjacent 

homes by rear yards and a wall along the common boundary. 

Proposed three-story homes along the northern edge would be 

taller than the adjacent two-story townhomes; however, there 

would be a sufficient spatial separation to avoid a significant visual 

impact.  In addition, the height of the new homes would be above 

the current 35-foot height limit established under the existing C-4 

zone standards. The proposed landscaping features within both 

the commercial and residential parts of the project would provide 

beneficial softening of structural forms, and represent positive 

visual features as viewed from adjacent streets and private 

properties, and that may be considered an improvement over 

existing conditions. Overall, the project’s Covina Village Specific 

Plan and proposed custom development standards would support 

None Required Not Applicable 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

the proposed lot sizes, building heights and setbacks, common 

open areas, and pProject impacts would be less than significant. 

Impact 3.1b: With the outdoor lighting mitigation measures to be 

applied to the proposed residential development, there would not 

be The project would not result in significant light intrusion or 

glare impacts at neighboring homes. Project impacts related to 

light and glare would be less than significant. 

None RequiredMM 3.1-1: No outdoor lighting fixtures 

shall be permitted on any home above the first-floor 

roof line. 

Not ApplicableLess than 

Significant 

AIR QUALITY 

Impact 3.2a: The project would not conflict with or obstruct 

implementation of the 2016 2022 AQMP and impacts would be 

less than significant. 

None Required Not Applicable 

Impact 3.2b: The project would not result in a cumulatively 

considerable net increase of any criteria pollutant for which the 

project region is in non-attainment under an applicable federal or 

state ambient air quality standard. Therefore, impacts would be 

less than significant. 

None Required Not Applicable 

Impact 3.2c: The project would not expose sensitive receptors to 

substantial pollutant concentrations. 

None Required Not Applicable 

Impact 3.2d: The project would not result in other emissions (such 

as those leading to odors) adversely affecting a substantial number 

of people and a less than significant impact would occur. 

None Required Not Applicable 

GREENHOUSE GAS EMISSIONS 

Impact 3.3a: The project would not generate greenhouse gas 

emissions, either directly or indirectly, that would have a 

significant impact on the environment and impacts would be less 

than significant 

None Required Not Applicable 

Impact 3.3b: The project would not conflict with an applicable 

plan, policy, or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases and impacts would be less than 

significant. 

None Required Not Applicable 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

NOISE 

Impact 3.4a: The project would generate temporary construction 

noise levels that could result in adverse impacts to the nearest 

sensitive receptors. The project’s operational activities would not 

generate significant increases in local noise levels and mitigation 

would not be required for operational activities. 

MM 3.4-1: To reduce impacts due to construction, the 

project applicant must demonstrate, to the satisfaction 

of the City of Covina Community Development Director, 

that the project complies with the following: 

• Prior to approval of grading plans and/or issuance 

of building permits, plans shall include a note 

indicating that noise-generating project 

construction activities shall only occur between 

the hours of 7:00 a.m. to 8:00 p.m. Monday 

through Saturday, with no activity allowed on 

Sundays or public holidays. The project 

construction supervisor shall ensure compliance 

with the note and the City of Covina shall conduct 

periodic inspection at its discretion. 

• During all project construction, the construction 

contractors shall equip all construction equipment, 

fixed or mobile, with properly operating and 

maintained mufflers, consistent with 

manufacturers’ standards. The construction 

contractor shall place all stationary construction 

equipment so that emitted noise is directed away 

from the noise-sensitive receptors nearest the site.  

• The construction contractor shall locate 

equipment staging in areas that would create the 

greatest distance between construction-related 

noise sources and noise-sensitive receivers nearest 

the site (i.e., to the center) during all project 

construction. 

• Prior to the approval of the grading permit, 

construction hours, allowable workdays, and the 

phone number of the job superintendent shall be 

clearly posted at all construction entrances to 

Less than Significant 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

allow surrounding property owners to contact the 

job superintendent if necessary. In the event the 

City receives a complaint, appropriate corrective 

action shall be implemented and a report of the 

action provided to the reporting party. 

• The construction contractor shall limit haul truck 

deliveries to the same hours specified for 

construction equipment (hours of 7:00 a.m. to 8:00 

p.m. Monday through Saturday, with no activity 

allowed on Sundays or public holidays). Further, 

the contractor shall submit proposed haul routes 

that avoid residential streets, for approval by the 

Director of Public Works, prior to any truck haul 

activities. 

Impact 3.4b: Project implementation would not result in 

significant vibration impacts to nearby sensitive receptors or any 

building damage. 

None Required Not Applicable 

POPULATION AND HOUSING 

Impact 3.5a: The project is estimated to generate a population of 

291 persons and 31 jobs at full buildout, which would not exceed 

projected or planned levels of population, housing, or 

employment growth for either the City or the region. Therefore, 

the project would not directly or indirectly induce substantial 

unplanned population growth, and impacts would be less than 

significant.The project would directly induce population growth by 

providing new housing that would expand the City’s population 

and by building new commercial space that would increase local 

jobs. This would not result in significant growth-inducing impacts 

involving employment; however, the new homes represent 

unplanned residential growth.  The residential population would 

worsen the City’s existing parkland deficit.  This impact cannot be 

mitigated at this time. 

