
 

City of West Covina 
Queen of the Valley 

Hospital Specific Plan  
 

Notice of Preparation  
of a 

Draft Environmental  
Impact Report  

The City of West Covina will be the Lead Agency for the preparation of an Environmental Impact 
Report (EIR) pursuant to the requirements of the California Environmental Quality Act (CEQA) 
Guidelines (California Code of Regulations, Title 14, §§15000 et seq.) that will analyze the 
environmental impacts associated with expansion and renovation of the Queen of the Valley 
Hospital (QVH or Hospital) proposed by Citrus Valley Health Partners (CVHP). The QVH facility 
currently occupies approximately 28.8 acres at the northeast corner of W. Merced Street and S. 
Sunset Avenue (see Figures 1 and 2) in the central portion of the City of West Covina and 
provides medical services to much of the eastern San Gabriel Valley. Due to the nature of the 
proposed improvements and the fact that they will be implemented over a number of years, the 
City will prepare a Program EIR.   
 
CVHP has prepared a draft master plan outlining the various program and physical changes 
expected at the hospital over time to provide expanded or improved services for patients and 
adequate parking for patients, doctors, and visitors to the hospital. The master plan will be the 
basis for preparation of a Specific Plan, which is being required by the City to identify specific 
development parameters of the proposed hospital expansion. More information on the Hospital 
Master Plan are available on the City’s Planning Department website at the following address: 
http://www.westcovina.org/departments/planning 
 
In general, the expansion program anticipates adding approximately half a million square feet 
of new building area.  Additional details on the proposed improvements are provided below. 
Approval of a Specific Plan is a discretionary project subject to the California Environmental 
Quality Act (CEQA) of 1970 as amended, with the City of West Covina as the Lead Agency under 
CEQA as the primary land use authority over this project. 
 
An Initial Study has not been prepared as part of this Notice of Preparation (NOP) per State 
CEQA Guidelines Section 15060(d) in that, after preliminary review, the City has determined this 
project clearly requires preparation of an EIR. The EIR will be comprehensive and examine all 
potential environmental issues and impacts of the project in detail with the possible exception 
of agricultural, forest, and mineral resources because the project site and surrounding area 
contain none of those resources, so it is anticipated there is no potential for any significant 
environmental impacts with regards to those issues. 
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Probable Environmental Effects of the Proposed Project 
The City of West Covina has determined that all environmental topics listed below will be 
included and analyzed in the EIR for the proposed Project.   

• Aesthetics • Land Use & Planning 
• Agricultural & Forest Resources • Mineral Resources 
• Air Quality • Noise 
• Biological Resources • Population & Housing 
• Cultural Resources  • Public Services  
• Geology & Soils • Recreation 
• Greenhouse Gas Emissions • Transportation & Traffic 
• Hazards & Hazardous Materials • Utilities & Service Systems 
• Hydrology & Water Quality • Tribal Cultural Resources 

  
Project Description 
The Hospital currently has 1,090,000 square feet of building area on 28.8 acres and is 
proposing to add 490,000 square feet of new buildings to support improved or new medical 
services at the Hospital. This expansion would be accomplished in approximately five phases 
from 2019 to 2028+ depending on need and financing. Initially four existing buildings (Marian 
Rooms A and B and Buildings A-C will be demolished to make way for new buildings. This initial 
work would also involve adding surface parking on the former City-owned Sunset Field park 
property adjacent to the hospital grounds. The first phase (1A) of new construction will involve 
expansion and new construction of the emergency room and intensive care unit (total 66,000 
square feet). Phase 1B will entail construction of a new medical office building and ambulatory 
surgery center and a new multi-story parking structure. Phases 1A and 1B are expected to 
occur in the 2020-2022 timeframe. Phase 2 construction would occur from 2022-2026 and 
include a new 5-6 story medical tower with 132,000 square feet of new building space. Long-
range improvements planned for 2028 or later would involve consolidation of the two medical 
towers, a new medical office building with 90,000 square feet, a second multi-story parking 
structure, and a new hospital building with 132,000 square feet. New buildings may be up to 6 
stories tall. 
 
