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1 Introduction  

Rincon Consultants, Inc. (Rincon) has prepared this Arborist Report for the residential development 
at 1501 Del Norte Street (project) in the city of West Covina (City). The purpose of this report is to 
document trees located on the project site that are protected in accordance with the City of West 
Covina Tree Ordinance. This report includes a summary of the methods used for the tree survey, 
ǊŜǎǳƭǘǎΣ ŀƴ ŀƴŀƭȅǎƛǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘΩǎ ǇǊƻǇƻǎŜŘ ƛƳǇŀŎǘǎ ƻƴ /ƛǘȅ ǇǊƻǘŜŎǘŜŘ ǘǊŜŜǎΣ ƴŜŎŜǎǎŀǊȅ ƳƛǘƛƎŀǘƛƻƴΣ 
and tree protection recommendations during construction activities.  

1.1 Regulatory Context  

In accordance with the Article VI, Division 10 ς Preservation, Protection and Removal of Trees 
(Ordinance No. 2519; City 2024), a tree permit is required to: 

Á Remove, relocate, or destroy any significant or heritage trees on private or public property. 

Á Prune or trim more than 20 percent of live foliage or limbs from any oak tree as defined in this 
article 

A heritage tree generally means any tree(s) identified as such by the /ƛǘȅΩǎ Planning Commission 
and/or any of the Southern California black walnut (Juglans californica) tree species located in the 
San Jose Hills, as found within the City's jurisdictional boundaries.  

A significant tree is a tree located on private and/or public property that meets one or more of the 
following requirements: 

Á Is located in the front yard of a lot or parcel and has a caliper
1
 of one foot or more, as measured 

four and one-half feet above mean natural grade; 

Á Is located in the street-side yard of a corner lot and has a caliper of one foot or more;  

Á Is located anywhere on a lot, has a caliper of six inches, or more, and is one of the following 
species: any oak tree native to California, including but not limited to California live, canyon, 
interior, mesa, scrub, or valley oak (Quercus agrifolia, Q. chrysolepis, Q. wislezenii, Q. 
engelmanii, Q. dumoso, or Q. lobata); California sycamore (Platanus racemosa); or American 
sycamore (Platanus occidentalis). 

Tree removal is defined as the uprooting, cutting, or severing of the main trunk or any act which 
causes, or may be reasonably expected to cause a tree to die or to be seriously damaged. This 
includes damaging the root system by machinery, storage of materials within the dripline, soil 
compaction, or substantially changing the grade around the root system, excessive pruning, or 
paving with concrete, asphalt, or other inadequate irrigation. 

 
1 Caliper is defined by the Tree Ordinance as the maximum diameter of the trunk of a tree measured at 4.5 feet above the natural grade. 
In the case of multi-trunked trees, caliper shall mean the sum of the calipers of each individual trunk measured at 4.5 feet above grade. 
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1.2 Project Location and Description  

The project involves the demolition of the existing buildings and structures on the project site, 
followed by construction of 34 single-family detached homes and 248 attached townhomes, for a 
total of 282 homes. The project site is 13.56 acres, of which 13.19 acres would be developed for 
residential uses, and the additional 0.37 acres would be converted and used as an extension and 
dedication of Del Norte Street from its current terminus east to Sunset Avenue.  

The proposed project would provide approximately 120,891 square feet (sf) of common open space, 
including an 18,000 sf central community space which would provide amenities such as a BBQ with 
shade structure, seating, and a turf area for passive lawn play, and a tot lot. Landscaping, including a 
variety of trees, shrubs, and groundcover would be provided throughout the project site. Fencing 
and walls would be used throughout the project site and along the project site borders to define 
private and semi-private spaces and would serve as a unifying design element. Fencing and 
perimeter walls would range from three feet to six feet in height. In addition, the project approvals 
include establishing a new Specific Plan for the site, which would provide land use and development 
standards for the proposed project and would allow the proposed net density of 21.4 dwelling units 
per net acre.  