None RequiredNone feasible Not ApplicableSignificant 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

PUBLIC SERVICES 

Impact 3.6.1a: The project would result in the addition of 

approximately 48 students, consisting of 20 elementary school 

students, 11 middle school students, and 17 high school 

students43 school-aged children who would attend elementary, 

junior and high schools that serve the project area. The existing 

schools that serve the project area would each have sufficient 

capacity, and payment of mandatory development impact fees to 

theeach affected school district would sufficiently offset the 

project’s impacts involving added student enrollment to a level of 

less than significant. 

None Required Not Applicable 

Impact 3.6.2a: The project would add approximately 183291 new 

residents to the City’s population and provide on-site open space 

and recreational amenities in exceedance of Covina Municipal 

Code requirements. The project applicant would also pay Quimby 

and development impact fees as required by the Covina Municipal 

Code. The project would not result in substantial adverse physical 

impacts associated with the provision of new or physically altered 

parks, or the need for new or physically altered park facilities, the 

construction of which could cause significant environmental 

impacts, in order to maintain acceptable service ratios or other 

performance objectives established by the City.who would utilize 

local public parks and recreation facilities. This would worsen the 

existing citywide deficit in public parkland. Payment of mandatory 

in-lieu fees to support acquisition of additional parkland, as 

specified in the Covina Municipal Code, would not offset the 

project’s impact, which would be significant and unavoidable.. 

None RequiredNone feasible Not ApplicableSignificant 

TRANSPORTATION 

Impact 3.7a: The project would not conflict with a program, plan, 

ordinance, or policy addressing the circulation system, including 

transit, roadway, bicycle, and pedestrian facilities. 

None Required Not Applicable 

Impact 3.7b: The project would not conflict with CEQA Guidelines 

Section 15064.3, subdivision (b). The vehice miles traveled impacts 

None Required Not Appliccable 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

of the project’s residential and retail components would be less 

than significant.The project would not result in a significant impact 

involving vehicle miles traveled and would not, therefore, result in 

a conflict with Section 15064.3 of the CEQA Guidelines. 

Impact 3.7c: The project would not increase hazards due to 

geometric design features or uses that are incompatible with the 

surrounding circulation network, with incorporation of a 

contingency plan per Mitigation Measure MM 3.7-1 in the case 

that the Dutch Bros. Coffee queue reaches drive-through lane 

capacity. 

MM 3.7-1: Queuing Contingency Plan: In the event that 

the Dutch Bros. Coffee queue reaches the drive-through 

lane capacity (23 vehicles), employees shall use cones 

and temporary signage to close off the driveway 

inbound access and use signage to direct customers to 

alternate access points; this shall provide for additional 

vehicle capacity on-site to prevent queues from 

affecting circulation along Azusa Avenue. This can be 

accomplished by directing inbound customers to enter 

at the southern Quick Quack Car Wash driveway and 

allowing the queue to form in the drive aisle where the 

live/work shared parking spaces are located.None 

Required 

Less Than SignificantNot 

Applicable 

TRIBAL CULTURAL RESOURCES 

Impact 3.8a: The proposed project site is not currently listed nor 

eligible for listing in the California Register of Historical Resources, 

or in a local register of historical resources. Therefore, the project 

would have no impact on tribal cultural resources associated with 

a known historic resource. 

None Required Not Applicable 

Impact 3.8.1a and b: The proposed project site is located within 

ancestral tribal territory of the Gabrieleño Band of Mission 

Indians-Kizh Nation. Consultation with that tribal entity 

determined that they consider this site to be sensitive and the City 

and the applicant have agreed to implement construction control 

measures to prevent accidental damage or destruction to tribal 

cultural resources. With those measures, as specified in mitigation 

measure MM 3.8-1, potential impacts would be avoided or 

reduced to less than significant.There is some potential to 

encounter unknown tribal cultural resources during excavation 

MM 3.8-1: Tribal Cultural Resources Mitigation Plan 

a. Retain a Native American Monitor/Consultant: The 

Project Applicant shall be required to retain and 

compensate for the services of a Tribal 

monitor/consultant who is both approved by the 

Gabrieleño Band of Mission Indians-Kizh Nation Tribal 

Government and is listed under the Native American 

Heritage CommissionNAHC’s (NAHC) Tribal Contact list 

for the area of the project location. This list is provided 

by the NAHC. The monitor/consultant will only be 

present on-site during the construction phases that 

Less Than Significant 
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Topic/Impacts Mitigation Measures Level of Significance After 

Mitigation 

into native soil materials.  With Mitigation Measure 3.8-1, 

potentially significant impacts would be avoided. 

involve ground disturbing activities. Ground disturbing 

activities are defined by the Gabrieleño Band of Mission 

Indians-Kizh Nation as activities that may include, but 

are not limited to, pavement removal, pot-holing or 

auguring, grubbing, tree removals, boring, grading, 

excavation, drilling, and trenching, within the project 

area. The Tribal Monitor/consultant will complete daily 

monitoring logs that will provide descriptions of the 

day’s activities, including construction activities, 

locations, soil, and any cultural materials identified. The 

on-site monitoring shall end when the project site 

grading and excavation activities are completed, or 

when the Tribal Representatives and 

monitor/consultant have indicated that the site has a 

low potential for impacting Tribal Cultural Resources. 