The project will increase patient and support services, add several new buildings, renovate a 
number of existing buildings or structures onsite, and result in the demolition of a number of 
buildings or structures on the site. One or two stand-alone parking structures may also be 
included in the master planned changes to the site. Many of these changes have the potential to 
generate noise and air pollutants during construction and over the long-term as the hospital 
serves more patients and supports additional staff. These changes will generate additional 
traffic over both the short- and long-term as well as require additional parking. These and 
other possible changes on the site will be phased over a period of many years as funding is 
available and services are needed. The hospital may expand services into the community and 
may add new services as medical practices change over time (e.g., emergency helicopter 
service) as needs arise. These ongoing changes may have direct or indirect impacts on 
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surrounding neighbors or the City as a whole. These potential impacts, as well as potential 
cumulative impacts, will be examined in the EIR. Due to the extended phasing of the project, 
the EIR will be both programmatic for more long-range changes and also be tailored to a 
project-level to address the more immediate changes to the hospital. The EIR will clearly 
identify the programmatic and project-level aspects of the various improvements planned at 
the hospital over time.  

PUBLIC SCOPING MEETING. A scoping meeting for the general public and public agencies will be 
held on Thursday, November 15, 2018 at 6:00 PM in the Oakwood Rooms at the Queen of the 
Valley Hospital, 1115 South Sunset Avenue, West Covina. Representatives from the City, the 
City’s EIR consultant, and the Hospital will present information on the planned improvements 
and compliance with the California Environmental Quality Act (CEQA).  

This notice was sent on October 29, 2018 notifying local agencies and the public that the City 
of West Covina would be preparing an EIR for  this project, and that the 30-day NOP review  
period will run from October 30 to November 30, 2018. Comments from public agencies should 
be postmarked no later than November 30, 2018 at 5 PM or no later than 30 days from receipt 
of this notice. Please provide the name for a contact person in your agency. 

Please send your response to Jeff Anderson, Planning Director, at: 

City of West Covina 
Planning Department 
1444 West Garvey Avenue South 
West Covina, California 91790 

Comments can also be emailed to: JAnderson@westcovina.org 
Mr. Anderson can be reached at: (626) 939-8423