Vehicles would be able to access the proposed project via a primary entrance on West Del Norte 
Street, and a secondary entrance on North Nora Avenue. The primary entry would be defined by 
pedestrian entry portals, enhanced landscaping and paving, and parkways and sidewalks on both 
sides. Both entrances would be defined with enhanced landscaping and paving, accent trees, and 
project signage. In addition, a 26-foot wide private street would provide vehicular access to all 
homes, which would be connected by the primary entrance on West Del Norte Street and the 
secondary entrance on North Nora Avenue. Pedestrians would be able to access the project site via 
the sidewalks along West Del Norte Street and North Nora Avenue.  

Construction phases would include demolition, site preparation, grading, building construction, 
paving, and architectural coating. 
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2 Methodology  

2.1 Tree Survey 

On March 14, 2025, International Society of Arboriculture (ISA) Certified Arborist Alicia McCracken 
(WE-15724A) surveyed all protected significant and non-protected non-significant (not meeting the 
criteria for significant trees) on site, as well as significant trees directly adjacent to the site. Tree 
locations were mapped using a Geode global positioning system (GPS) device capable of sub-meter 
accuracy. All surveyed trees were assigned a unique identification number and corresponding round 
metal tag affixed to the most accessible side of the trunk of protected trees located on the project 
site. Only above ground portions of the trees were examined. An assessment of risks or hazardous 
conditions was not included as part of this survey. Trees were categorized as native and non-native 
(Jepson Flora Project 2025) in determining significant status.  

For each significant tree, the arborist recorded the species, measured caliper ǳǎƛƴƎ ŀ ŦƻǊŜǎǘŜǊΩǎ 
diameter tape, estimated tree height and crown spread in eight cardinal and ordinal directions, 
identified conditions of concern, and noted any unique features or atypical conditions. A general 
health assessment, including evidence of disease, insect pests, structure, damage, and vigor, was 
assessed to determine an overall condition rating based on archetype trees of the same species, 
using the criteria described in Table 1 below. For non-significant trees, the arborist only recorded 
the species. Appendix A (Tree Matrix) includes the data collected for all surveyed trees. 
Representative photographs of each tree can be found in Appendix B (Tree Photographs). 

Table 1 Overall Condition Rating Criteria  

Rating Health Condition 

Excellent The tree exhibits a well-developed root flare and is structurally stable. The crown is balanced and full of 
dark green leaves. Tree exhibits excellent vigor and there are no signs or symptoms of biotic or abiotic 
disorders. Provides shading and/or is aesthetically pleasing. 

Good Trunk is well developed with well attached limbs and branches; some flaws exist but are insignificant. 
Foliage is healthy with good cover, density, and vigor. Annual shoot growth above average. Provides 
shading and has minor aesthetic flaws. 

Fair Flaw in trunk, limb and branch development are minimal and are typical of this species and geographic 
region. Minimal visual damage from biotic or abiotic disorders, such as insect infestation, disease, or fire 
damage, respectively; average foliage cover and annual growth.  

Poor Limbs or branches are poorly attached or developed. Canopy is not symmetrical and/or tree is leaning. 
May exhibit severe fire damage that affected its health and/or physical structure, responses to external 
physical barriers affecting root growth or extensive insect/disease damage. 

Dead Trunk, limbs, and branches have no visible sign of life. Canopy leaves are non-seasonally absent or 
uniformly necrotic throughout, with no evidence of new growth. Exfoliating bark may be present. 

2.2 Root Zone Determination  

The critical root zone (CRZ) is an area around a tree where the minimum amount of roots that are 
biologically essential to structural stability and health of the tree are located (ISA 2022, 2023). The 
tree protection zone (TPZ) is an area within which certain activities are prohibited or restricted to 
prevent or minimize potential injury to trees. The TPZ can be determined by an arborist based on 
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tree species, size, condition, and maturity or is determined by permitting agencies with jurisdiction 
over the trees (ISA 2022, 2023). The TPZ can be calculated or specified and should encompass the 
CRZ.  