 

b. Unanticipated Discovery of Tribal Cultural and 

Archaeological Resources: Upon discovery of any 

archaeological resources, cease construction activities in 

the immediate vicinity of the find until the find can be 

assessed. All archaeological resources unearthed by 

project construction activities shall be evaluated by the 

qualified archaeologist and tribal monitor/consultant 

approved by the Gabrieleño Band of Mission Indians-

Kizh Nation. If the resources are Native American in 

origin, the Gabrieleño Band of Mission Indians-Kizh 

Nation shall coordinate with the landowner regarding 

treatment and curation of these resources. Typically, the 

Tribe will request reburial or preservation for 

educational purposes. Work may continue on other 

parts of the project while evaluation and, if necessary, 

mitigation takes place (CEQA Guidelines Section 

15064.5(f)). If a resource is determined by the qualified 

archaeologist to constitute a “historical resource” or 

“unique archaeological resource”, time allotment and 
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funding sufficient to allow for implementation of 

avoidance measures, or appropriate mitigation, must be 

available. The treatment plan established for the 

resources shall be in accordance with CEQA Guidelines 

Section 15064.5(f) for historical resources and Public 

Resources Code Sections 21083.2(b) for unique 

archaeological resources. Preservation in place (i.e., 

avoidance) is the preferred manner of treatment. If 

preservation in place is not feasible, treatment may 

include implementation of archaeological data recovery 

excavations to remove the resource along with 

subsequent laboratory processing and analysis. Any 

historic archaeological material that is not Native 

American in origin shall be curated at a public, non-profit 

institution with a research interest in the materials, such 

as the Natural History Museum of Los Angeles County or 

the Fowler Museum, if such an institution agrees to 

accept the material. If no institution accepts the 

archaeological material, they shall be offered to a local 

school or historical society in the area for educational 

purposes. 

 

c. Unanticipated Discovery of Human Remains and 

Associated Funerary Objects: Native American human 

remains are defined in PRC 5097.98 (d)(1) as an 

inhumation or cremation, and in any state of 

decomposition or skeletal completeness. Funerary 

objects, called associated grave goods in PRC 5097.98, 

are also to be treated according to this statute. Health 

and Safety Code 7050.5 dictates that any discoveries of 

human skeletal material shall be immediately reported 

to the County Coroner and excavation halted until the 

coroner has determined the nature of the remains. If the 

coroner recognizes the human remains to be those of a 

Native American or has reason to believe that they are 
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those of a Native American, he or she shall contact, by 

telephone within 24 hours, the Native American 

Heritage Commission (NAHC) and PRC 5097.98 shall be 

followed. 

 

d. Resource Assessment & Continuation of Work 

Protocol: Upon discovery, the tribal and/or 

archaeological monitor/consultant will immediately 

divert work at minimum 150 feet and place an exclusion 

zone around the burial. The monitor/consultant(s) will 

then notify the Tribe, the qualified lead archaeologist, 

and the construction manager who will call the coroner. 

Work will continue to be diverted while the coroner 

determines whether the remains are Native American. 

The discovery is to be kept confidential and secure to 

prevent any further disturbance. If the finds are 

determined to be Native American, the coroner will 

notify the NAHC as mandated by state law who will then 

appoint a Most Likely Descendent (MLD). 

 

e. Kizh-Gabrieleño Procedures for burials and funerary 

remains: If the Gabrieleño Band of Mission Indians-Kizh 

Nation is designated MLD, the following treatment 

measures shall be implemented. To the Tribe, the term 

“human remains” encompasses more than human 

bones. In ancient as well as historic times, Tribal 

Traditions included, but were not limited to, the burial 

of funerary objects with the deceased, and the 

ceremonial burning of human remains. These remains 

are to be treated in the same manner as bone fragments 

that remain intact. Associated funerary objects are 

objects that, as part of the death rite or ceremony of a 

culture, are reasonably believed to have been placed 

with individual human remains either at the time of 

death or later; other items made exclusively for burial 
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purposes or to contain human remains can also be 

considered as associated funerary objects. 

 

f. Treatment Measures: Prior to the continuation of 

ground disturbing activities, the land owner shall 

arrange a designated site location within the footprint of 

the project for the respectful reburial of the human 

remains and/or ceremonial objects. In the case where 

discovered human remains cannot be fully documented 

and recovered on the same day, the remains will be 

covered with muslin cloth and a steel plate that can be 

moved by heavy equipment placed over the excavation 

opening to protect the remains. If this type of steel plate 

is not available, a 24-hour guard should be posted 

outside of working hours. The Tribe will make every 

effort to recommend diverting the project and keeping 

the remains in situ and protected. If the project cannot 

be diverted, it may be determined that burials will be 

removed. The Tribe will work closely with the qualified 

archaeologist to ensure that the excavation is treated 

carefully, ethically and respectfully. If data recovery is 

approved by the Tribe, documentation shall be taken 

which includes at a minimum detailed descriptive notes 

and sketches. Additional types of documentation shall 

be approved by the Tribe for data recovery purposes. 