Date October 29, 2018  Signature 

 Title Planning Director

 Telephone (626) 939-8423



Regional Location
Queen of the Valley Hospital Specific Plan EIR

Figure 1

(Rev: 8-10-2018 MMD) R:\Projects\WCO\3WCO010100\Graphics\EIR\ex_RL.pdf

A N G E L E S    N A T I O N A L    F O R E S T

C A M P  
P E N D L E T O N

CLEVELAND

Lake
Mathews

Castaic
Lake

L O S    P A D R E S    N A T I O N A L    F O R E S T

Santa Clara River

P
A

C
I F

I C
   O

C
E

A
N

Lake
Elsinore

San Gabriel
ReservoirChatsworth

Reservoir

NATIONAL

FOREST

Project Location

San Bernardino
Riverside

§̈5

ST72
§̈405

§̈15

§̈210

§̈105

§̈10

§̈710§̈110

§̈215

§̈605

§̈5

§̈210

§̈15

§̈10

ST14

ST1

ST138

ST73

ST118

ST22

ST91

ST27
ST2

ST18

ST30

ST19

ST241

ST74

ST90

ST261

ST170

ST142

ST39

ST107

ST134

ST110

ST60

ST213

ST71

ST55

ST133

ST57

ST187

ST710

ST241

ST1

ST2

ST91

£¤395

£¤101

Riverside
San Diego

Los Angeles
Orange

Anaheim

Los Angeles

Santa

Viejo

Beach
Santa

Rancho

Rialto

Rancho

Corona

Downey

Irvine

Carson

Ontario

Mission

Clarita

San Juan

Whittier

Palmdale

Lakewood

Pasadena

Glendale

Riverside

Cucamonga

Margarita

Lancaster

Santa Ana

Hawthorne

Capistrano

Huntington Costa Mesa

Buena Park

Seal Beach

Long Beach

Victorville

Westminster

Yorba Linda

West Covina

San Clemente

Laguna Beach

Palos Verdes

Santa Monica
West Hollywood

D:
\P

roj
ec

ts\
3W

CO
\01

01
00

\M
XD

\E
IR

\ex
_R

L_
20

18
08

10
.m

xd

10 0 105
Miles²



Queen of the 
Valley Hospital

Plaza
West

Covina

Edgewood
Middle School

Orangewood
Park

Wescove
Elementary

School

California
Elementary

School

Sunset
FieldWalnut Creek Channel

N
Su

ns
et

Av
e

S Suns
et A

ve

Puen
te A

ve

S Glen
dora A

ve

W Merced Ave

W Cameron Ave

W Garvey Avenue South

W Pacific Ln

E Merced Ave

NOrange Av e

W Pacific Ave

W Francisquito Ave

W Garvey Avenue North

W West Covina Pkwy

S Oran
ge

Ave

W Service Ave

Island

Athena

Ituni StOutrigger
W Ituni St
Duff

Ave

Zeu
s

W Spruce St

W Pine St

Aphr
odi

te

Lag
oon

W Camila Rd

Bruc
e Ave

S Rama Dr

N H
oll

ow
 Av

e

Oakdale St

Glen
sha

w Dr

Reef

W Delhaven St

S Glen
shaw

 Dr

Wescove Pl

W Devers St

WRobindale St

NN
or

aA
ve

N C
ha

lbu
rn

 Av
e

Merced Pl

W Mossberg Ave

Oak Park Pl

Sand
y H

ook 
St

S Sain
t M

alo
 St

Cascade

W Randall Way

N l
a S

en
a A

ve

Rainforest

N M
or

ris
 Av

eSierra Way

E Vine Ave
W Rexwood St

S
MullenderAve

S B
ub

bli
ng

we
ll R

d

W del Norte St

W Herald St

W Foster Ave

W Roseway St

N
Co

n lo
n A

ve

Durness St
W Yarnell St

W Willow Ln N Y
ale

ton
 Av

e

W Mariana St

N Le
lan

d Ave

P laz
a D

r

Tra
dew

inds

Atoll

Tol
uca

 Ave

N Ardil
la A

ve

W Crumley St

W Harbert St

Elder St

Sawyer Ave

W Barbara Ave

Spruce St

S Caba
na 

Ave

W Sherway St

W Macdevitt St

W Channing St

Dutch Ln

W DelhavenAve

W Leewood St

Pine St

Margarita Dr

W Farlington St

W Lucille Ave

N Sunk
ist 

Ave
Shef

fiel
d A

ve

N Bromley
Ave

N S
ha

dy
da

le 
Av

e

S Shad
yda

le Ave

W Glenmere St

W Michelle St

STrojan Way

W Workman Ave

S To
nop

ah 
Ave

Belmont Ave

N L
an

g A
ve

W Cedarwood St

E Michelle St

W Havenbrook St

WVine Ave

S W
aln

ut 
Av

e

S Willo
w Ave

S Broa
dm

oor
Ave

S Conl
on Ave

S Vanh
orn

Ave

S Meek
er A

ve

S Sunkist Ave

W Durness St

S Evan
wood

 Ave

Calif
orn

ia A
ve

§̈10

D:\
Pr

oje
cts

\3W
CO

\01
01

00
\M

XD
\EI

R\
ex

_P
roj

ec
t_A

rea
_2

01
80

92
7.m

xd

²
Project Area
Queen of the Valley Hospital Specific Plan EIR

Figure 2

(Rev: 9-27-2018 MMD) R:\Projects\WCO\3WCO010100\Graphics\EIR\ex_Project_Area.pdf

650 0 650325
Feet

Project Boundary
Aerial Source: LAR-IAC 2014







Welcome to the EIR Scoping Meeting

1

Queen of the Valley Hospital 

Specific Plan EIR

SCOPING MEETING

Location:

Queen of the Valley Hospital, Oakwood Rooms

1115 South Sunset Avenue

West Covina, CA 91790

Thursday, November 15, 2018

6:00 p.m.



2

Meeting Topics

• Welcome and Introductions

• What is CEQA?

• Purpose of CEQA Scoping Meeting

• Project Summary

• Potential Environmental Impacts

• CEQA Review Schedule (tentative)

• Contact Information

• Question and Answer Session



What is CEQA?

3

• The California Environmental Quality Act (CEQA) is 

California's broadest environmental law.

• CEQA applies to all discretionary actions (projects where the agency 

can use its judgment in deciding if to approve or how to carry out a 

project)

• Purpose of CEQA is to:

• Disclose project impacts to public and decision makers

• Identify feasible mitigation measures as a means to avoid or reduce 

environmental impacts

• Evaluate a reasonable range of alternatives



Purpose of CEQA Scoping Meeting

4

• Purpose of this evening’s meeting is to:

• Provide the community with an overview of the project 

• Solicit comments to refine the “scope” of the Environmental Impact 

Report

• Scope is determined by:

• The Initial Study Checklist form provided in the State CEQA 

Guidelines

• Responses to Notice of Preparation from responsible agencies

• Input from the community (including comments at this scoping 

meeting)

• Experience with similar projects



Project Summary – Context

5

• Approximately 28.79 

Acres in Western Portion 

of West Covina

• Includes Main Hospital 

Complex, Medical 

Building at 1135 S. 