For the purposes of this report, the CRZ is defined in the Tree Ordinance §26-263(f) as the area 
three-and-one-half times the trunk diameter where root cutting should be prohibited. The specified 

TPZ is defined consistent with the Tree Ordinance §26-258(l) and §26-263(c) as the dripline
2
 and a 6-

foot radius around the trunk and encompasses the CRZ. 

2.3 Tree Mapping Methods  

All significant and non-significant trees surveyed were mapped in ArcGIS. The trunk locations shown 
on the Tree Location Map (Appendix C) are based on the GPS waypoint location recorded by the 
ŀǊōƻǊƛǎǘ ŦǊƻƳ ƻƴŜ ǎƛŘŜ ƻŦ ǘƘŜ ǘǊŜŜΩǎ ǘǊǳƴƪ. The tree map includes the project site boundary (MLC 
Holdings 2025), tree number of all trees, and the dripline of significant trees. Note that for all 
protected trees surveyed and mapped, the dripline is equivalent to the TPZ and encompasses a 6-
foot radius around the trunk and the CRZ. Also note that driplines are shown for some non-
significant holly oak trees (15, 16, 24, 25, and 26) because their crown data was captured during the 
survey, but these trees were later determined not to be native oaks. 

 

 
2
 The dripline is an imaginary line on the ground, at the furthest extension of canopy around the circumference of the tree. 
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3 Tree Survey Results and Discussion  

A total of 26 trees were surveyed, of which 1 is a significant tree and 25 are non-significant trees. As 
shown on the Tree Location Map (Appendix C), seven of the non-significant trees are street trees 
located along North Nora Avenue outside of the project boundary and 18 are located within the 
project boundary within landscaped areas and adjacent to buildings. One non-significant tree (#30) 
is located adjacent to a single-family residence. There are no designated heritage trees within or 
adjacent to the project site. None of the trees are so diseased or damaged that they are no longer 
viable or are a threat to other protected plant species, per Tree Ordinance §26-260(c). Data 
collected for each tree is summarized in Appendix A. 

3.1 Proposed Actions to Trees  

The following actions are proposed for the surveyed trees: 

Á Preservation. Tree would be completely avoided by construction activities or minor to 
moderate impacts to the TPZ. The post-construction health effects for trees in this category are 
expected to be no effects or minor and temporary at most. Trees are not expected to be 
structurally destabilized. 

Á Removal. The tree would be completely removed, or serious damage to the tree. This includes 
the uprooting, cutting, or severing of the main trunk or any act which causes, or may be 
reasonably expected to cause a tree to die or to be seriously damaged. This includes damaging 
the root system by machinery, storage of materials within the dripline, soil compaction, or 
substantially changing the grade around the root system, excessive pruning, or paving with 
concrete, asphalt, or other inadequate irrigation. The post-construction health effects for trees 
in this category are expected to be minor to severe, that could be temporary or permanent 
(including dieback, decline, decay, and possibly death). Trees may be at increased risk of failure 
during atypical weather events that produce high winds and oversaturated soils. Trees that are 
seriously damaged should be mitigated as removals because their long-term health and survival 
are unknown, but they may not need to be physically removed (if an arborist determines that 
failure would not be imminent or probable due to loss of structural roots). 