Cremations will either be removed in bulk or by means 

as necessary to ensure completely recovery of all 

material. If the discovery of human remains includes 

four or more burials, the location is considered a 

cemetery and a separate treatment plan shall be 

created. Once complete, a final report of all activities is 

to be submitted to the Tribe and the NAHC. The Tribe 

does NOT authorize any scientific study or the utilization 

of any invasive diagnostics on human remains. 
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Each occurrence of human remains and associated 

funerary objects will be stored using opaque cloth bags. 

All human remains, funerary objects, sacred objects and 

objects of cultural patrimony will be removed to a 

secure container on site if possible. These items should 

be retained and reburied within six months of recovery. 

The site of reburial/repatriation shall be on the project 

site but at a location agreed upon between the Tribe and 

the landowner at a site to be protected in perpetuity. 

There shall be no publicity regarding any cultural 

materials recovered. 

g. Professional Standards: Archaeological and Native 

American monitoring and excavation during 

construction projects will be consistent with current 

professional standards. All feasible care to avoid any 

unnecessary disturbance, physical modification, or 

separation of human remains and associated funerary 

objects shall be taken. Principal personnel must meet 

the Secretary of Interior standards for archaeology and 

have a minimum of 10 years of experience as a principal 

investigator working with Native American 

archaeological sites in southern California. The Qualified 

Archaeologist shall ensure that all other personnel are 

appropriately trained and qualified. 

UTILITIES AND SERVICE SYSTEMS 

Impact 3.9.1a: While the project would require installation of new 

public water mains as well as on-site water meters, service lines, 

and backflows for residential, commercial, and irrigation area, 

construction impacts would be temporary and less than 

significant. The project would require installation of new off-site 

public water mains on Azusa Avenue and Cypress Street, which 

would connect to an existing water main in Cypress Street, as well 

as on-site water meters, service lines, and backflows for 

residential, commercial, and irrigation areas. Construction impacts 

None Required Not Applicable 
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would be short -term, common, and less than significant. 

Upgrades to the existing water main in Cypress Street would not 

be required. 

Impact 3.9.1b: The project would include 6197 new residential 

units with private and common landscape areas on the project site 

and 13,0008,046 square feet of commercial development. This 

would result in less water demand than if the site were entirely 

developed with commercial uses, as is currently planned for in the 

UWMP. As the demand would be less, the project would not 

conflict with the UWMP. As such, impacts on water supply would 

be less than significant. 

None Required Not Applicable 

Impact 3.9.2a: Wastewater flows from the project site would be 

conveyed to the Los Angeles County Sanitation District (LACSD) 

sewer lines’s Cypress Street Sewer, then conveyed to the San Jose 

Creek Water Reclamation Plant (WRP) for treatment. The LACSD 

sewer linesCypress Street trunk sewer and San Jose Creek WRP 

would have sufficient capacity to convey and treat the flows 

generated by the fully developed project. Therefore, the project 

would not require the construction of new or expanded 

wastewater collection or treatment facilities and impacts would 

be less than significant. 

None Required Not Applicable 

Impact 3.9.2b: Wastewater flows from the project site would be 

conveyed to the Los Angeles County Sanitation District’s Cypress 

Street SewerLACSD lines, then conveyed to the San Jose Creek 

WRP for treatment, both of which would. The Cypress Street trunk 

sewer and San Jose Creek WRP have sufficient capacity to treat the 

flows generated by the fully developed project. As such, impacts 

would be less than significant. 

None Required Not Applicable 

Impact 3.9.3a: The stormwater drainage facilities developed on-

site would be designed to contain a 25-year storm event. The 

proposed subsurface basins would have sufficient volume to store 

the water quality volume and allow the treatment of the water 

quality volume through infiltration, the preferred Best 

Management Practice measure, and accommodate increased 

MM 3.9-1: The project applicant shall prepare and 

submit a Final Low Impact Development Plan for review 

and approval during building plan check in accordance 

with Covina Municipal Code Section 8.50.120.None 

Required 

Less Than SignificantNot 

Applicable 
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runoff for the project are designed to hold a greater capacity than 

the water quality volume required by the County of Los Angeles, 

while two of the subsurface basins would also have expanded 

capacity to reduce the outflow rate to within in accordance with 

LACDPW requirements. As such, the project would not require 

new or expanded stormwater drainage facilities outside of the 

project limits; therefore, the project would have a less than 

significant impact on existing municipal storm drain facilities. No 

unique impacts would result from the proposed on-site drainage 

improvements beyond the impacts evaluated for the overall 

project footprint. As required by Covina Municipal Code Section 

8.50.120, a Final Low Impact Development Plan shall be prepared 

and approved for the project, as memorialized in Mitigation 

Measure MM 3.9-1. With implementation of MM 3.9-1, project 

impacts related to stormwater drainage facilities would remain 

less than significant. 

Impact 3.9.4a: The project area is already served by electricity, 

natural gas, and telecommunication service providers, with local 

infrastructure in place to serve the project site. As such, the 

proposed project would require connections to existing local 

infrastructure in adjacent roadways, and the project would not 

require any significant construction or expansion of dry utility 

facilities. Impacts would be less than significant. 