Sunset, and Former 

Open Space (Sunset 

Field)

• Primary Access from S. 

Sunset and W. Merced 

Avenues



• Provide hospital and outpatient service resources that evolve with the 

health care needs of the surrounding community.

• Plan, construct, and operate the hospital campus facilities in a 

manner that minimizes disruptions to the surrounding neighborhood.

• Provide additional facilities and supporting uses that will create high-

quality jobs and improve the economic vitality of West Covina.

• Replace outdated and obsolete buildings with modern, energy-

efficient facilities that can also accommodate innovative therapies and 

practices.

• Phase parking expansions to accommodate existing and future 

demands.

6

Project Summary – Purpose



Project Summary – Conceptual Plan 

7Source: Citrus Valley Health Partners



Project Summary 

Proposed Specific Plan

8

• Project Includes a Specific Plan 

Update to Allow for Orderly 

Development

• Existing Campus Has About 

1,090,000 Square Feet in Buildings 

Ranging from 1 to 6 Stories

• Specific Plan will Allow up to 490,000 

Additional Square Feet for Medical, 

Office, and Retail Purposes

• Also Allow for Hospital Bed Increase 

from 325 to 525 Licensed Beds

• No Increase to Height Limit

• Three Zones Proposed



Project Summary

Proposed Specific Plan

9

• General Plan Amendment and Zone 

Change Required

• General Plan: “Parks & Open Space” 

to “Commercial”

• Zone Change: “Residential 20 du/ac” 

to “Specific Plan SP-1”

• All Significant Improvements (e.g. 

new buildings) will Require Future 

Planning Commission Review



Potential Environmental Impacts
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• Aesthetics

• Agricultural & Forest Resources

• Air Quality

• Biological Resources

• Cultural Resources

• Geology/Soils

• Greenhouse Gas Emissions

• Hazards/Hazardous Materials

• Hydrology/Water Quality

• Land Use/Planning

• Mineral Resources

• Noise

• Population/Housing

• Public Services

• Recreation

• Transportation/Traffic

• Utilities/Service Systems

• Tribal Cultural Resources

The EIR will examine 88 different questions covering the following 18 

different environmental topics...



CEQA Review Schedule

11

Public and Agency Review

of Draft EIR (45 days)
Early 2019

Prepare Project Description

Prepare/Distribute

Notice of Preparation (30 days)
October 30 to November 30, 2018

Scoping Meeting
November 15, 2018

Prepare Draft EIR

Prepare Final EIR including

Response to Comments

Planning Commission

Hearing
Mid 2019

Issue Notice of Determination

City Council

Hearing
Mid 2019

Public Input

Opportunities=



Notice of Preparation
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The NOP:

• Contains a brief description of the project, its location, and where 

documents relating to the project can be found

• Notifies responsible agencies and other interested parties that an EIR will 

be prepared.  For this project it was distributed to all adjacent 

landowners.

• Solicits input regarding the scope, focus, and content of the upcoming 

EIR

• What are the MOST IMPORTANT Issues you want analyzed in the EIR?

• Distributed for a 30-day public review period



Public Scoping Comments

13

• Let the City know if there are environmental issue you believe should be 

addressed in the EIR.

• The NOP is available for review at: 

• City of West Covina Planning Department Counter

• The City’s public libraries and the City’s website 

(http://www. westcovina.org/departments/planning/projects-and-

environmental-documents)

• Comments should be sent during NOP circulation which started 

October 30, 2018 and ends November 30, 2018.



Future Opportunities for Public 

Involvement

14

• Draft Environmental Impact Report

• Circulate Draft EIR for 45 days

• Anticipated early 2019

• Final EIR

• Includes response to comments

• Final EIR is published and made available for review prior to project approval 

• Anticipated early to mid 2019

• Planning Commission and City Council hearings 

• Anticipated mid 2019



Public Comments – Contact 

Information

15

• Comments on the NOP and scoping meeting may be submitted to 

Jeff Anderson, Community Development Director, City of West Covina:

• Mail or hand deliver to:

City of West Covina

Planning Department

1444 West Garvey Avenue South

West Covina, CA 91790

• Telephone:  (626) 939-8422

• Email: JAnderson@westcovina.org



Question and Answer Session

16

• THANK YOU FOR YOUR PARTICIPATION THIS EVENING! 