3.1.1 General Impact Discussion  

Due to the nature of excavation, grading, and trenching, the greatest concern to tree health and 
mortality associated with the project is root damage. Proposed tree root impacts can be estimated 
based on the amount of construction activities that would occur within the root zone by calculating 
ǘƘŜ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ƛƳǇŀŎǘ ǿƛǘƘƛƴ ǘƘŜ ǘǊŜŜΩǎ Ǌƻƻǘ ȊƻƴŜ όƎŜƴŜǊŀƭƭȅ ōŀǎŜŘ ƻƴ ǘƘŜ ŘǊƛǇƭƛƴŜύ ŀƴŘ ǎŜǾŜǊƛǘȅ 
ƻŦ ƛƳǇŀŎǘǎ ǘƻ ǘƘŜ ǘǊŜŜΣ ǎǳŎƘ ŀǎ ǘƘŜ ŘƛǎǘŀƴŎŜ ƻŦ Ǌƻƻǘ ƛƳǇŀŎǘǎ ŦǊƻƳ ǘƘŜ ǘǊŜŜΩǎ ǘǊǳƴƪΦ Lƴ ƎŜƴŜǊŀƭΣ 
encroachments within the root zone, such as root severance and soil compaction, increase the 
likelihood that the tree will experience negative health impacts including dieback, decline, decay, 
and death. The ISA acknowledges that removing 20-25 percent of the roots of a tree could result in 
ƳƻǊǘŀƭƛǘȅΣ ŀƴŘ ƛƴ ƎŜƴŜǊŀƭ ƛǘ ƛǎ ƴƻǘ ǊŜŎƻƳƳŜƴŘŜŘ ǘƻ ǊŜƳƻǾŜ ƳƻǊŜ ǘƘŀƴ ол ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ ǘǊŜŜΩǎ ƭƛǾŜ 
tissue, either above or below ground, at any given time (Arborilogical 2009). Encroachments close to 
the trunk within the area three to five times the diameter of the trunk, particularly root severance 
of larger roots (lateral or sinker roots and roots greater than two inches in diameter), increase the 
likelihood of tree destabilization (tree failure). 



City of West Covina  

1501 Del Norte Street Residential Project  

 

6 

9ȄƛǎǘƛƴƎ ŎƻƴŘƛǘƛƻƴǎ ŀǊŜ ŀƭǎƻ ŎƻƴǎƛŘŜǊŜŘ ƛƴ ŜǎǘƛƳŀǘƛƴƎ ǘƘŜ ǘǊŜŜΩǎ Ǌƻƻǘ ȊƻƴŜ ŀƴŘ ǎǳǎŎŜǇǘƛōƛƭƛǘȅ ǘƻ 
construction impacts. In general, tree roots are expected to be less abundant in paved or unpaved 
roads due to the compacted nature of the soil where roots may be deprived of water and oxygen, 
and where physical barriers such as retaining walls or drainages are present, roots may be impeded 
or have been previously severed. The type of tree and topography are also considered. For example, 
angiosperm trees (including oak trees) which are leaning or growing on a slope typically have roots 
which are larger and/or extend further on the tension side (opposite side of the lean or uphill side), 
whereas gymnosperm trees typically have roots which are larger and/or extend further on the 
compression side (same side of the lean or downhill side) (Groover 2016). Oak trees commonly grow 
on both steep slopes and flat terrain in California and develop different structural characteristics, as 
such, cutting roots on the uphill side of oak trees can be more impactful than on the downhill side, 
depending on the severity of the slope (University of California Agriculture and Natural Resources 
2011). 

Actual impacts at the time of construction may be more or less because of the following factors: 
root systems vary by depth and lateral extent based on tree species, age, slope, and soil type; the 
health of trees may change drastically over time due to drought or anthropogenic effects; and the 
exact location/extent of construction activities may vary (e.g., trench depth and width, need for 
trimming of crown for equipment clearance, and shifts in Project alignment). If actual impacts result 
in major impacts or removal that were unanticipated (as determined by a certified arborist), these 
trees should be documented in a subsequent report and submitted to the City. Trees which would 
not be removed should be protected to the maximum extent feasible while allowing for approved 
construction activities. 

3.2 Tree Protection Plan 

Pursuant to Tree Ordinance §26-263, the following protective measures shall be exercised by 
individuals, developers, and contractors working near preserved trees.  

Á No grading, construction, or construction-related activities shall occur within the dripline of a 
significant tree or a heritage tree. Construction-related activities include, but are not limited to, 
the storage of materials, grade changes, or attachment of wires to or around tree trunks, stems 
or limbs. 

Á Significant trees and heritage trees shall be shielded from damage during construction with an 
appropriate construction barrier, such as chain link and steel stake fence enclosing the entire 
dripline area. All exposed roots shall be inside the fence or barrier. The fence or barrier shall 
have a minimum height of 6 feet measured from the grade. In all cases where a fence or barrier 
is to be used around a protected tree, the fence or barrier shall be installed prior to 
commencement of any development activity on the site and shall remain in place throughout all 
phases of construction. Fences may not be removed without obtaining written authorization 
from the Community Development Director or their designee. 