None Required Not Applicable 
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ALTERNATIVES 

Section 15126.6 of the CEQA Guidelines requires an evaluation of a reasonable range of alternatives to 

the proposed project or to the location of the project, to provide an opportunity to consider other 

scenarios that could reduce or avoid one or more of the project’s significant or potentially significant 

impacts. Alternatives that are infeasible or highly speculative have been rejected from further 

consideration, including an All-Residential Alternative, a Light Industrial Alternative, an andand an 

Alternative Site.  

Three Four alternatives are examined in Chapter 5 of this Draft EIR: 

1) No-Project/No Build:  No changes to existing vacant site conditions. 

2) Retain Existing Building for Retail Tenant(s): Retain the existing, former grocery store structure 

and modify the building and related site improvements to support one or two retail tenants. 

3) Mixed Commercial: Retain the existing, former grocery store structure and add building space to 

create a mixture of retail, fast food/drive-thru through restaurants and professional office uses. 

4) Commercial with Hotel: Remove the existing, former grocery store structure and construct 

commercial uses and a hotel. 

Alternative 2 – Retain Existing Building for Retail Tenant(s) is considered to be the Environmentally 

Superior Alternative. 

AREAS OF CONTROVERSY OR KNOWN CONCERN 

Comments Made at Public Scoping Meeting Held on December 16, 2019 

• Traffic—congestion and traffic controls, effects on local access and circulation, consequences on 

local circulation, parking adequacy 

These comments are addressed in the Transportation Section (3.7) of this Draft EIR. Parking 

adequacy will be addressed in the City’s staff report, as this issue is outside of the scope of a CEQA 

document. . 

• Aesthetics 

These comments are addressed in the Aesthetics Section (3.1) of this Draft EIR. 

• Utilities 

These comments are addressed in the Utilities Section (3.83.9) of this Draft EIR. 

• Keep the process transparent 

The City is committed to a transparent planning process for this project and that is accomplished 

through its existing planning procedures, record keeping and public notification and participation 

efforts.   

Written Comments Received During Notice of Preparation Response Period 

California Department of Transportation (Caltrans) 

• Caltrans encourages reducing the amount of parking whenever possible. 
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• Caltrans encourages the use of Vehicle Miles Traveled (VMT) to be used in the EIR. 

• Caltrans encourages the inclusion of a pedestrian pathway between the residential and 

commercial portions of the project. 

The amount of parking proposed by the project will be addressed in the City’s staff report; however, 

it is not an issue addressed by the City’s CEQA thresholds.  Project vehicle miles traveled metrics are 

discussed in Section 3.7, Transportation, of this Draft EIR.  A pedestrian access from the residential 

area to the commercial area is proposed via a locking gate at the southwest corner of Lot 33. 

Native American Heritage Commission (NAHC) 

• NAHC recommends consultation with California Native American tribes that are traditionally and 

culturally affiliated with the geographic area of the proposed project site. 

• Perform an archaeological records search through the regional California Historical Research 

Information System. 

• If an archaeological inventory survey is required, a professional report detailing findings and 

recommendations should be prepared. 

• A Sacred Lands File search should be conducted through NAHC. 

• Lack of surface evidence of archaeological resources does not preclude their subsurface existence. 

These comments were addressed within the Initial Study/NOP (found in Appendix A of this Draft EIR) 

and are further addressed in Section 3.8, Tribal Cultural Resources, of this Draft EIR. 

ISSUES TO BE RESOLVED 

The project would worsen an existing citywide deficit of public parkland by increasing the residential 

population on a site that is designated for commercial land uses. While the residential component would 

be required to pay parkland dedication in-lieu fees to support acquisition of additional parkland, there is 

presently no program in place that would alleviate the total parkland deficit. The Project Applicant has 

agreed to implement all proposed mitigation measures pertaining to aesthetics and construction noise, 

tribal cultural resources, queuingimpacts, and stormwater drainage facilities. No other significant impacts 

have been identified. 
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component would consist of four buildings, totaling 13,000 square feet of floor area, arranged in three 

distinct building sites, with two designed to accommodate fast food/drive through businesses, and two 

for general retail/commercial tenants. The residential component would consist of 61 single-family 

homes, in two-story and three-story structures, with floor plans ranging from approximately 1,760 square 

feet to approximately 2,600 square feet.  

The commercial and residential areas would be developed independently and may be constructed 

concurrently or at different time frames, in response to market demand. For purposes of analysis, this EIR 

assumes concurrent construction of the residential and commercial phases in order to present a worst-

case scenario. Additionally, both areas are anticipated to be completed and fully occupied by late 2022 to 

mid-2023. 

This EIR has been prepared to meet all the substantive and procedural requirements of the California 

Environmental Quality Act (CEQA; California Public Resources Code Section 21000 et seq.) as amended; 

the CEQA Guidelines (California Code of Regulations Title 14, Section 15000 et seq.); and the City of 

Covina’s rules, regulations, and procedures for the implementation of CEQA. The City of Covina is the lead 

agency for this project, with primary responsibility for conducting the environmental review process and 

approving or denying the project.  

In enacting CEQA, the California state legislature declared its intent regarding the purposes of an EIR in 

Section 21002.1 of the CEQA statute, as follows:  

1) Serve as an informational document that will inform the City’s decision-makers and the public 

generally of the significant environmental impacts of the project.  