Department of Toxic Substances Control 

Matthew Rodriquez 
Secretary for 

Environmental Protection 

Barbara A. Lee, Director 
9211 Oakdale Avenue 

Chatsworth, California 91311 
Edmund G. Brown Jr. 

Governor 

  Printed on Recycled Paper 

November 6, 2018 

Jeff Anderson 
Planning Director 
Planning Department 
1444 West Garvey Avenue South 
West Covina, California 91790 

QUEEN OF THE VALLEY HOSPITAL SPECIFIC PLAN (PROJECT) 

Dear Mr. Anderson: 

The Department of Toxic Substances Control (DTSC) has received your Draft 
Environmental Impact Report for the above-mentioned project. 

Based on the review of the document, the DTSC comments are as follows: 

1) The draft EIR needs to identify and determine whether current or historic uses at the
project site have resulted in any release of hazardous wastes/substances at the project
area.

2) The draft EIR needs to identify any known or potentially contaminated site within the
proposed project area.  For all identified sites, the draft EIR needs to evaluate whether
conditions at the site pose a threat to human health or the environment.

3) The draft EIR should identify the mechanism to initiate any required investigation
and/or remediation for any site that may require remediation, and which government
agency will provide appropriate regulatory oversight.

4) If during construction of the project, soil contamination is suspected, construction in
the area should stop and appropriate health and safety procedures should be
implemented.  If it is determined that contaminated soil exists, the draft EIR should
identify how any required investigation or remediation will be conducted, and which
government agency will provide appropriate regulatory oversight.



Mr. Jeff Anderson 
November 6, 2018 
Page 2 

DTSC provides guidance for Preliminary Endangerment Assessment (PEA) preparation, 
and cleanup oversight through the Voluntary Cleanup Program (VCP).  For additional 
information on the VCP, please visit DTSC’s web site at www.dtsc.ca.gov.  If you would 
like to meet and discuss this matter further, please contact me at (818) 717-6555 or 
Pete.Cooke@dtsc.ca.gov. 

Sincerely, 

Pete Cooke 
Site Mitigation and Restoration Program - Chatsworth Office 

cc: Governor’s Office of Planning and Research 
State Clearinghouse 
P.O. Box 3044 
Sacramento, California 95812-3044 

Dave Kereazis 
Hazardous Waste Management Program, Permitting Division 
CEQA Tracking  
Department of Toxic Substances Control 
P.O. Box 806 
Sacramento, California 95812-0806 











 
 
SENT VIA USPS AND E-MAIL:  November 30, 2018 

JAnderson@westcovina.org 

Jeff Anderson, Planning Director 

City of West Covina – Planning Department 

1444 West Garvey Avenue South 

West Covina, California 91790 

 

Notice of Preparation of a Draft Environmental Impact Report for the Proposed 

Queen of the Valley Hospital Specific Plan 

 

South Coast Air Quality Management District (SCAQMD) staff appreciates the opportunity to comment 

on the above-mentioned document.  SCAQMD staff’s comments are recommendations regarding the 

analysis of potential air quality impacts from the proposed project that should be included in the Draft 

Environmental Impact Report (EIR).  Please send SCAQMD a copy of the Draft EIR upon its completion.  

Note that copies of the Draft EIR that are submitted to the State Clearinghouse are not forwarded to 

SCAQMD.  Please forward a copy of the Draft EIR directly to SCAQMD at the address shown in the 

letterhead.  In addition, please send with the Draft EIR all appendices or technical documents 

related to the air quality, health risk, and greenhouse gas analyses and electronic versions of all air 

quality modeling and health risk assessment files1.  These include emission calculation spreadsheets 

and modeling input and output files (not PDF files).  Without all files and supporting 

documentation, SCAQMD staff will be unable to complete our review of the air quality analyses in 

a timely manner.  Any delays in providing all supporting documentation will require additional 

time for review beyond the end of the comment period. 
 

Air Quality Analysis 

SCAQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 1993 to 

assist other public agencies with the preparation of air quality analyses.  SCAQMD recommends that the 

Lead Agency use this Handbook as guidance when preparing its air quality analysis.  Copies of the 

Handbook are available from SCAQMD’s Subscription Services Department by calling (909) 396-3720. 