Á No structure or impervious paving shall be located within the dripline or within a 6 foot radius of 
the trunk perimeter, whichever is greater, of any significant tree or heritage tree, unless 
approved as part of a tree permit. A tree with a caliper of 30 inches or more shall require 
additional space as determined by the Community Development Director or their designee, 
Public Services Department, or city arborist. 
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Á Branches that could be injured by vehicles or that interfere with the development activity may 
be pruned to the satisfaction of the Community Development Director or their designee, Public 
Services Department, or city arborist. 

Á No compaction of the soil within the dripline of any tree shall be undertaken, unless approved 
as part of a tree permit. 

Á No construction, including structures and walls, that disrupts the root system shall be 
permitted, unless approved as part of a tree permit. As a guideline, no cutting of roots should 
occur within a distance equal to three and one-half (3½) times the trunk diameter, as measured 
at ground level. Actual setback may vary to meet the needs of individual tree species as 
determined by the Community Development Director or their designee, Public Services 
Department, or city arborist. Where some root removal is necessary, the tree crown may 
require thinning to prevent wind damage. 

Á The required landscape and irrigation plan shall be tailored per the needs of retained trees, as 
specified by a tree arborist. Trees of the oak family must be on a separate irrigation timer, or as 
specified by a tree arborist. 

Á The Community Development Director or their designee may impose additional measures 
determined necessary to preserve and protect the health of trees to remain, relocated trees, 
and new trees planted to replace those removed. 

The following additional recommendations are based on industry standards to reduce impacts from 
proposed construction activities. 

Á A certified arborist should conduct a site walk with the Project engineer or construction 
manager prior to ground disturbance to establish the TPZ and determine anticipated impacts 
and avoidance measures. Following the site walk, the arborist should determine what activities 
should be monitored by the arborist or a qualified biologist in direct communication with the 
arborist. 

Á Any root pruning and crown trimming should be done under the direction of a certified arborist 
or qualified representative approved by the City, in direct communication with the arborist. 
Severed roots greater than 2 inches in diameter should be clean cut with sterilized equipment at 
a 90-degree angle. New cuts should be covered with absorbent cloth or heavy cloth fabric to 
prevent drying out until backfilling occurs. 

Á If roots 2 inches in diameter or greater are encountered during hardscape or wall installation; 
methods such as pier and grade beam footing, bridging, root shaving (using a belt sander or 
equivalent tool and no more than 1/3 the diameter of the root), reducing sub-grade excavation, 
or modifying the design should be implemented as feasible. 

Á Within one week prior to and/or after significant root pruning, the dripline should be deep-
watered using a soaker hose under the direction of a certified arborist. 

Á Grading should be designed to avoid ponding and ensure that drainage is not significantly 
altered/worsened within and adjacent to driplines. 

Á Treatment of inadvertent mechanical damage to limbs and branches should be applied under 
direction of the certified arborist and in accordance with the American National Standards 
Institute (ANSI) A300 Management of Trees and Shrubs during Site Planning, Site Development, 
and Construction, Section 8.3 Wound Treatment (ANSI 2012) 
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3.3 Required Mitigation  

Pursuant to Tree Ordinance §26-262, conditions for tree permits may include: 

Á Replacement of the removed trees with a tree of comparable species, size, and condition as 
determined by the Community Development Director 

Á Payment of the proper restitution value of the trees or donation of boxed trees to the City or 
other public agency should a suitable replacement location not be possible on-site or off-site. 
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Tree 
ID # Scientific Name Common Name 

Tree 
Height 
(Feet) 

Number 
of 

Trunks 

Cumulative 
Calipers 
(Inches) 

Individual 
Calipers 
(Inches) 

Overall 
Health Notes Damage/ Issues 

Crown 
Radius N 

(feet) 

Crown 
Radius NE 

(feet) 

Crown 
Radius E 

(feet) 