2) Identify possible ways to minimize the significant effects and consider reasonable alternatives 

that could avoid or reduce one or more of the significant environmental effects that is identified 

with respect to the project.  

3) Obligate the City to impose measures identified in the EIR to avoid or mitigate potentially 

significant effects, whenever it is feasible to do so. 

4) Grant the City the right to approve a project, despite identification of potential significant effects 

on the environment that cannot be mitigated, because of overriding economic, social, or other 

benefits. 

5) Provide meaningful public disclosure, in a timely and cost-effective manner, of the potential 

environmental effects that the City considers to be significant. 

CEQA Guidelines Section 15382 defines a significant effect to the environment as “a substantial, or 

potentially substantial, adverse change in any of the physical conditions within the area affected by the 

project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic 

significance. An economic or social change by itself shall not be considered a significant effect on the 

environment. A social or economic change related to a physical change may be considered in determining 

whether the physical change is significant.” 

The City is required to consider the information in the EIR, along with any other relevant information, in 

making its decision on the project. The EIR is circulated to responsible agencies and trustee agencies with 
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resources affected by the project, state agencies with jurisdiction by law, federal agencies, neighboring 

jurisdictions, and interested parties and individuals. The purpose of public and agency review of the EIR 

includes sharing expertise, disclosing agency analysis, checking for accuracy, detecting omissions, 

discovering public concerns, and soliciting comments. In reviewing the EIR, reviewers should focus on the 

sufficiency of the document in identifying and analyzing potentially significant effects on the environment 

and avoiding or mitigating the significant effects of the project. 

1.2 SCOPE AND CONTENT OF THE EIR  

To initiate the public scoping process for this EIR, the City prepared and circulated an Initial Study and a 

Notice of Preparation (NOP) in compliance with CEQA Guidelines Section 15082. The NOP was mailed to 

24 entities, consisting of the State Clearinghouse, other state, county, regional and local government 

agencies, the local school district, utility purveyors, Native American tribes, and interested individuals and 

organizations. The NOP was also posted at the Los Angeles County Clerk’s office, announcing the public 

review and response period of December 6, 2019, through January 16, 2020. A public scoping meeting 

was held at Covina City Hall on December 16, 2019, to solicit input from interested agencies, 

organizations, and individuals. A copy of the Initial Study and NOP and comments received on the NOP 

are included in Appendix A of this EIR. City staff determined the scope of analysis of this EIR based on the 

findings of the Initial Study and public and agency comments on the NOP. Potentially significant impacts 

were identified in regard to the following topics, which are examined in this EIR: 

• Aesthetics 

• Air Quality 

• Greenhouse Gas Emissions 

• Noise 

• Population and Housing 

• Public Services 

• Transportation and Traffic 

• Tribal Cultural Resources 

• Utilities and Service Systems 

The EIR also contains other discussions as required by CEQA, including an analysis of cumulative impacts, 

effects found not to be significant, significant and unavoidable environmental effects, growth-inducing 

effects, significant irreversible environmental effects, and alternatives to the project. 

1.3 EFFECTS FOUND NOT TO BE SIGNIFICANT  

Based on the EIR scoping process described in the preceding section, the City determined that the 

proposed project would not result in significant impacts regarding the following topics addressed by 

CEQA, and thus, do not warrant further analysis in the EIR: 

• Agriculture and Forestry Resources – the project site is not located on or near any properties 

that are zoned or used for agricultural purposes. Further, there are no forest resources located 

on or near the project site. 
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• Biological Resources – the project site is located within a fully urbanized area, where former 

natural biological resources have been removed through land disturbance and development 

activities. The project site has been completely disturbed and is almost entirely covered in 

impervious surfaces. There are no sensitive plants or wildlife resources present that would cause 

the project to have a significant impact on biological resources. 

• Cultural Resources – due to the extensive ground disturbances on the project site from past 

development activities, it is considered unlikely that archaeological materials remain within the 

near surface soils. Nonetheless, to avoid impacts to unknown cultural resources that could 

potentially occur due to deeper excavations into native materials, the project will be required to 

comply with Mitigation Measure V-1 described in the Initial Study, involving monitoring of such 

excavation by a qualified professional archaeologist. The complete language of the mitigation 

measure is found in Appendix A of this Draft EIR. 

• Energy – compliance with state laws and regulations requiring energy efficient design and 

installation of rooftop solar photovoltaic electricity-producing panels would ensure that project 

impacts would be less than significant. 

• Geology and Soils – due to the location of the project site as well as the characteristics of the 

underlying geology identified in the project’s geotechnical report, there are no serious soils, 

geologic or seismic hazards affecting the site. Further, mandatory compliance with the City’s 

building code standards would ensure that the project is properly designed and constructed to 

provide stable footings for all structures and adequate protection against strong seismic ground 

motions resulting from movement along a regional earthquake fault. To avoid impacts to 

unknown fossil resources that could potentially occur due to deeper excavations into older 

Quaternary materials, the project will be required to comply with Mitigation Measure VII-1 

(described in the Initial Study), involving targeted monitoring of grading activities by a 

professional paleontologist. The complete language of this mitigation measure is found in 

Appendix A of this Draft EIR. A copy of the preliminary geotechnical report is on file with the 

City of Covina Community Development Department. 