More guidance developed since this Handbook is also available on SCAQMD’s website at: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-

(1993).  SCAQMD staff also recommends that the Lead Agency use the CalEEMod land use emissions 

software.  This software has recently been updated to incorporate up-to-date state and locally approved 

emission factors and methodologies for estimating pollutant emissions from typical land use 

development.  CalEEMod is the only software model maintained by the California Air Pollution Control 

Officers Association (CAPCOA) and replaces the now outdated URBEMIS. This model is available free 

of charge at: www.caleemod.com. 

 

SCAQMD has also developed both regional and localized significance thresholds.  SCAQMD staff 

requests that the Lead Agency quantify criteria pollutant emissions and compare the results to 

SCAQMD’s CEQA regional pollutant emissions significance thresholds to determine air quality impacts.  

                                                 
1 Pursuant to the CEQA Guidelines Section 15174, the information contained in an EIR shall include summarized technical data, 

maps, plot plans, diagrams, and similar relevant information sufficient to permit full assessment of significant environmental 

impacts by reviewing agencies and members of the public.  Placement of highly technical and specialized analysis and data in the 

body of an EIR should be avoided through inclusion of supporting information and analyses as appendices to the main body of 

the EIR.  Appendices to the EIR may be prepared in volumes separate from the basic EIR document, but shall be readily 

available for public examination and shall be submitted to all clearinghouses which assist in public review. 

mailto:JAnderson@westcovina.org
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.caleemod.com/
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SCAQMD’s CEQA regional pollutant emissions significance thresholds can be found here: 

http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf. 

In addition to analyzing regional air quality impacts, SCAQMD staff recommends calculating localized 

air quality impacts and comparing the results to localized significance thresholds (LSTs).  LSTs can be 

used in addition to the recommended regional significance thresholds as a second indication of air quality 

impacts when preparing a CEQA document.  Therefore, when preparing the air quality analysis for the 

proposed project, it is recommended that the Lead Agency perform a localized analysis by either using 

the LSTs developed by SCAQMD staff or performing dispersion modeling as necessary.  Guidance for 

performing a localized air quality analysis can be found at: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-

thresholds.  

 

The Lead Agency should identify any potential adverse air quality impacts that could occur from all 

phases of the proposed project and all air pollutant sources related to the proposed project.  Air quality 

impacts from both construction (including demolition, if any) and operations should be calculated.  

Construction-related air quality impacts typically include, but are not limited to, emissions from the use of 

heavy-duty equipment from grading, earth-loading/unloading, paving, architectural coatings, off-road 

mobile sources (e.g., heavy-duty construction equipment) and on-road mobile sources (e.g., construction 

worker vehicle trips, material transport trips).  Operation-related air quality impacts may include, but are 

not limited to, emissions from stationary sources (e.g., boilers), area sources (e.g., solvents and coatings), 

and vehicular trips (e.g., on- and off-road tailpipe emissions and entrained dust).  Air quality impacts from 

indirect sources, such as sources that generate or attract vehicular trips, should be included in the analysis. 

 

In the event that the proposed project generates or attracts vehicular trips, especially heavy-duty diesel-

fueled vehicles, it is recommended that the Lead Agency perform a mobile source health risk assessment.  

Guidance for performing a mobile source health risk assessment (“Health Risk Assessment Guidance for 

Analyzing Cancer Risk from Mobile Source Diesel Idling Emissions for CEQA Air Quality Analysis”) can 

be found at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-

toxics-analysis.  An analysis of all toxic air contaminant impacts due to the use of equipment potentially 

generating such air pollutants should also be included.   

 

In addition, guidance on siting incompatible land uses (such as placing homes near freeways) can be 

found in the California Air Resources Board’s Air Quality and Land Use Handbook: A Community 

Health Perspective, which can be found at: http://www.arb.ca.gov/ch/handbook.pdf.  CARB’s Land Use 

Handbook is a general reference guide for evaluating and reducing air pollution impacts associated with 

new projects that go through the land use decision-making process.  Guidance2 on strategies to reduce air 

pollution exposure near high-volume roadways can be found at: 

https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF.  