Crown 
Radius SE 

(feet) 

Crown 
Radius S 

(feet) 

Crown 
Radius SW 

(feet) 

Crown 
Radius W 

(feet) 

Crown 
Radius NW 

(feet) 
Age 
Class1 

S or 
NS2 

13 Ficus 
microcarpa 

Chinese banyan 25 1 
  

Good 
          

Mature NS 

14 Quercus 
agrifolia 

coast live oak 40 1 32 32 Good 
 

minor dieback, 
previous pruning 

25 20 10 20 20 25 20 25 Mature S 

15 Quercus ilex holly oak 45 1 21 21 Good 
  

15 10 10 10 15 15 15 10 Mature NS 

16 Quercus ilex holly oak 50 1 34 34 Good 
  

35 35 25 35 35 35 45 40 Mature NS 

17 Ulmus parvifolia Chinese elm 35 1 
  

Good 
          

Mature NS 

18 Ulmus parvifolia Chinese elm 50 1 
  

Good 
          

Mature NS 

19 Olea europaea common olive 25 1 
  

Good 
          

Mature NS 

20 Olea europaea common olive 35 1 
  

Good 
          

Mature NS 

21 Ulmus parvifolia Chinese elm 35 1 
  

Good 
          

Mature NS 

22 Ulmus parvifolia Chinese elm 40 1 
  

Good 
          

Mature NS 

23 Ulmus parvifolia Chinese elm 45 1 
  

Good 
          

Mature NS 

24 Quercus ilex holly oak 45 1 29 29 Good 
 

minor dieback  20 20 20 20 20 25 20 20 Mature NS 

25 Quercus ilex  holly oak 35 1 17 17 Good 
 

healed wounds on 
trunk 

10 10 10 10 10 10 10 10 Mature NS 

26 Quercus ilex  holly oak 20 1 16 16 Good 
  

10 10 15 15 20 10 10 10 Mature NS 

27 Cedrus deodara deodar cedar 50 1 
  

Good 
          

Mature NS 

28 Ulmus parvifolia Chinese elm 15 1 7 2, 2, 3 Good 
          

Semima
ture 

NS 

29 Ulmus parvifolia Chinese elm 20 1 10 2, 2, 3, 3 Good 
          

Semima
ture 

NS 

30 Fraxinus uhdei shamel ash 40 2 35 17, 18 Good not tagged 
 

25 20 20 15 10 15 15 25 Mature NS 

31 Cupaniopsis 
anacardioides 

tuckeroo 30 1 17 17 Fair not tagged, 
communication line 
through canopy 

cracked bark, 
exposed cambium, 
15% dieback 

10 5 5 10 15 15 10 10 Mature NS 

32 Pyrus calleryana callery pear 30 1 12 12 Good no foliage currently, not 
tagged 

 
10 10 10 10 10 10 10 10 Mature NS 

33 Pyrus calleryana callery pear 30 1 13 13 Good no foliage currently, not 
tagged 

 
15 10 15 10 10 10 15 15 Mature NS 

34 Liriodendron 
tulipifera 

tulip tree 50 1 21 21 Good minor foliage currently, 
not tagged 

 
20 20 20 20 20 20 20 20 Mature NS 

35 Pyrus calleryana callery pear 30 1 12 12 Good no foliage currently, not 
tagged 

 
10 10 10 10 10 10 10 10 Mature NS 

36 Pyrus calleryana callery pear 30 1 14 14 Good no foliage currently, not 
tagged 

 
10 10 10 10 10 15 10 10 Mature NS 

37 Liriodendron 
tulipifera 

tulip tree 45 1 20 20 Good some foliage, not 
tagged 

 
20 20 20 20 15 20 20 20 Mature NS 

38 Liriodendron 
tulipifera 

tulip tree 40 1 15 15 Good no foliage currently, not 
tagged 

 
15 10 10 10 10 15 15 15 Mature NS 

1 Age class includes young, semimature, mature, and old (ISA 2023). 

2 S = Significant, NS = Non-significant per the Tree Ordinance 
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