• Hazards and Hazardous Materials – the project site does not have any recognized environmental 

conditions, did not have elevated levels of hazardous chemicals as shown during a Phase II 

assessment, and is not located near an airport. The project would not involve the regular 

storage or transportation of hazardous materials, would not expose people or structures to a 

risk involving wildland fires, and would not interfere with implementation of an emergency 

response plan. 

• Hydrology and Water Quality – due to the project’s fully urbanized location and its compliance 

with federal, state, and local laws and regulations, the project would not have a significant 

impact on beneficial waters, would not induce flooding, would not place structures within a 

floodplain, and would not directly impact any regulated or unregulated water bodies or drainage 

courses. 

• Land Use and Planning – the project would not divide an established community or conflict with 

land use plans, policies, or regulations adopted to avoid or mitigate environmental impacts and 

therefore project impacts would be less than significant. 

• Mineral Resources – there have been no mineral resource extractions on the project site in the 

recent past and there are no known significant mineral resources on the project site. 
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• Recreation – the project is not expected to result in increased use of local parks that would 

result in substantial physical deterioration of existing parks. Further, there are no recreation 

facilities on site and the project would not require the construction or expansion of any off-site 

recreational facilities. 

• Wildfire – the project site is not located in or adjacent to an area designated as a very high fire 

hazard severity zone or other type of wildfire hazard and therefore would not have a significant 

impact. 

1.4 LEAD, RESPONSIBLE AND TRUSTEE AGENCIES  

The City of Covina is the lead agency for this EIR because it holds the primary responsibility for approving 

the project and certifying the EIR. A responsible agency is a public agency other than the lead agency that 

has discretionary approval over a project. A trustee agency is a state agency having jurisdiction by law 

over natural resources affected by a project which are held in trust for the people of California. Refer to 

Subsection 1.5, Intended Uses of this EIR, below, for a list of lead agency approval actions required for this 

project, along with other approvals required from responsible agencies. It has been determined that there 

are no trustee agencies for this project.  

1.5 INTENDED USES OF THE EIR 

This document has been prepared as a project EIR, to provide information that will inform the City’s 

considerations on whether to approve, approve with revisions, or deny any or all of the following 

discretionary land use approval actions: 

• General Plan Amendment (GPA) 19-001: To designate the project Covina Village Specific Plan To 

redesignate the eastern 4.99 acres from General Commercial to Medium-Density Residential, to 

allow for development of single-family homes at a density of 12.25 units per acre. 

• Zone Change (ZCH) 19-001: To change the zoning to the Covina Village Specific Plan Areas 1 and 

2To rezone the eastern 4.99 acres from C-4 Highway Commercial to RD Multi-Family Zone. 

• Specific Plan (SP) 19-001: To establish custom development standards corresponding to the 

proposed commercial and residential development plan. 

• Tentative Tract Map (TTM) 82315: To reconfigure 5.1 acres for condominium purposesthe existing 

parcels to create a subdivision for the residential component with privately owned lots for the 

homes and other lots for common ownership of streets, outdoor amenities, parking, and 

landscaping, and three individual lots for the commercial component. 

• Tentative Parcel Map (TPM) 84018: To subdivide 2.8 acres into three commercial parcels for 

commercial C-4 zone uses. 

• Site Plan Review (SPR) 19-002: To approve the layout of the overall development plan. 

• Conditional Use Permit (CUP) 19-002: To allow for development of drive-through facilities in the 

commercial areas and a self-service mechanical car washside of the project. 

• Development Agreement: For the orderly development of the overall project. 

Additionally, the EIR will support the following action to be taken by the responsible agency noted below: 
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• Los Angeles Regional Water Quality Control Board: National Pollution Discharge Elimination 

System (NPDES) General Construction Permit, Clean Water Act Section 401 Certification 

1.6 ENVIRONMENTAL REVIEW PROCESS 

As an initial step in complying with the procedural requirements of CEQA, the City of Covina filed an NOP 

with the California Governor’s Office of Planning and Research. This is the official notice that an EIR would 

be prepared as outlined above in Subsection 1.2, Scope and Content of the EIR. 

A Notice of Completion (NOC) and a Notice of Availability (NOA) of the Revised Draft EIR were published 

in the [LOCATION] on [DATE] and circulated for public review and comment on August 27, 2020August 3, 

2023. The NOC and copies of the Revised Draft EIR were sent submitted to the State Clearinghouse for 

review and comment by interested state agencies, and the EIR has been under assigned State 

Clearinghouse Number 2019120104. The Revised Draft EIR will be available for review and comment by 

the public and public agencies for a 45-day period from August 3, 2023 to September 18, 2023 August 27, 

2020 to October 12, 2020. 

Comments on the Revised EIR should be sent to the following: 

Mercenia Lugo, Planning ManagerNancy Fong, Community Development Consultant  

City of Covina 

Community Development Department 

125 E. College Street  

Covina, CA 91723 

Email: MLugo@covinaca.govNFong@covinaca.org  

Phone: (626) 384-54505451 

The Revised Draft EIR will also be available for review on the City’s website [VERIFY LINK] 

https://covinaca.gov/pc/page/projects-under-review. 