 

Mitigation Measures 

In the event that the proposed project generates significant adverse air quality impacts, CEQA requires 

that all feasible mitigation measures that go beyond what is required by law be utilized during project 

construction and operation to minimize these impacts.  Pursuant to CEQA Guidelines Section 15126.4 

(a)(1)(D), any impacts resulting from mitigation measures must also be discussed.  Several resources are 

                                                 
2 In April 2017, CARB published a technical advisory, Strategies to Reduce Air Pollution Exposure Near High-Volume 

Roadways: Technical Advisory, to supplement CARB’s Air Quality and Land Use Handbook: A Community Health Perspective.  

This technical advisory is intended to provide information on strategies to reduce exposures to traffic emissions near high-volume 

roadways to assist land use planning and decision-making in order to protect public health and promote equity and environmental 

justice.  The technical advisory is available at: https://www.arb.ca.gov/ch/landuse.htm.    

http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
http://www.arb.ca.gov/ch/handbook.pdf
https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF
https://www.arb.ca.gov/ch/landuse.htm
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available to assist the Lead Agency with identifying potential mitigation measures for the proposed 

project, including: 

 Chapter 11 “Mitigating the Impact of a Project” of SCAQMD’S CEQA Air Quality Handbook. 

SCAQMD’s CEQA web pages available here: http://www.aqmd.gov/home/regulations/ceqa/air-

quality-analysis-handbook/mitigation-measures-and-control-efficiencies 

 SCAQMD’s Rule 403 – Fugitive Dust, and the Implementation Handbook for controlling 

construction-related emissions and Rule 1403 – Asbestos Emissions from Demolition/Renovation 

Activities 

 SCAQMD’s Mitigation Monitoring and Reporting Plan (MMRP) for the 2016 Air Quality 

Management Plan (2016 AQMP) available here (starting on page 86): 

http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf  

 CAPCOA’s Quantifying Greenhouse Gas Mitigation Measures available here:  

http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-

Final.pdf 

 
Alternatives 

In the event that the proposed project generates significant adverse air quality impacts, CEQA requires the 

consideration and discussion of alternatives to the project or its location which are capable of avoiding or 

substantially lessening any of the significant effects of the project.  The discussion of a reasonable range 

of potentially feasible alternatives, including a “no project” alternative, is intended to foster informed 

decision-making and public participation.  Pursuant to CEQA Guidelines Section 15126.6(d), the Draft 

EIR shall include sufficient information about each alternative to allow meaningful evaluation, analysis, 

and comparison with the proposed project. 

 

Permits and SCAQMD Rules 

In the event that the proposed project requires a permit from SCAQMD, SCAQMD should be identified 

as a Responsible Agency for the proposed project.  The assumptions in the air quality analysis in the Draft 

EIR will be the basis for permit conditions and limits.  For more information on permits, please visit 

SCAQMD’s webpage at: http://www.aqmd.gov/home/permits.  Questions on permits can be directed to 

SCAQMD’s Engineering and Permitting staff at (909) 396-3385.   

 

Data Sources 

SCAQMD rules and relevant air quality reports and data are available by calling SCAQMD’s Public 

Information Center at (909) 396-2039.  Much of the information available through the Public Information 

Center is also available at SCAQMD’s webpage at: http://www.aqmd.gov. 

 

SCAQMD staff is available to work with the Lead Agency to ensure that project air quality and health 

risk impacts are accurately evaluated and mitigated where feasible.  If you have any questions regarding 

this letter, please contact me at lsun@aqmd.gov or (909) 396-3308. 

 

Sincerely, 

Lijin Sun 
Lijin Sun, J.D. 

Program Supervisor, CEQA IGR 

Planning, Rule Development & Area Sources 
 
LS 

LAC181030-15 

Control Number 

 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf
http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf
http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf
http://www.aqmd.gov/home/permits
http://www.aqmd.gov/
mailto:lsun@aqmd.gov


















Comments on Notice of Preparation for Queen of the Valley Hospital Specific Plan  

By Dennis G. Majors, P.E., M. ASCE 

21034 Stoddard Wells Road  

Walnut, CA 91789 

  

1. I reside in the city of Walnut, approximately 7 miles from the proposed Queen of the 

Valley Hospital (QVH) campus area.  Over my professional career, I have managed the 

successful planning, design and construction of major public and private water and other 

development projects valued in the range of $4 billion. I am familiar with CEQA/NEPA 

processes, including environmental documentation, environmental mitigation, property 

acquisition, historic and pre-historic resources, and comprehensive public involvement 

throughout all phases of development. I have reviewed the Notice of Preparation for the 

Queen of the Valley Hospital Specific Plan and provide the following comments.    

 

Community Notification  

 

2. An EIR is a “disclosure document” and as such must disclose impacts of an action on 

affected parties, environmental and other resources.  Queen of the Valley has chosen a 500 

feet notification zone for parties surrounding the campus.  However, immediate impacts 

could extend far greater than 500 feet, particularly with regard to traffic impacts.  For this 

reason, a greater notification zone should be considered. 

 

3. One Scoping Meeting was chosen to publically review the Notice of Preparation, 

however, QVH should consider additional scoping sessions to adequately cover the use area 

of QVH campus facilities.  These types of meetings are common practice and of critical 

importance in the preparation of successful environmental documents and subsequent 

implementation. 

 

Campus Master Planning and Footprint Configuration 

  

4.  A likely configuration of QVH campus improvements might focus major facilities and 

structures toward the center of campus, with parking zones surrounding the campus as buffer 

to the surrounding public and residential areas.  If facilities are being removed from the 

center of campus, replacement buildings or structures should remain toward the campus 

center using parking lots as surrounding buffers.  In this regard, there should be an impact 

category that highlights land use compatibility of the QVH campus and the surrounding 

community.    

 

 

 



Alternatives Development  

  

5. The analyses should at a minimum contain discussion of alternatives that were considered 

leading to proposed future facilities and configurations.  It is not adequate to identify fixed 

facility locations without at least discussion why this configuration was arrived at, including 

the discussion of alternatives.  Without such disclosure, it could be perceived that QVH has 

“pre-selected” a site with significant impacts on the local community.  The “pre-selection” of 

alternatives without alternatives consideration in public forums is counter to the CEQA 

process.  

 

Public Safety and Security Concerns of Below Ground Parking  

 

6. Should parking be considered below ground, QVH could create a security and public 

safety issue for staff, visitors, patients and the surrounding community that has not existed 

before.  This action is in contrast to having parking in plain sight and above ground.  

Underground parking cannot be patrolled with the same degree of visual clarity as above 

ground parking.  Regardless of any security plan developed by QVH, no underground 

parking structure is perceived to be as safe as above ground parking with open lighting and 

the longer sight distances.  This must be addressed in EIR documents.  

 

Factors Potentially Influencing Reduced Parking Needs 

   

7. A thorough traffic and parking analysis is needed of current and future campus proposals.    

This should address “functional capacity” or enough parking to account for the very highest 

parking peaks.  Entrances to parking facilities should be considered at several locations, 

providing ingress and egress if possible to two or more streets to distribute traffic, 

particularly during peak traffic periods.  

 

Cumulative Impacts of Medical Facilities, Parking Structures and Parking Facilities     

 

8. A potential significant impact of campus improvements are their contribution to 

cumulative impacts on traffic flow during daily or emergency events.  CEQA Guidelines 

§15355, Cumulative Impacts states: 

 

"Cumulative impacts" refers to two or more individual effects which, when considered 

together, are considerable or which compound or increase other environmental impacts. 

(a) The individual effects may be changes resulting from a single project or a number of 

separate projects. 

(b) The cumulative impact from several projects is the change in the environment which 

results from the incremental impact of the project when added to other closely related 

past, present, and reasonably foreseeable probable future projects. Cumulative impacts 



can result from individually minor but collectively significant projects taking place over a 

period. 

 

9. Environmental disclosure documents should consider existing + project + cumulative 

impacts, which account for conditions resulting from normal daily and emergency conditions 

that may occur.  QVH cannot claim exemption from evaluation of cumulative impacts in 

CEQA documents, particularly involving public safety issues.   

 

Piecemealing Considerations  

 

10.  CEQA Guidelines define a project under CEQA as “the whole of the action” that may 

result either directly or indirectly in physical changes to the environment. This broad 

definition is intended to provide the maximum protection to the environment. 

 

11.  Piecemealing or segmenting means dividing a project into two or more pieces and 

evaluating each piece in a separate environmental document, rather than evaluating the whole 

of the project in one environmental document.  It appears QVH is considering all potential 

future actions in this Specific Plan.  However, if this is not the case, then QVH would be 

taking a course specifically counter to the CEQA process, which could allow minimization of 

apparent impacts by evaluating individual pieces separately, each of which may have a less-

than- significant impact on the environment, but which together may result in a significant 

impact.  

 

 

 

                      ____________________________ 

Dennis G. Majors, P.E., M.ASCE 

November 30, 2018 
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