The City, as the lead agency, will consider written comments received on the Revised Draft EIR in making 

its decision whether to certify the Final EIR prior to approving or taking action on the project. Written 

responses to comments raised with respect to environmental issues discussed in the Revised Draft EIR 

will be prepared and presented in the Final EIR. Furthermore, written responses to comments received 

from any public agencies will be made available to these agencies at least 10 days prior to the public 

meeting at which certification of the Final EIR will be considered. These comments, and their responses, 

will be included in the Final EIR for consideration by the City Council, as well as by any other decision-

makers. 

Reviewers are hereby advised that, since the entire Draft EIR has been recirculated, comments submitted 

on the original Draft EIR do not require a written response in the Final EIR, and that new comments must 

be submitted for the Revised EIR. Previous comments provided will remain part of the administrative 

record. However, the lead agency need only respond to those comments submitted in response to the 

recirculated Revised EIR. 
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1.7 SUMMARY OF REVISIONS MADE TO THE PREVIOUSLY CIRCULATED DRAFT EIR 

As previously noted, since the original Draft EIR was circulated for public review, the project has been 

revised, although still proposed as a mix of commercial and residential uses, with commercial uses on the 

west side of the site along Azusa Avenue and residential uses on the east side of the site. The revised 

project (Covina Village Project) consists of a self-serve mechanical drive-through car wash, two drive-

through restaurants, 80 residential townhome units, and 17 work/live units, where the previous version 

of the project (Cypress Villas Project) consisted of four commercial buildings comprising a mixture of retail 

shops and drive through/fast food service businesses and 61 single-family detached homes. This Revised 

EIR updates the original Draft EIR to reflect the changes in the project and the corresponding changes in 

the environmental analyses.  

The entire Draft EIR has been updated and recirculated. The following bullets summarize the revisions 

made to the previously circulated (i.e., original) Draft EIR: 

• Chapter 2.0, Project Description, has been revised to reflect the changes to the project.  

• Chapter 3.1, Aesthetics, has been revised to reflect the changes to the project’s proposed uses, 

design, and site plan. 

• Chapter 3.2, Air Quality, has been revised to reflect the changes to the project’s uses and 

construction sequencing, transportation information, and emissions based on an updated 

California Emissions Estimator Model (CalEEMod) version. This chapter also accounts for the 

project site’s baseline conditions related to trip generation.  

• Chapter 3.3, Greenhouse Gas Emissions, has been revised to reflect the changes to the project’s 

uses and construction sequencing, transportation information, and emissions based on an 

updated CalEEMod version. This chapter also accounts for the project site’s baseline conditions 

related to trip generation and analyzes the project’s consistency with the updated California Air 

Resources Board Scoping Plan, Southern California Association of Governments’ Regional 

Transportation Plan/Sustainable Communities Strategy (RTS/SCS), and code requirements. 

• Chapter 3.4, Noise, has been revised to reflect the changes to the project’s uses, site plan, and 

construction sequencing. This chapter also accounts for the project site’s baseline conditions 

related to mobile source noise. 

• Chapter 3.5, Population and Housing, has been revised to reflect the changes to the project’s 

population and employment estimates and to account for updated data from the Southern 

California Association of Governments’ RTP/SCS. 

• Chapter 3.6, Public Services, has been revised to reflect the changes to the project’s population 

estimates, student generation, and provision of open space and recreational amenities. This 

chapter also accounts for updated existing conditions related to parks and schools. 

• Chapter 3.7, Transportation, has been revised to reflect the changes to the project’s proposed 

uses, design, and site plan. This chapter also incorporates the Vehicle Miles Traveled Report and 

the Transportation Impact Analysis, both of which have been updated based on the revised 

project. 
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• Chapter 3.8, Tribal Cultural Resources, has been updated to include additional consultation with 

the Gabrieleño Band of Mission Indians-Kizh Nation, which confirmed adequacy of the existing 

mitigation measure. 

• Chapter 3.9, Utilities, has been revised to reflect the changes to the project’s uses, site plan, and 

infrastructure needs. This chapter also reflects updated existing conditions and the updated Azusa 

Light & Water (ALW) Urban Water Management Plan, ALW requirements and conditions of 

approval, an updated Sewer Area Study, an updated Hydrology and Hydraulic Study, and an 

updated Low Impact Development Plan. 

• Chapter 4.0, Cumulative Impacts, has been revised to reflect the changes to the project and 

resulting cumulative impacts. 

• Chapter 5.0, Alternatives, has been revised to reflect the changes to the project and update the 

analysis of the alternatives, which includes that of a new alternative. 

• Chapter 6.0, Other Required Topics, has been revised to reflect the changes to the project and a 

revised discussion of other topics required by CEQA for an EIR. 

• Chapter 7.0, References, has been revised to reflect new sources and citations of information 

included in the Revised Draft EIR. 

• Chapter 8.0, Organizers and Persons Consulted, has been revised to identify the agencies and their 

staff who have been consulted for the Revised Draft EIR. 

• Chapter 9.0, EIR Preparation Team, has been revised to identify the individuals that have 

contributed to the preparation of the Revised Draft EIR. 
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